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Report to Planning Committee

Application Number:

Location:

2017/0207

St Wilfrids Square Calverton NG14 6FP

Proposal: 3 storey building comprising; 8no. first and

second floor residential dwelling flats (C3)
and 4no. ground floor retail units (A1).

Applicant: Wayshop1 (Tree) Limited

Agent: Gordon White & Hood

Case Officer: David Gray
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Site Description

The application site relates to an undeveloped area at St Wilfred’s Square in
Calverton which is currently a pedestrianised open area with 3no. street trees
and a raised planter. There is currently no statutory designation of the
application site as Public Open Space, however, the immediate area is
characterised as an open space / St Wilfred’s Square. The application site is
not within the designated Conservation Area of Calverton.

The application site is on the northwest corner of St Wilfred’s Square and
fronts onto the adjoining highways of Crookdole Lane to the north and
Mansfield Lane to the west.

There is currently an existing bus shelter fronting Mansfield Lane serving the
Calverton Connection which serves a route to Nottingham City Centre via
Arnold.

The application site is bound to the South and East by retail / commercial
units, at ground level, and residential accommodation above. The North and
West boundaries are public highways.

Opposite the site, to the West, is also open and currently operates as a car
park serving the Oscar’s (bar and restaurant), with a car washing facility
adjacent to the north boundary. To the North, on the opposite side of
Crookdole Lane is a row of 2-storey terraced residential properties. The
buildings that have been constructed in the vicinity of the application site date
from around the 1960s / 1970s.

To the northeast and south of Wilfred’s Square are public car parks which are
operated by Gedling Borough Council and within the ownership of the
applicant are 16No. additional car parking spaces and 9 garages.
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3.1

The application site measures 1250 square metres (0.125 hectares).

Proposed Development

Planning Permission is sought for the redevelopment of St Wilfred’s Square to
provide 8no. Residential Apartments (C3) and a commercial development
comprising A1 retail units.

The additional floor areas to be created are outlined below:
Residential: Plots 1 and 5 (1 bed / 2 person flat) — 53sq m
Residential: Plots 2,4,6 and 8 (2 bed / 2 person flat) — 71sq m
Residential: Plots 3 and 7 (2 bed / 2 person flat) — 81sq m
Retail Unit A: 1185sq / ft. (110sq / m)

Retail Unit B: 420sq / ft. (40sq / m)

Retail Unit C: 720sq / ft. (67sq / m)

Retail Unit D: 731sq / ft. (68sq / m)

N O O O A

The proposed development would be set over three stories and would
incorporate a flat roof with a small parapet wall.

It was resolved that a brick finish matching the elevations of the existing
buildings onto Crookdole Lane would better assimilate with the existing
surroundings. Visualisations rendering the proposal within the existing
streetscene have been produced demonstrating how the external finishes
would integrate with the surrounding area.

The proposal would require the loss of three street trees from the public realm
and a raised planting bed. In mitigation, it is proposed that 4no. new trees are
planted between the existing and new building.

During the processing of the application revisions were made to the design of
the proposal and the application site size was increased to incorporate
additional land within the ownership of the applicant.

The existing underused garage block in a poor state of repair would be
demolished and the car park realigned to account for 9 additional car parking
spaces to be included within the existing rear car park area.

Application Publicity and Procedures

The application was publicised for representation in accordance with the
requirements of the Town and Country Planning (Development Management
Procedure) (England) Order 2015. Site notices were posted and press notices
have also been advertised in the Nottingham Post.

During the determination period, revised plans were submitted amending the
red line plan to incorporate additional car parking. As this amended the red
line plan a further 21 days consultation period was instigated.

Nottinghamshire County Council (Highway Authority) —
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The Highway Authority is in receipt of revised/additional plans for the proposal
which aim to overcome the concerns which were raised as part of the
previous correspondence, in regards to the balcony relocation not
overhanging over the bus shelter.

The comments regarding the proposed layout of the site are made on the
revised plan entitled ‘Proposed Floor Plans’, (Drawing Ref: 7097/06 Rev E)
which are now acceptable from a Highways/Transportation perspective.

No objection from the Highway Authority.

Note: The red line is incorrect on the plans, which shows the red line covering
part of the adopted footway.

Nottinghamshire County Council (LLFA) —

No objections subject to a drainage plan being secured by condition in line
with the requirements of the NPPF.

Severn Trent —
No comments received.

Architectural Liaison Officer —

No comments received.

Arboricultural Officer —

Following site visit it has been confirmed that one tree is in decline and
requires removal and the others are also of poor form and considered to be of
low visual amenity.

Public Protection (Scientific Officer) —

No objections regarding land contamination or air quality.

Public Protection (Community Protection Manager) -

As previously stated the development is likely to have a detrimental effect on

the Council’s CCTV camera on St Wilfred’s Square. It is therefore asked that

the Council request that the relocation of the CCTV is agreed in writing by the
Borough Council and is carried out at the expense of the applicant.

Economic Development —

The size of the development meets the threshold for an Employment and
Skills Strategy to be developed and implemented in accordance with the
Construction Industry Training Board (CITB) and the National Skills Academy
for Construction Client-Based Approach; Local Client Guidance for England —
to be implemented during the term of the build to deliver employment and
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training activities — including work experience, jobs, apprenticeships and
training.

Conservation Officer -

The boundary of Calverton Conservation Area runs along the line of the stone
wall to the west that bounds ‘Oscar’s’ car park adjacent to Mansfield Lane.
The area is characterised by a mixture of earlier C19 developments mainly to
the west and south with some buildings to the north while the buildings
immediately bounding St Wilfrid’s Square to the south and east have C20
origins.

Buildings of note are the Baptist Chapel at The Nook which is locally listed
and Oscar’s public house which is highlighted within the Calverton
Conservation Area Character Appraisal as being prominent building but which
does not have statutory protection and is not locally listed. Both buildings are
C19 Victorian buildings within the adjacent Conservation Area and appear of
Historic Maps however Oscars has been significantly altered to its detriment.
There is also a further red brick two storey C19 property next to the Chapel
with a corner shop window. This appears to have been extended and altered
to its detriment by insertion of C20 UPVC windows on its gable end which
faces St Wilfrid’s Square and is seen from there across the car park.
Consequently, | do not consider that views from outside the conservation area
and in particular St Wilfrid’s Square towards the gable of this building are
significant. Long views towards the Chapel from the Square (east to west) are
not highlighted as being significant in the Conservation Area Character
Appraisal and views from Mansfield Lane towards the Conservation Area and
the cluster of C19 buildings will not be harmed by the proposed development.
It is views north or south along Mansfield Road that are highlighted and while
there would be some obscuring of views south from Crookdale Lane towards
Main Street they are not of significance in causing harm to the setting of the
Conservation Area.

St Wilfrid’s Square has always been open space although the space has been
slightly altered over time with development that surrounds and impinges upon
the space. The proposed building is rectangular in shape and would follow the
alignment of existing buildings to the south, extend north and then return on
its north gable along Crookdale Lane. It would mark the corner plot of the
junction of Crookdale Lane and Mansfield Lane, but leave space to the rear
east side for pedestrian access linking to the existing retail area to the south
and leaving space between the proposed building and the flats above the
shops to the east.

The proposed development which will be of 3 storeys will significantly change
the character and appearance of this space. However, the site is located
outside the Conservation Area and as such the key factor will be the proposed
impact upon the setting of the conservation area to the east including the
locally listed Chapel and adjacent C19 properties and key views as
highlighted in the conservation Area character appraisal for Calverton.

The key here is the value of the existing space and its contribution to the
setting of the Conservation Area compared to the Value of the proposed



building in that location and its physical and visual impact upon the setting of
the Conservation Area. The location of St Wilfrid’s square to the east of
Mansfield Lane ensures that the public space of the Lane and private space
of the car park provide a spatial buffer that in my opinion reduces the physical
and visual impact of a building in the proposed location upon the setting of the
Conservation Area and consequently | support the principle of the
development on this site from a conservation perspective. However, what will
be seen will have some impact upon setting of the Conservation Area and the
balance of judgment in accordance with the NPPF paragraph 134 must also
take account of the proposed form, scale, height and design of the building
and public realm as proposed upon that setting.

There is a cluster of flat roofed buildings existing on the east side of Mansfield
Lane and in proximity to the site, including the public library and CORE
training and advice centre. The form of these buildings with their flat roofs
detracts from this area generally.

There is good use of glazing to the ground floor but careful consideration
should be given to the use of materials to upper elevations as propsed,
including the mesh appearance to the east elevation facing the flats and
planning conditions may control colour and appearance. Designs have
progressed and the use of brickwork is now proposed to elevations instead. |
believe this more consistent use of brickwork as opposed to a multitude of
different materials would simplify the designs and be more effective. Better
still if the materials reflect what is within the vicinity and | consider that the
creative use of brickwork, incorporating different bond patterns and designs
can be visually attractive, enhance and complement the area. The use of
angled balconies is acceptable since these would not impact upon the
Conservation Area.

The proposed development has an opportunity to significantly improve the
appearance of the public realm in this location which in turn would enhance
the setting of the proposed building, St Wilfrid’s Square and the Conservation
Area opposite. The use of paving stones to footways along the front Mansfield
Lane and Crookdale Lane sides would be a significant improvement over the
ubiquitous Tar Macadam. The use of paving slabs to the rear and connecting
through to the existing shopping precinct to the south would also improve the
appearance of these areas. The applicant should also provide information
relating to lighting and security coverage for the Square and the retention/use
of relevant trees will help soften the environment of the location. A landscape
condition is recommended given the lack of information in the design and
access statement. The public Realm should provide and enhance the
aesthetic link to the surrounding buildings, spaces and area.

| consider that while the principle of a building is on balance acceptable from a
conservation view point, considerable work is required to improve the design
of the building in terms of roof form and materials to elevations and simpler
designs with careful consideration required regarding the possible benefits
including improvements to the materials of the public realm.

