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	OUTLINE APPLICATION FOR MIXED USE DEVELOPMENT WITH ALL MATTERS RESERVED EXCEPT FOR ACCESS FOR UP TO 850 DWELLINGS, CLASS E/B8 BUSINESS USE, HOTEL, PETROL FILLING STATION, CARE HOME AND NEIGHBOURHOOD RETAIL
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RECOMMENDATION
Grant outline planning permission, subject to the prior completion of a Section 106 Agreement and to conditions.  

DESCRIPTION OF PROPOSAL AND APPLICATION SITE

The Site

The application site is land at Pleasley Hill Farm, located to the north west of the Mansfield urban area and lies south of the settlement of Pleasley, close to the border with Bolsover District Council. The Mansfield and Ashfield Regeneration Route (MARR) skirts the eastern edge of the northern portion of the site and then bisects the central and southern portions. The site is approximately 40.5 hectares in area. 

The western portion of the site is bound to the south and west by Water Lane and by the A617 and the A6191 to the north and east. The eastern portion of the site is bound to the A6191 to the north and east, Water Lane to the west and Bull Farm to the south. 
The site itself comprises undeveloped countryside Land to the east of the norther portion of the site (bordering Chesterfield Road North) has been redeveloped for residential purposes. Further south along that eastern edge of the land, there is an extensive allotment site and further residential development, which fronts and extends from Chesterfield Road North. 
Residential development backs on the majority of the southern boundary of the site (Ruskin Road terminates at the southern boundary of the site). Crescent Primary School, is located adjacent to the south eastern boundary of the land.   

Land to the west of the site is largely undeveloped agricultural land. Penniment Farm, (accessed via Penniment Lane) is located to the south west of the site and there are other clusters of farm buildings north of that location. 

The Application

The applicant seeks outline planning permission for a mixed use development comprising of the following elements:
· Up to 850 dwellings;
· Class E and B8 business uses;

· Hotel;

· Care home;

· Petrol filling station; and

· Neighbourhood retail.

The application is supported by an Environmental Statement. This reflects the fact that scale and nature of the scheme are deemed likely to result in significant environmental impacts, in accordance with the Environmental Impact Assessment Regulations. The Environmental Statement covers the following substantive chapters:

· Needs (for the development) and the alternatives considered;

· Impact on human health and population;

· Landscape and visual impacts;

· Impacts on heritage and archaeology;

· Traffic and transport impacts;

· Ecology and nature conservation impacts;

· Land contamination impacts;

· Waste management impacts;

· Air quality impacts;

· Impact on water quality, hydrology and flood risk;

· Impact on agricultural land and soil quality; and

· Noise and vibration impacts

All of the above matters are reviewed in detail in the main body of this report. The following documents have been submitted in support of the application:
· Planning Statement;

· Design and Access Statement;

· Proposed phasing plan;

· Proposed parameter plan;

· Proposed masterplan;

· Sequential Test (relating to the retail uses that would make up the proposed      


neighbourhood centre);

· Heritage Appraisal;

· Geospatial survey;

· Landscape and Visual Impact Assessment;

· Health Impact Assessment;

· Transport Assessment;

· Travel Plan;

· Phase I Habitat Survey (Land off Water Lane);

· Phase I Habitat Survey (Water Lane);

· Flood Risk Assessment;

· Drainage Strategy;

· Land Contamination Survey;

· Air Quality Assessment;

· Flood Risk Assessment;

· Soil and Agricultural Report; and

· Noise and Vibration Report

RELEVANT SITE HISTORY 
The application site forms the majority of the land allocated for development under policy SUE1 of the adopted Local Plan. There is therefore no site history that is directly relevant to this proposal.   

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 amendment to include access as a matter to be approved at this outline stage (the original submission reserved all matters), a full re-consultation exercise was undertaken with residents for 21 days. 

All comments reported below represent the latest position reflect the latest comments from each consultee, unless clearly indicated otherwise. 

Mansfield District Council Planning Policy team:

Local Plan Policy SUE1 Pleasley Hill Farm

Overall comment, raise not objection. Detailed comments:

The site is adopted in the local plan for the proposed uses within this allocation. 

The outline application is for 850 dwellings, the total site is allocated for approximately 925 dwellings, with the remainder of the site the land off Wharmby Avenue to deliver the remainder of the dwellings. Given the increase in dwellings on site it is important that the access onto the site and the relevant junctions is capable of the full site being delivered and that Wharmby Avenue can still accommodate the delivery of 140 dwellings.

2. The new retail and leisure floorspace will be expected to meet the requirements of adopted policy RT1, which requires a sequential test and for developments over 500sqm an impact test is required. No concerns raised in relation to the scope of the sequential test but an impact assessment has not been submitted with the application.  
3. A field evaluation, incorporating a systematic walking survey, geophysical survey and intrusive trail trenching will be required to be carried out prior to determining a planning application. The information submitted within the EIA has suggested that the field walking and geophysical works have indicated that the site has the potential to contain buried archaeological remains of local and regional importance, further trenching and field walking is proposed as a phased condition. It is suggested that further advice is sought from the archaeologist acting on behalf of the council.  

4. The junctions set out within the local plan for improvement, advice should be sought from the Highways Authority for the level of mitigation required following the Transport Assessment.

5. The indicative masterplan prepared to support the outline application is consistent with the masterplan at Appendix 8 of the adopted Local Plan although pedestrian access and cycle access needs to be provided as a minimum. It is suggested that the Councils urban designer is involved as part of the full/reserved matters application.

6 part six of the policy will be covered once a masterplan has been submitted as part of the full/reserved matters application, given that the masterplan is indicative at this time.
Comprehensive Development (Local Plan policy P4): 

This policy sets out that development proposals will be supported given that they do not jeopardise the comprehensive delivery of allocated sites. The proposal is for 850 dwellings, however the land off Wharmby Avenue is due to deliver 140 dwellings over the plan period. Discussions need to be had with the highway authority on the access on to Wharmby Avenue to ensure that there are no access constraint’s on the junctions and can accommodate up to 140 dwellings. It is noted that the Transport Assessment submitted with the application has tested up to 90 dwellings from Wharmby Avenue.

The second part of the policy states that a masterplan will be required to be submitted for the whole site. The indicative masterplan that has been submitted is based on that of the one set out in Appendix 8 of the adopted Local Plan, however there needs to be as a minimum, cycle and pedestrian connectivity to the adjacent site at Wharmby Avenue. The masterplan also does not identify the location of SUDS within the site. There needs to be a strong movement strategy so that the need for vehicular access does not compromise those on foot and on bicycle allowing people to cross the MARR easily, particular attention needs to be given to accessibility to the adjacent commercial uses on the site, consultation will need to be had between the applicant and highway authority. It is proposed that the Councils urban designer is consulted as part of the full or reserved matters application. 

Climate change:

The Council has declared a Climate Change Emergency (March 2019), thus emphasising the importance of these policy requirement being addressed and met.  Good design, as reflected in the National Design Guide, must take into consideration the challenges of both adapting to and mitigating against climate change. The proposed development should seek to positively address mitigation and adaptation to climate change through the application of Policy P5. Table 4.5 in the Local Plan provides some general guidance in this respect.  Also refer to the National Design Guide.
Biodiversity net gain:

Policy NE2 addresses the protection and enhancement of biodiversity and geodiversity with regards to biodiversity net gains, species and habitats, designated sites, landscape features and overall ecological connectivity. 
Biodiversity net gains - All development has the potential to enhance existing ecological networks and to deliver net gains in biodiversity as per this policy and NPPF paragraph 170 (d).  This should be demonstrated using appropriate methods; these should not override the protection of designated sites, protected or priority species and habitats. Compensatory habitat and mitigation to address designated sites and protected species is excluded from calculations to assess and demonstrate that net gains in biodiversity can be met. National planning practice guidance states that ‘net gain in planning describes an approach to development that leaves the natural environment in a measurably better state than it was beforehand. Net gain is an umbrella term for both biodiversity net gain and wider environmental net gain’. These are based on measurable and qualitative improvements.  

Policy NE2 (Part 1) requires new development to ‘seek to deliver net gains in biodiversity across local and landscape scales’.  Paragraph 10.13 explains that this will need to be demonstrated through the submission of a measurable net gains tool, such as Defra’s Net Gain calculator.  This should be submitted with the application.  Whilst Policy NE2 doesn’t set a specific target for net gains, the UK requirement, as expressed in the impending Environment Bill, is a minimum 10%. Therefore it is encouraged that new development strive to at least reach this target. NPPF paragraph 175 (d) also supports this.  

Affordable Housing - Local Plan Policy H4 
Part 1 of the policy sets out the proportion of affordable housing that will be expected depending on which zone a site is within whilst part 2 sets out the size of development that the requirements will apply to.  The proposal is within zone 1 and will therefore be expected to deliver 10% onsite affordable housing with the following mix:

Starter - 15%

Intermediate - 15%

Social Rent - 20%

Affordable Rent 50%

Mansfield District Council Parks Development Officer:
The level of open space provision is dependent on size of the development. Looking at the plans submitted I would suggest that there needs to be a good sized open space with play/sports provision provided to both sides of the MARR route with them both linking to the green space to the top which is Teversal Ave and Pleasley Community Orchard where I suggest there should be a LAP/LEAP/NEAP as well as a Multi-use Games Area (MuGA) and to the bottom section on to Bull Farm Park, again within the development there should be a LAP/LEAP/NEAP at the very least which should link to Bull Farm Park (no MuGA required within this open space due to there being one on Bull Farm Park)

 

Other than the small open space to the right of the plan the top and bottom sections of open space should be linked throughout the development taking into consideration cycle paths forming part of those links.

Mansfield District Council Conservation Officer:

Raises no objections to the proposals, subject to conditions.
Mansfield District Council Environmental Health Officer:

No objections to the proposals, subject to the imposition of conditions limiting the hours of work and deliveries during the construction phase of the development, the submission and approval of a Construction Environment Management Plan and a precautionary condition relating to any unexpected sources of contamination on the land.   
Historic England:

No objections raised to the application. The application should be considered by the District Conservation Officer and Archaeologist where relevant.

Highways England:

No objections raised. 

Local Highway Authority (Nottinghamshire County Council - NCC):

Raised concerns in relation to the following elements of the original submission:

· Access junction layout and operations (Mansfield & Ashfield Regeneration Route -MARR)

· Hillmoor Street Public Right of Way (PROW) and realignment

· Water Lane access junction layouts

· Other site connections

· PROW running through the site from Ruskin Road

· Traffic patterns

· Off-site junction impacts including:

· Chesterfield Road North – A617 mitigation proposal:

· A617 / Water Lane mitigation proposal

· Abbott Road / A617 / Beck Lane signalised junction mitigation proposals

· Water Lane / Abbott Road junction mitigation proposals

· Abbott Road / Brick Kiln Lane junction mitigation proposals

· Chesterfield Road South / Rosemary Street junction mitigation proposals

· Bridge Street / Ratcliffe Gate junction mitigation proposals

· Sustainable accessibility

· Parking 

· Accident analysis

· Travel Plan

· Phasing and contributions

· Construction traffic

Additional documents provided to seek to address these concerns include:

· 15395-RLL-21-XX-TN-D-509(C04) Transport Assessment Addendum - Phasing Strategy

· B2022_046_AIP_001_V01_Pleasley Culvert Extension

· 15395-RLL-21-XX-TN-D-508 Transport Assessment Addendum - Site Access Arrangements (RevP03)

· SA2528A Pleasley Hill RSA1 Report

· 15395-RLL-22-XX-AU-D-501(P03) RSA 1 - Designers Response-1.0-Feb

· 15395-RLL-22-XX-TN-D-510 Proposed Mitigation Capacity Assessment Results Summary

· 15395-RLL-22-XX-TN-D-511 Capacity Assessment Summary

· 2017-481-03G_Phasing Plan

· 15395-RLL-22-XX-DR-D-5040 – Mitigation Locations

The highway layout and safety implications are discussed in detail in the main body of the report, the conclusion being that the Local Highway Authority raise no objection to the revised proposals, subject to conditions and the following items being secured via a Section 106 Agreement:

· A financial contribution of £64k toward the full upgrade of traffic signal infrastructure at the A6191 / Debdale Lane traffic signal-controlled junction, to enable measures detailed in the MDC Local Plan Strategic Highway measures at this location to be implemented in the future.

· A financial contribution of £40k toward the installation of on crossing detection at the Chesterfield Road North / A617 MARR junction to increase the efficiency of the existing signal-controlled junction.

· Provision of an obligation upon the developer to provide a suitable bus service serving the development site upon first occupation until an economically viable service routing through Ruskin Road serving the whole site, is in place.

· A financial contribution to cover the Highway Authority’s costs in reviewing travel plan monitoring reports for all individual land uses as listed below:
· Residential C3:



£17,397

· Care Home C2:



£12,441

· Commercial Office:



£11,695

· Commercial General Industrial:

£16,691

· Commercial Storage and Distribution:
£11,748

· Food Retail (A1):



£11,606



· A financial contribution toward the cost of nonstandard maintenance of the proposed bus gate enforcement camera on Ruskin Road. A sum of £30k will be required based on a replacement camera being procured and installation at a cost of £5k every 10 years over a 60 year period. 

· MDC Local Plan Strategic Highway Infrastructure Contributions: - Please note that this site is included in the Mansfield Local Plan (Appendix D), along with other large scale allocation sites requiring to make strategic contributions to offset cumulative transport impacts created on the highway network to maintain a safe and functional environment and not to create a severe impact to the highway. 

For the avoidance of doubt, if the measures are not contributed toward in full, then it is the Highway Authority’s position that development impacts to the operation of the highway would be classified as severe in accordance with the NPPF.

Please liaise with NCC Planning Policy Team relating to transport strategic highway contributions for further details.

NCC Planning Policy team:

Transport and Flood Risk Management: 

The County Council as Highway Authority and Local Lead Flood Authority is a statutory consultee to Local Planning Authorities and therefore makes separate responses on the relevant highway and flood risk technical aspects for planning applications. 

Should further information on the highway and flood risk elements be required contact should be made directly with the Highway Development Control Team and the Flood Risk Management Team to discuss this matter further with the relevant officers dealing with the application. 

Minerals and Waste: 

The adopted Nottinghamshire and Nottingham Replacement Waste Local Plan, Part 1: Waste Core Strategy (adopted 10 December 2013) and the saved, non-replaced policies of the Waste Local Plan (adopted 2002), along with the adopted Nottinghamshire Minerals Local Plan (adopted March 2021), form part of the development plan for the area. As such, relevant policies in these plans need to be considered. In addition, Minerals Safeguarding and Consultation Areas (MSA/MCA) have been identified in Nottinghamshire and in accordance with Policy SP7 of the Nottinghamshire Minerals Local Plan, these should be taken into account where proposals for non-minerals development fall within them. 

Minerals 
The proposed site lies within the MSA/MCA for limestone. As per National Planning Policy (para. 204), the Adopted Minerals Local Plan (2021) contains a policy (SP7) which requires developments within the minerals safeguarding area to demonstrate it will not needlessly sterilise the minerals resource. Where this cannot be demonstrated, and there is a clear need for non-mineral development, prior extraction will be sought where practical. In some cases, large scale prior extraction might not be practical, however consideration should also be given to the potential use of minerals extracted as a result of on-site ground works rather than simply treating them as a waste material. 

In terms of this proposal, the applicant should address policy SP7 and so National Policy and consider if prior extraction is feasible which could form part of the land preparation for the development. This would prevent the unnecessary sterilisation of the mineral resource and also reduce the waste generated from the construction stage of the development. The applicant should be able to demonstrate that the feasibility of extracting limestone prior to development has been considered and if found to be not practical nor viable, the applicant should be able to demonstrate why this is the case. 
Overall, considering the proposal is an allocated site, the County Council would not consider the development to be inappropriate in this location, however it should be demonstrated there is a sound argument that identifies a clear and demonstrable need for the non-mineral development and that the practicality of prior extraction has been fully considered. 

Waste 
In terms of the Waste Core Strategy, there are no existing waste sites within the vicinity of the site whereby the proposed development could cause an issue in terms of safeguarding existing waste management facilities (as per Policy WCS10). 

As set out in Policy WCS2 ‘Waste awareness, prevention and re-use’ of the Waste Core Strategy, the development should be ‘designed, constructed and implemented to minimise the creation of waste, maximise the use of recycled materials and assist the collection, separation, sorting, recycling and recovery of waste arising from the development.’ In accordance with this, as the proposal is likely to generate significant volumes of waste through the development or operational phases, it would be useful for the application to be supported by a waste audit. 

Specific guidance on what should be covered within a waste audit is provided within paragraph 049 of the Planning Practice Guidance. 

Rights of Way:

The Definitive Map for the Pleasley area has been checked and the County Council can confirm that Mansfield Footpath 2 and Mansfield Footpath 3 crosses the site edged in red on the site location plan (Drawing no P2016-481-00A). A plan of the routes of the paths can be obtained from Nottinghamshire County Council and the applicant is advised to check the definitive line. 

Whilst both Mansfield Footpath 2 and 3 have been acknowledged in the Design and Access statement and shown on the Masterplan of the site, it is not clear how these routes are to be incorporated into the scheme. The County Council would need clarification of the routes and whether the intention is to keep the routes on their existing definitive line. If the line of the route is to be altered, then the County Council would advise that: 

• If the design of any proposed development requires the legally recorded route of the Rights of Way to be diverted because it cannot be accommodated on the legal line within the scheme, then this should be addressed under the relevant provisions within the Town and Country Planning Act 1990 for the diverting/stopping up of public rights of way affected by development. An application way under this act should be made to the Planning authority and is a separate application to the planning permission 

It is also not clear from the documentation whether the intention is to put the route onto the footway and become adopted Highway, if that is the intention then the County Council would advise that

• Rights of Way should not be diverted onto what will be a roadside footway as this equates to an extinguishment and good design principles state that Rights of Way should be retained within a green corridor where possible. 

If the intention is to keep the right of way separate from the footway throughout the scheme, the County Council would need further details of how it is to be accommodated, including the width of the route, whether it is to be fenced etc. The surface of the right of way cannot be disturbed without prior authorisation from the Rights of Way section. 

The County Council also notes the proposed addition of new pathways linking the development. Whilst the County Council welcomes any addition to enable further connectivity, clarification would be sought as to whether these routes are to be permissive paths and who will have the maintenance responsibility for these paths in the future. If these new routes are to be cycle routes how does the developer intend to manage the connection to the existing public rights of way where the legal designation is footpath which means the public use on foot only. 

Planning Obligations: 

A summary of the planning obligations that are being sought to mitigate the impacts from the proposed development are outlined below with full detail of these provided within appendix one. As developer contributions are being sought in relation to the County Council’s responsibilities it is considered essential that the County Council be a signatory to any legal agreement arising as a result of the determination of this application. 

Primary Education - £1,831,752 

Libraries - £29,951 

Strategic Transport - £1,882,315  

Bus Service Support - £600,000 

Waste Management - £51,926.50
The nature of these contributions is discussed in more detail in the main body of the report.  

Public Health:

The Public Health response is outlined at Appendix Two however if any further information is required, the Public Health team will be able to provide further advice via email planning.publichealth@nottscc.gov.uk 

NCC Lead Local Flood Authority:

Raise no objections, subject to the imposition of a condition requiring the submission and approval of a comprehensive sustainable surface water drainage strategy, based on the principles set out in the Flood Risk Assessment and indicative Drainage Strategy submitted with the application. 

Environment Agency:

No objections to the proposed development.
 
We have reviewed Chapter 9 of the Environmental Impact Assessment report submitted to support this application and the associated appendices. The intrusive investigation was carried out 9 years ago and it is unclear whether the 2 identified potential sources of contamination (the substation to the north and the three in filled ponds) have been adequately investigated as we cannot see an investigation location plan with the submitted information. PCBs have not however been tested for.


Given the investigation was undertaken 9 years ago, further targeted site investigation should be undertaken in these 2 identified areas to ensure they will not pose an ongoing
risk of contamination during and post site redevelopment.
 
As such, we recommend that the conditions below are included on the decision notice if planning permission is granted.

 
Informative advice relating to petrol filling stations should also be attached to any planning permission granted. 
Natural England:

No objections to the proposals. 

Coal Authority:

Confirm that the site is not located in area considered to be at high risk form the land stability issues associated with coal mining legacy. Standing advice in this regard should be attached to the decision notice in the event that planning permission is granted.    
Nottingham and Nottinghamshire Clinical Commissioning Group (NHS)

	It is unlikely that NHS England or Nottingham and Nottinghamshire CCG would support a single handed GP development as the solution to sustainably meet the needs of the housing development and that the health contribution would ideally be invested in enhancing capacity/infrastructure with existing local practices. The practices that it is expected this development to be closest too are: 

• Pleasley Surgery 

• Bull Farm Practice of Oakwood Surgery 

• The Surgery The Green 

All practices in the area are working at capacity and therefore in order to make this development acceptable from a health perspective the infrastructure will need to be developed to accommodate the increased population. Infrastructure financing in the form of S106 will therefore be required to ensure that there is adequate primary care health facilities in the area


The practices are currently reviewing their options as to how they may accommodate the increased number of patients due to this housing development. It is likely that the plans will include either reconfiguration or extension of existing premises or a new build that this S106 contribution will contribute towards.

Additional patients to be generated by the development: 2125

Standard area of space per patient (based on list size): 0.085 metres squared

Cost of extension (including fees) per metre squared: £2,500

Total contribution to mitigate the 850 dwellings: £460,593.75

This equates to £216.75 per person (population uplift to be calculated at the reserved matters stage once the number of dwellings is to be confirmed)

In relation to the care home element of the scheme:

A contribution of £212.50 per single occupancy room/£318.75 per double/suite occupied by 2 people.
Archaeology consultant:

Following the receipt of additional information, no objections to the proposals. 

Urban Design consultant:

The distribution of land uses between residential and non-residential uses has been subject to previous discussions with the Council and reflects Appendix 8 of the Local Plan. However whilst the MARR/A617 is already completed and designed to Design Manual for Roads and Bridges (DMRB); access points into different parts of the site are not agreed; being the subject of this application. 

There is a major challenge associated with this site in that we are trying to create a human scaled place around an inhuman scaled piece of already completed highways infrastructure (MARR/A617). Nevertheless, opportunities exist to limit is impact and where the MARR is being remodelled to accommodate access points, ensure that considerations such as pedestrian and cycle infrastructure are considered. 

The positioning of these access points is presumably informed by discussions with the Highway Authority, however the extension of DMRB highways design beyond the MARR is not consistent with the written expectations set out within Appendix 8. How will the ‘tails’ off the MARR achieve the policy expectation that, for instance, proposals with be of a human scale and afford easy pedestrian and cycle access. The design of these access points is the opposite of a human scale and are designed with vehicle as opposed to pedestrian and cycle priority. Is this the only way to design these access points? 

Masterplan and Design Code 

It would be prudent to condition a Masterplan and Design Code, with this being approved prior to determination of Reserved Matters applications. 

The submitted Parameters Plan is zonal in its approach. This type of approach does little to create a meaningful place. These concerns were raised with the applicant in pre-application discussions. The movement strategy suggested on the parameter plan is focused on vehicle movement along main roads; for instance if I lived on the residential parcel to the west of the employment/PFS/drive through zones, would I be able to walk or cycle through these to get to other destinations? As such, if these issues are not resolved now there needs to be scope to resolve these later. 

As stated in the Local Plan, the masterplans need to be developed in response to opportunities and constraints. 

The Design Code will need to accompanied by individual parcel passports (these being part of the Design Code and which offer a level of detail the masterplan cannot) to illustrate the relationship between opportunities and constraints associated with individual land parcels. 

A Note to Applicant/Informative should require the applicant to engage in pre-application discussions with the council prior to commencing work on the Design Code and Parcel Passports to understand what is required to discharge the condition without delay. 

