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Report to Planning Committee

Application Number: 2016/0443

Location: Garage Site, Moyra Drive, Arnold, Nottinghamshire.

Proposal: SITE 24 Demolition of existing garages and construction 
of 4 no.1 bed flats of 2 storeys in two blocks.

Applicant: Gedling Homes

Agent: Arcus Consulting LLP

Case Officer: Elizabeth Campbell

Background

This application is referred to the Planning Committee at the request of the 
Delegated Members Panel.

Site Description

This is one of eight garage sites being redeveloped by Gedling Homes but this site at 
Moyra Drive, to the west of Queen’s Bower Road, is remote from the other seven 
sites which are to the east of Queen’s Bower Road.  This site has been given the 
number Site 24.

This site is to the rear of residential properties on Moyra Drive, Roundwood Road 
and Oxborough Road.  These are two storey semi - detached properties. Vehicular 
access is gained off Moyra Drive via a 3.4m wide 25m long tarmacadam road  which 
opens onto a garage court with 16 garages along the bottom of the gardens of 10-20 
(even nos.) Moyra Drive.  The garage block is a single storey brick construction with 
concrete bases and fibre corrugated sheet roofing. 

Five properties have vehicular access from the garage court to the bottom of their 
gardens. Gardens are enclosed with 2m high close boarded fencing otherwise.

Arnold Parish Footpath No 53 runs along the northern edge of the site along the side 
boundary of 20 Moyra Drive and between 25 Oxborough Road and 58 Roundwood 
Road. 

The application site is located within the built up area of Arnold.

Relevant Planning History



None

Proposed Development

The proposal is to demolish the garages and provide, in two blocks towards the 
northern and southern sections of the site and across the site, four one bedroomed 
flats with five parking spaces between. The blocks, which would be double pitch so 
as to keep the height below that of the surrounding dwellings, would be rendered 
with brick feature panels on the rear elevations and projecting brick features on the 
front elevations. The roofs would be clad in slate grey roof tiles. The rear elevations, 
which back onto existing dwellings, are solely windows lighting bathrooms or 
corridors and they are between 6 and 9m from the boundary and enclosed to provide 
amenity space for the residents. 

The public footpath along the northern edge of the site would be unaffected by the 
proposal.

The scheme has been revised several times to secure a satisfactory design and a 
development which would not have a significant impact on the residents of the 
existing houses around the site. The latest plan (revision G) was received on 20th 
July 2016.

A design statement has been submitted in support of the proposal. Of relevance are 
the following points:-
 Gedling Homes manages 168 garages as part of their portfolio of dwellings in 

this area of Nottingham
 Over a period of time it has become apparent that a large number of these 

garages are no longer used, with no immediate sign that they will become 
occupied due to a lack of demand. At Moyra Drive, of the 16 garages 11 are 
“void units”

 The garages are of a brick construction with corrugated sheet roofing, which 
is likely to be asbestos based

 It is considered that the garages are empty because tenants do not wish to 
rent, the garages have fallen into a state of disrepair, partly because their 
location makes them subject to antisocial behaviour and now where the cost 
of repair is financially unviable. Some vacant garages have been broken into 
and are attracting fly tipping.

 The proposal will solve some local social issues and add to the Government’s 
and Borough’s need for affordable housing especially in the Bestwood area, 
for 1,2 and 3 bed accommodation

 Local residents have been consulted and existing vehicular accesses have 
been retained. Tenants of existing garages will be offered alternative 
accommodation in the vicinity.

 A designated parking space will be allocated to each new unit with a space for 
visitors

 Gedling Homes has secured funding for a mix of general needs housing. The 
House and Communities Agency (HCA) is limited to the mix of housing and 
funding could be lost if this is not achieved

 This site has been designed to maintain existing access points to the rear of 
properties on Moyra Drive and Oxborough Road.



