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2021/0328/FUL
	PARTIAL DEMOLITION, REBUILD, CONVERSION AND EXTENSION OF A GRADE II LISTED MILL TO CREATE A 70 BED NURSING HOME AND THE ERECTION OF 31 NO. PRIVATE RESIDENTIAL DWELLINGS WITHIN THE CURTILAGE TOGETHER WITH ASSOCIATED INFRASTRUCTURE ANCILLARY FACILITIES, ACCESS, PARKING AND OPEN SPACES.



	Proposal B

2021/0329/LBW

	LISTED BUILDING CONSENT FOR THE PARTIAL DEMOLITION, REBUILD CONVERSION AND EXTENSION OF A GRADE II LISTED MILL TO CREATE A 70 BED NURSING HOME

	Applicant:
	Mr Ian Radford Hermitage Mill Developments Ltd


RECOMMENDATIONS
2021/0328/FUL
a. Full Planning Permission is granted with conditions

2021/0329/LBW
b. Listed Building Consent is granted with conditions
DESCRIPTION OF PROPOSAL AND APPLICATION SITE

The Site

Hermitage Mill is a Grade II Listed building located on Hermitage Lane, Mansfield adjacent to its Mill pond to the east and the Local Nature Reserve known as the Hermitage. Further to the east again is Kings Mill viaduct, a Scheduled Ancient Monument. On the 28th March 2022, a fire spread through the Mill, requiring large sections of the building to be demolished. 
In terms of the site’s history, Hermitage Mill is one of a number of other textile mills built along the river Maun during 18th century industrialisation. The original Mill was built in 1782 as a water-powered mill producing textiles, before being taken over by a hosiery production company. The original structure was constructed from local sandstone and was arranged over lower ground, ground, first, second floors and attic level. 
By the 1870’s the Mill was extended with a large southern brick extension and a flat roof extension on its north end. Other additions included an engine house, by 1878, and boiler room. The Mill was occupied as a builder’s merchants from the 1950’s until 2008 since when it has been vacant.

The site is topographically varied, but falls to the south towards the river Maun. A row of four two-storey stone built terrace houses occupied land on the western boundary of the site adjacent to Hermitage Lane and to the south east corner were a pair of semi- detached two storey stone built houses. These have since been demolished and the land to the front of the Mill was last used as a car park, with a tarmac surface. 

The Application

The application originally submitted comprised of two distinct elements: the conversion of the Mill, incorporating an extension on its south western edge to provide a 70 -bed care home and the erection of 31 no. semi-detached and terraced residential properties within the curtilage of the Mill. 

However, during the course of the application there was a fire at the Mill, which resulted in large parts of the building being destroyed. Shortly after the fire, and before the demolition occurred, a meeting was held on-site involving the Council’s Conservation Officer, a Structural Engineer from Historic England, a Building Control Officer, the Case Officer and the Council’s Enforcement Officer. 

On the basis of the visit, the demolition was considered necessary to be carried out due to structural and safety problems. Accordingly, it is considered that no offence has occurred under Section 7 of the Planning (Listed Buildings and Conservation Areas) Act 1990.

Both the full and listed building applications have been amended to include the partial demolition and rebuild of the Mill. As such, the application now proposes to rebuild, extend, repair and refurbish the Mill to facilitate the conversion to a care home.  
It is recognised that the ‘extension’ will affectively be attached to the newly re-built Mill, as the south-western section of the Mill has been demolished. This section will be comprised of three distinct parts:
· A glazed link to provide a ‘stand-off’ between the body of the ‘extension’ and the remaining listed building; 

· The lift and staircase housing, finished in an ash grey render system. 

· The main body of the new build ‘extension’ with a glazed western (outer) face, a brick (eastern) front façade, ivory render to the sides and a wraparound brick plinth.
31 no. three-bedroom two-storey dwellings are proposed within the curtilage of the Mill as part of the full planning application. The new build dwellings would be generally arranged to the northern and southern site boundaries as well as the south-eastern corner of the site. The proposed dwellings would be of a simple design with pitched roofs with gables to the side elevations. All dwellings would have a grey roof with uPVC-glazed windows. Each would also have their own private garden amenity space. 

The site is to be accessed from the two existing entrances off Hermitage Lane. The overall scheme now provides 87 car parking spaces, of which 23 spaces are specifically allocated to the care home.

RELEVANT SITE HISTORY 
Planning permission (Ref.2015/0509/ST) and listed building consent (Ref. 2015/0514/ST) were granted on the 8th April 2016 for the conversion of the Grade II listed Mill to 25 apartments and the erection of 32 no. two-storey dwellings within its curtilage. The applicants subsequently discharged a number of the planning conditions on the site. However, not all pre-commencement conditions were discharged and the application subsequently expired.

Planning permission (Ref. 2018/0098/FUL) and Listed Building Consent (Ref. 2018/0099/LBW) was then granted on the 4th July 2018 for the conversion and extension of the Grade II Listed Mill to a 50 bed-care home with associated facilities and the erection of 32 no. extra care apartments within its curtilage. Condition discharge applications were subsequently submitted to discharge the relevant pre-commencement conditions on the full application. 

The applicant has advised that the neither of these scheme attracted viable developer interest. It has been advised they did have an operator interested in the care home element of the site in early 2020 who indicated a requirement for a 70-bed home with high-spec facilities but had no interest in the free-standing extra-care apartments. It is understood that the lack of viability of that consent scheme has motivated the scheme that is proposed in the current applications. 
All previous conversion proposals for the Mill included demolition of certain later additions to the building to expose the façade of the earlier elements of the building. The demolition of these elements took place before the 2022 fire. 

The following details the application history on the site: 
· 2015/0509/ST - CONVERSION OF MILL TO 25 NO. ONE AND TWO BEDROOM APARMENTS ALONG WITH THE CONSTRUCTION OF 32 NO. TWO STOREY, THREE BEDROOM SEMI-DETACHED DWELLINGS. APPROVED. 
· 2015/0514/ST - APPLICATION FOR LISTED BUILDING CONSENT FOR CONVERSION OF MILL TO 25 NO. ONE AND TWO BEDROOM APARMENTS ALONG WITH THE CONSTRUCTION OF 32 NO. TWO STOREY, THREE BEDROOM SEMI-DETACHED DWELLINGS. APROVED.
· 2016/0586/ST - APPLICATION FOR LISTED BUILDING CONSENT TO REPLACE EXISTING WINDOWS WITH TIMBER TO MATCH WINDOWS IN NORTH OF SITE BLOCK B, ALTERATIONS TO ELEVATION TREATMENT, BRICKWORK, STONEWORK AND RENDER AND MINOR ALTERATIONS TO LOWER GROUND FLOOR LAYOUT AND NEW BALCONY / PODIUM TO FLAT 15. REFUSED.
· 2018/0098/FUL - PROPOSED CHANGE OF USE, CONVERSION AND REAR EXTENSION OF LISTED MILL TO CREATE 50 BED CARE HOME, ERECTION OF 32 NO. NEW BUILD ASSISTED LIVING APARTMENTS WITH ANCILLARY RETAIL AND SOCIAL FACILITIES. APPROVED.
· 2018/0099/LBW | LISTED BUILDING CONSENT FOR PROPOSED CHANGE OF USE, CONVERSION AND REAR EXTENSION OF LISTED MILL TO CREATE 50 BED CARE HOME, ERECTION OF 32 NO. NEW BUILD ASSISTED LIVING APARTMENTS WITH ANCILLARY RETAIL AND SOCIAL FACILITIES. APPROVED. 
· 2021/0103/CON, 2021/0160/CON and 2021/0254/CON – CONDITION DISCHARGE APPLICATIONS FOR THE 2018 FULL PERMISSION. 
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.

