PLANNING COMMITTEE REPORT

	Application Number
	2021/0704/RES

	Date Received
	29th September 2021

	Date of Expiry
	27th January 2022 Extension agreed until 09 May 2022

	Case Officer
	Ray Deans

	Ward
	Ransom Wood

	Ward Councillor
	Councillor John Smart

	Committee Date
	09 May 2022


	Site Address:
	Land At Three Thorn Hollow Farm Blidworth Lane Rainworth Nottinghamshire  

	Proposal:
	RESERVED MATTERS APPLICATION FOLLOWING OUTLINE APPLICATION 2020/0182/OUT  (OUTLINE PLANNING APPLICATION FOR THE DEVELOPMENT OF UP TO 200 DWELLINGS WITH ALL MATTERS RESERVED WITH THE EXCEPTION OF ACCESS) - FOR 200 DWELLINGS, PUBLIC OPEN SPACE, LANDSCAPING AND ASSOCIATED  INFRASTRUCTURE FOLLOWING APPROVAL OF OUTLINE PLANNING APPLICATION 2020/0182/OUT FOR UP TO 200 DWELLINGS.

	Applicant:
	Mrs Charlotte Henson Barratt Homes


RECOMMENDATION - GRANT PLANNING PERMISSION WITH CONDITONS
DESCRIPTION OF PROPOSAL AND APPLICATION SITE

This application is for the Reserved Matters details of scale, landscape, layout, and appearance for 200 dwellings and associated infrastructure.
The application site is situated to the rear (east) of Three Thorn Hollow Farm. It comprises of greenfield arable farmland split between three fields of varying sizes. It covers an area of approximately 10.58 hectares (26.14 acres). 
The land rises from Foulevil Brook to the northern boundary. There is no public access on the land, with no public footpaths crossing or in close proximity to the site. 
Foulevil Brook is located to the south, which includes Rainworth Lakes, a Site of Special Scientific Interest (SSSI), with Bishopshill Plantation located to the east. 
Three Thorn Hollow Farm, a local heritage asset, which includes a farm house and residential barn conversions is situated to the west, with the site bordering on its north, east and southern boundaries. Lindhurst Wind Farm is situated in the fields further to the west, on the opposite (western) side of Blidworth Lane and to the south of Foulevil Brook. 

To the north of the site lie a number of residential properties situated along Southwell Road East, Nursery Gardens and Farnsworth Avenue. The age and nature of the properties, including the size of plot within which they are situated and their orientation varies. A mixture of two storey properties and bungalows adjoining the northern site boundary. 

The majority of properties along Southwell Road East are two-storey, whilst both Nursery Gardens and Farnsworth Avenue primarily consist of bungalows, some of which have living accommodation within the roof space. 

There is a variety of boundary treatments between the existing residential properties and the application site, with the majority consisting of mature vegetation in the form of hedgerows and trees. 
The following documents were submitted with the initial Outline application Planning ref: 2020/0182/OUT:
· Plans, including an illustrative masterplan

· Planning Statement

· Design and Access Statement

· Transport Assessment

· Travel Plan

· Archaeological desk based Assessment

· Built Heritage Statement

· Foul Sewage and Utilities Statement

· Sustainable Drainage Statement

· Arboricultural Assessment and Tree Survey

· Ecological Appraisal

· Biodiversity Metric Calculation

· Water Quality Statement

· Construction and Ecological Management Plan

· Details of S106

Accordingly this application seeks approval of the following reserved matters;

· layout,

· appearance,

· scale

· landscaping. 

RELEVANT SITE HISTORY 

	Application Ref:
	2020/0182/OUT 

	Address:
	Land At Three Thorn Hollow Farm Blidworth Lane

	Proposal:
	OUTLINE PLANNING APPLICATION FOR THE DEVELOPMENT OF UP TO 200 DWELLINGS WITH ALL MATTERS RESERVED WITH THE EXCEPTION OF ACCESS

	Decision:
	GRANT OUTLINE PLANNING PERMISSION WITH CONDITIONS

	Decision Date:
	23rd July 2021


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

Natural England

No objections however they advise that once Discharge of Conditions Applications are submitted they will provide additional comments.
Mansfield District Council - Environmental Health

Advise they have no further comments to make other than those already submitted previously. i.e, Conditions E101 and E103b.
NCC - Highways Development Control North

Following initial highways observations issued in December 2021, revised plans have been submitted to address issues identified. 

These have now been sufficiently addressed such that the Highway Authority are in a position to support the application subject to the following caveats which could be resolved as part of the Section 38 technical approval process which would follow suit, subject to planning permission being hereby granted. 

· The service strip running to the rear of the turning head between Plots 193 and 194 needs to be a minimum of 1m in width, and hard serviced so that it can accommodate lighting columns etc.

· The buildout adjacent to Plot 58 is in place to control speeds, however the designed width at 4.8m is still sufficient to enable two cars to pass so it needs to be narrowed further so, that vehicles will need to give way to one another. This is true of all the buildouts across the development site. 

· The service strip opposite Plots 13-18 beside the LEAP needs to be 1m wide, and hard serviced.

· The buildout outside Plot 28 needs to be narrower and clashes with the access to Plot 37. 

