PLANNING COMMITTEE REPORT

	Application Number
	2020/0068/FUL and 2020/0069/LBW

	Date Received
	5th February 2020

	Date of Expiry
	 31st January 2022

	Case Officer
	Robbie Steel

	Ward
	Carr Bank

	Ward Councillor
	Councillor Stuart Wallace

	Committee Date
	17th January 2022


	Site Address:
	Former Bath Mill, Bath Lane, Mansfield, Nottinghamshire  

	Proposal:               A)
                                B)
	2020/0068/FUL

CONVERSION/ALTERATION AND RE-FURBISHMENT OF EXISTING STRUCTURE TO CREATE 2 NO. COTTAGES, ONE FLAT AND ONE MAISONETTE, ERECTION OF 14 NEW DWELLINGS WITHIN 3 BLOCKS, ERECTION OF BIN STORE BUILDING, RETAINING WALL AND ASSOCIATED PARKING AREAS, ACCESS AND TURNING AREA

2020/0069/LBW

LISTED BUILDING CONSENT FOR WORKS IN CONNECTION WITH THE CONVERSION/ALTERATION AND RE-FURBISHMENT OF EXISTING STRUCTURE TO CREATE 2 NO. COTTAGES, ONE FLAT AND ONE MAISONETTE, AND THE ERECTION OF 8 NO. DWELLINGS ON THE SITE OF THE FORMER MILL BUILDING


	Applicant:
	Mr Chaskel Rand Wellford Estates Limited


RECOMMENDATIONS

2020/0068/FUL
a. Grant Full Planning Permission with Conditions subject to a S106 Agreement for financial contribution towards the green corridor link between Barringer Road Open Space and Maun Valley Trail.
2020/0069/LBW 

b. Grant Listed Building Consent with Conditions and on completion of the S106 legal agreement detailed above. 
DESCRIPTION OF PROPOSALS AND APPLICATION SITE

The Applications

Full planning approval is being sought for a total of 18 no. residential units. The scheme is broken down as follows:
· Alter and refurbish the mill cottages to provide 2 cottages, 1 flat and 1 maisonette;
· Construction of ‘replica’ mill to provide 8 no. two bedroom houses; and
· Construction of 2 blocks each containing 3 terraced houses.
The replica mill would be sited on the footings of the previous mill building that occupied the site, adjacent to the river and chimney. The cottages lie just to the south east of the proposed ‘replica’ mill, with the proposed new build houses located further to the east in a steeply rising area currently covered in scrub.
The part of the site where the access runs through is covered by a Woodland TPO (Reference: TPO 132A). The proposal includes the removal of some trees within this area, as part of the reconstruction of the embankment adjacent to the site access road and drainage works. 
Listed Building Consent is also sought for the works in connection with the works for the conversion/alteration and refurbishment of the existing structure and for the rebuilding of the mill. 

The Site 

Bath Mill lies to the east of Mansfield town centre and is located off Bath Lane/Ravensdale Road. The road is characterised by open green spaces to its north and south on the banks and valley of the River Maun, giving way to residential development of varying ages to the east. 
The mill is accessed off a track and is just to the north of the road. The site is reasonably close to the services and facilities within the town centre. Bus stops supported by regular services are located along Ravensdale Road. 

According to the listing description, Bath Mill was a water powered textile mill, constructed around 1822-1831, which was converted and extended around 1880 when its use was changed to a hosiery mill. The listing and photographs submitted detail a 4 storey building with a 20 window range, with an interior containing a king post truss roof. 
Unfortunately however, the mill fell out of use around 1984 and due to lack of maintenance and substantial vandalism issues, a large part of the Mill has now been demolished. 

The elements of the mill which now remain on the Bath Mill site are the outline footprint and part of the demolished mill, the remaining structure of the mill cottages and a large free standing red brick chimney.
RELEVANT SITE HISTORY 

· 2004/0742/ET – Planning application for the restoration and conversion of Bath Mill into 20 apartments and the restoration and refurbishment of two existing cottages into two, 2 bedroom cottages and the construction of 7 new build cottages – Approved 30/09/2005. 

· 2004/0741/ET – Application for listed building consent for the restoration and conversion of Bath Mill into 20 apartments and the restoration and refurbishment of two existing cottages into two, 2 bedroom cottages and the construction of 7 new build cottages – Approved 30/09/2005. 

· 2012/0204/NT – Planning application for the refurbishment and reconstruction of Bath Mill to create 32 no. residential units. Approved 02/07/2012. 

· 2012/0205/NT – Listed building consent application for the refurbishment and reconstruction of Bath Mill to create 32 no. residential units. Approved 02/07/2012. 

· 2015/0238/NT - Planning application for refurbishment and conversion of existing structure to 2 no. houses and 2 no. apartments and construction of 17 no. new houses. Refused 17/05/2016. 

· 2015/0239/NT - Listed building consent application for the refurbishment and conversion of existing structure to 2 no. houses and 2 no. apartments and construction of 17 no. new houses. Refused 17/05/2016.

· Listed Building Consent Reference 2016/0196/NT—Partial Demolition of Mill. Approved 27/05/2016. 

· Planning Appeal Reference APP/X3025/W/16/3154291 - The refurbishment and conversion of existing structure to 2 no. houses and 2 no. apartments and construction of 14 no. houses. Allowed 09/12/2016. 

· Listed Building Appeal Reference APP/X3025/Y/16/3154297 - The refurbishment and conversion of existing structure to 2 no. houses and 2 no. apartments and construction of 14 no. houses. Allowed 09/12/2016. 

· Planning Condition Discharge Application Reference 2017/0834/CON - Discharge of Conditions 3, 4, 5, 6, 7, 8, 10, 12, 15, 16, 17, 19, 20 and 22 of Permission Reference 2015/0238/NT.  

· Listed Building Condition Discharge Application Reference 2017/0836/CON - Discharge of Condition 3, 4 and 5 of Permission Reference 2015/0239/NT.
· 2019/0249/FUL – Erection of 9 No. dwellings including access road and associated infrastructure, Ravensdale Road Allotments Ravensdale Road Mansfield Nottinghamshire. 
The site has an extensive planning history, with a number of planning applications submitted and approved for the conversion and restoration of the mill since 2004. In 2016, planning permission was granted, at appeal, for the refurbishment and conversion of the existing structure to 2 no. houses and 2 no. apartments - along with the construction of 14 no. new houses, comprising 8 no. new dwellings within a reconstructed mill structure and 6 separate dwellings. 

This application is for the same quantum of development and a similar layout to that as approved on appeal. However, this current application adds external doors to the rear elevation of the reconstructed mill building in place of the previously approved windows. This is to provide direct access to the back gardens. 
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

All comments represent the latest position, unless indicated otherwise by reference to rounds of consultation. 
MDC - Conservation Officer Comments
Initially commented:
· Natural paving should be used in the hard landscaping.

· Preference is for flush lintel and sill in the buildings (955-404,5,6A).

· Changes are made in relation to the size of the windows on the side elevation of 995-411/10 and no objections are raised.

· The submitted detail for gutter, downpipe, slate, railings/handrail, windows and doors. However, a sample for the Stanton Moor Stone is needed and pointers are made for how this will tie in with the use of the reclaimed stone. 