Severn Trent Water:

No objections raised. The requirement to ensure that the development is served by a sustainable means of surface water drainage and that adequate measures are put in place for the draining of foul water from the development can be secured by condition.   

Derbyshire County Council (DCC):
Member comments:

Concerns expressed by local DCC Councillors in relation to the impact of congestion within Glapwell and the surrounding area (within Bolsover District) and that without the provision of a bypass for Glapwell, the impact of the additional traffic generated by this scheme would not be acceptable. 
Officer comments:

Officers have looked at the transport assessment submitted with the planning application from which it would appear that the distribution of development traffic is substantially in the Mansfield / Ashfield and Sutton areas. Officers consider that given the mixed employment and residential element of the scheme there will be considerable opportunities afforded for cross visitation between these primary uses. The transport assessment has scoped out a number of junctions including Chesterfield Road at its junction with Mansfield Road i.e. the large roundabout just over the county boundary at Pleasley. Although there will be some traffic generated by this site which will find its way onto Derbyshire’s roads, however, this will largely be confined to the A617 corridor between the site and junction 29 of the M1. It would appear that the impacts of the scheme are mostly in the vicinity of the site and the Mansfield Ashfield Relief Road (MAAR) constructed for the purpose of assisting development in the area including the allocation of the site in the adopted Mansfield Local Plan.

Landscape Comments

Officers have assessed the potential landscape and visual impacts of the proposed development on the landscape and landscape character of the nearby area to the north-west in Derbyshire. Although the county boundary is relatively close to the northern end of this proposed development, officers do not anticipate any significant landscape or visual effects pertaining to it.

Heritage Comments

Officers have assessed the planning application for its potential impacts on heritage assets in Derbyshire and have no comments or observations to make with regards to the built historic environment or design quality that may be relevant to Derbyshire.

Countryside Issues

Policy SUE 1 of the adopted Local plan highlights what Mansfield District Council expects to be delivered as part of this development including a network of green infrastructure linking to nearby local wildlife sites (Cotton Plantation and Pleasley Hill Pastures), and the existing public rights of way. In para 8.10, which is part of the explanatory text it states: The site also sits within a valued local landscape; it will be important that the design and layout of the development mitigates any harm. The provision of new green corridors within the development should provide appropriate wildlife corridors through the creation of new habitat areas to link with nearby local wildlife sites and also integrate with natural features and open space. Networks of strategic green infrastructure (GI) are located near to this site (Meden Valley and Oxclose Woods). New recreational green corridors should complement these and provide multi-user trail connections, linking together new and nearby open space and with existing walking and cycling trails to improve multi-purpose access through the site and to areas of strategic GI. Appendix 8, which supports the masterplanning requirements notes under ‘Connecting Beyond’ that opportunities to connect developments to their wider surroundings must be explored and integrated into development proposals.

The Local Plan also has Policy IN2 which provides that on and off-site contributions for new, and where appropriate enhancements to existing provision will be secured through developer contributions or conditions. Appendix 11 contains The Mansfield Green Space Standard which seeks to ensure that that the majority of residents have safe and easy access to natural green space within a 10-minute pedestrian journey (800 metres).

In the context of the above, Derbyshire County Council considers that Pleasley Pit County Park, which is managed by Derbyshire County Council’s Countryside Service, is closer to parts of the development than Oxclose Woods. To access Oxclose Woods residents of the scheme would have to cross the A617 and then negotiate an industrial estate. Residents of the scheme are more likely to gravitate for recreation towards Pleasley Pit Country Park by way of the public footpaths that are quiet lanes to access the Skegby, Teversal and Rowthorne Trails, which the Countryside Service also manages.

Derbyshire County Council considers, therefore, that there may be justification through the context of the Local Plan to seek developer contributions for improvements to its trails and Pleasley Pit Country Park and would offer the following as potential projects that could be funded through developer contributions:

 - Natural play facilities.

 - Improvements to some of the paths within Pleasley Pit

 - Welcome information and site interpretation

Public art

Derbyshire County Council’s Officers would welcome the opportunity to discuss this issue further with officers at Mansfield District Council prior to the determination of the planning application.

Retail Comments

It is noted from the Planning Statement submitted in support of the planning application that the proposals would include the provision of approximately 1,000 sq. m of retail floorspace that would be incorporated within a proposed neighbourhood centre.

National policies for town centres and retail developments are set out in Section 7 of the National Planning Policy Framework (NPPF). Of particular relevance to the planning application proposals are paragraphs 87 and 90 of the NPPF.

At the local level Policy RT1 of the adopted Local Plan states inter-alia that ‘Retail (A1) developments over 500 sqm (net) which are proposed in edge of centre and out of centre locations which are not allocated in the Local Plan for such purposes, will be required to satisfactorily demonstrate, through an impact assessment, that there will be no significant adverse impacts upon relevant town centres (including within adjoining authorities). In the context of the above, as the proposed retail element of the planning application would be located within an out-of-centre retail location and it is above the locally set threshold of 500 sqm set out in Policy RT1 of the Local Plan, it should be subject to a sequential and retail impact assessment. 

It is noted from the Planning Statement at Para 8.6 that the applicant has prepared a sequential test assessment in consultation with Mansfield District Council. The District Council will no doubt provide comment on the robustness of the sequential test assessment and its conclusions that there are no sequentially preferable sites available with Mansfield town centre or other centres in the local area that may have potential accommodate the retail element of the application proposals. It is further noted from Para 8.10 of the Planning Statement that assessment of the retail impacts of the retail elements of the scheme is ongoing by the applicant although the primary market for retail expenditure is anticipated to be delivered from the new residential development to be provided. 

It would appear that at the time of writing, the retail impact assessment has yet to be submitted by the applicant to the District Council. In the context of the above, it is considered important that the District Council should await the submission of the retail impact assessment prior to the determination of the planning application. Notwithstanding the above and without prejudice to the submission of the assessment, Derbyshire County Council’s officers would consider that the retail element of the application proposals at 1,000 sq. m floorspace is relatively modest in scale and would be likely to be of a nature that would serve the very local day to day shopping needs of the residents that would eventually reside on the site. 

Accordingly, it is considered unlikely that the retail element of the scheme would have any significant trading impacts on retail facilities in nearby town centres in Derbyshire, particularly Shirebrook town centre. The provision of a neighbourhood centre within the site would also be likely to have sustainability merits in meeting the day-to-date shopping needs of its residents and reducing their need to travel further afield for such shopping needs by private car. In this respect, the District Council may wish to consider whether the location of the neighbourhood centre would be more appropriate in a more centrally located part of the site so that it would be more accessible on foot to all residents of the scheme.

Education Comments

The development is approximately 1.2 miles away from Anthony Bek Community Primary School in Derbyshire. Derbyshire County Council’s Education Officers would therefore be keen to understand Nottinghamshire County Council’s strategy on school capacity within their area given that Derbyshire Schools currently receive a significant number of pupils from the area surrounding the development both at primary and secondary level. Derbyshire County Council would therefore welcome the opportunity to discuss the issues above with officers of both Mansfield District Council and Nottinghamshire County Council.

Bolsover District Council
No comments received. 

Neighbour Comments
A total of 50 representations were received (across both rounds of consultation) raising the following concerns (summarised):
·  Access to any open space from Hillmoor Street needs to be clarified;
·  Clarification of the extent of the soft landscaping proposals is required;

·  Clarification as to the nature of the retail offer in the local centre is required; 

·  The volume of traffic generated by the proposals would be detrimental to highway safety, the physical condition of existing roads and air quality;

·  The proposals will result in a decline in the ecological value of the site;

·  Concerns regarding the impact of developing at a higher level than the properties on Mandalay Road (to the north east of the site) on the residential amenity of those existing neighbouring properties;

·  Concerns regarding the ability of the local schools to cope with the additional pupils that will be generated by the development;

·  This is a greenfield site and has a rural character, it should not be developed;

·  Climate change concerns in terms of pollution and the use of resources;

·  All brownfield sites within the District should be examined for development potential before this development is granted planning permission;

·  The large increase in the population of this part of the district would result in a detrimental impact on the capacity of social infrastructure, including doctors surgeries;

·  This development will have a very negative impact on Pleasley and Pleasley Hill. Chesterfield Road was nearly full to capacity when a Mansfield transport study was carried out in 2018. To develop the land in question will increase the volume of people carrying vehicles through Pleasley via the MARR road, and Chesterfield Road by approximately 50% by 2033;
·  This extra traffic will also have a knock on effect at Debdale Lane junction. Many vehicles are currently taking short cuts through Water Lane to avoid long queues on Chesterfield Road and from the MARR out towards junction 29 of the M1;
·  Many people use these fields and roads to walk their dog and ride their horses safely and it gives cyclists the opportunity to cycle on roads that are away from the main traffic;

·  It would be a huge safety concern to take this away from people forcing more and more people out onto a busy 60mph where there are no barriers or bollards to prevent cars from swerving onto the pavement;

·  These fields are able to be farmed and provide food. Without these areas these fields will be unable to provide this. The more these areas are built on the less fresh healthy food people have access to. The more trees and plants that are cut down the less oxygen is provided to the atmosphere which essential.

·  Concern regarding the impact of the construction phase of the development on the residential amenity of neighbouring properties;
·  Concerns regarding the close proximity of the proposed development to existing neighbouring properties;

·  Concerns regarding the impact on soakaways that serve existing neighbouring properties and concern that the development will increase flood risk in the locality;

·  The need for the retail centre, hotel, petrol filling station and care home that form part of the scheme are questioned;

·  Concerns regarding the loss of hedgerow, harmful impacts to the Public Rights of Way that run through the site;
·  Concerns regarding the cumulative impact of development in this part of the District when considering the number of units being developed at Penniment Farm (south east of the application site);

·  Concern regarding the loss of features of archaeological value through the development of the site;

·  The application does predict an almost 200% increase in traffic along certain roads (such as Water Lane) which is the sole access road for local housing and the areas roads will become unusable and residents will be unable to access their own homes;

·  Road infrastructure, there is already congestion in this area, particularly during commuting times this development would cause more traffic chaos and increase air pollution;

·  Flooding, the end of Water Lane floods regularly as does Beck Lane, despite remedial work this remains a problem and would only get worse with more land being turned into concrete;

·  Pleasley is a village in a rural location and should be kept as such. The existing residents enjoy the existing natural environment and wish to retain the rural aspect.

·  Local villages need to keep their identity and not become joined together;

·  There is minimal green space for people and wildlife to thrive, and a development of the proposed size in this location would be devastating for both, and also have a majorly adverse effect on all of the hard work being done to restore Pleasley Pit to a safe haven and the only real green space in our area other than these fields;

·  Focus should be on developing the poor/empty/derelict housing rather than destroying what little countryside we have left and over-populating small villages and towns;

·  Concerns regarding the condition of the MARR road near Pleasley. It floods throughout the year, has surface water problems which all your efforts have failed to fix which causes even more problems. That area of land was deemed unsuitable for development years ago for a reason, but you seem to be ignoring that now;

·  Highway safety concerns regarding the proposed connection to Bagshaw Street;

·  Contrary to plan policy, the applicant has not submitted a proposal which demonstrates that the wider SUE1 allocation site can be delivered comprehensively, compliant with the indicative Masterplan;

·  In particular, there is insufficient consideration or detail pertaining to the linkages and connectivity between our respective landownerships within the SUE boundary in terms of: transport, pedestrian and cycle linkages resulting in ambiguity over wider access/egress etc. and impacts to the wider transport network;

·  Many people use these fields and roads to walk their dog and ride their horses safely and it gives cyclists the opportunity to cycle on roads that are away from the main traffic;

·  The recent updates to the application still fail to address the fundamental flaw with the proposal which is that the MARR route acts as a diversion for the M1 between junctions 28 and 29 (hollow triangle route);

·  Concern that a staggered pedestrian crossing and ghost roundabouts are not going to be sufficient to provide a safe environment for pedestrians and cyclists that will result from the development;

·  Concerns regarding the highway safety implications of the connection to Ruskin Road and to allow that entrance into the development to become an extension to bus routes;

·  Question the need for the retail development given the vacancy rates in Mansfield town centre and the need to regenerate a number of brownfield sites within it. 

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 P3 – Connected development

· Policy P4 – Comprehensive 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 H6 – Specialist housing

· Policy E1 – Enabling economic development

· Policy RT1 – Main town centre uses

· Policy RT8 – District and local centres

· Policy SUE1 – Pleasley Hill Farm

· Policy IN1 – Infrastructure Delivery 
· Policy IN4 – New Community Open Space

· Policy IN8 – Protecting and improving sustainable transport

· Policy IN9 – Impact of development on the transport network

· Policy IN10 – Car and Cycle Parking

· Policy NE1 – Protection and enhancement of landscape character

· Policy NE2 – Biodiversity and geodiversity

· Policy NE3 – Pollution and land instability 

· Policy HE1 – Historic Environment 

· Policy CC2 – Flood Risk 

· Policy CC3 – Sustainable Urban Drainage Systems

· Policy CC4 – River and Waterbody Corridors

National Planning Policy Framework (NPPF)
· Part 2: Achieving Sustainable Development.
· Part 5: Delivering a sufficient supply of homes.
· Part 6: Building a strong, competitive economy.
· Part 7: Ensuring the vitality of town centres.
· 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 15: Conserving and enhancing the natural environment
· Part 16: Conserving and enhancing the historic environment.
Planning Practice Guidance
Relevant Guidance 

· Mansfield Landscape Character Assessment (2010) and Addendum (2015).

· Affordable Housing Interim Planning Guidance (IPG) Note 7.
Relevant Local Plan evidence base documents:

· Visitor Accommodation Strategy (produced by D2N2, dated June 2017);
· Mansfield District Retail and Commercial Leisure Study Update (produced by Stantec, dated February 2020)
· Housing Need for Particular Groups (in Mansfield District) (produced by JG Consulting, dated April 2018);

· Mansfield District Council Site Selection Technical Paper (dated September 2018);

· Mansfield District Council Employment Technical Paper (dated September 2018);

ISSUES

The main issues to consider in the determination of this planning application are;

1. The principle of development, with specific reference to the following:
a. Conformity with policy SUE1; 

b. Impact of the neighbourhood centre on the vitality of viability of existing retail centres; 

c. The need for the other elements of the scheme; 

d. Density of development;

e. Provision of green space;

f. Affordable housing/housing mix/retirement accommodation.
2. The impact upon the surrounding highway network  and on highway safety
3. Impact on landscape character and historic environment
4. Potential impacts on residential amenity
5. Impact on ecology and nature conservation
6. Impact on flood risk 

7. The impact on contamination, air quality and environmental health
8. Planning obligations 

9. Other matters 

10. Conclusions and planning balance

1. The principle of development 

As indicated above, there are several elements to the principle of development when assessing this application and each are considered in turn below:

Conformity with policy SUE1; 

All of the land that is the subject of this application is within the land allocated under policy SUE1 of the Local Plan. However, that policy does also allocate land beyond the eastern edge of this site for development. That land (north of Wharmby Avenue and Wilson Street and south of the allotments that front Chesterfield Road North) is under separate ownership and not within the control of the applicant. 

Policy SUE1 allocates the entire area for development for the following:

· Approximately 925 dwellings (including retirement accommodation);

· A care home

· A new local centre including retail (Class A at the time that the Local Plan was adopted in 2020, now Class E) and leisure (formerly Class D2, now part Class E and part Class F2);and community uses (formerly Class D1, now part Class E and part Class F1);

· A hotel;

· A minimum of 1.7 hectares (developable area) of mixed employment uses.
The policy also states that there is land available within the allocation for a petrol filling station, nursery and gym, although does not formally require the provision of any of these facilities.  

The Housing and Economic Land Availability Assessment (SHELAA) assessed the suitability of the land for development and recognised that the land included in the allocation under policy SUE1 but excluded from this application are under separate ownerships. The application site was considered as a combination of sites 52 and 74C and was considered of sufficient size to accommodate 799 dwellings. The excluded land was considered as site number 170 and was considered of sufficient size to accommodate 125 dwellings.  
In discussions between Offices and the County Council, the Local Highway Authority has given an informal view that if site 170 was only to be accessed via Wharmby Avenue, the maximum number of units that could be delivered on that land without detrimental affecting highway safety would be in the region of 60, some way short of the figure assessed in the SHELAA and quoted above. This would also result in a shortfall (albeit it only by 15 dwellings) of dwellings delivered on the overall allocation (i.e. combined with the 850 dwellings proposed in this application) compared to the ‘approximate’ delivery target in policy SUE1. 

Policy SUE1 of the Local Plan states at point 5 that ‘this new neighbourhood will be developed comprehensively in accordance with an agreed masterplan, including delivery and phasing arrangements and informed by key design principles, independent design review and community/stakeholder consultation.’

The indicative masterplan does reference this land as being residential in use and it is the case that the other development required by policy SUE1 is proposed to be delivered within the red line boundary. It is also the case that the applicant has agreed to fund all of the off-site highway improvement works identified within the policy as necessary to mitigate the impact of the whole allocation on the capacity of the highway network. 

However, it is considered that the proposal cannot be considered comprehensive development as it does not include all of the land within the allocation. In that sense, the proposals are considered to conflict with policy SUE1.  

Officers have taken legal advice on the issue of how to avoid prejudicing the delivery of the whole allocation in the event that this application is approved. Following a review of the case law, the legal advice concludes that the imposition of a condition on a planning permission that requires an adopted highway to be constructed to the common boundary with the excluded land would not meet the third CIL test in that it would not be fairly and reasonably related in scale and kind to the development.  According to the legal advice, the same would apply to a clause in a Section 106 Agreement.  
The case law review concludes that it is not lawful for a planning permission to destroy private proprietary rights and that would be the effect of a requirement for the applicant to provide an adopted highway to the common boundary with the excluded land.

The legal advice does however conclude that the creation of a private right of access from the application site to the excluded land for the purposes of constructing further development on the ‘excluded’ land is a reasonable approach.  
Following the above legal advice, in order not to prejudice the effective delivery of the full allocation, it has been agreed between officers and the applicant that a condition could be imposed on any outline planning permission requiring the provision of a private means of access from the application site to the boundary with the excluded land, prior the occupation of any part of phases 1B or 2C on the phasing plan submitted with the application. 

The condition will require that construction traffic would be given a right of access between the application site and the ‘excluded’ land in order to facilitate the development of the latter, which will be the subject of a future planning application.   

This condition would allow the development of the other phases to progress, but would also ensure that development of the phases within the application site that would affect how development on the excluded land is brought forward in the future could not be occupied before that agreement was reached.   

This provision is considered to be a material consideration that needs to be weighed against the fact that the application site does not include the full extent of the land allocated under policy SUE1.

In conducting this weighing exercise, it is considered that the fact that all but 75 dwellings of the development and all of the offsite highway improvement works listed as requirements of the allocation within policy SUE1 will be provided should be afforded significant weight. The weight to be attributed to the fact that some of the allocated land is excluded from the application is considered to be limited by the suggested condition that would require a private right of access from the application site to allow the development of that parcel, at a point prior to the occupation of any dwellings within any part of phases 1B or 2C on the phasing plan submitted with the application. 

The level of harm attributed to the fact that this application does not propose the development of the full allocation is also reduced by the fact that, in the event that Wharmby Avenue was utilised to access the excluded land, 910 dwellings could be built on the site (subject to formal comments from the Local Highway Authority. Given that the allocation in SUE1 is for ‘approximately 925 dwellings, it is considered that in that scenario, it would be difficult to sustain a refusal of planning permission.

This assessment is made within the context of the legal advice received and subject to the density of development within the application site being considered acceptable (addressed later in this report).
Impact of the neighbourhood centre on the vitality of viability of existing retail centres:
Part 2 of policy SUE1 states that ‘new retail or leisure floorspace at Pleasley Hill will be expected to meet the requirements of policy RT1.’

In turn, policy RT1 states that ’main town centre uses (such as retail, office, entertainment and leisure) will be supported will be supported within the (defined) town centres provided that they are:

a) Are of a scale and character which reflects the role, function and distinctive qualities of the town centre; and

b) Would not harm the vitality and viability of a town centre or result in a reduction in A1 uses below the threshold set out in Policies RT3 and RT8.’

Policy RT1 defines the retail/leisure element of the Pleasley Hill Farm allocation as a local centre and (mirrored in policy RT8) and confirms that such locations are third in the retail hierarchy within the District (behind Mansfield town centre and the District centres of Mansfield Woodhouse and Market Warsop. 

Policy RT1 also states at part 3 that it is a requirement for an application for the development of the Pleasley Hill allocation to be supported by sequential and impact assessments. 

Part 5 of policy RT1 states that ‘retail and leisure developments of over 500 square metres (net) which are proposed in edge of centre and out of centre locations which are not allocated in the Local Plan for such purposes, will be required to satisfactorily demonstrate, through an impact assessment, that there will be no significant adverse impacts upon relevant town centres.’  

Policy RT3 relates to the protection of Mansfield town centre as the primary retail and leisure destination within the District. Policy RT8 seeks to achieve the same objective in the allocated District and local centres.

The application has been supported by a sequential test (updated by an Addendum in January 2022). This assesses availability within a number of established retail areas within the vicinity of the site. The sequential test is undertaken on the basis of the requirement to provide a 1000 square metre retail unit.   
No vacancies were recorded at Bright Farm, which is within 1 mile of the southern edge of the application site and is allocated as a neighbourhood parade under policy RT9 (b) of the Local Plan. 

The sequential test also considers the situation on Chesterfield Road North, to the east of the application site. Details of a Nisa convenience store and retail units with limited off street parking are listed in the study. Reference is made to an extant planning permission to convert a pair of residential properties to a hot food takeaway but indicates that this unit would only meet 15% of the space proposed within the local centre element of the scheme in this application. 

The report concludes that there are no suitable sites in this location for the proposed retail unit to be located. No suitable sites are found at any of the following locations, all of which are slightly further from the application site:

· Ladybrook Lane (defined is a local centre – policy RT1 f);

· Chesterfield Road South (defined is a local centre – policy RT9 f);

· Harrop White Road (a vacant unit recorded but substantially smaller than the

size of the proposed local centre) (defined is a local centre – policy RT9 i); 
· Ladybrook Lane/Truckers Lane (defined is a local centre – policy RT9 j);

The applicant has not undertaken an impact assessment to consider how the siting of a 1000 square metre retail unit in this location would affect the vitality and viability of the retail units in the above local and neighbouring centres, despite that being a requirement of policy RT1 for this allocation. Officers also have concerns about how a development comprising one store of 1000 square metres would meet the definition of a local centre included in policy RT1. 

Such locations are defined as including ‘a range of small shops of a local nature, serving a small catchment. Typically, local centres might include, amongst other shops, a small supermarket, a newsagent, a sub-post office and a pharmacy. Other facilities could include a hot-food takeaway and launderette.’

Whilst ‘small’ is not defined by the policy, it is considered reasonable to assume that this would be a maximum of 500 square metres per unit, as applications for developments of up to that size are not required by policy RT1 to include a retail impact assessment. 

It is also worth noting that a retail impact assessment is only considered necessary where proposals are for more than 500 square metres in size and ‘in out of centre locations which are not allocated in the Local Plan for such purposes.’ The local centre element of this scheme is included within policy SUE1 that allocates the land for development.  

In relation to the need for retail uses in this part of the District, The Retail and Leisure Study 2017 (R5) (page 43) identifies that the growth area could support an additional 180 sqm net comparison floorspace and 170 sqm net convenience floorspace up to 2033.  