· The grass verge in front of Plots 31 and 32 needs to revert to hard surfacing as the forward visibility splay encroaches as designed. 

· The ramp for the adjacent traffic calming between Plots 61 and 62 clashes with the access to the parking spaces for Plot 61. 

As stated above, the layout of the internal roads will be subject to a technical approval checking process as part of a section 38 agreement of the Highways Act 1980. Until full technical approval is granted it is possible that some minor changes may be required to fully satisfy adoption requirements. It is considered that any such changes are unlikely to have a significant material impact in planning terms, nonetheless we consider it is only reasonable to highlight this to both the LPA and the developer at this juncture.  

Secondly, we are aware that the proposed layout results in several private driveways serving multiple dwellings which are unlikely to be adopted by the Highways Authority and indeed identified as being privately maintained on the draft management plan. To protect the interests and safety of future residents we would wish to ensure suitable measures are secured the future maintenance of these areas. 

In consideration of the above the Highway Authority have no objection to the application subject to the following conditions and notes to Applicant:-

· No part of the development hereby permitted shall take place until full technical details of the new roads have been submitted to and approved in writing by the Local Planning Authority including longitudinal and cross-sectional gradients, street lighting, drainage and outfall proposals, construction specification, provision of and diversion of utilities services, and any proposed structural works. The development shall be implemented in accordance with these details to the satisfaction of the Local Planning Authority.

Reason: To ensure the development is constructed to safe and adoptable standards.

· No part of the development hereby permitted shall be brought into use until all drives and parking areas are surfaced in a bound material (not loose gravel). The surfaced drives and parking areas shall then be maintained in such bound material for the life of the development.

Reason: To reduce the possibility of deleterious material being deposited on the public highway (loose stones etc).

· No part of the development hereby permitted shall be brought into use until the access driveways and parking areas are constructed with provision to prevent the unregulated discharge of surface water from the driveways and parking areas to the public highway. The provision to prevent the unregulated discharge of surface water to the public highway shall then be retained for the life of the development.

Reason: To ensure surface water from the site is not deposited on the public highway causing dangers to road users.

· 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.

Notes to Applicant: 

It is an offence under S148 and S151 of the Highways Act 1980 to deposit mud on the public highway and as such you should undertake every effort to prevent it occurring.

The applicant should note that notwithstanding any planning permission, if any highway forming part of the development is to be adopted by the Highways Authority, 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 roadworks.
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 Highway Authority 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 Highway Authority as early as possible.

It is strongly recommended that the developer contact the Highway Authority at an early stage to clarify the codes etc. with which compliance will be required in the particular circumstance, and it is essential that design calculations and detailed construction drawings for the proposed works are submitted to and approved by the County Council (or District Council) in writing before any work commences on site.

All correspondence with the Highway Authority should be addressed to: - hdc.north@nottscc.gov.uk 

Please note that 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.

Newark and Sherwood District Council

The site falls adjacent to the boundary of Newark and Sherwood District Council with the majority of the village of Rainworth being within our jurisdiction.
We have made Rainworth Parish Council and our relevant district councillors aware of the submission. Only one comment has been received from a Local Member asking questions of the developer contributions and requesting that you ensure that ‘as little harm as possible is caused to our area by the decision’ albeit others may choose to contact you directly.
We have no observations to make in respect of this application and would defer to Mansfield District Council to assess whether you are satisfied that the proposed development complies with the National Planning Policy Framework and relevant Development Plan policies.
The application has not been formally reported to the District Council’s Planning Committee. In these circumstances, the comments made are those of an Officer of the Council under delegated power arrangements. 
Nottinghamshire Wildlife Trust

No Comment Received.

MDC - Planning Policy

No Comment Received.

MDC - Development Manager (Affordable Housing)

It is noted that the Planning Statement makes reference to the provision of 10% affordable housing the location of which is shown on the site plan. It appears that the only properties that will be affordable are 2 bed and 3 bed houses. If this is the case, we would encourage a better mix of property types in respect of size and type including bungalows.
It is noted that the applicant will discuss tenure mix through the process of submitting an Affordable Housing Scheme but I would refer them to the previous comments I made at the time of the Outline application (2 November 2020).
MDC - Conservation

This site developed as a farm in the mid C19, but prior to this Bishop Hill was annotation on historic maps to the site, Three Thorn Hollow was name which appeared adjacent to the crossroads to the north of the site, so it is possibly from this that the farm took its name. 

Initially the site was unenclosed but it seems that by the time farm buildings were implemented field divisions had occurred, and remained the pattern until sections of the hedge boundaries were lost. 

The curtilage of farmhouse/farm complex comprised of all the farm buildings in their grounds but even historically the curtilage was not limited to the grounds immediately surrounding the farm buildings but incorporated a smaller field directly to the north (labelled 1459 - incorporated within the blue boundary so not part of the development site), an orchard to the southeast (now location of rectangular barn type complex) and the field lying to the south and stretching southeast as it continued parallel with the Foulevil Brook (labelled 1464), which looked to be rough grassland. However these immediate areas had a correlation with the field (labelled 1445) directly to the north and adjoining field 1459, this field was partially developed in the 1950’s, and the fields (labelled 1461 and 1462) adjoining the curtilage of the NDHA to the east, both partially developed to their north initially in the 1920 but altered in the 1950’s. 

