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Report to Planning Committee 

Application Number: 2019/1180 

Location: 34 Main Street Calverton NG14 6FQ  

Proposal: Proposed demolition of existing dwelling and erection 
of 3 retail units at ground floor with 8 apartments 
over. 

Applicant: Miss Shread 

Agent: Guy St John Taylor Associates Architects Ltd 

Case Officer: Kevin Cartwright 

 
The application is referred to Planning Committee by the Planning Delegation 
Panel due to the complexity of the policy considerations. 

 
 
1.0 Site Description 
 
1.1 The application site is located in the centre of Calverton. It is located to the 

north of Main Street. To the east of the site is St Wilfrids Church (Grade II* 
Listed Building), Calverton Library is located to the west with the shopping 
centre to the north-east. To the south of the site on the opposite side of Main 
Street is Corner Cottage (Grade II Listed Building). 
 

1.2 The site is currently occupied by a single dwelling with a roughly L shaped 
footprint located adjacent to the eastern boundary of the site. 
 

1.3 The southern half of the site is located within the Calverton Conservation Area 
with the conservation area boundary running along the rear wall of the 
dwelling. 
 

1.4 The site is somewhat overgrown with a number of trees/vegetation on the site. 
 

1.5 The application site area is approximately 0.16 hectares. 
 
2.0  Relevant Planning History 
 
2.1 2019/0010 – Proposed demolition of existing dwelling and erection of 10- 

dwellings consisting of 4 maisonettes and 6 apartments with retail units at 
ground floor was withdrawn by the applicant on 18th December 2019. 

 
3.0  Proposed Development 
 



  

3.1 The application seeks planning permission for the demolition of the existing 
dwelling and outbuildings and the redevelopment of the site with 3no retail 
units at ground floor level and 8no. apartments above the retail units. 

 
3.2 The built form would be in two discrete blocks. Block A, a two storey 

development of 2no. retail units at ground floor with 2no. flats above located 
on the southern boundary of the site fronting Main Street. 

 
3.3 Block B a three storey development of 1no. retail unit at ground floor and 6no. 

flats, 3no. at first floor and 3no. at second floor would be located adjacent to 
the northern boundary of the site facing northwards towards St Wilfrid’s 
Square. 

 
3.4 The remainder of the site between the block would be car parking and turning 

with a total of 13 car parking spaces proposed. 
 
3.5  The site would be accessed via a 5.25m driveway from Main Street running 

roughly parallel to the eastern boundary of the site. 
 
3.6 The new internal floorspace proposed for the retail units would be 

approximately 306 square metres. Unit 1 would have a floor area of 56m2, 
Unit 2 would have a floor area of 70m2 and Unit 3 would have a floor area of 
180m2. 

 
3.7 The floor space of the flats would be: 
 
 Flat 1 54m2 
 Flat 2 65m2 
 Flat 3 50m2 
 Flat 4 75m2 
 Flat 5 65m2 
 Flat 6 50m2 
 Flat 7 75m2 
 Flat 8 65m2 
 
3.8 There would be a total of 13 car parking spaces. These would be unallocated. 
 
4.0 Consultations 
 
4.1 Historic England – The demolition of 34 Main Street would result in the loss of 

an historic building which contributes to the townscape and this, along with the 
degradation of the verdant nature of the site, would seriously erode the 
character of this part of the conservation area and the setting of the highly 
graded church. 
 
The harm is identified as less than substantial harm.  
 
Historic England has concerns regarding the application on heritage grounds 
as outlined above. We advise you seek further guidance from your in-house 
conservation officer in relation to the issues raised. 
 



  

We consider that the issues and safeguards outlined in our advice need to be 
addressed in order for the application to meet the requirements of paragraphs 
194,195, 197, 200, 202, 203 and 207 of the NPPF 2021. 
 

4.2 Gedling Borough Council Conservation Officer- Historic England in their letter 
of 10th February 2020 set out their concerns. In particular in respect of 
demolition: The proposed demolition of the building would result in the loss of 
an historic building that contributes to townscape and along with the 
degradation of the verdant nature of the site, would, in our view, seriously 
erode the character of this part of the conservation area and the setting of the 
highly graded church.’ 

 
 I remain in agreement with this position. Also, as stated above a clear and 

convincing case has not been submitted given the lack of clear evidence 
deliberate neglect has not occurred and options explored.  

 
 I have previously made known conservation objections in respect of the 

proposed two storey mixed use building to the front of the site and its harmful 
impact to the existing character of the conservation area. I had not specifically 
commented on the proposed three storey buildings to the rear of the site or in 
detail. The agents are right in that the part of the site to the north end is 
outside the conservation area as a matter of fact. Section 72(1) of the 
planning (listed Buildings and conservation areas) Act 1990 requires the LPA 
to pay special attention to the desirability of preserving or enhancing the 
character or appearance of the conservation area. While this part of the site is 
outside the conservation area boundary it lies adjacent to it and therefore 
within the setting of the conservation area where relevant policies apply. Any 
impact upon the setting of the conservation area must be taken in to account 
and as part of the assessment the significance of the conservation area and 
the impact upon its significance. 

 
 The proposed three storey building will result in a building that is out of accord 

with the character and appearance of buildings and views within the 
conservation area whose character is determined by a predominance of two 
storey traditional gabled form buildings of red brick and clay tiled roofs. As 
such the proposed three storey block by virtue of its size, form and massing 
will harm the setting of the conservation area. The applicant should have 
regard to this setting to a greater degree than to the shopping centre to the 
north which detracts from the conservation area for similar reasons. I am in 
agreement with the views of Historic England in this respect and the harmful 
impact upon the setting of the grade II* listed church as set out by Historic 
England.  
 
Given the allocation of the site for a mixed use development in the 2018 Local 
Planning Document any decision should take account of the implications to 
the historic environment. The case for demolition should be fully evidenced to 
prove neglect was not deliberate or the state of the buildings are not to be 
taken in to account in deliberations. The impact of the proposed development 
would result in less than substantial harm to the character and appearance of 
the conservation area and setting of the grade II* listed church at the higher 
end of the scale. It will be important to explore all options that may better 
preserve the character and appearance of the conservation area, its setting 



  

and setting of the grade II* listed church. This should be taken in to account in 
the planning balance. 

 
4.3 Nottinghamshire County Council Local Lead Flood Authority – No comments. 
 
4.4 Nottinghamshire County Council Strategic Policy – No comments 
 
4.5 Natural England – No Comments. 
 

4.6 Nottinghamshire County Council Highways – No objection. The Highways 
Authority are satisfied that there is sufficient parking to serve the retail units 
which will require 4no. spaces and 1no. space for each apartment. Request a 
number of conditions in relation to access widening, hard surfacing, parking 
and turning and bin store provision. 

 
4.7 Trent Valley Internal Drainage Board – No objection subject to surface water 

run-off rates to receiving watercourses must not be increased. 
 
4.8 Severn Trent Water – No objection subject to conditions in relation to surface 

and foul drainage. 
 