Following the description being amended (to include demolition and rebuild), a full re-consultation exercise was undertaken with all consultees and residents for 21 days. 

As the application was amended to include demolition, notification was undertaken in accordance with the arrangements for handling heritage applications – notification to historic England and national amenity societies and the secretary of state (England) direction 2021. 
All comments reported below represent the latest position reflect the latest comments from each consultee, unless clearly indicated otherwise. 
Ashfield District Council 

No observations. The site is sufficiently setback from the Ashfield boundary and the impact of the development is considered to be negligible. 
MDC Parks 

I have no further comments to make with regards to the planning application at this point. My previous comments relating to reinstating the public footpath link from Hermitage Lane through to The Hermitage LNR still stands.

I have noticed that the developer has confirmed reinstatement of the footpath link, therefore I am happy to support this proposal from a parks and open spaces point of view.  
Clinical Commissioning Group

A development of this nature would result in increased service demand and all practices in the area are working at capacity. Accordingly, the proposal would trigger the need to provide health related section 106 funding amounting to £22,758.75 which is proportionate to the housing development size. The contribution would be invested in enhancing infrastructure capacity. The plans will include either reconfiguration, or extension of existing premises, or a new build that the S106 money will contribute towards.
Network Rail 

Following confirmation from the developer on a number of matters Network Rail is no longer raising an objection. Although conditions are recommended and informative notes should be included on the decision notice. 
MDC Environmental Health 

No objections in principle, however conditions relating to working hours, a construction management plan and no burning taking place should be attached. 

Any works required relating to contamination at the site must be carried out in accordance with the recommendations made within the Remedial Method statement dated March 2021, produced by Geomatters consulting engineers and a condition with respect to unexpected contamination.
MDC Environmental Health - Air Quality

No comments. 

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.

MDC Conservation Officer

Original comments: The overall concept for the site is considered appropriate, however the proposal to replace the existing cast metal window to the HA with timber is not considered appropriate. A few preferences in treatments have been made, along with numerous comments on the inappropriateness of using uPVC within the setting of the HA. 

Since the re-consultation, the conservation officer has provided comments regarding the suitability of planning conditions to ensure that the Mill is rebuilt on a like-for-like basis. 

A full copy of the conservation officers comments are available to view online, these provide a detailed appraisal in regards to the impact of the proposals on the heritage asset itself, along with impact of the development on the setting of the mill. These impacts are appraised letter in the report. 

Environment Agency 

On the basis that we have already fully explained our concerns regarding the flood risk posed by Kings Mill Reservoir to the proposed development we have no further objections to the proposals as submitted.


The applicant has provided a management plan for the weir and spillway within the site boundary. We strongly recommend that the Local Planning Authority (LPA) consults an appropriate structural engineer to confirm the suitability of this management plan and the need for any immediate repairs or refurbishments to the weir. We also recommend the inclusion of a suitable worded condition securing the implementation of a management plan for these features for the lifetime of the development within any permission granted by the LPA. Failure of the weir and spill way will result in an increase in flood risk to the development.
The Environment Agency has recommended a number of conditions be attached to the permission to ensure the development meets the National Planning Policy Frameworks requirements. 

Nottinghamshire County Council Local Lead Flood Authority 

No objections, subject to a condition requiring full details of surface water drainage and maintenance. 

Nottinghamshire County Council Highways Authority 
The Highway Authority understands this proposal to increase accommodation numbers for the site which will in turn will generate more traffic with increased manoeuvres into/ out of the site.

The site’s future traffic generation and parking requirements for the latest scheme have been based on previously agreed methodologies which appear to have been accepted by the LPA; however, they were not considered robust enough by the Highway Authority. For example, there is a shortfall in the amount of parking spaces required. 
There is a rather plotted history to this site and the Highway Authority has continued its reservations. On this basis and considering the proposed increased scale of the development, the LPA should have sufficient evidence to determine whether this amended application meets the LPA’s own supplementary parking standards and policies. Especially, as the previous reservations of the Highway Authority have not resulted in significant layout changes, or refusal to previous planning permission. 

Regarding other matters, namely the design of the site accesses, visibility splays and improved footway provision, the Highway Authority recommends the wording of the highway conditions are revised, especially as it is proposed by the applicant to replicate the conditions from the previous extant permission. This will ensure that final design is fit for purpose and will go some way towards meeting the core transport and planning policies that promote active travel options such as walking. 

The Highway Authority notes the presented visibility envelopes on Bancroft Consulting’s drawing reference F14150/02 are not free of obstructions and should be formed entirely within the public highway. Considering the circumstances and the planning history to this site, the Highway Authority recommends a proactive solution, which would allow the principle of the access to remain but enable improved modifications to the access layout through the detailed highway design Section 278 process under the Highways Act 1980.
Nottinghamshire County Council Planning Policy

Comments have been received from NCC planning policy setting out their strategic observations for the relevant areas that full under their remit:

Minerals – No objections.

Waste – No objections. 

Travel and Transport – No observations.

Heritage - The scheme is welcomed in so far as it involves the reuse of the grade II listed Hermitage Mill which has been ‘at risk’ for many years. The priority must be to ensure that a suitable scheme of reuse is delivered as soon as practicable for the mill. Concerned raised over the loss of the cast iron windows. 

Nottinghamshire County Council Education

NCC are not seeking any contributions towards education, as there is projected to be sufficient provision within the pupil place planning area to accommodate the number of pupils generated by the development. 

Sports England 

The proposal does not fall within their statutory remit for consultation and they have not provided a detailed response.  

National Amenity Societies 

No comments received. 

Neighbour Comments

1st Round of Consultation:

A total of four representations were received raising the following points:

· Object to the removal of the footpath as this promotes sustainable travel. If this was reinstated they would have no objections.

· Generally support the development bringing back into use a derelict building, however concerns the path isn’t wide enough 

· Interested to see how the development would affect sewer and fresh water pipes running between ‘The Hermitage’ to the west of the Hermitage Mill and Hermitage lane. 

· Concerned about the owners installing a flood barrier at the road tunnel and object to this. 

2nd Round of Consultation following an amended description:

1 representations received raising the following:

· Concern over the amount of houses being granted planning permission in Mansfield.

· The application for the dwellings should be refused and a nursing home of a smaller size granted with open space and landscaping. 

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 H1 – Housing Allocation

· 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.  

Relevant Guidance 

· Interim Planning Guidance Note 5 – Hermitage Mill Development Brief 

· Mansfield District Council’s Draft Interim Planning Guidance Note 10 ‘Parking for New Development’.  

· Planning Practice Guidance – Conserving and Enhancing the Historic Environment

· Enabling Development and Heritage Assets: Historic Environment Good Practice Advice in Planning Note 4 (Historic England, 2020)
ISSUES

The main issues to consider with this application are;

1. The principle of development 

2. The impact upon the significance of the heritage asset 

3. Design and layout

4. Residential amenity

5. The impact upon the surrounding highway network

6. Flood risk

7. Ecology and nature conservation

8. Planning obligations 

9. Conclusions and planning balance

1. The principle of development 

The site is identified within the Local Plan as Housing Allocation H1o. This allocates the site for 32 new homes and a care home, subject to:

· An offsite open-space contribution towards Hermitage LNR and Oakham LNR

· The protection of Grade II listed buildings on and adjacent to the site; and 

· An appropriate archaeological assessment being carried out and the recommendations followed.  
It is also recognised that the general principle of residential development at the site, and the conversion of the Mill into a care home, has been accepted through pervious planning permissions. The general principle of development for the proposed use is therefore considered to be acceptable, subject to no other material considerations indicating otherwise. 