The field patterns labelled 1464, 1461 and 1462 form the proposed development site and are considered as part of the immediate setting of the NDHA, these however are considered more significance to the site than those field patterns lying to the west of the site, also setting of NDHA, which have always historically been separated from the site by a track/road, now known as Blidworth Road, and although this wider agricultural setting contributes positively to the significance of the NDHA the boundary formats along Blidworth Road/Southwell Road, namely embankments, hedges and trees, limits their contribution significance to less than that of the east fields because of the barriers adding to separation and so relationship factors. 

Views of the site are awarded from this wider setting (from field patterns to the west – Southwell Road) they are limited to partial views though because of boundary formats, so views of the entire farm complex are only awarded from Blidworth Road, and this is views within the east field environment. These views will therefore be impacted on through this development, and the relationship with the land lost. Views of the development site (or a large proportion of it) however would also be evident from the wider context (setting) across the west fields and so Southwell Road and this development will be prominent due to land formats, the visual context of the NDHA, glimpsed views, would be diluted and so further impacted on. 

HISTORIC DETAILS: 

Three Thorn Hollow Farm is considered to be a non-designated heritage asset, farmhouse is recorded on the Council’s register. 

The farm complex is built of coursed magnesian limestone with a courtyard of buildings comprising a tall hay barn, with off-set brick-arched former opposing threshing doors for wagons, adjoining enclosed crop storage on two levels, byre or stable, shelter shed and a detached later byre or implement shed. The complex with its courtyard appears to be complete, as designed and laid out in the 1860s or thereabouts, as seen on the 1880 OS map, now converted into housing. The main farmhouse is built in magnesian limestone with a former slate roof (now concrete tiles) and former sash windows (now uPVC). It has a small porch with pointed arched doorway and lancet windows which appears to be contemporary and coeval with a small bay window to the south elevation (extract from Heritage Impact Assessment conducted by consultant/s on behalf of Planning Policy section).

COMMENTS/CONCLUSION:

The proposed plan format for the site has resulted in the expected boundary treatments that accompany such developments, namely tall close boarded timber boundary fencing and gates, the proposal for these to be restricted to rear gardens and where these boundary treatments would be exposed to the street scene for brick walls to be implemented, this would be a positive, although the preference would be in this location/setting being a former agricultural site, would be boundary treatments to be natural so consisting of hedges formulated from natural species. 

The proposal for site boundary treatments to be in the form of low post and rail fencing and metal railings. In respect of post and railing fencing this style of boundary treatment is considered to be associated with an agricultural environment and is witness within the district being utilised in similar settings, this boundary treatment is also evident within the wider environs so considered to be appropriate. In respect of metal railings, metal boundary treatments are evident within the district to agricultural settings, although not in the style proposed. However in respect of both boundary treatments both these features do allow for visibility through their formats as such do not have such a closed off visual impact.  

In respect of the built environment, the submitted plan propose differing mass/format structures but in respect of heights these vary from single storey to 3-storey structures, the positioning of these should relate to the topography of the site so that random height structures do not appear out of accord. The proposal is for structures to be built utilising a range of materials this would introduce many colour/shade variations throughout the site and so may result in visual impact. In respect of multi-brick the type should be carefully considered as in its built format some types can have an uncharacteristic uniform/false appearance and so not achieving the required aim of corresponding with natural weathering patterns attributed to brickwork, but also being not characteristic to the surroundings.   The predominant proposed main construction material colour being that of red brick however would be considered to be in accordance with period developments evident to the site and within its environs. In respect of the proposed use of buff colour brickwork this is a modern material and considered to have a false appearance not characteristic or relating/corresponding with the surroundings. 
If buff bricks are approved as part of this application the colour chosen should correspond to the colour of the natural stone evident to the NDHA. 
In respect of render this material use is evident in the wider surroundings, the surrounding do depict a small element of weatherboarding occurring. 

In respect of styles of properties, there is an aspect of balancing and alignment of apertures proposed to façades, with apertures having a vertical emphasis, which predominantly corresponds with similar aspect evident to the HA site and the wider surroundings. The proposal also depicts horizontal emphasised apertures, which is evident within the wider surroundings, and in most instances structures do depict an element of balance/alignment occurring to facades.

The proposal has however introduced some unbalanced façades, these are out of accord to front façades within the surroundings. 
Where side elevations are evident to the street scene large expanses of brickwork etc. if occurs, should be addressed with some form of brick detailing or introduction of apertures to break up façade, if this is not already being proposed. 

In respect of windows and doors, materials have not been proposed, the preference therefore would be timber for windows and timber/composite for doors. With regards to windows, vertically emphasis apertures have predominantly been proposed, these oriented apertures would traditional have contained sash window as such the preference would for the windows to have staggered profile lights so the window would resemble that of a traditional sliding sash (the meeting rails are staggered so reducing what would be a chunky aspect within its profile). Care should be taken in respect of horns to windows as these should only be introduced to windows styles that traditionally would have had these aspect evident e.g. smaller pane windows would not have contained horns it was only as the sizes of glazing increased that horns were included. In respect of pane division for windows, to some properties variations have occurred whereby both 8over8 with smaller panes and 6over3 with larger glazed panes have been incorporated to the same properties, with other having both horizontal and vertical emphasis panes, other properties have 8over4 and 6over6 to the same properties, these are inconsistent and have a visual impact. 