· Block 1 should be reclaimed stone totally, whereas Block 2 should be reclaimed up to a determined level. 

Comments are also provided in respect of the landscape assessment generally concurring with the report in particular the requirement to use local vernacular materials and the need to preserve the setting, including the wooded surrounds to the south and west. 

Final comments that the use of natural stone paving within the vicinity of the Heritage Asset is as requested so would be considered appropriate. Stanton Moor is considered by specialists to be the closest match available to Mansfield White, although it does have different properties. 
It is recommended that the reclaimed stone is utilised for complete rebuilding of the remaining listed structure. The reconstructed mill should be built from reclaimed stone to a defined level to create a plinth, with Stanton Moor stone used from that point onwards. 

Environmental Health 

No objections in principle, but recommends conditions in relation to working hours and for the remediation works to be carried out as detailed in the remediation strategy. 
Environment Agency 

No objections, subject to a condition requiring adherence to the Flood Risk Assessment and the mitigation measures detailed. Namely, in regards to finished floor levels and no other development within a 3m easement strip of the River Maun. Conditions are also requested in relation to protecting against pollution of controlled waters (a scheme to remove suspended solids), contaminated land and biodiversity. 
MDC Planning Policy 

A number of concerns raised by the council’s Sustainable Planning Officer in respect of the ability of the proposal to accord with environment protection polices in the Local Plan. The comments requested more information to allow an assessment of compliance with those policies. 

The second round of comments advised that the Building for Life Assessment has been submitted to address queries relating to design policies and that affordable housing contributions are required. 

Officer Comment – The applicant has since submitted updated Ecological Surveys, A Flood Risk Assessment and Landscape and Ecological Management Plan to address the issues raised. Further assessment of these matters is carried out within the main body of the report. 
MDC Waste and Recycling 

The access presented is too narrow for the bin lorry and concerns are raised over the use of natural stone paving that will not take the weight of the lorry.

Officer Comment - Further discussions have been held with Waste and Recycling on this issue and a condition is proposed for final details of the bin store to be provided.  

NCC Highways 

No objections, subject to a number of conditions relating to the access being bound, suitable drainage being provided on the access road and a service strip. It is also advised that a refuse vehicle is unlikely to enter the site and a bin collection point should be provided. 

MDC Affordable Housing

This is a brownfield site within Zone 1 as identified in the emerging Local Plan 2013 – 2033. Having regard to Policy H4 this will generate a requirement to provide 5% affordable housing on site. As this is less than 5 dwellings, the requirement to provide on-site affordable housing can be commuted to a financial payment.
NCC Local Lead Flood Authority 

No objections, subject to a condition requiring details of surface water drainage to be submitted. 

Clinical Commissioning Group 

All practices in the area are working at capacity and therefore in order to make this development acceptable from a health perspective the infrastructure will need to be developed to accommodate the increased population. Infrastructure financing in the form of S106 will therefore be required to ensure that there is adequate primary care health facilities in the area. This amounts to £9,753.50.
Historic England
It is understood the proposals largely represent those approved at appeal with only minor amendments. Therefore no further comments to those made in their later dated 27th May 2015 and recommend that the detail design is negotiated with the in-house Conservation Officer. Also recommend that the application is determined in accordance with Planning (Listed Building and Conservation Areas) Act 1990, the NPPF and Government Guidance. 

MDC Parks 

Recommend S106 contributions are used as follows on the green corridor link between Barringer road OS and Maun Valley Trail.

· Improve footpath links;
· Improve seating throughout the site;
· Improve litter bin provisions throughout the site;
· Extend woodland planting and improve existing woodland management; and
· Creation of family picnic area

It is anticipated that these improvements will be of benefit to new residents moving into the new development and residents in close proximity of the open space. The green corridor link from Barringer Road open space to Maun Valley trail links Mansfield with Mansfield Woodhouse and Forest Town and provides a fantastic green corridor linking towns and villages on route. The improvements will encourage more people to use the footpaths throughout to walk to location where they may otherwise use vehicles.

MDC Community Safety 

Community Safety fully support this application because the land and old buildings have been blighted by anti-social behaviour (ASB) for a number of years. 
NCC Planning Policy 

Minerals 

No objections 
Waste  

The site lies to the south of the permitted Maun Valley sewage works. At this distance, it is likely that potential environmental impacts may be detectable at the proposed development site. In paragraph 8.6 of the Nottinghamshire and Nottingham Waste Local Plan (2002), sewage treatment sites often have a “cordon sanitaire” policy for each site whereby the water company seeks to influence the type of development within a certain distance, ranging from 25-400 metres. It is recommended that the developer contacts the site operator, Severn Trent, to discuss the proposed development and so help to ensure, as per Policy WCS10, that this permitted sewage site is safeguarded, and sterilisation is prevented

Built Heritage 

Welcomes the scheme as it appears for the most part does to resolve the long-standing issues of the site and is an acceptable response to the designated heritage and history of the site. There does not appear to be any provision for archaeology being provided in the scheme. The County Council would urge Mansfield District Council to seek appropriate expert archaeological input. 
Nature Conservation 

Having looked at the appraisal from Feb 2020, the site does not appear to present any significant ecological issues from a protected species perspective; in particular, no evidence was found of badgers or bats. The report makes recommendations, which should be included as conditions: 

· Sensitive lighting, particularly avoiding the River Maun and boundary trees.

· Vegetation during the bird nesting season should be controlled. 

· That enhancements are secured and bat/bat boxes used in the buildings. 

It is also advised that the proposal results in direct losses to the Maun Woodlands LWS and further consideration needs to be given to that. 

Contributions 

· £18,200 is required for upgrades to bus stop infrastructure. 

· £71,625 is required towards secondary education.
· No contribution is required for primary education. 

MDC Tree Officer 

Concerns are raised in relation to the removal of an Oak Tree (T18) and the layout should be amended to retain this tree. A line of trees (T10 – T17) are important to the character of the site and the works proposed raise concerns. Likewise concerns are raised over the reduction of Holly to 1.8m. Concerns are raised over the tree protection plan, the hard landscaping, and drainage and how trees are to be retained. A maintenance programme should be submitted for the soft landscaping along with an ecological survey. 

Severn Trent Water Ltd

Foul water drainage is proposed to be connect into a public sewer, which will require a formal approval. Surface water is proposed to discharge into the watercourse, which we have no comments on. 
Neighbour Comments

No neighbour comments have been received in respect of either application. 
POLICY AND GUIDANCE

Under the Planning and Compulsory Purchase Act 2004, section 38(6) applications for planning permission must be determined in accordance with the development plan unless material considerations indicate otherwise.  Therefore, the starting point for decision-making are the policies set out in the Adopted Mansfield District Local Plan 2020. The National Planning Policy Framework (NPPF) is a material consideration.

