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WEBCASTING NOTICE

Please note that this meeting will be live streamed on the Council's YouTube
channel and via the website (www.gedling.gov.uk). At the start of the meeting
the Chair will confirm if all or part of the meeting is being broadcast.

You should be aware that the Council is a Data Controller under the Data
Protection Act. Data collected during this webcast will be retained in accordance
with the Council’s published policy.

For more information about how your personal data is collected and used please
view our privacy notice https://www.gedling.gov.uk/elections-privacy/

Responsibilities of the Planning Committee:

1) To examine and investigate any proposals for development within or outside the
Borough which affect the growth prosperity and wellbeing of the Borough and to
consult on any action considered necessary.

2) Power to fix fees and charges in relation to the remit of the Committee.

3) Power to appoint delegates to conferences and to approve Member training in relation
to the remit of the Committee.

4) To respond to consultative documents received by the Council and falling with the
remit of the Committee.



http://www.gedling.gov.uk/
https://www.gedling.gov.uk/elections-privacy/

5) Power to institute enforcement and legal proceedings in connection with any offences
under any powers delegated to this Committee.

6) Power to determine applications for planning permission.

7) Power to determine applications to develop land without compliance with conditions
previously attached.

8) Power to grant planning permission for development already carried out.

9) Power to decline to determine applications for planning permission.

10)Duties relating to the making of determinations of planning applications.

11)Power to determine applications for planning permission made to the Council.

12)Power to make determinations, give approvals and agree matters relating to the

exercise of development rights.

13)Power to enter into agreements regulating the use or development of land.

14)Power to issue a certificate of existing or proposed lawful use or development.

15)Power to serve a completion notice.

16)Power to grant consent for the display of advertisements.

17)Power to authorise entry onto land pursuant to Section 196A of the Town and Country

Planning Act 1990.

18)Power to require the discontinuance of a use of land.

19)Power to serve a contravention notice, breach of condition notice or stop notice.

20)Power to issue an enforcement notice.

21)Power to apply for an injunction restraining a breach of planning control.

22)Power to require proper maintenance of land pursuant to Section 215(1) of the Town

and Country Planning Act 1990.

23)Power to determine applications for listed buildings consent.

24)Power to serve a building preservation notice

25)Power to acquire a listed building in need of repair and to serve a repairs notice.

26)Power to apply for an injunction in relation to a listed building.

27)Power to execute urgent works to a listed building.

28)Power to create, extinguish, stop up or divert footpaths or bridle ways after

consultation, where appropriate, with the relevant Parish Council.

29)Power to make a rail crossing diversion or extinguishment order.

30)To exercise the Council's powers relating to the preservation of trees contained within

the Town and Country Planning Act 1990.

31)To exercise the Council's powers with regard to the Hedgerows Regulations 1997.

32)Power to make, amend, revoke or re-enact byelaws within the remit of the Committee
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Agenda Item 2.

MINUTES
PLANNING COMMITTEE

Wednesday 14 January 2026

Councillor Roy Allan (Chair)

In Attendance: Councillor Paul Wilkinson Councillor Lynda Pearson
Councillor Pauline Allan Councillor Catherine Pope
Councillor Jane Allen Councillor Grahame Pope
Councillor Stuart Bestwick Councillor Sam Smith
Councillor David Ellis Councillor Ruth Strong
Councillor Andrew Ellwood Councillor Henry Wheeler

Councillor Helen Greensmith Councillor Russell Whiting
Councillor Julie Najuk

Absent: None.

Officers in Attendance: J Krawczyk, N Bryan, C Turton, H Stylianou and
C Goodall

34 APOLOGIES FOR ABSENCE AND SUBSTITUTIONS.

No apologies for absence were received.

35 TO APPROVE, AS A CORRECT RECORD, THE MINUTES OF THE
MEETING HELD ON 3 DECEMBER 2025

RESOLVED:

That the minutes of the above meeting, having been circulated, be
approved as a correct record.

36 DECLARATION OF INTERESTS
None.
37 APPLICATION NO. 2025/0567 - 428 CARLTON HILL, CARLTON

Change of use from dance school and offices to 11 flats including
external alterations.

Dr James Kitchin of the Trentside Medical Group, an adjoining business,
spoke against the application.

The Development Manager introduced the report.
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RESOLVED:

To Grant Planning Permission: Subject to the conditions listed for the
reasons set out in the report.

Conditions

1

The development herby permitted shall commence before the
expiration of 3 years from the date of this permission.

This permission shall be undertaken in accordance with the
submitted application form and following list of approved
drawings:

2504(08)003 Rev.B — proposed plans and elevations
2504(08)004 Rev.A — proposed block site plan

From the date of first occupation every property built on the site
shall be provided with access to electric vehicle (EV) charge
point(s) in line with Part S of the Building Regulations. All EV
charging points shall meet relevant safety and accessibility
requirements and be clearly marked with their purpose; which
should be drawn to the attention of new residents in their new
home welcome pack / travel planning advice.

Prior to the occupation of the development hereby permitted, the
parking shown on plan: 2504(08)004 Rev.A shall be provided and
shall be retained thereafter in perpetuity.

Prior to commencement of the development a Construction
Emission Management Plan (CEMP) for minimising the emission
of dust and other emissions to air during the site preparation and
construction shall be submitted to and approved in writing by the
Local Planning Authority. The CEMP must be prepared with due
regard to the guidance produced by the Council on the
assessment of dust from demolition and construction and include
a site-specific dust risk assessment. All works on site shall be
undertaken in accordance with the approved CEMP unless
otherwise agreed in writing by the Local Planning Authority.

Prior to the commencement of development a Local Labour
Agreement (LLA) shall be submitted to and approved in writing by
the Local Planning Authority. Development shall thereafter be
completed in accordance with the approved LLA.

Prior to the change of use occurring, details of the cycle and bin
storage shall be submitted to and approved in writing by the Local
Planning Authority. Development shall thereafter commence in
accordance with the details as approved.
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Reasons

1 To comply with the requirements of Section 91(1) of the Town
and Country Planning Act 1990 (as amended).

2 For the avoidance of doubt.

3 To ensure the development is constructed in an appropriate
sustainable manner which takes into consideration air quality
within the Borough, and takes into consideration the National
Planning Policy Framework and policy LPD11 of the Councils
Local Plan.

4 To ensure that there is sufficient parking provision for the
development, in accordance with Policy LPD 57 of the Gedling
Local Planning Document 2018.

5 To ensure the development is constructed in an appropriate
sustainable manner which takes into consideration air quality
within the Borough and takes into consideration the National
Planning Policy Framework and policy LPD11 of the Councils
Local Plan.

6 To comply with policy LPD48.

7 To ensure that the character of the area is respected and to
comply with policy ASC10.

Notes to Applicant

The Borough Council has worked positively and proactively with the
applicant in accordance with the National Planning Policy Framework.

The applicant is advised that all planning permissions granted on or after
16th October 2015 may be subject to the Community Infrastructure Levy
(CIL). Full details of CIL are available on the Council's website at
www.gedling.gov.uk. The proposed development has been assessed
and it is the Council's view that CIL is not payable on the development
hereby approved as the gross internal area of new build is less 100
square metres

All electrical circuits/installations shall comply with the electrical
requirements of BS7671:2008 as well as conform to the IET code of
practice on Electrical Vehicle Charging Equipment installation (2015)
and The Electric Vehicles (Smart Charge Points) Regulations 2021.

Biodiversity Net Gain The effect of paragraph 13 of Schedule 7A to the

Town and Country Planning Act 1990 is that planning permission
granted for development of land in England is deemed to have been
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granted subject to the condition (biodiversity gain condition) that
development may not begin unless:(a) a Biodiversity Gain Plan has
been submitted to the planning authority, and(b) the planning authority
has approved the plan. The planning authority, for the purposes of
determining whether to approve a Biodiversity Gain Plan, if one is
required in respect of this permission would be Gedling Borough
Council. There are statutory exemptions and transitional arrangements
which mean that the biodiversity gain condition does not always apply.
These are listed below. Based on the information available this
permission is considered to be one which will not require the approval of
a biodiversity gain plan before development is begun because one or
more of the statutory exemptions or transitional arrangements in the list
below is considered to apply. The development impacts less than 25
square metres of onsite habitat that has biodiversity value greater than
zero and less than 5 metres in length of onsite linear habitat (as defined
in the statutory metric).

Statutory exemptions and transitional arrangements in respect of the
biodiversity gain condition.

1. The application for planning permission was made before 12 February
2024.

2. The planning permission relates to development to which section 73A
of the Town and Country Planning Act 1990 (planning permission for
development already carried out) applies.

3. The planning permission was granted on an application made under
section 73 of the Town and Country Planning Act 1990 and (i)the original
planning permission to which the section 73 planning permission relates*
was granted before 12 February 2024; or(i)the application for the
original planning permission* to which the section 73 planning
permission relates was made before 12 February 2024.

4. The permission which has been granted is for development which is
exempt being: 4.1 Development which is not 'major development'
(within the meaning of article 2(1) of the Town and Country Planning
(Development Management Procedure) (England) Order 2015) where:

i) the application for planning permission was made before 2 April
2024;

i) planning permission is granted which has effect before 2 April
2024; or

iii) planning permission is granted on an application made under
section 73 of the Town and Country Planning Act 1990 where the
original permission to which the section 73 permission relates* was
exempt by virtue of (i) or (ii).

4.2 Development below the de minimis threshold, meaning
development which:

)] does not impact an onsite priority habitat (a habitat specified in a
list published under section 41 of the Natural Environment and Rural
Communities Act 2006); and

i) impacts less than 25 square metres of onsite habitat that has
biodiversity value greater than zero and less than 5 metres in length of
onsite linear habitat (as defined in the statutory metric).
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4.3  Development which is subject of a householder application within
the meaning of article 2(1) of the Town and Country Planning
(Development Management Procedure) (England) Order 2015. A
"householder application" means an application for planning permission
for development for an existing dwellinghouse, or development within
the curtilage of such a dwellinghouse for any purpose incidental to the
enjoyment of the dwellinghouse which is not an application for change of
use or an application to change the number of dwellings in a building.
4.4  Development of a biodiversity gain site, meaning development
which is undertaken solely or mainly for the purpose of fulfilling, in whole
or in part, the Biodiversity Gain Planning condition which applies in
relation to another development, (no account is to be taken of any facility
for the public to access or to use the site for educational or recreational
purposes, if that access or use is permitted without the payment of a
fee).

4.5 Self and Custom Build Development, meaning development
which:

i) consists of no more than 9 dwellings;

i) is carried out on a site which has an area no larger than 0.5
hectares; and

iii) consists exclusively of dwellings which are self-build or custom
housebuilding (as defined in section 1(Al) of the Self-build and Custom
Housebuilding Act 2015).

4.6 Development forming part of, or ancillary to, the high speed railway
transport network (High Speed 2) comprising connections between all or
any of the places or parts of the transport network specified in section
1(2) of the High Speed Rail (Preparation) Act 2013.* "original planning
permission means the permission to which the section 73 planning
permission relates” means a planning permission which is the first in a
sequence of two or more planning permissions, where the second and
any subsequent planning permissions are section 73 planning
permissions.

Irreplaceable habitat. If the onsite habitat includes irreplaceable habitat
(within the meaning of the Biodiversity Gain Requirements (Irreplaceable
Habitat) Regulations 2024) there are additional requirements for the
content and approval of Biodiversity Gain Plans. The Biodiversity Gain
Plan must include, in addition to information about steps taken or to be
taken to minimise any adverse effect of the development on the habitat,
information on arrangements for compensation for any impact the
development has on the biodiversity of the irreplaceable habitat. The
planning authority can only approve a Biodiversity Gain Plan if satisfied
that the adverse effect of the development on the biodiversity of the
irreplaceable habitat is minimised and appropriate arrangements have
been made for the purpose of compensating for any impact which do not
include the use of biodiversity credits. The effect of section 73D of the
Town and Country Planning Act 1990If planning permission is granted
on an application made under section 73 of the Town and Country
Planning Act 1990 (application to develop land without compliance with
conditions previously attached) and a Biodiversity Gain Plan was
approved in relation to the previous planning permission ("the earlier
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38

Biodiversity Gain Plan") there are circumstances when the earlier
Biodiversity Gain Plan is regarded as approved for the purpose of
discharging the biodiversity gain condition subject to which the section
73 planning permission is granted. Those circumstances are that the
conditions subject to which the section 73 permission is granted: i) do
not affect the post-development value of the onsite habitat as specified
in the earlier Biodiversity Gain Plan, and ii) in the case of planning
permission for a development where all or any part of the onsite habitat
is irreplaceable habitat the conditions do not change the effect of the
development on the biodiversity of that onsite habitat (including any
arrangements made to compensate for any such effect) as specified in
the earlier Biodiversity Gain Plan.

The grant of planning permission does not override other legislation,
including the Wildlife and Countryside Act. Therefore, should protected
species be impacted during the development hereby approved, including
bats, there would be a need to cease work and receive guidance from a
suitably qualified ecologist on mitigation that may be required.

Please note that there are certain permitted development rights in
respect of installing solar panels as outlined in Section 2, part 14, Class
A of The Town and Country Planning (General Permitted Development)
(England) Order 2015 (as amended).

APPLICATION NO. 2025/0702 - NOTTINGHAMSHIRE FIRE &
RESCUE HEADQUARTERS, BESTWOOD LODGE DRIVE,
BESTWOOD

Demolish existing buildings and develop a new private residential
therapy and treatment centre, together with associated infrastructure
and landscaping. (Variation of Conditions 21, 22 and 26 of planning
permission 2024/0708 to enable alterations to ground levels under trees
T32, T33 and T34 to facilitate the required gradient for the access drive
and to remove tree T73 and Hedgerow H18 to allow the building of a
previously approved wall.)

The Principal Planning Officer advised members of the committee that it
was proposed to alter condition 22 to make the wording clearer.

The wording proposed was as follows:

“Prior to any works being carried out within the Root Protection Area of
retained trees, the Tree Protection Fencing shown within the Tree
Protection Plan (received by the Local Planning Authority 08.12.2025)
shall be implemented and retained for the duration of the works.”

She then went on to introduce the report.

RESOLVED:
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TO GRANT PLANNING PERMISSION subject to the following
conditions:

1 The development must be begun not later than 2" July 2028.

2 The development hereby permitted shall be completed in
accordance with the submitted documents:

Existing Plans, received 18th November 2024

Proposed Elevation Plans, 23rd October 2024

Proposed Floor Plans, received 3rd October 2024

Proposed Site Plan, received 3rd October 2024

Site Location Plan, received 3rd October 2024

Application Form, received 3rd October 2024

Drawing no. PBLS-BSP-ZZ-ZZ-DR-D-0001 Rev P02, received
23rd January 2025

3 The development shall be undertaken in the materials identified
on the submitted Elevation Plans and Material Details received by
the Local Planning Authority on 25th July 2025 as part of
discharge of condition application 2025/0581DOC.