In respect of roof styles, gable ends are a predominant feature of the heritage asset (HA) site and are also associated with ranges of attached buildings, later structures to this site have introduced hipped style roofs, and hipped roofs are evident within the surroundings, as such both style of roofs would be considered appropriate. In respect of ranges of adjoining buildings, where they resemble farmyard complexes (corner locations), the suggestion would be for these to have gable end styled roofs to correspond. In respect of roof materials both traditional roof materials and concrete have been mentioned, with the style tiles proposed being flat profile tiles. The proposal for flat profile tiles would be in accordance with the heritage asset site, the preference however would be for traditional materials to be utilised to the site. In respect of roofing materials the proposal is for grey and red coloured tiles, this is consistent with roofing materials evident within the wider surroundings, however to the HA site slate is the predominant roofing material, the preference therefore would be for grey roof tiles to be utilised especially within the vicinity of the HA site, and for this to be slate, although in respect of this location/site a reclaimed/recycled variety could be appropriate, and for the red tiles to be situated to the wider environs. 

In respect of roofing materials if reclaimed/recycled slate is approved to this site, care should be taken in the choice of surface which should be the weathered variety as the shiny could have a visual impact, but whatever materials are approved, if grey and red, then the colour of the ridge tiles should correspond with the colour of the roofing materials. 

MDC - Parks Development

It appears on the drawings to show 4 pieces of play equipment and the same on the plan but the keys refers to 5 pieces of equipment. It also appears that the equipment shown does not entirely match that on the key. 

I would have liked more than only 5 pieces of equipment on this development 5 pieces of equipment this is the very minimum amount we would expect for a LEAP. 

I would like to see the plans and drawings amended to take into account the correct amount of equipment and correct equipment type as per the key.
The applicant has submitted an amended LEAP Proposals Plan (GL1585 03B), comments are awaited. 

MDC - Waste And Recycling

No Comment Received.

NCC- Rights Of Way Section

No Comment Received.

Npower Group Ltd

No Comment Received.

NCC- Flood Risk Management Team

Based on the submitted information we no objection and can recommend the approval of the reserved matters application. 

Any surface water management conditions on the outline approval will still require discharging.
Ashfield District Council

Advise no comments to make on the application.

Historic England

On the basis of the information available to date, we do not wish to offer any comments. We suggest that you seek the views of your specialist conservation and archaeological advisers, as relevant.
Environment Agency

No Comment Received.

The Ramblers Association

No Comment Received.

The Coal Authority

The application site does not fall within the defined Development High Risk Area and is located instead within the defined Development Low Risk Area. This means that there is no requirement under the risk-based approach that has been agreed with the LPA for a Coal Mining Risk Assessment to be submitted or for The Coal Authority to be consulted.
In accordance with the agreed approach to assessing coal mining risks as part of the development management process, if this proposal is granted planning permission, it will be necessary to include The Coal Authority’s Standing Advice within the Decision Notice as an informative note to the applicant in the interests of public health and safety.
Nottinghamshire Police

Should this application progress to a full submission Nottinghamshire Police will seek clarity on the following aspects of the design; the proposed lighting of private driveways and vehicle parking, proposed security of waste bin storage . At this stage with little detail of internal design it is difficult to comment further on design due to there being no design and access statement.

We would remind the applicant that, as is now widely accepted, the resistance to both crime and disorder has a positive effect on community cohesion and hence sustainability. With this in mind we suggest the applicant considers the following legislation in the preparation of any future submission.

Legislation/Guidance. 

Section 17 of the ‘Crime and Disorder Act 1998’ places a duty on each local authority: ‘to exercise its various functions with due regard to the likely effect of the exercise of those functions on, and the need to do all that it reasonably can to prevent crime and disorder in its area to include anti-social behaviour, substance misuse and behaviour which adversely affects the environment’. 

Despite the whole raft of other legislation/guidance surrounding the planning process, there is no exemption from the requirement of Section 17 as above as all departments within a Local Authority fall under the umbrella of the ‘responsible authority’ status. 

PINS 953 confirms the requirement of the Planning Officer to consider the requirements of Section 17, and this requirement has again been reinforced by way of letter from the Chief Planning Officer (issued 12th July 2017). 

Planning Policy now places safety and security at the heart of the planning process. 

Specific areas that are relevant to this application under the National Planning Policy Framework 2 includes; 

Section 8 states "Planning policies and decisions should aim to achieve healthy, inclusive and safe places which are safe and accessible, so that crime and disorder, and the fear of crime, do not undermine the quality of life or community cohesion..." 