Paragraph 134 of the NPPF is relevant
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‘Where a development proposal will lead to less than substantial harm to the
significance of a designated heritage asset, this harm should be weighed
against the public benefits of the proposal, including securing its optimum
viable use’.

In its current form the Value of the space as it currently stands (and which is
surrounded by low quality designed buildings) would be further harmed by the
proposed building with a further degree of harm that is less than substantial to
the setting of the Conservation Area. This would be achieved by compounding
the poor visual impact of existing buildings upon the location. The harm
caused does not outweigh the public benefits of the scheme as proposed.
However, a revised scheme that would enhance the location in design terms
as suggested and provides a focal point that more greatly respects the setting
of the Conservation Area and its traditional buildings could positively
contribute to the character of the Conservation Area.

Waste Services — verbally advised following a Site Visit that they are satisfied
with the locations of the proposed new bin storage areas.

3.11.0 Neighbouring Properties were notified and a Site Notice / Press Notice posted

3.11.1

and 1152 letters of representation were received as a result of the first
consultation and 66 letters of representation were received following the
consultation of revised plans.

The comments can be outlined as follows: -

Highway Safety / Traffic

1 The application makes no provision for additional car parking. There is
currently a shortfall of car parking serving the square. The development
would further add to the car parking deficit the square currently
experiences.

"1 Displacing car parking to the surrounding road network would have a
negative impact on highway safety and pedestrian safety.

"1 Residents car parking which is claimed to be additional, is allocated in an
existing, already congested car park;

"1 There would be an inconvenience to bus users and drivers using
Crookdole Lane. There would be conflict between bus drivers and service
vehicle drivers due to service vehicle drivers loading in the bus bay.

"1 There would be restricted views for left turners from Crookdole Lane.

"1 The proposal incorporates no facilities such as loading area for shops and
a space for waste bins. The existing properties have no facilities for bins
as these are left on the public highway.

1 There needs to be a park and ride facility to serve the people using
Calverton from the outlying villages.

3.11.2 Design

"1 The development being a low quality, 3 storey structure with flat roof would
not be sympathetic to its sensitive central village location next to a
Conservation Area;



1 The development results in the loss of community space which provides
the only outdoor space in the centre of the village. This space has been
available for community use for over 50 years;

1 The design of the development is no improvement to the already poorly
designed square;

1 The proposed development is over intensive and poorly designed.

3.11.3 Neighbouring Amenity

1 The scale of the development would be overpowering and reduce light,
which would negatively impact on other residents and businesses;

1 The proposed enclosed passageway next to the CORE Centre / dentists
would present a problem in terms of a lack of openness. Reduced natural
surveillance, both with the alley and the rest of the precinct, would result in
a built environment that encouraged anti-social behaviour.

1 The 3 storey building would be sited close to the CORE centre, a vital
service and activity hub in Calverton. It would block natural daylight to the
front office and to the IT room upstairs, and the recently installed, much
needed CCTV camera;

1 Properties on Crookdole Lane would have their outlook reduced;

3.11.4 Heritage / Conservation Area

1 The Conservation Area is hugely impacted by the existing built
environment of St Wilfrid’s Square; the design/scale of the proposals
would exacerbate this to an unacceptable degree. This impact would be
unjustifiable and contrary to local and national planning policies.

1 The development would harm a designated heritage asset. Harm to a
designated asset can only be permitted if it is outweighed and thereby
justified by the public benefit that would be derived. The proposed
development of a limited number of additional residential units would not
outweigh the harm. There has been no evidence presented by the
applicant that the retail units would be viable in this location.

3.11.5 Flooding

"1 The application does not acknowledge the flooding issue, this
development would exacerbate an established problem significantly.

3.11.6 Calverton Neighbourhood Plan

1 The development is contrary to the key aims of the neighbourhood plan.

3.11.7 Economic /Commercial Impacts

1 Economic viability is an ongoing issue for existing businesses on St
Wilfrid’s Square — the limited range of businesses that survive in this
precinct indicate that additional retail units would lead to unwelcome
competition rather than commercial diversification;

1 Many of the retail units remain vacant for many months which suggests
that there is not a demand for new retail outlets;

1 Difficulty finding occupiers for the new shops;



"1 Concerns are raised over the type of shops that may be attracted to the
new units. There are already a number of fast food outlets and it is likely
that at least one of the new units would be a fast food outlet adding to the
national obesity issue;

3.11.8 Trees and Vegqgetation

1 The development results in the loss of trees within the square that make
an important contribution to the public realm.

3.11.9 Public Open Space

"1 The open space of the square is now used for many community events
that see people congregate in this area, which include: Theatrical
Productions, Armistice Day, Christmas Lights Switch On, and Village Get
Together. The loss of the public open space would be to the detriment of
the community.

3.11.100ther Considerations

"1 The proposed development would overshadow and overlook the dentist
surgery sited adjacent to the proposal;

"1 The village requires additional facilities such as a larger doctors surgery, a
new police station and schools;

"1 There is a high level of crime in the village and the development would
give rise to additional anti-social behaviour in the village centre.

3.12.0 Calverton Parish Council

3.12.1 Calverton Parish Council is extremely concerned about the proposed
development at St Wilfred’s Square. Proper consideration of the scale,
design, purpose and impact of the proposals on the immediate and wider area
would make it unreasonable for Gedling Borough Council to permit this
development within the current planning policy context.

3.12.2 The Calverton Neighbourhood Plan process is nearing completion. Given its
advanced stage there is a statutory requirement for it to be afforded significant
weight in the determination of planning applications (Annex 1 NPPF).

3.12.3 Impact on Conservation Area

The application gives absolutely no consideration to the impact on Calverton’s
Conservation Area; either in terms of its setting or its appearance and
character.

Great weight should be afforded to the impact of development on a
designated heritage asset.

No justification has been given to the harm the development would have to
the setting of Calverton’s Conservation Area.

Calverton Conservation Area Appraisal States:



‘The Conservation Area is, however, compromised by surrounding
development. Most obvious is the St Wilfred’s Square complex, which has a
hugely negative impact in terms of scale, design and materials’.

Given the already fragile nature of Calverton’s historic core, the Conservation
Area Appraisal highlights the importance of it not being compromised any
further by additional unsympathetic development:

‘There is little capacity for significant change within the Conservation Area. It
is possible, however, that further sites bordering the Conservation Area might
be redeveloped. Should this prove to be the case, considerable care will need
to be taken to ensure that development enhances or respects the setting of
the Conservation Area in terms of its plan, scale, massing, materials and
detailing.’ (5.39)

The development fails to respect the proximity of the Conservation Area.

The D&A states that the development reflects the character of the surrounding
area as it was constructed in the 60s/70s; however this is incorrect as there
are a number of historic buildings in close proximity.

The importance of the area of the village centre to the setting of the
Conservation Area is highlighted by consideration of the Conservation
Appraisal ‘Map 5: Key views and Vistas’. Two of the key Conservation Area
viewpoints are located adjacent to the proposed development site.

Another significant issue is that the development turns it back on the
streetscene and the Conservation Area. This will accentuate the problem of
existing retail units facing away from the street, which inevitably leads to
clutter such as rubbish bins and storage roadside — further adversely affecting
the setting of a Conservation Area. It is notable, in this respect, that the
application makes no provision that would assist either in the storage or
collection of waste/recycling for the residential or retail units.

3.12.4 Non-Conformity with the Calverton Neighbourhood Plan

In the opinion of the Parish Council the application needs to take account of
the emerging Neighbourhood Plan Policies: -

Policy G2 — Developer Contributions

The neighbourhood plan identifies ‘Village centre environmental
improvements’, whilst it is recognised that the application includes the
removal and replacement of canopies, the details provided are not sufficient
to determine whether this would constitute an enhancement.

The scale of the proposed development would compromise any future
improvements. It is impossible to envisage any contributions that would offset
the scale of damage that would be inflicted on the village centre by this
development proposal.

Policy G3 — Village Centre




The Neighbourhood Plan is clear that there is a need to improve the village
centre environment and that such investment would bring significant socio-
economic benefits.

The proposed development would reduce the prospect of St. Wilfrid’'s Square
making a positive contribution to the public realm of the village centre in the
future — contrary to the objectives set out in the Neighbourhood Plan.

In addition the development would remove an area of open space that
performs a significant role.

The development would ‘turn its back’ on the streetscene, which would
negatively impact the streetscene.

Policy G5 — Housing Mix

The proposed residential units would make an insignificant contribution to the
overall levels of housing to be provided over the current development plan
period.

A need for the elderly and accessible dwellings has been identified in the
village. As the development is not ground floor this would not make a
contribution to the required mix and cannot be justified in terms of the public
benefit that could outweigh the harm that would be caused by the
development.

Policy ISF1 — Sustainable Transport

The application indicates the relocation of the bus stop which would make it
less operationally effective.

Policy ISF2 — Car Parking

There is insufficient car parking provision to meet current need in the village
centre. The housing would create the need for additional car parking which
would reduce the overall availability for the existing retail units and the other
facilities in the centre.

The Gedling SPG would require a total of 7 unallocated parking spaces to
serve the residential flats.

The new retail units, using the 6C’s parking standards, would require 1 space
per 14sgm, giving a requirement of 18 additional parking spaces.

In total, the new development generates a parking requirement of 25
additional spaces.

There is no capacity in the existing car parks to facilitate the additional
development.

Policy ISF3 — Highway Impact




Significant Highway Concerns relating to the relocation of the bus stop, off
street car parking provision.

Policy BE2 — Local Distinctiveness and Aesthetics

The Neighbourhood Plan seeks good design, emphasising that new
development ‘should be designed to a high quality that reinforces local
distinctiveness’.