4 The development shall not be occupied until a detailed scheme
for the boundary treatment of the site, including position, design
and materials, and to include all boundaries, cycle storage area
and bin storage area, has been submitted to and approved in
writing by the Local Planning Authority. The approved scheme
shall be completed before the development is first brought into
use.

5 The hard landscaping works shall be carried out in accordance
with the submitted External Works Layout Plan and Hard
Landscaping Plan, 480-L-D-111 Rev POl received by the Local
Planning Authority on 25th July 2025 as part of discharge of
condition application 2025/0581DOC.

6 Prior to completion of development the surface water drainage
scheme approved as part of discharge of condition application
reference number 2025/0581DOC shall be implemented in full.
The approved documents are;-

601186-HEX-XX-XX-D-C-9201 P01 Exceedance Plan, received
29th October 2025

601186-HEX-XX-XX-D-C-9210 P02 Drainage Details Sheet 1,
received 2nd October 2025

601186-HEX-00-XX-T-C-9210 V01 Surface Water Maintenance
and Management Plan, received 2nd October 2025
601186-HEX-XX-XX-D-C-9200 P02 Surface Water Drainage
Layout, received 2nd October 2025
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11

12

601186-HEX-XX-XX-D-C-9210 P02 Drainage Details Sheet 1,
received 2nd October 2025
Surface Water Flow V01, received 2nd October 2025

From the date of first occupation the development shall be
provided with access to electric vehicle (EV) charge point(s) in
line with Part S of the Building Regulations. A minimum of three
(3) active chargepoints and, cable routes installed to at least one-
fifth of the remaining number of parking spaces. All EV charging
points shall meet relevant safety and accessibility requirements
and be clearly marked with their purpose; which should be drawn
to the attention of site users.

No part of the development hereby permitted shall be brought into
use until the cycle parking store as indicated on the submitted site
plan, has been provided and that area shall not thereafter be
used for any purpose other than the parking of cycles.

Development shall be undertaken in accordance with the
Construction Emission Management Plan received 30"
September, approved as part of discharge of condition application
reference number 2025/0730.

Development may not be begun unless:

(a) a biodiversity gain plan has been submitted to the planning
authority; and
(b) The planning authority has approved the plan.

Development shall thereafter be carried out in accordance with
the approved biodiversity gain plan, in accordance with the
timings agreed by the biodiversity gain plan.

The Biodiversity Gain Plan shall be prepared in accordance with
the Ecological Impact Assessment, received 3rd October 2024
and the Statutory Metric Calculation Tool received by the Local
Planning Authority 3rd October 2024.

The development shall not commence untii a Habitat
Management and Monitoring Plan in respect of any on-site
biodiversity gain (the Onsite HMMP), prepared in accordance with
the approved Biodiversity Gain Plan and including:

(a) a non-technical summary;

(b) the roles and responsibilities of the people or organisation(s)
delivering the Onsite HMMP;
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(c) the planned habitat creation and enhancement works to create
or improve habitat to achieve the biodiversity net gain in
accordance with the approved Biodiversity Gain Plan;

(d) the management measures to maintain habitat in accordance
with the approved Biodiversity Gain Plan for a period of 30 years
from the completion of development; and

(e) the monitoring methodology and frequency in respect of the
created or enhanced habitat,

has been submitted to, and approved in writing by, the Local
Planning Authority.

Notice in writing shall be given to the Council when the Onsite
HMMP works have started.

Monitoring reports shall be submitted to and approved in writing
by local planning authority in accordance with the methodology
and frequency specified in the approved Onsite HMMP.

Development shall be undertaken in accordance with the
approved ground Investigation Report “Hexa Consulting,
Bestwood Lodge Drive, Ground Investigation Report, ref. 601186-
HEX-XX-XX-RP-GE-000 Rev P03”, received by the LPA 24th
September 2025 and approved as part of discharge of condition
application reference number 2025/0581DOC.

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 once the Local Planning Authority has identified the
part of the site affected by the unexpected contamination
development must be halted on that part of the site.

An assessment must be undertaken in accordance with the
requirements above, and where remediation is necessary a
remediation scheme, together with a timetable for its
implementation and verification reporting, must be submitted to
and approved in writing by the Local Planning Authority.

Development shall be undertaken in accordance with the waste
information, approved as part of discharge of condition application
reference number 2025/0730. The approved documents are;-

CC86 — Healthcare Waste Policy and Procedure, received 30"
September 2025

Site Waste Management Plan for Delamere — Bestwood Lodge,
received 30th September 2025

Waste Management Summary, received 30th September 2025
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21

Waste Management Strategy 23058-PP 0090-, received 30th
September 2025

Development shall be undertaken in accordance with the
approved badger survey information, approved as part of
discharge of condition application reference  number
2025/0581DOC. The approved documents are:

Pre-commencement badger survey

External Lighting Statement and Construction Ecological
Management Plan

Confirmation of badger licence, received by the LPA 26th
September 2026

Badger Plan, received by the LPA 25th September 2026

Development shall be undertaken in accordance with the
approved wildlife friendly lighting information, approved as part of
discharge of condition application reference  number
2025/0581DOC. The approved documents are:

Delamere Health - External Lighting Statement (P02) as updated
by applicant’s email of 2nd September 2025 stating "As discussed
the standard method of installing columns is to put a sleeve into
the ground that is 400mm diameter (dependant on size of
column) to the depth of the column root and add a concrete base
within the sleeve. The column is then placed into the sleeve and
packed into position with sand. | have attached a generic column
installation instruction, we do always recommend consulting a
structural engineers to confirm details of installation because of
the ground conditions on site"

If protected species are encountered during development then
works should halt, the scheme ecologist should be consulted and
the Local Planning Authority informed. Works should not re-
commence until any required mitigation measures to ensure no
adverse impact to that species have been submitted to the Local
Planning Authority and approved in writing. Development shall
then re-commence in accordance with the approved details.

Development shall be undertaken in accordance with the
submitted Ecology Mitigation, submitted as part of discharge of
condition application reference number 2025/0581DOC. The
documents are;-

RSE_8328 Enhancement Plan_V1R2_Optimized
RSE_8328 R1_V1_CEMP

All retained trees, and hedges must be protected in accordance
with the submitted tree survey reference RSE_8329 R1 V5 ARB
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23

24
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26

(received by the Local Planning Authority 08.12.2025) and the
approved protection shall be implemented prior to construction
commencing and retained for its duration.

Prior to any works being carried out within the Root Protection
Area of retained trees, the Tree Protection Fencing shown within
the Tree Protection Plan (received by the Local Planning
Authority 08.12.2025) shall be implemented and retained for the
duration of the works.

No development shall take place until a date for the Council's
Arboricultural Officer to inspect the installed tree protection
fencing in accordance with tree survey as part of the pre-
development preparations has been agreed in writing by the
Local Planning Authority.

Any structures built on the site should comply with current
building regulations and NHBC Chapter 4.2 - Building near Trees
(2022) 6. Foundation depths for buildings near or adjacent to
trees should consider the potential size of the trees at maturity
and their subsequent water demand. The soil types throughout
the site should be fully investigated and appropriate measures
taken. If trees are removed across the site, the potential for soil
heave should be assessed and foundations designed accordingly.

Development shall be undertaken in accordance with the
approved soft landscaping information, approved as part of
discharge of condition application reference  number
2025/0581DOC. The approved documents are:

Updated landscape proposals, received 2nd September 2025
including Delamere Maintenance Manual Rev A, 2025 05 07
Planting Schedule, 480-P-300 P03 Delamere Planting Plan Al.

Any new tree(s) that die(s), are/is removed or become(s) severely
damaged or diseased shall be replaced and any new planting
(other than trees) which dies, is removed, becomes severely
damaged or diseased within five years of planting shall be
replaced. Replacement planting shall be in accordance with the
approved details.

There shall be no excavation or raising or lowering of levels within
the prescribed root protection area of retained trees, with the
exception of trees T32, T33 and T34 (as shown on Tree
Protection Plan - Protection Plan RSE_8329 TPP Rev 6
(received by the Local Planning Authority 08.12.2025))

The levels of trees T32, T33 and T34 can be altered as per plans

entitled “Vehicle Swept Path — Fre Appliance (shown in Appendix
B of the submitted Transport Statement), Plan 601186-HEX-XX-
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31

XX-D-C-9150 P01 “Earthworks Analysis and Plan 601186-HEX-
XX-XX-D-C-9100 POL “Proposed Levels Layout”.

Trees T32, T33 and T34 shall be subject to annual inspections for
a period of 5 years from the commencement of works. Each
inspection shall be carried out by a suitably qualified arboricultural
professional holding a Professional Tree Inspection (PTI)
certificate, and a written report shall be submitted to the Local
Planning Authority (LPA) following each inspection. If any of the
trees die, become severely damaged, or require removal during
this period, replacement tree planting shall be undertaken in
accordance with a scheme to be submitted to and approved in
writing by the LPA.”

Development shall not commence (other than demolition and
remediation) until precise details of the following have been
submitted to and approved in writing by the Local Planning
Authority:

Samples and details of the finish of all lighting
Parking delineation

Details of the cycle store

Details of the external pavilion

Location and details of any plant required

Development shall thereafter be carried out in accordance with
the approved details.

Development shall be undertaken in accordance with the
approved Travel Plan, approved as part of discharge of condition
application reference number 2025/0581DOC. The approved
documents are;-

PBLS-BSP-ZZ-XX-RP-D-0001-TP2_Travel_Plan, received by the
LPA 19th August 2025

The proposed development hereby permitted shall not be brought
into use until the highway works as shown on drawing number
PBLS-BSP-ZZ-ZZ-DR-D-0001 Rev P02, received by the Local
Planning Authority, 23rd January 2025, have been completed.

Development shall be undertaken in accordance with the
approved Site Levels Plan, received 25" July 2025, approved as
part of discharge of condition application reference number
2025/0581DOC.

Development shall be undertaken in accordance with the
approved Construction Ecological Management Plan details
approved as part of discharge of condition application reference
number 2025/0581DOC. The approved documents are;-
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32

33

RSE_8328 Enhancement Plan_V1R2_Optimized
RSE_8328 R1_V1_CEMP

Development shall be undertaken in accordance with the
approved drainage systems for the infiltration of surface water to
the ground as approved as part of discharge of condition
application reference number 2025/0581DOC. The approved
documents are;-

601186-HEX-XX-XX-D-C-9201 P01 Exceedance Plan, received
29th October 2025

601186-HEX-XX-XX-D-C-9210 P02 Drainage Details Sheet 1,
received 2nd October 2025

601186-HEX-00-XX-T-C-9210 V01 Surface Water Maintenance
and Management Plan, received 2nd October 2025
601186-HEX-XX-XX-D-C-9200 P02 Surface Water Drainage
Layout, received 2nd October 2025
601186-HEX-XX-XX-D-C-9210 P02 Drainage Details Sheet 1,
received 2nd October 2025

Surface Water Flow V01, received 2nd October 2025

No piling or any other foundation designs using penetrative
methods shall be carried out unless precise details 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. A site-specific piling risk assessment
must be provided for review and approval by Local Planning
Authority prior to commencing piling activities on the site.

Reasons

In order to comply with Section 51 of the Planning and
Compulsory Purchase Act 2004.

For the avoidance of doubt.

In the interests of visual amenity and heritage.

In the interests of visual amenity and heritage.

In the interests of visual amenity and heritage.

A detailed surface water management plan is required to ensure
that the development is in accordance with NPPF and local
planning policies. It should be ensured that all major

developments have sufficient surface water management, are not
at increased risk of flooding and do not increase flood risk off-site.
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To ensure the development is constructed in an appropriate
sustainable manner which takes into consideration air quality
within the Borough and takes into consideration the National
Planning Policy Framework and policy LPD11 of the Councils
Local Plan.

To ensure that adequate cycle provision has been provided.

To ensure the development is constructed in an appropriate
sustainable manner which takes into consideration air quality with
in the Borough, and takes into consideration the National
Planning Policy Framework and policy LPD11 of the Councils
Local Plan.

To ensure that 10% BNG is achieved at the site in accordance
with Schedule 7A of the Town and Country Planning Act 1990 (as
amended).

To ensure that 10% BNG is achieved at the site in accordance
with Schedule 7A of the Town and Country Planning Act 1990 (as
amended).

To ensure that 10% BNG is achieved at the site in accordance
with Schedule 7A of the Town and Country Planning Act 1990 (as
amended).

To ensure that 10% BNG is achieved at the site in accordance
with Schedule 7A of the Town and Country Planning Act 1990 (as
amended).

To ensure that 10% BNG is achieved at the site in accordance
with Schedule 7A of the Town and Country Planning Act 1990 (as
amended).

To ensure the development is safe and suitable for use, thereby
taking into consideration the National Planning Policy Framework
and Policy LPD7 of the Councils Local Plan.

To minimise the creation of waste.

In the interests of biodiversity and in order to comply with Policies
ACS17 LPD18.

In the interests of biodiversity and in order to comply with Policies
ACS17 LPD18.

In the interests of biodiversity and in order to comply with Policies
ACS17 LPD18.
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20

21

22

23

24

25

26

27

28

29

30

31

32

33

In the interests of biodiversity and in order to comply with Policies
ACS17 LPD18.

In the interests of visual amenity and biodiversity.
In the interests of visual amenity and biodiversity.
In the interests of visual amenity and biodiversity.
In the interests of visual amenity and biodiversity.
In the interests of visual amenity and biodiversity.
In the interests of visual amenity and biodiversity.
In the interests of visual amenity and heritage.
To promote sustainable travel.

To promote sustainable travel, in the general interest of highway
safety.

In the interests of visual amenity and in order to preserve the
openness of the Green Belt.

In the interests of biodiversity and in order to comply with Policies
ACS17 LPD18.

To ensure that the development does not contribute to and is not
put at unacceptable risk from or adversely affected by,
unacceptable levels of water pollution caused by mobilised
contaminants. This is in line with paragraph 180 of the NPPF.

To ensure that any proposed penetrative foundation solutions do
not harm groundwater resources.

Notes to Applicant

The applicant is advised that all planning permissions granted on
or after 16th October 2015 may be subject to the Community
Infrastructure Levy (CIL). Full details of CIL are available on the
Council's website.

The proposed development has been assessed and it is the
Council's view that CIL is not payable on the development hereby
approved as the development type proposed is zero rated in this
location.

Any new signage may require advertisement consent.
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The Borough Council has worked positively and proactively with
the applicant in accordance with paragraph 39 of the National
Planning Policy Framework (2024). Negotiations have taken
place during the determination of the application to address
adverse impacts identified by officers. Amendments have
subsequently been made to the proposal, addressing the
identified adverse impacts, thereby resulting in a more acceptable
scheme and a favourable recommendation

With regards to condition 10, the biodiversity gain plan must
include:

(a) information about the steps taken or to be taken to minimise
the adverse effect of the development on the biodiversity of the
onsite habitat and any other habitat;

(b) the pre-development biodiversity value of the onsite habitat;
(c) the post-development biodiversity value of the onsite habitat;
(d) any registered offsite biodiversity gain allocated to the
development and the biodiversity and the biodiversity value of
that gain in relation to the development;

(e) any biodiversity credits purchased for the development; and

() any such other matters as the Secretary of State may by
regulations specify.