Section 8 also declares "Planning policies and decisions should promote public safety and take into account wider security and defence requirements by anticipating and addressing possible malicious threats and natural hazards, especially in locations where large numbers of people are expected to congregate. Policies for relevant areas (such as town centre and regeneration frameworks), and the layout and design of developments, should be informed by the most up-to-date information available from the police and other agencies about the nature of potential threats and their implications. This includes appropriate and proportionate steps that can be taken to reduce vulnerability, increase resilience and ensure public safety and security." 

Section 12 reinforces Section 8 content by adding "Planning policies and decisions should ensure that developments create places that are safe, inclusive and accessible and which promote health and well-being, with a high standard of amenity for existing and future users; and where crime and disorder, and the fear of crime, do not undermine the quality of life or community cohesion and resilience." 

Whilst the middle section above cannot be referred to in respect of this application, it does further highlight the current level of importance now being placed on a safe and secure design, irrespective of location or use. 

Additional guidance can be found in the companion guide to the NPPF, the National Planning Practice Guidance document (PPG). 

Paragraphs 9, 10 and 11 of the PPG all allude to the requirement of designing out crime. Indeed, paragraph 10 reinforces the need to consider Section 17 of the Crime and Disorder Act as a necessary requirement within the Planning Officers ‘everyday businesses.

After having examined the documentation submitted under this application, it appears the developer has considered many facets of good design. It is unclear however, without a Design and Access Statement (DAS), what considerations have been made with regard to the site and individual premises resistance to crime. Ordinarily the DAS supports the design rationale. 

It is appropriate to reiterate that the resistance to crime and antisocial acts is now recognised as a key element to achieving a sustainable development.

It is with all the above in mind that the following recommendations are made.

Wester Power Distribution

No Comment Received.

Mansfield and Ashfield CCG

A financial contribution of £108,375 is sought to mitigate against the effects of the development.
Neighbour Comments

9 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 application is likely to result in detriment to highway safety.
· The junction between Blidworth Lane and Warsop Lane is busy enough as it is especially during school drop off and pick up time.

· The new layout is still inadequate for such a large development. 
· MacDonald’s, Greggs and Costa on the big roundabout already creating additional traffic and litter in our village
· The development should be refused on highways grounds. 

· There is inadequate evidence to support the traffic report

· 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. 
· Three Thorn Hollow/Blidworth Lane is a 60mph road which has blind spots and is not suitable for housing estate access. It would be another potential danger area on the road, plus a hazard to pedestrians who will live on the estate.

	SSI and LWS/ Landscape  Green Infrastructure/ character of the area
	· The site is directly next to the Lake and surrounding woodlands 
· Building works alone will be detrimental to wildlife, never mind removing this area altogether to build houses.

· Loss of the character of this greenfield site

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

· No details provided on new tree planting and maintenance

	Ecology
	· The development will have a detrimental impact on biodiversity in particular bats

· 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

· 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

· 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
	· Loss of privacy, light as a result of the proposed layout plan.
· Plots 78, 79 80 81 and 85 will overlook no 21 Farnsworth Avenue and have not taken account of a proposed new extension which will be constructed next year.

· Overlooking directly into the lounge and bedroom window of no 21 will occur which does not account for policy guidance relating to distances from properties and loss of light. 

· Approved planning application which has commenced and is valid Ref: 2013/0308/ST will be impacted by the development.
· The close proximity of the new development will adversely affect surrounding properties and private garden areas. 
· The dwellings will result in an overbearing impact.

· The buildings will cast a shadow on my property (21 Farnsworth Avenue), main windows to my lounge and bedrooms and private garden areas,

· The dwellings are also located too close to the hedge (21 Farnsworth Avenue which is a natural long-established bat habitat.

· 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 drains currently block up in the locality

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

	Pollution
	· 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
	· Devaluation of existing properties


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 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 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.
Policy H1d – The site is allocated for approximately 200 new homes subject to a number of provisions, including: accessibility; ecological buffer; onsite open space; a design, layout and density that is reflective of Rainworth; provision of a detailed desk based archaeology assessment; protection of Three Thorn Hollow Farm; and provision of field boundaries along Blidworth Lane and the southern edge of site boundary. 
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;;

· Highway Safety/Parking impacts associated with the proposed layout; and

· Landscaping and Ecology
· Heritage and Archaeology

Design, Layout and Density
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 200 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. 
The Topographical Survey, undertaken by NJC Surveys Ltd, identifies that the land rises from Blidworth Lane into the site, with the main change in level being a drop from the northern boundary down towards Foulevil Brook and the Rainworth Lakes SSSI. 
The form of the land, and in particular its relationship with the Brook / SSSI and Three Thorn Hollow Farm has clearly influenced the approved Masterplan, in identifying areas appropriate for build, for circulation and for open space. 
As mentioned previously the site measures 10.58 hectares in size. Based on a development of 200 units the proposal would provide an average density of 25 dwellings per hectare (dph). Given the nature of the development adjoining the site on the northern boundary this level of density is in keeping with the character of this section of Rainworth. 