4.9 Gedling Borough Council Economic Development - We welcome the 

redevelopment of this site adjacent to the existing Calverton centre. Calverton 
is a growing settlement and the centre is well used and served; these units 
would add to this. It is appreciated that this is a difficult site to develop and the 
applicant has made efforts to make the two blocks attractive to occupants. 
Those to the north need careful consideration to ensure that this is attractive 
and visible from the main arcade to the west. The public toilets would benefit 
from some works which would make this entrance better. Consideration 
should also be given to the parking area between the two blocks and how this 
will be used. It is noted that the servicing of the large northern unit will be from 
the rear car park. The two smaller units will be serviced from the frontage with 
no rear access; this will require careful management to ensure a hazard is not 
created. Overall, Economic Growth welcome this application and support it.  

 
4.10 Gedling Borough Council Scientific Officer – No object subject to conditions in 

relation to the provision of Electric Vehicle charging points and a Construction 
Emission Management plan. 

 
4.11 Parks and Street Care – No comments. 
 
4.12 Tree Officer - The submitted tree survey is out of date and it would be  

 recommended that an up to date tree survey is provided and a new tree 
 protection plan showing retained trees, proposed development and tree 
 protection methods such as ground protection and fencing in accordance with 
 BS 5837:2012. 

 
4.13 Empty Homes Officer - The property at 34 Main Street has been empty for a 

good number of years.  Over the years it has been a major concern for 
residents in the area due to the anti-social behaviour that the property has 
been attracting. The owner has secured the main building but despite this the 
local children have continued to break into the grounds and occupy the 



  

outbuilding.  This behaviour has put a strain on the council (Neighbourhood 
Wardens) in that they have had to carry out extra patrols in the area, the local 
Neighbourhood Beat Team for Nottinghamshire Police have also been called 
to the property a number of times to deal with the anti-social behaviour. The 
property continues to be a burden to the residents of Calverton and would be 
best brought back into use as soon as practicably possible. 

 
4.14 Members of the Public - The application has been advertised in accordance 

with the adopted Statement of Community Involvement. 86 letters of 
representation have been received. A summary of the main concerns are 
listed below: 

 
 Relating to Heritage  
 

 Chipping away at the conservation area must be stopped 

 It is one of the last cottages of its type and in good condition 

 Not in-keeping with the conservation area 

 Should preserve older buildings 

 This is the gateway to the conservation area 

 Will affect/compete with the church 

 Too modern for a conservation area 

 The outbuildings have partially collapsed but not the house 

 Harm to the setting of the Grade 2* listed church 

 Demolition has not been justified – building is in a reasonable state of 
repair  according to the submitted bat survey report 

 Will impact views of the conservation area and listed church 

 Would detract from the special ambience of the cemetery 

 Impact on listed buildings 

 The proposal is not a neutral change to heritage assets 

 Case of public benefit has not been adequately demonstrated to 
outweigh the  harm to heritage assets 

 Contradictory views in relation to the state of the cottage 

 Impact on views to and from heritage assets 

 Will affect the setting of the church 

 Will bring the incursion of the shopping centre closer to the church 

 The site is integral to the continuity of the conservation area 

 The siting of Block A would undermine the distinctive open character of 
the conservation area along this point of Main Street 

 Whilst the cottage is not listed it is a significant local building 

 Intentional neglect of the property to support its demolition 

 No evidence has been provided to demonstrate how the proposal 
would  preserve or enhance the setting of heritage assets 

 Important views must be protected 

 Will set a precedent for people to but properties in a conservation area 
and let them fall into disrepair 

 Gedling Borough Council should follow the advice of Historic England 

 The deteriorated state of a heritage assets should not be taken into 
account in any decision (para 196 NPPF) 

 One of the last remaining examples of this type of agricultural cottage 

 Any modernisation of the building that has taken place is superficial 
and does  not undermine its heritage value 



  

 The verdant open nature of the site make a positive contribution to the 
 conservation area and the setting of the church 

 Proposal does not preserve or enhance the setting of heritage assets 
 
 

 Relating to Highways/Traffic Issues 
 

 Not enough parking 

 Access to my property is already hazardous due to the number of 
vehicles parked outside the church 

 Another access will make this road even more dangerous 

 Two storey building fronting Main Street will make an unacceptable 
tunnel effect and visibility issues for motorists and pedestrians 

 Parking and unloading is insufficient and no space for storage of waste 
bins 

 There has been a fatal road accident in the area 

 How will the development work with the pedestrian crossing 

 Parking is inadequate 

 Where do the staff park 

 Will cause traffic problems 

 There should be 16 parking spaces for 8 apartments 

 Already complex road/traffic arrangements in this location will be made 
worse  by the proposal 

 More shops will add to the existing traffic chaos 

 Main Street is used by many children walking to schools additional 
traffic will bring additional dangers 

 Will result in on street parking 

 Main Street is already congested 

 The neighbouring shopping area car park has no capacity 

 Already a hazard leaving my property. This will make it worse 

 No dedicated loading and unloading within the site 

 Retail frontage is too close to Main Street it will encourage parking 
outside 

 People exiting the shop will force others into the roadway 

 The site is surrounded by a complex road layout 

 It would impact on disabled persons’ access to the surgery 

 Parking is already an issue 

 Is public parking allowed? If so how will it be controlled? 

 Delivery vehicles would be expected to negotiate the car park 
 

 Relating to Drainage/Flooding 
 

 Will increase flooding risk 

 Further drainage information is required 
 
 Relating to Amenity 
 

 Three storey building will block natural light to the library 

 Multi-storey flats will overlook our garden 

 Vehicle movements will cause disturbance 



  

 Noise from the commercial units 

 Overlooking/loss of privacy 

 Loss of light and overbearing 

 Loss of light to the medical practice 

 Over-looking from shops and flats 

 Noise and disturbance from the commercial and residential units 

 Vehicle movements running in close proximity to the boundary of the 
site and associated noise and disturbance 

 
 

 Relating to Visual Amenity 
 

 Would not be in-keeping with the surroundings 

 Adverse impact on the streetscene 

 Multi-storey development is out of character with the area 

 Will completely urbanise a beautiful part of the village 

 The shopping centre is an eyesore this will add to it 

 Woodborough and Oxton are more attractive as they have retained their 
original buildings 

 Development is too tall 

 Loss of garden land would result in harm to the character and 
appearance of the area 

 Even when overgrown the garden is an appealing landscape buffer 

 Insufficient information to visualise the development 

 St Wilfrid’s Square is an eye sore. This adds to it. 

 Should be more in keeping with the two storey brick and pantile and 
white painted buildings in the area 

 Too intensive development for the site 

 Policy LPD50 requires high standard of design 

 The site is not conducive to the development proposed 
 

  
 Relating to Impact on Trees 
 

 Trees should not be felled 

 Loss of trees 

 Tree Survey is out of date 
 
 Relating to Ecology  

 

 Impact on wildlife 

 Bats in the trees 

 2019 bat survey indicated the presence of a roost in the building – 
further survey work is required 

 Further bat survey work is required 

 Bat survey should be undertaken before the decision is issued 
 
 
 Relating to Other Issues 
 



  

 The property has been the subject of previous applications without the 
consideration of refurbishment – there may be interested parties willing 
to undertake a sympathetic refurbishment 

 More shops in close proximity to the square is not needed at this time 

 Remaining properties should be protected at all costs 

 Building is capable of repair 

 More shops are not needed-there are vacancies in St Wilfrid’s Square 

 What will happen to the bus stop? 