(g) timings for implementation

With regards to condition 7, all electrical circuits/installations shall
comply with the electrical requirements of BS7671:2008 as well
as conform to the IET code of practice on Electrical Vehicle
Charging Equipment installation (2015) and The Electric Vehicles
(Smart Charge Points) Regulations 2021

A claim for a bridleway has been made along the track that the
applicant proposes to use for access. The applicant is strongly
advised to contact countryside.access@nottscc.gov.uk for further
information regarding the status of the claim and the impact that
this may have on the proposal. If the claim for a bridleway is
successful, this will need to be accommodated within the
development.

It is recommended that the Secured by Design standard is
adopted as part of this property redevelopment. Nottinghamshire
Police Designing Out Crime Officers will be available to provide
ongoing guidance to the developer in the adoption of the SBD
standards, Further information can be found at;-

https://www.securedbydesign.com/images/ COMMERCIAL GUID
E 2023 v4.pdf

The developer is encouraged to consider site security during
construction and review the relevant guide;-
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https://www.securedbydesign.com/images/CONSTRUCTION SIT
E SECURITY GUIDE A4 8pp.pdf

The proposed development lies within an area that has been
defined by the Mining Remediation Authority as containing coal
mining features at surface or shallow depth. These features may
include: mine entries (shafts and adits); shallow coal workings;
geological features (fissures and break lines); mine gas and
former surface mining sites. Although such features are seldom
readily visible, they can often be present and problems can occur,
particularly as a result of new development taking place.

Any form of development over or within the influencing distance of
a mine entry can be dangerous and raises significant land stability
and public safety risks. As a general precautionary principle, the
Mining Remediation Authority considers that the building over or
within the influencing distance of a mine entry should be avoided.
In exceptional circumstance where this is unavoidable, expert
advice must be sought to ensure a suitable engineering design
which takes account of all relevant safety and environmental risk
factors, including mine gas and mine-water. Your attention is
drawn to the Mining Remediation Authority Policy in relation to
new development and mine entries available at:

https://www.gov.uk/government/publications/building-on-or-within-
the-influencing-distance-of-mine-entries

Any intrusive activities which disturb or enter any coal seams,
coal mine workings or coal mine entries (shafts and adits)
requires a Mining Remediation Authority Permit. Such activities
could include site investigation boreholes, excavations for
foundations, piling activities, other ground works and any
subsequent treatment of coal mine workings and coal mine
entries for ground stability purposes. Application forms for Mining
Remediation Authority permission and further guidance can be
obtained from The Mining Remediation Authority's website at:
www.gov.uk/get-a-permit-to-deal-with-a-coal-mine-on-your-
property

What is a permit and how to get one? - GOV.UK (www.goV.uk)

In areas where shallow coal seams are present caution should be
taken when carrying out any on site burning or heat focused
activities.

If any future development has the potential to encounter coal
seams which require excavating, for example excavation of
building foundations, service trenches, development platforms,
earthworks, non-coal mineral operations, an Incidental Coal
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Agreement will be required. Further information regarding
Incidental Coal Agreements can be found here —

https://www.gov.uk/government/publications/incidental-coal-
agreement/guidance-notes-for-applicants-for-incidental-coal-

agreements

If any coal mining features are unexpectedly encountered during
development, this should be reported immediately to the Mining
Remediation Authority on 0800 288 4242. Further information is
available on the Mining Remediation Authority website at: Mining
Remediation Authority - GOV.UK

There may be a gas pipeline close to the site. The applicant is
advised to contact Cadent Gas for further information.

With regards to condition 33, if Piling is proposed, a site-specific
Piling Risk Assessment must be submitted to LPA / EA prior to
commencing piling on the site and it must be written in
accordance with EA guidance document "Piling and Penetrative
Ground Improvement Methods on Land Affected by
Contamination: Guidance on Pollution Prevention. National
Groundwater & Contaminated Land Centre report NC/99/73.

With regards to condition 32, It is anticipated that areas of the site
will contain infilled materials, and it would not be appropriate for
infiltration drainage (such as soakaways) to discharge into infilled
materials, waste, or made ground.

Waste on site

Excavated materials that are recovered via a treatment operation
can be re-used on-site under the CL:AIRE Definition of Waste:
Development Industry Code of Practice. This voluntary Code of
Practice provides a framework for determining whether or not
excavated material arising from site during remediation and/or
land development works are waste.

Developers should ensure that all contaminated materials are
adequately characterised both chemically and physically, and that
the permitting status of any proposed on site operations are clear.
If in doubt, the Environment Agency should be contacted for
advice at an early stage to avoid any delays.

The Environment Agency recommends that developers should
refer to our:

-Position statement on the Definition of Waste: Development
Industry Code of Practice and;

- website at
https://www.gov.uk/government/organisations/environment-
agency for further guidance.
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Waste to be taken off site

Contaminated soil that is, or must be disposed of, is waste.
Therefore, its handling, transport, treatment and disposal is
subject to waste management legislation, which includes:

o Duty of Care Regulations 1991

0 Hazardous Waste (England and Wales) Regulations 2005

o Environmental Permitting (England and Wales) Regulations
2010

o The Waste (England and Wales) Regulations 2011

Developers should ensure that all contaminated materials are
adequately characterised both chemically and physically in line
with British Standards BS EN 14899:2005 'Characterisation of
Waste - Sampling of Waste Materials - Framework for the
Preparation and Application of a Sampling Plan' and that the
permitting status of any proposed treatment or disposal activity is
clear. If in doubt, the Environment Agency should be contacted
for advice at an early stage to avoid any delays.

If the total quantity of waste material to be produced at or taken
off site is hazardous waste and is 500kg or greater in any 12
month period the developer will need to register with the EA as a
hazardous waste producer.Refer to the website at
https://www.gov.uk/government/organisations/environment-
agency for more

With regards to the discharge of conditions 10 (BNG Gains Plan)
and 12 (BNG Habitat Management and Monitoring Plan), please
be aware that a Section 106 Legal Agreement may be required in
order to secure the required details and monitoring fee, as part of
the discharge if condition application.

With regards to condition 10, the biodiversity gain plan must
include:

€) information about the steps taken or to be taken to
minimise the adverse effect of the development on the
biodiversity of the onsite habitat and any other habitat;

(b) the pre-development biodiversity value of the onsite
habitat;
(©) the post-development biodiversity value of the onsite
habitat;
(d) any registered offsite biodiversity gain allocated to the

development and the biodiversity and the biodiversity value of
that gain in relation to the development;

(e) any biodiversity credits purchased for the development;

)] any such other matters as the Secretary of State may by
regulations specify; and

(g) timings for implementation.
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39

40

41

42

43

44

APPEAL SUMMARY REF: APP/N3020/W/25/3363548 - 8 TUDOR
CLOSE, COLWICK

Erection of pair of semi-detached properties.

RESOLVED:

To note the information.

FIVE YEAR HOUSING LAND SUPPLY ASSESSMENT 2025

The Assistant Director of Development introduced a report, which had
been circulated in advance of the meeting, asking members to note the
latest five-year housing land supply assessment.

RESOLVED:

To note the Gedling Borough Five Year Housing Land Supply
Assessment 2025, attached as Appendix A.

AUTHORITY MONITORING REPORT APRIL 2024 — MARCH 2025

The Assistant Director of Development introduced a report, which had
been circulated in advance of the meeting, asking members to note the
Gedling Borough Council Authority Monitoring Report April 2024 —
March 2025.

RESOLVED:

To note the Gedling Borough Council Authority Monitoring Report April
2024 - March 2025 attached as Appendix A.

FUTURE PLANNING APPLICATIONS

RESOLVED:

To note the information.

PLANNING DELEGATION PANEL ACTION SHEETS
RESOLVED:

To note the information.

ANY OTHER ITEMS WHICH THE CHAIR CONSIDERS URGENT.

None.
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The meeting finished at 6.45 pm

Signed by Chair:
Date:
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Agenda Annex

PLANNING COMMITTEE PROTOCOL

Introduction

. This protocol is intended to ensure that planning decisions made at the Planning
Committee meeting are reached, and are seen to be reached, in a fair, open and
impartial manner, and that only relevant planning matters are taken into account.

. Planning Committee is empowered by the Borough Council, as the democratically
accountable decision maker, to determine planning applications in accordance with its
constitution. In making legally binding decisions therefore, it is important that the
committee meeting is run in an ordered way, with Councillors, officers and members of
the public understanding their role within the process.

If a Councillor has any doubts about the application of this Protocol to their own
circumstances they should seek advice from the Council Solicitor and Monitoring
Officer as soon as possible and preferably well before any meeting takes place at
which they think the issue might arise.

. This protocol should be read in conjunction with the Council;s Member’'s Code of
Conduct, Code of Practice for Councillors in dealing with Planning Applications,
briefing note on predetermination and the Council’s Constitution.

Disclosable Pecuniary and Non- Pecuniary Interests

. The guidance relating to this is covered in the Council’s Member’s Code of Conduct
and Code of Practice for Councillors in dealing with Planning Applications.

If a Councillor requires advice about whether they need to declare an interest, they
should seek advice from the Council Solicitor and Monitoring Officer as soon as
possible and preferably well before any meeting takes place at which they think the
issue might arise.

Pre-determination and Predisposition

. Councillors will often form an initial view (a predisposition) about a planning
application early on in its passage through the system whether or not they have been
lobbied. Under Section 25(2) of the Localism Act 2011 a Councillor is not to be taken
to have had, or to have appeared to have had, a closed mind when making a decision
just because the decision-maker had previously done anything that directly or
indirectly indicated what view the decision-maker took, or would or might take in
relation to a matter, and, the matter was relevant to the decision.

. This provision recognises the role of Councillors in matters of local interest and
debate, but Councillors who are members of the Planning Committee taking part in a
decision on a planning matter should not make up their minds how to vote prior to
consideration of the matter by the Planning Committee and therefore should not
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comment or make any commitment in advance as to how they intend to vote which
might indicate that they have a closed mind (predetermination).

9. If a Councillor has made up their mind prior to the meeting, or have made public
comments which indicate that they might have done, and is not able to reconsider
their previously held view, then they will not be able to participate on the matter. The
Councillor should declare that they do not intend to vote because they have (or could
reasonably be perceived as having) judged the matter elsewhere. The Councillor will
be then not be entitled to speak on the matter at the Planning Committee, unless they
register to do so as part of the public speaking provision. For advice on pre-
determination and predisposition, Councillors should refer to the Code of Practice for
Councillors in dealing with Planning Applications in the Council’s Constitution, and
seek the advice of the Council Solicitor and Monitoring Officer.

Lobbying

10.The guidance relating to this is covered in the Code for dealing with Planning
Applications.

11.1f a Councillor requires advice about being lobbied, they should seek advice from the
Council Solicitor and Monitoring Officer as soon as possible and preferably well before
any meeting takes place at which they think the issue might arise.

Roles at Planning Committee

12.The role of Councillors at committee is not to represent the views of their constituents,
but to consider planning applications in the interests of the whole Borough. When
voting on applications, Councillors may therefore decide to vote against the views
expressed by their constituents. Councillors may also request that their votes are
recorded.

13.The role of Officers at Planning Committee is to advise the Councillors on professional
matters, and to assist in the smooth running of the meeting. There will normally be a
senior Planning Officer, plus a supporting Planning Officer, a senior Legal Officer and
a Member Services Officer in attendance, who will provide advice on matters within
their own professional expertise.

14.1f they have questions about a development proposal, Councillors are encouraged to
contact the case Officer in advance. The Officer will then provide advice and answer
any questions about the report and the proposal, which will result in more efficient use
of the Committees time and more transparent decision making.

Speaking at Planning Committee
15.Planning Committee meetings are in public and members of the public are welcome to
attend and observe; however, they are not allowed to address the meeting unless they

have an interest in a planning application and follow the correct procedure.

16.Speaking at Planning Committee is restricted to applicants for planning permission,
residents and residents’ associations who have made written comments to the Council
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about the application and these have been received before the committee report is
published. Professional agents representing either applicants or residents are not
allowed to speak on their behalf. Anyone intending to speak at Committee must
register to do so in writing, providing name and contact details, by 5pm three working
days before the Committee meeting. As most Committee meetings are currently held
on Wednesdays, this is usually 5pm on the Friday before. A maximum of 3 minutes
per speaker is allowed, unless extended at the Chair of the Committee’s discretion, so
where more than one person wishes to address the meeting, all parties with a
common interest should normally agree who should represent them or split the three
minutes between them. No additional material or photographs will be allowed to be
presented to the committee, and Councillors are not allowed to ask questions of
speakers.

17.0ther than as detailed above, no person is permitted to address the Planning
Committee and interruptions to the proceedings will not be tolerated. Should the
meeting be interrupted, the Chair of the Committee will bring the meeting to order. In
exceptional circumstances the Chair of the Committee can suspend the meeting, or
clear the chamber and continue behind closed doors, or adjourn the meeting to a
future date.

18.Where members of the public wish to leave the chamber before the end of the
meeting, they should do so in an orderly and respectful manner, refraining from talking
until they have passed through the chamber doors, as talking within the foyer can
disrupt the meeting.

Determination of planning applications

19.Councillors will then debate the motion and may ask for clarification from officers.
However, if there are issues which require factual clarification, normally these should
be directed to the case Officer before the Committee meeting, not at the meeting itself.
After Councillors have debated the application, a vote will be taken.

20.Whilst Officers will provide advice and a recommendation on every application and
matter considered, it is the responsibility of Councillors, acting in the interests of the
whole Borough, to decide what weight to attach to the advice given and to the
considerations of each individual application. In this way, Councillors may decide to
apply different weight to certain issues and reach a decision contrary to Officer advice.
In this instance, if the Officer recommendation has been moved and seconded but
fails to be supported, or if the recommendation is not moved or seconded, then this
does not mean that the decision contrary to Officer advice has been approved; this
needs to be a separate motion to move and must be voted on. If, in moving such a
motion Councillors require advice about the details of the motion, the meeting can be
adjourned for a short time to allow members and Officers to draft the motion, which
will include reasons for the decision which are relevant to the planning considerations
on the application, and which are capable of being supported and substantiated
should an appeal be lodged. Councillors may move that the vote be recorded and, in
the event of a refusal of planning permission, record the names of Councillors who
would be willing to appear if the refusal was the subject of an appeal.
Oct 2015
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Agenda Item 4.