2. The impact upon the significance of the heritage asset
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 201 sets out that where a proposed development will lead to substantial harm to (or total loss of significance of) a designated heritage asset, Local Planning Authorities should refuse consent, unless it can be demonstrated that the substantial harm or total loss is necessary to achieve substantial public benefits that outweigh that harm or loss and sets out a number of tests that need to be met. 
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 H1 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.

There is also statutory protection of listed buildings. In this regard, the Courts have made it clear that the duty in section 66 of the Listed Buildings Act does not allow a Local Planning Authority to treat the desirability of preserving the settings of listed buildings as mere material considerations to which it can simply attach such weight as it sees fit.  

The Court of Appeal in Barnwell
, set out that the desirability of preserving the settings of listed buildings should not simply be given careful consideration but “considerable importance and weight” when carrying out the balancing exercise. This gives rise to a strong statutory presumption against granting planning permission for development which would cause harm to the settings of listed buildings.  
The main consideration in assessing the impact of the development on the Mill is twofold:

· The impact of the proposed rebuild, conversion and ‘extension’ of the Grade II Listed Mill and

· The impact on the setting of the mill through the residential development. 
Impact on the Mill

The NPPF defines significance in the relevant context as “The value of a heritage asset to this and future generations because of its heritage interest. That interest may be archaeological, architectural, artistic or historic. Significance derives not only from a heritage asset's physical presence, but also from its setting."
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.
Hermitage Mill has significant historic interest and has played an important role in the economic and social development of Mansfield. In the late 18th and 19th century, the Mill made a significant contribution to the thriving textile industry. Unfortunately, the fire of 2022 and subsequent demolition (required for safety reasons) has significantly harmed the architectural significance of the building, which was a robust four storey structure that had evolved over the years, reflecting different periods in the Mills history. 

The rebuilding of the Mill, subject to conditions concerning materials and construction would not adversely affect the remaining heritage asset. This includes a condition stipulating that no more than 50% of the new build properties shall be occupied until the standing listed building has been fully repaired and restored in accordance with a Structural Appraisal and Repair Specification. An additional condition is also proposed regarding the use of any remaining rubble on the site in the rebuild. 
Once the Mill is rebuilt, the use will change to a care home. The main body of the rebuilt mill will have 40 separate care bedrooms and associated care facilities including reception, laundry, plant room and day spaces. There will also be a four-storey section on the rear (south-west) elevation containing 30 separate bedrooms. 

In terms of the ‘extension,’ the Conservation Officer noted in relation to the original scheme that the structure itself was over-large in format and therefore impacted more considerably on the character of the heritage asset than the previous approved development. However, the design of the ‘extension’ has evolved to an acceptable form and design through collaboration between the applicant and the Councils Conservation Officer. The scale of the ‘extension’ would still result in harm to the heritage asset, although this is considered to be less than substantial considering the design and given the extent of the rebuilding works required to facilitate the development. 
Setting of the Heritage Asset(s)

As outlined in the NPPF, the setting of a heritage asset is the surroundings in which the heritage asset is experienced. Its extent is not fixed and may change as the assets and its surroundings evolve. The setting of the Mill has changed significantly since its original construction in 1780. Whilst the industrial nature of the Mill is reflected in the new industrial estate that has grown up to the south and east, these changes are not a positive contribution to the once rural setting of the Mill. The Mill pond remains to the west of the Mill and, as a body of water that was functionally part of the historic workings of the Mill. This will remain in situ. 

Historically residential properties existed on the site and consisted of a range of 4no. terraced properties located between the two access entrances to the site, and a further range of buildings located to the south of these. The principle of residential dwellings within the immediate setting of the Mill is therefore considered to be appropriate. This has also been accepted by the Council in the determination of previous planning permissions. 

The Conservation Officer has raised some preferences for the residential development that has not occurred, including the properties to be terraced, aligned and backing onto the Mill. There are also concerns raised over the use of u-PVC windows within the setting of the Mill. Finally comments are made by the Conservation Officer on the use of boundary materials, noting the use of timber fencing in certain locations. A condition will be applied with regards to boundary materials to ensure that the finishes to be applied are appropriate to the setting of the heritage asset. 

The houses are located essentially within the same positions as the 2016 proposals and a similar location to the 2018 permission. The scale is also similar to that approved and sitting at two storeys, these do not challenge the dominance of the Mill itself (once rebuilt). However, the quantum of development, including parking surrounding the Mill, is greater than previously permitted and it is therefore considered there is some harm to the setting of the listed building. Given that the scale of the Mill (once rebuilt) would remain dominant within the site, the harm arising from the substantial car parking provision is considered to be less than substantial.
There would be a conflict with Local Plan (LP) policy HE1 (part 3) in this respect, as this policy requires development to conserve/preserve the setting. However, criteria 1d of policy HE1 states that a proposal affecting a heritage asset should ‘demonstrate that all reasonable efforts have been made to sustain the existing use, find new uses or mitigate the extent of the harm to the significance of the asset; and whether the works proposed are the minimum required to secure the long term use of the asset.’   
The viability work has confirmed there is a conservation deficit and that enabling development is required to ensure the work to the Mill is carried out. As such, the housing will go some way to ensure the conservation of the Mill. It is noted that para 202 advises that public benefits should be balanced where there is a finding of less than substantial harm and where appropriate securing its optimum viable use. 
Summary 

In summary, it is considered that the rebuilding and conversion of the Mill would not harm the heritage asset. There would, however, be some harm to the setting of the heritage asset and setting through the quantum of new build development. However, it is noted that the setting of the Mill has changed significantly since its construction and historically residential development did feature on the site. The Mill pond will also remain in situ, which is an important feature. As such the harm to the setting is considered to be less than substantial within the context of paragraph 202 of the NPPF.
The site also shows a Conservation Deficit and the new build properties and the ‘extension’ to the rebuilt Mil, will provide for a viable use that will help to secure the long term future of the Mill and this is considered to be a significant public benefit of the proposals . 
The NPPF provides 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). This is irrespective of whether any potential harm amounts to substantial harm, total loss or less than substantial harm to its significance. 

A finding of harm to the setting of a listed building gives rise to a strong presumption against planning permission being granted. The presumption is a statutory one. It can be outweighed by material considerations powerful enough to do so.
To conclude on the issue of the impact on the significance of the heritage asset, less than substantial harm would result to the setting of the listed building. However, significant benefits would result from the rebuilding of the Mill and finding a viable re-use for a heritage asset which is currently derelict and has stood vacant for a number of years. These public benefits are considered to be sufficient to outweigh the harm to the heritage asset and the principle of the development therefore accords with paragraph 202 of the NPPF and part 1d of Local Plan policy HE1.    
3. Design and layout
National planning policy 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. Policy P2 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.

31 no. three-bedroom two-storey dwellings are proposed within the curtilage of the Mill as part of the full planning application. The new build dwellings would be generally arranged to the northern and southern site boundaries as well as the south-eastern corner of the site.
The Conservation Officer has suggested that it would be preferable for dwellings to front onto the lane, backing onto the Mill, as this was reflective of previous development at the site. The Conservation Officer recognises that the alignment of the dwellings has been altered to remove the staggered format, which is reflective of previous development on the site. 

The applicant has stated that the proposed enabling development has been arranged in this manner to minimise the impact upon the setting of the Grade II Listed Mill. The rationale presented is that the rebuilt Mill would remain the most dominant feature and the focal point of the site, with the layout providing views of the Mill across the site from Hermitage Lane. 