 Demolition is for economic reasons only 

 There is insufficient infrastructure to support this development 

 The cottages would make fantastic homes and should renovated 

 There is already planning permission for shops – we don’t need any 
more 

 Loss of garden land 

 What evidence of the need for housing? 

 What evidence is there of anti-social behaviour? 

 Garden has been deliberately neglected 

 Planning policy does not permit the development of gardens that harm 
an areas character and appearance LPD 34 

 Doesn’t comply with LPD 50 – Development within Town and Local 
Centres 

 The demand for retail units is not evidence based 

 The retail units would threaten the viability of the nearby shopping centre 

 Where are the home for the elderly or single people? 

 Precinct is made up of charity shops and take-aways. We don’t need 
anymore  

 Empty units will result in anti-social behaviour and look run-down 

 If planning permission is granted it should prevent them being changed 
to fast food outlets 

 There has been interest in purchasing the property as a home 

 Demolition is not the only viable option 

 There are other alternatives to demolition – e.g. veterinary surgery with 
live in staff 

 Calverton Neighbourhood Plan requires developer contributions to 
mitigate impact on the surrounding highway network CNP ISF3 

 The village is being destroyed by the large number of residential 
properties being constructed 

 No evidence of how the development would be energy efficient 

 Should be redeveloped as a park 

 Council should force the owners to renovate the property 
  
 

4.14 Following the submission of a supporting tree survey and protected species 
survey a re-consultation exercise was undertaken and a further 11 comments 
have been received. A summary of their content is listed below: 

 
 Relating to Heritage 
 

 Building is in reasonable state of repair 

 Impact on conservation area 



  

 
 Relating to Highways/Traffic Issues 
 

  Highway safety 

 Parking 

 Recent motorcycle accident on Main Street as a result of parked cars 

 Would make the road network more complex – there has been a fatality 

 Should be reducing traffic not increasing  
 
 Relating to Drainage/Flooding 
 

  Loss of the garden will result in increased issues of flooding 
 

Relating to Amenity 
 

 Noise and disturbance 

 Noise from vehicle movements 

 Overlooking loss of privacy 

 Overshadowing  
 
 Relating to Visual Amenity 
 

  Loss of a visual asset 

 Out of character with the area 

 Not in keeping with the surroundings 

 Loss of green space 
 

 
 Relating to Impact on Trees 
 

  Agree that not all trees and shrubs on the site are healthy/brillant 
specimens and need attention but not all need to be removed 

 Trees which form our border will be destroyed as part of the 
development 

 Loss of trees will reduce our security 

  Loss of trees would impact local biodiversity and the setting of heritage 
assets 

  Loss of large garden, orchard and small holding 

 Survey is out of date 
 

Relating to Ecology 
 

 There is a high level of bat activity in the area 
 
 Relating to Other Matters 
 

  All previous comments remain 

  Loss of 1/3 acre of green garden area 

 Less invasive options should be considered such as splitting the 
cottage into a semidetached property 

 Loss of bust stop 



  

 Supporting information is biased 

 Already have too many retail units 
 

 
4.15 RT Hon Mark Spencer MP – there is not enough parking for both residents 

and visitors to the shops. Cars increasingly park on both sides of Main Street 
which is causing problems.  

 
 The parking will just be taken up by residents thereby limiting the amount of 

people that can and will use them to visit the shops. 
 
 Infrastructure is needed to be put in place before this application/build is to go 

ahead Where is the bus shelter to be relocated? Will the bus be able to pull 
over safely making it safe for vehicles passing by? The bus stop cannot move 
towards the zebra crossing and towards the church would bring it in conflict 
with funeral/wedding vehicles which will need to park in that area when there 
is an occasion happening. 

 
 I am very concerned about this development and hope the Planning 

Department will look at this application with great care. 
  
   
4.16 Calverton Parish Council - The demolition of 34 Main Street, Calverton should 

not go ahead. This is a property within the Conservation Area of historic 
interest being part of a long gone village community of stocking frame knitters 
within a rural farming village 

 
 This property is key to the aesthetics of the village due to its prominent 

location and should be retained and returned to a residence or converted into 
three smaller starter properties with parking and gardens. 

 
 There is evidence bats roost in both the house and outbuildings and would 

therefore request that this report is carried out before a planning decision is 
decided. 

 
This is the gateway to the Conservation Area on Main Street and needs to be 
retained as a cottage to demonstrate our long lost past heritage. 
 
34 Main Street needs to be retained and it is extremely disappointing to see 
how it has been left to “rot” enabling the stronger argument for demolition. 
 
The proposed development is still too tall, overbearing and far too modern in 
its design. Historically the Church should be the highest building in the village 
seen from most parts of the village. 
 
The new development will dominate this area and cast a shadow over the 
Conservation Area; it should be in keeping with properties in the immediate 
vicinity, which are mainly painted white, brick and pantile and 2 storeys high, 
this development does not blend in. 
 
Anti-social behaviour will increase dramatically when the new complex is built. 
This is an ideal meeting place for local youngsters as it is hidden from Main 



  

Street. Currently youths/children congregate in the Square and on the bench 
near the library but they are visible and if the Authorities need to intervene this 
is done so effectively. Once they are out of sight it will be down to the 
residents to report any issues, assuming they are on site when this happens. 
 
Will deliveries for the retail units be carried out whilst parked on Main Street 
as there doesn’t appear to be any access to a rear delivery bay? If so, has this 
been agreed by NCC Highways, especially due to the new pedestrian 
crossing on Main Street which will make visibility difficult. If there is no loading 
bay, have double yellow lines been agreed with NCC Highways? 
 
Where will employees park for the retail units, the current St Wilfrid’s Square 
car park has a 2 hour limit and there doesn’t appear to be any on-site parking 
for the retail units. Creame Hairdressers have no parking so their customers 
and staff park on Main Street outside the Church, this makes it very difficult for 
funerals/wedding etc parking. 
 
With the garden being replaced by hard surfaces, what impact will surface 
water have on Main Street and St Wilfrid’s Square? Has a flood risk 
assessment/report been completed? This is not attached in the planning 
documentation and should be. 
 
The retail unit’s frontage is too close to Main Street itself and will encourage 
people to stop outside the shops whilst they “pop in”. There appears to be no 
shop frontage so anyone coming out of a shop could bump into other people 
causing them to step into the road to make way. 
 
There is already parking congestion on Main Street opposite the square as 
people find it easier to park on Main Street/Renals Way and walk across. 
Have the developers also taken into account the new zebra crossing, which is 
next to this location? 
 
Currently St Wilfrids Square has 2 large charity shops, which have been 
available to rent for several years, what evidence is there that additional retail 
units are needed? 
 
Following the submission of a supporting tree survey and protected species 
survey a re-consultation exercise was undertaken and a further comments 
from the Parish Council have been received. A summary of their content is 
listed below: 
 
Confirming that their previous comments still remain and can be summarised 
as: 
 
-demolition not justified,  
-loss of residential garden,  
-harm to heritage assets,  
-further bat survey work is required before the application is determined,  
-flooding,  
-highway safety and parking, 
-retail demand and viability. Proposal is not justified. 