Gedling

Borough Council
Planning Report for 2024/0095
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Gedlin

Borough Council -2

Report to Planning Committee

Application Number: 2024/0095

Location: Land East of Westhouse Farm, Moor Road, Bestwood,

Nottinghamshire

Proposal: Construction of 93 houses, associated infrastructure,

and external works

Applicant: Langridge Homes Ltd
Agent: Halsall Lloyd Partnership
Case Officer: Nigel Bryan

In accordance with the Gedling Borough Council Constitution, this application
is required to be determined by Planning Committee as it is an application
proposing ten or more residential dwellings.

1.0

11

1.2

1.3

2.0

2.1

Site Description

The application site comprises a parcel of agricultural land to the eastern side
of Moor Road. There is a relatively significant change of levels through the
application site, with the land dropping away as head you head through the
site in an easterly direction. The application site is currently vacant of any
features of note, save for some mature trees in the south-east corner, which
are subject of a preservation order.

It is currently bound by open countryside to the north and east, with hedging
marking these field boundaries, with some mature trees in the hedge line. To
the western boundary is Hawthorne Primary and Nursery School and a
number of dwellings recently constructed as part of the wider allocated site.
The southern boundary is bound by a footpath with a number of residential
properties beyond, accessed off Leen Close, Yeoman Avenue and Keepers
Close

This site forms part of the Residential Allocation H12, within the Gedling
Borough Local Plan, part of which has already been built out.

Relevant Planning History

There is no direct planning history for the site; however, the application site
forms part of allocation H12. On the wider site permission was granted for the
erection of some 101 dwellings; the outline permission under reference
2014/0238 and reserved matters approval under refence 2018/0823. There
have been other subsequent applications for plot substitutions, discharge of
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3.0

3.1

3.2

3.3

3.4

3.5

4.0

4.1

4.2

4.3

conditions and non-material amendments. However, the key applications for
development of the adjacent site are 2014/0238 and 2018/0823.

Proposed Development

Full planning permission is sought for the erection of 93 dwellings (65 no.
open market and 28 no. affordable dwellings (20 social rent and 8 shared
ownership)), along with the provision of public open space, private gardens,
sustainable drainage, roads, car parking and landscaping.

The scheme would provide a wide range of house types from 1 to 5 bedroom,
the majority of which would be two-storey, along with two bungalows. The
majority of properties would be detached or semi-detached, along with a
terrace of three two-bed properties. The proposal of 93 no. dwellings, over a
Gross Site Area of 4.92 hectares produces a density of 19 dwellings per
hectare.

There would two main areas of open space, one in the southeast corner of the
site, which would include play equipment and trees subject of a preservation
order. The second main area of public open space would be to the site
entrance, adjacent to the first phase of development, summarised in section
2.0 of this report. A small area of public open space, to accommodate a tree
subject of a preservation order, is also proposed between plots 13 and 14 on
the northern boundary of the site.

Vehicular access to the site would be from Moor Lane and pass through
phase 1 of the development. It would also allow a secondary access to
Hawthorne Primary and Nursery School. The vast majority of properties
would be accessed from adopted highway, with a small number accessed
from a private drive. A pedestrian link is also provided to the footway on the
southern edge of the site.

Each dwelling would be provided with off-street parking, some with garages.
The public open space would be overlooked by the proposed dwellings.

Consultations

GBC Arboricultural Officer — There are a number of trees subject of a
preservation order on site. The layout does appear to largely respect them,
although a root protection area plan should be provided, and other information
supplied to fully accord with the BS5837. Greater planting of trees in the
public realm should also be identified.

NCC Archaeology — have requested the submission of further exploratory
works given the potential for the developments impact on possible features of
interest. This should be secured before development commences and, whilst
preferable in advance of permission being granted, it can be secured via
condition

GBC Development and Parks and Open Spaces (POS) — Note that the Public
Open space would be policy complaint in terms of being 10% of the overall
site area. Given the number of dwellings to be erected a LEAP and Informal
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4.4

4.5

4.6

4.7

4.8

4.9

4.10

411

4.12

play area e.g. a Multiuse-games area, should be provided on site. A LEAP
has been provided, although it is one piece of equipment short so final details
showing the additional piece of equipment will need to be approved through
the open space scheme. A maintenance contribution of £31,400.00 is sought
for maintenance of the LEAP. As no informal play area is to be provided a
capital sum of £261,607.20 and maintenance contribution of 119,320.00, or
£380,297.20 in total is sought to mitigate the shortfall.

GBC Strateqgic Housing — note that the site should provide 30% affordable
dwellings, split 70% social rent and 30% shared ownership. This has been
identified and the affordable housing mix is acceptable.

GBC Scientific Officer — previous applications on the wider allocated site have
assessed the current application site in respect of contamination. As a result,
no conditions are necessary in this regard. Requests that conditions be
added in respect of electric vehicle charging points be secured for occupiers
and that a Construction Emission Management Plan (CEMP) be approved to
minimise possible disturbance through dust and other pollution that the
development may temporarily generate.

GBC Waste and Recycling Team — No comments received.

NCC Highways Officer — following receipt of additional information in respect
of tracking for refused vehicles, they raise no objection to the application,
subject to the imposition of conditions in respect of parking and access to
individual plots.

NCC Rights of Way (ROW) — No observations made.

NCC Planning Policy — Given the number of dwellings, contributions sought
by the County Council to make the development acceptable in planning terms
are outlined below:

£7,500 toward Travel Plan monitoring;

£41,400 toward bus stop improvements;

£365,080 toward primary education (to be spent on expanding Hawthorne
Primary School);

£412,770 toward secondary education;

£3,278 toward libraries

Lead Local Flood Authority (LLFA) — Raise no objection to the application,
subject to the imposition of a condition, with the indicative drainage strategy
considered to be acceptable.

The Environment Agency — No objection. The development falls within flood
zone 1 and therefore there are no fluvial flood risk concerns associated with
the site. There are no other environmental constraints associated with the
application site which fall within the remit of the Environment Agency.

NHS Nottingham and Nottinghamshire — Given the number of dwellings
proposed, the proposal would not require a new build facility; however, to

ensure adequate capacity is provided for new residents a contribution of
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4.13

414

4.15

4.16

£50,394.37 towards Primary and Community Care Services is sought. This
would be spent at either Rise Park Surgery, St Alban’s Medical Centre or
Oakenhall Medical Practice.

Nottinghamshire Police — No objection. Provide advice regarding designing
out crime.

Severn Trent Water — No comments received.

Bestwood Village Parish Council — wish to raise a number of areas that
should be addressed. Most notably, the school access as it currently stands
is unacceptable and unsafe. The priority should be to ensure that a new
access from the proposed development is secured as soon as possible.
Other points of note include; there is a shortage of frontline health services
within the village; highway safety may be compromised and the speed bumps
are inadequate to deter speeding vehicles; is the affordable housing mix
appropriate for the young and elderly?; more bungalows should be provided;
flooding in the village should be not exacerbated by the development and
there are not enough community facilities with the village or on this
development.

Neighbours — Two public consultations have been undertaken on the
application. As a result of consultation undertaken 8 letters of objection have
been received, along with one letter of support.

A summary of the objections received are outlined below:-

A number of the plots would have a detrimental impact on the amenity of
existing residents, in particular plots 60, 61 and 62, which will overlook and
overbear;

Inadequate feedback has been provided to residents given the length of time
it has taken to determine the application;

Bestwood is a village and its continued expansion will turn it into a small town
The Green Belt should be protected;

Hedgerows around the site should be protected, they are home to a wide
range of wildlife;

Bestwood does not have access to enough services to support the growth in
population, it has one shop but no public house, restaurant or health facilities;
The housing mix is too targeted toward families and the developers return, it
should also cater for the elderly e.g. bungalows, and young people;

Houses on phase 1 are not selling; is there a demand for more properties?
Highways in the local area will be more congested with each property likely to
have 1 or 2 cars;

Highway safety will be compromised;

Ecology will be compromised and there are a wide range of birds that are
found on the site, including owls;

The application would result in a breach of Article 8 of the Human Rights Act;
The application should not result in increased flooding, which can cut the
village off if the main road is flooded; and

Access for the school needs to be provided as a priority.
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6.2

6.3

The one letter of support indicates that there is a need to have a new access
to Hawthorne Primary and Nursery School and, on that proviso, the
application should be granted.

Relevant Planning Policies

Section 38(6) of the Town and Country Planning Act dictates that
development proposals must be determined in accordance with the
development plan, unless other material considerations indicate otherwise.
The following policies are relevant to the application:

At the national level the National Planning Policy Framework (2024 is
relevant. At the heart of the NPPF is a presumption in favour of sustainable
development. The NPPF sees good design as a key element of sustainable
development. The NPPF seeks to ensure a high standard of amenity for
existing and future users of land and buildings.

National Planning Policy Framework:

Part 2 — Achieving sustainable development

Part 4 — Decision making

Part 5 — Delivering a sufficient supply of homes

Part 8 — Promoting healthy and safe communities

Part 9 — Promoting sustainable transport

Part 11 — Making effective use of land

Part 12 — Achieving well-designed and beautiful places

Part 14 — Meeting the challenge of climate change, flooding and costal
change

Part 15 — Conserving and enhancing the natural environment

Gedling Borough Council Aligned Core Strategy 2014

Policy A - Presumption in Favour of Sustainable Development — a positive
approach will be taken when considering development proposals.

Policy 1 - Climate Change — all development will be expected to mitigate
against and adapt to climate change including with respect to flood risk.

Policy 2 — The Spatial Strategy — Sets out a hierarchical approach of urban
concentration and regeneration, that supports the principle of residential
development in the main built up area of Nottingham.

Policy 8 — Housing Size, Mix and Choice sets out the objectives for delivering
new housing.

Policy 10 — Design and Enhancing Local Identity states that development will
be assessed in terms of its “structure, texture and grain including street
patterns, plot sizes, orientation and positioning of buildings and the layout of
space”.
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6.4

Policy 14 — Managing Travel Demand - The need to travel, especially by
private car, will be reduced by securing new developments of appropriate
scale in the most accessible locations.

Policy 16 — Green Infrastructure, Parks and Open Spaces — Green
Infrastructure should be designed and managed as a multifunctional resource
capable of delivering a wide range of environmental and quality of life benefits
for local communities.

Policy 17 — Biodiversity — New development should provide new biodiversity
features, and improve existing biodiversity features wherever appropriate.

Policy 18 — Infrastructure — New development must be supported by the
required infrastructure, and contributions will be sought from development
proposals.

Policy 19 — Developer Contributions sets out that new developments will be
required to meet the reasonable cost of new infrastructure required as a
consequence of the proposal.

The Local Planning Authority adopted the Local Planning Document (LPD) on
the 18" July 2018. The relevant policies in the determination of this
application are as follows:

LPD4 — Surface Water Management states “all development proposals
should, wherever possible, include measures to pro-actively manage surface
water including the use of appropriate surface treatments and Sustainable
Drainage Systems in order to minimise the risk of flooding on the
development site without increasing flood risk elsewhere.

LPD11 — Air Quality states “Planning permission will not be granted for
development proposals that have the potential to adversely impact on air
guality, unless measures to mitigate or offset their emissions and impacts
have been incorporated.”

LPD18 — Protecting and Enhancing Biodiversity — Development proposals will
be expected to take opportunities to incorporate biodiversity in and around
development, wherever possible.

LPD 21 - Provision of New Open Space - Planning permission will be granted
for residential development on sites of 0.4ha and above where it provides a
minimum of 10% open space.

LPD 32 - Amenity states “Planning permission will be granted for development
proposals that do not have a significant adverse impact on the amenity of
nearby residents or occupiers, taking into account potential mitigation
measures”.

LPD 33 — Residential Density sets out that proposals for residential

development will not be granted unless they are above a residential density of
30 dwellings per hectare.
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6.5

LPD 35 — Safe, accessible and Inclusive Development provides detail on how
development can create attractive, safe, inclusive and healthy environments

Policy LPD 36 - Affordable Housing - Planning permission will be granted for
new residential development on sites of 15 dwellings or more subject to the
provision of affordable housing. The following percentage targets will be
sought in the sub-market ... Arnold / Mapperley 30%.

LPD 37 — Housing Type, Size and Tenure states “Planning permission will be
granted for residential development that provides for an appropriate mix of
housing, subject to housing need and demographic context within the local
area.”

LPD 48 — Local Labour Agreements - The Borough Council will seek to
negotiate planning agreements to secure local labour agreements for
developments of 10 or more dwellings, on 0.5 hectares of land or
development that will create more than 15 jobs.

LPD 57 Parking Standards sets out the requirements for parking.

LPD 61 — Highway Safety states “Planning permission will be granted for
development proposals which do not have a detrimental effect on highway
safety, patterns of movement and the access needs of all people.”

LPD 65 Housing Allocations — Bestwood Village - The site forms part of a
larger housing allocation H12 for Westhouse Farm.

Low Carbon Planning Guidance for Gedling Borough (May 2021)

Parking Provision for Residential and Non Residential Developments SPD
(2022)

Open Space Provision for New Housing Development SPG (2001).
Affordable Housing Supplementary Planning Document (December 2009)
The Design Code Framework

Assessment of Planning Considerations

Principle of Development

The application site is allocated for residential development as the site forms
the southern part of the housing allocation H12, Westhouse Farm allocated
for up to 210 dwellings under Policy LPD 65 of the Local Plan. The first phase
of development, largely built out, was for the erection of 101 dwellings. Given
the proposed application is for 93 dwellings, the site would return 194
properties, below the 210 identified in policy LPD65; however, the policy
recognises that a higher or lower number may be acceptable, depending on
the suitability of the scheme.
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7.2

7.3

8.2

8.3

8.4

8.5

Having regard to the above, the principle of development on this site is
established through the strategic allocation in the adopted Local Plan under
LPDG65.

Whilst the principle of development is supported there would also be a need
to consider a wide range of other planning matters including whether or not
the character of the area is respected, residential amenity, highway
considerations, flooding matters, drainage, ecology, and more, which are all
considered below.

Design / Impact on Visual Amenity and Character of the Area

The proposed scheme would provide public open space provision over and
above that required by policy, with a large space near to the access to
Hawthorne Primary and Nursery School, as well as modest space between
plots 13 and 14, to ensure protection of a tree subject of a preservation order,
as well as third parcel of land in the southeast corner of the site, which would
have play equipment on it and also has a number of trees subject of
preservation order.

There would be a wide range of house types and sizes, including 1, 2, 3, 4
and 5 bedroomed dwellings, the majority of which would be two-storey, as
well as 2 bungalows. The housing mix would 6 1-bedroomed properties, 15
2-bedroomed properties, 15 3-bedroomed properties, 30 4-bed properties and
27 5-bedroomed properties. The majority of properties would be detached or
semi’s, although there would also be a terrace of 3-properties, which would be
social rent. As a result, the housing mix is considered to be appropriate, with
the majority targeted toward families; however, there would also be
opportunities for younger and older people to purchase dwellings. The
affordable housing mix would also be appropriate, providing the requisite
number of properties, 20 social rent (4x1-bed; 14x2-bed and 2x3-bed) and 8
shared ownership (8x3-bed). Given the site area is 4.92 and 93 dwellings are
proposed across the site, which results in a density of 19 dwelling per hectare.
This is lower than the 25 dwelling per hectare threshold identified in policy
LPD33; however, the design and layout is considered to respect the character
of the area. The site also incorporates 3 areas of public open space.
Therefore, a lower density of development is considered to be justified in this
instance.