 
Consultations

Notts County Council (Highway Authority) – The proposal is to construct 4no 
dwellings on land currently used for 16 garages.
In current standards this would require the access width to be 5.25m in width to allow 
2no cars to pass side by side. However the site is currently being used for 16 
garages which would generate more car movements than 4x 1bed flats.
Therefore the Highways Authority would have no concerns to the proposal, either as 
submitted originally or as revised, subject to a condition that the car parking spaces 
are lined out and available for use prior to occupation of the flats, to ensure there is 
adequate off-street car parking and to reduce the possibility of on street parking

In response to the concerns raised by neighbours, living either side of the access, to 
the latest revised plan on the grounds of danger to family and disturbance from extra 
lighting the Highway Authority has commented that at the moment “all 16 garages 
could come into use at any time”

Notts County Council (Notts CC) (Area Rights of Way Officer) – Whilst not an 
objection would require that Arnold Parish Footpath, which runs along the northern 
boundary of the site, is not affected or obstructed in any way, that Notts. CC should 
be consulted re any surfacing or gating issues and that path users should not be 
impeded or endangered in any way.

Severn Trent – No objections to the proposal.  A condition, regarding submission of 
drainage plans before commencement, is recommended.

Public Protection – The site has had a history of industrial land uses (in this case, 
garages); there is then a risk that excavations may reveal material which may be 
contaminated by historic dumping of materials or spills. The applicant/developer then 
will need to have a contingency plan should the construction phase reveal any 
contamination. This matter may be controlled by way of a standard condition.
The applicant’s attention is drawn to an informal planning guidance document which 
has been produced to try and define what sustainable development means in the 
context of air quality, and how we might help decrease levels by incorporating 
mitigation measures into scheme design as standard. We would also ask therefore, 
that the developer considers the commitment to incorporate provision for an EV 
(electric vehicle) charging point per dwelling; to allow future residents to charge 
electric/hybrid vehicles into the future.

Adjoining Properties have been notified in respect of the original plans, the first 
amendment (to the one objector to the original plan) and the latest revised plans (to 
all neighbours consulted originally) and a Site Notice posted. One letter of 
representation was received against the initial plans on the grounds of invasion of 
privacy, loss of security, increased stress and loss of sunlight. However the plans 
have been significantly changed by the re-orientation of the development and the 
division of the accommodation into two blocks and no objections have been received 
from this neighbour to subsequent revisions. With respect to the latest revision two 
strong objections have been received from the residents living either side of the 
access on the grounds of:



 Increase in traffic on a very narrow access road. There have been numerous 
accidents, which is why a gate was erected – this has since been broken and 
the site is now open

 Disturbance from new street lights
 There are no safety features to protect families living either side of the access.

Planning Considerations

In my opinion the main planning considerations in determining this application are:
- The principle of development;
- The design, scale, mass, layout of development;
- Impact on residential amenity;
- Car parking and highway safety;
- Land Contamination
- Impact on the Public Footpath

The following policies are relevant in the consideration of this application:
- Nation Planning Policy Framework (NPPF) 2012 paragraphs 47-55 

(Delivering a wide choice of high quality homes);
- NPPF paragraphs 56-68 (Requiring good design);
- Aligned Core Strategy (ACS) adopted by Gedling Borough in September 2014  

Policy 8 (Housing Size, Mix and Choice);
- ACS Policy 10 (Design and Enhancing Local Identity);
- Replacement Local Plan (RLP)(certain policies saved 2014) Policy ENV1 

(Development Criteria);
- RLP Policy H7 (Residential Development on Unidentified Sites within the 

Urban Area and the Defined Village Envelopes).

In respect to car parking, regard should be had to the Borough Council’s 
Supplementary Planning Document ‘Parking Provision for Residential Developments’ 
(May 2012). 

The Principle of Development
The site is located within the existing built up area of Arnold.  The proposal is for the 
demolition of the existing garage block and residential development of 4 units in two 
blocks. 

I note that one of the core planning principles of the NPPF is to encourage the 
effective use of land that has been previously developed (brownfield land), provided 
it is not of high environmental value. The NPPF’s definition of brown field land is 
‘previously developed land which is or was occupied by a permanent structure, 
including the curtilage of the developed land and any associated fixed surface 
infrastructure.’ This excludes ‘land in built-up areas such as private residential 
gardens, parks, recreation grounds and allotments.’

At the heart of the NPPF there is presumption in favour of sustainable development. 
For decision-taking this means approving development proposals that accord with 
the development plan without delay.