 



  

5.0 Assessment of Planning Considerations 
 
5.1 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 material 
considerations indicate otherwise’. 

 
6.0 Relevant Planning Policy 
 
6.1 National Planning Policy Framework (2021) (NPPF) 
 

 Part 7 – Ensuring the vitality of town centres 

 Part 11 – Making effective use of land 

 Part 12 – Achieving well-designed places 

 Part 16 – Conserving and Enhancing the Historic Environment 

 

Aligned Core Strategy 2014 (ACS) 
 

 Policy 2 – The Spatial Strategy 

 Policy 6 – Role of Town and Local Centres 

 Policy 10 – Design and Enhancing Local Identity  

 Policy 11 – The Historic Environment  

 

Local Planning Document 2018 (LPD) 
 
 

 LPD 4 – Surface Water Management 

 LPD 11 – Air Quality 

 LPD 26 – Heritage Assets  

 LPD 27 – Listed Buildings  

 LPD 28 – Conservation Areas 

 LPD 32 – Amenity 

 LPD 33 – Residential Density 

 LPD 34 – Residential Gardens  

 LPD 35 – Safe, Accessible and Inclusive Development 

 LPD 49 – Retail Hierarchy and Town Centre Boundaries 

 LPD 50 – Development within Town and Local Centres 

 LPD 51 – Upper Floors 

 LPD 57 – Parking Standards 

 LPD 61 – Highway Safety 
 

 Calverton Neighbourhood Plan (2017) 

 

The Calverton Neighbourhood plan was approved by referendum on 30th 
November 2017 and its policies form part of the development plan.  
 



  

 Policy G2  (Developer Contributions) – supports the provision of developer 

contributions to support education, primary GP healthcare, and village centre 

environmental improvements 

 Policy G3 (Village Centre) – proposals for new retail units should contribute to 

the village centres public realm where viable. Proposals that deliver new car 

parking within the village centre will be supported.   

 Policy G4 (Economic Growth) – Supports proposals for economic 

development and the regeneration and intensification of previously developed 

land.  

 Policy G5 (Housing Mix) - Developments should include a mix of dwelling 

sizes including 1 or 2 bedroom starter homes, larger 3 or 4 bedroom family 

housing, executive housing and affordable housing. 

 Policy ISF1 (Sustainable Transport) – Proposals must demonstrate how 

opportunities for sustainable transport modes are maximised including 

maximising the potential for walking and cycling to the village centre. 

 Policy ISF2 (Car Parking) – Supports the provision of parking in the village 

centre that has appropriate regard to the Conservation Area  and other 

heritage assets by virtue of its scale, layout and design. Any new 

development in the village centre will only be supported where it has sufficient 

parking provision or where parking can be accommodated in existing car 

parks.  

 Policy ISF3 (Highway Impact) – Developer contributions will be sought to 

mitigate negative impacts on the highway network. Developments that include 

alterations to the existing highway should provide sustainable measures to 

accommodate traffic, improve the safety and attractiveness of the street 

scene, and integrate appropriate traffic calming measures. 

 ISF4 (Infrastructure Provision) – New residential development will only be 

supported where it provides appropriate community facilities and 

improvements to schools, GPs, dentists, commensurate with the impacts of 

the proposal. Residential development will only be supported where it 

provides necessary improvements to the water and sewerage network.  

 BE1 (Design and Landscaping) – criteria d, e and f are relevant. 

 BE2 (Local Distinctiveness and Aesthetics) – Development should reinforce 

local distinctiveness. Policy includes several design considerations.  

 BE3 (Public Realm) – Proposals should demonstrate that they contribute to 

high quality streets, pavements and public realm.  

 BE4 (Parking Provision) – Proposals should provide for the expected needs of 

residents and visitors  

 BE5 (Heritage Assets) – sets out a detailed approach to determining heritage 

aspects of planning applications, including a requirement for applications to 

be accompanies by heritage assessment addressing the policy.  

 NE3 (Flooding) – sets out that proposals will not be permitted where any 

additional surface water flood risk will result in the village centre.  

 

Other Guidance 



  

 

Parking Provision for Residential and Non-Residential Developments SPD – 

(2022) 

Air Quality and Emissions Mitigation (2019) 

Low carbon planning guidance for Gedling Borough (May 2021) 

7.0 Planning Considerations 
 
 Principle of the Development 
 
7.1 The NPPF sets out that planning policy should be positive and promote town 
 centres. At para 86 the NPPF states that: 
 

Planning policies and decisions should support the role that town centres play 
at the heart of local communities, by taking a positive approach to their 
growth, management and adaptation. Planning policies should: 
 
define a network and hierarchy of town centres and promote their long-term 
vitality and viability – by allowing them to grow and diversify in a way that can 
respond to rapid changes in the retail and leisure industries, allows a suitable 
mix of uses (including housing) and reflects their distinctive characters; 

 
7.2 The site is defined as a local centre by ACS Policy 6 and LPD 49. This in turn 

triggers Policy LPD 50 which sets out which forms of development are 
appropriate within such Local Centres. It states that planning permission will 
be granted for development subject to a number of criteria that include: 

 
 -Not result in an over-saturation or an unacceptable grouping of non-A1 uses,  

 -the proposal is of a high standard of design and does not adversely affect the 
Local Centre by reason of its scale, bulk form, layout or materials,  

 -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 Local 
Centre,  

 -it would not cause a significant adverse impact on the amenity of nearby 
residents and occupiers and appropriate provision of parking is made. 

 
 

7.3 Policy LPD 51 – Upper Floors states that planning permission will be granted 
for the change of use of upper floors in Local Centres for any purpose 
provided: 

 
 -it would not cause unacceptable conflict with the need for rear servicing, 
 -it would not cause a significant adverse impact on the amenity of nearby 

residents or occupiers, and 
 -appropriate parking provision is made. 

 
7.4 Calverton Neighbourhood Plan Policy G3 mirrors the above polices stating 

that proposals in the “Village Centre” that create new or enlarged retail units 
or involve other new development will be expected to contribute to the 
improvement of the Village Centre’s public realm where viable. Proposals 
which are able to deliver new car parking within or adjacent to the Village 



  

Centre will be looked on favourably, providing that are compliant with all other 
polices within the development plan. 

 
7.5 Taking the above into account it is considered that the proposal is acceptable 

in principle in this location subject to compliance with the various criteria of the 
above policies. Compliance with these criteria will be discussed elsewhere in 
this report. 

 
 Impact on Heritage Assets 

 
7.6 The site lies partly within the Calverton Conservation Area and within the 

setting of the Grade II* listed Church of St Wilfrid. The conservation area 
largely consists of vernacular buildings which are typically two-storey, red 
brick construction with clay pantile roofs. No.34 Main Street is such a building 
and it is described by Historic England as: 

 
 “..a good example of a small scale, historic vernacular building.” 
 
7.7 The application site has an open and verdant appearance which complements 

the open nature of the church and church yard. There are views of 34 Main 
Street and its associated garden area from within the church yard. There are 
also views of the application site from Main Street which include the site and 
the Church. The Church is also visible from the shopping area across the site. 