There are a number of similar housetypes to that approved under phase 1,
which would ensure continuity with the earlier phase. Materials would be a
mixture of red brick under red and grey tiled roofs with a smaller number of
plots including white render, to add interest and assist in legibility.

Hedging around the edge of the site will be retained and additional hedgerow
planted to supplement the existing. This will have ecological benefits and
ensure that the green aspect to the edge of the site is retained.

To conclude this section, it is considered that the overall design and layout of

the proposal complies with the relevant planning policies set out in Section 6
of this report. In particular, it complies with the objectives of the National
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9.2

9.3

9.4

9.5

9.6

9.7

Planning Policy Framework and the Aligned Core Strategy Policies 8 and 10
and Policies LPD 35 and 37.

Impact on Residential Amenity

Given the shape of the site, a large number of properties have views across
open countryside, public open space or toward the school. Internally, some
properties are back to back and nearly all have garden depths of 10m, which
would ensure that any overlooking and overbearing impacts would be
acceptable. The majority of properties have their own gable adjacent to their
neighbour, save for those that turn around a corner. In those instances, the
rear elevation of the property is an adequate distance away from the
neighbouring property gable.

Concern has been expressed about possible overlooking and overbearing
impact from the proposed dwellings to those on the immediate edge of
Bestwood Village. However, the four properties (plots 62, 63, 64 and 65) that
face south would have a road to their front and be not less than 12m from the
site boundary, with a footpath beyond. As a result, it is not considered that
these properties would have an overlooking or overbearing impact on
properties toward the end of Yeoman Avenue.

Similar concern has been raised about plot 61, which would sit close to the
edge of the site, adjacent to the school, footpath and properties on Keepers
Close. Whilst the property would sit close to the boundary there is the
footpath between the proposed two-storey dwelling and existing property on
Keepers Close. No windows are proposed in the side elevation of plot 61 and
the gable would not be to the rear elevation of the 16 Keepers Cottage, rather
it would be at an angle to it. Primary views from plot 61 would be over their
own rear garden and public domain, so it is not considered that the amenity of
adjacent properties would be compromised, with any views oblique in nature.
Furthermore, plot 61 would be to the north of existing properties so would not
cause direct overshadowing to the garden.

Any noise or disturbance during construction would be temporary in nature
and to reduce possible disturbance the Council’s Scientific Officer has raised
no objections to the proposal, subject to a number of conditions. One such
condition is the submission of a Construction Emissions Management Plan to
minimise the emission of dust and other emissions to air during site
preparation and construction.

Finished floor levels have not been supplied, so final details of these would
need to be approved. Any such approvals would need to follow the natural
contours of the site, which, whilst not flat, would allow for the change to be
absorbed within the site.

The proposed units themselves are of an adequate size to provide an
acceptable level of amenity for proposed occupiers and adequate garden
sizes are proposed to serve all dwellings.

For the reasons stated above, it is considered that the proposal complies with
the relevant planning policies regarding amenity set out in Section 6 of this
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report. In particular, it complies with the objectives of the National Planning
Policy Framework Policies, LPD 32 and 37.

A single access is proposed to serve the development, which will pass
through phase 1 of the development to the west. The access would be
extended to allow access to the 93 dwellings proposed as part of this
application, as well as the adjacent school, which is currently accessed from
Keepers Close. There have been minor changes to the highway layout to
ensure adequate visibility around bends and other such alterations; following
receipt of amended plans the Highway Authority have confirmed that they
raised no objection to the application, subject to conditions, as outlined in
paragraph 4.7 of this report. The majority of dwellings would be accessed
from an adopted road, save for a modest number accessed from private

A Transport Assessment (TA) has been submitted in support of the
application and identified that the development would generate 47 vehicle
trips in the AM peak hour and 46 during the PM peak hour. It is predicted that
the development would generate 434 vehicular two-way trips per day. The
TA has assessed the junction capacity of Moor Road and Westhouse Lane,
which was designed with the future phase in mind, given it is an allocated site,
and was designed to accommodate the number of dwellings proposed to be
erected, along with traffic associated with the school too. It is accepted that
school traffic can generate peaks in traffic movement and erroneous parking.
As a result it is recommended that boundary treatments be approved to
reduce the likelihood of parking on the nearby public open space and feature
such as knee rail around the POS should do this.

A Section 106 Legal Agreement is required and will include the provision of a
private management company to maintain all shared private driveways. This
would need to be signed prior to the grant of any planning permission.

The Council’s Parking Provision for Residential and Non Residential
Developments SPD (2022) states that the parking requirement for houses in

2 bedrooms — 2 allocated spaces plus 0.2 unallocated spaces

3 bedrooms — 2 allocated spaces plus 0.3 unallocated spaces

4 plus bedrooms — 3 allocated spaces plus 0 unallocated spaces or 2
allocated spaces plus 0.6 unallocated spaces.

This would equate to a requirement of 226 spaces.

10.0 Highway considerations
10.1
drives to the end of the road network.
10.2
10.3
10.4
urban areas is as follows:-
[ ]
[ ]
[ ]
10.5

A total of 93 dwellings are proposed to be erected. Each dwelling would, save
for a small number of properties e.g. plot 73 on a corner plot, have at least
two allocated parking spaces and some of the larger units 3 and 4. The TA
indicates that in total 188 allocated spaces would be provided along with 38
communal spaces, which would be accommodated through on-street parking.
The SPD does allow for unallocated parking and given the site is large
enough to accommodate the parking provision, and there are no overriding
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10.6

10.7

11.0

111

11.2

11.3

11.4

115

concerns from a highway safety point of view about on street parking, the
parking provision is, as a result, considered to be acceptable. Additional on
plot parking spaces was sought; however, the agent has indicated that this
would, in particular for plots 81-93, lead to a streetscape dominated by parked
cars, which would in itself be out of character with the area. Weighing things
in the round, the level of parking provision is, on balance, considered to be
acceptable.

An updated Travel Plan has been submitted and is being appraised by the
Highway Authority. No response has been received as to its suitability. As a
result a condition is intended to be added to the decision notice requiring the
details to be approved in writing by the Local Planning Authority. Should it be
approved prior to the Planning Committee the condition can be amended.

For the reasons stated above, it is considered that the proposal complies with
the relevant planning policies regarding highway safety set out in Section 6 of
this report. In particular, it complies with the objectives of the National
Planning Policy Framework Policies, LPD 57, 61 and the Council’s Parking
Standards SPD.

Drainage / Flood Risk

The site is located within Flood Zone 1 and is therefore at a low risk of
flooding. Nonetheless, due to the size of the proposal a full Flood Risk
Assessment was submitted with the application. The Environment Agency
were consulted on the application and have raised no objections.

The Lead Local Flood Authority (LLFA) has assessed the submitted surface

water drainage information and found it to be acceptable. This is subject to a
condition requiring precise details of surface water drainage being approved

prior to the commencement of development.

The site will be drained utilising Sustainable Urban Drainage (SUD’s)
features. Due to the topography of the site, the northern plots will be drained
to attenuation tanks under the POS near to the school entrance, which will link
into the surface water sewer network approved under phase one and will
discharge at 18l/s. The southern aspect of the site will drain via infiltration to
trenches in the public open space to the southeast corner, along with soak-
aways to individual plots, where they can be provided an adequate distance
away from the property. All are considered to be acceptable to be a means
by which to drain the site.

Foul water will link to the foul water network associated operated by Severn
Trent and will be dealt with through the Building Regulations process, should
planning permission be granted.

For the reasons stated above, subject to conditions, drainage at the site is
acceptable and the proposal will not increase flood risk in the area. As such,
the proposal is considered to be in accordance with Part 14 of the NPPF,
Policy 1 of the ACS and LPDA4.
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12.0

12.1

12.2

12.3

12.4

13.0

Ecology

The site is a greenfield site to the immediate edge of Bestwood. The
application was registered after the date to be exempt from Bio-diversity net-
gain (BNG); therefore, the development would require 10% BNG. A BNG
metric has been submitted in support of the application along with a
preliminary ecological appraisal, which reviews the likelihood of protected
species being impacted, and indicates a baseline assessment for
understanding BNG.

To secure 10% BNG each site needs to be assessed against three key
criteria; area Habitat Units, Hedgerow Units and Water Course Units. The 3
criteria are not interchangeable e.g. if there is a shortfall in one area it cannot
be made up in another area. Habitat Units looks at BNG value of the land e.g.
Grass land and woodland, Hedgerow and Watercourse Units are measured in
kilometres.

The development would result in a shortfall of Habitat Units of 18.73%.
Hedgerow units would increase by 10.32%; this is to be achieved through
retaining existing boundary hedgerows and additional planting. The site has
no watercourse units so this would not be impacted. As a result, there is a
requirement to secure off-site provision for the shortfall in Habitat Units, which
can be secured through conditions.

For the reasons stated above, subject to conditions, the proposal will not have
an unacceptable impact on ecology and would provide 10% BNG
enhancements, albeit some of it off-site. As a result, the application is
deemed to comply with Part 15 of the NPPF and policy LPD18.

Sustainability

13.1

14.0

In respect of the Low Carbon Planning Guidance for Gedling Borough it is
apparent that there are sustainable benefits from the scheme. Each property
is intended to have solar panels on the roof. Drainage will be completed
utilising SUD’s. Each property would need to provide an electric vehicle
charging point and contributions are sought toward public transport
improvements e.g. bus stop enhancements and Travel Plan monitoring. The
site is also considered to be in a sustainable close to services e.g. school and
public open space.

Planning Obligations

14.1

14.2

The application meets the trigger for a number of contributions to make the
development acceptable in planning terms.

The contributions sought from various statutory consultees are summarised
below:

Affordable housing — In accordance with LPD36 and guidance within the
NPPF, as the proposed development is for more than 10 dwellings, the
development must provide 30% of the dwellings as affordable housing. It is
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14.3

14.4

15.0

intended to provide 28 affordable dwellings, which would break down as 20
social rent and 8 shared ownership.

Education Contribution — A total contribution of £777,850 is sought toward
education provision. This would breakdown as £365,080 toward primary
education and £412,770 toward secondary provision

Library Contribution - £3,278 to be used by Nottinghamshire County Council
as a contribution towards enhancing library provision at Arnold Library.
Primary Healthcare Contribution - £50,394.37

Open Space Contribution — In the absence of an Informal play area, a
contribution of £261,607.20 and maintenance contribution of 119,320.00, or
£380,297.20 in total is sought. In addition, a contribution of £31,400.00 is
sought for maintenance of the identified Local Equipped Area of Play, should
it be adopted by Gedling Borough Council. However, the agreement should
be written to allow the POS to be controlled through a management company
if required, with either approach considered to be acceptable.

Transport and travel — A £7,500 travel plan monitoring fee.

A contribution of £41,400 toward bus stop improvements.

A management scheme and management company for the future
maintenance of the private driveways and SUDS (if applicable).

S106 Monitoring fee — A S106 monitoring fee.

Local Labour Agreement — A local labour agreement.

All of the above contributions are considered to comply with the statutory
limitation on planning obligations within Regulation 122 of the Community
Infrastructure Levy Regulations 2010 (as amended) as well as guidance as
outlined in paragraph 57 of the NPPF, which identifies the tests required to
seek a planning obligation, as well as ACS19.

A Section 106 Legal Agreement will be drafted to secure the contributions set
out in paragraph 14.2 of this report.

Other Issues

15.1

15.2

15.3

154

The site is located within a former coal mining area and, as such, the standard
coal mining informative should be attached to any grant of planning
permission providing advice for building in a former coal mining area.

The Council’s Scientific Officer advises that conditions should be attached to
the grant of any planning permission regarding a Construction Emission
Management Plan and electric vehicle charging points. This is in accordance
with Policy LPD11 as well as the NPPF.

The majority of neighbour concerns have been addressed throughout the
main body of this report. However, the remaining neighbour concerns are
addressed below.

The site is not within the Green Belt; it is an allocated site. Two rounds of
consultation have been made on the application. Since the last consultation,
only minor changes to the layout have been made e.g. minor changes to the
highway alignment, on which further consultation is not considered necessary.

Page 44



15.5

15.6

15.7

16.0

16.1

17.0

As a result, the level of community engagement associated with the
application is considered to be acceptable.

Concerns have been raised about possible flooding and the dwellings being
cut-off during flood events on surrounding roads. However, the site is in flood
zone 1 and is not at risk of flooding and no objection has been raised by
statutory consultees. There is no reason why the application would be
contrary to Article 8 of the Human Rights Act.

It is noted that the Environmental Health Officer has requested a condition in
respect of electric vehicle charging points being provided; however, this is not
required in that they need to be provided under building regulations approval.

The letter of support is noted and would reduce vehicles accessing the school
from Keepers Close.

Conclusion

The proposed development is consistent with local and national planning
policies. The site is allocated for residential development in the Local Plan,
the design, scale and layout of the proposal is considered to be acceptable
and does not have an unacceptable impact on the character or visual amenity
of the area. The proposal will not have an unacceptable impact on the
residential amenity of occupiers of neighbouring properties in terms of noise,
overlooking or massing / overshadowing. Parking and access at the site is
acceptable. The proposal will not increase flood risk in the area nor will it have
an unacceptable impact on ecology in the area. It is considered that the
proposal is appropriate for its context and is in accordance with the NPPF
(Parts 2,4, 5, 8,9, 11, 12, 14, and 15), Policies A, 1, 2, 8, 10, 14, 16, 17, 18
and 19 of the ACS, Policies LPD 4, 11, 18, 21, 32, 33, 35, 36, 37, 48, 57, 61
and 64 of the LPD, Parking Provision SPD, Low Carbon Planning Guidance
for Gedling Borough, Open Space Provision SPD and Design code.

Recommendation:

Planning permission be GRANTED subject to the completion of a
satisfactory section 106 agreement which secures appropriate planning
obligations and subject to the conditions set out in paragraph 14.2 of this
report; and

Should a satisfactory section 106 agreement which secures appropriate
planning obligations not be completed by 25" September 2026 or any
further extension of time agreed in writing between the applicant and the
local planning authority, that it be delegated to the Assistant Director for
Planning to REFUSE planning permission.

Conditions

1.

The development must be begun not later than three years beginning with the
date of this permission.
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2.

001
101

201
202
203
204
205
206
207
208
209
210
211
212
214
216
217
218
219
220
222
223
224
225
226
227
228

This permission shall be undertaken in accordance with the following list of

approved drawings:

N1812

16/0323/RP & AA TCP 01

WFBV-BSP-XX-XX-T-W-

0001

WFGN-BSP-ZZ-XX-RP-D-

0001

BG213.119

WFBV-BSP-ZZ-XX-DR-C-

SK190

WFBV-BSP-ZZ-XX-DR-C-

SK002

3.