Whilst the NPPF advises that previously developed land should be re-used 



effectively, the proposal for residential re-development of the site would result in the 
loss of garages which were originally designed to serve the residential properties in 
the immediate area. The application site, together with the other garage sites, 
present in the area amount to a total of 168 garage spaces. However, as it is stated 
in the Design Statement, “a large number of the garages have become void with no 
immediate sign/demonstration that they will become occupied in the future due to the 
lack of demand”. It is also stated that 11 of the 16 existing garages within the 
application site are void and that the tenants who occupy a garage will be offered a 
replacement garage in the area where the garage blocks would be refurbished and 
upgraded. It may be noted that on Moyra Drive, there are 14 other garages, with 
access straight off the highway, although it is not known how many of these are 
“void”.

In light of the above, given the proposed residential use of the site and the high 
demand for new housing, I am of the opinion the proposal represents an effective 
use of a previously developed site. As such, I am of the opinion the principle of the 
development would be in line with the advice contained within the NPPF.

The Design Scale, Mass, Layout of Development

Section 6 of the NPPF states inter-alia that housing applications should be 
considered in the context of the presumption in favour of sustainable development. 
Section 7 of the NPPF states that it is important to plan positively for the 
achievement of high quality and inclusive design for all development, including 
individual buildings…decisions should aim to ensure developments, amongst other 
things, respond to local character and history, and reflect the identity of local 
surroundings and materials. Permission should be refused for development of poor 
design that fails to take the opportunities available for improving the character and 
quality of an area and the way it functions. 

Policy 10 – 1 of the ACS states inter-alia that development should be designed to:
a) make a positive contribution to the public realm and the sense of place;
b) create attractive, safe, inclusive and healthy environment;
c) reinforce valued local characteristics;
d) be adaptable to meet changing needs of occupiers and the effects of climate 

change; and 
e) reflect the need to reduce the dominance of motor vehicles.

Policy 10 – 2 of the ACS sets out the criteria that development will be assessed 
including: - plot sizes, orientation, positioning, massing, scale, and proportion.
Criterion a, c. and d. of Policy ENV1 and criterion a. and c. of Policy H7of the 
Replacement Local Plan (certain policies saved 2014) are also relevant in this 
instance. These state that planning permission will be granted for development 
provided it is in accordance with other Local Plan policies and that proposals are, 
amongst other things, of a high standard of design which have regard to the 
appearance of the area and do not adversely affect the area by reason of their scale, 
bulk, form, layout or materials. Development proposals should include adequate 
provisions for the safe and convenient access and circulation of pedestrians and 
vehicles and incorporate crime prevention measures in the design and layout.



Design and layout are also considered in criterion a. and b. of Policy H7 of the 
Replacement Local Plan. This policy states inter alia that permission will be granted 
for residential development, within the urban area provided it is of a high standard of 
design and does not adversely affect the area by reason of its scale, bulk, form, 
layout or materials and that it would not result in the loss of buildings or other 
features including open space which make an important contribution to the 
appearance of the area.

I note the site is located within the existing built up area of Arnold when referred to 
the Proposals Map, the site being adjoined on all sides by other residential 
properties.

I note that the surrounding area is characterised by two storey semi-detached 
properties. The latest revised plans show 4 units in two blocks, which are of a similar 
size and height to the surrounding dwellings and the layout proposed will not appear 
cramped or over intensive and sited sufficiently far from these dwellings.

Given the type and sizes of properties in the immediate vicinity and the size of the 
application site I consider that the development is in keeping with the character of 
the area. I also consider that the incorporation of contemporary design principles, 
such as render, with brick feature panels, would add to the architectural mix in the 
area.

Having considered the overall design of the development and the constraining 
factors of the site, it is my opinion that the proposal would satisfy the design and 
landscaping criteria of Policies ENV1 and H7 of the RLP and Policy 10 of the ACS. I 
also consider that the proposed development accords with the broad design aims of 
the NPPF, which states that good design is key aspect of sustainable development, 
is indivisible from good planning and should contribute positively to making places 
better for people. I am also of the opinion the proposed dwellings would be in 
keeping scale and character with the area and the wider locality.