The proposed design is both generic and extremely low quality and contains
no elements that could be interpreted as representing local distinctiveness.

BE2 recommends that building heights should be restricted to one or two
stories.

Policy BE3 — Public Realm

The development would have a major negative impact on the village centre
and the public realm.

The design would diminish the ability of the remaining open space to fulfil a
positive social function. There, are elements of the design that raise
significant concerns amongst residents.

The design includes a narrow, enclosed access between the existing precinct
building and the proposed new building. The space would be transformed
from a positive open space to one that lacks natural light and natural
surveillance that could present a risk to public safety. A high potential for anti-
social behaviour is built into this design due to the lack of natural surveillance.

The current proposal does not accommodate the current location of the
recently installed CCTV camera.

Policy BE4 — Parking Provision

Contrary to the Calverton Neighbourhood Plan the proposals fail to
adequately consider parking provision.

Policy BE5 — Heritage Assets

The proposals would have a substantial negative impact on the character of
Calverton. There is a statutory requirement that designated heritage assets
should only be harmed by development when it can be demonstrated that
there is no alternative and the harm is outweighed by the public benefit that
would be derived. The proposal does not provide significant residential
development that would constitute a public benefit and there has been no
demonstrable need for retail units beyond the current provision.

Even if retail units were justified a far higher standard of design should be
sought.
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Policy NE3 — Flooding

The application gives no consideration to the issue of flooding. It wrongly
identifies the proposed site as being in an area that has no risk of flooding. It
is a matter of record that the village centre has suffered significant flooding in
response to high rainfall events, accompanied by a rapid increase in surface
water runoff.

The development proposal offers no integrated flood management measures.
An increased development footprint would reduce the area remaining for
surface water runoff at a sensitive, high-risk central location; this would
increase surface water / flood water.

Conclusion

Calverton Parish Council objects to every aspect of this application. The
development would result in a major negative impact on Calverton Village as
a whole.

Calverton residents are already significantly disadvantaged by having a
village centre that is dominated by poorly designed and built shopping
precinct, accompanied by extreme car parking constraints. St. Wilfrid's
Square, in its current form, represents a visual intrusion that compromises the
setting of Calverton’s Conservation Area.

The development does nothing to alleviate existing problems in this sensitive
central location, but would rather exacerbate identified issues and limited
future potential solutions.

The prevailing context is for sustainable development that, NPPF ‘is about
change for the better... a creative exercise in finding ways to enhance and
improve the places in which we live our lives.... This should be collective
enterprise. Yet, in recent years, planning has tended to exclude, rather than
include, people and communities. In part, this has been a result of targets
being imposed, and decisions being taken, by bodies remote from them.
Dismantling the unaccountable regional apparatus and introducing
neighbourhood planning addresses this.’

The community of Calverton has responded to the new policy context that
promotes localism has progressed the neighbourhood plan to the final stages;
it is vital that Gedling Borough Council now works in partnership with
residents to shape the future development in a sustainable manner.

A letter from a Member of Parliament was received making representation on
the application. The comments can be outlined as follows:

3.13.1 Parking

The applicant owns 16 parking spaces at St Wilfrid’s Square the rest are in
Parish Council ownership.



It is stated in the application that the car parking provision is not to increase
which would be totally unacceptable. There is not adequate car parking to
serve the residents and visitors to the shops at present. Further car parking
for both residents and visitors needs to be addressed. New Infrastructure is
required in the first place before the development is commenced.

3.13.2 Design

The Height of the building; the building would be three stories in height and
would be located within an existing area of open space that forms the first
point of vision for many visitors to the square and has residential properties
opposite on Crookdole Lane. The development must not adversely affect the
intrinsic environmental value and character of the square and this part of
Calverton as a lovely open space. It would result in the whole square being
dark and uninviting.

3.13.3 Position of Bus Shelter

4.0

4.1

4.2

4.3

4.4

4.5

4.6

Moving the bus shelter closer to Crookdole Lane / Mansfield Lane would
result in highway safety implications.

Assessment of Planning Considerations

Section 38(6) of the Planning and Compulsory Purchase Act 2004 (as
amended) requires that: ‘if regard is to be had to the development plan for the
purpose of any determination to be made under the planning Acts the
determination must be made in accordance with the plan unless other
material considerations indicate otherwise’.

The most relevant national planning policy guidance in the determination of
this application are contained within the National Planning Policy Framework
(NPPD) (March 2012) and the additional information provided in the National
Planning Practice Guidance (NPPG).

Development Plan Policies

The following paragraphs of the National Planning Policy Framework are of
relevance to the principle of this application:

1 NPPF paragraphs 6 to 16 (Presumption in favour of sustainable
development);

NPPF paragraphs 18 — 22 (building a strong, competitive economy);
NPPF Paragraphs 29 — 41 (Promoting sustainable transport);

NPPF Paragraphs 69 — 78 (Promoting healthy communities);

Part 2 — Ensuring the vitality of town centres;

Part 6 — Delivering a wide choice of high quality homes;

Par 12 — Conserving and enhancing the historic environment.

N O Y A R B

Development Plan Polices

Gedling Borough Council adopted the Gedling Borough Aligned Core Strategy
(GBACS) on 10t September 2014 and this now forms part of the
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Development Plan along with certain saved policies contained within the
Gedling Borough Replacement Local Plan (adopted 2005) (GBRLP) referred
to in Appendix E of the GBACS.

It is considered that the following policies contained in the GBACS are
relevant to this application:

1 GBACS Policy 2 (The Spatial Strategy);

1 GBACS Policy 6 (Role of Town and Local Centres);

1 GBACS Policy 10 (Design and Enhancing Local Identity);
In accordance with paragraphs 214 — 215 of the NPPF due weight should be
given to the policies of the GBRLP in accordance to their degree of
consistency with the framework. Consideration will also need to be given to
whether policies are out of date in line with paragraph 14 of the NPPF.

It is considered that the following policies from the Replacement Local Plan
2005 (RLP) are relevant to this application:

"1 Policy ENV1 — Development Criteria;

1 Policy H7 — Residential Development on Unidentified Sites within the
Urban Area and the Defined Village Envelopes;

1 Policy S1 — Retailing in Shopping Centres;

"1 Policy S3 — Use of Upper Floors in Shopping Areas.

Emerqging Local Planning Document 2017 (LPD)

Paragraph 216 of the NPPF outlines that weight can be given to emerging
policies, relative to their advancement in preparation; the extent of unresolved
objections; and consistency with the NPPF. The LPD is currently being
examined in accordance with paragraph 182 of the NPPF. Until the
Inspector’s report is published LPD policies cannot be given significant
weight.

Where LPD policies meet the requirements set out in Paragraph 216 (i.e. they
have no substantive objections) they are afforded “moderate” weight. Where
the LPD policies have outstanding objections, they are afforded “limited”
weight.

The following LPD polices are relevant to this application (and the weight to
be given):

1 LPD 4 — Surface Water Management (moderate weight);

1 LPD 32 — Amenity (moderate weight)

1 LPD 35 — Safe, Accessible and Inclusive Development (limited weight)

"1 LPD39 — Housing Development on Unidentified Sites (moderate
weight)

"1 LPD 48 — Retail Hierarchy and Town Centre Boundaries (moderate
weight)

"1 LPD 49 — Development within Town and Local Centres (limited weight)

1 LPD 50 — Upper Floors (moderate weight)
"1 LPD57 — Parking Standards (moderate weight) unresolved objection
but the Car Parking SPD is already adopted.
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1 LPD61 — Highway Safety (moderate weight — no objection)

Calverton Neighbourhood Plan 2016 (CNP)

As outlined above, NPPF para. 216 gives weight to emerging policies, relative
to certain factors. The independent examiner released his report on the CNP
on 11t September 2017. Given the advanced stage of preparation | would
afford moderate weight to the Policies of the CNP:

G2 — Developer Contributions
G3 — Village Centre

G5 — Housing Mix

BE3 — Public Realm

BE4 — Parking Provision

ISF2 — Car Parking

ISF4 — Infrastructure provision.

N O O O A

Additional Supplementary Documents of relevance

1 Parking Provision for Residential Development SPD (2012)
"1 CIL Charging Schedule (2015) / Indexation (2017)

In making a recommendation in relation to this application, regard has been
given to the above legislation and policy and as a result it has been
determined that the main planning considerations in relation to this proposal
are: -

1 Principle of development;

o General,

o Residential;

o Retail;
Masterplan and Design;
The impact on neighbouring amenity;
Transport, Connectivity and Highway Safety
Heritage and Conservation Area;;
Water resources, flood risk and drainage;

[ A R I A A

The main planning considerations in the determination of an application of this
nature are the principle of the development within the existing Local Shopping
Centre as indicated on the Proposals Map of the GBRLP and as such policies
relating to Retail, Fast Food, and Residential Development. Matters relating to
the Design and Layout of the Development, Pedestrian and Highway Safety,
impact on the amenity of nearby residential dwellings and any undue impact
on the character and appearance of the site and the wider area will also need
to be carefully considered.

Principle of Development

General Principle

The NPPF sets out that planning policy should be positive and promote town
centres which provide customer choice. Part 2 of the NPPF promotes
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planning approaches that support the vitality and viability of town centres. In
particular, the 6! bullet point of paragraph 23 identifies a range of Use
Classes that are appropriate for town centre environments, including retail,
commercial and residential uses. The use-elements that make up this mixed-
use development can therefore be considered appropriate for a town/local
centre environment and supported by the NPPF subject to compliance with
other policies such as those on amenity, design and highways.

| note that St Wilfrid’s Square in Calverton currently has a statutory
designation as indicated on the Proposals Map of the GBRLP as a Local
Centre and there are no statutory designations protecting the unbuilt on area
as public open space. Whilst | appreciate that there are no statutory
designations that restrict the redevelopment of the open area of St Wilfred’s
Square the redevelopment would need to be balanced against any other
considerations, impacts and constraining factors.