Evidence submitted by the Council in 2019, during the Local Plan examination process stated that ‘The Pleasley Hill site is poorly served by the existing network of centres and large out of centre food stores. It is therefore proposed that a local centre is provided onsite and the applicants will need to justify any additional floorspace above 500 sqm (in accordance with Policy RT1) with an impact test as set out in the NPPF.’ 
The above evidence adds weight to the need for the inclusion of a food store within the local retail centre that would form part of the proposed development. Given the concerns regarding a unit over 500 square metres in the absence of an impact assessment to justify such a proposal, but in recognition of the identified need,  it is considered reasonable to apply a condition to any outline planning permission stipulating the following:

· The proposed retail shall comprise of no more than 1,000 square metres gross

floorspace;
· The 1000 square metres of floor space shall be split over a minimum of 5 units; 
·  None of which shall exceed 500 square metres (net – as defined in policy RT1

of the Local Plan); and that  
· Any proposal to vary this amount of floorspace will be determined against the
criteria within Policy RT1 and an application for any unit over 500 square metres (net) floor space shall be accompanied by an impact assessment.  
This would mirror the approach taken when determining the outline planning application for the land at Lindhurst (allocated as Berry Hill under policy SUE 3 of the Local Plan), which was granted planning permission under reference 2010/0089/ST. The requirement for a variation of condition application for any unit over 500 square metres to be supported by a retail impact assessment provides a safeguard that the principle of any such development would have to be established at the outline stage, as opposed to relying on the reserved matter of scale to control this issue.  

The need for the other elements of the scheme; 

The Visitor Accommodation Strategy (produced by D2N2, dated June 2017) confirms an identified need for hotel accommodation within the region but also specifically mentioned Mansfield as an opportunity area for the expansion of such facilities. Whilst it is the case that sites in the town centre (such as the ARBA development and the allocation at Belvedere Street) have allocations that include such uses, the Sustainable Urban Extensions such as this site are considered to be a logical location given the amount of land available and in the case of Pleasley Hill Farm, good access to the MARR and the M1 motorway.   

In relation to the employment element of the allocation, the Employment Technical Paper that form part of the Local Plan evidence base concluded that ‘the site at Pleasley Hill Farm is allocated under policy SUE1 for a mixed use scheme of 925 homes, a minimum of 1.7 ha (developable area) employment land plus retail and other community facilities. The site has good access to the MARR and M1. There is capacity along the MARR and the majority of nearby junctions have capacity however some improvements are likely to be required.’ 
In terms of the proposed care facility, the Housing Need for Particular Groups (in Mansfield District) report (produced by JG Consulting) stated that 13% of the Objectively Assessed Need for Mansfield would be required for specialist housing for older people (such as extra care homes), and identified a need for 20 residential care home spaces per year in Mansfield. 

The size of the care home assessed in the Transport Assessment submitted with the application is 160 bedrooms, although the scale of the development will be determined at the reserved matters stage. Given the level of need required, it is considered that the inclusion of such accommodation within the development is evidence based and accords with policy SUE1 of the Local Plan.   
Whilst comments of residents relating to the petrol filling station are noted, it is considered that such a use would facilitate the use of the employment and retail floorspace within the allocation, both of which are supported by an evidence based need. 
The phasing of the delivery of all of these elements of the allocation relative to the build out of the residential parcels shall be secured through the Section 106 Agreement  
Density of development;

This scheme proposes up to 850 dwellings. If that number were to come forward and the 140 dwellings (as suggested in the planning policy section comments) were delivered on site no. 170 via a future planning application, the total number of dwellings delivered would be 990, that is 65 (or 6.5%) dwellings over the ‘approximate’ number quoted in policy SUE1. Site 170 is 3.8 hectares in area and so 140 dwellings on that land would equate to approximately 37 dwellings per hectare.  
The Design and Access Statement submitted with the planning application calculates the net density of the indicative scheme as equating to 39 dwellings per hectare across the residential parcels (covering 21.8 hectares in total.) Policy H3 of the Local Plan indicates that a density of between 30 and 35 dwellings per hectare is a broadly acceptable range, the acceptability of the density proposed in a scheme will need to have regard to the environmental circumstances and constraints on a specific site.    

In this case, the Design and Access Statement submitted with the application indicates that the indicative masterplan shows 3.51 hectares of green and blue infrastructure. The Local Plan requirement (at appendix 11) is for a minimum of 10% of the land within a residential development to be devoted to public open space where need cannot be met offsite. 
That would equate to approximately 2.2 hectares in the indicative scheme. Some of the remaining 1.3 hectares will be required for the provision of physical sustainable drainage infrastructure and wildlife corridors but if the amount of open space was reduced to 2.2 hectares and the developable area increased by 1 hectare, the density of development within the residential parcels would be just shy of 37.3 hectares. That density would be broadly comparable with the density suggested for site 170 as outlined above and would retain 3000 square metres for drainage infrastructure and mitigation relating to protected species and buffers to noise sources.         


Given that the scale and layout of the development are not being determined at this outline stage, it is considered important to require the production of a design code and masterplan for the development to be submitted with a reserved matters application. These design tools would be required to consider how the density of the development would be varied across the scheme to respond to the site constraints and deliver a scheme that would meet the requirements of part 12 of the NPPF.  

Policy SUE1 identifies the option of a masterplan being incorporated into an outline planning application and supporting Section 106 Agreement. The following key design objectives are identified in the policy:
a. an appropriate buffer to the adjoining employment development and Pleasley village to the north; 

b. a network of green infrastructure linking to nearby local wildlife sites (Cotton Plantation and Pleasley Hill Pastures), and the existing public rights of way; 

c. adequate SuDS along the existing flooding routes, including enhancing ecological connections with the adjoining natural spring and local wildlife site; 

d. on-site open space and play facilities in locations which are accessible from surrounding areas; and 

e. the protection of areas of archaeological significance informed by a Geophysical Survey.
Appendix 8 of the Local Plan provides details on the urban design principles that should underpin such a masterplan. 

Figure A8.1 provides the indicative masterplan for the site referred to in policy SUE1 and identifies the key design principles that should inform the layout of the development, movement through the site and how the scheme will link to surrounding land. The applicant has submitted an indicative masterplan with the application.   
The explanatory text within appendix 8 identifies 3 guiding principles for the design of the development:

· Human scale of development;

· Ease of pedestrian and cycle movement, including across the MARR; and 

· Creating a local connection.
The ‘human scale’ element refers to the need to design an access and movement strategy that does not result in vehicular traffic compromising the quality of the pedestrian and cycle access throughout the development and particularly on the primary route through the site along the MARR. Appendix 8 states that ‘The character of the MARR will need to change as it passed through the allocated site area; calming vehicle speeds and creating a more human scale environment.’ 
The importance of cycle and pedestrian connections between the residential and employment elements of the development is also highlighted. Appendix 8 states that ‘The arrangement of commercial buildings and plots must not compromise the need to create a permeable block structure that allows direct connections to be made.  
Appendix 8 identifies the need for a ‘forest inspired’ landscaping strategy to form a ‘local connection’ through design. 
Policy P1 of the Local Plan also requires major developments to contribute positively to the creation of inclusive and accessible well-designed buildings and places. The policy states that ‘This will be achieved by developers demonstrating that they have: 

a. undertaken a thorough and robust site and contextual analysis, identifying and responding to opportunities and constraints; 

b. involved local communities and key stakeholders, including the local planning authority, at an early stage in the development of design solutions; 

c. responded positively to the Mansfield’s Place Making Principles and or Building for Life 12; and 

d. where appropriate, engaged with and responded to the recommendations of design review. 

Section 12 of the NPPF is entitled achieving well design places and states at paragraph 126 that ‘The creation of high quality, beautiful and sustainable buildings and places is fundamental to what the planning and development process should achieve. Good design is a key aspect of sustainable development, creates better places in which to live and work and helps make development acceptable to communities.’

Paragraph 130 states that ‘planning policies and decisions should ensure that developments: 

a) will function well and add to the overall quality of the area, not just for the short term but over the lifetime of the development; 

b) are visually attractive as a result of good architecture, layout and appropriate and effective landscaping; 

c) are sympathetic to local character and history, including the surrounding built environment and landscape setting, while not preventing or discouraging appropriate innovation or change (such as increased densities); 

d) establish or maintain a strong sense of place, using the arrangement of streets, spaces, building types and materials to create attractive, welcoming and distinctive places to live, work and visit; 

e) optimise the potential of the site to accommodate and sustain an appropriate amount and mix of development (including green and other public space) and support local facilities and transport networks; and 

f) create places that are safe, inclusive and accessible and which promote health and well-being, with a high standard of amenity for existing and future users49; and where crime and disorder, and the fear of crime, do not undermine the quality of life or community cohesion and resilience.

The applicant has submitted an indicative masterplan as part of the planning application. 

The amended detailed access plans submitted with the application demonstrate that, along the section of MARR fronting the site, a full Local Transport Note compliant segregated cycle route would be provided along the site frontage on the eastern side of the MARR, with separate signal staged cyclist crossings at the two primary junctions (north south) then toucan style crossings east-west. There would be a connection from New England Way at the northern end of the site for both cyclists and pedestrians, linking to the route along the site frontage.   

Within the development parcels, 3m wide shared pedestrian/cycle routes are also proposed with various additional interface points externally. These elements have been reviewed by the Local Highway Authority, who consider that the approach is acceptable. It is considered necessary to condition further details of the traffic calming measures to be installed within the highway, including the use of tree planting in the areas where this is indicatively suggested on the submitted plans. 

It is accepted that the proposed junctions to be sited at the northern and southern end of the development, that would connect the development to the MARR would be significant pieces of infrastructure. There would be 2 further junctions from the MARR in the centre of the site. In the revised scheme, there would be pedestrian crossings that would allow movement across these junctions, including staggered crossings at the two large junctions. 
The provision of forward visibility splays for cyclists at these junctions and the retention of the shared cycle/pedestrian route along the south western side of the MARR in the revised scheme would improve the environment for pedestrians and cyclists.  
Highway safety matters are presented in more detail later in this report, but the Local Highway Authority has confirmed that it considers that the revised proposals would ensure that the safety of cyclists or pedestrians would be preserved. The urban design comments recognise the difficulty of creating a ‘human’ scale of development on a site that is in large part bisected by an existing major vehicular transport route. 

The location of the public open space within the indicative masterplan is broadly in conformity with the plan shown in appendix 8 of the Local Plan, with a linear park shown in the southern portion of the site and another area of open space on the eastern edge of the northern portion of the site. 
A parameters plan has also been submitted with the application, which identified the long view to the north west of the site, towards Pleasley Colliery, with smaller pockets of open space also identified on the northern (adjacent to the Pleasley Community Orchard, where a link could be formed from the site, as suggested by the masterplan at appendix 8 of the Local Plan) and southern edges of the site. The extension of the cycleway provision referred to above ensures that the proposed connectivity routes more closely align with the aspirations set out in the Local Plan.   
The impact of the proposals on the archaeological significance of the site (part e of the policy) is presented in more detail below

Whilst it is considered that the density of development is acceptable in principle, it is considered necessary to secure detailed framework masterplan and design code to set the parameters of a development that will achieve the requirements of policies SUE1 and P1 of the Local Plan and Part 12 of the NPPF.          

        

Provision of green space:
Policy IN4 of the Local Plan states that new residential development of 10 or more dwellings (net) will be required to contribute towards: 

a. the creation of new community open space (including play) and outdoor sports provision; and/or 

b. improving the quality of and/or accessibility to existing community open space, natural green space, play and outdoor sports provision. 

The policy also states that new on-site provision and/or contributions towards enhancements to existing provision should: 

a. be informed by the council's community open space assessment and playing pitch assessment and strategy, including the Mansfield Green Space Standard and Sport England pitch standards; 

b. be proportionate to the size of the development; 

c. be multi-functional, accessible, of good quality and fit for purpose; and 

d. have appropriate mechanisms to ensure their future satisfactory maintenance, management and sustained community use.


The supporting of policy SUE1 states at paragraph 8.10 that new recreational green corridors within the development should complement networks of strategic green infrastructure (GI) are located near to this site (Meden Valley and Oxclose Woods) and provide multi-user trail connections, linking together new and nearby open space and with existing walking and cycling trails to improve multi-purpose access through the site and to areas of strategic GI. 
The indicative masterplan submitted with the application indicates the location of a linear park in the parcel to the east of the MARR and a large area of public open space in the northern portion of the land to the west of the MARR. There would also be an area of public open space on the northern edge of that parcel adjacent to the boundary with the Pleasley Community Orchard, to the north of that part of the application site. 
The proposal is only indicative at this stage, with layout to be fixed by a reserved matters application. However, noting the comments of the Parks Development Officer, there does need to be provision of open space sufficient for the provision of Neighbourhood Areas of Play (NEAPs) and more informal areas of play within both parcels of the allocation. 

Appendix 11 of the Local Plan provides the Mansfield open space standard. This states a part D that a minimum amount of community open space to be provided on-site should be 10% of the developable area of the proposed residential development. A requirement for this level of provision to be presented as part of a green infrastructure scheme to serve the development can be included in the Section 106 Agreement, as can specifications for the provision of equipped play areas and connections to and from the existing Multi Use Games Area at Bull Farm.   

Affordable housing/housing mix/retirement accommodation;
Affordable housing:

Part 1 of policy H4 of the Local Plan sets out the proportion of affordable housing that will be expected depending on which zone a site is within whilst part 2 sets out the size of development that the requirements will apply to.  
The proposal is a greenfield site within zone 1 and will therefore be required to deliver 10% affordable housing on site.  Comments from the planning policy section refer to the inclusion of 15% starter homes within the affordable housing mix. Since the date of those comments, the Starter Homes initiative has been withdrawn and replaced by First homes.
First Homes are discounted market sale units which:

a) must be discounted by a minimum of 30% against the market value;

b) are sold to a person or persons meeting the First Homes eligibility criteria (see below);

c) on their first sale, will have a restriction registered on the title at HM Land Registry to ensure this discount (as a percentage of current market value) and certain other restrictions are passed on at each subsequent title transfer; and,

d) after the discount has been applied, the first sale must be at a price no higher than £250,000

Planning Practice Guidance (PPG) states that 25% of all affordable housing secured through developer contribution should be First Homes. Officers are currently working on a draft Affordable Housing Supplementary Planning Document (SPD). This document cannot change Local Plan policy but as part of this work, officers are consulting a viability expert on how First Homes are applied to the viability context of Mansfield. 
The PPG is a material consideration, as is Local Plan policy H4. The planning policy section comments are that a mix of intermediate (e.g. shared ownership) (15%), social rent (20%) and affordable rent (50%) accommodation should be included within the affordable housing mix. 

The proposal for this scheme is therefore as follows:

25% First homes;

10% Intermediate

20% social rent

45% affordable rent

This requirement can be secured via the Section 106 Agreement.
Market housing mix:

Policy H3 suggests that the following housing mix should be applied on a District wide basis in relation to market housing:

· 5% 1 bed

· 30% 2 bed

· 45 % 3 bed

· 20% 4 bed units  
The mix for low cost home ownership and affordable rented accommodation are also detailed in the policy, again on a District-wide basis.  

Given the size of the proposed development (providing in excess of 2 years worth of housing against the Local Plan trajectory to 2033), it is considered reasonable to require the mix of accommodation across the development to achieve the split set out in policy H3. 

In relation to retirement accommodation, the Housing Need for Particular Groups Study identified a projected 3,909 increase in the number of residents within the 65-74 age bracket over the 20 year Local Plan period. This equated to an average increase of 195 people within that age bracket, per year. The projections for this development during the local Plan examination were 634 homes would be delivered over the last 10 years of the Plan period, equating to approximately 17% of the District need within that time. 

Over the same time period, approximately 98 homes for people within the 65-74 age bracket will be required. Applying the same 17% to this type of accommodation as against the overall housing need of the District over that period, this scheme would need to deliver 17 dwellings for people of retirement age. A scheme for this provision, to include a definition of the occupants (which will exclude a care home as that us a separate requirement of policy SUE1) and the mix of this accommodation can be secured as part of the Section 106 Agreement.   

Conclusion on the principle of development 

There is considered to be a conflict between the proposed development and the requirements of Local Plan policy SUE1 in that the application site does not cover the full extent of the land allocated by that policy. As such, whilst the indicative masterplan submitted with the application does show development across the whole allocation, development on the ‘excluded’ land will be the subject of a future planning application.

However, the proposal would provide a large proportion of the ‘approximately’ 925 houses, the employment land and the other retail/commercial uses listed as requirements under the policy. The applicant would also provide for all of the off-site highways mitigation required and proportionate contributions towards increasing the capacity of social infrastructure to accommodate the increase in the population that would result from this scheme.   

It is also the case that a condition can be imposed requiring private access arrangements to be secured between the application site and the excluded land to allow the construction of that parcel, thereby not prejudicing the delivery of the full allocation. 
The density of development within the application site is considered acceptable, that financial contributions can be made to offset the impact of the development on infrastructure capacity and none of the statutory consultees have objected to the proposals. Given these circumstances and that all of the development required by policy SUE1 (retail/commercial, employment, hotel etc) is to be provided within the application site, it is considered that the level of harm arising from that the fact that the proposal is not for ‘comprehensive’ development is reduced. This harm needs to be weighed against all of the other material considerations, which are addressed in this report.           

2. The impact upon the surrounding highway network and on highway safety

Policy SUE1 states at part 4 that the Mansfield Transport Study 2018 (evidence that underpinned the Local Plan) indicates that the following junctions would require upgrading to be able to absorb the additional demands on the highway network that would result from the development of the allocation:
· Chesterfield Road/Debdale Lane;

· Kings Mill Road/Beck Lane/Skegby Lane/Mansfield Road; and 

· A6191 Chesterfield Road/A617 MARR Pleasley. 

Policy IN9 of the Local Plan relates to the Impact of development on the highway network. It states 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; 

b. any significant impacts on the highway network can be suitably mitigated; and c. they do not impact on the safe operation of the rail network. 

2. Development proposals that generate significant levels of movements are required to: a. be supported by a transport assessment or statement, together with a travel plan which demonstrates how sustainable transport measures have been addressed; and 

b. be situated within settlement boundaries, as shown on the Policies Map, or in locations that are, or can be, well served by the full range of transport modes including public transport.

Policy IN8 of the Local Plan aims to protect and improve the sustainable transport network. The policy states that proposals for development should protect and improve access to and along multi-use trail networks within the District. Development proposals should also provide for new sustainable transport measures such as pedestrian and cycle routes, public transport facilities, and provision for community transport and taxis facilitate a shift toward ultra-low emissions vehicles. New development should also facilitate the delivery of highway improvement schemes/sustainable transport solutions along the district’s main arterial routes and public transport corridors.
Section 9 of the NPPF is entitled promoting sustainable transport. Paragraph 110 states that:
In assessing sites that may be allocated for development in plans, or specific applications for development, it should be ensured that:

a) appropriate opportunities to promote sustainable transport modes can be – or have been – taken up, given the type of development and its location; 

b) safe and suitable access to the site can be achieved for all users; 

c) the design of streets, parking areas, other transport elements and the content of associated standards reflects current national guidance, including the National Design Guide and the National Model Design Code 46; and 

d) any significant impacts from the development on the transport network (in terms of capacity and congestion), or on highway safety, can be cost effectively mitigated to an acceptable degree.

Paragraph 111 states that development should only be prevented or refused on highways grounds if there would be an unacceptable impact on highway safety, or the residual cumulative impacts on the road network would be severe.

Paragraph 112 states that applications for development should: 

a) give priority first to pedestrian and cycle movements, both within the scheme and with neighbouring areas; and second – so far as possible – to facilitating access to high quality public transport, with layouts that maximise the catchment area for bus or other public transport services, and appropriate facilities that encourage public transport use; 

b) address the needs of people with disabilities and reduced mobility in relation to all modes of transport; 

c) create places that are safe, secure and attractive – which minimise the scope for conflicts between pedestrians, cyclists and vehicles, avoid unnecessary street clutter, and respond to local character and design standards; 

d) allow for the efficient delivery of goods, and access by service and emergency vehicles; and 

e) be designed to enable charging of plug-in and other ultra-low emission vehicles in safe, accessible and convenient locations.
The application has been amended to include access as a matter to be approved at this outline stage. Following amendments to the application, the Local Highway Authority has not raised any objections to the proposals, subject to various mitigation measures being secured by financial contributions via a Section 106 Agreement and the imposition of a number of conditions. 

The following paragraphs summarise the impacts on the key junctions that will be affected by the proposed development, outline the sustainable transport measures to be included and outline in broad terms the mitigation measures that are considered necessary to preserve highway safety and avoid a severe impact on the capacity if the highway network.    
Access junction layout and operations (MARR)

The access arrangements with the MARR include two signal-controlled crossroads, to either end of the site, along with a pair of staggered priority junctions with traffic signal-controlled toucan crossing in between.

Following initial concerns expressed by the Local Highway Authority (LHA), the layout of the access junctions has been revised to incorporate the following infrastructure:

· Inclusion of a segregated cycle route to the northeast of the MARR, running along the frontage of the site, with integrated cycle crossings at the signal-controlled junctions.

· Extension of an existing culvert under the MARR adjacent to the southern junction.

· Inclusion of cycle forward visibility splays around corners at the junctions.

· Integration and realignment of Hillmoor Street, including a right turn island to prevent right turners not blocking the exit arm of the adjacent signal-controlled access junction.

· Provision of refuge areas between the road carriageway and segregated cycle route on the north-eastern side of the MARR to remove pedestrians / users becoming stranded in the road carriageway.

· Installation of MOVA across the junction complex.

· Retention of the shared cycle route along the southwestern side of the MARR.

· Provision of maintenance pull over areas adjacent to all three signalised installations.

The revised layout has had a Stage 1 Road Safety Audit undertaken, and further refinement to the design has been made to address any viability issues that would affect planning consent.

The junctions have been modelled in terms of considering operational capacity, queue, and delay, and are forecast to operate within design thresholds.

The revised access layout is now considered to be suitable to serve the proposed development as shown in drawing reference: 15395-RLL-21-XX-DR-D-5036 revision H. 

Owing to the interaction with the MARR, it will be required for the full construction of the access junctions to be conditioned prior to any development taking place. Such a condition is attached to the recommendation. 
Hillmoor Street PROW and realignment

Clarification has been made regarding the Public Right of Way (PROW) that currently runs from Hillmoor Street to Water Lane, commencing approximately 70m south of Hilton Close. The points of entry and exit into the site are to remain in the same location although levels will require regrading to ensure inclusive mobility is provided.
Water Lane access junctions’ layouts

Three small development accesses (residential) have been proposed to be accessed directly from Water Lane to the southwest of the site, each being able to accommodate access for in the order of 5 dwellings. The access layouts have demonstrated the ability for vehicles to enter and exit the access points whilst passing other vehicles. 

Traffic speeds surveys have been recorded, to ensure suitable access visibility splays are achievable, with any length of hedge rows to be removed if necessary. Adjacent to the access points Water Lane has been widened to enable refuse collection vehicles (large) to pull over and collect wheelie bins during collection days, without blocking vehicle movement of on Water Lane. 

No vehicular connection will be permitted between the small developments and the wider development site. 

Pedestrian and cycle connections will be provided between the development plots, interfacing with the wider development, to ensure access to bus stops are within acceptable walking distances.

To either side of the three small development parcels, PROW’s cross Water Lane. A footpath running through the development parcels is proposed to provide wider connectivity.  

To facilitate access to the site on Water Lane, 5 vehicular passing bays are proposed, capable of enabling a large refuse vehicle to pass other vehicles on Water Lane along its narrower length fronting the site and toward the MARR to the southeast.

The proposed access junctions and infrastructure are shown on drawing reference: 15395-RLL-21-XX-DR-D-5036 revision H. Based on the above, the small-scale development served from Water Lane is acceptable.

Other site connections

Other site connections have been incorporated into the proposals (the points of connection are shown for indicative purposes on drawing reference: 15395-RLL-21-XX-DR-D-5036 revision H) and these are summarised below:
New England Way: 

A 3m wide shared cycleway footway connection is proposed connecting the internal spine loop road to the east of the MARR, through Phase 1B, connecting with New England Way, and extending up to the New England Way / MARR junction. The LHA consider this to be acceptable from a highway safety perspective. A condition is attached to the recommendation requiring the infrastructure to be opened to use prior to first occupation of Phase 1B as shown in the Phasing Plan reference: 2017-481-03G.