Adopted Mansfield District Local Plan 2020

· Policy S1 – Presumption in favour of sustainable development

· Policy S2 – Spatial Strategy

· Policy P1 – Achieving High Quality Design 

· Policy P2 – Safe, Healthy and Attractive Development

· Policy P5 – Climate Change and New Development

· Policy P7 – Amenity 

· Policy H2 – Housing Commitments

· Policy H3 – Housing Density and Mix 

· Policy H4 – Affordable Housing 

· Policy IN1 – Infrastructure Delivery 

· Policy IN4 – New Community Open Space

· Policy IN10 – Car and Cycle Parking

· Policy HE1 – Historic Environment 

· Policy CC2 – Flood Risk 

· Policy CC3 – Sustainable Urban Drainage Systems

· Policy CC4 – River and Waterbody Corridors

· Policy NE1 – Landscape Character 

· Policy NE2 – Biodiversity and Geodiversity

National Planning Policy Framework 

· Para 11: Sustainable Development.
· Part 5: Delivering a sufficient supply of homes.
· Part 8: Promoting healthy and safe communities
· Part 9: Promoting sustainable transport.
· Part 11: Making effective use of land.
· Part 12: Achieving well designed places.
· Part 14: Meeting the challenge of climate change, flooding and coastal change
· Part 16: Conserving and enhancing the historic environment.
Legislation

Section 16(2) of the Planning (Listed Buildings and Conservation Areas) Act 1990 (the Act) makes it a statutory duty for local planning authorities in considering whether to grant listed building consent for any works which affect a listed building, to have special regard to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possess.  

Section 66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 (the Act) makes it a statutory duty for local planning authorities in considering whether to grant planning permission for development which affects a listed building or its setting to have special regard to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possess.  

Natural Environment and Rural Communities Act 2006 section 40 duty “to have regard” to the conservation of biodiversity in England.

ISSUES

The key issues to be assessed in the determination of this planning application are: 

1. Principle of Development

2. Impact on Heritage Assets 

3. Design and Layout 

4. Residential Amenity 

5. Flooding 

6. Landscape Impact 

7. Ecology and Trees

8. Highways Safety 

9. Developer Contributions and Viability 

10. Slope Stability 

11. Other Issues 

12. Planning Balance and Conclusions 

1. Principle of Development 
In accordance with Policy S2 of the Adopted Plan, the site falls with the urban boundary of Mansfield. As such, the development is in accordance with the Councils spatial strategy for development. 

The site is also listed as a committed housing site for up to 21 dwellings under Policy H2 of the Adopted Plan. The principle of residential development is therefore acceptable, subject to no other material considerations indicating otherwise.  

2. Impact on Heritage Assets 
In terms of national planning policy on heritage assets, this is set out in Part 16 of the National Planning Policy Framework. Paragraph 199 sets out that when considering the impact of a proposed development on the significance of a designated heritage asset, great weight should be given to the asset’s conservation (and the more important the asset, the greater the weight should be). 

Paragraph 202 sets out that where a development proposal will lead to less than substantial harm to the significance of a designated heritage asset, this harm should be weighed against the public benefits of the proposal including, where appropriate, securing its optimum viable use.

In terms of the adopted development plan, policy HE1 advises that development proposals affecting listed buildings, scheduled monuments or registered parks and gardens will be permitted where they conserve the heritage asset(s) and their settings.

The application is supported by a comprehensive Heritage Impact Assessment. This includes an assessment of the significance of the heritage asset, the impact of the proposals on the heritage asset and also its setting. It concludes that the proposals would assist in retaining what is left of this existing listed building and redeveloping the site in a way which will replicate and conserve the previous landscape, character and heritage of the site’.

As set out in the 2016 appeal decision at the site, it is considered that limited significance can be ascribed to the remnants of the mill, considering the extent of demolition that has been undertaken. However, significance is retained by the setting of the remaining mill buildings within the wider semi-rural and former industrial setting. It is considered that the remains of the mill and its cottages and their functional and historical link to the river contribute to the setting of the heritage asset that remains. 

The construction of the replica mill would not adversely affect the heritage asset and appropriate materials are proposed. However, the proposed new blocks of terraced properties and the car parking areas would have the potential to adversely affect the significance of the heritage asset. Originally, the mill and their cottages would have been located on their own within the setting of the riverbank and the steeply wooded slopes surrounding the river. 
The development of the proposed new build, particularly block 4, and the car parking areas located close to the mill cottages and within the setting of the heritage asset, would cause some harm to this significance. 
There would also be some tree removal as part of the proposals to facilitate a safe access road, drainage and the new build properties. This would result in erosion to the woodland setting. However, replanting could take place in appropriate areas.
These harms are considered to be less than substantial within the context of paragraph 202 of the NPPF. The proposal would not sever the physical link between the mill and the river, and the development would be concentrated in one part of the setting of the heritage asset, in a block to the east of the listed buildings. This reduces the harm caused. There is however some degree of conflict with Policy H1, which advises development should conserve the setting of the asset. 

3. Design and Layout
National Planning Policy Guidance on design is contained in Part 12 of the National Planning Policy Framework. In terms of the Mansfield’s adopted Local Plan, policy P1 states that all new major developments will be supported where they contribute positively to the creation of well-designed buildings and places.
The focal design concept of the proposed scheme is to effectively recreate a mill style building. The building would occupy a similar footprint to the original mill and would tie in visually with the mill cottages and chimney. It would be visible from the River Maun and Maun Valley Trail and would positively assist in recreating the view towards the site and its industrial heritage. 

The new build houses are designed to be of a similar size, form and style to the retained cottages and are in keeping with the key architectural characteristics of the existing building. The window proportions and detailing would be of traditional design and of similar proportions to the cottages. Natural stone would be used in the construction of the elevations. 

The reconstructed mill element and cottage restoration would be refurbished with the introduction of steel windows for the replica mill, timber windows for the cottages, reclaimed and restored stone cills, cast iron downpipes and conservation roof windows. Details of materials have been submitted and are considered to be acceptable by the Council’s Conservation Officer. 
However, a condition is proposed in respect of window and door finishes to ensure these are appropriate. A condition is also proposed regarding the use of new stone and re-use of reclaimed stone from the existing mill. As per the conservation Officer’s advice, the re-claimed stone would be used in the lower sections of the ‘replica’ mill building, with new stone above.
Overall, the design of the development is considered to be of a high quality. It would therefore comply with part 12 of the NPPF, along with Mansfield’s Adopted Local Plan Policies P1 and P2. 
4. Residential Amenity 
Policy P7 states that development should be constructed to minimise impacts on the amenity of existing and future users. In a similar vein, the NPPF highlights that one of the key elements of the planning system is to ensure a good standard of amenity for all existing and future residents.

The proposed development would be located in relatively close proximity to the sewage works located on the other side of the River Maun. The applicant has submitted an Odour Assessment with the application, as with the previous scheme on the site approved on appeal. This summarises that the risk of odour exposure at the proposed mill would be medium, and that the likely magnitude of odour effect would be ‘moderate adverse’.