ACS Policy 6 - Part 7 sets out that main town centre uses should be located
within town centres with the development appropriate in scale and nature to
the role and function of the town centre. Part 6 sets out that vitality and
viability of centres will be maintained and enhanced (including widening range
of use). St Wilfrid’'s Square, Calverton, serves the key settlement of Calverton
and forms part of the Local Centre as identified in the GRLP and the LPD.
The adopted Aligned Core Strategy states the settlement hierarchy to
accommodate growth in which Calverton is identified as a key settlement for
growth and a distribution of ‘up to 1055 homes’ is stated as a figure to be
provided. The Local Planning Document which is currently being examined
proposes that 820 new homes are to be provided within Calverton in the
period between 2011 and 2028. It is my view that the provision of additional
commercial / retail / residential development would economically support
Calverton which has been identified as a key settlement for growth. It is also
my opinion the proposed development, within the identified Local Shopping
Centre, would assist in providing local amenities and wider choice to existing
residents and future residents within the next plan period. In my opinion this
would represent a significant economic development that would support the
needs of Calverton and | would attach significant weight to the provision of a
wider range of services that would support the vitality and viability of the
existing Local Centre.

Residential

Paragraph 49 of Part 6 of the NPPF states that applications for housing
should be considered in the context of the presumption in favour of
sustainable development, as outlined in paragraph 14 of the Framework. For
decision making, this means (unless material considerations indicate
otherwise):
1 Approve development proposals that accord with the development plan
without delay; and
1 Where the development plan is absent, silent or relevant policies are
out-of-date, granting permission unless:
o Any adverse impacts of doing so would significantly and
demonstrably outweigh the benefits, when assessed against the
policies in this Framework taken as a whole; or
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o Specific policies in this Framework indicate development should
be restricted.

Furthermore the Borough Council cannot currently demonstrate a five year
land supply of deliverable housing, and therefore under Paragraph 49 of the
NPPF relevant housing policies for the supply of housing should not be
considered up-to-date.

With regards to the principle of residential development at the proposed
location, ACS Policy 2 sets out the adopted spatial strategy of urban
concentration with regeneration. Calverton is a key settlement for growth and
given the developments central location it accords with the spatial strategy.

RLP Policy R7 provides the following criteria for residential development
within the defined village envelopes, which should form part of the decision
maker’s consideration:
a. ltis of a high standard of design and does not adversely affect the area
by reason of its scale, bulk, form, layout or materials;
b. 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.

With regards to the principle of residential development on the upper floors of
shops, LPD50 (para 13.4.1) supports the use of upper-floors within Local
Centres for residential use, provided that:
a. it would not cause unacceptable conflict with the need for rear
servicing;
b. it would not cause significant adverse impact on the amenity of nearby
residents or occupiers; and
c. appropriate provision for parking is made.

| note the comments received with regards to the residential units not making
a significant contribution to the overall levels of housing required in Calverton
over the plan period. However, | consider that even small scale schemes can
contribute to housing provision and large scale schemes should not be
considered in isolation to the small scale windfall sites that can be brought
forward immediately. | would also note that subject to the schemes design
and the principle of development in this area, the location of residential
accommodation above shops is supported in Local Centres under the NPPF
and Policies contained within the NPPF and LPD50 (para 13.4.1).

| note the comments regarding a need for elderly residential accommodation
in Calverton and the mix not being justified to represent a public benefit.
However, | am satisfied that that given the sustainable location within an
existing Local Centre that the development would result in a wider choice of
homes to serve the local community to its benefit.

It is my opinion that the principle of residential development within Local
Centres above shops/commercial development is supported by policy
provided the development does not have an adverse impact on rear serving,
car parking provision, the appearance of the area. Considerations relating to
car parking, rear servicing and design will be discussed in more detail in the
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following chapters. Whilst | note that the development would result in the loss

of open space this loss needs to be balanced against the economic and social
benefits of a scheme to enhance an existing Local Centre providing important
community facilities which would serve a growing population.

Retail

ACS Policy 6, part 6, supports the maintenance and enhancement of the
vitality and viability of all Local Centres, including the widening of range of
uses whilst maintaining a strong retail character. The proposal consolidates
the retail-focussed character of the area through the provision of four
retail/commercial units, whilst providing residential accommodation on the
upper floors, as such, in my opinion; is in accordance with ACS Policy 6.

Calverton is identified as a Local Centre in Policy LPD48 and, therefore, the
requirements of Policy LPD49 (this policy has unresolved objections — NPPF
Paragraph 216) apply to this application. Paragraph 13.3.5 of LPD49 requires
that at least 45% of Local Centre frontages are A1 retail.

The vitality and viability of centres is protected by Policies S1 and S10 and the
emerging Policy LPD49. S1 sets out proposals for A1 will be granted where
they are in keeping with the scale and character of the centre and would not
prejudice the effective use of upper floors.

LPDA49 sets out the proposed policy for development within town centres. It
includes policy restricting the percentage of frontages for each use class
within the centre, groupings or non-A1 units and provides policy on design
and the impacts of proposals on adjoining amenity. It also includes a policy
setting out that planning permission will be granted unless it would result in
the loss of features that make a contribution to the appearance of the local
centre.

Both S3 of the GBRLP and LPD50 adopt a similar approach to the use of
upper floors. LPD50 sets out that the use of upper floors within local centres
will be granted provided that: -
a. it would not cause unacceptable conflict with the need for rear
servicing;
b. it would not cause a significant adverse impact on the amenity of
nearby residents or occupiers; and
c. appropriate car parking is made.

| note the representations with regards to the potential for unwanted A5 (Hot
Food Takeaway) Use Classes dominating the commercial units. | also note
that the proposal as originally submitted lists a number of potential end users
for the proposed ground floor commercial units namely Use Classes A1/ A2
or A5. During the processing of the application further clarification was sought
on the proposed mix of uses to enable us to assess the application under
ACS Policy 6 and LPD49 which promotes a strong retail-focussed character
for Local Centres. In light of the above policy requirements promoting a strong
retail focus it has been agreed with the agent that the commercial units can be
conditioned to be A1 (Retail) effectively giving the Borough Council control
over the change of use of the units in the future to ensure that the strong retail
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character of the Local Centre is preserved in line with the adopted
Development Plan for the area.

| note the representations received with regard to the economic viability of the
scheme given that there are a number of properties on the square that have
remained vacant, and also the potential for new business opportunities to
result in unwelcome competition. Whilst, the planning system cannot direct
market forces as it predominately deals with land use, | consider due to
Calverton having been identified as a key settlement for growth, increasing
the population of the village, and that the redevelopment of the St Wilfrid’s
Square would represent significant economic growth in the area, the proposed
scheme could potentially have a regenerating effect improving the vitality and
viability of the existing centre to the public benefit.

| note the comments from Calverton Parish Council with regards to the
Neighbourhood Plan for the Area and the potential negative impact the
principle of this development would have on the Local Centre. Whilst | only
afford moderate weigh to this policy (NPPF para 214) it does demonstrate the
future aspirations of the Community moving forward. Policy G3 — Village
Centre is clear that there is a need to improve the village centre environment
and that such investment would bring significant socio-economic benefits. As
discussed above | consider that the development would have a significant
beneficial impact on the vitality and viability of the Local Centre. Whilst | note
that the development does result in the loss of the open space this is
addressed in the following chapter (6.0).

Given the above considerations it is my opinion that the proposed
development would enhance the vitality and viability of the Local Centre and
would locate main town centre uses in the most appropriate location, easily
accessible for pedestrians and by existing public transport linkages. | would
note that Calverton is identified as a key settlement for growth in the Local
Plan Part 2 and | would attach significant weight to the provision of a wider
range of facilities providing economic growth within an existing Local Centre in
line with part 2 of the NPPF. The significant benefits outlined above would
need to be balanced against any other adverse impacts that would result as a
consequence of the development. It is my opinion that the above policies
establish the principle which supports the case for a mixed use residential and
commercial development within the existing Local Centre of Calverton and |
would attach significant material weight in the planning balance to the socio-
economic and public benefits that a proposal of this nature would bring.

Masterplan and Design

The Government attaches great importance to the design of the built
environment. Section 7 (NPPF) states that good design is a key aspect of
sustainable development and that it should contribute positively to making
places better for people. Developments should function well and add to the
overall quality of the area, respond to local character and history, reflecting
the identity of local surroundings and materials and be visually attractive as a
result of good architectural practice and appropriate landscape.
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National guidance in the form of Planning Practice Guidance, published in
March 2014 furthermore reinforces the NPPF’s commitment to requiring good
design by stating that “Achieving good design is about creating places,
buildings or spaces that work well for everyone, look good, last well and will
adapt to the needs of future generations. Good design responds in a practical
and creative way to both the function and identity of a place” (paragraph 001).

Criterion a. and c. of Policy ENV1 of the Replacement Local Plan 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.

Policy 10 of the GBACS looks at design and enhancing local identity and
reflects the guidance contained in both the NPPF and Replacement Local
Plan policies.

Paragraph 69 of the NPPF states that planning should aim to achieve places
which promote opportunities for meetings between members of the
community who might not otherwise come into contact with each other, safe
and accessible environments where crime and disorder do not undermine
quality of life or community cohesion and safe and accessible developments,
containing clear and legible pedestrian routes, and high quality public space,
which encourage the active and continual use of public areas.

| note the representations received with regards to the design and layout of
the proposed development, and particularly the negative impact the
redevelopment of the open space serving St Wilfrid’s Square would have. |
also note that Calverton Parish Council have objected to the size, appearance
and design of the proposed building and stated that the development would
not be of high quality and would not reinforce local distinctiveness. | also note
that Policy BE2 (Local Distinctiveness and Aesthetics) and BE3 (Public
Realm) of the Calverton Neighbourhood Plan are relevant; however, there is
no reference to building size being restricted to one or two stories.