Ruskin Road: 

A pedestrian / cycle and bus only access is proposed as shown in drawing reference: 15395-RLL-21-XX-DR-D-5012 revision C. The bus gate will include camera equipment for enforcement requirements and be set back so as not to create visibility issues to existing driveways on Ruskin Road. Ruskin Road itself between the proposed bus gate and Peel Crescent is to be widened on its northern side to form a 6m wide road carriageway to enable buses to pass on street parked vehicles. 
The northern footway will become a formal cycle route, returning cyclists onto Ruskin Road adjacent to its junction with Peel Crescent to the east, and continue into the site as a 3m wide shared use facility to the west. The route will include cycle pavement markings, and measures to seek to prevent the route being blocked by parked vehicles. The bus gate is proposed to become operational prior to first occupation of Phase 3B, as shown on the Phasing Plan. This is considered acceptable by the LHA, subject to an interim service being put in place prior to any development. This is discussed later in this section of the report.

Bagshaw Street: 

A pedestrian - cycle connection is proposed at this location as shown on drawing 5036 revision H. Land ownership confirming the viability of the connection has been provided. The connection is to be made prior to first occupation of Phase 3A (to be secured by condition.) The purpose of the connection is to maximise connectivity to and from the site by sustainable means of transport.

Connection to Crescent Primary school extension to the east of the site: 
A pedestrian - cycle and vehicle connection, suitable to facilitate bus access, is proposed that will interface with the internal loop spine road to the east of the MARR. This is considered to be acceptable by the LHA. This infrastructure will need to be provided prior to first occupation of Phase 2C, a requirement that can be secured by condition. The purpose of the connection is to facilitate future expansion of the school, ensuring appropriate pedestrian and vehicular connections are achievable.
Connection to residential parcel south of Wharmby Avenue: 

Two points of access are shown on drawing 5036 revision H. The south-eastern most connection is to be formed by a 2m wide footpath running between the internal loop spine road to the east of the MARR, and the site red line boundary, required to enhance pedestrian accessibility into the site. 
The other connection is to safeguard space to the site boundary to include a shared pedestrian/cycle connection (3m wide), and vehicular connection so as not to prejudice future connection to Chesterfield Road and beyond should the land to the north be developed. 
The footway and cycleway connection is to abut the red line boundary, however the length of road leading to the boundary will cease a few meters short of this. It would be the Highway Authority’s preference for the vehicular connection to abut the red line boundary, however not offering this would not result in a severe impact being created in their assessment, owing to the cycle and pedestrian infrastructure being proposed.

Connection to Bull Farm Skate Park: 

The location of the connection is shown on drawing 5036 revision H and is to be formed by a 2m wide footpath. The connection will enhance pedestrian accessibility into the site running between the internal loop spine road to the east of the MARR, and the site red line boundary, to gain access into the Skatepark. The provision of this connection up to the edge of the application site boundary prior to the occupation of any of the units within phase 2C as labelled on the phasing plan submitted with the application. 
PROW running through the site from Ruskin Road

The route of the existing PROW running from the western end of Ruskin Road, through the site, then across the MARR and up to Water Lane is to remain in its current alignment. Minor improvements at the crossing on the MARR are proposed to remove additional safety issues created by the proposed segregated cycle route on its northern side as discussed earlier in this response.

Trip Generation
The Local Highway Authority has no objections to the anticipated trip generation from the development, as detailed in the Transport Assessment (TA), subject to the necessary junction improvements required by policy SUE1 being secured.   
On the basis of the information provided, the LHA has recommended a condition limiting the floorspace of the commercial and employment uses, in addition to capping the number of dwellings at 850. As discussed previously in this report, it is considered reasonable to allow a local centre of up to 1000 square metres on the basis of the sequential test exercise that has been undertaken by the applicant.   

The range of uses modelled by the TA for anticipating trip generation includes a pub/restaurant and a fast food outlet/drive thru and these have been included within the condition suggested by the LHA that would limit the amount of development permitted. A restaurant falls within Class E (b), with the other uses considered to be sui generis. The fast food use would generate 126 two way trips a day during the morning and evening peak periods on an average day according to the modelling. 
In contrast, an individual retail use of 500 square metres would produce around 176 trips during the morning and evening peak periods on an average day (taken as a proportion of the figures for a superstore contained within the TA.) If the pub and takeaway uses are removed from the equation (as these are not included within the description of the development), then 500 square metres additional retail floorspace above the 500 square metre cap suggested by the LHA would produce 50 more two way trips during the morning and evening peak periods.   

This difference is considered to be marginal in highway safety or capacity terms within the context of a trip generation from the overall development being in excess of 1700 and so condition 26 of the recommendation states the following caps on the various uses proposed:

· Residential: 


850 dwellings

· Hotel:



2,319sqm Gross Floor Area (GFA)

· Petrol Filling Station:

8 Bays

· Care Home:


160 beds

· Employment (Class E(g):
3,920 sqm GFA 
· Employment (B2):

5,257 sqm GFA

· Employment (B8):

8,257 sqm GFA

· Nursery:



628 sqm GFA

· Gym:



616 sqm GFA

· Neighbourhood retail unit:
1000 sqm GFA
It is however considered necessary to add an additional condition that will require an updated Transport Assessment to be submitted in support of a reserved matters application for any of the commercial or Class E uses to ensure that, once the exact quantum of development is known, the impact of trip generation can be fully considered.  
Traffic Impact

The TA details the agreed approach to be undertaken when considering traffic impact. A future year of 2033 has been agreed with the LHA for the purpose of this assessment, being the potential first year of full occupation of the development. The level of impact is considered not to have a severe impact on the capacity of the highway network, subject to the necessary junction improvements required by policy SUE1 being secured.    .
Offsite junction impacts

The LHA has been in detailed discussion with the applicant and their consultants regarding impacts created on the wider highway network, following concerns expressed in this regard in their initial comments. Various amendments to the mitigation proposed have since been made and these are outlined below.
Chesterfield Road North – A617 local site-specific mitigation proposal: 

The junction is currently forecast to operate with extensive queuing in the future assessment year (2033) with or without development related traffic. Proposals to mitigate these impacts have been developed as shown on drawing reference: 15395-RLL-21-XX-DR-D-5025 revision F. These include increasing the length of the flared approach by 66m (up to 118m) along with some changes to adjacent lane widths; extension of the segregated cycle link on the eastern side of the MARR between the proposed northern access, and the Chesterfield Road North junction, improvements to pedestrian crossing detection equipment to make the operation of the traffic signals more efficient and alternations to the traffic signals timings. 

The improvement to the forecast operation of the junction has been identified to be significant, far beyond creating a nil detriment situation (no worse) when considering the ‘without development’ scenario, with queues reducing during AM and PM peak hours by 82 and 57 vehicles respectively on the Chesterfield Road North eastbound approach, by 24 and 47 vehicles respectively on the opposite arm, with minor changes on the Woburn Road and MARR arms of the junction. 

The proposed extended right-hand lane on Chesterfield Road North is critical in reaching this position, by virtue of allowing a more equitable flow balance in both lanes rather than seeing the right-hand lane choking off the left-hand lane. 

The revised traffic signal staging splitting the Woburn Road and MARR movements into separate stages eliminates the all-round pedestrian stage which resolves an existing issue relating to a right turning conflict whilst also allowing for the left turn from MARR to Chesterfield Road North to be run in 2 stages, adding benefit to the efficiency of the junction.

Consideration at the detailed design stage will need to be given to extending the right-hand lane on the MARR (for vehicles going ahead into Woburn Road and turning right onto Chesterfield Road) to achieve some relief and reduce the risk of the MARR left turn lane 2 being choked by an overspill from the right-hand lane. However, this is a minor detail which will be considered at the detailed design stage.

It is therefore considered that the proposed measures are suitable given the proximity of the junction to the development, and the benefit it will create to all road users. In terms of timing of delivery of the infrastructure, it is noted that the junction is already forecast to operate beyond design capacity in the future year, and as such early construction of the measures will be required. The phasing of this work can be secured via the Section 106 Agreement to which any outline permission would be subject. 
A617 / Water Lane mitigation proposal:  

The junction currently operates within design capacity thresholds and is not expected to reach its design capacity until midway through the phased build out of the development.  Beyond this point, the impacts created by development related traffic, coupled with adjacent committed development traffic from the Penniment Farm scheme, quickly create severe impacts to the junction’s operation. Proposals have been put forward to signalise the junction as shown in drawing reference: 15395-RLL-21-XX-DR-D-5017 revision F.

The revised layout has been designed to integrate with the recently constructed Penniment Farm committed development footway extension on the southern side of Water Lane east of the MARR. The proposed measures bring the operation of the junction back to within design standard thresholds with minimal queuing and delay. 

Noting the acute angle at which the western Water Lane arm enters the junction, following the comments made within the road safety audit, additional approach signage and high friction surfacing is proposed. 

Noting the two field access points, either side of the junction on the western and eastern arms of Water Lane, swept paths for large agricultural vehicles have been considered entering and exiting the existing fields, with measures put in place to ensure such manoeuvres do not block the safe operation of vehicles travelling through the junction. 

A MOVA is to be installed across the junction, which is standard practice, to ensure real time efficiencies are achieved by the operation of the signals, along with a pull over area/layby for maintenance purposes. 

Noting that the junction is not forecast to go over capacity in the interim period once the development starts to become occupied, a delayed construction programme for the mitigation measures would be acceptable to the LHA. 
Abbott Road / A617 / Beck Lane signalised junction mitigation proposals: 

Mitigation measures have already been proposed to be implemented at this junction in association with the committed Penniment Farm scheme, as shown on drawing reference: 15395-RLL-20-XX-DR-D-5023 revision A. The committed scheme includes changing the destination movements on the A617 arm nearside lane to left and right, providing separation pavement markings for the new two right turn movements, revisions to pavement markings on the Beck Lane arm, and revisions to the traffic signals equipment and timings. 

Even with this mitigation, the impacts of the proposed development create operational performance capacity issues resulting in the junction being forecast to operate beyond acceptable design capacity, to the detriment of highway safety. 

Given the above, further measures have been proposed to mitigate the impacts created including increasing the radii on the turning movements from Beck Lane into the A617 to facilitate two lanes of turning traffic as also indicatively shown on drawing15395-RLL-20-XX-DR-D-5023 revision A. 

In addition, to address comments made in the Stage 1 Road Safety Audit, enhanced separation between the left turn lanes have been incorporated, which seeks to address any ‘side swipe’ collision issues during the turning manoeuvres. 

The proposals illustrate the viability of the measures but are likely to require some alterations made during the detailed design process which will be undertaken prior to construction of the measures proposed. 

For the avoidance of doubt, both the committed works and proposed mitigation measures will need to be implemented to address negative impacts created by the proposed development. 

Water Lane / Abbott Road junction mitigation proposals: 

Mitigation measures have already been proposed to be implemented at this junction in association with the committed Penniment Farm scheme including the full signalisation of the junction as per drawing reference: NTH/2020/HF/600. These measures are considered to adequately mitigate the additional impacts created by the proposed development and as such it is recommended that a Grampian condition is applied to ensure that should the mitigation not be put in place by the Penniment Farm site, then it will fall upon the developer of this site to implement. 

For the avoidance of doubt, should the signalised junction not be implemented by either development, a severe impact will be created affecting the safe operation of the highway network in this location. The recommended Grampian condition would provide a safeguard against this occurrence. 
Regarding the timing of this provision, the impacts of the proposed development are not immediate, as such a reasonable programme for the infrastructure to be provided would be part way through the build out programme of the development. 

Abbott Road / Brick Kiln Lane junction mitigation proposals: 

This junction is forecast to operate well beyond design capacity levels with the inclusion of proposed development related traffic. Therefore, to mitigate such impacts it has been proposed to signalise the junction. A Stage 1 Road Safety Audit of the proposed layout has been undertaken and appropriate design changes made to illustrate the viability and suitability of the scheme. The layout as indicatively shown in drawing reference: 15395-RLL-21-XX-DR-D-5021 revision C is considered to suitably address the impacts created by the development by controlling traffic entering and exiting Brick Kiln Lane, to reduce queuing, whilst also providing safe crossing facilities for pedestrians. 

Further comment regarding timing of delivery of the mitigation is discussed later in this response.

A6191 / Debdale Lane skewed traffic signal-controlled junction mitigation proposals: 

Negative impacts are created on this junction, caused by a direct result of the traffic generated by the proposed development.

These impacts are site specific and not created by cumulative traffic impacts identified in the Local Plan. 

No small-scale mitigation that would offset the impacts has been identified owing to existing land ownership constraints. To mitigate impacts general upgrade of the existing traffic signals equipment would be required to enable them to operate much more efficiently, owing to the age of the equipment. 

This would cost in the order of c. £400k to implement. Works at this value are considered not to be proportional to the direct impacts that are created, in the opinion of the Local Highway Authority. 

It is however considered appropriate to seek a contribution based upon the level of impact the site has been forecast to create at the junction, when considering background traffic growth. This would equate to a 16% contribution, totalling £64,000. This sum can be secured by a Section 106 Agreement
Chesterfield Road South / Rosemary Street junction, the Bridge Street / Ratcliffe Gate junction, and the Atkin Lane / Berry Hill Lane Junction mitigation proposals: 

These three junctions are located some distance away from the development site although impacts are still forecast to be created as a result of development and background related traffic. Based on a more detailed inspection of the traffic modelling undertaken (Mansfield’s Transport Model), it is apparent that owing to localised capacity constraints on the highway network adjacent to the development site, traffic is being reassigned to this part of the network. 
To address this and reduce the level of impact, indirect measures have been proposed to reduce this reassignment, and enhance the uptake in use of public transport, other more sustainable modes of transport. Measures proposed in this regard are detailed in the Travel Plan submitted in support of the planning application. 
Separate Strategic Highway contributions are also required to be made to address the cumulative impacts of large scale development.

The mitigation measures at key junctions, including the Chesterfield Road North / A617 MARR, A617 MARR / Water Lane, Abbott Road / Brick Kiln Lane, and A617 Marr / Abbott Road / Beck Lane have all been designed to operate significantly better than the ‘without development’ scenarios. These mitigation measures will assist in reducing the level of traffic reassignment created by the development and more evenly spread background and development related traffic across the wider network, directly benefitting the three junctions referred to above and their forecast operations.

This, coupled with significant financial contributions towards the provision of wider large-scale improvements to the highway network, a new bus service from the outset and robust Travel Plan measures, will help to provide additional capacity on the network, by reducing traffic levels through encouraged travel mode shift, all of which will further reduce the forecast level of impact. 

It has therefore been concluded that the indirect measures discussed above, in combination with one another, should suitably offset the wider impacts on the highway network to an acceptable degree. 

Pedestrian: 
Pedestrian interfaces leading out of the site have been discussed previously in this report and are considered to be acceptable from a highway safety perspective. As part of the scheme, pedestrian infrastructure / measures have been proposed at the site access junctions and relevant off-site junctions, as previously discussed, so as not to create negative impacts to existing pedestrian routes / desire lines. 

In addition, financial contributions are proposed toward the installation of traffic signals equipment to benefit crossing facilities at the Chesterfield Road North / MARR junction, and the A6191 / Debdale Lane skewed traffic signal-controlled junction.

Adjacent to the site on Ruskin Road, given the primary desire line to the southeast, the pedestrian route along Ruskin Road is proposed to be enhanced as previously outlined.

Given the increased level of footfall that will be created from the proposed development, but also appreciating the increase in traffic levels to counter additional risk related to highway safety, especially considering vulnerable road users, the following improvements to offsite pedestrian infrastructure are proposed:

· Widening of pedestrian crossing islands on Abbott Road as indicatively shown on drawing reference: 15395-RLL-21-XX-DR-D-5039 revision A.

· Installation of 4 no. uncontrolled pedestrian crossings at the Ladybrook Road / Brick Kiln Lane roundabout as indicatively shown on drawing reference: 15395-RLL-21-XX-DR-D-5027 revision B

Based on the provision discussed above, the development site is considered to be accessible by foot, with primary obstructions / safety concerns having been addressed.

Cycle:
Regarding cycle infrastructure significant measures have been proposed as part of the overall scheme which are in accordance with general government guidance, promoting the use of bicycles and ensuring segregated infrastructure is available where demand dictates.

The following infrastructure has been proposed as part of the development site:

· Segregated cycle route along the eastern side of the A617 / MARR incorporating segregated crossing facilities.

· Continuation of the above route up to the Chesterfield Road North signalised junction, interfacing with existing Toucan crossing infrastructure.

· Provision of a shared cycle route along New England Way, interfacing with the development site, and its junction with the A617 MARR.

· A new shared pedestrian / cycle route leading out of the site onto Ruskin Road, including a short length of off-road shared cycle route on Ruskin Road at its western end.

· The principle of providing a hierarchy of cycle routes within the development site as shown on drawing reference:  15395-RLL-21-XX-DR-D-5036 revision H.

In addition, routes further afield, such as toward the Mansfield Woodhouse train station have been assessed, concluding that the local on and off-road environment for cyclists is good and should encourage such use. It is therefore considered that the proposed measures will facilitate the demands of the development site and will assist in maximising the uptake in cycling and a more sustainable form of daily transport.  

Bus:
The closest bus stop serving the site are the stops located on Chesterfield Road North adjacent to its junction with the A617 MARR. 

To facilitate bus penetration into the site it is proposed to provide an extension of the existing route on Ruskin Road at the southeast of the site, via a new bus gate, and for the bus service to circulate through the northern loop spine road, and into the southern residential areas. 

This is acceptable, subject to agreement of interim arrangements as outlined previously.  
Section 106 requirements to mitigate the impact on highway safety:

The following measures have been agreed with the applicant and are considered to mitigate the impact of the development on the capacity of the highway network and avoid a detrimental impact on highway safety: 
· A financial contribution of £64k toward the full upgrade of traffic signal infrastructure at the A6191 / Debdale Lane traffic signal-controlled junction, to enable Strategic Highway measures at this location to be implemented in the future;
· A financial contribution of £40k toward the installation of on crossing detection at the Chesterfield Road North / A617 MARR junction to increase the efficiency of the existing signal-controlled junction;
· Provision of an obligation upon the developer to provide a suitable bus service serving the development site upon first occupation until an economically viable service routing through Ruskin Road serving the whole site, is in place;
· A financial contribution to cover the costs in reviewing Travel Plan monitoring reports for all individual land uses as listed below:

· Residential C3:



£17,397

· Care Home C2:



£12,441

· Commercial Office:



£11,695

· Commercial General Industrial:

£16,691

· Commercial Storage and Distribution:
£11,748

· Food Retail (A1):



£11,606;

· A financial contribution toward the cost of nonstandard maintenance of the proposed bus gate enforcement camera on Ruskin Road. A sum of £30k will be required based on a replacement camera being procured and installation at a cost of £5k every 10 years over a 60 year period;
· The Mansfield Transport Study 2018 (MTS) which identifies several highway junctions that will require improvement to support future development in the district, together with the allocated sites which would be required to contribute financially towards each scheme. In accordance with the MLP Policy and MTS, a planning obligation is sought to mitigate the impact of the development on the following junctions: Chesterfield Road/Debdale Lane, Kings Mill Road/Beck Lane/Skegby Lane/Mansfield Road and A6191 Chesterfield Road/A617 MARR Pleasley. Based on the detailed cost analysis used to underpin the MTS, the contribution requirement would be £1,554,853. 
The thirteen conditions recommended by the Local Highway Authority are attached to the recommendation. These relate to the Travel Plan to be implemented, the provision of a site and pedestrian route strategy, a public transport strategy including a delivery plan, technical details and a plan for future management and maintenance of the proposed streets including associated drainage, the management of the construction phase of the development. Details of a phasing and completion programme for the highway and private street works, the phasing of the off-site highway works and the details that will need to be submitted with reserved matters application. 
A further condition requiring the provision of bus stops along the MARR to serve the development is also attached to the recommendation. There is also a need to include an access strategy that shall sit alongside the design code, to demonstrate how the different phases of the development shall be linked by strategic cycle and pedestrian routes and key access points into neighbouring land, including the land that is included within the allocation but excluded from this planning application.          
Subject to the attachment of these conditions to any planning permission granted and the inclusion of the mitigation within the Section 106 Agreement (as outlined above), following the detailed assessment above it is considered that the revised proposals would not result in an adverse impact on highway safety or a severe impact on the capacity of the highway network.     

3. Impact on landscape character and historic environment 
Landscape character

Section 15 of the NPPF is entitled conserving and enhancing the natural environment. Paragraph 174 states that ‘Planning policies and decisions should contribute to and enhance the natural and local environment by: 

a) protecting and enhancing valued landscapes, sites of biodiversity or geological value and soils (in a manner commensurate with their statutory status or identified quality in the development plan); 

b) recognising the intrinsic character and beauty of the countryside, and the wider benefits from natural capital and ecosystem services – including the economic and other benefits of the best and most versatile agricultural land, and of trees and woodland; 

c) maintaining the character of the undeveloped coast, while improving public access to it where appropriate; 

d) minimising impacts on and providing net gains for biodiversity, including by establishing coherent ecological networks that are more resilient to current and future pressures; 

e) preventing new and existing development from contributing to, being put at unacceptable risk from, or being adversely affected by, unacceptable levels of soil, air, water or noise pollution or land instability. Development should, wherever possible, help to improve local environmental conditions such as air and water quality, taking into account relevant information such as river basin management plans; and 

f) remediating and mitigating despoiled, degraded, derelict, contaminated and unstable land, where appropriate.

Policy NE1 of the Local Plan relates to the protection and improvement of landscape character. The policy states that development proposals will be supported where they are informed by and are sympathetic to the area's landscape character as defined in the Mansfield District Council Landscape Character Assessment 2010 and Addendum 2015, including relevant addendums and national character area profiles.

Development within in a landscape policy zone (such as this site) will be supported where it can be satisfactorily demonstrated, where appropriate and feasible, that it: 

a. positively contributes towards meeting the defined landscape policy actions for the relevant landscape policy zone(s) (LPZ) and national character profile(s); 

b. is designed to conserve and enhance important landforms, historic assets and their settings and landscape features; 

c. identifies and mitigates any likely individual and cumulative impacts on the sensitivity and condition of the appropriate LPZ(s); 

d. identifies and mitigates visual impacts on character and amenity; and e. restores the landscape or removes any detracting features.   

Although within a clearly defines Landscape Character Area, the application site is not located within any national or local nature, heritage or landscape designation. 

Cotton Plantation Local Wildlife Site (LWS) is 100m south of site. This is a noteworthy wet woodland of 0.94 ha. Pleasley Hill Pastures lies within 200m of the north west of site and these are well established species-rich pastures. 

There are 3 other nature designations locally forming an arc approximately 1.2 from the northern boundary of Site. They are Pleasley Country Park (LWS and Local Nature Reserve - LNR), Pleasley Vale (LNR), and the Teversal/Pleasley Network (LNR) and they cover the River Meden and the geological features that have developed along its route. 

Pleasley Pit headstock within Pleasley Country Park is a Scheduled Ancient Monument. And there are extensive views across the local landscape, including from Site to the pit headstock (disused). 

The Conservation Area of Pleasley Village is 500m to the north of Site and Pleasley Park and Vale, (1.2km to the north of Site), is also a conservation area but it is considered in this report that development proposals do not affect these designations. 

There is a cluster of listed buildings to the north and west of Site. These mainly consist of farm buildings where outside of Pleasley Village. 

There is a band of land designated as Green Infrastructure following the Meden Valley. This lies outside of Site, but meets Water Lane at the western corner of Site. 

PRoW run across Site and there are numerous PRoW within the open countryside surrounding Site. FP3 runs east to west in the central area of Site and FP2 runs across the south.