The proposed enabling development would occupy areas of the site that have been previously developed, such as by the modern warehouse to the northern boundary and the previously demolished cottages to the south-eastern boundary, with the Hermitage Mill Development Brief identifying these areas as the most suitable for any enabling development. The location and arrangement of the dwellings is therefore considered to be acceptable. 

The development would also allow pedestrian access throughout the site and there is scope to incorporate areas of landscaping within the proposed parking areas in order to soften the appearance of the hard-surfacing. The matters of landscaping (both hard and soft) along with fencing can be controlled through planning conditions. These matters would need careful consideration to protect the setting of the Mill. 

The proposed dwellings have a simple, traditional design, with pitched roofs with gables to the side elevations which would reflect the simple and functional design of the Mill building. It is proposed to finish the dwellings with brick and render, with a grey roof and UPVC windows. Whilst it would clearly be preferable for the dwellings to feature a natural palette of materials, such as stone and slate roofs, there are clear issues with viability on this development and the principle of the materials have been accepted through previous permissions. It may therefore be difficult to refuse the application on this basis. 

The application includes a footpath link running along the northern part of the site. Concerns were expressed by the Case Officer and Highways regarding the nature of the link being a relatively narrow footpath between two fences. The link was subsequently removed from the layout. 
However, the Councils Parks team raised concern regarding the footpath being omitted, as it would provide an improved access from Kings Mill Reservoir through The Hermitage and onto Oakham LNR and Quarry Lane LNR, Titchfield Park and into the town centre. The footpath link was subsequently reinstated on the plan. Given the link would serve to promote sustainable transport measures and improve linkages to the wider area, on balance, it is considered to be acceptable.

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 application site lies at the edge of a predominantly commercial and industrial area with commercial uses to the east and south of the site. The site is bounded by the Mill pond to the west and railway to the north with residential development beyond. The nearest commercial properties lie to the east of the site and the nearest proposed dwelling would be positioned approximately 35m from these units. 

Clearly, there is potential for issues with noise disturbance from adjacent commercial uses and the railway. However, despite the overall character of the surrounding area the site could be considered to be somewhat divorced from the surrounding uses, being well separated and enclosed from neighbouring commercial uses. The principle of residential development has also been established on this site and indeed, the site is allocated for housing development. The Council’s Environmental Health team have also raised no objections. 

Although, given the location it is still considered appropriate to apply a condition for a noise impact assessment to be carried out and any appropriate mitigation measures installed within the dwellings. 

The proposed dwellings would each benefit from a private rear garden area; however a number of these are modest in size. The properties would also fail to meet the Nationally Describe Space Standard, falling approximately 5.2 sqm short of the required 84sqm for a 3 bedroom 4 person property. However, the NDSS is not adopted in local plan policy and planning practice guidance does advise that reference must be made within the Local Plan to national standards. Overall, it is considered that this shortfall would not be sufficient to refuse planning permission. 

5. The impact upon the surrounding highway network

Policy IN9 of the Local Plan sets out that development proposals will be supported provided: a. they do not endanger highway safety, and allow for satisfactory access and egress from the highway and internal movements within the site. 

Policy IN10 of the Local Plan sets out that development proposals will be supported where there is appropriate provision for vehicle and cycle parking, including meeting the needs of the disabled. Provision should be designed so that it is an integral part of the development, does not dominate the public realm and: a. meets the minimum standards and design requirements set out in adopted guidance.

Nottinghamshire County Council Highways Authority latest comments have raised some reservations over development. However, they have recommended a pragmatic approach to many of the issues and listed a number of planning conditions to resolve the issues.  

Firstly, they have raised an issue with the northern most access into the site. This has an acutely splayed access that has not been designed in accordance with the current Nottinghamshire Highway Design Guide. It needs to be formed using 6 metre radii with pedestrian crossing facilities and tactile paving. A condition is recommended to cover this aspect. 

Other conditions are recommended with respect to ensuring sufficient visibility at the access, provision of 2m wide footways along the frontage and the provision of the pedestrian link along the northern boundary. 

The other substantive issue raised by the Highway Authority is parking and they have advised it is for the Local Planning Authority to be satisfied over this aspect. This revised proposal seeks to increase the care home provision by a further 20 bedrooms above the extant scheme and replace the assisted living scheme that formed part of that approved development with 31 private dwellings. 

The proposed development would comprise a total of 87 car parking spaces, with the southernmost access junction serving 59 spaces (23 care home and 36 residential (serving 17 of the dwellings)). The northernmost access junction serves a further 28 spaces (serving the other 14 dwellings).

The Nottinghamshire Highways Design Guide states for care homes the following standards should apply: 1 space per 3 bedrooms + 1 space for each member of staff (maximum number of staff on site at one time).

The applicant has advised that at this stage the precise details of the care home operation are unknown but typically it would be expected that a care home of this type and size would have around 20 staff on site per shift. Applying this to the above requirements would equate to a total provision of 23 spaces for the bedrooms and 20 spaces for staff. In accordance with the above guidance, there is therefore a shortfall of 20 spaces. 

The applicant has submitted that ‘the previous 2018 application established that the 50-bed care home would generate a maximum parking accumulation of 10 vehicles. Adjusting this to reflect the proposed 70 bed scheme would result in a total parking accumulation of 14 vehicles for the care home. Taking this into account, it is considered that the 23 spaces being proposed for the care home would satisfy predicted demand.’

The previous methodology with regards to trip generation and parking accumulation appears to have been accepted by the Local Planning Authority and permission granted. Nonetheless, there is some concern regarding the shortfall in places that could lead to indiscriminate parking along Hermitage Lane, which is a highly trafficked road with a large number of passing vehicles. 

It is considered that a Travel Plan could be secured by condition. The Plan would need to propose measures to encourage safe and sustainable transport options. Such measures should lead to a reduction in the number of private vehicles using the site, particularly, amongst staff at the care home, for example through car share schemes. 

In terms of residential parking, section 5 of the ‘Draft Parking for New Developments’ confirms that houses with up to 3 bedrooms should be provided with 2 on plot parking spaces. The proposed layout confirms that 36 spaces would be provided in the southern area for 17 dwellings, whilst 28 spaces are contained in the northernmost area for 14 dwellings. Hence, the proposed residential car parking provision would be in accordance with the required standards.

In summary, there are some concerns regarding the level of parking for the care home and to this extent the proposal does conflict with Policy IN10 of the Local Plan. However, sufficient parking would be provided for the residential element of the scheme and there are no highways concerns overall with regards to trip generation and the access (subject to planning conditions). Given the volume of trips generated by the employees of the care home, it is considered that measures in a Travel Plan could make a greater impact on traffic volumes than if the scheme was formed of entirely residential dwellings.    

6. Flood Risk
Local Plan Policy CC2 concerns flood risk. It sets outs the circumstances of when developments in areas at risk of flooding will be supported. The site is mostly classified as Very Low Risk (EA Flood Zone 1), which is land that has a less than 0.1% chance of flooding (less than 1:1000). The medium and higher risk Flood Zone (Flood Zone 2 and 3) encroaches on the south eastern corner of the site. 
The Environment Agency no longer object to the application on the grounds of flood risk, following the applicant submitting an updated flood risk assessment. One of the key mitigating factors was that the finished floor levels of the buildings are set well above the 1:1000 year storm event. A management plan has also been submitted for the pond weir and spillway. The EA have confirmed that a structural engineer needs to confirm the need for any immediate repairs to the weir. A condition is therefore proposed for the submission of the plan, and the details can be checked with an engineer at that stage. 
The EA have continued to express concerns about the flood risk posed from Kingsmill Reservoir. They have stated this needs to be ‘safely managed’ by the Local Planning Authority (LPA), highlighting that assessing the suitability of flood evacuation plans and the structural stability of buildings when subjected to extreme flooding falls outside of the EA remit. As such, the EA have not objected on the grounds of reservoir flood risk, but advised the LPA to seek advice from emergency planner and a structural engineer. 