Policy BE2 of the Calverton Local Plan states:

“‘Development should be designed to a high quality that reinforces local
distinctiveness.

Design should be guided by the overall scale, density, massing, height,
landscape, layout, materials, detailing, roof orientation, relationship to back
edge of pavement, walls to window ratios, proportion of windows, plan depth,
plot width and access, the site and its surroundings including considerations
of flood risk management,

Buildings on the fringes of major developments should have variations in
height, style and position. They should reflect the local heritage design and
characteristics with a variety of traditional and modern building materials. As a
matter of good design, defensible space should be provided.
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Careful consideration should be given to the servicing requirements of
buildings to ensure that essential items such as car parking and space for the
storage of waste and recycling bins are successfully integrated into the
design, including access for emergency vehicles.”

There is presently an area of open space which is bounded by the buildings
that make up the Local Centre to the south and east and by Crookdole Lane
and Mansfield Lane to the Northern and Western boundaries, respectively.
Within the area of open space there are currently 3 street trees, a raised
planting bed and a CCTV camera and pole. Opposite the application site is a
large car park serving the Oscar’s which also operates a hand car washing
facility on the northeast corner of the site.

The local character of the area, immediately around the application site, is
defined by the buildings and built form of the existing Local Centre, which
comprises 3 storey premises with pitched roofs constructed in the 1960s;
incorporating retail/commercial uses at ground level and predominantly
residential accommodation above on the east of the square. The elevations of
the premises to the East consist of a red brick gable facing onto Crookdole
Lane, the front elevations incorporate shop frontages at ground floor and dark
stained wood panelled elevations with white window / recessed balcony
detailing on the front elevations. The existing buildings making up the Local
Centre incorporate canopies to the front elevations consisting of green steel
supports and obscure glass effect coverings. To the south of the application
site the buildings are typically flat roof two-storey premises with red brick
elevations. To the west of the application site, on the opposing side of
Crookdole Lane, there is presently a row of two-storey terraced dwellings
erected in the 1970’s which are of traditional design.

The proposed development would consist of a 3 storey mix use development
with commercial units at ground floor and residential accommodation above.
The proposed building would be rectangular in shape and would follow the
alignment of existing buildings to the south, extend north and the return on its
north gable along Crookdole Lane. It would mark the corner plot of the
junction of Crookdole Lane and Mansfield Lane, but leave space to the rear
east side for pedestrian access linking the existing retail area to the south and
leaving space between the proposed building and the flats above the shops to
the east. The design of the outdoor balconies serving the new residential
apartments have utilised angled windows / balconies on the West elevation to
alleviate undue overlooking impact from the residential units onto the existing
residential units. To further reduce overlooking impact the walls to the angled
projections are indicated as an expanded metal mesh. This material allows
light to penetrate from both sides. The scale of the development has been
designed to reflect the scale of the existing premises at St Wilfrid’s Square but
would have a flat roof design within parapet wall feature reducing the overall
height, when compared with the existing structures to the east, by 5.5 metres.

It is my opinion, given that the principle of retail / commercial / residential
development should be encouraged within existing Local Centres (Chapter 5
above); there would be no more appropriate location for this type of socio-
economic development within Calverton village envelope. A favourable
recommendation would therefore rest in parts on the quality of the overall
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design being acceptable and other material planning impacts being
satisfactorily addressed.

It is my opinion that the main perceived adverse impact as a result of this
development could be considered the redevelopment of the open space of St
Wilfred’s Square, creating what effectively would be an enclosed Local Centre
with new shop frontages facing onto Mansfield Road and internally within the
newly created enclosed St Wilfrid’s Square. | would however note that the
open space does not currently afford any statutory protection as a public open
space, however, there are policies protecting the appearance of the area and
design that could restrict this kind of development.

The proposed development would be located to the front west boundary of St
Wilfrid’s Square fronting Mansfield Lane and would retain the existing bus
stop at a recessed elevation to the south of the development. The south of the
proposal would incorporate a pedestrian point of access to the Local Centre
adjacent to the existing bus stop; access to the Local Centre would also be
retained to the north from Crookdole Lane. The development would effectively
make a central pedestrianised area between the existing units and the
proposed development. The area of pedestrianised open space would
measure 10.8 metres in width and would, in my opinion, create a public place
and a physical setting to the Local Centre despite enclosing the existing
commercial and residential elements within an area previously open to
Mansfield Lane and the Car Park of Oscar’s.

The visualisations produced by the architect illustrate how street furniture and
street trees would be incorporated into development to create a public place
and a safe meeting place for the community to use and access local
amenities. It is my view that well defined public places are fundamental to
achieve the vitality and viability required within Local Centres and the open
areas of the Local Centre would be shaped and defined with the use of public
furniture and street trees. As has been demonstrated in the visualisations
(produced by the architect) a well-defined public setting would be created
between the existing and proposed development that would have legible
pedestrian routes and would be accessible to the whole community. Should
planning permission be forthcoming any approval would be conditioned to
provide a detailed landscaping scheme showing precise details of all street
furniture, street trees and lighting to ensure a satisfactory public realm is
created that is accessible and safe to pedestrians providing a place for the
community to meet and access amenities.

| note that during the processing of the application additional plans have been
received illustrating the proposed commercial and residential waste
management and bin collection areas to serve the development. Enclosures
for the storage of bins are proposed to the north elevation of the proposal and
to the rear servicing area of the development. Following consultation with
Waste Services there are no objections to the location of the waste serving
areas and as such | am satisfied that the servicing of the waste from the
development has been satisfactorily addressed. Should planning permission
be forthcoming | recommend a condition requiring the precise scale elevation
details including materials for all the bin stores that are proposed to serve the
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development in order to ensure they are well designed and reflect the
materials of the building.

| note that the development would incorporate the replacement of the existing
canopies that are erected over the commercial premises at St Wilfrid's
Square. | also note that the new improved canopies would be utilised above
the proposed retail units of the development. In my opinion the use of
matching canopies, which could be designed to a high quality, would help to
assimilate the proposed development into the existing dated 60s architecture
of the Square. | consider that the improvements to the existing canopies could
be considered a planning gain that would improve the visual appearance of
the existing elevations. Should planning permission be forthcoming |
recommend attaching a condition to any approval requiring the precise details
and materials for the proposed canopies to be submitted to and approved by
the Borough Council prior to the development first commencing in order to
give an element of control over the finish and materials and to ensure that
they would improve the visual appearance of the existing buildings whilst
respecting the proposed development. The canopies should be implemented
prior to the first use of the development.

| have carefully considered the overall design of the proposal and consider
that a more traditionally led approach to the design to reflect features of the
Conservation Area on the south side of Main Street could potentially appear
incongruous and in contrast to the C20 buildings at St Wilfrid’'s Square. St
Wilfrid’s Square was constructed in the 1960’s following the opening of the
coal mine in 1952. Development to the north of Main Street all occurred
following the 1950s and the design of the surrounding area reflects this era
and these styles. It is my view that introducing traditional architectural design
features would juxtapose with the existing C20 development and would not be
in keeping with the immediate surroundings.

St Wilfrid’s Square is currently defined by poor quality 1960s architecture,
which in my view, does not provide a public realm of particular visual or
architectural merit. | also consider given the principle of development within
existing Local Centres is not objected to there is an opportunity to seek a high
quality development that improves the area for the existing residents in terms
of design and amenities. | consider that an imaginative contemporary building
as proposed would be more appropriate in this location and has the
opportunity to improve the immediate streetscene and the visual appearance
of the existing centre.

It is my opinion that the detailed plans illustrate that good legibility and
character has been provided with clear points of entrance and egress from the
development. The development would result in a strong contemporary
elevation facing onto Mansfield Lane that would reflect the flat roof block type
development that is demonstrated in the CORE building, and the library and in
my view would represent an improvement to the existing 1960’s elevations
that are present. During the processing of the development discussions were
held on the most appropriate materials to be used on the external elevations
of the proposed new development. After discussing various solutions it was
established that a brick finish that matches the gables of the existing units
facing onto Crookdole Lane would be most appropriate. The development
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would incorporate high quality materials and finishes that would add texture to
the elevations, and whilst it would have a contemporary feel it would in part
reflect the materials of the surrounding buildings.

In assessing the development on the localised streetscene and wider area |
consider the scale, massing and materials would be in keeping with the
existing properties that make up St Wilfrid’s Square. Whilst | accept that the
development would result in a prominent building this should be seen within
the wider context of a Local Centre that serves a large village community. |
also consider that the contemporary elevations proposed would improve the
main elevation onto Mansfield Lane and would create a sense of place for the
community which would allow access a wider range of facilities. It is accepted
there would be a significant impact on the immediate vicinity, however, in my
opinion the quality of the design would be an improvement to the existing
street elevations of St Wilfrid’s Square and would result in positive
enhancements to the Local Centre which in turn would improve and enhance
local distinctiveness.

In light of the above considerations, whilst | accept there would be an
significant impact on the current streetscene by way of the loss of the open
space and in visual terms its character would change; there is a significant
socio-economic benefits that the proposal would realise and the immediate
area would still be viewed as a Local Village Centre. It is my view the
proposed contemporary elevations would add to the architectural mix in the
area that are currently defined by Post War development which has little
distinct architectural merit. | consider that the development would result in a
well-designed mixed use unit that would bring economic development to an
existing Local Centre. | consider that the negative impact of the loss of the
open space needs to be balanced against the significant socio-economic
benefits investment in the Local Centre would bring and merits of the
contemporary design which would add to the architectural quality of the area.