A Landscape and Visual Impact Assessment (LVIA) was undertaken to inform Chapter 5 of the Environmental Statement submitted with the application, which addresses this issue. Following an initial desktop study, a site visit was carried out and the actual visibility of the application site and the proposed development, where landscape and visual impacts could potentially occur. Based on that visit, the study area of the LVIA has been defined as a maximum of 1.5km from the application site.

The conclusions drawn by the LVIA are made on the basis of some key assumptions; that residential development would be limited to 2.5 storeys in height, that the maximum height of development in the commercial elements of the scheme would be 15 metres. The other key assumption from visual impact perspective us that native tree planting would be incorporated in to green areas of open space.  

In terms of landscape character areas, the site is located within Area 30, South Magnesium Limestone. This area is described a ‘gently rolling agricultural plateau punctuated by large woodlands, nucleated villages and incised river valleys’ and this is considered to be evident in the long distance views that are afforded from several vantage points within the site. 

The local landscape character is outlined within the Greater Nottingham Landscape Character Assessment 2010, and this was updated in 2015.  
The Site sits within ML 23 Skegby Village Farmlands area as defined by that Assessment. The key characteristics relevant to the Site and the development of the application site are: 

· Gently undulating, upstanding plateau; 

· Land falls sharply at north western edge into the Meden Valley and to the south in the Dalestorth area, as well as less steeply to the west towards Teversal; 
· Limited tree cover;
· Isolated residential properties with farmsteads being the main built form;
· Intensive arable farming with small and medium irregularly sized fields; 
· Well-trimmed Hawthorn field boundaries, with standard Oak and Ash trees;
· Sinuous lanes with well managed mixed species hedgerows in places; 

· Open views out of the character area, particularly north-westwards, towards Pleasley. 

· Small pockets of improved and unimproved pasture adjacent to isolated farms; and
· Urban fringe development to perimeter of the Landscape Policy Zone (LPZ) to east, south east, south and south west: including: the north west edge of Mansfield and south east edge of Sutton In Ashfield’
Landscape sensitivity is defined as ‘high’. It is an open landscape with some views beyond the LPZ northwards towards the Meden Valley. A moderate sense of place and high visibility leads to an assessment of high sensitivity overall for this LPZ. ML 23 Skegby Village Farmlands LPZ has a policy zone action to conserve, and this means support for actions that encourage the conservation of distinctive features and features in good condition. Landscape features to conserve according to the 2015 LCA Addendum are: 

· ‘Conserve the distinctive gentle rolling landform and openness of the raised plateau through careful siting of woodland and built form. 
· Conserve areas of improved and unimproved pasture close to isolated farms. 

· Conserve the simple and irregular field pattern of the rural agricultural landscape.

· Conserve the older patterns of enclosure such as those reflecting open systems and semi-regular field patterns. 
· Conserve field boundary hedges and encourage the restoration of fragmented sections. Increase numbers of hedgerow trees whilst maintaining the open character. 
· Conserve the narrow and enclosed nature of rural lanes and conserve distinctive roadside hedges such as those on Penniment Lane. 
· Enhance and create wildlife corridors (habitat linkages) to buffer existing hedgerows, grasslands, and woodland.  

· Conserve areas of calcareous and neutral grassland, and wet woodland 
· Conserve long views from high points by ensuring that the viewpoints remain open’. 

Built features to conserve according to the 2015 LCA Addendum are: 

· Development should generally avoid adverse effects on open countryside and particularly the sloping edges of the plateau. Development within LPZs of a lower landscape condition and landscape sensitivity should be encouraged. 
· Conserve the existing settlement pattern where rooflines are typically below the crest of hills and ridgelines. 
· Increase habitat buffering such as tree cover to the perimeter of LPZ to minimise effects of development on the landscape. 
· Conserve and enhance tree cover around isolated farms and dwellings’.

In addition, long views from high points should be conserved. 

The Derbyshire Landscape Character Assessment is relevant as its domains lie north of Site and Pleasley Colliery is situated within the landscape character type: Limestone Farmlands. This landscape is typified by limestone plateau with long distance views over lower lying nearby landscape. Between the landscape at Site and Limestone Farmlands lies the gorge of Pleasley Vale, and this landscape character type is classified as Limestone Gorges, important for its wet meadows with permanent pastures. This landscape type is, by its inherent nature, visually well contained.

The LVIA considers the impact of the proposed development on various sensitive viewpoints and receptors.

Potential impacts on neighbouring residential properties:  
Residents on the edge of Pleasley settlement have views of agricultural fields with a ribbon of mostly domestic buildings which follow the A617 towards Mansfield. Skies are large and long distance views are curtailed in the east by the mounded Oxclose Woods. A mature band of vegetation screening the A617 MARR curtails middle distance views to the south east and filters views of the southern half of Site. There are few trees in the well maintained hedgerows and longer distance views over agricultural fields are available to the south and south west. The angular rooftops of the newly built Weavers View development are prominent in these views.

The LVIA assesses that those properties that look west and north west towards the site (from the development at Weaves View along the A617) have a view towards the area of the edge of Pleasley village and the colliery building and headstock which are in an elevated position at Pleasley Country Park. Because of this local topography longer distance views are not available in this direction

In elevated views from properties on the cometary side of the A617/A6191, the large agricultural fields at the northern section of Site are visible beyond the roofline of the Weaver’s View development and street trees along the A617. Long distance views are curtailed by local topography and small groups of trees. The built form of Pleasley and Mansfield is filtered by intervening vegetation, although most field boundaries in this view have well maintained and low cut hedgerow. The southern section of Site beyond the A617 MARR is not visible from these viewpoints. Residents will experience these partial views of Site in the context of the filtered settlement edge of Pleasley and as mentioned longer distance views are unavailable. 

Looking northwards from the properties on the edge of the site that are located in Bull Farm, the view is of an agricultural field bounded by mature shrubby vegetation with few trees. Views are foreshortened by this vegetation and local topography. Skies are large and there is little evidence of built form. Residents here experience a very contained and rural view. 

From elevated views of the site from within Pleasley village, there are extensive views across the local landscape. The foreground is heavily vegetated and from this elevated position the view is mostly agricultural with the edge of settlement at Mansfield and Pleasley Hill filtered through intervening vegetation.

In relation to the degree of change that would result from the development of the land, the LVIA concludes that residential receptors have a medium susceptibility to new residential development by virtue of their context within the existing settlement area, and experiencing views containing few features but towards a semi-enclosed Site. These features include existing residential built form, boundary treatments and trees and hedges. These residential receptors have higher susceptibility to new built form that is commercial or industrial. The sensitivity of the change is considered to be high. 

Users of the Public Right of Way network:

From FP2 (southern corner of the site), existing built form at Bull Farm is prominent from looking from within site in a southerly direction. There are few filtering elements and the foreground is agricultural arable field. PRoW users experience a footpath leading to/from the edge of settlement in a semi enclosed rural landscape with few features.

The effect of construction of the Proposed Development upon this footpath receptor is assessed as high-medium adverse as the effect is temporary and not all of Site is visible to this receptor. 

The effect of the completed Proposed Development, at year 10, upon this footpath receptor is assessed in the LVIA as medium adverse as the effect is permanent and new built form will take the place of green fields, albeit filtered by retained hedgerow field boundaries on this footpath.

From FP3 (runs east-west through the central part of the site), the backdrop of the rooftops of Magnolia House Care Home, rooftops of the Weaver’s View development and houses on the cemetery side of the A617/A6191, will remain unchanged. PRoW users here will be experiencing a medium adverse as the effect is temporary and not all of Site is visible to this receptor. 

The effect of the completed Proposed Development, at year 10, upon this footpath receptor is assessed as high-medium adverse. The effect is permanent and new built form will take the place of green fields, albeit partly filtered by retained hedgerow field boundaries on this footpath.

In terms of the impact on users of the PRoW network within the surrounding area, the effect of the completed Proposed Development, at year 10, upon wider countryside receptors is assessed in the LVIA as medium adverse. The effect is permanent and new taller built form may be visible above vegetated field boundaries at Site, albeit in a very contained and settled local landscape. Long distance views to the Meden Valley and other vegetated ridges beyond will be unaffected.

In concluding, the LVIA considers that the partially enclosed nature of site and the abundance of similar land use in the immediate vicinity the value and susceptibility of the Site to change is assessed as medium. The local settlement edge is prominent but not of high visual quality and is therefore assessed as low sensitivity. And the overall landscape sensitivity of Site is assessed as medium.

Residential properties surround the Site from all directions apart from a westerly direction. They experience views containing few features and towards a semi-enclosed Site. These residential receptors have higher susceptibility to new built form that is commercial or industrial. Some residents of Pleasley Village, in elevated positions looking south east, have views that are more focussed on the surrounding countryside. The overall sensitivity of this receptor group within the study area is considered to be high. 

PRoW users on footpaths on the site experience a footpath leading to/from the edge of settlement in a rural landscape with few features. Views from PRoW at Site in the southern section of Site looking north are more enclosed by vegetation and wider views are curtailed As users move along PRoW’s in the study area, they are aware of the existing settlement edges, in the context of the rural landscape and valued local landscape features in elevated positions such as Oxclose Woods, Meden Valley and Pleasley Country Park. Users of the PRoW network have high sensitivity. Recreational views from elevated positions are focussed upon the rural location and local landscape features. The overall sensitivity of this receptor group within the study area is considered to be high.
Taking the above assessment as a whole, it is clear that the development of the site will result in a significant change in the character of the landscape and the contribution that the application site makes to the undulating, open expansive views and pasture land character of this part of the District. It is also the case that the impact of the development will be very much apparent from the PRoW network that runs adjacent to and through parts of the application site. 

The indicative masterplan submitted with the application shows a layout that would preserve the route of the northern most PRoW through a green ‘corridor’ between residential parcels. The route of the PRoW that runs through the southern part of the site would be more developed, with a highway extension leading from Ruskin Road, through the south western corner towards the MARR on the western edge of the site. The route would pass through the location of the care home and nursery. This would potentially create an over developed environment on and immediately around the PRoW, given the open character of the existing route through the site.

It is also important to consider the cumulative impact of the proposal on the character of the landscape and the degree of change that has already occurred to the south of the site and that is likely to occur to the south east of the Pleasley Hill allocation. To the east, part of the residential element of the Penniment Farm development has been built out and a larger area has a resolution to grant on a scheme for a further 400 dwellings (602 dwellings to be built on land at Penniment Farm in total, subject to the conclusion of the Section 106 relating  to the 400 dwelling scheme). 

Land to the south of that residential development (immediately east of the MARR is also allocated in the Local Plan (E2c) for 9 hectares of employment uses. The development of this land and the residential land to the north will significantly alter the character of the land to the east of the MARR.    

It is also the case that the land to the east of the northern parcel of the application site (i.e. the land north west of the MARR) contains residential development and residential development on Teversal Avenue is located to the north of that part of the application site. Water Lane also provides a defined edge to the western boundary of that parcel.  
It is acknowledged that the masterplan submitted with the application is for indicative purposes only, to demonstrate that the quantum of development included within the description can be appropriately developed on the land. As such, the treatment of the PRoWs that run through the site and ensuring that they are appropriately integrated into the development can be secured as part of the design code and masterplans which will be secured as part of the Section 106 Agreement to which any planning permission would be subject. The masterplan will also need to specify the location and amount of green infrastructure to be provided within the scheme, as discussed previously in this report.

Subject to these provisions, along with the inclusion of biodiversity corridors and a condition requiring the submission and approved of a Landscape and Ecological Management Plan (to include hedgerow retention to maintain clear references to the small field pattern that remain evident on the land) for each phase of the development, it is considered that the site is capable of being developed for the scheme proposed without resulting in a significantly adverse impact on the character of the landscape.
Historic Environment: 

Section 12 of the NPPF is entitled conserving and enhancing the historic environment. Paragraph 195 states that Local planning Authorities should identify and assess the particular significance of any heritage asset that may be affected by a proposal (including by development affecting the setting of a heritage asset) taking account of the available evidence and any necessary expertise. They should take this into account when considering the impact of a proposal on a heritage asset, to avoid or minimise any conflict between the heritage asset’s conservation and any aspect of the proposal. 

Paragraph 197 states that when determining applications, local planning authorities should take account of: 

a) the desirability of sustaining and enhancing the significance of heritage assets and putting them to viable uses consistent with their conservation; 

b) the positive contribution that conservation of heritage assets can make to sustainable communities including their economic vitality; and 

c) the desirability of new development making a positive contribution to local character and distinctiveness.

In relation to assessing the impacts of a proposal on heritage assets, paragraph 199 states that 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.

Paragraph 202 of the NPPF states 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.

The above requirements are echoed by policy HE1 (Historic environment) in the Local Plan.  

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.  
A Heritage Impact Assessment (HIA) was commissioned by Planning Policy for the site, with comments in respect of Pleasley Hill Farm being that ‘Pleasley Hill Farm is too detached from the allocation site for its setting to be affected, even if its associated farmland is affected. 
The Grade II Listed Pleasley Hill Farmhouse and adjoining garden wall and gate piers, Grade II Listed Coach House, NDHA barns to the Pleasley Hill Farm site are located approximately 392m northwest of the site, the farm complex contains a range of buildings some of which are modern. 

It is noted that development is not proposed between Pleasley Farm and Sampson’s Farm (nearest farm to Pleasley Farm) as such the characteristic of the land between these farming complex remains, so association, and although not visible from each other, the experience in this location is not impacted upon. Officers are satisfied that there would be no material harm to the setting of the listed building. 
In respect of the Grade II Listed Sampson’s Farm this is located approx. 382m west of the site to the eastern aspect of Sampson’s Lane, and is separated from site by field systems and their boundary treatments and Water Lane and its boundary treatments. 

Mitigation measures are being proposed in the form of:- retention of existing landscaped features; enhancement of vegetation boundaries, green walkways through the site and open spaces, these introductions of soft landscaping aspects should appear natural and not regimented and use native species, residential buildings being no higher than 2.5 storeys (although building heights should be considerate to land formats and in more sensitive areas be adjusted so reducing possible impact and visibility), retaining long views where possible, these would all contribute to the mitigation measures. 

The indicative layout suggests adherence to the previous field patterning and alignments, which is supported from a heritage perspective. The strategic landscape scheme to be secured as part of the masterplan for the overall site can include the requirement to maintain existing hedgerows to retain this field pattern reference within the scheme. 
In respect of other Heritage Assets within the vicinity;
The Roman Villa, Scheduled Ancient Monument (SAM), is located approx. 1.774km northeast of site. Due to the SAM’s location it is considered that a greater degree of separation occurs with developments occurring closer to the SAM having more of an impact on the SAM, due to their proximity, than the proposed development, therefore views and/or setting of the HA due to the separation would not be considered to be impacted upon any greater than what already occurs.

Pleasley Park and Vale Conservation Area is location approx. 841m to the north/northeast of the site and separated from the site by Pleasley, Pleasley Hill, Radmanthwaite and various field system and/or open ground. Like the SAM a degree of separation is evident and due to this, and the location of the CA to a stretch of gorge, it is considered that the development would not impact any greater than what already occurs.

The NDHA Wren Farm is situated approx. 786m north of site and is separated from site by the development of Pleasley the deep tree band evident to the route of the A617 and the field systems and their boundary treatments, which all appear between the HA and the proposed development site, these all provide a degree of separation for the HA from the site as such it is not considered that the development would impact any greater on the setting of the HA than is already evident. This is considered the same for the NDHA Radmanthwaite Farm which is situated approx. 860m east of the site and has a similar form of separation aspects. 

The NDHA St Barnabas Church, Church Street is located approx. 228m north of the site, so appears within closer proximity to the site, it is however separated from the site by part of the development of Pleasley as such impact on the setting of the HA is already evident. The land formats and the positioning of buildings in Pleasley provide a screening aspect between the site and the HA, and with the format of the Church being in accordance with those of its neighbours, the development would have no greater impact on the HA than what is already evident. This same outlook would relate to the Grade II Listed Pleasley Hill House, 24 High Street which is located 382m to the northwest of the site and the Grade II Listed no.35 High Street which is located approx. 434m northwest of the site but also northwest of no.24, these however are further screened by field system and/or open ground and their boundary treatments so awarded further screening/separation aspects.

The Grade II Listed Moorhaigh Farm located approx. 679m west of the site is separated from the site again by the farming complex but also by other farming complexes, of note would be  Sampson’s Farm, and so their combined field systems and/or open grounds, but also by various roads and their boundaries. The Grade II Listed Penniment Lodge Farm, and NDHA Penniment Lodge and NDHA The Old Forge which are located approx. 574m southwest of the site relation to these farming complexes development is not occurring between these HA’s as such they still retain their association with each other and that of the neighbouring farms.

In relation to archaeology, the geophysical survey submitted with the application record that in the southern half of the site, evidence of post-medieval field boundaries was encountered. The features thought to relate to earlier pre-historic and Roman activity identified during the Mansfield Bypass works and from field walking were not present in the trial trenches dug for investigative purposes within the application site.

Although there are features in the vicinity of the areas previously identified, these have been shown to be either post-medieval in date from finds or to correspond with more recent boundaries shown on historic mapping.

Several pre-historic flints were identified from bucket sampling and sieving soil layers each trench, but nothing of high archaeological value.

The evaluation has been successful in establishing the archaeological potential for the site and the likelihood of the proposed development impacting significant remains. The potential for disruption of features of archaeological significance is considered low and no further archaeological mitigation is required for this development. 

4. Potential impacts on residential amenity

Layout and scale are reserved matters and it will be at that stage that the impact on the residential amenity of existing neighbouring properties can be fully considered. At 39 dwellings per hectare, it is considered that there would be sufficient space within the residential parcels to achieve suitable separation distances to and relationships with neighbouring properties that avoid unreasonable overlooking into or overshadowing of existing dwellings that share a boundary with the application site.      
The Design Code that will be included within the Section 106 Agreement will include minimum separation distances that will need to be adhered to and ensure that the dwellings within the scheme are served by adequate private amenity space.  

5. Impact on ecology and nature conservation

Policy NE2 of the Local Plan relates to biodiversity and geodiversity and states that development proposals will be supported where, commensurate with their scale, location and type, they: 

a. protect, enhance and contribute to the management of the ecological network of habitats and sites of European, national and local importance (statutory and non-statutory); 

b. avoid and/or minimise adverse individual and or cumulatively impacts, on biodiversity, geodiversity and ecosystem services; 

c. seek to deliver a net gain in biodiversity across local and landscape scales; and 

d. prioritise the de-fragmentation, restoration, retention and sensitive management of habitats and landscape features, to allow for the movement of wildlife.

In relation to nationally designated sites (including Sites of Special Scientific Interest (SSSI)), policy NE2 states that development proposals will not be permitted where they would have an adverse impact on a designated national site. Exceptions will only be made where the benefits of the development clearly outweigh both the adverse impacts on the designated national site and the national network of such sites.

In relation to locally designated sites (such as Local Nature Reserves (LNR)), policy NE2 states that development proposals will not be permitted where they will have a significant adverse impact on a designated local wildlife site, local nature reserve, or local geological site. Exceptions will only be made where the reasons for, and benefits of, the proposed development clearly outweigh the adverse impact on the loss or deterioration of the designated site. 

In relation to irreplaceable habitats, part 6 of the policy states that planning permission will be refused for development resulting in the loss, deterioration and/or fragmentation of irreplaceable habitats, including ancient woodland and veteran trees, unless there are wholly exceptional reasons and a suitable compensation plan exists.

In terms of avoidance, mitigation and compensation of adverse impacts on nature conservation, section 7 of policy NE2 states that in exceptional circumstances where adverse impacts on designated sites and irreplaceable habitats are demonstrated to be unavoidable and the benefits outweigh the harm, development proposals will only be permitted where: 

a. impacts are appropriately mitigated, with compensation measures towards loss used as a last resort where mitigation is not possible; and 

b. appropriate provision for management is made.

In relation to sites supporting protected species, important landscape features, and priority habitats and species (as defined by legislation), section8 of the policy states that development proposals will only be supported where: 

a. it can be demonstrated that the benefits of the development clearly outweighs the impact on species, habitats, important landscape features; and 

b. that appropriate avoidance, mitigation, enhancement and management measures can be satisfactorily secured
In relation to the protection of habitats and biodiversity, paragraph 180 of the NPPF states that:

When determining planning applications, local planning authorities should apply the following principles: 

a) if significant harm to biodiversity resulting from a development cannot be avoided (through locating on an alternative site with less harmful impacts), adequately mitigated, or, as a last resort, compensated for, then planning permission should be refused; 

b) development on land within or outside a Site of Special Scientific Interest, and which is likely to have an adverse effect on it (either individually or in combination with other developments), should not normally be permitted. The only exception is where the benefits of the development in the location proposed clearly outweigh both its likely impact on the features of the site that make it of special scientific interest, and any broader impacts on the national network of Sites of Special Scientific Interest; 

c) development resulting in the loss or deterioration of irreplaceable habitats (such as ancient woodland and ancient or veteran trees) should be refused, unless there are wholly exceptional reasons and a suitable compensation strategy exists; and 

d) development whose primary objective is to conserve or enhance biodiversity should be supported; while opportunities to improve biodiversity in and around developments should be integrated as part of their design, especially where this can secure measurable net gains for biodiversity or enhance public access to nature where this is appropriate.

Chapter 8 of the Environmental Statement addresses the potential impacts of the development on ecology and nature conservation. The submission confirms that there are 3 SSSIs within relatively close proximity of the site; Pleasley Vale Railway, (1.1km to the north east of the site), Teversal to Pleasley Railway (1.5km west of the site) and Teversal Pastures (1.7km south west of the site). 

Plealsey Vale Local Nature Reserve LNR is approximately 0.7km to the north of the site, whilst Plelalsey LNR is 1km to the north west. The Teversal/Pleasley Network LNR is located 1.3 km west of the site and Rowthorne Trail is located 1.5km to the west.     
In terms of Local Wildlife Sites (LWS) Cotton Plantation LWS is located within close proximity and 175 metres to the west, Pleasley Hill Pastures LWS is just shy of 1km north west of the site. 

In terms of features of importance in ecological terms, hedgerows are considered to be of local importance, as is calcareous grassland, an un-named stream that flows from south west to north east through the site from the direction of the Cotton Plantation LWS to the west of the site. 
In terms of potential impact on protected species, the following assessments are made:

Bats:

Bat Surveys conducted in 2020 did not detect any evidence of roosting bats at the site. Nocturnal surveys which targeted the mature trees in the eastern part of the site which have potential roosting features confirmed an absence of roosts. There are no other buildings or structures within the site with any potential for roosting bats. The low concrete culvert under the A617 also provides no opportunities for roosting bats. Overall the presence of roosting bats within the site is reasonably discounted. 

The assessment does conclude the suspected presence of off-site roosts at Cotton Plantation LWS to the west, Water Hall Farm 100m to the south and potentially at a property on Kingfisher Road to the south. 

The activity survey transects have identified a typical assemblage of bats utilising the site and surrounds for foraging and commuting considering the habitat conditions. The surveys identified five species of bats foraging and commuting at the site comprising Common Pipistrelle (Pipistrellus pipistrellus), Nathusius’ Pipistrelle (Pipistrellus nathusii), Noctule (Nyctalus noctula), Whiskered Bat (Myotis mystacinus) and Natterer’s Bat (Myotis nattereri). 

No significant commuting routes or particularly high value foraging habitats were identified; however, the range of hedgerows, scrub, unmanaged grassland and stream do provide Moderate suitability (Collins, 2016) foraging and commuting opportunities. The open arable field units themselves provide little value to bats and are of Negligible suitability in accordance with current guidance (Collins, 2016). 

Badger:

The Badger Survey in 2020 confirmed the presence of Badger setts within the eastern land parcel with one active Main Sett, one partially-active Annex Sett and one disused Outlier Sett reported. 

The updated survey conducted in February 2021 confirmed an increase in Badger activity with a total of five setts recorded. 