 
7.8 The proposed development would result in the demolition of 34 Main Street 

that occupies the site. The building is of traditional form and along with its 
garden area is considered to make a positive contribution to the special 
architectural and historic interest of the Calverton conservation area. 

 
7.9 The submitted structural report highlights a number of defects in the buildings 

structure, and notes much internal alterations are modern 20th Century. The 
building dates from the late 19th Century. The report does not conclude that 
the buildings are beyond repair. 

 
7.10 This does not however mean that the loss of such a building would result in 

unacceptable harm to heritage assets. As such there are a number of strands 
to the assessment of the impact and the loss of the building must be balanced 
against the proposal as a whole. 

 
7.11 I concur with the comments of both our in-house conservation officer and 

Historic England that there would be less than substantial harm to heritage 
assets as a result of the loss of the existing building and the proposal. For 
clarity the heritage assets that I consider to be affected are the setting of the 
Church and the conservation area. 

 
7.12 The proposal would result in the construction of a three storey element to the 

rear of the site it is considered that this would be viewed in the context of St 
Wilfrid’s Square which has buildings of a similar height and mass. St Wilfrid’s 
Square is inward looking and is a somewhat unattractive when viewed from 
Main Street. 

 
7.13 Historic England states: 



  

 
“In contrast, the area to the north and west which falls outside the 
conservation area is dominated by a relatively modern shopping centre, 
incorporating a library, and a housing estate beyond. The shopping centre is 
designed as inward looking and its rear elevations are particularly prominent 
in the streetscene. Most of the shopping centre is three-storey. The shopping 
centre forms an unfortunate neighbour which degrades the setting of the 
conservation area.” 

 
7.14 As such it is considered that the proposal would not be read as an 

incongruous development as it has to be viewed against the context of the 
existing local centre. It is however accepted that the additional built form 
would result in less than substantial harm to the setting of the grade II* listed 
church and conservation area. 

 
7.15 As the proposal affects the setting of listed buildings and the conservation 

area the statutory requirement to have special regard to the desirability of 
preserving a listed building or its setting or any features of special 
architectural or historic interest which it possesses (section 66(1) of the 
Planning (Listed Buildings and Conservation Areas) Act, 1990 (the 1990 Act) 
and to pay special attention to the desirability of preserving or enhancing the 
character or appearance of the conservation area (s.72, of the 1990 Act) must 
be taken into account by your authority when determining this application.  

 
7.16 Sections 66 & 72 of the 1990 Act require decision makers to have special 

regard to the desirability of preserving listed buildings or their settings or any 
features of special architectural or historic interest which they possesses as 
well as the desirability of preserving or enhancing the character or 
appearance of conservation areas. Any adverse effect on a heritage asset, 
even if slight or minor, would not preserve the asset or its setting. 

 
 The abovementioned legislation requires that considerable importance and 

weight must be attached by the decision maker to the desirability of 
preserving the setting of heritage assets when balancing harm against public 
benefits. 

 
 Paragraph 197 of the NPPF, in determining planning applications, local 

planning authorities should take account of:  
 
 -the desirability of sustaining and enhancing the significance of heritage 

assets and putting them to viable uses consistent with their conservation;  
 -the positive contribution that conservation of heritage assets can make to 

sustainable communities including their economic vitality; and  
 -the desirability of new development making a positive contribution to local 

character and distinctiveness. 
 
7.17 Paragraph 202 of the NPPF states: 
 

Where a development proposal will lead to less than substantial harm to the 
significance of a designated heritage asset, this harm should be weighed 
against the public benefits of the proposal including, where appropriate, 
securing its optimum viable use. As the site is allocated as a Local Centre 



  

alternative uses are somewhat curtailed by LPD 50. It is also considered that 
redevelopment of the site whilst retaining the existing building would be 
difficult due to its location and footprint within the site. 

 
7.18 The setting of a heritage asset is regarded as “the surroundings in which a 

heritage asset is experienced” Setting is more than just a visual connection it 
can include associative or historical links.  

 
7.19 The significance of the setting of the church derives from its open and verdant 

setting to the north and west which includes the church yard. The trees and 
historic buildings to the west and their associated grounds provide the setting 
to the church. There are views to and from the site and the church yard and 
views from the local centre through the site to the church. The church being 
the most significant listed building in the conservation area. 

 
7.20 The significance of the conservation area at this point derives from and relates 

to the setting of the church in that it has an open and verdant appearance. 
 
7.21 The significance of the 34 Main Street derives from its traditional form and 

associated garden which adds to the character and appearance of the 
conservation area. The structural report identifies that the two cottages (which 
now form 34 Main Street) are not Framework knitters cottages due to the age 
and materials used to the interior and window apertures and the age of the 
property is thought be constructed around late 19th Century as it appears on 
the 1880 Ordnance Survey Plan. 

 
7.22 It is accepted that the three storey building would introduce additional built 

form which would be visible. Views from the shopping centre across the site 
are less significant than of the main church front on Main Road. Nonetheless it 
is accepted that this harm would be worsened by the development as 
additional built form would be introduced adjacent to the existing built form at 
St Wilfrid’s Square adjacent. 

 
7.23 The two-storey building fronting Main Street would result in more enclosure 

along Main Street than currently exists. The proposed units would however be 
of a similar height to that of neighbouring buildings. It is accepted that the 
street scene is dominated by properties gable on to Main Street.  There are 
however examples of properties fronting Main Street including properties 
opposite. As such it is considered that this would result in less than substantial 
harm to the key views along Main Street identified in the Calverton 
Conservation Area Character Appraisal. 

 
7.24 It is accepted that the proposal would result in loss of the currently 

undeveloped garden area. This by default would result in the loss of the open 
and landscaped feel of this part of Main Street. However, the site, whilst 
containing a number of trees, is not well maintained and is overgrown. 

 
7.25  The car parking area whilst visible from Main Street would, to some extent, be 

screened by the proposed two storey building Block A. 
 



  

7.26 As such it is not disputed that the proposal would result in less than 
substantial harm to heritage assets. However, as per NPPF para 202 this 
harm should be weighed against the public benefits of the proposal. 

 
7.27 The scheme would deliver an appropriate extension to the local centre and 

the associated economic benefits this would bring including increased retail 
offer and associated job creation. The development would also result in the 
construction of 8no. new homes. It is considered that this outweighs the less 
than substantial harm identified. As such the proposal is considered to accord 
with objectives of the NPPF, ACS Policy 11, LPD 26, LPD27, LPD28 and 
Calverton Neighbourhood Plan BE5. 

 
 Highway Safety and Parking 
 
 
7.28 The proposal would be accessed by a 5.25m wide road which would then 

open out into a parking and servicing area between the two blocks. A total of 
13 car parking spaces would be provided. Guidance in relation to parking 
provision is contained with the document Parking Provision for Residential 
and Non-Residential Developments SPD – (2022) and the Nottinghamshire 
County Council Commercial Parking (Part 4.2). 

 
7.29 The commercial parking requirement for the scheme is a minimum of 4 

spaces per unit. This is met with the provision of 13 spaces. However there 
would be no provision for the residential element of the scheme. Para 4.13 of 
the adopted Car Parking SPD states: 

 
 “The expectation is that parking standards will be met, however if the 

development is served by one or more regular public transport, this may be a 
material consideration justifying a reduced parking provision requirement, 
especially if a site is located within; or close to a central area”. 