It is considered that the layout of the properties has been informed by the wind turbines located on the Lindhurst Wind Farm. The orientation of plots, key elevations and primary windows have been designed with the above in mind. 
The development is considered to have achieved a high standard of design across the site, with proposed key design principles as outlined within the submitted Planning Statement being;
· Integration of the application proposals into the existing built form fabric, particularly in relation to scale, height and massing and with careful consideration of the application site topography;

· New development provides the opportunity to establish a distinctive identity to a place which, whilst having its own character, integrates with the built form of Rainworth and landscape context;

· The protection of the buildings and features of the non-designated local heritage asset of Three Thorn Hollow Farm;

· Provision of two access points into the development, with a hierarchy of roads to provide a permeable network of streets which assist in dispersing vehicular traffic;

· The creation of pedestrian and green links that provide north-south, east-west and circular routes through the application site, with links to Southwell Road East and Mansfield Way;
· Provision of a variety of accessible formal and informal public open spaces and recreation areas to meet the needs of residents whilst encouraging social activity;

· The retention of existing landscape features and field boundaries, where possible, and their enhancement through additional planting;
· Provision of SuDS that compliments the public open spaces and provides green infrastructure; and 
· Ecological and biodiversity enhancements throughout the site and in particular to the southern boundary, including the creation of an ecological buffer, and the protection of Foulevil Brook and the Rainworth Lakes SSSI, 

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. 

The overall design, layout and density of the site reflects the approved Masterplan and reflects the character of Rainworth. Requirements with regards to design and layout, such a distance separation and parking standards are considered to have been achieved. 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 5 -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 P1 and 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 2020/0182/OUT.
With regards to impact upon adjacent properties along the northern boundary of the proposed development the applicant has submitted respective Cross Sections drawings detailing distances from existing properties ie nos. 10 Nursey Gardens and nos 16 and 21 Farnsworth Avenue to proposed plots ie 115; 87; 86; 85; and 81 respectively. 
These embrace ‘back to back’ and ‘side to side’ considerations with the latter being the key for existing no. 21 Farnsworth Avenue given the orientation of this rear garden which is on a ‘west-east’ basis incorporating the extension granted Planning Permission under Ref. 2013/0308/ST;

It is worth noting that all ‘back to back’ distances exceed 20m apart from no.21 Farnsworth Avenue. However, the ‘side to side’ distance (6.6m) is of more importance here given the ‘eastern’ orientation of the approved extension involving habitable rooms on two floors. 
There are no such habitable rooms on the upper floor of the southern elevation but rather a stairwell therefore it is considered that the development as proposed would not result in overlooking or loss of privacy so as to warrant an objection from officers.

No. 10 Nursery Gardens is 17.1 m to the closest property proposed on the northern boundary however a ‘green buffer’ is planned to the side of plot 115 which is a single storey unit together with proposed plots 113 and 114. As such, residential amenity is preserved and not prejudiced, reflecting Informative/Note (11) contained on the Outline Planning Permission Ref. 2020/0182/OUT.
With regards to existing boundary treatment (Hedges/Vegetation/Fencing) there are substantial hedges,  both in height and depth along the northern site boundary in the vicinity of the three named existing locations/plots above;
The existing hedges (beyond northern (site) boundary) are currently outside the red line submission boundary of this Reserved Matters and, indeed, the site granted Outline Planning Permission under Ref. 2020/0182/OUT and are the (respective) responsibilities of the above plot owners.
As such Officers are satisfied that the proposed development is considered to be acceptable given the existing and proposed northern site boundary treatments.
Highway Safety/Parking 

Paragraph 111 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 111 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. 

The submitted layout plan details the two access points into the site, and accords with the approved masterplan H7799-IM03. The proposed access points provide sufficient road width and visibility splays onto Blidworth Lane, with the carriageway of Blidworth Lane towards Southwell Road East being slightly widened and realigned to enable an appropriate width shared footway / cycleway to be provided towards Rainworth.
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. 
Following initial highways observations issued in December 2021, revised plans have been submitted by the applicants to address issues identified. 

These have now been sufficiently addressed such that the Highway Authority are in a position to support the application subject to the following caveats which could be resolved as part of the Section 38 technical approval process which would follow suit, subject to planning permission being hereby granted. 

· The service strip running to the rear of the turning head between Plots 193 and 194 needs to be a minimum of 1m in width, and hard serviced so that it can accommodate lighting columns etc.

· The buildout adjacent to Plot 58 is in place to control speeds, however the designed width at 4.8m is still sufficient to enable two cars to pass so it needs to be narrowed further so, that vehicles will need to give way to one another. This is true of all the buildouts across the development site. 

· The service strip opposite Plots 13-18 beside the LEAP needs to be 1m wide, and hard serviced.

· The buildout outside Plot 28 needs to be narrower and clashes with the access to Plot 37. 

· The grass verge in front of Plots 31 and 32 needs to revert to hard surfacing as the forward visibility splay encroaches as designed. 

· The ramp for the adjacent traffic calming between Plots 61 and 62 clashes with the access to the parking spaces for Plot 61. 

As stated above, the layout of the internal roads will be subject to a technical approval checking process as part of a section 38 agreement of the Highways Act 1980 by NCC Highways Team. 
Until full technical approval is granted it is possible that some minor changes may be required to fully satisfy adoption requirements. The HW authority however advise that any such changes are unlikely to have a significant material impact in planning terms.  