Due to the position of the setts and the gradient of the scrub bank, it is almost certain the tunnels associated with both Setts 1 and 2 extend beneath the arable field to the east of the setts. Sett 3 is a partially-active Outlier Sett associated with a hedgerow to the north of Setts 1 and 2. This sett comprises a single large clear entrance and a large spoil mound, but no evidence of fresh digging, bedding or latrines which would indicate frequent/regular use. Sett 4 is an active Outlier Sett approximately 40m north of Sett 3 associated with the same hedgerow at the centre of the eastern land parcel.
Sett 5 is a further active Outlier Sett located within the area of young colonising scrub and trees at the northern boundary of the eastern land parcel. Further extensive Badger activity was detected at Cotton Plantation LWS in both the 2020 survey and the updated 2021 survey, including the presence of an active Main Sett, an active Annex Sett and several Outlier Setts. 

The Badger Survey in 2020 confirmed the presence of Badger setts within the eastern land parcel with one active Main Sett, one partially-active Annex Sett and one disused Outlier Sett reported. 
The updated survey conducted in February 2021 confirmed an increase in Badger activity with a total of five setts recorded, including one active Main Sett (Sett 1), an active Annex Sett (Sett 2), and three Outlier setts (Setts 3 to 5) in accordance with the classification criteria presented within Surveying Badgers). All these setts are associated with the area of scrub and unmanaged grassland at the centre of the site and the area of young colonising scrub and trees at the northern boundary. 

Although some evidence of potential Badger use of existing mammal tunnels under the A617 was recorded (through unconfirmed prints), it is considered the Badgers associated with the setts within the site and those within Cotton Plantation LWS are likely separate and distinct social groups (with the two main setts lying approximately 500m apart). 

Within the proposed development site, the areas of dense scrub provide favourable shelter, refuge and sett creation opportunities, and the unmanaged grassland habitats providing good foraging habitat. Some limited foraging opportunities are also perhaps provided by the open arable field units, although these habitats are generally considered of poor suitability for Badger. It is confirmed the arable fields are unlikely to form more than 10% of the average 40-50ha expected foraging range of the Badger social group, with an abundance of available surrounding habitat within the rural landscape in addition to the retained and newly created habitats proposed within the site. Give the site design, it is not considered the proposals will lead to any significant increase in competition with the social group associated with Cotton Plantation LWS. 

Breeding and migratory birds

Breeding Bird Surveys conducted in 2020 detected at total of 36 bird species at the site, with 13 confirmed breeding and 10 probable breeders. The majority of the breeding activity was found to be associated with the field boundary hedgerows, scrub habitat, and unmanaged grassland along the route of the stream in the eastern part of the site. Overall, this is considered a relatively diverse assemblage which is typical of the size of the site, the farmland habitats and conditions present, and is assessed as of Local importance. 

Wintering Bird Surveys conducted through 2020 and early 2021 detected a total of 25 bird species. This included seven Priority Species comprising a typical farmland assemblage which would be expected considering the conditions present at the site. No notable migratory species or overwintering species indicating that the site is of significant value. 

Common reptiles:

Reptile Surveys undertaken in 2020 detected a single Grass Snake (Natrix helvetica) associated with the unmanaged grassland adjacent to the stream in the eastern part of the site. This represents a Low population in accordance with current guidance (Froglife, 1999). No other reptiles detected within the site. Based on the survey results, it is confirmed the site does not represent a Key Reptile Site. 

The surveys did also confirm a low breeding population present at Cotton Plantation LWS to the west which is connected the site via the unnamed stream. 

The predominantly arable habitats provide negligible opportunities for reptiles such as Grass Snake and Slow-worm, however, a limited extent of suitable foraging, refuge and basking habitat is provided by the area of unmanaged grassland and associated stream in the eastern part of the site where the single Grass Snake was recorded. 

Priority species:

The localised areas of unmanaged grassland, dense scrub and hedgerows provide a combination of suitable foraging, refuge and sheltering opportunities for wildlife such as Common Toad and Hedgehog and potentially Priority Species of flora with several Orchid species recorded. The Hedgehog Survey detected a single Hedgehog foraging along the A617 road verge at the centre of the site, and also prints and faeces within a footprint tunnel at the south of the site. 
The local records search also indicate records in the wider area of Hedgehog, Common Toad and Invertebrates. 

The impacts on the following species are considered to be negligible: Invasive Fauna, Protected Flora, Protected Invertebrates, Protected Fish, White clawed Crayfish, Protected Herpetofauna, Great Crested Newts, Protected Mammals, Otter, Water Vole and Dormouse. 

In terms of mitigation during the operational phase, the following measures are proposed:

Cotton Plantation LWS

In accordance with Policy SUE1 (Mansfield District Council, 2020), a key consideration of the site layout design process has been to retain and incorporate the existing unnamed stream and associated habitats in the eastern parcel of the site, plus native hedgerows, which provide connectivity to Cotton Plantation LWS. This will ensure the wildlife corridor function through the site to Cotton Plantation LWS will be retained. 

To ensure potential pollution impacts on the watercourse are avoided during the construction phase, site works will be undertaken in accordance with best practice and the through adoption of the appropriate Environment Agency Pollution Prevention Guidance (in the absence of any updated guidance), specifically PPG5. 
This shall be particularly applicable for works associated with the stream, such as new crossings and works along the stream edges. It is confirmed the minor unnamed stream is not an EA Main River, or a significant tributary of one, and as such it is not considered further assessment in accordance with the Water Framework Directive is needed in this instance, nor is a 8m undeveloped stand-off. 
Lowland Calcareous Grassland Priority Habitat:

The site layout has been designed to accommodate the retention of the entire area of the existing calcareous grassland in the eastern parcel of the site. This grassland shall be brought into active management through a Habitat Management Plan to maximise its value to biodiversity, including control of likely continued Blackthorn scrub encroachment. 

Hedgerow Priority Habitat:

In accordance with Policy SUE1 (Mansfield District Council, 2020), a key consideration of the site layout design process has been to retain and incorporate the existing unnamed stream and associated habitats in the eastern parcel of the site, plus native hedgerows, which provide connectivity to Cotton Plantation LWS. This will ensure the wildlife corridor function through the site to Cotton Plantation LWS will be retained. 

To ensure potential pollution impacts on the watercourse are avoided during the construction phase, site works will be undertaken in accordance with best practice and the through adoption of the appropriate Environment Agency Pollution Prevention Guidance. Details of an Ecological Construction Management Plan can be secured by condition.   
Lowland Calcareous Grassland Priority Habitat:

The site layout has been designed to accommodate the retention of the entire area of the existing calcareous grassland in the eastern parcel of the site. This grassland shall be brought into active management through a Habitat Management Plan to maximise its value to biodiversity, including control of likely continued Blackthorn scrub encroachment. 

Bats:

A sensitive lighting scheme will be implemented to minimise the risk of ongoing degradation of suitable bat foraging and commuting habitats. Any lighting scheme should be designed in accordance with the guidance note Bats and Artificial Lighting in the UK (Institution of Lighting Professionals, 2018). 

Badger:

The site layout has been sympathetically designed to enable the retention of Badger on-site and to minimise the expected potential disturbance impacts as far as possible to permit development. The proposed layout has been amended following the 2021 Badger Survey to accommodate a 30m undeveloped protective radius around the Main Sett (Sett 1), designed to ensure Badger can remain throughout the construction phase and operation of the development. 

This Linear Park with its associated species-rich grassland habitats shall continue to provide favourable foraging opportunities in addition to the new opportunities which shall be provided by other new greenspace areas and garden habitats. This shall ensure connectivity is continued to be provided across the site and to the wider landscape and avoid potential fragmentation impacts. 

In order to minimise potential operational disturbance of the setts by new residents, it is proposed that the detailed landscape scheme shall incorporated new native hedgerow planting around the setts which shall discourage access to these areas. It is will also be necessary for protective construction fencing with appropriate signage to be erected around the setts during the construction phase, with no construction activities, machinery or storage of materials permitted within the established protection zones. 

Proposed garden boundary fencing should also include gaps at the base in order to permit Badger to pass freely across the site, further minimising any potential fragmentation impacts. 

Mitigation during construction:
Mitigation measures are also proposed for the construction phase of the development. Further details and compliance with these measures during the construction of each phase can be secured by condition. 
Conclusion on ecology impacts:

On balance, the surveys that have been undertaken (the findings of which are summarised above) are considered to be robust enough to conclude that the potential impact on protected species during both the construction and operational phases of the development can be adequately mitigated. Repeat surveys relating to each phase of the development as they come forward at the reserved matters stage can be secured by condition.   
In relation to the wildlife corridor(s) to be provided as part of the scheme, the applicant has proposed further additional mitigation measures to reduce the impact of fragmentation along the length of the wildlife corridor. The provision of mammal underpasses, with sensitive lighting is welcomed and if maintained correctly, should help provide a functional link through the site and into the areas of countryside to the south-west of the site. 

However, the Reserved Matters application(s) will need to demonstrate how the wildlife corridor will function in reality, when set within the highways infrastructure and pedestrian access that is needed for the scheme. A condition is recommended to ensure that the location and design of the corridor(s) are incorporated into the detailed masterplan that will be required by the Section 106 Agreement to which any outline planning permission would be subject.  
The applicant provided a Metric Calculation which concluded that the indicative proposals would deliver a Biodiversity net gain on the site. Following revisions to how the calcareous grassland area is to be affected by the indicative sustainable drainage strategy and other revisions to the calculation, the consultant is satisfied that the scheme can deliver a net gain. This is subject to the detail of the masterplan and the development s to be brought forward at the reserved matter stage.  

The legislative requirement for developments to deliver 10% Biodiversity Net Gain under the 2021 Environment Act is not yet in force. It will however come in to force during 2023, a point at which the reserved matters applications for this development are likely to be under consideration. It is therefore proposed to require a scheme for 10% net gain on the overall site and details of a Biodiversity Management Plan to be submitted as part of the obligations in the Section 106 Agreement to which an approval of this application would be subject. This scheme would include phasing arrangements to ensure that the gains envisaged are delivered at the reserved matters stage.    

In relation to the cumulative impacts of the development in ecological terms, following the submission of additional information, there are no objections in this regard, subject to the aforementioned detail regarding the wildlife corridor being secured and reflected in applications that come forward at the reserved matters stage.   

Natural England has been consulted on the application and have also raised no objections. Officers therefore consider that the proposals comply with policy NE2 of the Local Plan and the NPPF, subject to compliance with the relevant clauses in the Section 106 Agreement and conditions mentioned above.  
6. Impact on flood risk

Policy CC2 of the Local Plan relates to flood risk and states that development proposals in areas at risk of flooding will only be supported where it is satisfactorily demonstrated, through a site specific flood risk assessment, that: 

a. the sequential test and ,if required, the exception test have been met; 

b. the development will remain flood resistant, resilient and safe throughout its lifetime, taking account of increases in flood levels due to climate change; 

c. it will not increase flood risk on site or elsewhere and where possible reduce it; 

d. water management measures are incorporated, on and / or off-site to reduce and manage flood risk in accordance with Policy CC3; 

e. open access to flood defences are retained; and 

f. where applicable, the functioning and integrity of natural systems or areas that benefit from flooding are not prejudiced.

Policy CC3 relates to sustainable drainage systems and states that all development proposals should, wherever possible, include measures to reduce and manage surface water through appropriate sustainable drainage systems (SuDS) so as to minimise and manage flooding, improve water quality, complement water efficiency, and enhance biodiversity, place shaping and amenity. 

To be supported, proposals are required to satisfactorily demonstrate all of the following (those criteria relevant to this application): 

a. that sustainable drainage systems have been incorporated in the development design unless: i. for major developments, a SuDS is inappropriate and surface water run-off can be alternatively managed in an appropriate manner;

b. that adequate arrangements have been made for the adoption, management and maintenance of any SuDS provided over the lifetime of the development; and c. that the discharge of surface run-off is as high up the SuDS hierarchy of drainage as possible.

Policy CC4 relates to development affecting rover and waterbody corridors and states that proposals will be supported where they: 
a. lead to the de-culverting and naturalising of watercourses which improves the overall connectivity for wildlife; 
b. avoid the culverting of watercourses and not prejudicing future opportunities for de-culverting; 
c. provide or retain a minimum 8m natural or semi-natural habitat buffer to a watercourse, and include a long term landscape and ecological management plan for this buffer; and 
d. contribute to the creation and / or enhancement of green SuDS priority areas and low water flow areas. 
2. Development proposals which would have a significant adverse impact on the water quality, functions and setting of any watercourse and its associated corridor will not be supported.

Section 14 of the NPPF contains national planning policy with regard to mitigating the impact of climate change and flood risk. Pargaraph 167 states that When determining any planning applications, local planning authorities should ensure that flood risk is not increased elsewhere. Where appropriate, applications should be supported by a site-specific flood-risk assessment.

Paragraph 169 states that major developments (such as the scale of development proposed in this application) should incorporate sustainable drainage systems unless there is clear evidence that this would be inappropriate. The systems used should: 

a) take account of advice from the lead local flood authority; 

b) have appropriate proposed minimum operational standards; 

c) have maintenance arrangements in place to ensure an acceptable standard of operation for the lifetime of the development; and d) where possible, provide multifunctional benefits.

Chapter 12 of the Environmental Statement submitted with the planning application addresses potential impacts in relation to water quality, hydrology and flood risk. 

The site is wholly within Flood Zone 1 and is therefore classified at the lowest risk of flooding by the Environment Agency modelling. For the avoidance of doubt, a sequential test is therefore not required for the proposed development in this location.   

A Flood Risk Assessment (FRA) has been submitted with the application which considers the flood risk to the site from fluvial and pluvial sources, groundwater and infrastructure such as existing sewers and reservoirs.
A hydraulic modelling study was commissioned to delineate the extents of the site for which surface water flooding is expected to occur during higher category storm events. The report found that the modelled surface water flood extents associated with the watercourse were significantly reduced over those shown on the Environment Agency’s online mapping.

The site is located within the Idle River operational catchment, which forms part of the Idle and Torne management catchment. The site currently drains via a combination of infiltration and overland flow to the existing watercourse.

The north-western section of the site is considered to drain predominately via a combination of infiltration and evapotranspiration, with the remaining overland flow being intercepted by positive drainage points within the surrounding developed areas.

The south-eastern section of the site is considered to drain predominately via overland flow to the existing watercourse, which is culverted beneath the A617 and ultimately outfalls to the River Meden approximately 560 metres from the site.

Chapter 12 of the Environmental Statement sets out likely impacts that will require mitigation during the construction and operational phases of the development. 

The FRA states that Preliminary modelling based on anticipated impermeable areas has been undertaken to determine required attenuation volumes. Commercial / industrial areas have been conservatively assumed to be 90% impermeable, whilst residential areas, excluding highways, have been assumed to be 55% impermeable, including an allowance of 10% for urban creep. All highway areas have been taken as 100% impermeable. The exact volume of attenuation required should be re-visited at detailed design stage once the site layout has been finalised, to reflect the impermeable areas to be drained.

It is proposed to attenuate flows arising from commercial /industrial areas within 2 below ground attenuation tanks either side of the A617. Runoff from residential areas will be attenuated within 2 detention basins either side of the A617.

The FRA also states that drainage via infiltration should be utilised as the primary method of surface water disposal from the site. Where infiltration drainage is precluded, discharge rates from the site should be restricted to the equivalent of the existing greenfield run off rate. 

As the matters of layout and scale are not being determined at this stage, the drainage strategy submitted with the application is for indicative purposed only. The Lead Local Flood Authority (LLFA), Environment Agency and Severn Trent have all been consulted on the application and have not raised any objections, subject to the imposition of conditions requiring the submission and approval of a sustainable drainage strategy and requiring further investigation into any potential contamination on the site that will need to inform the mechanism for draining surface water from the land.   
A clause can also be inserted into the Section 106 Agreement to secure details of the ongoing management and maintenance of the sustainable surface water drainage system(s) installed to serve the development.

Subject to these requirements, the proposals are considered to accord with national and local planning policy with regard to flood risk.  

7. The impact on contamination, air quality and environmental health
Land contamination:

Policy NE3 of the Local Plan relates to pollution and lands instability and states that development proposals will be supported where they are sited, designed and constructed to avoid adversely impacting on human health and wellbeing, amenity and the natural environment through unacceptable levels of soil, air, light, water or noise pollution or land instability. 

Part 2 of the policy states that development proposed to be located where such unacceptable levels of pollution or land instability already exist will only be supported in exceptional circumstances and it can be satisfactorily demonstrated that the risks of adverse impacts have been fully assessed and mitigated to an acceptable level. 

Part 3 of the policy states that development proposals for remediating and mitigating existing occurrences of despoiled, degraded, derelict, potentially contaminated and unstable land or for reducing air, water, light or noise pollution will be supported.

Paragraph 178 of the NPPF states that planning policies and decisions should ensure that:

a) a site is suitable for its proposed use taking account of ground conditions and any risks arising from land instability and contamination. This includes risks arising from natural hazards or former activities such as mining, and any proposals for mitigation including land remediation (as well as potential impacts on the natural environment arising from that remediation);

b) after remediation, as a minimum, land should not be capable of being determined as contaminated land under Part IIA of the Environmental Protection Act 1990;

c) adequate site investigation information, prepared by a competent person, is available to inform these assessments

Paragraph 179 states that where a site is affected by contamination or land stability issues, responsibility for securing safe development rests with the developer and/or landowner.

The Geo-environmental Appraisal (March 2012) produced by Sirius provides a combined Phase 1 and Phase 2 Assessment of the likely constraints relating to land contamination and also geotechnical issues. Phase 2 intrusive investigation to allow foundation solutions to be assessed and to undertake a contamination assessment for the site.

No potential sources of contamination such as old tanks, pipe work, waste, drums or electricity transformers were noted on or adjacent to the site.

The site is within a Coal Mining Area. A Coal Authority mining report confirmed that there are no known mine entries are recorded on or within 20m of the site boundary. The Coal Authority has confirmed that they have no objections to the proposals, with standing advice outlining the developer’s responsibilities in this regard to be attached to any planning permission issued. 

The site proposed for development has generally been used as agricultural land. Agricultural land and therefore, the risk of contamination associated with this past land use is considered low. In addition to potential contamination resulting from the construction of the MARR, there is potential that several historical ponds may have been infilled with made ground which may present a potential source of contamination.

Chapter 9 of the Environmental Statement concludes that, based on the works undertaken to date, it is likely that additional investigation works will be necessary prior to the construction phase of development. These works will need to comprise:

· Targeted intrusive works and chemical testing at a greater density than

undertaken to date;

·  Possible groundwater analysis;

· Possible additional gas monitoring depending on proposed earthworks.

In relation to potential impacts the construction phase of the proposed development has the potential to increase the risk of, or introduce additional contamination sources, pathways and receptors due to the likely nature of construction activities which could include:

· Enhanced potential for dust generation, including potential for generation from radon bearing strata through drilling or piling works;

· Disturbance of potential contaminants inducing any unidentified contamination that may be present;

· Potential for increased migration of pollutants including surface watercourses and downward migration to underlying sources

Mitigation measures for both the construction and operational phases or the development are addressed in the Environmental Statement and the phase 1 and 2 surveys submitted with the application. 

On the basis that further survey works are secured by condition, there are no objection to the proposals form the Environmental Health Officer (EHO) or the Environment Agency.  

Air Quality
Paragraph 170 of the NPPF states that planning policies and decisions should contribute to and enhance the natural and local environment by: preventing new and existing development from contributing to, being put at unacceptable risk from, or being adversely affected by, unacceptable levels of soil, air, water or noise pollution or land instability. Development should, wherever possible, help to improve local environmental conditions such as air and water quality.

Paragraph 180 states that planning policies and decisions should also ensure that new development is appropriate for its location taking into account the likely effects (including cumulative effects) of pollution on health, living conditions and the natural environment, as well as the potential sensitivity of the site or the wider area to impacts that could arise from the development. 

Chapter 11 of the Environmental Statement summarises the likely impacts of the development in this regard and an Air Quality Assessment has been submitted as part of the planning application. The main impact identified are those of dust during the construction phase of the development and pollution from traffic during the operational phase.   
In relation to dust, specific measures will be required to ensure the potential impact on neighbouring residents is adequately mitigated. These can be secured as part of the Construction Environment Management Plan and a condition to this effect is included in the recommendation. 

In relation to the impact of traffic on air quality, the off-site junction improvements referred to previously in this report will help to reduce the volumes of queuing traffic. Likewise, the promotion of sustainable travel through access to bus services for occupants of the development will further reduce emissions. Details if an electric vehicle charging strategy for each phase of the development can also be secured by condition. Specific Travel Plans for the residential, commercial and employment phases of the development can also be secured by condition, with each required to demonstrate how sustainable modes of transport to make trips to and from the development would be encouraged.  

The site is not located within an Air Management Quality Area and is not subject to any other designations in this regard. Subject to the above measures being secured, it is considered that the proposals would not result in an adverse impact on air quality to a degree that would outweigh the benefits of the proposals. This assessment is corroborated by the lack of objection to the proposals from the EHO.   

Noise and vibration: 
Chapter 14 of the Environmental Statement summarises the likely impacts of the development in relation to noise, with an assessment of both the construction and operational phases of the scheme. Specific mitigation will need to be secured by condition to ensure that construction activity does not exceed 70 decibels on the site boundary of a phase that immediately borders existing residential properties and the overall hours of construction will also be limited to less sensitive times. 

In terms of the operation phase of the development, external plant/extraction equipment are likely noise sources associated with the commercial activity within the local centre element of the scheme, in addition to the human activity generated by the uses. Noise will also be generated by the proposed employment uses and a significant proportion of the dwellings within the scheme will be located within relatively close proximity of the MARR. 

Assessment of how sources of noise will affect each parcel of the development and details of the necessary mitigation measures to be incorporated into each phase can be secured by condition at this outline stage.     

In relation to vibration, the British Standard 7385-2 sets out level of vibration that can be tolerated before damage may occur to buildings. Adherence to these limits will be a requirement of the Construction Environment Management Plan for the construction phase of each part of the development.   
Taking environmental health issues as a whole, it is considered that the potential adverse impact in relation to land contamination, environmental pollution and the amenity of existing neighbouring residents and future occupiers of the development can be adequately mitigated to ensure compliance with the local and national planning policies quoted above.   


8. Planning Obligations

Education: 

The proposed development of 850 dwellings on the above site would yield an additional 179 primary and 136 secondary aged pupils. 

Primary 

Based on the current pupil projections data there is forecasted to be a surplus of 75 places within the primary planning area. With the proposed development expected to generate an additional 179 pupils, considering the 75-place surplus, the County Council seeks a primary education contribution of £1,831,752 (based upon 104 places x £17,613 per place) to be used towards remodelling, enhancing, or expanding facilities to provide additional permanent capacity within the Pleasley Planning Area, to accommodate pupil growth from the development.

Secondary 

Based on current data there is a projected surplus of places in the planning area and the impact of the development alone would not lead to a deficit in provision. The County Council as Education Authority is not seeking contributions towards secondary education therefore. 

Libraries:

This proposal would add 1,955 people to the library catchment area population for Mansfield Central Library, which is the nearest existing library to the proposal site.

The Museums, Libraries and Archives Council (MLA) publication “Public Libraries, Archives and New Development: a standard approach” recommends a standard stock figure of 1,532 items per 1,000 population. Mansfield Central Library is currently below the MLA optimum stock level (see table below) and therefore the County Council seeks a developer contribution of £29,951.00 to provide  additional stock. 
Bus Service Support:
The accessibility standards set out in the Nottinghamshire Highway Design Guide Part 3.1 states that walking distances to bus stops in urban areas should be a maximum of 400 metres and desirably no more than 250 metres. 

Large parts of the development are situated either side of the Mansfield Ashfield Regeneration Route (MARR), and in excess of 400 metres from the current bus service provision, and therefore do not meet the Accessibility Standards set out in the Highway Design Guide. 