The registered reservoir undertaker for Kings Mill Reservoir is Ashfield District Council (ADC). ADC has been consulted on the application and raised no objections. A condition is proposed for the submission of a Reservoir Flood Risk plan, which can be assessed by appropriate parties to ensure the details are sufficient. Mitigation measures could for example include ensuring an evacuation plan, safe places of refuge and that the buildings are structurally sound. 
The issue of access to clear debris screens on the River Maun underneath the railway embankment to the North West of the site is something that has been raised by the EA and a local resident. The EA have, however, not objected on this ground as they are not responsible for clearing the screens. This falls to Network Rail, who have also been consulted on the application and raised no objections (subject to conditions). 
As such, officers consider that a refusal of the application on this ground could not be maintained. A pathway access is proposed adjacent to the northern boundary. This would enable pedestrian access to clear this screens. This approach has been accepted on previous applications and it is considered that there are no material considerations that suggest this approach should not be accepted in this scheme.
A resident has raised a concern about the development impacting on drainage to their property, which is believed to run through the site. An informative note is to be included on the decision notice, which advises the applicant to check all relevant records to ensure that any drainage on site is appropriately taking into account before construction commences. Details of both foul and surface water drainage to serve the development can also be secured by condition.  
No objections have been raised from the EA, nor the Local Lead Flood Authority in respect of this application. Subject to the imposition of conditions, there are no concerns about flood risk associated with the development. 
7. Ecology and Nature Conservation
The Hermitage, which is the Mill Pond adjacent to the site to the west is a Local Nature Reserve (LNR). The Oakham LNR also lies across the road to the east. Policy NE2 of the 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 survey work in support of the application in respect of bats and birds. The bat survey involved a daylight assessment simply checking the building and did not include emergence surveys. No evidence of occupation or hibernation of bats were found in the building. However, the report acknowledged that the building does provide suitable habitat for roosting bats. However, given the 2022 fire and the resulting extent of destruction of the Mill building, this is no longer considered to be the case. 
As part of the previous planning permissions on the site, a buffer has been provided along the southern boundary (to the River Maun and associated water bodies), with the trees retained. This buffer zone came at the request of the Environment Agency. Following comments made by the case officer a buffer zone, similar to that approved on other applications, has been reinstated on the plan. 

The submission of a Landscape Environmental Management Plan, which shall include details of the buffer zone can be secured by condition, along with a biodiversity management plan showing a net-gain. This will help ensure that the development complies with Policy NE2 of the Local Plan. This sets out that biodiversity should be protected and enhanced. 
8. Planning Obligations
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. 

The independent viability expert concurred with the applicant in relation to the original submission (prior to the 2022 fire) that enabling development was necessary for the conversion of the Mill to be brought forward. 

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.

The Council’s independent expert agrees with the assumption made by the applicant’s viability assessment in relation to the land value adopted and the majority of build costs. In terms of developer profit, this has been reduced in line with Historic England’s guidance on enabling development, following negotiations between the Council and the applicant. 
Following a significant period of discussions with the applicant, the Independent expert was satisfied that the original scheme would not generate sufficient revenue to be able to support any affordable provision, or any financial contributions that would otherwise be required to mitigate the impact of the development (primarily in relation to off-site highways and open space enhancements and NHS health facilities in this case).  

It is considered that the fire and subsequent revision to the scheme to include the rebuilding of large parts of the Mill has made the scheme less viable. The new build costs were a lot higher than the costs of conversion. The Mill area which was going to be converted was 2,852 sq m (with a cost of £880 per sq m). As this is now classified as new build (which has a build cost of £1,319 per sq m), and assuming the same square metreage would be provided, this would increase the build costs by £1.252million. In this sense, the scheme would run at a deficit of £1.252 million when compared to the original submission.

The independent expert has raised a number of points regarding this. Notably the care home value was based on this being a part conversion and the new build facility maybe more marketable and produce a higher value (which could offset some of the build cost increase). Furthermore any successful insurance claim following the damage caused to the building by the 2022 fire would need to be included in the appraisal as a revenue. 
In response, the applicant has confirmed that the building was uninsured and therefore this will not be included as a revenue. They have also confirmed that it is expected that the increased costs of the new build will be balanced by an increased sale value. However the schemes remains on the margins of viability. 
If the scheme does become unviable it raises some deliverability concerns in terms of whether the scheme will actually be realised. However, concerns over the deliverability of a development are generally speaking not a basis for a refusal of planning permission. 
9. Conclusion and Planning Balance
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. 
Firstly, the principle of development is acceptable in accordance with policy H1 of the Adopted Local Plan. The rebuilding of the Mill and conversion into a care home will provide substantial environmental and social benefits. A condition will be applied for a structural survey to be submitted, to assess how the remaining structure can be incorporated into the new build along with an assessment to ensure any rebuild reflects the historic materials and construction of the Mill. 
There would be further social benefits through the provision of 31 dwellings providing family homes. The overall redevelopment of the site would also serve to reduce instances of anti-social behaviour and criminal damage that has been occurring over the last few years. These are considered to be social benefits attracting significant weight. 
It is acknowledged that there would be harm to the setting of the Listed Mill through the new build housing and extension. The NPPF in paragraph 202 advises that this harm should be weighed against the public benefits. There would be a conflict with Local Plan (LP) policy HE1 (part 3) in this respect, as this policy requires development to conserve/preserve the setting. However, the scheme is considered to accord with part 1 d of that policy in that the scheme has been demonstrated as the minimum necessary to secure the long term future of the heritage asset. Significant weight must be placed on this harm, even though the level of harm is considered to be less than substantial.

There are also some concerns regarding the level of parking for the care home and to this extent the proposal does conflict with Policy IN10 of the Local Plan. However, sufficient parking would be provided for the residential element of the scheme and there are no highways concerns overall with regards to trip generation and the access (subject to planning conditions). 

The impact of the development in terms of flood risk has been robustly assessed by the Environment Agency and Local Lead Flood Authority, who have raised no objections, subject to conditions. The development would also provide an appropriate level of amenity for future occupiers. 
Overall, it is considered there are good reasons for allowing the development to proceed. There are significant public and heritage benefits of bringing the site back into use and these benefits are considered to outweigh the harms of the development. It is therefore recommend to grant planning permission and listed building consent. As follows:

Recommendations:

2021/0328/FUL
c. Full Planning Permission is granted with conditions

2021/0329/LBW
d. Listed Building Consent is granted with conditions
RECOMMENDED CONDITIONS/REASONS/NOTES FOR 2021/0328/FUL:
(1)



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

(1)



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

(2)



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

(2)



Reason: To define the approved plans for the avoidance of doubt.

(3)



Condition: No development shall commence until full details of the proposed external facing materials and roofing materials to be used have been submitted to and approved in writing by the Local Planning Authority. The development thereafter shall be undertaken in accordance with the approved details.

(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: No development shall commence until a plan indicating the positions, design, materials and type of walls, fences and other means of enclosure to be erected within and along the boundaries of the site have been submitted to and approved in writing by the Local Planning Authority. The development thereafter shall be undertaken in accordance with the approved details before the buildings are occupied.

(4)



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.