Impact on Residential Amenity

Criterion f) of Policy 10 of the ACS refers to the impact on the amenity of nearby 
residents.

Criterion b) of RLP policy ENV1 states that Planning permission will be granted for 
development provided it would not have a significant adverse effect on the amenities 
of adjoining occupiers or the locality in general, by reason of the level of traffic 
generated.

I note that the objection to the original plans has been met by re-orientating the 
development and dividing it into two blocks. It is recommended to prevent light 
disturbance a condition could require low level lighting. It may be noted also that the 
residents, who have and access to their back gardens are being allowed to retain 
this.

I conclude that given the separation distances to the neighbouring properties and 
plot orientation the proposed development would not have a significant undue 



overbearing, overlooking or overshadowing impact on any adjacent properties. I 
therefore consider the proposal to be in accordance with the aims of policy ENV1of 
the RLP and policy 10 of the ACS.

Highway Safety

I note the comments from the Highway Authority and, subject to the suggested 
condition, I am satisfied that the proposed development would have no undue impact 
on highway safety.

With respect to the objection to neighbours either side of the access it is accepted 
that the access is substandard. However this access already serves 16 garages and 
5 residents have access to the rear of theirs properties. It is considered therefore 
that access to 4 dwellings should be an improvement. It is noted that the Highways 
Authority has no concerns. 

When considering car parking provision for new residential development the adopted 
Parking Provision for Residential Development Supplementary Guidance (SPD) May 
2012 is relevant. When referring to the car parking SPD a new unit with 2 bedrooms 
in an urban location would require off street car parking provision for 1 vehicle. The 
proposed scheme includes 1 off-street parking space for each unit plus one visitor 
space. I am therefore satisfied that the design layout is sufficient to satisfy the 
requirements of the SPD.

Land Contamination

I note the comments received from the Scientific Officer with regards to land 
contamination, I suggest a condition to be attached to the planning permission.

 Arnold Parish Footpath No 53

I note that there is no objection subject to the footpath not being affected or 
obstructed in any way or users endangered or impeded or gating and surfacing 
issues being discussed with the County Council. This is covered in a recommended 
informative.

Air Quality

I note the comments of the Scientific Officer in respect of air pollution, and 
recommend an informative to be attached to the planning permission.  The 
informative would encourage the developer to consider mitigation in the form of 
electric vehicle charging infrastructure.

Conclusion

I am of the opinion that the proposed development would comply with the relevant 
planning policies that are set out above and that planning permission should be 
granted. 



Recommendation:

GRANT PLANNING PERMISSION, subject to the following conditions:-

Conditions

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

2. The development hereby approved shall be built in accordance with the the 
application form, Design Statement and Site 24 existing site and location plan 
(drawing no. Job 3680 00.024) received on 18th March 2016 and the Site 24 
proposed site and location plan (drawing no. Job 3680 100.024) received on 
20th July 2016.

3. In the event that contamination is found at any time when carrying out the 
approved development it must be reported in writing immediately to the 
Borough Council and once the Borough Council 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 of the Borough Council, 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 
Borough Council.

4. The apartments shall not be occupied until the car parking spaces have been 
lined out, as identified on the submitted plan - drawing no Job 3680 100.024, 
received on 20th July 2016. These car parking spaces shall be retained for 
this purpose for the life of the development.

5. Before development is commenced there shall be submitted to and approved 
in writing by the Borough Council a landscape plan of the site showing the 
position, type and planting size of all trees and shrubs proposed to be planted. 
The approved landscape scheme shall be carried out in the first planting 
season following the substantial completion of the development and any 
planting material which becomes diseased or dies within five years of the 
completion of the development shall be replaced in the next planting season 
by the applicants or their successors in title.

6. Before development is commenced there shall be submitted to and approved 
by the Borough Council details of the means of enclosure of the site. The 
approved means of enclosure shall be erected prior to the first occupation of 
any of the flats hereby approved and shall thereafter be retained unless 
alternative means of enclosure are agreed in writing by the Borough Council.