Residential 
Some early planned phases of the residential and employment development lie within a reasonable walk distance of Chesterfield Road between Pleasley and Mansfield where there are frequent daily commercial services operated by Stagecoach. ‘Pronto’ and the Service 23 operate up to every half hour with ‘Pronto’ providing direct links to Nottingham, Mansfield and Chesterfield and Service 23 to Shirebrook and Langwith. 

These services should provide capacity for some of the public transport demand in the early phases, albeit for a significant proportion, the closest stops will exceed access walk distance guidance. 

Commercial 
Employment uses are described as Class E/B8, a mix of larger general industrial units, smaller light industrial units and prestige office and research and development buildings. Reference to the masterplan would indicate that these are in excess of 400 metres from the current bus service provision. Trip demand will also arise from the remaining proposed land uses i.e. pub/restaurant, hotel, retail, care home, nursery and gym. 

The demand from the residential and commercial development is considered alongside existing public transport provision and capacity to determine what additional bus capacity / frequency is required to provide a service to the development. Section 7.3 of the Framework Travel Plan states that targets will be amended in line with the first-year travel survey results for each specific land use / parcel of development that aim to reduce single car occupancy use by ~10% over a 5-year period. Table 12 provides an example public transport target modal share of 7%. 
It is projected that the target combined housing and employment related trips will generate approximately 120 two-way peak-hour bus passenger trips from the development i.e. 470 two-way bus trips per weekday. Therefore, additional vehicle resources will be required to serve the site to accommodate the generated demand. 

The Transport Assessment submitted with the application states that the provision of a bus gate via Ruskin Road to the south of the site is proposed to facilitate public transport, with an opportunity to extend the Stagecoach Service 6 bus service into the site via the bus gate. The bus gate design plan and the supporting correspondence submitted with the application will be subject to Highway Development Control approval. 

Section 4.3 of the Transport Assessment submitted with the application summarises the current service and Figure 30 provides an indicative map of the proposed route extension. Appendix A includes correspondence with Nottinghamshire County Council and Stagecoach East Midlands. 

Transport & Travel Services request that a Planning Obligation be added to state the following: A Bus Service contribution of £600,000 is paid to provide bus service enhancements to serve the site.

To fund the off-site highway improvement works referred to in the highway safety/capacity section of this report, a contribution of £1,882,315 would be secured via the Section 106 Agreement. 

Waste recycling:

The proposed development alone is expected to generate an additional 212.5 tonnes of waste per annum that would be disposed of at the Mansfield, Kirkby or Warsop Recycling Centres which is deemed to be a significant increase, especially in light of the ongoing increase of housing in the area. 

As the local recycling centres sites are already at or very close to capacity or have significant access issues, the significant housing growth in the area means it will be necessary to build a new, split-level Recycling Centre that can cater for both the additional waste generated and the additional site users. A financial contribution of £51,926.50 (proportionate to the proposed development of 850 homes) is sought to achieve this objective.

National Health Service (via the Nottingham and Nottinghamshire Clinical Commissioning Group):
The practices that it is expected this development to be closest too are: 

• Pleasley Surgery 

• Bull Farm Practice of Oakwood Surgery 

• The Surgery The Green 

All practices in the area are working at capacity and therefore in order to make this development acceptable from a health perspective the infrastructure will need to be developed to accommodate the increased population. Infrastructure financing in the form of S106 will therefore be required to ensure that there is adequate primary care health facilities in the area.

The indicative size of the premises requirements has been calculated based on current typical sizes of new surgery projects factoring in a range of list sizes recognising economies of scale in larger practices. The cost per sq m has been identified by a quantity surveyor experienced in health care projects. A contribution of £460,593.75 is to be secured to mitigate the impact of this development  

Given that this application seeks outline planning permission for up to 850 dwellings, the above contributions will be given a pro rata value in the Section 106 Agreement as a charge per property based on the number of bedrooms (with the exact mix of dwellings within the development being secured at the reserved matters stage).   

9. Other matters

The applicant has submitted a Health Impact Assessment with the application and Chapter 4 of the Environmental Statement addresses the impact of the development on Human Health and Population The matrix indicates that the development will be constructed to reduce energy consumption, with a broad mix of accommodation and the provision of a care home to address care needs in the community. Open space, pedestrian and cycle way would encourage healthier lifestyles and the inclusion of public transport links would incentivise alternatives to the private car. No objections have been raised by NCC Public Health team to the proposals.

The cumulative impacts of the development are considered in relation to the topic covered by the separate chapters that make up the Environmental Statement. These impacts in relation to landscape and visual impact, highways and ecology have been assessed in detail in this report. 

The mitigation measures to be secured through the Section 106 Agreement also recognise the impact that this development will have on infrastructure capacity and include elements such as public transport provision, which will help to mitigate the cumulative impact of this development and the site at Penniment Farm on the capacity of the MARR route.       

In terms of cumulative impact on natural resources, it is the case that the site is currently used as arable farmland. Chapter 13 considers the impact of the proposed development in relation to the loss of agricultural land and soil quality. The whole of the agricultural land resource would be lost to the development amounting to 31.8 hectares 61% of this is sub Grade 3a ‘best and most versatile’ quality so the magnitude of this loss would be significant in environmental terms, according the to the Environmental Statement. 
The significance of the permanent, adverse effect of constructing the Proposed Development on approximately 39% of Subgrade 3b agricultural land (medium sensitivity) is assessed as being not significant with regard to the national resource of agricultural land. The level of harm to be attributed to this loss is therefore considered to be substantially less than the benefits of the site as a sustainable location for a development that will make a substantial contribution to the housing and employment needs of the District over the Local Plan period.      
10. Conclusion and Planning Balance

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.
The statutory development plan comprises the Mansfield District Council Local Plan 2013-2033. 

The NPPF sets out the governments planning policies and is a material consideration in planning decisions. 

The application does not propose the comprehensive development of the land allocated under policy SUE1, as a part of the land that is included within the allocation is not included within the red line boundary for this application. For that reason, the proposal is considered not to fully accord with policy SUE1.

It is however the case that the majority of the allocated land is included. The scheme is also providing all of the employment land, the local retail/commercial centre and the other facilities listed as requirements within policy SUE1, alongside all of the offsite highways mitigation works required by the policy. Details of the phasing of the delivery of these elements of the scheme relative to the delivery of the housing can be secured via a clause in the Section 106 Agreement. 
The scheme will provide a substantial contribution to the supply of housing in the District and will include provision for 10% affordable housing and address the identified need for care provision, as well as the retirement accommodation required by policy SUE1.   

There would be a significant landscape impact arising from the development given that the site is currently agricultural land with open expansive views across the landscape character area. It is also the case that residential development borders most of the eastern edge of the part of the allocation that is located to the east of the MARR. 
The Penniment Farm development will also substantially change the character of the land to the south of the application site through the provision of large scale residential development and an allocated employment site. Overall, it is considered that the landscape impact can be adequately mitigated due to the volume of open space that can be provided at the density of development proposed subject to careful consideration of the scale, layout and landscaping of the development at the reserved matters stage.   
The impact on the capacity of the highway network can be adequately mitigated through the junction improvement works that will be secured via the Section 106 Agreement to which any planning permission would be subject. This will include the provision of a cycleway along the eastern side of the MARR, a Travel Plan to serve the various elements of the scheme and a financial contribution towards the enhancement of bus service provision. 

In addition, a pedestrian and cycle access strategy is recommended to be secured via the Section 106 Agreement, to ensure effective links for these modes, both within the site and to neighbouring land (including the land that forms the remainder of allocation SUE1).   
In relation to the ecological impacts of the proposed development, as detailed in the main body of the report, the indicative scheme is considered to deliver a marginal biodiversity net gain. It is considered that the impact on protected species can be adequately mitigated, subject to updated surveys being undertaken to inform the reserved matters applications that would follow the granting of outline planning permission. The requirement to undertake of these surveys can be secured by condition. 

Further details of the wildlife corridors will need to be incorporated into the design code, with requirements for biodiversity net gain and an ecological management pan to be secured as part of the Section 106 Agreement.    
With regard to flood risk, the site is located in Flood Zone 1, and is therefore considered to be at the lowest risk of flooding. The applicant has submitted and indicative drainage strategy. There are no objections to the principle of development with regards to flood risk or drainage from the LLFA, the Environment Agency or Severn Trent Water.  
There ae no objections to the scheme on the grounds of contaminated land or environmental health, subject to securing an appropriate management plan for the construction phase of the development and the of noise assessments with reserved matters applications for each parcel of the development. These requirements can be secured by condition. 
Other material considerations are assessed in detail in the main body of this report. There are no objections to the proposals for any of the statutory consultees. 

It is considered that the harm in planning terms arising from the fact that the application does not propose comprehensive development of the full application is limited by the extent to which the scheme delivers the infrastructure requirements of policy SUE1. This conclusion is reached following the legal advice obtained regarding the requirement for a private right of access to be created to allow the construction of development on the excluded land and the condition that is attached to the recommendation in this regard. 

Whilst there is conflict with part 5 of policy SUE1 which requires the allocation to be developed comprehensively, all other aspects of the policy are considered to be satisfied, subject to the imposition of appropriate conditions and the securing of a Section 106 Agreement. With the same proviso, it is considered that the principle of development and the means of access accord with the other relevant policies within the Local Plan and the sections of the NPPF quoted earlier in this report. Officers are therefore satisfied that all other harm that arises from the proposals are capable of being mitigated.   
As the partial conflict is with the policy that allocates the site, it is considered that the proposal does conflict with the Development Plan as a whole. However, as highlighted above, it is considered that there are material considerations that outweigh this harm. These considerations are:

· The fact that the scheme would deliver a significant proportion of the housing and all of the employment, commercial and other uses listed within policy SUE1;

· The substantial contribution that the development will make to the supply of housing within the District (including affordable housing and retirement accommodation);

· The level of public open space (including equipped areas of play) that can be achieved at the density proposed; 

· Provision can be made for a means of access from the application site to allow the delivery of the excluded land; and

· The fact that the scheme proposes all of the offsite highway improvement measures required to mitigate the impact of the full allocation.

In weighing these benefits against the harm that arises from the fact that the proposal does not include comprehensive development of the allocation, it is concluded that these material considerations do outweigh the conflict with the development plan.         

Recommendations:
Members are therefore recommended to GRANT PERMISSION and delegate to the  HEAD OF PLANNING & REGENERATION SERVICES to issue the decision at the end of the advertising period (Departure) and subject to the prior completion of a Section 106 Agreement to secure the following (and trigger points for when each of the items/payments need to be delivered):
Nottinghamshire County Council:

· Primary Education - £1,831,752 

· Libraries - £29,951 

· Strategic Transport - £1,882,315  

· Bus Service Support - £600,000 

· Waste Management - £51,926.50

· Contribution toward the full upgrade of traffic signal infrastructure at the A6191 / Debdale Lane traffic signal-controlled junction - £64,000

· A financial contribution toward the installation of on crossing detection at the Chesterfield Road North / A617 MARR junction to increase the efficiency of the existing signal-controlled junction - £40,000
· Provision of an obligation upon the developer to provide a suitable bus service serving the development site upon first occupation until an economically viable service routing through Ruskin Road serving the whole site, is in place.

· A financial contribution to cover the Highway Authority’s costs in reviewing travel plan monitoring reports for all individual land uses as listed below:

· Residential C3:




£17,397

· Care Home C2:




£12,441

· Commercial Office:



£11,695

· Commercial General Industrial:

£16,691

· Commercial Storage and Distribution:
£11,748

· Development falling within Class E               £11,606     



     



· A financial contribution toward the cost of nonstandard maintenance of the proposed bus gate enforcement camera on Ruskin Road - £30,000 
· Programme for the phasing of the completion of the offsite highway works;
· Provision of a Sustainable Travel Plan – including the measures to include within the Plan, details of how the Plan will be monitored and managed in perpetuity. 
Nottingham and Nottinghamshire CCG (NHS):

Contribution for 850 dwellings: £460,593.75
Contribution for care home:  £212.50 per single occupancy room/£318.75 per double/suite occupied by 2 people.

Mansfield District Council:
   

On site open space scheme:

 

Minimum 10% of the site;

· West of the MARR  – provision of a Neighbourhood Area of Plan (NEAP) and Multi use Games Area (MuGA) to be shown in the northern part of that parcel (within proximity of Teversal Ave and Pleasley Community Orchard);
· Provision of a NEAP that connects to the Bull Farm Park recreation ground to the east of the site.
· Scheme for strategic green infrastructure (to include hedgerow retention)
· Contributions towards maintenance and details of ongoing management

 

Phasing arrangements for the development and the point at which the following will be delivered relative to the up to 850 dwellings:
· Class E and B8 business uses;

· Hotel;

· Care home;

· Petrol filling station; and

· Neighbourhood retail;
Marketing exercise relating to the employment phase;
Design code and masterplan (including the provision of wildlife corridors);
  

Scheme for provision of retirement accommodation;
10% affordable housing and affordable housing scheme to include the following mix:
· 25% First homes;

· 10% Intermediate

· 20% social rent

· 45% affordable rent;
Biodiversity net gain scheme and Biodiversity Management Plan;
 

Surface water drainage ongoing management plan; and
Pedestrian and cycle access strategy (to include connections to the boundaries with adjacent land, including the excluded land)

And the following conditions:
RECOMMENDED CONDITIONS/REASONS/NOTES:
(1)

Condition: Details of the appearance, landscaping, layout, and scale (hereinafter called "the reserved matters") for each phase of the development shall be submitted to and approved in writing by the local planning authority before any development within that phase begins. The development shall be carried out as approved.

(1)

Reason: In accordance with Section 92(2) of the Town and Country Planning Act 1990, as amended by S51 (2) of the Planning and Compulsory Purchase Act 2004.

(2)

Condition: Application for approval of reserved matters for the first phase of the development shall be made no later than three years beginning with the date of this permission. The development must be begun not later than the expiration of two years from the final approval of reserved matters for that phase, or in the case of approval of reserved matters on different dates, the final approval of the last such matter to be approved.  The last reserved matters shall be submitted not later than five years beginning with the date of this permission.
(2)

Reason: In accordance with Section 92(2) of the Town and Country Planning Act 1990, as amended by S51 (2) of the Planning and Compulsory Purchase Act 2004.
(3) 
Condition:  This permission shall be read in accordance with the following plans:

Phasing plan (ref. 2017-481-03G) (approved for indicative purposes and as a reference point for plot phasing in the relevant conditions on this decision notice;
Eastern spine loop road and Ruskin Road (plan reference: 15395-RLL-20-XX-DR-D-5036H and 15395-RLL-20-XX-DR-D-5012C);

3m wide pedestrian / cycle route abutting a 5.5m wide road between the internal development western spine road and the crescent primary school (plan reference: 15395-RLL-20-XX-DR-D-5036H);

Pedestrian / cycle connection between the internal development western spine road and the Bullfarm Skatepark (plan reference: 15395-RLL-20-XX-DR-D-5036H);

3m wide shared cycleway/footway abutting an 8m wide land corridor connecting the internal development eastern spine road and the adjacent titled “Wharmby Avenue development site” as indicatively shown on (plan reference: 15395-RLL-20-XX-DR-D-5036H);

Pedestrian / cycle connection between the internal development western spine road and Bagshaw Street in the location as indicatively shown on (plan reference: 15395-RLL-20-XX-DR-D-5036H);

Shared footway / cycleway between the internal development eastern spine loop road and the New England Way / A167 MARR priority junction (drawing reference: 15395-RLL-20-XX-DR-D-5036H);

Passing places on Water Lane (west of MARR) (Plan reference: 15395-RLL-20-XX-DR-D-5036H);

Improvement measures at the Water Lane / A617 MARR staggered crossroad junction (plan reference: 15395-RLL-20-XX-DR-D-5017F);

Improvement measures at the Abbott Road / Beck Lane signal-controlled junction (plan reference: 15395-RLL-20-XX-DR-D-5023A); 
Improvement measures at the Abbott Road / Brick Kiln Lane priority junction (plan reference: 15395-RLL-20-XX-DR-D-5021C);

Improvement measures at the Abbott Road / Water Lane priority junction (plan reference: NTH/2020/HF/600); and

Improvement measures at the Chesterfield Road North / A617 MARR signal-controlled junction (plan reference: 15395-RLL-21-XX-DR-D-5025F).
(3)

Reason: To define the permission, for the avoidance of doubt, in accordance with Policy P1 of the Mansfield District Local Plan 2013-2033.

(4)

Prior to the submission of any reserved matters for any phase of the hereby approved development, a detailed surface water drainage design and management strategy for that phase, to include provision of Sustainable Urban Drainage (SUDs) to provide adequate treatment, control of surface water discharge shall be submitted to and approved by the Local Planning Authority. The scheme shall subsequently be implemented in accordance with the approved details before the development is completed. The scheme to be submitted shall:


· Be designed for a 100 year storm event with a 30% increase in rainfall intensity to allow for potential climate change effects. The drainage system including any attenuation system is to be tested for all durations between 15 minutes and 48 hours.

· Include a detailed levels design, drainage design (including plot drainage) and ground model. This model is to be tested using the ground characteristics and proposed features of the site including kerbs, fence lines and dwellings in the event of an extreme rainfall event. Any pluvial flow paths or flooding incidences based on the whole site ground model should be identified and the design should be amended to remove the risk to both new dwellings and existing 3rd party properties. Floodwater should not be directed across the site boundary and must instead be routed through the site towards any rainwater attenuation features.

· Ensure that all surface water drainage is to receive at least 2 stages of treatment.

· Investigate the potential for infiltration drainage in the area. This should be investigated in more detail as part of the bespoke drainage design. Any infiltration system should receive careful consideration and infiltration testing should be repeated to assess the performance of the ground. In this area, water can emerge from the limestone areas in periods of heavy rain and flow overland. In this respect infiltration in the higher parts of the site may result in the emergence of the water in a lower area.

· Ensure that the surface water and foul drainage designs are designed to adoptable standards including the location of all surface water attenuation features.

· Ensure that surface water attenuation ponds are designed to discharge completely and leave dry base unless specifically required to remain wet by another organisation.

· Ensure that the slopes of any banks should not be steeper than 1 in 5 and the maximum depth of water should not exceed 1m.

· Provide an emergency overflow within the design.
(4)

Reason: To prevent the increased risk of flooding; to improve and protect water quality; to improve habitat and amenity; and to ensure the future maintenance of the sustainable drainage structures in line with Policy CC3 of the Mansfield District Local Plan 2013-2033.
(5)

Condition:  No development or vegetation removal shall commence until a Green Infrastructure Management Plan has first been submitted to and approved in writing by the Local Planning Authority. The Green Infrastructure Management Plan shall include the following:

·  Details of the design and layout, creation and long-term management of the on-site green space including objectives relating to biodiversity, landscape, open space and green corridors, SuDS, amenity and access.

·  Details of how on-site open space, green corridors and walking / cycling route support active design principles
· Details of access management for open space and walking routes and links to existing green infrastructure network including design, boundary management, signage and interpretation
· A landscape and ecological management plan (LEMP) shall be submitted to, and be approved in writing by, the local planning authority prior to occupation of the development within any specific phase of development. The content of the LEMP shall include the following.

1. Description and evaluation of features to be managed.

2. Ecological trends and constraints on site that might influence management.

3. Aims and objectives of management.

4. Appropriate management options for achieving aims and objectives.

5. Prescriptions for management actions.

6. Preparation of a work schedule (including an annual work plan capable of being rolled forward over a five-year period).

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

8. Ongoing monitoring and remedial measures.

·  
The LEMP shall also include details of the legal and funding mechanism(s) by which the long- term implementation of the plan will be secured by the developer with the management body(ies) responsible for its delivery.

The plan shall also set out (where the results from monitoring show that conservation aims and objectives of the LEMP are not being met) how contingencies and/or remedial action will be identified, agreed and implemented so that the development still delivers the fully functioning biodiversity objectives of the originally approved scheme. The approved plan will be implemented in accordance with the approved details.

The development thereafter shall be undertaken in accordance with the approved details and implemented for the lifetime of the development.

(5)

Reason: To ensure that the biodiversity and ecology of the site is retained and enhanced in line with Policies NE1 and NE2 of the Mansfield District Local Plan 2013-2033.

(6) 

Condition:  No development in any phase shall commence until a full method statement detailing the reasonable avoidance, mitigation and enhancement measures for protected species (including but not limited to breeding birds, badgers, water vole, and bats), based on up-to-date surveys for the land included within that phase, has been submitted to and approved in writing by the Local Planning Authority. All measures within the approved method statement shall thereafter be implemented in accordance with agreed timescales. 

(6)

Reason: To protect species that may be present on the site in line with Policy NE2 of the Mansfield District Local Plan 2013-2033 and legal requirements.
(7)

Condition: There shall be no tree or vegetation clearance during the bird nesting season which runs from March to August inclusive, unless evidence (produced by a suitably qualified ecologist) that no nesting species are present within the affected part of the site is submitted to and approved in writing by the Local Planning Authority, prior to any trees or vegetation being removed.  
(7)

Reason: To ensure that breeding birds are protected in line with Policy NE2 of the Mansfield District Local Plan 2013-2033.

(8)

Condition: No part of any phase of the development shall be occupied until details of external lighting to be used to illuminate the phase have first been submitted to and approved in writing by the Local Planning Authority. The development thereafter shall be undertaken in accordance with the approved details.

(8)

Reason: To ensure external lighting is designed to mitigate any adverse impact on protected species in line with Policy P1 of the Mansfield District Local Plan 2013-2033.

(9)

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

(9)

Reason: To protect the amenities at present enjoyed by the occupiers of nearby residential properties in line with Policy P1 of the Mansfield District Local Plan 2013-2033.

(10)

Condition: In the event that contamination is found at any time when carrying out the approved development that was not previously identified, it must be reported in writing immediately to the Local Planning Authority and an investigation and risk assessment must be undertaken; where remediation is necessary a remediation scheme must be prepared in accordance with the requirements of that condition and shall be submitted to and approved in writing by the Local Planning Authority.
(10)

Reason: To ensure that the site is free from contamination in line with Policy NE3 of the Mansfield District Local Plan 2013-2033.
(11)

Condition:  No development approved by this planning permission shall commence until a remediation strategy to deal with the risks associated with contamination of the site has been submitted to, and approved in writing by, the Local Planning Authority. This strategy will include the following components:

1.  A preliminary risk assessment which has identified:

· all previous uses;

· potential contaminants associated with those uses;

· a conceptual model of the site indicating sources, pathways and receptors; and

· potentially unacceptable risks arising from contamination at the site.

2.  A site investigation scheme, based on (1) to provide information for a detailed assessment of the risk to all receptors that may be affected, including those off site.


3.  The results of the site investigation and the detailed risk assessment referred to in (2) and, based on these, an options appraisal and remediation strategy giving full details of the remediation measures required and how they are to be undertaken.


4.  A verification plan providing details of the data that will be collected in order to demonstrate that the works set out in the remediation strategy in (3) are complete and identifying any requirements for longer-term monitoring of pollutant linkages, maintenance and arrangements for contingency action.
Any changes to these components require the written consent of the local planning authority. The scheme shall be implemented as approved.

(11)

Reason: To ensure that the development does not contribute to, or is not put at unacceptable risk from, or adversely affected by, unacceptable levels of water pollution in line with paragraph 109 of the National Planning Policy Framework
(12)

Condition: Prior to any part of the permitted development being brought into use a verification report demonstrating the completion of works set out in the approved remediation strategy 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.

(12)

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 109 of the National Planning Policy Framework.

(13)

Condition:  The reserved matters application for each phase of the development hereby approved shall include a Noise Impact Assessment that shall include the following:

· existing background noise levels on the land within that phase (in dBA);

· anticipated noise levels from activity in adjacent phases of the development (in dBA);

·  details of any necessary mitigation measures required and details of the noise reduction levels (in dBA) achieved internally within dwellings and within the garden areas of those dwellings once the mitigation measures are installed; 
·  Plans showing the location of the properties within which the mitigation measures are to be installed within that phase.