Heritage Assets and Conservation Area

The NPPF has a number of core principles at paragraph 17, one of which
states that planning should conserve heritage assets in a manner appropriate
to their significance, so that they can be enjoyed for their contribution to the
quality of life of this and future generations.

The NPPF defines the setting of a heritage asset as the surroundings in which
it is experienced. The extent is not fixed and may change as the asset and its
surroundings evolve. Elements of a setting may make a positive or negative
contribution to the significance of the asset; may affect the ability to
appreciate that significance; or, may be neutral.

| note the comments received from Calverton Parish Council (paragraphs
3.11.3 above) and residents raising concerns on the impact of the
development on the setting of the Conservation Area and on Designated
Heritage Assets and the non-conformity with the Calverton Neighbourhood
Plan, Policy BE5 — Heritage Assets. | also note the comments received from
neighbouring residents.
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Paragraph 3.9 above outlines the detailed comments received from the
Conservation Officer. | would note that buildings of note close to the
application site are the Baptist Chapel on The Nook which is locally listed and
Oscar’s bar and restaurant which is highlighted in the Calverton Conservation
Area Character Appraisal as being prominent but does not have any statutory
protection.

The closest Listed Building to the application site is Corner Cottage on The
Avenue which is sited on the opposing side of Main Street to the rear of the
existing buildings on St Wilfrid’s Square some 180 metres to southeast of the
proposed development and St Wilfrid’s Church 142 metres to the southeast. It
is my opinion that the proposed development would not adversely affect the
setting of any Listed Buildings or Locally Listed Buildings given the significant
distances to the assets. The proposed development, in my opinion, would not
directly impact any important views or vistas leading to Listed Buildings or any
Local Interest Buildings. It is my opinion that the impact of the development on
the setting of any Locally Listed or Listed Buildings would be neutral and the
socio-economic benefits that would arise from the proposal would outweigh
any harm in this instance.

When considering the impact of the development on the Conservation Area of
Calverton | have had specific regard to how the village has developed over
time and to the Calverton Conservation Area Appraisal January 2007.
Historically the village was a rural economy and it was only in 1952, with the
Coal Board opening the Colliery, the village began to assume its present
identity. Calverton’s historic core is architecturally distinct from, and has been
engulfed by, the substantial post-War development that houses the vast
majority of residents to the north of Main Street and to the west of George’s
Lane. The key to Calverton’s architectural and historic interest in this core lies
with the knitters’ cottages and farm buildings that sit along Main Street to the
south, the majority of which are red brick and clay pantile construction.
Although most of the farmland to the south of Main Street has been
developed, the village’s rural past is still evident through the remaining small
groupings of farm houses and farm workers cottages which are often
clustered around narrow historic trackways leading from Main Street out of the
village to the south and away from the most recent post-War development of
St Wilfrid’s Square and the surrounding area.

Given the location of St Wilfrid’s Square to the East of Mansfield Lane this
ensures the public space of the Lane and private space of the car park at
Oscar’s provide a spatial buffer that would in my opinion reduce the physical
and visual impact of a building in the location of the proposal on the nearby
Conservation Area of Calverton. It is therefore my opinion that the presence of
a building in this location would have a less than substantial harm on the
Historic Core of Calverton or any important views or vistas to the
Conservation Area. | therefore consider a building as proposed in this location
would have a less than substantial harm on the setting of the Conservation
Area. Whilst | note that St Wilfrid’s Square at this location has always been an
open space, this open space does not fall within the Conservation Area and is
not designated as a protected public open space. Given the considerations
within chapter 6 (Masterplan and Design) of this report | consider that the
contemporary design as proposed would result in positive change to the
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existing centre that has deteriorated over time and would not compound
further the negative impact afforded by the current development at St Wilfrid’s
Square. In my opinion the redevelopment as proposed would secure other
improvements to the existing square to uplift the dated 1960s architecture.

In accordance with the NPPF, given that it is my opinion that the harm to the
settings of Heritage Assets could be commensurate as less than substantial,
this impact needs to be weighed against the wider public benefits of the
proposal. | consider that the significant weight to be given to; Calverton being
identified as a Key Settlement for growth, no better alternative locations to
provide main town centre uses other than existing Local Centres, and the
significant socio-economic benefits to the local community, would outweigh
the less than substantial harm to the heritage assets discussed above.

Transport, Connectivity and Highway Safety

The application site is located on the corner of Crookdole Lane and Mansfield
Lane with an existing bus layby and covered bus shelter facing Mansfield
Lane. The existing rear car park has 35 off street car parking spaces. The
proposal would incorporate the demolition of underused residential garage
spaces to provide additional off street car parking to serve the development.
The revised plans show that, within the applicant’s ownership, the existing car
parking to be 16. Further to the demolition of the garage blocks this provision
would be increased to 25 spaces which would increase the overall provision
of car parking serving St Wilfrid’s Square to 44 (9 additional spaces).

Paragraph 32 of the NPPF requires that safe and suitable access to the site
can be achieved and that any improvements to the transport network
effectively limit the significant impacts of the development.

| note that significant concerns have been raised by residents making
representation on this application, a Member of Parliament and Calverton
Parish Council on the under provision of car parking, the visibility at the
junction of Crookdole Lane, the relocation of the bus stop and the existing
highway safety implications that would be exacerbated by the current
proposal. | would also note that during the processing of this application
revised plans were received increasing the total provision of off street car
parking spaces by 9 spaces and retaining the location of the existing bus stop.

The Local Centre is currently served by 2 public car parking areas and the
proposal would increase public car parking by 9 spaces. | note that following
revisions to the plans that the Highway Authority have not raised any highway
safety objections to the development and consider that there would be no
highway safety implications with regards to the visibility at the junction of
Crookdole Lane. Whilst | note that they have raised concerns over the
ownership boundaries | consider that this would be a private legal matter
between both land owners.

| note that the NPPF at paragraph 37 state that planning policy should aim for
a balance of land uses so that people can be encouraged to minimise journey
lengths for employment, shopping, leisure, education and other activities.
Given the location within an existing Local Centre with good public transport
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links there is no alternative, sequentially preferable location to provide main
town centre uses within the village of Calverton. Concentrating the main town
centre uses within the existing centre would in my view minimise journeys that
residents of Calverton would need to take to access a variety of services and
main town centre uses. | attach significant weight to the benefits of providing a
wider range of facilities within an existing Local Centre which would result in a
reduction in the requirement of journeys.

LPD50 supports the use of upper-floors of shops within Local Centres
provided that it would not cause conflict with rear servicing, would not
adversely impact on the amenity of nearby residents and appropriate car
parking is provided. | note that the proposal would increase the public car
parking provision by 9 spaces to serve the development and would
incorporate 8 residential flats above the retail units. When referring to the
Gedling Borough Council Parking Provision for Residential Developments
SPD, outside of existing Local Centres the creation of 8 residential flats would
result in an unallocated off street car parking provision of 7no spaces.
However, | would also note that paragraph 4.5 of the SPD states that there
are circumstances that require departure from this provision which includes
residential uses above existing shops in shopping areas. Given that the
residential units above the proposed shops would not generate an allocated
car parking requirement, and that the Highway Authority have not objected to
the servicing of the proposed commercial units using the existing car park to
the east, | am satisfied that the proposal would not result in significant
highway safety implications that would warrant the refusal of this application.

| note the comments from Calverton Parish Council with regards to the
requirement to provide an additional 18 spaces to serve the commercial
development when referring to the 6C’s Highway Design Guide for new retail
units. | also note that the development would provide an additional 9 car
parking spaces. When referring to the 6C’s Highway Design guide — Highway
Requirement - Part 4 — Class A1: shops below 300sq metres require the
provision of one car space per 50 square metres of retail floorspace up to 100
square metres. Additional spaces at the rate of one per 100sq metres. The
development would result in an additional retail floor space of some 285
square metres that would result in a requirement of an additional 6 off street
car parking spaces. Given that the proposed development provides 9
additional spaces this falls within the requirements of the 6C’s Design Guide. |
would also note that the development would result in 3 additional unallocated
spaces over the 6 required which could serve the proposed residential units. |
am satisfied that adequate off street car parking has been provided. It is noted
that the development would also be located in an existing Local Centre which
is served by existing public car parking.

Given the above considerations, whilst | accept that issues have been raised
relating to the provision of car parking, | am satisfied that the proposed
development incorporating an additional 9 car parking spaces would provide
for residents and visitors to the site without causing any undue highway safety
implications for other road users. For the reasons highlighted | consider the
development to accord with the requirements of the 6C’s Highways Design
Guide, NPPF, GBACS, GBRLP, and the LPD.
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The impact on neighbouring amenity

Residential amenity considerations relevant to this proposal include the
impact on existing residents in terms of overshadowing, overlooking or
overbearing impact. Criterion b. of ENV1 of the GBRLP states that planning
permission would be granted for development providing that it would not have
a significant adverse effect on the amenity of occupiers of neighbouring
properties or the locality in general. Criterion f) of Policy 10 of the GBACS
relating to impact upon the amenity of nearby residents and occupiers is also
relevant.

| note the representations received with regards to the potential for
overshadowing, overlooking and overbearing from the proposed 3 storey
mixed use development. In particular, concerns have been raised about the
overshadowing and overbearing impact on the CORE building adjacent to the
proposal, and also the outlook of properties on Crookdole Lane being
adversely affected. The CCTV pole would also be restricted.

| note that the development would result in the creation of residential units on
the first and second floor of the development and that there are existing
residential units, in the ownership of the applicant, on the east side of St
Wilfrid’ Square. During Pre Application discussions concerns were raised with
regards to the potential overlooking impacts from the balconies of the
residential units on each side of the Square. To address these concerns metal
mesh screens and angled balconies have been incorporated into the design
to angle any direct views from the residential flats away from the private
amenity of the existing residential units within the Square. | am satisfied that
the proposed screens to the balcony would provide sufficient protection from
any potential undue overlooking impact from the proposed development.