The matter of odour impact was discussed at the planning appeal decision in 2016; with the inspector highlighting, in paragraph 25, that ‘given the proximity of the sewage works it seems likely to me that odour issues may arise from time to time. It is difficult to predict the frequency of such issues occurring on the evidence provided, but given the times of year that such events may occur and noting the prevailing wind direction it appears to me that such events would not be frequent’ . As such, the Inspector considered there to a ‘limited adverse’ impact from odour. Severn Trent Water have been consulted as part of this application and raised no objections to proposals. 
The issue of noise disturbance from plant machinery was also raised by the Council at the appeal. The applicant submitted a Noise Impact Assessment, which has also been re-submitted for this application. This highlights that the proposal would meet the internal noise values contained within the British Standard with the windows partially open for ventilation. The Inspector therefore considered the proposal would provide an acceptable standard of living for occupiers in terms of noise. There is no new evidence to suggest otherwise and as such the proposal would comply with Policy P7 of the Adopted Local Plan 2020, which seeks to protect amenity. 
In terms of the amenity of future occupiers; each of the proposed dwellings would provide residents with ample internal floor space. For garden space, each of the newly built terraced dwellings would have their own private garden space – albeit in some cases this would be relatively limited. There would also be some provision for amenity space to the rear of block 1 and for some of the apartments in the re-constructed mill. Overall, future occupiers would be afforded an acceptable standard of living, especially in the context and constraints of this particular site.  
The nearest existing residential properties are located to the south and south east on Ravensdale Road. These are separated from the site via vacant allotments to the south and a footpath with associated trees/vegetation to the south-east. As a result, of the intervening separation distances there would be no adverse impacts from overshadowing, overbearing, or overlooking to existing properties. 

5. Flooding
The application is supported by a Flood Risk Assessment (FRA) dated February 2021. This highlights that the site lies within Flood Zone 1, representing land having less than 1 in 1000 year probability of flooding from fluvial or tidal sources. There is a small level of encroachment of Flood Zone 2 and 3 into the site boundary, however these are within areas, which would be classified as the river bank. 
The Environment Agency have withdrawn their initial objection to the development, subject to conditions, including a bespoke condition requiring the development to be carried out in accordance with the FRA. This includes set finished floor levels and no development within a buffer strip to the River Maun. 

The proposed replica mill would have a ‘dummy’ floor at ground level with the ground floor of the new proposed units proposed at first floor level, thereby raising the habitable floors of the new units above the 1 in 100 or 1 in 1000 year flood event levels. The proposal would however increase the amount of impermeable area and surfacing on the site, and the FRA recommends sustainable urban drainage techniques are utilised to reduce the risk of surface water flooding occurring downstream as a result of the scheme. 

The Local Lead Flood Authority have raised no objections, subject to a condition requiring details of surface water drainage. On the basis of the above, it is considered that any adverse impact in relation to flood risk can be adequately mitigated. 

6. Landscape Impact 
Policy NE1 of the Adopted Local Plan seeks to protect landscape character. The site is located within the ‘Conserve & Reinforce’ Landscape Character Policy Zone (SH15) which means that a sympathetic design is required. The application is therefore supported by a Landscape and Visual Impact Assessment. 

The proposed development of this site will clearly change the landscape character of the area. The construction of the replica mill and the proposed 2 blocks of 3 houses would inevitably reduce openness. However, the visual impact of the proposal would be limited. The site is set it heavy woodland, with a sewage works to the west. 

The site is currently in a dilapidated state, with areas of rubble, fly-tipping and partially damaged buildings defaced by graffiti. This current condition has an adverse impact on the character of the landscape and the redevelopment of the site has potential to improve the area significantly. None more so than the replica mill, which would restore the historic character of the site. 

There would be some affects through the removal of some trees, and works to trees, to facilitate the development. This would have some harmful effects; however, the overall redevelopment of the site would be positive. As such, the proposal is considered to be in accordance with Policy NE1 of the Adopted Local Plan. 

7. Ecology and Trees
Policy NE2 of the Adopted Local Plan seeks to ensure that biodiversity is protected and enhanced. In a similar vein, the NPPF para 174 stresses that planning policies and decisions should contribute to and enhance the natural and local environment by a variety of measures including minimising impacts on and providing net gains for biodiversity. 

The applicant has submitted updated ecological information and surveys all dated August 2021. This includes:

· Landscape and Ecological Management Plan 

· Ecological Appraisal 

· Bat Survey 

· Water Vole and Otter Survey 

· Breeding Bird Survey

· Reptile Survey

A range of habitat types of moderate ecological value have been identified in the ecological appraisal. On the north eastern side of the site, an area of secondary broadleaved woodland is within the boundary of Maun Woodlands Local Wildlife Site (Ref: 5/77). The proposal would result in losses in this area. However, the ecological appraisal identifies that this is secondary woodland, which has developed on former excavated ground and although there are some mature trees, none of these are veteran or ancient. Recommendations are made for protection measures to remaining trees, along with a lighting strategy. 
The report highlights that there is some evidence of the habitats on the site being used by bats and birds. Bats were not found to be roosting, but common pipistrelle bats forage over much of the site and commute along the channel of the adjacent River Maun. There is also bird nesting habitat, including woodland and scrub. 

No evidence was found of water vole, otters, or reptiles from the survey work and as such, no mitigation measures are required. The Environment Agency requested a condition in respect of surveys for water vole/otters; however, this is not required following the submission of the surveys. 