 
7.30 There is a bus stop currently located directly outside the site, (accepting that it 

would more than likely require relocating should planning permission be 
granted). The site is also located immediately adjacent to St Wilfred’s Square 
and would be regarded as an extension to the village centre. As such it must 
be regarded as being in a central area which permits a relaxation of the 
parking standards. 

 
7.31 Whilst noting the concern raised by local residents, Parish Council and local 

MP in relation to parking, I also note that the Highway Authority has assessed 
the scheme and raised no objection. As such it is considered that a refusal of 
planning permission on the basis of inadequate parking provision would not 
be reasonable. 

 
7.32 Whilst noting the comments from the public in relation to a road traffic 

accident and a fatality it is not considered that this proposal would pose any 
significant risk to road safety beyond that which already exists. This is 
confirmed by the comments of the Highway Authority and no objection being 
raised on this basis. As such the proposal is considered to accord with LPD 
Policy 57 and 61, Calverton Neighbourhood Plan Polices ISF 1, ISF2, ISF3 



  

and BE4 and Parking Provision for Residential and Non-Residential 
Developments SPD. 

 
 Impact on Amenity of Neighbouring Occupiers 
 

7.33 The proposal would result in the demolition of the existing dwelling and the 
construction of two mixed use blocks of retailing at ground floor and 
residential flats above. 

 
7.34 Block A would front Main Street and be separated from 30, Main Street by the 

proposed 5.25m access. Block B would be located to the north along the rear 
boundary of the site approximately 23 metres from the rear elevation of the 
neighbouring property. It is accepted that the Block B would result in built form 
adjacent to the rear most part of the neighbouring garden. This is part of the 
garden cannot however be afforded the same protection as for example the 
intimate rear patio area directly behind a property. As such it is considered 
that this relationship is acceptable and would not result in an unacceptable 
overshadowing or overbearing relationship. 

 
7.35 In relation to overlooking and loss of privacy, windows would be located 

predominantly in the front and rear elevations either inward facing within the 
site or outward facing to Main Street to the south and St Wilfrid’s Square to 
the north. This would minimise the potential for overlooking and loss of privacy 
in relation to 30. Main Street. 

 
7.36 Whilst there are a number of side facing windows located in the eastern 

elevation of Block B these either serve bathrooms or are secondary to 
kitchen/lounge accommodation. As such they could be obscurely glazed. This 
would be achieved by an appropriately worded condition. It is considered that 
the 23 metre separation distance between the windows to the southern facing 
elevation of Block B and 30 Main Street is acceptable to ensure no significant 
overlooking and loss of privacy. 

 
7.37 In relation to the commercial uses to the north and west of the site, 

notwithstanding the three storey nature of Block B to the rear of the site there 
is again adequate separation to ensure no significant overshadowing or 
overbearing would occur. 

 
7.38 The relationship between Block A which would occupy the frontage of the site 

adjacent to Main Street and properties to the south is not untypical of other 
relationships elsewhere in the village. Main Street would offer adequate 
separation to ensure no overlooking, loss of privacy, overshadowing or 
overbearing relationship would occur. 

 
7.39 The eastward side facing shop window at ground floor would face the front 

garden, parking area of 30 Main Street as such there would be no significant 
impact in relation to overlooking/loss of privacy. 

 
7.40 The proposal would also result in the construction of an access driveway 

adjacent to the common boundary with 30 Main Street. There would be a 
landscaped margin immediately adjacent to the common boundary which 
would ensure that the access would be set off the boundary. Whilst it is 



  

accepted that this would result in comings and goings and vehicle movements 
to and from the site adjacent to the boundary of the site. It is considered that 
this would be unlikely to result in significant harm to the amenity of 
neighbouring occupiers to justify a refusal of planning permission on this 
basis. 

 
7.41 Taking into account the above matters it is considered that the proposal would 

not result in an unacceptable impact on the amenity of neighbouring 
occupiers. As such the proposal is considered to accord with ACS Policy 10, 
LPD 32, LPD 50 and LPD 51. 

 
  
 Design and Visual Amenity 
 
7.42 Mixed use developments provide the opportunity to provide an active and 

vibrant place and in this instance would provide a logical extension to the local 
centre. The two discrete blocks would address the two contrasting elements of 
the site.  

 
7.43 The three storey block, Block B would relate well to the higher density and 

massing of the existing local centre to the north whilst Block A with a more 
traditional two storey design would reflect the looser urban grain of the historic 
part of the settlement that front Main Street and the wider conservation area. 

 
7.44 Traditional materials including facing brickwork, clay pantiles and painted 

timber window frames would reflect existing materials on adjacent buildings. 
 
7.45 It is accepted that the proposal would result in an increase in built form on the 

site beyond that which currently exists. The existing domestic buildings and 
associated garden would be replaced with a mixed use development. 
However it is considered that this is to some extent a given in that the site is 
allocated within the LPD as a local centre. It is considered that the proposal 
would be an acceptable form of development that would reflect the form, 
character and design of its surroundings whilst delivering an appropriate 
extension to the local centre. As such the proposal is considered to accord 
with the objectives of the NPPF, ACS Policy 10, LPD35, LPD 50 and 
Calverton Neighbourhood Plan Policies BE1, and BE2. 

 
 Protected Species 
 
7.46 The application is accompanied by a protected species survey. Whilst it is 

accepted that the survey is dated, and that ecological data is by its very 
nature transient, it is considered that its conclusions are likely to remain 
relevant.  

 
7.47 The assessment concludes that the site has poor connectivity to the wider 

environment and any designated or protected sites although the adjacent 
church yard to the east provides the opportunity for a linear foraging feature 
for bats. 

 
7.48 As the existing buildings on site have not been occupied recently and 

elements of the buildings are in poor condition there is the potential for bat 



  

access points. As such it is considered further bat survey work is required 
prior to any development comprised within the application.  

 
7.49 In relation to other protected species the submitted report identified no 

evidence of badger activity, no ponds on or within 500m of the site and 
therefore the presence of great crested newts is unlikely, and no habitats and 
refugia suitable for reptiles was established. No bird nests were identified on 
site. 

 
7.50 Nonetheless, noting the survey work was undertaken in 2019 further up to 

date assessments should be undertaken prior to the commencement of any 
development comprised within the application.  

 
 Trees 
 
7.51 The site contains a number of trees and is currently overgrown. A tree survey 

has been submitted in support of the application. Whilst accepting that the 
survey is somewhat dated it does allow the impact of the scheme on the trees 
on the site to be assessed. 

 
7.52 The Council’s arboriculturalist has visited the site and has recommended that 

a further updated tree survey is undertaken.  
 
7.53 It is noted that the trees within the site would be lost as a result of the 

development. With the exception of one beech tree of ‘moderate quality’ the 
remainder are characterised as trees of low quality. 

 There are also trees beyond the boundary of the site that may be affected by 
the proposal. Specifically that Block A would be within the canopy spread and 
therefore the root protection area of the adjacent trees T7 and T8 that are 
located within the library grounds. The trees are characterised as ‘high 
quality’. 