Given the orientation of the sun and that the open area created as a result of
the development would be south facing, the Local Centre would still benefit
from natural sunlight during key daylight hours. Should planning permission
be forthcoming a condition is proposed requiring a detailed landscape plan to
be submitted that would incorporate a detailed lighting scheme to serve the
development and ensure that defensible space is created with adequate
lighting to make people feel safe at night. | also note that the development
would require the relocation of the CCTV camera, should planning permission
be forthcoming, and in line with the comments received from the Public
Protection Service a condition would be attached to any approval requiring the
relocation of the CCTV camera to be agreed in writing with the Borough
Council prior to any development taking place. This would need to be at the
expense of the developer.

| note the comment received with regards to the adverse impact on the
outlook of properties to the north of Crookdole Lane. Whilst | note that the
properties are to the north, the proposed development would be sited some
20 metres from the front elevation of these properties and there is also the
highway intersecting the space inbetween. Given the distances involved | do
not consider there would be any undue overlooking or overshadowing impact
from the proposed development on the amenity of these properties. | also
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consider that the outlook from these properties would not be significantly
adversely affected to warrant a refusal of this application.

The main impact on residential amenity is likely to be from the construction
phase and it is accepted that there is likely to be some impact on residential
amenity during this phase. The nearest buildings that could be affected are
those fronting Crookdole Lane and the existing flats within St Wilfrid’s Square.
In my view the impacts of the construction activities could be managed
through a Construction Environmental Management Plan (CEMP) which
would ensure that working hours, traffic management, control of pollution,
waste management, noise, dust and vibration are all managed and controlled
to acceptable standards. The CEMP and the requirements it needs to cover
would be secured through condition.

| am satisfied that the proposed development would not result in any material
overbearing impact on neighbouring residential amenity due to the scale of
the properties and their relationship with neighbouring dwellings, as well as
the measures proposed to be covered within the CEMP (to be conditioned). It
is therefore considered that the indicative details deposited with the
application accord with the NPPF, Policy ENV1 of the RLP and Policy 10 of
the GBACS.

Water resources, flood risk and drainage

| note that the application site is Located within Flood Zone 1 and is therefore
considered to have a low level risk of fluvial flooding. Given that the
application site is not over 1 hectare and does not impact on an area at risk at
flooding or existing water causes the Environment Agency were not a
statutory consultee on this application.

Policy LPD4 — Surface Water Management requires all development
proposals to 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.

Paragraph 100 of the NPPF states that: Local Plans should take into account
climate change and use opportunities offered by new development to reduce
the causes and impacts of flooding.

Paragraph 103 states: ‘When determining applications, local planning
authorities should ensure flood risk is not increased elsewhere’

| note the comments with regards to localised flooding in the area, and | also
note that the Lead Local Flood Authority were consulted and responded with
the requirement of drainage plans. Given the substantial nature of the
development and the potential for increased surface water run-off as a result
of the proposed development, | consider it appropriate, in line with the
requirements of LPD4, to secure Surface Water Drainage plans by way of
condition. In terms of foul drainage, Severn Trent Water have not made
comments on this application, therefore there are assumed to be no issues
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with connecting to foul drainage systems. The connection to foul drainage
systems would however be a Building Regulations matter.

In my opinion, given the site is low risk of flooding and subject to acceptable
surface water drainage plans being approved the development is acceptable
in terms of water resources, flood risk and drainage.

Community Infrastructure Levy

The Community Infrastructure Levy Regulations 2010 are relevant to this
application and the development would attract payments to provide funding or
provision of items of infrastructure as identified on a list published pursuant to
Regulation 123 of the Regulations.
The CIL charges are indexed annually, currently in Calverton the residential
charge is £47.11 per sq m and the retail charge is £62.81 per sq m. With this
in mind the proposed development would generate a liability as follows:-

Residential Floorspace = 552 sq m x £47.11 = £26,004.72

Retail Floorspace = 285 sq m x £62.81 = £17,900.85

Total Liability = £43,905.57

Calverton Neighbourhood Plan

| note the comments received from Calverton Parish Council and from
residents making representation on the application regarding the proposed
development being contrary to the policies contained within the Calverton
Neighbourhood Plan.

NPPF para. 216 gives weight to emerging policies, relative to certain factors.
The independent examiner released his report on the CNP on 11t September
2017. Given the advanced stage of preparation | would afford moderate
weight to the Policies of the CNP:

| note that representation has been received with regards to Policy G2
(Developer Contributions) and G3 (Village Centre) and that the development
would not result in improvements to the Square. | would also note that the
proposal represents a significant investment into St Wilfrid’s Square that, in
my view, offers improvements by way of the wider range of facilities that
would be accessible to the residents of Calverton. | also consider that the
replacement of the existing canopies whilst incorporating matching canopies
on the proposed development would help improve the existing facades and
assimilate the development into the exiting built form. | would also note that
the development would result in the addition of 9 public use car parking
spaces that is in line with the requirements of Policy G3. Whilst | note that the
development would result in the loss of an existing open space, in light of the
above and the considerations discussed in Chapter 6 (Masterplan and
Design), | consider that the proposal would serve to improve the existing
architecture and facilities at St Wilfrid’s Square and would result in
improvements by way of the greater choice that would be available. As such |
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consider that the development can be considered to be compliant with the
requirements of Policy G2 and G3 of the CNP.

| note the comments received with regards to the contribution the
development would make towards the housing mix or the overall housing
need in Calverton, however, | consider that even small scale schemes can
contribute to housing provision and large scale schemes should not be
considered in isolation to the small scale windfall sites that can be brought
forward immediately.

| also note the comments received with regards to the impact of the
development on the Conservation Area, on Highway Safety, the relocation of
the bus stop, Local Distinctiveness and the Public Realm, and the
developments non-conformity to policies: ISF1 Sustainable Transport; ISF2
Car Parking; ISF3 Highway Impact; BE2 Local Distinctiveness and Aesthetics;
BE3 Public Realm; BE4 Parking Provision; BES Heritage Assets; and NE3
Flooding. However, given the considerations in Chapters 4 — 11 above | do
not consider that the development would be contrary to the aims of the
Policies contained within the Calverton Neighbourhood Plan and, in my
opinion; the public benefits that would result from the scheme would outweigh
the identified harm by way of the loss of existing open space.

Other Considerations

| note the comments with regards to the overshadowing of the Dentist Surgery
to the south of the proposed development. Whilst | accept that the side
elevation of the proposal would be close to the upper floor dentist practice (3
metres) the window would be considered secondary in planning terms. The
window is also within the north elevation of the premises and would not
benefit from significant direct sunlight given the orientation of the sun and the
location of the window. Whilst | accept that there could be a minor adverse
impact on the outlook from the premises the dentist surgery is commercial
and there are no policies protecting outlook. Given the considerations in
Chapter 5 on the principle of the development this less than substantial
impact needs to be weighed against the overall benefits of the scheme.

| note the comments with regards to the lack of health, police and education
facilities serving Calverton. However, given the scale of this proposal it does
not give rise for the requirement for s106 contributions as a result of the
development.

| note the comments with regards to the high level of crime in Calverton and |

am satisfied that the design of the proposal would not result in any additional

indefensible space as the area created would have the natural surveillance of
the residents of the proposed and existing flats on St Wilfrid’s Square.

| note the comments from Economic Development and that the proposal
would be above the threshold for an Employment and Skills Strategy to be
developed and Implemented in accordance with the CITB and the National
Skills Academy for Construction Client-Based Approach; Local Client
Guidance for England. Given the size of the development below what is
classed a Major development and no other s106 contributions are being
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sought, should planning permission be forthcoming, | would attach a condition
to any approval requiring an Employment and Skills Plan to be agreed prior to
the development first commencing.

Conclusion

| consider that, on balance, and taking into account the socio-economic
benefits that would be generated as a result of the proposal, it would
constitute a sustainable form of development. In reaching this conclusion |
have had regard to paragraph 98 of the NPPF which advises that when
determining planning applications, local planning authorities should approve
the application if impacts are, or can be made, acceptable. Given the
considerations set out in chapters 5.0 — 12.0, above, | consider that it has
been demonstrated that, on balance, the planning impacts have been
addressed and have therefore been made acceptable, or that such impacts
are outweighed by the benefits that result from the scheme.

In conclusion, the development is considered acceptable for the following
reasons: -
1 The principle of the mixed use development within an existing Local
Centre is supported in policy;
1 The development would bring significant economic development to the
area which has been identified as a key settlement for growth;
1 Residential amenity would not be significantly adversely affected;
"1 There would be no significant adverse impact on the Calverton
Conservation Area;
1 The scheme delivers community infrastructure including local shops
that could bring new employment opportunities.

Recommendation: That the Borough Council GRANTS FULL 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.

The development hereby approved shall be completed strictly in accordance
with the approved plans and application forms drawing no's: 7097 - Design
and Access Statement; (Proposed Sections) 7097/08 Rev D; (Revised
Proposed Floor Plans) 7097/06 Rev G; (Revised Proposed Elevations)
7097/07 Rev E; (Revised Proposed Block Plan) 7097/04 Rev G; and (Revised
Site Location Plan) 7097/02 Rev B.

Before the development hereby permitted commences a detailed surface
water drainage scheme for the site shall be submitted to and approved in
writing by the Local Planning Authority, based on sustainable drainage
principles and an assessment of the hydrological and hydrogeological context
of the development. Your attention is brought to the informative below



outlining detailed requirements of the surface water drainage scheme. The
scheme shall subsequently be implemented strictly in accordance with the
approved details before occupation and shall be retained for the life of the
development unless otherwise agreed in writing by the Local Planning
Authority.