Site Location Plan
Site Layout Plan

House Type A3L
House Type A4L
House Type C4
House Type C10
House Type DA3
House Type E21L
House Type G7L
House Type JD
House Type K8L
House Type K18
House Type KOL
House Type KA3L
House Type L4
House Type R4
House Type S21L
House Type T21L
House Type V3
House Type W12
House Type XS
House Type Y2
House Type YS
House Type YB
House Type BGA3
House Type F4
House Type B1B

Planning Statement Phase 2
Design and Access Statement

Arboricultural Constraints Report

BNG Metric
Flood Risk Assessment
Transport Assessment

PEA and BIA
Refuse Vehicle Swept Paths

Proposed TRO Markings

> >>>>>>>>>>>>>>>>>>>>>

2024
02/2024

03/2023

Rev 6

P02

PO3

Rev 6
P02

PO1

Above ground works shall not commence until samples of materials to be
used for the external appearance of the dwellings, brick and tile, have been
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submitted to and approved in writing by the Local Planning Authority.
Development shall proceed in accordance with the details as approved.

No development or demolition shall take place until an Archaeological
Mitigation Strategy for the protection of archaeological remains is submitted to
and approved by the Local Planning Authority. The mitigation strategy will
include appropriate Written Schemes of Investigation for completion of the
geophysical survey, evaluation trenching and provision for further mitigation
work. These schemes shall include the following:

a) An assessment of significance and proposed mitigation strategy (i.e.
preservation by record, preservation in situ or a mix of these elements).

b) A methodology and timetable of site investigation and recording

c) Provision for site analysis

d) Provision for publication and dissemination of analysis and records

e) Provision for archive deposition

f) Nomination of a competent person/organisation to undertake the work
The scheme of archaeological investigation must only be undertaken in
accordance with the approved details.

The archaeological site work must be undertaken only in full accordance with
the approved written schemes referred to in Condition 4. The applicant will
notify the Local Planning Authority of the intention to commence at least
fourteen days before the start of archaeological work in order to facilitate
adequate monitoring arrangements.

A report of the archaeologist's findings shall be submitted to the Local
Planning Authority and the Historic Environment Record Officer at
Nottinghamshire County Council within 3 months of the works hereby given
consent being commenced unless otherwise agreed in writing by the Local
Planning Authority; and the condition shall not be discharged until the archive
of all archaeological work undertaken hitherto has been deposited with the
County Museum Service, or another public depository willing to receive it.

Prior to the commencement of development, a scheme of landscaping
showing the location, species and size of specimens to be planted shall be
submitted to and approved in writing by the Local Planning Authority. The
scheme as approved shall be carried out in the first planting season following
the completion of the development. Any trees, shrubs or plants that die within
a period of five years from the completion of each development phase, or are
removed and/or become seriously damaged or diseased in that period, shall
be replaced (and if necessary continue to be replaced) in the first available
planting season with others of similar size and species.

Prior to the commencement of development, an updated Arboricultural
Method Statement shall be submitted to and approved in writing by the Local
Planning Authority. The report shall meet the British Standard 5837 and shall
include a Tree Protection Plan. Any mitigation approved in the report shall be
adhered to and any tree protection fencing approved shall be in situ prior to
works commencing and remain in place whilst development is underway to
the pertinent plot.
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10.

11.
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o o

12.

13.

Occupation of the proposed dwellings shall not take place until their
respective driveways have been surfaced in a bound material (not loose
gravel) for a minimum distance of 5.0m behind the highway boundary, and
which shall be drained with provision to prevent the discharge of surface
water from the driveways to the public highway. The bound material and the
provision to prevent the discharge of surface water to the public highway shall
be retained for the lifetime of the development.

Occupation of the proposed dwellings shall not take place until details of how
access will be achieved from adjacent phases of development have been
submitted to and approved in writing by the Local Planning Authority.

No development shall take place, including any works of demolition, until a
Construction Method Statement has been submitted to, and approved in
writing by, the Local Planning Authority. The approved Statement shall be
adhered to throughout the construction period. The Statement shall provide
for:

the parking of vehicles of site operatives and visitors

loading and unloading of plant and materials

storage of plant and materials used in constructing the development

the erection and maintenance of security hoarding including decorative
displays and facilities for public viewing, where appropriate

wheel washing facilities

measures to control the emission of dust and dirt during construction

a scheme for recycling/disposing of waste resulting from demolition and
construction works

School Safety Measures

Occupation of the proposed dwellings shall not take place until such time as
the travel plan is approved. The development shall be carried out in
accordance with the approved travel plan.

No part of the development hereby approved shall commence until a detailed
surface water drainage scheme based on the principles set forward by the
approved Flood Risk Assessment (FRA) and Drainage Strategy WFBV-BSP-
XX-XX-T-W-0001-P02_Flood_Risk_Assessment,16th January 2024, BSP
Consulting., has been submitted to and approved in writing by the Local
Planning Authority in consultation with the Lead Local Flood Authority. The
scheme shall be implemented in accordance with the approved details prior to
completion of the development. The scheme to be submitted shall:

a) Demonstrate that the development will use SuDS throughout the site as a
primary means of surface water management and that design is in
accordance with CIRIA C753 and NPPF Paragraph 169.

b) Limit the discharge generated by all rainfall events up to the 100 year plus
40% (climate change) critical rain storm to QBar rates for the developable
area.

c) Provide detailed design (plans, network details, calculations and supporting
summary documentation) in support of any surface water drainage scheme,
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14.

15.

16.

including details on any attenuation system, the outfall arrangements and any
private drainage assets.

Calculations should demonstrate the performance of the designed system for
a range of return periods and storm durations inclusive of the 1 in 1 year, 1 in
30 year and 1 in 100 year plus climate change return periods.

i) No surcharge shown ina 1 in 1 year.
i) No flooding shown in a 1 in 30 year.

iii) For all exceedance to be contained within the site boundary without
flooding properties in a 100 year plus 40% storm.

d) Evidence to demonstrate the viability (e.g. Condition, Capacity and positive
onward connection) of any receiving watercourse to accept and convey all
surface water from the site.

e) Details of Severn Trent Water approval for connections to existing network
and any adoption of site drainage infrastructure.

f) Evidence of approval for drainage infrastructure crossing third party land
where applicable.

g) Provide a surface water management plan demonstrating how surface
water flows will be managed during construction to ensure no increase in
flood risk off site.

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

No part of the development shall be brought into use until details of all the
boundary treatments proposed for the site including types, height, design and
materials, have been submitted to and approved in writing by the local
planning authority. This should include boundary treatments for public open
space too. The approved boundary treatment for each individual plot and
public open space shall be implemented prior to the occupation of each
individual dwelling and use of the public open space.

Prior to commencement of the development a Construction Emission
Management Plan (CEMP) for minimising the emission of dust and other
emissions to air during the site preparation and construction shall be
submitted to and approved in writing by the Local Planning Authority. The
CEMP must be prepared with due regard to the guidance produced by the
Council on the assessment of dust from demolition and construction and
include a site specific dust risk assessment. All works on site shall be
undertaken in accordance with the approved CEMP.

No part of the development shall be commenced until details of the existing
and proposed ground and finished floor levels of the site and approved
building[s] have been submitted to and approved in writing by the local
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17.

18.

19.

20.

21.

22.

(@)
(b)

(€)

(d)

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

A Construction Ecological Management Plan (CEcMP), including all
avoidance and mitigation recommendations set out within the Preliminary
Ecological Appraisal and Biodiversity Impact Assessment report, ref.
BG23.119, Rev. 6, shall be provided to and approved by the Local Planning
Authority (LPA) prior to the commencement of works.

Works shall then be conducted in accordance with the CEcMP.

A Landscape Ecological Management Plan (LEMP), including all
compensation and enhancement recommendations set out within the
Preliminary Ecological Appraisal and Biodiversity Impact Assessment report,
ref. BG23.119, Rev. 6, shall be provided to and approved by the LPA prior to
the commencement of works.

The details as approved shall be implemented.

Details of a post-construction wildlife sensitive lighting scheme, compliant with
Bats and Artificial Lighting at Night (Bat Conservation Trust and Institute of
Lighting Professionals, 2023), shall be provided to and approved by the LPA
prior to the commencement of works.

The details as approved shall be implemented.

Development may not be begun unless:

(@) abiodiversity gain plan has been submitted to the Local Planning
Authority; and

(b)  The Local Planning Authority has approved the plan.

The Biodiversity Gain Plan shall be prepared in accordance with the
Preliminary Ecological Appraisal and Biodiversity Impact Assessment (rev 6),
received 15" March and the Statutory Metric Calculation Tool, received by the
Local Planning Authority 15" March.

The development shall not commence until a Habitat Management and
Monitoring Plan in respect of any on-site biodiversity gain (the onsite HMMP),
prepared in accordance with the approved Bio-diversity Gain Plan and
including:

a non-technical summary;

the roles and responsibilities of the people or organisation(s) delivering the
HMMP;

the planned habitat creation and enhancement works to create or improve
habitat to achieve the biodiversity net gain in accordance with the approved
Biodiversity Gain Plan;

the management measures to maintain habitat in accordance with the

approved Biodiversity Gain Plan for a period of 30 years from the completion
of development; and
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(e) the monitoring methodology and frequency in respect of the created or
enhanced habitat to be submitted to the local planning authority,
has been submitted to, and approved in writing by, the Local Planning
Authority.

23.  Notice in writing shall be given to the Council when the on-site HMMP works
have started.

24.  No dwelling shall be occupied until:

(@) the habitat creation and enhancement works set out in the approved on-site
HMMP have been completed; and

(b)  acompletion report, evidencing the completed habitat enhancements, has
been submitted to, and approved in writing by the Local Planning Authority.

25.  The created and/or enhanced habitat specified in the approved on-site HMMP
shall be managed and maintained in accordance with the approved on-site
HMMP.

26.  Monitoring reports shall be submitted to local planning authority in writing in
accordance with the methodology and frequency specified in the approved
on-site HMMP.

Reasons

1. In order to comply with Section 51 of the Planning and Compulsory Purchase
Act 2004.

2. For the avoidance of doubt.

3. To ensure that the character of the area is respected and to comply with
policy ASC10.

4, To ensure the preparation and implementation of an appropriate scheme of
archaeological mitigation in accordance with the National Planning Policy
Framework.

5. In order to ensure that satisfactory arrangements are made for the
investigation, retrieval and recording of any possible archaeological remains
on the site in accordance with the National Planning Policy Framework.

6. In order to ensure that satisfactory arrangements are made for the reporting,
archiving and dissemination of the results of the investigation in accordance
with the National Planning Policy Framework.

7. To ensure that adequate landscaping is provided and to comply with policy
LPD19 and guidance within the NPPF.

8. To ensure that protected trees are not detrimentally impacted and to comply

with policy LPD19 and guidance within the NPPF.
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10.

11.

12.

13.

14.

15.

16.

17.

18.

19.

20.

21.

22.

23.

24.

In the interest of highway safety and to comply with policy LPD61.
In the interest of highway safety and to comply with policy LPD61.

In the interest of highway safety and to comply with policy LPD61.

To promote sustainable travel and comply with guidance within the NPPF.

A detailed surface water management plan is required to ensure that the

development is in accordance with NPPF and local planning policies. It should

be ensured that all major developments have sufficient surface water
management, are not at increased risk of flooding and do not increase flood
risk off-site.

To ensure that the character of the area is respected and to comply with
policy ASC10.

To ensure the development is constructed in an appropriate sustainable
manner which takes into consideration air quality with in the Borough, and
takes into consideration the National Planning Policy Framework and policy
LPD11 of the Councils Local Plan.

In the interests of residential amenity and to comply with LPD32.

To protect and maintain biodiversity in accordance with relevant wildlife
legislation, the National Planning Policy Framework, Aligned Core Strategy
Policy 17 and Local Plan Policy LPD 18.

To conserve and enhance the site for biodiversity in accordance with the
National Planning Policy Framework, Aligned Core Strategy Policy 17 and
Local Plan Policy LPD 18.

To protect and maintain biodiversity in accordance with relevant wildlife
legislation, the National Planning Policy Framework, Aligned Core Strategy
Policy 17 and Local Plan Policy LPD 18.

To ensure the development delivers a biodiversity net gain on site in
accordance with Schedule 7A of the Town and Country Planning Act 1990.

To ensure the development delivers a biodiversity net gain on site in
accordance with Schedule 7A of the Town and Country Planning Act 1990.

To ensure the development delivers a biodiversity net gain on site in
accordance with Schedule 7A of the Town and Country Planning Act 1990.

To ensure the development delivers a biodiversity net gain on site in
accordance with Schedule 7A of the Town and Country Planning Act 1990.

To ensure the development delivers a biodiversity net gain on site in
accordance with Schedule 7A of the Town and Country Planning Act 1990.
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25. To ensure the development delivers a biodiversity net gain on site in
accordance with Schedule 7A of the Town and Country Planning Act 1990.

26. To ensure the development delivers a biodiversity net gain on site in
accordance with Schedule 7A of the Town and Country Planning Act 1990.

Notes to Applicant

The Advanced Payments Code in the Highways Act 1980 applies and under section
219 of the Act payment will be required from the owner of the land fronting a private
street on which a new building is to be erected. The developer should contact the
Highway Authority regarding compliance with the Code, or alternatively to the issue
of a Section 38 Agreement and bond under the Highways Act 1980. A Section 38
Agreement can take some time to complete. Therefore, it is recommended that the
developer contact the Highway Authority as early as possible.

Please email hdc.south@nottscc.gov.uk to discuss the necessary highways legal
agreements.

The County Council's costs for undertaking a review of the monitoring reports is
solely for reviewing and commenting on these documents that must first be produced
and provided annually by the site's travel plan co-ordinator appointed by the
developer (the appointment of a travel plan co-ordinator by the developer is required
as part of any approved travel plan).

The County Council's costs for travel plan monitoring does not include the following
activities which are the responsibility of the site travel plan co-ordinator (all of which
are required to be undertaken annually as part of any approved travel plan):

() undertaking the travel surveys with businesses/residents

(i) processing/input of travel surveys with businesses/residents
(i)  analysis of travel surveys with businesses/residents

(iv)  production of annual travel plan monitoring report

A separate quote for undertaking and processing the survey work can, however, be
provided to the developer on request. Please contact
Transport.Planning@nottscc.gov.uk

The applicant is advised that all planning permissions granted on or after 16th
October 2015 may be subject to the Community Infrastructure Levy (CIL). Full details
of CIL are available on the Council's website.