 
7.54 As such it is considered necessary to require the submission of an updated 

tree survey/tree protection plan and specific details of foundation construction 
for any development that falls with identified root protection areas. 

 
7.55 There would be limited capacity within the site for replacement planting as the 

site would be predominantly hard surfaced. However there is scope for 
replacement landscaping along the common boundary with 30 Main Street. 
This planting/landscaping can be secured by an appropriately worded 
condition. 

 
 Other Matters 
 
 A number of other issues have been raised by members of the public and 
 these are addressed below: 
 
 Loss of garden land 
 
7.56 It is noted that Policy LPD 34 states that development of garden land will only 

be permitted if certain criteria are met. However as the site is allocated as a 
local centre in the LPD it is considered that this policy is not engaged. 



  

 
 Flooding 
 
7.57 Whilst it is accepted that the proposal would result in an increase in hard 

surfacing on the site which may result in increased surface water run-off it is 
noted that there is no objection from the Local Lead Flood Authority or Severn 
Trent in relation to surface water and flooding. A suitably worded condition 
would ensure that surface water run-off is attenuated to an appropriate level to 
ensure no increase in flooding results from the development. As such the 
proposal is considered to accord with policy LPD 4 – Surface Water 
Management and Calverton Neighbourhood Plan NE3. The site is not 
identified as an area at risk of flooding. Taking the above into account and the 
nature of the proposal there is no requirement for a flood risk assessment to 
accompany the application. 

 
 Bus Shelter 
 
7.58 There is a bus shelter located roughly centrally along the site frontage with 

Main Street. Should planning permission be granted it is likely that this would 
need to be re-positioned. This would be a matter between the applicant and 
the highway authority/service provider. A note to applicant would be attached 
to any grant of planning permission alerting the applicant to this matter. 

 
 Request for Developer Contributions 
 
7.59 It is noted that reference has been made to Calverton Neighbourhood Plan 
 Policy ISF3 – Highway Impact. This policy states: 
 

Where new development negatively impacts on the highway network, 
contributions will be sought from the developer to mitigate this effect. 
Contributions will be used to minimise and mitigate these impacts associated 
with the development. 
 

7.60 In this instance the Highway Authority has not raised any concerns in relation 
to the proposal. As such it is considered that there would be no negative 
impacts on the highway network that require mitigation. The development 
would however be CIL liable and the Parish Council could determine how the 
Parish portion is expended. 

 
 Other Parties interested in the site 
 
7.61 It is noted that there may be other parties interested in converting the building 

and other alternatives uses for the existing building. However that it not the 
proposal before the Council. The application must be determined as 
submitted. 

 
 Demolition is for economic reasons only 
 
7.62 The loss of the building and the impact this would have from both a heritage 

and visual amenity perspective is discussed elsewhere in the report. 
 
 Retail units would threaten the viability of the local centre 



  

 
7.63 As the site is allocated in the LPD as a local centre and therefore would be an 

extension to St Wilfred’s Square it is not considered that the proposal would 
threaten the existing centre in fact it is more likely to support the centre as it 
would provide the opportunity for a wider shopping offer. 

 
 Restriction should be placed on fast food outlets 
 
7.64 The proposal is for a mixed used development of 3no. retail units at ground 

floor with 8no. residential units above. The use of the ground floor units as a 
hot food takeaway for the sale of hot food to be consumed off the premises 
would require planning permission. 

 
 Insufficient information has been submitted 
 
7.65 The submitted details comply with the national information requirements as 

such it is considered sufficient to enable the proposal to be assessed. 
 
 Deliberate neglect 
 
7.66 Paragraph 196 of the NPPF states that the deteriorated state of the heritage 

asset should not be taken into account in any decision if there is evidence of 
such deliberate neglect. The Council has no evidence that there has been 
deliberate neglect of either the building or the garden. The applicants acquired 
the site in 2017. The building had been vacant for a significant period prior to 
this and was in a poor state of repair. As such it is considered that this 
paragraph is not engaged and it would not set a precedent as every planning 
application is judged on its own merits. 

 
 The Council should force the owners to renovate the property 
 
7.67 The Council must consider and determine the planning applications that are 

put before them. There are no specific powers or requirements to consider 
alternative schemes. 

 
 Impact on access to the Surgery 
 
7.68 The site is in private ownership and not accessible to members of the public. 

As such the surgery does not currently rely on this site for access and the 
redevelopment of the site would not impact this situation. 

 
 Woodborough and Oxton have retained their original buildings 
 
7.69 The loss of the building is considered within the main body of the report.  
 
 Energy Efficiency 
 
7.70 There are no specific planning requirements for the development to include 

any specific energy efficiency construction techniques. This is however 
controlled by the relevant Building Regulations. The Council’s Low carbon 
planning guidance relates to major planning applications. This application is 



  

not a major planning application. A condition requiring EV charging points is 
considered necessary in accordance with LPD 11. 

 
 Increased number of residential properties in the village 
 
7.74 Calverton is a sustainable settlement and is identified in the LPD as a key 

settlement for growth. As such it is considered that further residential 
development would not place undue demands on existing infrastructure and 
services. 

 
 Deliveries 
 
7.75 The proposal has been assessed by the Highway Authority. This includes how 

the site would operate. No objection has been raised by the Highway 
Authority. 

 
 Anti-social behaviour  
 
7.75 The comments in relation to antisocial behaviour once the development is 

complete are noted. However it is considered that the scheme would be 
unlikely to result in any significant increase in antisocial behaviour particularly 
as there would be natural surveillance from the residential accommodation 
above the retail elements. Additionally, it should be noted that the removal of 
the existing property would remove the opportunity for anti-social behaviour 
and vandalism. 

 
8.0 Conclusion 
 
 Planning Balance 
 
8.1 Planning law requires that planning applications should be determined in 

accordance with the development plan unless material considerations indicate 
otherwise. The site is defined in the local plan as a local centre by policy LPD 
49 and LPD 50 permits appropriate development within such local centres. 

 
8.2 It is recognised that schemes may have some adverse landscape/visual and 

heritage impacts that in many cases are considered to conflict with 
development plan policies or parts of the NPPF. It is therefore necessary to 
carry out a balancing exercise to determine whether there are material 
considerations that outweigh any identified conflicts with policy. 

 
8.3 In applying the NPPF tests on harm to heritage assets, the statutory duty to 

ensure that considerable importance and weight is given to the avoidance of 
harm to the setting of identified heritage assets must be taken into account. It 
should also be noted that by virtue of the site being identified as an expansion 
to the local centre it is inevitable that additional built form would be introduced 
to the site in closer proximity to the conservation area and the setting of the 
listed church. In this case it is considered that the public benefits outweigh the 
less than substantial harm to the setting of the heritage assets. 

 
8.4 In this case significant weight can be given to the environmental, social and 

economic benefits of the proposal including: 



  

 
 -highly sustainable location 
 -high quality design that respects the context 
 -deliverable local housing 
 -expansion of the local centre and associated job creation 
 -removal of opportunity for antisocial behaviour 
 -removal of a derelict site that is overgrown and has an adverse impact upon        

  amenity of the area 
  
 These benefits outlined above are considered to outweigh the identified less 

than substantial harm to heritage assets. 
 