(5)



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;

· 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 Construction Environment Management Plan shall also contain a Construction Methodology which demonstrates consultation with the Asset Protection Manager at Network Rail 

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

(5)



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.

(6)



Condition: Notwithstanding the approved details of condition 13, no part of the development hereby approved shall commence until a detailed drainage scheme based on the principles set forward by the approved Flood Risk Assessment (FRA) and Drainage Strategy IPD-17-438, 06/08/2021, IPaD Infrastructure Planning and Deisgn, 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. 

(6)



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.

(7)



Condition: Notwithstanding the approved details, the development shall not be occupied until full details of all hard and soft landscaping has been submitted to and approved in writing by the Local Planning Authority. 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.

(7)



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.

(8)



Condition: Prior to each phase of development being occupied a verification report demonstrating the completion of works set out in the approved remediation strategy (Remedial Method Statement (ref: GML19217/4/1 March 2021)) and the effectiveness of the remediation shall be submitted to, and approved in writing, by the local planning authority. The report shall include results of sampling and monitoring carried out in accordance with the approved verification plan to demonstrate that the site remediation criteria have been met.

(8)



Reason: To ensure that the site does not pose any further risk to human health or the water environment by demonstrating that the requirements of the approved verification plan have been met and that remediation of the site is complete. This is in line with paragraph 174 of the National Planning Policy Framework.

(9)



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.

(9)



Reason: To ensure that the development does not contribute to, and is not put at unacceptable risk from or adversely affected by, unacceptable levels of water pollution from previously unidentified contamination sources at the development site. This is in line with paragraph 174 of the National Planning Policy Framework.

(10)



Condition: Piling or any other foundation designs using penetrative methods shall not be permitted other than with the express written consent of the Local Planning Authority, which may be given for those parts of the site where it has been demonstrated that there is no resultant unacceptable risk to groundwater. The development shall be carried out in accordance with the approved details.

(10)



Reason: Groundwater within the Cadeby Formation which underlies the site lies at around 2m below ground level.  As such, care should be taken when designing foundations and in particular, any piled foundations that may be required. It should be shown that the technique adopted will not act to mobilise any residual contamination on site.

(11)



Condition: The development hereby permitted shall not be commenced until such time as a scheme to treat and remove suspended solids from surface water run-off during construction works has been submitted to, and approved in writing by, the local planning authority. The scheme shall be implemented as approved.

(11)



Reason: To ensure that the development does not contribute to, and is not put at unacceptable risk from or adversely affected by, unacceptable levels of water pollution. This is in line with paragraph 174 of the National Planning Policy Framework.

(12)



Condition: The development hereby permitted shall not be commenced until such time as a scheme to install oil and petrol separators has been submitted to, and approved in writing by, the local planning authority. The scheme shall be implemented as approved. 

(12)



Reason: To ensure that the development does not contribute to, and is not put at unacceptable risk from or adversely affected by, unacceptable levels of water pollution. This is in line with paragraph 174 of the National Planning Policy Framework.

(13)



The development shall be carried out in accordance with the following documents:

· Flood Risk Assessment (titled "proposed residential development, Hermitage Mill, Hermitage Lane, Mansfield", ref: IPD-17-438 R-006, dated 06/08/2021),

· Technical Note (titled "Technical Note for Proposed Development - Hermitage Lane, Mansfield", ref: IPD-17-438, dated March 2021), and 

· Drawing (titled "proposed drainage layout 2021 application", ref:  IPD-17-438-505 Rev A, dated 18/05/2021), and will incorporate the following mitigation measures:

· Finished floor levels shall be set no lower than those shown in drawing titled "proposed drainage layout 2021 application" (referenced provided above).

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.

(13)



Reason: To reduce the risk of flooding to the proposed development and future occupants.

(14)



Condition: Prior to the commencement of development, details of a phasing programme for the delivery of the development shall be submitted to and approved in writing by the Local Planning Authority. The site shall be developed in accordance with the approved details, unless otherwise agreed in writing by the Local Planning Authority.

(14)



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.

(15)



Condition: No more than 50% of the new residential units within the new build element shall be occupied until the listed building has been fully repaired, restored and rebuilt in accordance with a Structural Appraisal and Repair/Reinstatement Specification that shall be submitted and approved in writing by the Local Planning Authority prior to the commencement of any development. The submitted Specification shall include a schedule of works which comprehensively addresses the reinstatement of Hermitage Mill on a 'like for like' basis in accordance with its historic construction and materials, The development shall thereafter be undertaken in accordance with those approved details. 

(15)



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

(16)



Condition: Development shall not begin until a scheme for the assessment and reuse of the former Mill rubble on site has been 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 proposed redeployment of the rubble in the proposed rebuild of the Mill. The development shall be carried out in accordance with the approved details. 
(16)



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

(17)



Condition Notwithstanding the approved plans, no part of the development hereby permitted shall be brought into first use until revised details of footpath link including precise widths, lighting and means of enclosure have been submitted to and approved in writing by the Local Planning Authority. Thereafter the pedestrian link shall be constructed and maintained in accordance with the approved plans.

(17)



Reason: In the interests of sustainable travel, and to ensure the route is attractive, and safe for users.

(18)



Condition: No part of the development thereby permitted shall be brought into first use until visibility splays of 2.4m x 5.4m are provided in accordance with details to be first submitted and approved in writing by the Local Planning Authority.  The area within the visibility splays referred to in this condition shall thereafter be kept free of all obstructions, structures or erections, hard surfaced and dedicated as public highway. 

(18)



Reason: To maintain the visibility splays throughout the life of the development and in the interests of general Highway safety.

(19)



Condition: No development shall be brought into use until the existing footway along the entire site frontage on Hermitage Lane has been upgraded to a minimum of 2m width, in accordance with details that shall have first been submitted to and approved in writing by the Local Planning Authority. 

(19)



Reason: In the interests of sustainable travel, and to ensure the route is attractive, and safe for users.

(20)



Condition: No part of the development hereby permitted shall be brought into use until the two vehicular accesses have been constructed with: -

· A minimum width of 5.5m with segregated 2 m wide pedestrian provision either side.

· 6m junction radii with pedestrian crossing facilities and tactiles

· Surfaced in a bound material.

· A gradient no greater than 1:20 for the first 15 metres behind the highway boundary; to allow refuse vehicle access

· Provision to prevent the discharge of surface water runoff into the public highway.

The details of which shall be first submitted to and approved in writing by the Local Planning Authority

(20)



Reason: To ensure safe access into the site for Highways Safety reasons.

(21)



Condition: No part of the development hereby permitted shall be brought into use until the parking/turning/servicing areas are provided and are surfaced in a bound material with the parking bays clearly delineated in accordance with Drawing No.0279 (10) 002 (b) Proposed Site Arrangement Plan. The parking/turning/servicing shall be maintained in the bound material for the life of the development and shall not be used for any purpose other than the parking/turning/loading and unloading of vehicles.

(21)



Reason: To ensure that adequate off-street parking provision is made to reduce the possibilities of the proposed development leading to on-street parking in the area.

(22)



Condition: Any proposed soakaways shall be located at least 5.0 meters to the rear of the highway boundary.

(22)



Reason: To protect the structural integrity of the highway and to allow for future maintenance.

(23)



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.

(23)



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

(24)



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 and bin lorry tracking to 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.

(24)



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.