It is worth noting that the proposed layout results in several private driveways serving multiple dwellings which are unlikely to be adopted by the Highways Authority and indeed identified as being privately maintained on the draft management plan. 

To protect the interests and safety of future residents NCC HW would wish to ensure suitable measures are secured for the future maintenance of these areas. 

The Highway Authority raise no objection to the proposed application subject to the imposition of conditions to firstly, secure a Section 106 Agreement detailing the maintenance of any roads to be kept private, secondly, that all drives and parking areas are surfaced in a bound material (not loose gravel) and finally, no part of the development shall be brought into use until the access driveways and parking areas are constructed with provision to prevent the unregulated discharge of surface water from the driveways and parking areas to the public highway.
Given that this is a reserved matters application and a Section 106 Agreement was completed at the outline stage, it is considered reasonable to secure details of the management and maintenance of private roads through a condition of any reserved matters consent. Such a condition is attached to the recommendation.   
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 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. 

Officers therefore raise no objections 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.

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.

Existing hedgerows and trees are retained where possible, particularly where located on the boundaries with existing properties and onto Blidworth Lane. Where vegetation has to be removed along Blidworth Lane, to facilitate the introduction of the vehicle access points and the appropriate visibility splays, hedgerows and trees will be re-planted to provide a new boundary ensuring continuity and enclosure of Blidworth Lane.
New structural landscaping including trees and lower level vegetation is proposed within the Site creating strong buffers and breaks. These are located along the main vehicle access roads, with the main Avenue to be lined with trees in line with the approved masterplan H7799-IM03. Further key structural landscaping will be provided on important boundaries and on areas of public open space, particularly along the southern boundary of the residential development.
In line with the approved illustrative Masterplan the detailed layout shows the primary developed area being interspersed with several areas of both formal and informal public open space. 
An equipped children’s play area, in the form of a Locally Equipped Area of Play (LEAP), is located centrally together with other areas of formal public open space. A larger area of informal open space is proposed within the southern area of the Site, allowing sustainable drainage features and ecological enhancements to be provided. Adjacent to this is an ecological buffer to the Rainworth Lakes Site of Scientific Interest (SSSI).
There is a small amount of hedgerow within the application site, creating the northern field boundaries. All other hedgerows and trees are located on the site boundaries, either with Blidworth Lane; Three Thorn Hollow Farm; Bishopshill Plantation or the boundaries with the various residential properties to the north.
The Arboricultural Survey undertaken by FPCR identified a total of fourteen individual trees, seven groups of trees and eight hedgerows situated on the boundary of, or within the boundaries of the adjoining residential properties.

One group of Category A (High Quality / Value) trees was identified on the boundary with Bishopshill Plantation, with several Category B (Moderate Quality / Value) trees and groups of trees identified on the boundaries with the residential properties to the north and the boundaries with Three Thorn Hollow Farm. The remaining trees were all assessed as being of low quality / value (Category C), with one individual tree being unsuitable (Category U).

Given that the majority of trees and hedgerows are on the boundaries of the site it is intended that the majority of boundary vegetation will be retained.
A section of the Blidworth Lane boundary hedge will require removal in order to facilitate the proposed northern vehicle access point and associated visibility splays. 
The hedge (Ref: H2) to be removed is of a low quality / value (Category C). In line with the sites Local Plan allocation policy, the field boundary will be sympathetically reinstated in an appropriate location, set back behind the visibility splay.
The detailed design of the proposal has taken the root protection areas of those trees to be retained into account, ensuring that they can be fully accommodated within the development. 
This will enable the retention of existing specimens into the scheme, which will be complemented by additional planting, particularly adjacent to the proposed southern built boundary. 
This will mitigate the impacts of the new development, particularly on the land to the south, whilst enhancing the sites green infrastructure.
The landscaping scheme will use both native tree species (for their low maintenance requirements and biodiversity value) and ornamental species (for their contribution to urban design and amenity value). The proposed scheme also aims to provide a gain in terms of linear native hedgerows through new planting to compensate for any loss.
Natural England have reviewed the proposals and raise no objections however they do advise that once the Discharge of Conditions applications have been submitted they will provide further comments.

Overall, the proposed development is considered unlikely to cause detriment to the adjacent SSSI or surrounding flora and fauna so as to warrant a refusal and is considered to be compliant with policies as given by the NPPF and MDLP. 
Heritage and Archaeology
Three Thorn Hollow Farmhouse and its associated complex of buildings are identified as non-designated heritage assets. The Site forms part of the agricultural land, which is currently associated with this farm holding, contributing to the asset through visual and functional association. 

Whilst the significance of this non-designated heritage asset is low, the proposed layout of the Site takes the setting of the asset into account, with appropriate standoffs and landscaping being provided. 

Given the low archaeological potential of the Site there are likely to be no remains that would be a constraint or prohibit its development. 
Drainage/Foul Drainage

Nottinghamshire County Council as the Lead Local Flood Authority (LLFA) have reviewed the submitted drainage plans/reports and confirm they have no objections to these Reserved Matters, adding that any surface water management conditions on the Outline Approval will still require discharging.