The ecological appraisal identifies that main impact of the application proposals is on the northern part of the site from the development. Habitat will be retained in the southern part of the site. The report goes on to identify that there is scope to improve the retained habitat in order to achieve significant biodiversity gain. Recommendations have been provided, which aim to mitigate the ecological impacts in the development area, and enhance ecological value of retained habitat. These are to be subject to a planning condition. This includes the use of bird and bat boxes in the plantation. A separate condition is to be applied regarding lighting, as per Nottinghamshire County Council (NCC) Conservation comments. An informative will also be applied with respect to bird nesting season and tree works.
The applicant has submitted a DEFRA Biodiversity Metric, which shows that there would be an overall net-loss of biodiversity at the site. This equates to 35.47% overall at the site. The applicant has advised that this could be off-set through off-site schemes; however, no further information has been provided as to how this could be achieved. 
However, a contribution can be secured of £750 per dwelling towards a green-corridor link, via a Section 106 Agreement. This could potentially contribute towards woodland planting and may serve to off-set some of the losses on site. However, this has not been quantified and a net-gain maybe unlikely to be achieved. As such, there is a degree of conflict with policy NE2 and paragraph 174 of the NPPF.
It is acknowledged that the Environment Bill recently gained royal ascent. This legislation introduces a legal requirement to ensure that all new development will achieve ten per cent biodiversity net gain. However, there is a two-year transition period for this requirement, with provision for secondary legislation to set a date for this to come into force. As such, the proposals are not in breach of this legislation. 
Trees
The Council’s Tree Officer has raised several concerns regarding the works proposed in the tree survey, including the removal of several trees. An Arboricultural Implications Assessment and Method Statement has been submitted with the application; however, this requires updating to take into account comments from the Tree Officer and trees likely to be required for removal as part of the drainage and embankment works. A condition is therefore recommended for an updated tree report to be submitted prior to commencement of development (including any site clearance). 
The part of the site where the access runs through is covered by a Woodland TPO (Reference: TPO 132A). The proposal includes the removal of trees within this area as part of the reconstruction of the embankment adjacent to the access road and drainage works. A separate method statement has been submitted for those works to the embankment, along with associated tree protection measures. The information shows that a number of trees along the eastern side of the access require removal in order to reconstruct the embankment, which has been subject to considerable vandalism over the years. The applicant has set out that 3 Ash, 1 Elderberry, 1 Weeping Willow, along with further tree removal from groups G13 and G14 (as set out in the Tree Survey) will be required. It is noted, that the method statement is required to be updated in-line with comments from the geo-technical expert; however, this will not change the position on tree removal. 
One other tree shown to be felled is a significant Oak tree (T-18 on the Tree Survey); however, the layout shown is as approved at appeal, with the tree being required to be removed as part of the allowed planning appeal scheme. The tree in question is not covered by the Woodland TPO, although it is a substantial specimen.  In light of the site’s planning history, it is considered that it would be difficult to refuse the planning application on this basis alone. Re-planting could take place across the site and this will be subject to a standard planning condition requiring details of soft landscaping to be provided. This scheme can include trees that are of heavy stock on first planting, to reduce the time taken for the soft landscaping to reach a mature state.  
8. Highways Safety 
The Local Highway Authority (LHA) have raised no objections to the proposals, essentially on the basis the application is a resubmission of that approved at appeal. Conditions have been requested for a wheelie bin collection point, a service strip to be provided adjacent to the access road, along with wheel washing facilities. Conditions covering these aspects are attached to the recommendation. 
In terms of parking requirements, it is noted there is a shortfall when assessed against the Council’s parking standards. A total of 32 spaces are being provided for the development, with the Council’s guidance requiring 36 to be provided (2 per dwelling). However, the LHA has not objected to the proposals the same amount of parking provision is proposed for this development as was granted on the appeal scheme. As such, there are no concerns regarding the level of parking provided and a reason for refusal would be difficult to justify on that basis. 
9. Developer Contributions and Viability 
A viability appraisal has been submitted in support of the planning application. The appraisal assesses the development economics of the scheme in order to identify the minimum amount of enabling works required to ensure a viable development for any developer to protect and restore the listed building on site. The applicant’s viability appraisal has been assessed by an independent expert on behalf of the Council. 
Each of the appraisals have varied the number of dwellings within the modelling, with a view to determining the minimum number of new build units required to ensure a viable scheme. This involves running different scenarios on a ‘trial and error’ basis (adjusting the number of units each time). In short, the independent expert agrees there is a requirement for enabling development. However, the independent appraisal finds that 12 units are required, rather than 14 proposed in this application. 
Enabling development is that which is required to secure the future conservation of the heritage asset. Historic England guidance advises that the amount of enabling development that can be justified will be the minimum amount necessary in order to address the conservation deficit and to secure the long-term future of the assets. A conservation deficit is the amount by which the cost of repair of a heritage asset exceeds its market value on completion of repair and conversion, allowing for all appropriate development costs.

In terms of each viability assessment, there is agreement on the land value adopted and the majority of build costs provided by the applicant are accepted. In terms of developer profit, this has been reduced in line with Historic England’s guidance on enabling development. 
In terms of gross development value, the sales value for the dwellings (based on recent sales in the area) are considered, by the Independent valuer, to be below expectations in the applicant’s appraisal. This is, however, a matter of disagreement between the parties. The applicant considers that lower returns are likely due to the location of the site adjacent to the sewage treatment works and the acts of vandalism and anti-social behaviour that have occurred over the years. They also consider that the sales values referred to by the Council’s independent expert are high when compared with market conditions in the part of the District in which this site is located.   

The degree if difference between the parties is however considered not to be substantial within the context of the overall cost of the enabling development scheme. To many extents this does come down to a matter of professional judgement on this matter and taking a middle value would bring the development more towards the minimum level of enabling works required. 
Given the difference suggested by the Independent valuer, further negotiations have been undertaken with the applicant. It has been agreed that a contribution of £750 per dwelling (totalling £13,500) will be provided. This would be used towards the green corridor link between Barringer Road OS and Maun Valley Trail. As set out by the MDC Parks teams this could be used towards:
· Extend woodland planting and improve existing woodland management

· Improve footpath links

· Improve seating throughout the site

· Improve litter bin provisions throughout the site

· Creation of family picnic area

The contribution towards the green corridor link, requested by the MDC Parks Team, is considered to meet the CIL Regulation Tests. It is necessary to make the development acceptable, as future residents are likely to place pressures on the corridor, which is adjacent to and therefore related. The level of contribution is also considered to be reasonable in kind and scale to the development. 
The scheme was previously allowed at appeal in December 2016 and it was concluded that the proposals represented the minimum level of enabling works required to ensure financial viability of the scheme. The Inspector therefore agreed the scheme could not viably support any contributions and allowed the appeal. It is therefore considered that the above Section 106 contribution is an appropriate way forward to overcome the issue around the minimum level of enabling works advised by the independent valuer.
10. Slope Stability 

The applicant has submitted a slope stability assessment in support of the application. This concludes that, based on the geological model, the risk of significant slope failure is negligible and there is generally a low-risk of slope instability. A low to moderate risk of slope failure is suggested at one locality in the north east corner. 
The application and relevant supporting documents have been subject an independent review by a geo-technical specialist. The independent expert is in general agreement with the Slope Stability Assessment provided by the applicant, in that there is a negligible to low risk of slope instability to the development. However, the independent expert considers that there are some limitations with the data and further assessment post vegetation clearance is required. In their view, given the low risk of slope instability, this does not necessitate a pre-commencement condition, but should be reported and reviewed before any properties are occupied.
A condition is therefore recommended for an updated slope stability assessment to be carried out in accordance with the recommendations contained within the independent report. The condition will also require that the works to the embankment, adjacent to the sites access, are carried out prior to occupation of any dwelling and that a long term maintenance plan is submitted. This will ensure that the site and access road is made safe for future residents. 
11. Other Issues 

Bin Collection

One issue that has arisen surrounds the collection of bins from the site. The Councils Waste and Recycling Team have raised concerns regarding accessing the site down a singular width track. In response, the applicant has submitted tracking information for the layout and proposed an alternative solution showing a bin store adjacent to the access. The Councils Waste and Recycling Team have verbally indicated they would be happy with collection from adjacent to the sites access. 

It is therefore considered that an appropriate bin-store arrangement could be accommodated on the site and the details of which can be controlled through a planning condition. It is also worth noting, that the layout is similar to that approved under the 2016 appeal decision – where the bin store arrangement was also controlled through a planning condition. 

12. Planning Balance and Conclusions 

The NPPF states that proposals should be considered in the context of the presumption in favour of sustainable development, which is defined by economic, social, and environmental dimensions and the interrelated roles they perform. 

The proposal would provide 18 new dwellings in a sustainable location, and would serve to remove a site of anti-social behaviour, which appears to have been ongoing for many years. The scheme would bring the site to life and in this respect would significantly improve the quality of the area, enhancing the Maun Valley. Significant weight should be attached to these environmental and social benefits. 