(25)



Condition: The dwellings and care home shall not be occupied until a travel plan to promote and encourage the use of alternative modes of transport to the car has been submitted to and approved in writing by the local planning authority. The travel plan shall include raising awareness in respect of cycling, walking, car clubs and shall include specific measures to promote car sharing amongst employees of the care home that forms part of the development hereby approved. The travel plan shall also provide details of a nominated travel plan co-ordinator. The scheme shall include, for the first occupier of each dwellings, the provision of a travel information welcome pack to raise awareness in respect of sustainable transport modes. The travel plan shall include details of how the plan co-ordinator shall monitor progress against the objectives of the masterplan. The masterplan shall be monitored in accordance with the approved monitoring arrangements thereafter.  
(25)



Reason: In the interests of promoting sustainable transport modes in accordance with Policies IN9 and IN10 of the Mansfield District Adopted Local Plan 2013 - 2033.

(26)



Condition: No site clearance, preparatory work or development shall take place until a detailed Landscape and Ecological Management Plan (LEMP) has been submitted to and approved, in writing, by the Local Planning Authority. The submitted LEMP shall include the following: 

· Details of the buffer zone alongside the River Maun. 

· Details of new habitat created on site. 

· Details of all landscape and ecological management objectives, operations and maintenance prescriptions. 

· Details of the body or organization responsible for implementation of the plan.

All recommendations detailed within the LEMP shall be fully adhered to. 

(26)



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

(27)



Condition: No development shall commence until details of a biodiversity gain plan (BGP) is submitted in writing for approval to the Local Planning Authority. The BGP will detail all habitat creation both on-site and off-site required to fully mitigate biodiversity loss arising from the scheme and provide net gains. The BGP will detail all necessary habitat creation method statements, establishment and management and monitoring for a period of not less than 30 years. Any Biodiversity Net Gain (BNG) calculations will be measured using the Defra Metric 3.0 (or any metric that supersedes that version at the point of discharging this condition). Where offsite BNG is to be used full details of landownership, delivery mechanisms, management and monitoring shall be provided for approval by the Local Planning Authority. The BGP shall be accompanied by a phasing programme for the implementation of the proposed measures. The development shall be carried out in accordance with the approved details and retained as such thereafter. 
(27)



Reason: To ensure net gain for biodiversity in line with Policy NE2 of the Mansfield District Local Plan 2013-2033.

(28)



Condition: No development shall commence until a detailed method statement for removing or the long-term management / control of Japanese knotweed on the site shall be submitted to and approved in writing by the local planning authority. The method statement shall include proposed measures that will be used to prevent the spread of Japanese knotweed during any operations e.g. mowing, strimming or soil movement. It shall also contain measures to ensure that any soils brought to the site are free of the seeds / root / stem of any invasive plant covered under the Wildlife and Countryside Act 1981, as amended. Development shall proceed in accordance with the approved method statement.

(28)



Reason: This condition is necessary to prevent the spread of Japanese knotweed which is an invasive species. Without it, avoidable damage could be caused to the nature conservation value of the site contrary to national planning policy as set out in the National Planning Policy Framework paragraph 109, which requires the planning system to aim to conserve and enhance the natural and local environment by minimising impacts on biodiversity and providing net gains in biodiversity where possible.

(29)



Condition: Notwithstanding the submitted details, prior to commencement of development a management plan for the weir and spillway within the site boundary shall be submitted to and approved in writing by the Local Planning Authority. The management plan shall thereafter be implemented in accordance with the agreed details and shall be retained in force as such thereafter. 
(29)



Reason: Failure of the weir and spillway will result in increased flood risk to the development.

(30)



Condition: Notwithstanding the submitted details, prior to commencement of development a Reservoir Flood Risk Management Plan shall be submitted to and approved in writing by the Local Planning Authority. The management plan shall thereafter be implemented in accordance with the approved details and shall be retained in force as such thereafter.
(30)



Reason: To ensure an appropriate plan is developed in the interests of protecting future resident’s safety. 
(31) 
Condition: Prior to the commencement of development, a Noise Impact Assessment shall be submitted to and approved in writing by the Local Planning Authority. The Noise Assessment shall: 

· measure existing background noise levels (in dBA); 

· detail the noise levels (in dBA) emitted from any noise sources that would be introduced to the site as part of the development hereby approved (e.g. air conditioning units);

· detail any necessary mitigation required to ensure that the residential amenity of future occupants of the development is maintained (including noise reduction in dBA).
Any necessary mitigation measures within the approved scheme shall be implemented in accordance with the approved details and the development shall be retained as such thereafter. 
(31)



Reason: To ensure future residents are protected from unacceptable levels of noise. 
Notes to Applicant
(1)


The HA only seeks to adopt streets where the new street network & associated drainage is acceptable in all highways and transportation terms. Accordingly, the HA may refuse to accept future maintenance liability of roads/drainage systems that do not meet the required standards and specification.

(2)


Planning consent is not consent to work on or adjacent to the public highway, therefore prior to any works commencing on site including demolition works you must contact Highways Network Management at licences@viaem.co.uk or by contacting NCC's Highway Service provider VIAEM Ltd Tel. 0300 500 8080 and further information at: https://www.nottinghamshire.gov.uk/transport/licences-permits/temporary-activities to ensure all necessary licences and permissions are in place.

(3)


The applicant should note that notwithstanding any planning permission that if any highway forming part of the development is to be adopted by the Highway 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.

(4)


To carry out the off-site works required, the applicant will be undertaking work in the public highway which is land subject to the provisions of the Highways Act 1980 (as amended) and therefore land over which the applicant has no control. To undertake the works, which must comply with the Nottinghamshire County Council's current highway design guidance and specification for roadworks, the applicant will need to enter into an Agreement under Section 38/278 of the Act. The Agreement can take some time to complete as timescales are dependent on the quality of the submission, as well as how quickly the applicant responds with any necessary alterations. Therefore, it is recommended that the applicant contacts the Highway Authority as early as possible. Work in the public highway will not be permitted until the Section 38/278 Agreement is signed by all parties. Furthermore, any details submitted in relation to a reserved matters or discharge of condition planning application, are unlikely to be considered by the Highway Authority until technical approval of the Section 38/278 Agreement is issued. 

Contact hdc.north@nottscc.co.uk 0115- 8040022

(5)


Due to the proximity of the proposed development to the operational railway boundary, it will be imperative that the developer liaise with Network Rails Asset Protection Team prior to any work taking place on site to ensure that the development can be undertaken safely and without impact to operational railway safety. Details to be discussed and agreed will include construction methodology, earthworks and excavations, use of crane, plant and machinery, drainage and boundary treatments. It may be necessary for the developer to enter into a Basic Asset Protection Agreement (BAPA) with Network Rail to ensure the safety of the operational railway during these works

(6)


Creation of the new footpath, it is imperative that footpath users are not able to access railway land. We would expect that the developer fill any gaps in this fence line that may enable trespass from the site onto railway property.

(7)


Fail Safe Use of Crane and Plant

All operations, including the use of cranes or other mechanical plant working adjacent to Network Rail's property, must at all times be carried out in a "fail safe" manner such that in the event of mishandling, collapse or failure, no materials or plant are capable of falling within 3.0m of the nearest rail of the adjacent railway line, or where the railway is electrified, within 3.0m of overhead electrical equipment or supports.

With a development of a certain height that may/will require use of a crane, the developer must bear in mind the following. Crane usage adjacent to railway infrastructure is subject to stipulations on size, capacity etc. which needs to be agreed by the Asset Protection Project Manager prior to implementation.