The proposed development has been assessed and it is the Council's view that CIL
IS PAYABLE on the development hereby approved as is detailed below. Full details
about the CIL Charge including, amount and process for payment will be set out in
the Regulation 65 Liability Notice which will be sent to you as soon as possible after
this decision notice has been issued. If the development hereby approved is for a
self-build dwelling, residential extension or residential annex you may be able to
apply for relief from CIL. Further details about CIL are available on the Council's
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website or from the Planning Portal:
www.planningportal.gov.uk/planning/applications/howtoapply/whattosubmit/cil

The proposed development lies within a coal mining area which may contain
unrecorded coal mining related hazards. If any coal mining feature is encountered
during development, this should be reported immediately to the Mining Remediation
Authority on 0345 762 6846 or if a hazard is encountered on site call the emergency
line 0800 288 4242.

Further information is also available on the Mining Remediation Authority website at:
Mining Remediation Authority - GOV.UK

The Lead Flood Authority would be a consultee on any drainage strategy to be
approved. Any deviation from the principles agreed in the approved documents,
including he FRA and drainage strategy, may lead to us objecting to the discharge of
conditions.

All electrical circuits/installations shall comply with the electrical requirements of
BS7671:2008 as well as conform to the IET code of practice on Electrical Vehicle
Charging Equipment installation (2015) and The Electric Vehicles (Smart Charge
Points) Regulations 2021.

With regards to condition 1, the biodiversity gain plan must include:

€) information about the steps taken or to be taken to minimise the adverse
effect of the development on the biodiversity of the onsite habitat and any other
habitat;

(b)  the pre-development biodiversity value of the onsite habitat;

(c) the post-development biodiversity value of the onsite habitat;

(d)  any registered offsite biodiversity gain allocated to the development and the
biodiversity and the biodiversity value of that gain in relation to the development;

(e) any biodiversity credits purchased for the development;

)] any such other matters as the Secretary of State may by regulations specify;
and

(g) timings for implementation.

Biodiversity Net Gain

The effect of paragraph 13 of Schedule 7A to the Town and Country Planning Act
1990 is that planning permission granted for the development of land in England is
deemed to have been granted subject to the condition "(the biodiversity gain
condition") that development may not begin unless:

(a) a Biodiversity Gain Plan has been submitted to the planning authority, and

(b) the planning authority has approved the plan.
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The planning authority, for the purposes of determining whether to approve a
Biodiversity Gain Plan if one is required in respect of this permission would be
Gedling Borough Council.

There are statutory exemptions and transitional arrangements which mean that the
biodiversity gain condition does not always apply. These are listed below.

Based on the information available this permission is considered to be one which will
require the approval of a biodiversity gain plan before development is begun
because none of the statutory exemptions or transitional arrangements listed below
are considered to apply.

Statutory exemptions and transitional arrangements in respect of the biodiversity
gain condition.

1. The application for planning permission was made before 12 February 2024.

2. The planning permission relates to development to which section 73A of the Town
and Country Planning Act 1990 (planning permission for development already
carried out) applies.

3. The planning permission was granted on an application made under section 73 of
the Town and Country Planning Act 1990 and

()the original planning permission to which the section 73 planning permission
relates* was granted before 12 February 2024; or

(inthe application for the original planning permission* to which the section 73
planning permission relates was made before 12 February 2024.

4. The permission which has been granted is for development which is exempt
being:

4.1 Development which is not 'major development' (within the meaning of article 2(1)
of the Town and Country Planning (Development Management Procedure) (England)
Order 2015) where:

i) the application for planning permission was made before 2 April 2024;

i) planning permission is granted which has effect before 2 April 2024; or

i) planning permission is granted on an application made under section 73 of
the Town and Country Planning Act 1990 where the original permission to which the
section 73 permission relates* was exempt by virtue of (i) or (ii).

4.2 Development below the de minimis threshold, meaning development which:

)] does not impact an onsite priority habitat (a habitat specified in a list published
under section 41 of the Natural Environment and Rural Communities Act 2006); and

i) impacts less than 25 square metres of onsite habitat that has biodiversity
value greater than zero and less than 5 metres in length of onsite linear habitat (as
defined in the statutory metric).
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4.3  Development which is subject of a householder application within the meaning
of article 2(1) of the Town and Country Planning (Development Management
Procedure) (England) Order 2015. A "householder application” means an application
for planning permission for development for an existing dwellinghouse, or
development within the curtilage of such a dwellinghouse for any purpose incidental
to the enjoyment of the dwellinghouse which is not an application for change of use
or an application to change the number of dwellings in a building.

4.4  Development of a biodiversity gain site, meaning development which is
undertaken solely or mainly for the purpose of fulfilling, in whole or in part, the
Biodiversity Gain Planning condition which applies in relation to another
development, (no account is to be taken of any facility for the public to access or to
use the site for educational or recreational purposes, if that access or use is
permitted without the payment of a fee).

4.5 Self and Custom Build Development, meaning development which:
i) consists of no more than 9 dwellings;
i) is carried out on a site which has an area no larger than 0.5 hectares; and

iii) consists exclusively of dwellings which are self-build or custom housebuilding
(as defined in section 1(Al) of the Self-build and Custom Housebuilding Act 2015).

4.5 Development forming part of, or ancillary to, the high speed railway transport
network (High Speed 2) comprising connections between all or any of the places or
parts of the transport network specified in section 1(2) of the High Speed Rail
(Preparation) Act 2013.

* "original planning permission means the permission to which the section 73
planning permission relates” means a planning permission which is the first in a
sequence of two or more planning permissions, where the second and any
subsequent planning permissions are section 73 planning permissions.

Irreplaceable habitat

If the onsite habitat includes irreplaceable habitat (within the meaning of the
Biodiversity Gain Requirements (Irreplaceable Habitat) Regulations 2024) there are
additional requirements for the content and approval of Biodiversity Gain Plans.

The Biodiversity Gain Plan must include, in addition to information about steps taken
or to be taken to minimise any adverse effect of the development on the habitat,
information on arrangements for compensation for any impact the development has
on the biodiversity of the irreplaceable habitat.

The planning authority can only approve a Biodiversity Gain Plan if satisfied that the
adverse effect of the development on the biodiversity of the irreplaceable habitat is
minimised and appropriate arrangements have been made for the purpose of
compensating for any impact which do not include the use of biodiversity credits.

The effect of section 73D of the Town and Country Planning Act 1990
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If planning permission is granted on an application made under section 73 of the
Town and Country Planning Act 1990 (application to develop land without
compliance with conditions previously attached) and a Biodiversity Gain Plan was
approved in relation to the previous planning permission (“the earlier Biodiversity
Gain Plan") there are circumstances when the earlier Biodiversity Gain Plan is
regarded as approved for the purpose of discharging the biodiversity gain condition
subject to which the section 73 planning permission is granted.

Those circumstances are that the conditions subject to which the section 73
permission is granted:

i) do not affect the post-development value of the onsite habitat as specified in
the earlier Biodiversity Gain Plan, and

i) in the case of planning permission for a development where all or any part of
the onsite habitat is irreplaceable habitat the conditions do not change the effect of
the development on the biodiversity of that onsite habitat (including any
arrangements made to compensate for any such effect) as specified in the earlier
Biodiversity Gain Plan.

With regards to condition 20, the biodiversity gain plan must include:

€) information about the steps taken or to be taken to minimise the adverse
effect of the development on the biodiversity of the onsite habitat and any other
habitat;

(b)  the pre-development biodiversity value of the onsite habitat;

(c) the post-development biodiversity value of the onsite habitat;

(d)  any registered offsite biodiversity gain allocated to the development and the
biodiversity and the biodiversity value of that gain in relation to the development;

(e) any biodiversity credits purchased for the development;

)] any such other matters as the Secretary of State may by regulations specify;
and

(g) timings for implementation.
With regards to the discharge of conditions 21 (BNG Gains Plan) and 22 (BNG
Habitat Management and Monitoring Plan), please be aware that a Section 106

Legal Agreement may be required in order to secure the required details and
monitoring fee, as part of the discharge if condition application.
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Agenda Item 5.

Report to Planning Committee

Application Number: 2025/0107

Appeal Ref: APP/N3020/W/25/3369300
Site Address: Abbey Quarry, Quarry Lane, Linby, Nottingham NG15 8GA

Application description: Retrospective permission for installation of workshop
building (Use Class B8).

Case Officer: Amy Schofield

The planning application was refused permission on the 25" April 2025 for the reason
outlined below:

1. The proposal has resulted in the construction of a new building in the Green
Belt and fails to provide convincing evidence that it accords with any of the
identified exceptions of development. It would therefore constitute inappropriate
development which would be by its definition [be] harmful to the openness of
the Green Belt and which should be given substantial weight in the
determination of this application. It has not been demonstrated that very special
circumstances exist for this proposal to outweigh such harm. As such, the
proposal fails to accord with the NPPF and Policy 3 (The Green Belt) of the
Aligned Core Strategy.

The proposal is a former quarry site within the Green Belt, primary used for domestic
recreation and in association with a certification for five pitches from the Caravan
and Motorhome Club (CMC). The proposal is for a large utilitarian workshop sited
close to the site’s boundary with Quarry Lane.

Main Issues
1. Whether the proposal was inappropriate development in the Green Belt

It was common ground that none of the exceptions which might otherwise allow for
development in the Green Belt had been met and that consequently the building
amounted to inappropriate development in the Green Belt, which by definition is
harmful.

2. The effect of the proposal on the Green Belt

The Inspector agreed that the building had introduced a significant built form into an
area previously free of structures, consequently that the bulk and mass of the building
is detrimental to the openness of the Green Belt in spatial terms. They acknowledged
that limited scope for public views of the building limited the perception of reduced
openness in visual terms but that this nevertheless did not alter the spatial impact. The
Inspector also noted that the effect of a proposal on the openness in the Green Belt is
not a relative concept dependent on the overall size of the Green Belt. The Inspector
concluded that, in addition to be deemed to be inappropriate development, there is an
adverse effect on openness of the Green Belt as a result of the building.
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3. Whether any harm was clearly outweighed by other considerations so as to
amount to the very special circumstances required to justify the proposal

The Applicants attested that the building was essential storage for equipment
necessary to maintain the site. However, the Inspector noted a duplication of function
between this use and that already granted for a boathouse and storage structure in
2016, now built out on site. The Inspector also found that the type and capabilities of
the machines stored seemed to be considerably more extensive and diverse than the
list of maintenance operations required to maintain the site, as set out by the Appellant.
Given no site changes since 2016 the Inspector concluded that it was unclear why the
storage provided by the Boathouse should now be considered inadequate.

The Inspector also noted the Appellant’s statement that the machinery was required
for maintain the CMC use but noted that while this certification has resulted in a change
of use on the site which does not require planning permission, this does not justify
inappropriate development in the Green Belt and that if additional storage areas were
needed to facilitate the change of use, this should have been taken into account and
the necessary permissions sought beforehand.

The Inspector considered the Appellant’'s argument that the machinery is used for
works in the local area and for maintaining the lane, but noted neither evidence of firm
agreements with other parties in this regard nor that storing machinery on site would
be the only option to maintain an unadopted lane. The Inspector also noted the
inconsistency that the building was described as being used to carry out works for the
Parish Council but that they had objected to the proposal.

In response to the argument put forward that the machinery is required to protect and
enhance wildlife the Inspector found that there was no evidence to indicate that
maintenance operations on the site are compatible with, or key to, maintaining the
integrity of that Local Wildlife Site designation or that a building of this size would, in
any event, be consequentially required.

In conclusion the Inspector found insufficient evidence to conclude that the machinery
listed is needed solely for maintenance of the site, and consequently, that such a large
storage area is essential for the site’s ongoing maintenance. The Inspector attached
only minor weight to other possible linked social or community benefits.

Inspector conclusions

e That the building comprised inappropriate development in the Green Belt

e That the building had a moderate harm to the openness of the Green Belt

e That there is insufficient evidence to conclude very special circumstances exist to
justify the harm.

The appeal was dismissed.

The case now lies with this Council’s Enforcement Officer.

Recommendation: To note the information.
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Agenda Item 6.

Report to Planning Committee

Application Number: 2025/0544

Appeal Ref: 6000924
Site Address: 2 Welham Crescent, Arnold, Notts, NG5 7LF

Application description: Two storey side extension and single storey rear
extension

Case Officer: Amy Schofield

The planning application was refused permission on the 26" September 2025 for the
reasons outlined below:

1. The proposal would include elements of unacceptable design, through failing to
maintain adequate spacing between the built form of adjacent properties, that
would be harmful to the character and appearance of the area.

As such the proposal fails to accord with Policy 10 of the ACS, Policy 43 of the
LPD, the Gedling Design Code and the aims set out in section 12 of the National
Planning Policy Framework.

2. The proposed ground floor lean-to extension, through reasons of proximity to
neighbouring patio area and neighbouring windows, through its position on higher
land, and by being angled towards the adjacent neighbour, would also create a
significant adverse impact on the amenity of the property at 2a Welham Crescent.

As such the proposal fails to accord with Policy 32 and 43 of the LPD, the Gedling
Design Code and the aims set out in section 12 of the National Planning Policy
Framework.

The application site is a two storey detached dwelling.

Main Issues
1. Effect of the proposal of the character and appearance of the area

The Inspector noted that the area was characterised by dwellings mostly set away
from the neighbouring property, particularly at 1%t floor level, providing gaps between
houses which provide a sense of spaciousness that contributes positively to the area’s
character and appearance. The Inspector noted that due to its two storey height and
substantial width the proposed side extension would significantly close the gap
between the appeal property and its neighbour at 2a.

The Inspector noted that the proposal would fail to provide the 1m separation between
properties along the full length of extension, as stipulated in the Gedling Design Code.
This, combined with the curvilinear alignment of the two dwellings and the elevated
position of number 2, means the narrow gap that would be retained between dwellings
would not be discernible and would create the impression of one continuous frontage.
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Even accounting for its set back, slightly lower ridge height and hipped roof the
Inspector concluded the proposal extension would have an unduly dominant
appearance.

The Inspector noted other examples of similar side extensions in the area but
nevertheless noted that these did not represent the prevailing character of the
immediate vicinity, nor were the site conditions directly comparable, further noting that
some examples demonstrate the harm that can arise from incongruous development.

2. Impact of the proposal on living conditions

The Inspector found that due to its close proximity and the difference in site levels, the
proposed rear extension would be a dominant feature from the house and garden of
the adjacent dwelling and would breach the 45 degree rule’ outlined in the Gedling
Design Code in terms of impact to neighbouring ground floor windows. The Inspector
also found that the proposed rear extension would have an unacceptable enclosing
effect to the neighbour’s rear garden. While noting the potential benefit of removal of
an existing garage the Inspector agreed that the proposed rear extension, being closer
and taller than the extension, would still have an unacceptable impact to the quality of
the outlook from No 2a.

Inspector conclusions

e The proposed development would have an unacceptable effect on the character
and appearance of the area,;

e The appeal scheme would have a harmful effect on the living conditions of the
occupiers of No 2a, with particular regard to outlook, and would cause a significant
adverse impact on amenity of nearby occupiers.

e The proposal conflicted with the Local Plan and NPPF

The appeal was dismissed.