7. Before development is commenced there shall be submitted to and approved 
in writing by the Borough Council precise details of any proposed external 
lighting which shall include siting of the proposed lighting columns or bollards. 
The proposed lighting shall then be installed in accordance with these details 



for the life of the development.

8. The development hereby permitted shall not commence until drainage plans 
for the disposal of surface water and foul sewage have been submitted to and 
approved in writing by the Borough Council. Once approved the scheme shall 
be implemented in accordance with the approved details before the 
development is first brought into use and retained for the life of the 
development.

Reasons

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

2. For the avoidance of doubt.

3. The site has had a history of industrial land uses (in this case, garages); there 
is then a risk that excavations may reveal material which may be 
contaminated by historic dumping of materials or spills.

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

5. To ensure a satisfactory development, in accordance with the aims of policy 
ENV1 of the Gedling Borough Replacement Local Plan (Certain Policies 
Saved) 2014.

6. To ensure a satisfactory development, in accordance with the aims of policy 
ENV1 of the Gedling Borough Replacement Local Plan (Certain Policies 
Saved) 2014.

7. To ensure a satisfactory development in accordance with the aims of Policy 
ENV1 of the Gedling Borough Replacement Local Plan (Certain Policies 
Saved) 2008.

8. To ensure that the development is provided with satisfactory means of 
drainage as well as to reduce the risk of creating a flooding problem and to 
minimise the risk of pollution.

Reasons for Decision

In the opinion of the Borough Council the principle of the residential development is 
acceptable, it results in no significant undue impact on the amenity of neighbouring 
properties or the wider area. The proposed development would be visually 
acceptable and in keeping scale and character with area and the wider locality. The 
proposal therefore accords with the National Planning Policy Framework (2012), 
Policies 8 (Housing Size, Mix and Choice) and 10 (Design and enhancing Local 
Identity) of the Aligned Core Strategy (September 2014), policies ENV1 
(Development Criteria) and H7 (Residential Development on Unidentified Sites within 



the Urban Area and the Defined Village Envelopes) of the Gedling Borough 
Replacement Local Plan (Certain Policies Saved 2014) and the Supplementary 
Planning Document "Parking Provision for Residential Developments" (May 2012).

Notes to Applicant

You must contact the Borough Council's Building Control Section with regard to any 
proposed demolition of buildings on the site at least 4 weeks prior to any site 
clearance commencing.

The Arnold Parish Footpath No 53 runs alongside the northern boundary of the site. 
The availability of this footpath must not be affected or obstructed in any way by the 
proposed development unless this is subject to an appropriate diversion or closure 
order. The Area Rights of Way Officer at Nottinghamshire County Council ( tel no. 
0115 977 4559) must be consulted regarding any surfacing or gating issues and path 
users should not be impeded or endangered in any way by the development, during 
construction or on its completion.

The applicants attention is drawn to an informal planning guidance document which 
has been produced to try and define what sustainable development means in the 
context of air quality, and how we might help decrease levels by incorporating 
mitigation measures into scheme design as standard. 
(Seehttp://www.gedling.gov.uk/planningbuildingcontrol/planningpolicy/emerginglocal
plan/supplementaryplanningdocuments/) We would also ask therefore, that the 
developer considers the commitment to incorporate provision for an EV (electric 
vehicle) charging point(s); to allow residents/visitors to charge electric/plug-in hybrid 
vehicles whilst at the site. Reference can be made to guidance produced by IET 
Code of Practice for EV Charging Equipment Installation for details of charging 
points and plugs specifications.

Positive and Proactive Statement - The Borough Council has worked positively and 
proactively with the applicant in accordance with paragraphs 186 to 187 of the 
National Planning Policy Framework. Negotiations have taken place during the 
consideration of the application to address adverse impacts identified by officers in 
connection with the proposal, addressing the identified adverse impacts, thereby 
resulting in a more acceptable scheme and a favourable recommendation.

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

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 Coal Authority on 
0845 762   6848. Further information is also available on The Coal Authority website 
at www.coal.decc.gov.uk.Property specific summary information on past, current and 
future coal mining activity can be obtained from The Coal Authority's Property 



Search Service on 0845 762 6848 or at www.groundstability.com.