(8)


Excavations/Earthworks

All excavations/ earthworks carried out in the vicinity of Network Rail property/ structures must be designed and executed such that no interference with the integrity of that property/ structure can occur. If temporary works compounds are to be located adjacent to the operational railway, these should be included in a method statement for approval by Network Rail.  Prior to commencement of works, full details of excavations and earthworks to be carried out near the railway undertaker's boundary fence should be submitted for the approval of the Local Planning Authority acting in consultation with the railway undertaker and the works shall only be carried out in accordance with the approved details. Where development may affect the railway, consultation with the Asset Protection Project Manager should be undertaken.  Network Rail will not accept any liability for any settlement, disturbance or damage caused to any development by failure of the railway infrastructure nor for any noise or vibration arising from the normal use and/or maintenance of the operational railway.  No right of support is given or can be claimed from Network Rails infrastructure or railway land.

(9)


Security of Mutual Boundary

Security of the railway boundary will need to be maintained at all times. If the works require temporary or permanent alterations to the mutual boundary the applicant must contact Network Rail's Asset Protection Project Manager. 

(10)


Demolition

Any demolition or refurbishment works must not be carried out on the development site that may endanger the safe operation of the railway, or the stability of the adjoining Network Rail structures. The demolition of buildings or other structures near to the operational railway infrastructure must be carried out in accordance with an agreed method statement.  Approval of the method statement must be obtained from Network Rail's Asset Protection Project Manager before the development can commence.

(11)


Vibro-impact Machinery

Where vibro-compaction machinery is to be used in development, details of the use of such machinery and a method statement should be submitted for the approval of the Local Planning Authority acting in consultation with the railway undertaker prior to the commencement of works and the works shall only be carried out in accordance with the approved method statement.

(12)


Scaffolding

Any scaffold which is to be constructed within 10 metres of the railway boundary fence must be erected in such a manner that at no time will any poles over-sail the railway and protective netting around such scaffold must be installed.  

(13)


Bridge Strikes

Applications that are likely to generate an increase in trips under railway bridges may be of concern to Network Rail where there is potential for an increase in 'Bridge strikes'. Vehicles hitting railway bridges cause significant disruption and delay to rail users. Consultation with the Asset Protection Project Manager is necessary to understand if there is a problem. If required there may be a need to fit bridge protection barriers which may be at the developer's expense. 

(14)


Abnormal Loads

From the information supplied, it is not clear if any abnormal loads will be using routes that include any Network Rail assets (e.g. bridges and level crossings). We would have serious reservations if during the construction or operation of the site, abnormal loads will use routes that include Network Rail assets. Network Rail would request that the applicant contact our Asset Protection Project Manager to confirm that any proposed route is viable and to agree a strategy to protect our asset(s) from any potential damage caused by abnormal loads. I would also like to advise that where any damage, injury or delay to the rail network is caused by an abnormal load (related to the application site), the applicant or developer will incur full liability. 

(15)


Two Metre Boundary

Consideration should be given to ensure that the construction and subsequent maintenance can be carried out to any proposed buildings or structures without adversely affecting the safety of, or encroaching upon Network Rail's adjacent land, and therefore all/any building should be situated at least 2 metres from Network Rail's boundary.  This will allow construction and future maintenance to be carried out from the applicant's land, thus reducing the probability of provision and costs of railway look-out protection, supervision and other facilities necessary when working from or on railway land. 

(16)


Encroachment
The developer/applicant must ensure that their proposal, both during construction, and after completion of works on site, does not affect the safety, operation or integrity of the operational railway, Network Rail and its infrastructure or undermine or damage or adversely affect any railway land and structures. There must be no physical encroachment of the proposal onto Network Rail land, no over-sailing into Network Rail airspace and no encroachment of foundations onto Network Rail land and soil. There must be no physical encroachment of any foundations onto Network Rail land. Any future maintenance must be conducted solely within the applicant's land ownership. Should the applicant require access to Network Rail land then must seek approval from the Network Rail Asset Protection Team. Any unauthorised access to Network Rail land or airspace is an act of trespass and we would remind the council that this is a criminal offence (s55 British Transport Commission Act 1949). Should the applicant be granted access to Network Rail land then they will be liable for all costs incurred in facilitating the proposal.

(17)


Access to the Railway

All roads, paths or ways providing access to any part of the railway undertaker's land shall be kept open at all times during and after the development.

(18)


It is imperative that drainage associated with the site does not impact on or cause damage to adjacent railway assets. Surface water must flow away from the railway, there must be no ponding of water adjacent to the boundary and any attenuation scheme within 30m of the railway boundary must be approved by Network Rail in advance. There must be no connection to existing railway drainage assets without prior agreement with Network Rail. Please note, further detail on Network Rail requirements relating to drainage and works in proximity to the railway infrastructure is attached for your reference.

(19)


Prior to the commencement of development, the applicant should check all records and undertake appropriate assessments to ensure any drainage (foul and surface) that maybe running through the site is appropriately dealt with prior to commencement. 

Approved Plans listed on next page. 
	Description
	Reference No
	Version
	Date Received

	SITE LOCATION PLAN
	001 A
	
	26th April 2021

	Amended Proposed Site Plan
	0279(10)002
	F
	25th April 2022

	Amended Proposed Lower Ground Floor Layout
	0279(20)001
	3B
	25th April 2022

	Amended Proposed Upper Ground Floor Layout
	0279(20)002
	3B
	25th April 2022

	Amended Proposed First Floor Layout
	0279(20)003
	3B
	25th April 2022

	Amended Proposed Second Floor Layout
	0279(200004
	3B
	25th April 2022

	Amended Proposed East and West Elevations
	0279(21)001
	3B
	25th April 2022

	Amended Proposed North and South Elevations
	0279(21)002
	3A
	25th April 2022

	Amended House Type A
	0279(20)005
	B
	12th October 2021

	Amended House Type B
	0279(20)006
	B
	12th October 2021

	Amended House Type A Elevations
	0279(21)003
	B
	12th October 2021

	Amended House Type B Elevations
	0279(21)004
	B
	12th October 2021


RECOMMENDED CONDITIONS/REASONS/NOTES FOR 2021/0329/LBW:
(1)



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

(1)



Reason: In accordance with Section 18 of the Listed Buildings Act 1990, as amended S51 (4) of the Planning and Compulsory Purchase Act 2004

(2)



Condition: Notwithstanding approved plans, no works shall commence until full details of the proposed external facing materials and roofing materials to be used have been submitted to and approved in writing by the Local Planning Authority. The works shall thereafter be undertaken in accordance with the approved details

(2)



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

(3)



Condition: The mortar to be used for all stonework shall be lime based. Details of the exact mortar mix to be used shall be submitted to and approved in writing by the Local Planning Authority prior to the commencement of any works on the site. The works shall thereafter be undertaken in accordance with the approved details.

(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: Prior to the commencement of any works, section plans (1:5 scale) of the proposed windows and doors and full details of the proposed materials, treatment and finish shall be submitted to and approved in writing by the Local Planning Authority. The works shall thereafter 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: 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.

(5)



Reason: To define the approved plans for the avoidance of doubt.

Approved Plans 2021/0329/LBW

	Description
	Reference No
	Version
	Date Received

	SITE LOCATION PLAN
	001  A
	
	26th April 2021

	Amended Proposed Lower Ground Floor Layout
	0279(20)001
	3B
	25th April 2022

	Amended Proposed Upper Ground Floor Layout
	0279(20)002
	3B
	25th April 2022

	Amended Proposed First Floor Layout
	0279(20)003
	3B
	25th April 2022

	Amended Proposed Second Floor Layout
	0279(20)004
	3B
	25th April 2022

	Amended Proposed East and West Elevations
	0279(21)001
	3B
	25th April 2022

	Amended Proposed North and South Elevations
	0279(21)002
	3A
	25th April 2022
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