Recommendation: To note the information.
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Agenda Iltem 7.

Report to Planning Committee

Application Number: 2025/0517

Appeal Ref: 6001523
Site Address: Land at Kirkby Road, Ravenshead, Nottingham NG15 9HD

Application description: Erection of a detached dwelling
Case Officer: Amy Schofield

The planning application was refused permission on the 8" August 2025 for the reason
outlined below:

1. The proposal is not considered to be a sustainable location and therefore is not
considered to be appropriate development in the Green Belt, under part c of section
155 of the NPPF. The proposal would be contrary to the NPPF and Policies ACS
A, 2, 3 and 14 of the Gedling Borough Council Aligned Core Strategy (2014)

Application type

The application was a Permission in Principle (PIP) application, which is an alternative
way of obtaining planning permission for housing-led development. The first stage (the
PIP stage) establishes whether a site is suitable in-principle, and the second stage
(technical details consent) is when the detailed development proposals are assessed.
The scope of a PIP is limited to location, land use, and the amount of development
permitted. All other matters are considered in stage two. This appeal relates to the first
of these two stages.

Main Issue

The application site is an open area of land located within green belt, on the edge of
Ravenshead.

The main issue in this appeal is whether the site is suitable for residential development,
having particular regard to whether the site could be considered a sustainable location.

Development in the Green Belt is regarded as being inappropriate unless one of the
exceptions listed in paragraphs 154 and 155 of the NPPF applies. In this case it was
common ground that the site could be considered ‘grey belt’ and so, under para 155,
development of homes in the Green Belt should not be regarded as inappropriate
where it meets all the criteria a-d.

It was common ground the at the proposal does meet criteria a and b of 155, a) the
proposed development would utilise grey belt land and would not fundamentally
undermine the purpose of the remaining Green Belt across the plan area and b) there
is a demonstrable unmet need for residential development, given the 5 year housing
land supply shortage. Point d) regarding the ‘Golden Rules’ is not relevant to this kind
of application.
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The appeal centred around point c) - whether the proposal would be in a sustainable
location.

The Inspector accepted the Council’s evidence with regards to the unsustainable
location of the application site, noting the following: proximity to only a very infrequent
bus service; the distance to a more frequent bus service on Mansfield Road being
712m away but considered against the need to cross the 40mph road with no
dedicated crossing, the speed of this road generally and the narrow and overgrown
nature of the footway which would create a sub-optimal and unattractive walking
environment; that the provision of street lights would not adequately mitigate the poor
walking environment; the narrow and overgrown condition of the walkway would also
prevent ready use of buggy or wheel chair access; and no substantive evidence
provided for walking distance to other essential services (e.g. shops, schools,
healthcare). The Inspector concluded that most everyday needs would not be met by
public transport or on foot. The lack of dedicated provision for cycling and speed of the
road was further sited as evidence that it would not offer genuine sustainable transport
choices. The Inspector concluded future occupants would be heavily reliant on private
vehicles for day to day trips.

Inspector Conclusions

e The site was not a sustainable location and so criterion c¢ of para 155 of the NPPF
was not met, meaning the development would be inappropriate development in the
Green Belt.

e That the construction of one dwelling would result in built development where there
is presently none and that the proposed residential use would alter the visual
appearance of the site with the likely introduction of a driveway, garden area, and
any associated domestic paraphernalia. Accordingly, the development would affect
the openness of the Green Belt, both in spatial and visual terms, albeit to a limited
degree.

e The proposal would be inappropriate development in the Green belt and would
cause harm to its openness, therefore conflicting with the Local Plan and the
NPPF.

e While acknowledging the modest benefits of a new house and short term benefits
from jobs and supply chain in the construction phase, the Inspector concluded
these did not clearly outweigh the harm identified and so the ‘Very Special
Circumstances’ necessary to justify the application do not exist. This constitutes a
strong reason for refusing the proposal.

Appeal dismissed.

Recommendation: To note the information.
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Agenda Item 8.

Report to Planning Committee

Subject:

Date:

Future Planning Applications

11/03/2026

The following planning applications or details have been submitted and are receiving
consideration. They may be reported to a future meeting of the Planning Committee and are
available for inspection online at: http://pawam.gedling.gov.uk:81/online-applications/

Alternatively, hard copies may be viewed at Gedling1Stop or by prior arrangement with
Development Management.

Possible
App No Address Proposal Date
Land At Broad Close Outline application for 11no. TBC
2019/1080 Woodborough residential properties
Erection of 33 dwellings, TBC
including open space,
Land Off Longdale Lane, landscaping and associated
2023/0083 Ravenshead infrastructure
Land East Of Westhouse Construction of 93 hOUSES, TBC
Farm associated infrastructure, and
2024/0095 Moor Road Bestwood external works
Reserved Matters application for | TBC
Appearance, Landscaping,
Layout and Scale in relation to
outline planning permission
2017/1571 for "Erection of
employment units (Class
, B1c/B2/B8 Use), Pub/Restaurant
Development Site Chase | (class A3/A4 Use) and Drive
Farm Thru (Class A3 Use), together
Arnold Lane with associated parking, servicing
2025/0550 Gedling and landscaping."
Full planning application for TBC
Land Off the residential development of
Killisick Lane 172 new homes alongside
Arnold associated site infrastructure,
2025/0726 Nottinghamshire open space and landscaping.
Land Manor Farm House TBC
Mile End Road
Colwick Creation of 13 dwellings and
2026/0094 Nottinghamshire associated road and parking.
Full planning application for the TBC
erection of a residential care
home (Class C2 - 80 bedrooms),
Land Off bin storage area, substation,
Lambley Lane cycle storage, meter room and
Gedling associated highway, drainage
2025/0915 Nottinghamshire and green infrastructure.
regpmsed change of use from TBC
2025/0736 24-26 Paggisﬁgzd care home to 17 no.



http://pawam.gedling.gov.uk:81/online-applications/

Stoke Lane residential dwellings, including

Gedling upward extension of rear portion
Nottinghamshire of building, and supplementary
NG4 2QP landscaping to form more parking

spaces and bin store, including
dropped kerb

Please note that the above list is not exhaustive; applications may be referred at short notice
to the Committee by the Planning Delegation Panel or for other reasons. The Committee date
given is the earliest anticipated date that an application could be reported, which may change
as processing of an application continues.
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Agenda Item 9.

ACTION SHEET PLANNING DELEGATION PANEL 23rd January 2026

2025/0699

29 Whernside Road Woodthorpe Nottinghamshire

Removal of conservatory; single storey front and rear extension and insertion of window in
side elevation.

The proposed development would respect the character of the area, residential amenity
and highway safety.

The Panel recommended that the application be determined under delegated
authority.

Decision to grant planning permission

2025/0871
1 Arnot Hill Road Arnold Nottinghamshire
Change of Use to Dental Surgery.

The proposed development would not be detrimental to the character and appearance of
the site or its wider setting and raises no residential amenity, parking or highway safety
issues.

The Panel recommended that the application be determined under delegated
authority.

Decision to grant planning permission.

23rd January 2026
Video Conference Call Meeting

Cllr Roy Allan

Clir David Ellis

Cllr Lynda Pearson
ClIr Ruth Strong
ClIr Stuart Bestwick

Nigel Bryan — Development Manager
Claire Turton — Principal Planning Officer
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ACTION SHEET PLANNING DELEGATION PANEL - 30th January 2026

2025/0571
42 Lambley Lane, Burton Joyce, Nottinghamshire
Erect 3 bedroom house

The proposed development would respect the character of the area, residential amenity,
highway safety and not increase or be at risk of flooding.

The Panel recommended that the application be determined under delegated
authority.

Decision: to grant permission.

2025/0876
120A Standhill Road, Carlton, Nottinghamshire
Change of use of 7-person HMO (Sui Generis) to a Children’s Care Home (Use Class

C2).

The proposed development would be close to existing services, not lead to an over
concentration of similar uses and would not be detrimental to residential amenity or
highway safety.

The Panel recommended that the application be determined under delegated
authority.

Decision: to grant permission.

2025/0877

17 Crosslands Meadow, Colwick, Nottinghamshire

Two-storey extension to the side of the existing dwelling, to be constructed above the
current garage.

The proposed development would respect the character of the area, residential amenity
and highway safety.

The Panel recommended that the application be determined under delegated
authority.

Decision: to grant permission.
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30th January 2026
Video Conference Call Meeting

Cllr Roy Allan

Clir David Ellis

Cllr Lynda Pearson
Cllr Ruth Strong
Cllr Stuart Bestwick

Nigel Bryan — Development Manager
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ACTION SHEET PLANNING DELEGATION PANEL - 6th February 2026

2025/0104

95 Weaverthorpe Road, Woodthorpe, Nottinghamshire

Convert existing car port into living space consisting of porch with W.C., 1 bedroom with
en-suite.

The proposed development would respect the character of the area, residential amenity
and highway safety.

The Panel recommended that the application be determined under delegated
authority.

Decision: to grant permission.

2025/0605

Sir John Sherbrooke School, Flatts Lane, Calverton

Demolition of caretakers bungalow, extension to and alteration of school building,
increased parking facilities and new paladin fencing.

The proposed development would respect the character of the area, residential amenity
and highway safety.

The Panel recommended that the application be determined under delegated
authority.

Decision: to grant permission.

2025/0664

11 Swan Meadow, Colwick, Nottinghamshire

Front two-storey extension & side extension above garage, new roof & rendering to
external walls

The proposed development would respect the character of the area, residential amenity
and highway safety.

The Panel recommended that the application be determined under delegated
authority.

Decision: to grant permission.
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2025/0929

4 Lacewood Close, Bestwood, Nottinghamshire

Proposed change of use from Dwelling (C3) to Children's Care Home (C2) (1 Child aged
between 8 and 17)

The proposed development would respect the character of the area, residential amenity
and highway safety.

The Panel recommended that the application be determined under delegated
authority.

Decision: to grant permission.

6th February 2026

Video Conference Call Meeting
Clir Roy Allan

Clir David Ellis

Cllr Lynda Pearson

Nigel Bryan — Development Manager
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ACTION SHEET PLANNING DELEGATION PANEL - 13th February 2026

2025/0096

32 The Annexe, Pilkington Road, Mapperley

Change to Condition 3 of approval 2010/1048 to allow use of approved annex as an
independent dwelling

The proposed development would have a detrimental impact on residential amenity and
not provide adequate parking provision.

The Panel recommended that the application be determined under delegated
authority.

Decision: to refuse permission.

2025/0737

518 Mansfield Road, Redhill, Nottinghamshire

Provision of additional lane and associated order point to facilitate a drive-thru, EVC
charging points and associated landscaping, access alterations and ancillary works.

The proposed development would respect the character of the area, residential amenity
and highway safety. Nor would the proposal be inappropriate development in the Green
Belt.

The Panel recommended that the application be determined under delegated
authority.

Decision: to grant permission.

13th February 2026

Video Conference Call Meeting
Clir Roy Allan

Clir David Ellis

Cllr Lynda Pearson

Nigel Bryan — Development Manager
Claire Turton — Principal Planning Officer
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ACTION SHEET PLANNING DELEGATION PANEL 27th February 2026

2025/0535
155 Lowdham Lane Woodborough Nottinghamshire
Erection of two self build single storey dwellings and associated works.

The proposed development would not be inappropriate development in the Green Belt,
would respect the character of the area, residential amenity and highway safety.

The Panel recommended that the application be determined under delegated
authority.

Decision to grant planning permission

2025/0884

Lambley Lodge 75 Lambley Lane Burton Joyce

Construction of a detached dwelling. Variation of conditions 2 (approved plans), 6 (hard
and soft landscaping), 8 (Preliminary Ecological Appraisal), 7 (tree protection), 9 (site
drainage), 12 (Badger Mitigation Strategy) of planning permission 2024/0777 to allow for
an amended site layout to incorporate a new retaining wall and alteration to garden levels
and to reqularise the on-site drainage during construction (part retrospective).

The proposed development would respect the character of the area, residential amenity,
highway safety and biodiversity and drainage is considered to be acceptable.

The Panel recommended that the application be determined under delegated
authority.

Decision to grant planning permission

2026/0016
46 Georgia Drive Redhill Nottinghamshire
Change of use to a children's care home (Use Class C2).

The proposed development would respect the character of the area, residential amenity
and highway safety.

The Panel recommended that the application be determined under delegated
authority.

Decision to grant planning permission.
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27th February 2026

Video Conference Call Meeting

Cllr Roy Allan

Clir David Ellis

Cllr Lynda Pearson
ClIr Ruth Strong
ClIr Stuart Bestwick

Nigel Bryan — Development Manager
Claire Turton — Principal Planning Officer
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ACTION SHEET PLANNING DELEGATION PANEL 6th March 2026

2025/0632
126 Lambley Lane Burton Joyce Nottinghamshire
Construction of a detached dwelling with associated access and parking, land to be

regraded

The proposed development would respect the character of the area, residential amenity,
highway safety, ecology and drainage.

The Panel recommended that the application be determined under delegated
authority.

Decision to grant planning permission

2026/0020

27 Marshall Road Mapperley Nottinghamshire

Construction of two-storey side extension and first floor extension install two first-floor
obscure-glazed non-opening windows (Revised scheme of 2025/0266)

The proposed development would respect the character of the area, residential amenity
and highway safety

The Panel recommended that the application be determined under delegated
authority.

Decision to grant planning permission

2026/0036
Carlton Academy, Coningswath Road Carlton
Proposed roof mounted solar panels

The proposed development complies with the relevant legislation

The Panel recommended that the application be determined under delegated
authority.

Decision prior approval not required
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6th March 2026

Video Conference Call Meeting
Cllr Roy Allan

Cllr David Ellis

Cllr Ruth Strong

Nigel Bryan — Development Manager
Claire Turton — Principal Planning Officer
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ACTION SHEET PLANNING DELEGATION PANEL 13th March 2026

2025/0914

DK Market 33 Mansfield Road Daybrook

Conversion of existing first floor C3 unit and part of ground floor retail unit to C4 House in
Multiple Occupation with single storey rear extension.

The proposed development would respect the character of the area, residential amenity
and highway safety

The Panel recommended that the application be determined under delegated
authority.

Decision to grant planning permission

2026/0024
44 Southcliffe Road Carlton Nottinghamshire
Loft conversion to change use from C4 HMO to "sui generis" HMO

The proposed development would respect the character of the area, residential amenity
and highway safety

The Panel recommended that the application be determined under delegated
authority.

Decision to grant planning permission

2026/0067
1 De Buseli Close Gedling Nottinghamshire
New 1200 x 800mm illuminated sign

The proposed development would not impact unacceptably on safety or amenity.

The Panel recommended that the application be determined under delegated
authority.

Decision to grant advertisement consent
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13th March 2026

Video Conference Call Meeting
Clir Roy Allan

Clir David Ellis

ClIr Ruth Strong

Cllr Lynda Pearson

Cllr Stuart Bestwick

Claire Turton — Principal Planning Officer
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