Other Matters

As mentioned above, 9 letters of objection have been received, raising concerns over, lack of local amenities to support this number of dwellings, overdevelopment of the site, impact on the adjacent SSSI, impact on residential amenity 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. 
An updated Flicker Report has been submitted by the applicant and subsequently reported to the Environmental Health Officer for consideration, comments and findings will be reported to members verbally at the committee meeting.  
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 200 homes to the rear of Three Thorn Hollow Farm 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 11 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

(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. 

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

(2) 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. 

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

(3) 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.

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

(4) Condition: No development shall commence until the access roads to the site from Blidworth Lane as shown on Drawing – Amended Layout Plans H7799/101 C have been implemented in accordance with the approved details. 

(4) Reason: In the interests of highway safety.
(5) Condition: No development shall take place until there has been submitted to and approved in writing by the Local Planning Authority a scheme of on plot 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 (including the infrastructure landscaping approved by this reserved matters approval) 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.

(5) 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.
(6) Condition: No development shall take place until there has been submitted to and approved in writing by the Local Planning Authority a Maintenance and Management Plan serving the private roads/drives of the proposed development. The development shall be carried out in accordance with the approved details and retained as such thereafter. 
(6) Reason: To ensure the development is constructed to suitable standards in the interest of highway & pedestrian safety. 

(7) Condition: The boundary treatments shall be installed on each plot in accordance with the approved plans, prior to the first occupation of that dwelling. The bricks used to construct the walls that form part of the boundary treatments shall be of a type, colour and external appearance to match the brick used in the construction of the dwelling on the host plot. 

(7)

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.

(8) Condition: The dwellings shall be constructed in the materials specified on the approved plans and shall be retained as such thereafter. The hard landscaping scheme shall be constructed in accordance with the details on the approved plans prior to the occupation of any of the dwellings, or in accordance with a phasing plan that shall have been submitted to and approved in writing by the Local Planning Authority prior to the commencement of development above ground level.     

(8)

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.
(9) Condition: The car parking for each dwelling shall be provided in accordance with the details shown on the approved plans prior to the first occupation of  that dwelling and shall be retained free from obstruction for its intended use at all times thereafter.   

(9) Reason: In the interests of highway safety, in accordance with policy IN10 of the Mansfield Local Plan.
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


Approved Plans

	Description 

AMENDED INFRASTRUCTURE LANDSCAPING PROPOSALS

AMENDED INFRASTRUCTURE LANDSCAPING PROPOSALS

AMENDED LEAP PROPOSALS   

AMENDED VIS SPLAYS AND TRACKING   
AMENDED PLANNING LAYOUT   
AMENDED PLANNING LAYOUT  
CLIMATE CHANGE STRATEGY
BIODIVERSITY IMPACT ASSESSMENT   

DUAL BRANDED GARAGES TWIN   

DUAL BRANDED GARAGES SINGLE   

THE LOCATION PLAN   

DUAL BRANDED GARAGES DOUBLE   

DUAL BRANDED GARAGES TWIN   
DUAL BRANDED GARAGES SINGLE
13   HOUSE TYPE FAIRWAY
MATERIALS LAYOUT   
PARKING SPACE ANALYSIS ARRANGEMENT   
6 X 3 M DOUBLE GARAGE   

DRAFT MANAGEMENT PLAN  

PLANNING STATEMENT  
HOUSE TYPE FAIRWAY 
DESIGN STATEMENT
HIGH TIMBER HIT AND MISS FENCE
HEDGEHOG HIGHWAY 
CLOSE BOARDED FENCE   
POST AND RAIL FENCE   
HOUSE TYPE AVONDALE (RENDER)
HOUSE TYPE
HOUSE TYPE   

HOUSE TYPE 7   
HOUSE TYPE 
BOUNDARY WALL TYPE 3   
014   EXTERNAL GATE   

02   HOUSE TYPE INGLEBY   
02   HOUSE TYPE KIRKDALE   
02   HOUSE TYPE WILFORD   
02   HOUSE TYPE WILFORD   

 11   HOUSE TYPE BURLEIGH   
114   450MM TIMBER POST DETAIL   
13   HOUSE TYPE ABBEYDALE   
13   HOUSE TYPE MERIDEN   
13 AND 14   HOUSE TYPE AVONDALE      

13 AND 14   HOUSE TYPE HENLEY   
14   HOUSE TYPE ARCHFORD   
14   HOUSE TYPE ARCHFORD   
14   HOUSE TYPE BRADGATE   
14   HOUSE TYPE WINSTONE   
14 AND 15   HOUSE TYPE HADLEY   
14 AND 15   HOUSE TYPE HADLEY   
15   HOUSE TYPE CANNINGTON  
15   HOUSE TYPE CANNINGTON GF RENDER   
16   HOUSE TYPE HOLDEN   
17   HOUSE TYPE HOLDEN   
220   VARIOUS TOPPED RAILINGS  
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GL 1585 01B

GL 1585 02B  
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H7799-VST A
H7799/101 C

H7799/101A C   

FIGURE 1   
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P02

SDG1
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SSG1
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H7799/106 A

H7799/PSA

LDG1H8 REV DS02
H7799/DMP1   

P331-DG7  
228   1800MM     
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006
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01
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SH75E7
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