Prior to the commencement of the development hereby permitted, precise
details of all the materials to be used in the construction of the external
surfaces of the development (including details of all new external
doors/window frames and decorative details), shall be submitted to and
approved by the Local Planning Authority in writing. Samples of the proposed
external finishes shall be submitted for consideration and subsequent
approval. The development shall thereafter be completed strictly in
accordance with the approved details and materials.

Before development is first commenced full details of both hard and soft
landscape works shall be submitted to and approved in writing by the Local
Planning Authority. Once approved the works shall be carried in accordance
with the approved details prior to the occupation of any part of the
development or in accordance with a programme of works that has been prior
agreed in writing with the Local Planning Authority.

The hard and soft landscaping details to be submitted in relation to condition 5
above shall include the following; proposed finished levels or contours of the
site; hard surfacing materials for car parking areas, pedestrianised areas and
other vehicular and pedestrian access and circulation areas; minor artefacts
and structures such as lighting, bollard style luminaries, street furniture;
planting plans; written specifications; schedules of plants (noting species,
plant sizes and proposed numbers/densities) and a schedule of landscape
maintenance for a minimum period of five years from the date that the soft
landscape works are completed.

No part of the development hereby permitted shall be brought into use until
the proposed car parking areas are surfaced in a bound material with the
parking bays clearly delineated in accordance with drawing number 7097/04
Rev G. The parking areas shall be maintained in the bound material for the
life of the development and shall not be used for any purpose other than the
parking of cars.

Before development is commenced there shall be submitted to and approved
in writing by the Local Planning Authority precise plans and details of the
relocation of the CCTV Column and Camera on St Wilfrid's Square. The
relocation shall be approved in agreement with Gedling Borough Council's
Community Protection Manager.
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Before development hereby approved is first commenced, precise details and
elevation drawings of the proposed bin stores, as shown on drawing no:
7097/04 Rev G, shall be submitted to and approved in writing by the Local
Planning Authority. The details shall include samples of materials to be used
on the external surfaces. The development shall be implemented in
accordance with the written approval and retained as such for the lifetime of
the development.

Before development is commenced there shall be submitted to and approved
in writing by the Local Planning Authority details of a Local Employment
Agreement to cover the construction of the development hereby permitted.
The Local Employment Agreement should be developed and implemented in
accordance with the Construction Industry Training Board (CITB) and the
National Skills Academy for Construction Client-Based Approach; Local Client
Guidance England. Once approved the development shall be implemented in
accordance with the approved details, unless otherwise prior agreed in writing
by the Borough Council.

The new Retail Units (A, B, C, and D), as indicated on the approved drawing
7097/04 Rev G, shall be used for strictly for Retail purposes within Use Class
A1 (Retail) under the provisions of The Town and Country Planning (Use
Classes) (England) Order 1987 (as amended) (or any Order amending,
revoking or re-enacting that Order with or without modification) only. The units
shall remain A1 (Retail) only for the life of the development unless otherwise
approved in writing by the Local Planning Authority.

Prior to the commencement of the development hereby permitted, a
Construction Environmental Management Plan (CEMP) shall be submitted to
and approved in writing by the Local Planning Authority. The development
shall be carried out in accordance with the approved CEMP. The CEMP shall
include but not necessarily be restricted to the following details; a) Details of
the siting of all temporary contractors compounds and construction operatives
car parking areas; b) The loading and unloading of arrangements for heavy
plant and machinery; c) The location of, extent and duration of any temporary
stockpiling areas; d) Measures to avoid nesting birds; €) A tree protection plan
showing the siting of the protection measures around the individual trees to be
retained; f) Wheel washing facilities/measures to prevent mud being
deposited on the surrounding highway; g) A programme of implementation
works for items (a) - (f) above

Before development hereby approved is first commenced precise details and
elevation drawings of the proposed/replacement canopies as shown on
drawing no: 7097/04 Rev G (Proposed Block Plan), shall be submitted to and
approved in writing by the Local Planning Authority. The details should include
samples of materials to be used on the external surfaces. Once approved the
development shall be implemented strictly in accordance with the written
approval and shall be implemented prior to the first use of any part of the retail
/ residential building hereby approved.



Reasons

1.

10.

11.

12.

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

For the avoidance of doubt.

To prevent the increased risk of flooding, to improve and protect water quality;
to improve habitat and amenity; and to ensure the future maintenance of
sustainable drainage structures, in accordance with the National Planning
Policy Framework and Policies 1 and 17 of the Aligned Core Strategy for
Gedling Borough (September 2014).

To protect the visual amenities of the locality and nearby residential occupiers
and to ensure that the development would be constructed of materials, texture
and design quality and comply with saved Policy ENV1 in the Replacement
Gedling Borough Council Local Plan (2005) (certain policies Saved 2014).

To ensure that the details of the development are acceptable , in accordance
with the aims of Policy 10 of the Aligned Core Strategy and Policy ENV1 of
the Gedling Borough Replacement Local Plan (Certain Policies Saved 2014).

To ensure that the final form of the development complies with policies ENV1,
H7 and H16 of the Gedling Borough Replacement Local Plan (Certain Policies
Saved 2014).

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.

To protect the amenities of the locality and nearby residents and comply with
saved Policy ENV1 in the Replacement Gedling Borough Council Local Plan
(2005) (certain policies Saved 2014).

To ensure that the details of the development are acceptable, in accordance
with the aims of Policy 10 of the Aligned Core Strategy and Policy ENV1 of
the Gedling Borough Replacement Local Plan (Certain Policies Saved 2014).

To seek to ensure that the construction of the site provides appropriate
employment and training opportunities, in accordance with Policy 4 of the
Aligned Core Strategy for Gedling Borough (September 2014).

To ensure a strong retail focus is protected within the existing Local Centre
and in accordance with the requirements of the Gedling Borough Council
Aligned Core Strategy Policy 6 and Local Planning Document LPD49.

To protect the amenities of the locality and nearby residential occupiers and
comply with saved Policy ENV1 in the Replacement Gedling Borough Council
Local Plan (2005) (certain policies Saved 2014).



13.  To ensure that the details of the development are acceptable, in accordance
with the aims of Policy 10 of the Aligned Core Strategy and Policy ENV1 of
the Gedling Borough Replacement Local Plan (Certain Policies Saved 2014).

Reasons for Decision

The development has been considered in accordance with the National Planning
Policy Framework, the Aligned Core Strategy for Gedling Borough (September 2014)
and the Gedling Borough Replacement Local Plan (Certain Policies Saved 2014),
and the Local Planning Document 2017, where appropriate. In the opinion of the
Borough Council, the proposed development largely accords with the relevant
policies of these frameworks and plans. Where the development conflicts with the
Development Plan, it is the opinion of the Borough Council that other material
considerations indicate that permission should be granted. The benefits of granting
the proposal outweigh any adverse impact of departing from the Development Plan.

Notes to Applicant

The detailed surface water drainage scheme to be submitted shall: - require all flows
to be attenuated to Qbar for the entire site;- include provision for the entire site to be
drained to the surface water drainage system with appropriate run-off coefficients or
other factors used to represent the differing run off characteristics of the various
parts of the site;- include an exceedance check using microdrainage software to
simulate the drainage system for the 100year + 30% climate change event for a
range of durations from 15 minutes to 24 hours to assess where the drainage system
may flood. If this occurs, provision must be made for the accumulated volumes and
flows to be directed to the surface water attenuation areas; - demonstrate that the
surface water drainage system is designed in accordance with CIRIA C635 and
C753, and the National SUDS Standards;- demonstrate detailed design (plans,
network details and calculations) in support of any surface water drainage scheme,
including details of any attenuation system, and outfall arrangements. Calculations
should demonstrate the performance of the designed system for a range of return
periods and storm durations inclusive of the 1 in 1 year, 1 in 2 year, 1 in 30 year, 1 in
100 year plus climate change return periods;- confirm how on-site surface water
drainage systems will be adopted and maintained in perpetuity to ensure long term
operation at the designed parameters.

The attached permission is for development which will involve building up to, or close
to, the boundary of the site. Your attention is drawn to the fact that if you should
need access to neighbouring land in another ownership in order to facilitate the
construction of the building and its future maintenance you are advised to obtain
permission from the owner of the land for such access before beginning your
development.

Your 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 to decrease levels by incorporating mitigation measures into
scheme design as standard. (see:
http://gedling.gov.uk/planningbuildingcontrol/planningpolicy/emerginglocalplan/suppl
ementaryplanningdocuments/). It is therefore requested commitment to incorporate
provision for an EV (electrical vehicle) charging point per dwelling; to allow future
residents to charge electrical/hybrid vehicles into the future. 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.

Your attention is brought to the requirements of Condition 8. The relocation shall be
approved in agreement with Gedling Borough Council's Community Protection
Manager and at the expense of the developer of the site.

Public sewers have statutory protection by virtue of the Water Industry Act 1991, as
amended by the Water Act 2003, and you may not build close to, directly over or
divert a public sewer without consent. You are advised to contact Severn Trent
Water to discuss your proposals. Severn Trent Water will seek to assist you in
obtaining a solution which protects both the public sewer and the proposed
development. If you require further information, please contact Severn Trent Water
on 0116 234 3834.

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.

The Borough Council has worked positively and proactively with the applicant, in
accordance with paragraphs 186 and 187 of the National Planning Policy
Framework, based on seeking solutions to problems arising in relation to dealing
with the planning application. This has been achieved by meeting the applicant to
discuss issues raised, providing details of issues raised in consultation responses;
requesting clarification, additional information or drawings in response to issues
raised; and providing updates on the application's progress.

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 website or from the Planning Portal:
www.planningportal.gov.uk/planning/applications/howtoapply/whattosubmit/cil