The proposal, through the construction of the new housing blocks, would cause less than substantial harm to the setting of the heritage asset. The NPPF in paragraph 202 advises that this harm should be weighed against the public benefits. It is however noted that there would be a conflict with Local Plan (LP) Policy HE1 in this respect, as this policy requires development to conserve/preserve the setting. Significant weight must be placed on this harm, even though less than substantial. 
On the other hand, the proposal would involve the restoration and re-use of the mill cottages and the construction of a replica mill, which although a modern structure, would sensitively reuse material from the original mill. In this respect, the proposal would comply with legislation that requires special interest to be given to the desirability of preserving a listed building and any features or architectural interest it possesses. These benefits are considered to carry significant weight. 
There are no concerns raised in relation to residential amenity and highways safety. There is however likely to be net-loss of biodiversity at the site and fairly extensive tree removal is required, including within a Local Wildlife Site. However, much of the tree removal adjacent to the access road, which part of a woodland TPO, is required in order to carry out safety works to the retaining wall. As such there is some conflict with LP Policy NE2 and paragraph 174 of the NPPF. This equates to a moderate weight against the proposals. 

In terms of viability, an independent appraisal has been undertaken. In short, the independent appraisal agrees there is a requirement for enabling development. However, the findings suggest that 12 units are required, rather than 14 proposed. In order to address this issue, a contribution has been negotiated of £750 per unit towards the green corridor link between Barringer Road Open Space and Maun Valley Trail. 
Overall, it is considered there are good reasons for allowing the development to proceed. There are significant public and heritage benefits of bringing a site, which is plagued by anti-social behaviour and has been so for many years, back into use. Permission was also granted for essentially the same scheme at appeal, albeit it is acknowledged that this has now expired, it is still a salient material consideration. 

The benefits of bringing the site back into-use are considered to demonstrably outweigh the harms identified. As such, it is recommended that planning permission and listed building consent are granted subject to conditions; with a legal agreement securing the Section 106 contribution to the green corridor link. 
RECOMMENDATIONS

2020/0068/FUL
a. Grant Full Planning Permission with Conditions and a Section 106 Agreement for £750 per unit towards the green corridor link between Barringer Road Open Space and Maun Valley Trail.
2020/0069/LBW 

b. Grant Listed Building Consent with Conditions and on completion of the Section 106 legal agreement detailed above. 
A - Conditions for 2020/0068/FUL:
(1)



Condition: The development hereby approved shall be begun before the expiration of 3 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)



Condition: The development shall be undertaken using the materials and specifications detailed within the document titled - 995 - External facing material Rev A (Received 19/07/2021) and the Mortar Information (Received 05/02/2020) only and no other materials shall be used (unless otherwise approved by condition 8). All retaining walls shall be finished with stone as per drawing 955 416 (Received 05/02/2020) prior to the first occupation of any of the dwellings.

(3)



Reason: In the interests of visual amenity and preserving the heritage asset in accordance with policies P1, P2 and HE1 of the Mansfield District Adopted Local Plan 2013 - 2033.
(4)



Condition: The development shall be undertaken and the site managed thereafter in accordance with the following approved documents:

· Landscape and Ecological Management Plan Reference BMELMP082101 dated 21st August 2021. 

· Ecological Appraisal Reference MEA082101 dated 21st August 2021

All recommendations detailed within these approved documents shall be fully adhered to. 

(4)



Reason: In the interests of biodiversity enhancements and proper management in accordance with policy NE2 of the Mansfield District Adopted Local Plan 2013 - 2033.

(5)



Condition: The development shall be carried out in accordance with the submitted flood risk assessment (ref 881103 R4(00)-FRA, dated February 2021 and produced by RSK Land and Development Engineering Ltd) and the following mitigation measures it details: 

· Finished floor levels shall be set no lower than 84.92 metres above Ordnance Datum (AOD) 

· With the exception of the dwelling which will be within the existing footprint of the mill building, and an access path to the building, no other development will be within a 3 metre easement strip of the River Maun. 

These mitigation measures shall be fully implemented prior to occupation and subsequently in accordance with the scheme's timing/phasing arrangements. The measures detailed above shall be retained and maintained thereafter throughout the lifetime of the development

(5)



Reason: To reduce the risk of flooding to the proposed development and future occupants and to ensure access to the River Maun for inspections and maintenance works at all times. In accordance with policies CC2 and CC3 of the Mansfield District Adopted Local Plan 2013 - 2033.

(6)



Condition: All hard landscaping and boundary treatments shall be undertaken in accordance with the drawing titled Site Plan - Hard Landscaping Proposals Drg. No. 733/01/01 E. The boundary treatments shall be installed prior to occupation of any units.

(6)



Reason: In the interests of visual amenity and preserving the heritage asset in accordance with policies P1, P2 and HE1 of the Mansfield District Adopted Local Plan 2013 - 2033.

(7)



Condition: Notwithstanding the details approved under conditions 2 and 3 of this planning permission; prior to the commencement of development full details of the proposed materials, treatments and finishes for all windows and doors shall be submitted to and approved in writing by the Local Planning Authority. The development thereafter shall be undertaken in accordance with the approved details.

(7)



Reason: In the interests of visual amenity and preserving the heritage asset in accordance with policies P1, P2 and HE1 of the Mansfield District Adopted Local Plan 2013 - 2033.

(8)



Condition: Development must not commence until an Archaeological Written Scheme of Investigation has been submitted to and approved in writing by the local planning authority. The scheme shall include an assessment of archaeological significance. Thereafter, the development must not take place other than in accordance with the approved programme of archaeological works set out in the Written Scheme of Investigation.

(8)



Reason: To ensure an appropriate scheme of Archaeological assessment is devised in accordance with policy HE1 of the Mansfield District Adopted Local Plan 2013 - 2033.

(9)



Condition: No site clearance, preparatory work or development shall take place until a scheme for the protection of the retained trees and hedgerows and the appropriate working methods (the arboricultural method statement) in accordance with paragraphs 5.5 and 6.1 of British Standard BS 5837: Trees in relation to design, demolition and construction - Recommendations (or in an equivalent British Standard if replaced) has been submitted to and approved in writing by the local planning authority. The scheme for the protection of the retained trees and hedgerows shall be carried out as approved.

(9)



Reason: To ensure all retained trees are satisfactorily protected in accordance with policy NE2 of the Mansfield District Adopted Local Plan 2013 - 2033.

(10)



Condition: Prior to the commencement of development, details of a phasing programme for the delivery of the development (including all access roads) shall be submitted to and approved in writing by the Local Planning Authority. The site shall thereafter be developed in accordance with those details.

(10)



Reason: To ensure that the construction is phased appropriately so that the heritage assets are preserved in accordance with policy HE1 of the Mansfield District Adopted Local Plan 2013 - 2033.

(11)



Condition: Prior to the commencement of development a Construction Environment Management Plan shall be submitted to and approved in writing by the Local Planning Authority, this should include:

· Proposed hours and days of working;

· A scheme to treat and remove suspended solids from surface water run-off during construction works.

· Management of parking by persons involved in the construction of the development, including operatives & visitors;

· The routing of deliveries and construction vehicles to site and any temporary access points.

· Details of any protection measures for the Local Wildlife Site. 

· A scheme for recycling/disposing of waste resulting from demolition and construction works.