The development shall be carried out in accordance with the approved details and retained as such thereafter. 

(13)

Reason: To ensure that the residential amenity of future occupiers of the residential phases of the development is adequately preserved, in accordance with policy P7 of the Mansfield Local Plan. 

(14)

Condition:  No development in any phase that include the route of the Public Rights of Way (PRoW) that run through the site shall commence until details of how the PRoW will remain open for use during the construction phase of the development has been submitted to and approved in writing by the Local Planning Authority. The details shall include:
· Plans showing the location of the PRoWs within the phase (including the points at which the PRoWs cross the site boundary);

· Details of any temporary diversions that will be required to accommodate the construction phase of the development;

· Details of signage (including location) to be installed to advise users of the PRoW network of any temporary diversions.
The measures shall be installed in accordance with the approved details prior to the commencement of development within that phase and shall remain in place until the completion of the construction phase of that parcel.  

(14)

Reason: To ensure the routes of the Public Right of Way through the site are retained open for use during the construction phase, in accordance with policy IN8 of the Mansfield Local Plan.
(15) 

Condition: No development on phase 3B on the approved phasing plan (ref. 2017-481-03G) shall commence until details of the bus gate to be installed on the boundary of the site at the connection to Ruskin Road has been submitted to and approved in writing. The details shall include the measure to be put in place to prevent this access being used by regular vehicular traffic and details of how pedestrians and cyclists will interest with the bus gate junction. The development shall be carried out in accordance with the approved details.    
(15)

Reason: to ensure that the development maintains highway safety, in accordance with policy IN9 of the Mansfield Local Plan.  
(16)

Condition:  No development on any phase shall commence until scaled plans showing the existing and proposed ground levels and the ridge heights of the buildings to be constructed within that phase have been submitted to and approved in writing by the Local Planning Authority. The development shall be carried out in accordance with the approved details. 
(16)

Reason: To ensure that the impact of the development on the character of the site and surrounding landscape, in accordance with policy P1 of the Mansfield Local Plan.   

(17)

Condition: No development shall commence on any phase until details of refuse storage arrangements to serve the development within that phase have been submitted to and approved in writing by the Local Planning Authority. The refuse storage arrangements shall be installed in accordance with the approved details prior to the occupation of any of the buildings within that phase.   
(17)

Reason: To ensure that the development is served by adequate refuse and recycling facilities. 

(18)

Condition:  No development shall commence with each phase until a waste management plan for the construction work associated with that phase has been submitted to and approved in writing by the Local Planning Authority of the development. The waste management plan shall operate in accordance with the approved details for the entire duration of the construction phase of the development. 

(18)  

Reason: To ensure that waste generated by the development does not result in an adverse impact on environmental health, in accordance with policy NE3 of the Local Plan.    

(19)

Condition:  No development shall commence with each phase until details of cycle storage arrangements to serve the development within that phase have been submitted to and approved in writing by the Local Planning Authority. The cycle storage arrangements shall be installed in accordance with the approved details prior to the occupation of any of the buildings within that phase.   

(19)

Reason: To ensure that the development is served by adequate cycle storage facilities, in accordance with policy IN10 of the Local Plan. 

(20)

Condition: No development shall commence with each phase until details of electric vehicle charging facilities to serve the development within that phase have been submitted to and approved in writing by the Local Planning Authority. The electric vehicle charging facilities shall be installed in accordance with the approved details prior to the occupation of any of the buildings within that phase.   

(20)

Reason: To ensure that the development promotes modes of transport that produce low carbon emissions, in accordance with policy IN8 of the Local Plan. 

(21)

Condition:  No trees, shrubs or hedges within the site which are shown as being retained on the approved plans shall be felled, uprooted, wilfully damaged or destroyed, cut back in any way or removed without the prior written consent of the Local Planning Authority. Any trees, shrubs or hedges removed without such consent, or which die or become severely damaged or seriously diseased with five years from the completion of the development hereby permitted shall be replaced with trees, shrubs or hedge plants of similar size and species until the Local Planning Authority gives written consent to any variation. Reason: To ensure the continued well-being of the trees in the interests of the amenity and environmental quality of the locality.
(21)

Reason: To ensure that trees and hedgerows that contribute positively to the character of the area are to be retained and protected during the construction phase of the development, in accordance with policy IN2 of the Local Plan. 
(22) 

Condition: No vegetation removal shall take place on each phase site in connection with the development hereby approved (including demolition works, tree works, fires, soil moving, temporary access construction and / or widening or any operations involving the use of motorised vehicles or construction machinery) until a detailed Arboricultural Method Statement (AMS) in accordance with BS5837:2012 (Trees in relation to design, demolition and construction – Recommendations) for that phase has been submitted to and approved in writing by the Local Planning Authority and the protective fencing is erected as required by the AMS. The AMS shall include full details of the following: 

a) Timing and phasing of Arboricultural works in relation to the approved development. 

b) Detailed tree felling and pruning specification in accordance with BS3998:2010 Recommendations for Tree Works. 

c) Details of a tree protection scheme in accordance with BS5837:2012: which provides for the retention and protection of trees, shrubs and hedges growing on or adjacent to the site 

d) Details of any construction works required within the root protection area as defined by BS5837:2012 or otherwise protected in the approved Tree Protection Scheme 

e) Details of the location of any underground services and methods of installation which make provision for protection and the long-term retention of the trees.

f) Details of the arrangements for the implementation, supervision and monitoring of works required to comply with the arboricultural method statement.

The development shall be carried out in accordance with the approved details.  

(22) Reason: To ensure that trees and hedgerows that contribute positively to the character of the area are to be retained and protected during the construction phase of the development, in accordance with policy IN2 of the Local Plan.
(23)

Condition:  The local centre phase of the development hereby approved shall contain no more than of 1000 square metres gross floorspace (excluding the nursey and gym as these uses are separated from the provision of the local centre in policy SUE1). The uses shall fall within class E a,b,c,d,e and f (as defined by the Town and County Planning (Use Classes Order) 1987 (as amended)) and shall be split across a minimum of 5 separate, self-contained units, none of which shall be larger than 500 square metres (gross). There shall be no more than 1 hot food takeaway use (sui generis) as defined by the Town and County Planning (Use Classes Order) 1987 (as amended). 

(23)

Reason: In the absence of a retail impact assessment, to ensure that the retail and leisure development on the site does not result in an adverse impact on the vitality and viability of established retail centres, in accordance with policy RT1 of the Local Plan. 
(24)

Condition: The total quantum of floorspace within the employment phase of the development shall not exceed the following:   

·  
Class E(g): 3,920 square metres Gross Floor Area;
·  
Class B2 Employment: 5,257 square metres Gross Floor Area; and
·  Class B8 Employment: 8,257 square metres Gross Floor Area.
(24)

Reason: The highway safety impacts of the development has been assessed in the Transport Assessment on the basis of the above quantum of development. The highway safety implications of further development would need to be assessed via a revised Transport Assessment, in accordance with policy IN9 of the Mansfield Local Plan.  
(25)

Condition:  No drainage systems for the infiltration of surface water to the ground are permitted other than with the written consent of the local planning authority. Any proposals for such systems must be supported by an assessment of the risks to controlled waters. The development shall be carried out in accordance with the approved details.

(25)

Reason: To prevent the increased risk of flooding; to improve and protect water quality; to improve habitat and amenity; and to ensure the future maintenance of the sustainable drainage structures in line with Policy CC3 of the Mansfield District Local Plan 2013-2033.
 

(26)

Condition:  The total quantum of development shall not exceed the number / gross floor areas of the proposed use class respectively of The Town and Country (Use Classes) Order 1897 (as amended), or otherwise agreed in writing with the Local Planning Authority (LPA) as listed below:

· Residential: 


850 dwellings

· Hotel:



2,319sqm GFA
· Petrol Filling Station:

8 Bays

· Care Home:


160 beds

· Employment (Class E(g):
3,920 sqm GFA 
· Employment (B2):

5,257 sqm GFA

· Employment (B8):

8,257 sqm GFA

· Nursery:



628 sqm GFA

· Gym:



616 sqm GFA

· Neighbourhood retail unit(s):
1000 sqm GFA

(26)

Reason: In the interest of highway safety, to ensure sufficient highway capacity is available to meet the demand created by the proposed development.
(27)

Condition:  Each reserved matters application relating to the uses to listed within condition 26 (with the exception of the residential dwellings) shall include an updated Transport Assessment that includes the trip generation and distribution data for the development being proposed and considers the trip generation of each use within the context of the full list of uses (including residential dwellings) detailed in condition 26. 

(27)

Reason: In the interest of highway safety, to ensure sufficient highway capacity is available to meet the demand created by the proposed development.

(28)

Condition:  Each reserved matters application shall be accompanied by the following details: 

a) A detailed layout plan of the phase in context with the whole site. 

b) The means of access; car parking and provision for service vehicles. 

c) Plans, sections and cross sections of any roads or access / service roads or pedestrian routes within the application site, this shall include details of highway drainage (including relevant third-party consents), sewerage, earthworks, lighting, and associated street infrastructure. 

d) Provision of a parking heat map demonstrating that suitable policy parking provision for residents and visitors is provided across the site.

e) Provision of a Quality Audit to ensure inclusive mobility is maintained.

f) The layout and marking of car parking, servicing, manoeuvring areas and cycling storage for each building/development. 

g) The finished ground levels for the site and floor levels of the buildings relative to existing levels and adjoining land and in relation to the ground levels or contours proposed in any adjacent landscaping scheme. 

h) Plant, equipment, utilities, and other structures. 

i) Recycling and bin storage facilities including an area for 3 No wheeled bins for each dwelling and community bin storage for apartments and commercial areas and arrangements for maintenance and servicing. 

j) Details of the means of foul and surface water drainage together with a programme of implementation and means to ensure there is no runoff to highways. 

k) The detailed design of all roads and junctions, which shall include details of visibility splays, pedestrian refuges, dropped kerbs, tactile paving, traffic calming, street lighting, bridges, culverts, and public utilities. 

l) Drainage and rainwater run off systems including Sustainable Urban Drainage (SuDS) with necessary overflow outfalls, which shall accompany any road layout submission and detail maintenance/ management arrangements. 

m) Provide details of the public transport provision to serve this phase of the development in accordance with the details agreed under Condition 8. 

n) Provide details of: 

i. Cycle routes.

ii. Retaining / highway structures.

iii. Wayfinding signage.

iv. Street lighting.

v. TRO’s/Signing and road markings.

vi. Gateway features.

vii. Landscaping and fencing.

viii. Speed restraint measures.

ix. Pavement materials.

x. Pedestrian / cycle crossing facilities. 

xi. Electric vehicle charging provision. 

o) Provide details of Minor Highways/PROW treatment and interaction with the site.

The development shall thereafter be implemented in accordance with the details approved.

(28)

Reason: In the interest of highway safety, capacity, and pedestrian / cycle sustainable accessibility

(29)

Condition:  No part of the development hereby approved shall be occupied until all of the offsite highway works listed below have been completed in accordance with the approved plans (ref.s below): 

a) Construction of the site access arrangements on the A617/MARR as indicatively shown on drawing reference: 15395-RLL-21-XX-DR-D-5036 revision H.

b) Installation of 4 x uncontrolled pedestrian crossings at the Ladybrook Lane / Brick Kiln Lane roundabout as indicatively shown on drawing reference: 15395-RLL-21-XX-DR-D-5027 revision B.

c) Alterations to two existing pedestrian crossings on Abbot Road as indicative shown on drawing reference: 15395-RLL-21-XX-DR-D-5039 revision A.

(29)

Reason: In the interest of highway safety, capacity, and pedestrian / cycle sustainable accessibility

(30

Condition:

Notwithstanding the details shown on the approved plans, no development hereby approved shall commence until detailed drawings and construction details of the following highway improvement works have been submitted to and approved in writing by the Local Planning Authority (informed by the Transport Assessment Addendum Phasing Strategy (reference: 15935-RLL-21-XX-TN-D-509 Revision C04): 

a) improvement measures at the Chesterfield Road North / A617 MARR signal-controlled junction as indicatively shown on drawing reference: 15395-RLL-21-XX-DR-D-5025F;
b) improvement measures at the Abbott Road / Water Lane priority junction as indicatively shown on drawing reference: NTH/2020/HF/600;
c) improvement measures at the Abbott Road / Brick Kiln Lane priority junction as indicatively shown on drawing reference: 15395-RLL-20-XX-DR-D-5021C;
d) improvement measures at the Abbott Road / Beck Lane signal-controlled junction as indicatively shown on drawing reference: 15395-RLL-20-XX-DR-D-5023A (for the avoidance of doubt including the Penniment Farm works if not already implemented on the date that these improvement works commence); 

e) improvement measures at the Water Lane / A617 MARR staggered crossroad junction as indicatively shown on drawing reference: 15395-RLL-20-XX-DR-D-5017F 

f) Construction of passing places on Water Lane (west of MARR) as indicatively shown on drawing reference: 15395-RLL-20-XX-DR-D-5036H;
g) Construction of a shared footway / cycleway between the internal development eastern spine loop road and the New England Way / A167 MARR priority junction as indicatively shown on drawing reference: 15395-RLL-20-XX-DR-D-5036H;
h) Construction of a pedestrian / cycle connection between the internal development western spine road and Bagshaw Street in the location as indicatively shown on drawing reference: 15395-RLL-20-XX-DR-D-5036H;
i) Construction of a 3m wide shared cycleway/footway abutting an 8m wide land corridor for an adoptable standard design road to be reserved for that purpose until it is established if would no longer be necessary connecting the internal development eastern spine road and the adjacent titled “Wharmby Avenue development site” as indicatively shown on drawing reference: 15395-RLL-20-XX-DR-D-5036H;
j) Construction of a pedestrian / cycle connection between the internal development western spine road and the Bullfarm Skatepark in the location as indicatively shown on drawing reference: 15395-RLL-20-XX-DR-D-5036H;
k) Construction of a 3m wide pedestrian / cycle route abutting a 5.5m wide road between the internal development western spine road and the crescent primary school in the location as indicatively shown only on drawing reference: 15395-RLL-20-XX-DR-D-5036H;
l) Construction of a pedestrian / cycle connection and road between the internal development eastern spine loop road and Ruskin Road as indicatively shown on drawings reference: 15395-RLL-20-XX-DR-D-5036H and 15395-RLL-20-XX-DR-D-5012C;
The highway improvement works shall be carried out in accordance with the approved details and implemented in accordance with the phasing plan approved as part of the Section 106 Agreement to which this planning permission is subject.  
(30)

Reason: All in the interests of highway safety, capacity, and pedestrian / cycle sustainable accessibility.

(31)

Condition:  No development shall take place until a phasing and completion programme for the highway and private street works covering the whole of the development has been submitted to and approved in writing by the LPA. Development shall be carried out in accordance with the approved phasing and completion programme or revised phasing and completion programme that may be agreed by the Borough Council from time to time.

(31)

Reason: In the interest of highway safety

(32)

Condition:  No one phase of development shall be commenced until details of the proposed arrangements and plan for future management and maintenance of the proposed streets including associated drainage contained within that phase of development have been submitted to and approved by the LPA.  The streets and drainage shall thereafter be maintained in accordance with the approved management and maintenance details until such time as an agreement has been entered into under section 38 of the Highways Act 1980 or a private management and Maintenance Company has been established.

Reason: To ensure that the road infrastructure is maintained to an appropriate standard.

(33)

Condition:  No dwellings or employment units within each phase of the development shall be occupied until the roads affording access to those dwellings or employment units have been completed in accordance with the phasing and completion programme.

(33)

Reason: To ensure that the roads serving the development are completed and are available for use by the occupants and other users of the development in the interest of highway safety

(34)

Condition:  No development (excluding site clearance of site preparation) shall take place until a public transport strategy including a delivery plan and details of accompanying infrastructure which shall include the following infrastructure at each stop:

- bus shelters;

- real time pole and displays including associated electrical connection;

- solar/ electrical lighting in bus shelters, 

- raised boarding kerbs;

- lowered accessibility kerbs and enforceable bus stop clearways;

- bus gates, and enforcement cameras;

has been submitted and approved in writing by the Local Planning Authority. Each reserved matters application including land subject to the provision of this strategy shall thereafter ensure the development is implemented in accordance with the details approved. 

(34)

Reason: To promote the use of public transport facilities and services in the interest of sustainable transport.

(35)

Condition:  No development (excluding site clearance of site preparation) shall take place until a site wide cycle and pedestrian route strategy including a delivery plan and details of accompanying infrastructure including inclusive mobility interfaces with external routes for each phase of the development has been submitted and approved in writing by the Local Planning Authority. Each reserved matters application including land subject to the provision of this strategy shall thereafter ensure the development is implemented in accordance with the approved details prior to the first occupation of any part of the development within that phase. The development shall be retained as such thereafter  

Reason: To promote the cycle and pedestrian active travel options in the interest of sustainable transport.

(36)

Condition:  No development (including site clearance, or site preparation), in each phase shall take place until a Construction Method Statement for that phase of the development has been submitted to and approved in writing by the District Council and shall include the: 
a) 
measures for ensuring the means of exit from the site for construction traffic. b) 
parking provision for site operatives and visitors. 
c) 
the siting and means of loading/unloading and storage of plant and materials used in constructing the development. 
d) 
wheel washing facilities (including full details of its specification and siting). 
e) 
measures to control the emission of dust and dirt during construction. 
f) 
scheme for recycling/disposing of waste resulting from construction works. 
g) 
siting and appearance of contractor’s compounds including heights of stored materials, boundaries, and lighting together with measures for the restoration of the disturbed land and noise mitigation. 
h) 
A scheme for temporary signage and other traffic management measures including routing and access arrangements for construction traffic; and 
i) 
A scheme to treat and remove suspended solids from surface water run- off during construction works;
j)
Suitable mitigation measures to protect the local wildlife sites and local nature reserve, against incidents of pollution, spill and sediment run-off while construction works are taking place;
k)
Measures to minimise the creation and impact of noise, dust and artificial lighting, (including limiting noise at the site boundary to no more than 70 decibels and vibration levels on the site boundary according with the limits contained within the British Standard 7385-2);
The development shall thereafter be implemented in accordance with the details approved. 

(36)

Reason: In the interests of residential amenity, ecology protection and highway safety in line with Policy P1 of the Mansfield District Local Plan 2013-2033.
(37)

Condition:  No development on parcels 1B or 2C on the phasing plan submitted with the application shall commence until details of a private access to be provided to the boundary of the site with the land to the north of Wharmby Avenue and Wilson Street (east of the application site) sufficient for the purposes of providing access to facilitate construction of houses on that land has been submitted to an approved in writing by the local planning authority. The details shall include the dimensions of the route(s) and details of how long the right of access shall remain in place. The private access shall be constructed in accordance with the approved details prior to the occupation of any dwellings on parcels 1B or 2C as identified on the phasing plan.
(37)

Reason: To safeguard the delivery of development on the land to the north of Wharmby Avenue and Wilson Street (east of the application site), in accordance with Policy SUE1 of the Mansfield District Local Plan 2013-2033.
(38)

Condition: The residential parcels within each of the phases of the development hereby approved within the residential development shall meet all of the requirements set out in Building for a Healthy Life (or the equivalent standard in force at the time that the reserved matters applications that include residential development are submitted). Building for a Health Life Assessment must be submitted as part of any reserved matters application that proposes residential development. The development shall be carried out in accordance with the approve details.

(38)

Reason: to ensure that the development achieves a good standard of design, as required by policies P1 and SUE1 of the Local Plan.  
(39)

Condition:  Development shall not commence in any phase until scaled plans showing the location, design, construction materials and elevation views of the 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 boundary treatments for each phase shall be installed in accordance with the approved details, prior to the first occupation of any of the buildings within that phase.  

(39)

Reason: to ensure that the development achieves a good standard of design, as required by policies P1 and SUE1 of the Local Plan.  

(40)

Condition:  Development shall not begin on any non- residential building until full details of any externally mounted plant or equipment, or any external vents for internally mounted equipment (including extraction ventilation for a cooking area) have been submitted to and approved in writing by the Local Planning Authority. The development shall be carried out in accordance with the approved details and retained as such thereafter.    

(40)

Reason: To ensure that the residential amenity of future occupiers of the residential phases of the development is adequately preserved, in accordance with policy P7 of the Mansfield Local Plan. 

(41)

Condition: No development within each phase shall commence until details of the materials and finish to be used to treat the surface of all private roads, footpaths and driveways within each phase have been submitted to and approved in writing by the Local Planning Authority. The surfacing shall be installed in accordance with the approved details across all private roads, footpaths and driveways within each phase prior to the first occupation of any of the buildings within that phase.

(41)

Reason: to ensure that the development achieves a good standard of design, as required by policies P1 and SUE1 of the Local Plan.  

INFORMATIVES

Positive and Pro-active Statement

Amendments have been made to the application and the Local Planning Authority has therefore worked in a positive and proactive manner with the applicant in line with the NPPF.

(1)

The indicative plans listed above only confirm the acceptance of the principle in terms of suitability and viability for planning consent purposes. All highway layouts will be subject to further detailed engineering review and Road Safety Audits and may require design changes to meet the appropriate highway standards.   

(2)

In order 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. In order to undertake the works, which must comply with the Nottinghamshire County Council’s current highway design guidance and specification for roadworks, the applicant will need to enter into an Agreement under Section 278 of the Act. The Agreement can take some time to complete as timescales are dependent on the quality of the submission, as well as how quickly the applicant responds with any necessary alterations. Therefore, it is recommended that the applicant contacts the Highway Authority as early as possible. Work in the public highway will not be permitted until the Section 278 Agreement is signed by all parties. 

(3)

Any details submitted in relation to a discharge of condition or reserved matters planning application are unlikely to be considered by the Highway Authority until technical approval of the Section 278 Agreement is issued.

(4)

Planning permission is not permission to work on or from the public highway.  In order to ensure all necessary licenses and permissions are in place you must contact highwaysouth.admin@viaem.co.uk

(5)

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

(6)

The applicant is advised that surface water from the new access road and the main development should be attenuated on site and discharge to the receiving watercourse at a controlled ‘green field’ runoff rate.

(7)

The applicant is advised that notwithstanding any planning permission, if any highway forming part of the development is to be adopted by the Highways Authority, the new roads and any highway drainage and associated infrastructure will be required to comply with Nottinghamshire County Council’s current highway design guidance and specification for road works. The Advanced Payments Code in the Highways Act 1980 applies and under section 219 of the Act payment will be required from the owner of the land fronting a private street on which a new building is to be erected. The applicant should contact the Highway Authority with regard to compliance of the code, or alternatively to the issue of a Section 38 Agreement and Bond under the Highways Act 1980. A Section 38 Agreement can take some time to complete. Therefore, it is recommended that the applicant contacts the Highway Authority as early as possible. It is strongly recommended the applicant contacts the Highway Authority at an early stage to clarify the codes etc., with which compliance will be required in the particular circumstance, and it is essential that design calculations and detailed construction drawings for the proposed works are submitted to and approved by the County Council in writing before any works commence on site.

(8)

The applicant should note that any areas over the normal minimum, intended for adoption will require the payment of a commuted sum for future maintenance. (i.e. additional areas exceeding usual highway design requirements, additional street furniture, landscaping, Sustainable Drainage Systems, retaining walls, bollards, and materials outside usual specification). The applicant is strongly advised to hold discussions with the HA as soon as possible to agree sums, ownership and responsibility for perpetuity.

(9)

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

(10)

The HA will not accept/adopt plastic attenuation crates systems to control highway surface water discharge.

(11)

The applicant will be expected to consider the needs of people with impaired mobility when considering the longitudinal design of streets. Gradients greater than 1 in 20, will only be accepted over short lengths, in exceptional circumstances where cut & fill is not possible to achieve gradients to aid walking/cycling. 
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