· Wheel wash facility to prevent the deposit of debris on the public highway, (periodic street sweeping & cleansing of the public highway will not be accepted as a proactive method to address this issue;

· The erection and maintenance of security hoarding;

· A strategy for the minimisation of noise, vibration and dust;

· Site contact detail in case of complaints;

The approved details shall be adhered to throughout the construction period. 

(11)



Reason: In the interests of highways safety, residential amenity and protecting against pollution during construction in accordance with policies P7, IN9 and NE3 of the Mansfield District Adopted Local Plan 2013 - 2033.

(12)



Condition: No part of the development hereby approved shall commence until a detailed drainage scheme based on the principles put forward in the approved flood risk assessment (ref 881103 R4(00)-FRA, dated February 2021, has been submitted to and approved in writing by the Local Planning Authority in consultation with the Lead Local Flood Authority. The scheme shall be implemented in accordance with the approved details prior to completion of the development. The scheme to be submitted shall: 

· Limit the discharge rate generated by all rainfall events up to the 100 year plus 40% (for climate change) critical rain storm 5 l/s rates for the developable area. 

· Provide detailed design (plans, network details and calculations) in support of any surface water drainage scheme, including details on any attenuation system, and the outfall arrangements. Calculations should demonstrate the performance of the designed system for a range of return periods and storm durations inclusive of the 1 in 1 year, 1 in 2 year, 1 in 30 year, 1 in 100 year and 1 in 100 year plus climate change return periods. 

· For all exceedance to be contained within the site boundary without flooding new properties in a 100year+40% storm. 

· Details of Environment Agency approval for discharge to the main River Maun. 

· Evidence of how the on-site surface water drainage systems shall be maintained and managed after completion and for the lifetime of the development to ensure long term.

· Provide details of foul surface water disposal

· Provide details showing the provision for surface water run-off on the sites access, to avoid unregulated discharge to the public highway. 

(12)



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

(13)



Condition: Prior to works taking place above damp proof course level a scheme for the assessment of the former Mill rubble on site shall be submitted to and approved in writing by the Local Planning Authority. The scheme shall include a consideration of the amount and condition of rubble currently remaining on site, and details of the extent of the proposed redeployment in the construction of Blocks 1 and 2 as shown on Drg No. 955 - 400A. The scheme shall thereafter be implemented as approved.

(13)



Reason: In the interests of preserving the heritage asset in accordance with policy HE1 of the Mansfield District Adopted Local Plan 2013 - 2033.

(14)



Condition: Notwithstanding the approved details, no development shall commence above damp proof course level until precise details of the proposed bin store, including design, location, facing materials, land levels, bin lorry tracking and surface materials outside the bin store have been submitted to and approved in writing by the Local Planning Authority. The development shall thereafter be undertaken in accordance with the approved details and prior to occupation of the units.
(14)



Reason: To ensure there is an appropriate means of waste collection from the site in accordance with policy P7 of the Mansfield District Adopted Local Plan 2013 - 2033.

(15)



Condition: Notwithstanding the approved details, the hereby approved dwellings shall not be occupied until full details of all soft landscaping has been submitted to and approved in writing by the Local Planning Authority. The details shall include scaled plans showing the location of all new planting, a specification of the species to be planted, details of their height on first planting and the protection measures to be installed to ensure that the scheme reaches maturity. The scheme shall include the planting of native trees that meet the definition of heavy standard as defined in BS 3936-1. All planting, seeding or turfing indicated on the approved landscaping scheme shall be carried out in the first planting and seeding seasons following the occupation of the last dwelling. Any trees, or plants, which within a period of five years from the completion of the development die, are removed or become seriously damaged or diseased shall be replaced in the next planting season with other of a similar size and species.

(15)



Reason: In the interests of visual amenity and biodiversity enhancements in accordance with policies P1, P2 and NE2 of the Mansfield District Adopted Local Plan 2013 - 2033.

(16)



Condition: No development shall commence until a Slope Stability Assessment and Mitigation Strategy based on the recommendations in section 4 of the letter by Arena Geo (dated 23rd December 2021) have been submitted to and approved in writing by the Local Planning Authority. The mitigation strategy shall include a Method Statement detailing the required re-construction works to the embankment adjacent to the sites access road, along with a long term maintenance plan. All approved mitigation measures, including the re-construction of embankment, shall be carried out prior to occupation of any dwelling and the site thereafter maintained in accordance with the approved details. 

(16)



Reason: In the interests of protecting against any land slippages in accordance with policies P7 and NE3 of the Mansfield District Adopted Local Plan 2013 - 2033.

(17)



Condition: No more than 50% of the new residential units within the new build element shall be occupied until the standing listed building has been fully repaired and restored in accordance with a Structural Appraisal and Repair Specification, to be first submitted and approved in writing by the Local Planning Authority. The development shall thereafter be undertaken in accordance with those approved plans. 

(17)



Reason: In the interests of preserving the heritage asset in accordance with policy HE1 of the Mansfield District Adopted Local Plan 2013 - 2033.

(18)



Condition: Prior to the occupation of any dwelling, full details of all external lighting shall be submitted to and approved in writing by the Local Planning Authority. The submitted scheme shall adhere to the principles set out in the Ecological Appraisal Reference MEA082101 dated 21st August 2021.

(18)



Reason: To ensure an appropriate lighting strategy is designed to protect ecology and guard against light pollution in accordance with policies P7 and NE2 of the Mansfield District Adopted Local Plan 2013 - 2033.

(19)



Condition: Prior to the occupation of any dwelling, a scheme for the provision of electrical vehicle charging points shall be submitted to and approved in writing to the Local Planning Authority. The scheme shall thereafter be implemented as approved and prior to occupation of any units.

(19)



Reason: To ensure future residents have adequate mans of charging vehicles in accordance with policies P5 and IN10 of the Mansfield District Adopted Local Plan 2013 - 2033.

(20)



Condition: All recommendations made within Section 8.0 of the Phase II Site Investigation Report Rev A dated August 2017 shall be adhered to. Prior to occupation of any dwellings a verification demonstrating that recommendations for the remediation of the site are complete shall be submitted to and approved in writing by the Local Planning Authority.
(20)



Reason: To ensure the land remediation works are carried out and that the site is developed free from contamination in accordance with policy NE3 of the Mansfield District Adopted Local Plan 2013 - 2033.

(21)



Condition: If, during development, contamination not previously identified is found to be present at the site then no further development (unless otherwise agreed in writing with the Local Planning Authority) shall be carried out until a remediation strategy detailing how this contamination will be dealt with has been submitted to and approved in writing by the Local Planning Authority. The remediation strategy shall be implemented as approved.

(21)



Reason: To ensure the land remediation works are carried out and that the site is developed free from contamination in accordance with policy NE3 of the Mansfield District Adopted Local Plan 2013 - 2033.

(22)



Condition: The access shall be constructed and surfaced in a bound material in accordance with drawing no. SCP/12074/001 and no other part of the development shall be commenced until the access has been completed in accordance with this plan.

(22)



Reason: In the interest of highways safety in accordance with policy IN9 of the Mansfield District Adopted Local Plan 2013 - 2033.

(23)



Condition: No part of the development hereby permitted shall be brought into use until the 0.9m wide service strip has been provided in suitably bound material to provide a pedestrian access route from the highway boundary along one side of the shared private driveway for its entire length to the apartment building, in accordance with a plan first submitted to and approved in writing by the Local Planning Authority.

(23)



Reason: In the interest of highways safety in accordance with policy IN9 of the Mansfield District Adopted Local Plan 2013 - 2033.

B - Conditions for 2020/0069/LWB:
(1)



Condition: The development hereby approved shall be begun before the expiration of 3 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)



Condition: The development shall be undertaken using the materials and specifications detailed within the document titled - 995 - External facing material Rev A (Received 19/07/2021) and the Mortar Information (Received 05/02/2020) only and no other materials shall be used (unless otherwise approved by condition 4).

(3)



Reason: In the interests of preserving the heritage asset in accordance with policy HE1 of the Mansfield District Adopted Local Plan 2013 - 2033.

(4)



Condition: Notwithstanding the details approved under conditions 2 and 3 of this Listed Building Consent; prior to the commencement of development, full details of the proposed materials, treatments and finishes for all windows and doors shall be submitted to and approved in writing by the Local Planning Authority. The development thereafter shall be undertaken in accordance with the approved details.

(4)



Reason: In the interests of preserving the heritage asset in accordance with policy HE1 of the Mansfield District Adopted Local Plan 2013 - 2033.
(5) 

Condition: Prior to works taking place above damp proof course level, details shall be submitted showing the extent of the reclaimed Mill stone to be re-used and it’s interaction with the new stone type approved under condition 3. The approved details shall thereafter be implemented. 

(5) 

Reason: In the interests of preserving the heritage asset in accordance with policy HE1 of the Mansfield District Adopted Local Plan 2013 - 2033.
Notes to Applicant - 2020/0068/FUL
(1)


Note to applicant: Severn Trent Water advise that although our statutory sewer records do not show any public sewers within the area you have specified, there may be sewers that have been recently 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. Severn Trent will seek to assist you obtaining a solution which protects both the public sewer and the building.

(2)


Note to applicant: Trees should be inspected for birds' nests. It is an offence under section 1 of the Wildlife and Countryside Act of 1981 to intentionally take, damage or destroy the nest of any wild bird while it is in use or being built. Trees should be inspected for all birds' nests all year round but especially between the months of March and August.

(3)


Note to applicant: Waste on Site 

The CLAIRE Definition of Waste: Development Industry Code of Practice (version 2) provides operators with a framework for determining whether or not excavated material arising from site during remediation and/or land development works are waste or have ceased to be waste. 

Under the Code of Practice: - excavated materials that are recovered via a treatment operation can be re-used on-site providing they are treated to a standard such that they fit for purpose and unlikely to cause pollution - treated materials can be transferred between sites as part of a hub and cluster project - some naturally occurring clean material can be transferred directly between sites. Developers should ensure that all contaminated materials are adequately characterised both chemically and physically, and that the permitting status of any proposed on site operations are clear. If in doubt, the Environment Agency should be contacted for advice at an early stage to avoid any delays. The Environment Agency recommends that developers should refer to: - the Position statement on the Definition of Waste: Development Industry Code of Practice and; - The Environmental regulations page on the .gov.uk website.

(4)


Note to applicant: Protection of watercourse corridor

We note that construction will be taking place in very close proximity to the River Maun. With the exception of the wall at the very edge of the main block building no other construction should be undertaken within 3 meters of the watercourse in order to not disturb the river corridor. Whilst work is been undertaken on the wall care must be taken to ensure than no debris falls into the River.

Positive and proactive Statement for 2020/0068/FUL and 2020/0069/LBW
The Local Planning Authority has worked positively and proactively with the applicant to ensure that the proposed development accords with the relevant policies of the Mansfield Local Plan and the National Planning Policy Framework and that the environmental impacts of the scheme are mitigated through the use of appropriate conditions.

Approved Plans for 2020/0068/FUL
	Description
	Reference No
	Version
	Date Received

	PROPOSED GROUND LEVELS
	995 423
	
	30th July 2020

	AMENDED PROPOSED SITE PLAN
	995 400
	A
	30th July 2020

	AMENDED PROPOSED PLANS - BLOCK 2 (LEVEL -1)
	995 403
	A
	30th July 2020

	AMENDED PROPOSED FLOOR PLANS - BLOCK 4 AND 5
	995 410
	A
	30th July 2020

	AMENDED PROPOSED ELEVATIONS  - BLOCK 4 AND 5
	995 411
	A
	30th July 2020

	AMENDED PROPOSED MANAGEMENT PLAN
	995 415
	A
	30th July 2020

	site location plan
	lo 1
	
	6th February 2020

	mortar information
	
	
	6th February 2020

	proposed plans block 1
	995 401
	
	6th February 2020

	proposed elevations block 1
	995 402
	
	6th February 2020

	proposed front elevation block 2
	995 407
	
	6th February 2020

	proposed rear elevation block 2
	995 408
	
	6th February 2020

	proposed side elevations block 2
	995 409
	
	6th February 2020

	proposed external stairs
	995 412
	
	6th February 2020

	proposed retaining wall plan
	995 416
	
	6th February 2020

	block 1 proposed window/door detail
	995 418
	
	6th February 2020

	block 2 proposed window/door details
	995 419
	
	6th February 2020

	AMENDED PROPOSED PLANS BLOCK 2 (LEVEL 0)
	995 404
	B
	19th July 2021

	AMENDED PROPOSED PLANS BLOCK 2 (LEVEL 1)
	995 405
	B
	19th July 2021

	AMENDED PROPOSED PLANS BLOCK 2 (LEVEL 2)
	995 406
	B
	19th July 2021

	AMENDED EXTERNAL FACING MATERIALS
	
	A
	19th July 2021

	Proposed Hard Landscaping Plan
	A0 733_01_01-E
	
	7th October 2021

	Landscape and Ecological Management Plan 
	BMELMP082101
	
	21st August 2021

	Ecological Appraisal 


	MEA082101
	
	21st August 2021


Approved Plans for 2020/0069/LBW

	Description
	Reference No
	Version
	Date Received

	AMENDED PROPOSED PLANS - BLOCK 2 (LEVEL-1)
	995 403
	A
	30th July 2020

	proposed plans block 1
	995 401
	
	6th February 2020

	proposed elevations block 1
	995 402
	
	6th February 2020

	proposed front elevation block 2
	995 407
	
	6th February 2020

	proposed rear elevation block 2
	995 408
	
	6th February 2020

	proposed side elevations block 2
	995 409
	
	6th February 2020

	block 1 proposed window/door detail
	995 418
	
	6th February 2020

	block 2 proposed window/door details
	995 419
	
	6th February 2020

	AMENDED PROPOSED PLANS BLOCK 2 (LEVEL 0)
	995 404
	B
	19th July 2021

	AMENDED PROPOSED PLANS BLOCK 2 (LEVEL 1)
	995 405
	B
	19th July 2021

	AMENDED PROPOSED PLANS BLOCK 2 (LEVEL 2)
	995 406
	B
	19th July 2021

	AMENDED EXTERNAL FACING MATERIALS
	
	A
	19th July 2021
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