8.5 Taking into account the above matters the development is considered to be a 

sustainable form of development which is appropriate for its context and 
location and in accordance with NPPF Part 7 – Ensuring the vitality of town 
centres, Part 11 – Making effective use of land, Part 12 – Achieving well-
designed places, Part 16 – Conserving and Enhancing the Historic 
Environment, ACS Policy 2 – The Spatial Strategy, Policy 6 – Role of Town 
and Local Centres,  Policy 10 – Design and Enhancing Local Identity, Policy 
11 – The Historic Environment, LPD Policy LPD 4 – Surface Water 
Management, LPD 11 – Air Quality, LPD 26 – Heritage Assets, LPD 27 – 
Listed Buildings,  LPD 28 – Conservation Areas, LPD 32 – Amenity, LPD 33 – 
Residential Density, LPD 34 – Residential Gardens, LPD 35 – Safe, 
Accessible and Inclusive Development, LPD 49 – Retail Hierarchy and Town 
Centre Boundaries, LPD 50 – Development within Town and Local Centres, 
LPD 51 – Upper Floors, LPD 57 – Parking Standards, LPD 61 – Highway 
Safety, Calverton Neighbourhood Plan Policies G3, G4, G5, ISF1, ISF2, ISF3, 
BE1, BE2, BE4, BE5, NE3 and Parking Provision for Residential and Non-
Residential Developments SPD 2022. Whilst noting the comments received, 
there are no material considerations that indicate a decision should be taken 
otherwise. 

 
 
9.0 Recommendation: Grant Planning Permission subject to conditions listed for 
 the reasons set out in the report.  
 
 Conditions 
 
1. The development herby permitted shall commence before the expiration of 3 
 years from the date of this permission. 
 
2. This permission shall be read in accordance with the application form and 
 following list of approved drawings: 
 
 OS Site Location Plan Dwg No. OS 
 Existing Site Plan Dwg No. X01 
 Existing Building Plans and Elevations Dwg No. X02 
 Proposed Site Plan – Visibility Splay – Dwg No. P01 Rev A 
 Proposed Floor Plans – Dwg No. P02 
 Proposed Elevations – Dwg No. P04 Rev B 
  
 The development shall thereafter be undertaken in accordance with these 



  

 plans/details. 
 
3. Prior to above ground works commencing details of materials to be used in 
 the external appearance of the development shall be submitted to and 
 approved in writing by the Local Planning Authority. Development shall 
 proceed in accordance with the details as approved. 
 
4. Notwithstanding details previously submitted and prior to above ground works 

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

 
5. Prior to commencement of the development a Construction Emission 

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

 
6. Prior to above ground works commencing details of boundary treatments to 

the site shall be submitted to and approved in writing by the Local Planning 
Authority. The details as submitted shall be in situ prior to any unit/dwelling 
being occupied. 
 

7. No part of the development hereby permitted shall be brought into use until 

the access has been widened in accordance with drawing number 

812.1165.3, and the dropped vehicular footway crossing has been widened 

to suit the above and is available for use and constructed in accordance with 

the Highway Authority specification. 

 

8. No part of the development hereby permitted shall be brought into use until 
the access driveway has been hard surfaced in a bound material and is 
constructed with provision to prevent the unregulated discharge of surface 

water from the driveway/parking/turning area(s) to the public highway in 
accordance with details first submitted to and approved in writing by the LPA. 

The provision to prevent the unregulated discharge of surface water to the 
public highway and hard surfacing shall then be retained for the life of the 
development. 

 
9. No part of the development hereby permitted shall be brought into use until 

the parking, turning and servicing areas are surfaced in a bound material with 
the parking bays clearly delineated in accordance with drawing number 
812.1165.3. The parking, turning and servicing 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, turning and loading and unloading of 
vehicles. 

 
10. No part of the development hereby permitted shall be brought into use until 

details of a bin storage area have been submitted to and approved in writing 
by the local planning authority. The development shall be undertaken in 
accordance with the approved details. 

 
11. No development shall be commenced until details of the means of surface 

and foul drainage have been submitted to and approved in writing by the local 
planning authority. The development shall be undertaken in accordance with 
the approved details. 

 
12. Prior to the occupation of building(s) hereby permitted, details shall be 

 submitted to and approved in writing by the Local Planning Authority as to the 
position within the development of two (2) Electric Vehicle Recharging Points; 
(one point for Block A and one point for Block B) The Electric Vehicle 
Recharging Points shall be in a prominent position on the site and shall be for 
the exclusive use of zero emission vehicles. The Electric Vehicle Recharging 
Points shall be installed prior to occupation of any part of the development 
and shall be thereafter maintained in the location as approved for the lifetime 
of the development.  

 
13 No development shall commence until there shall have been submitted to and 

approved in writing by the local planning authority a scheme of landscaping. 
The scheme shall include indications of all existing trees and hedgerows on 
and adjacent to the land, identify those to be retained, identify root protection 
zones and set out measures for their protection throughout the course of 
development. The development shall be undertaken in accordance with the 
approved details.  

 
14 Details of the foundation construction for any parts of the development that 

would fall with the identified root protection zones of any retained/adjacent 
trees shall be submitted to and approved in writing by the local planning 
authority. The development shall be undertaken in accordance with the 
approved details. 

 
15  Block B hereby permitted shall not be occupied until the windows in the 

eastern side elevation have been fitted with obscured glazing to Pilkington 
level 4 or equivalent, and no part of those windows that is less than 1.7 
metres above the floor of the room in which it is installed shall be capable of 
being opened.  

 
16 Notwithstanding the submitted details prior to the commencement of any 

development on site a further protective species survey of the site shall be 
undertaken. Should any protective species be found to be present then 
precise details of mitigation measures shall be submitted to and approved in 
writing by the Local Planning Authority. The development shall thereafter be 
undertaken in accordance with the approved details. 

 
 

 



  

Reasons 
 
1. To comply with the requirements of Section 91(1) of the Town and Country 
 Planning Act 1990 (as amended). 
 
2. For the avoidance of doubt and to define the permission. 
 
3 To ensure that the character of the area is respected and to comply with 
 policy ASC10. 
 
4. To ensure that the character of the area is respected and to comply with 
 policy ASC10. 
 
5. To ensure the development is constructed in an appropriate sustainable 
 manner which takes into consideration air quality with in the Borough, and 
 takes into consideration the National Planning Policy Framework and policy 
 LPD11. 
 
6. To ensure that the character of the area is respected. 

 

7. In the interests of highway safety. 
 

8. To ensure surface water from the site is not deposited on the public highway 

causing dangers to road users, and to reduce the possibility of deleterious 

material being deposited on the public highway (loose stones etc.) 

 

9. 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. 

 

10. To ensure a satisfactory means of refuse collection. 

 
11. To ensure that the site is adequately drained and to comply with LDP4. 
 
12. To ensure the development is constructed in an appropriate sustainable 

manner which takes into consideration air quality with in the Borough, and 
takes into consideration the National Planning Policy Framework and policy 
LPD11 of the Councils Local Plan.  

13. In the interests of visual amenity. 

14. To ensure a satisfactory form of development and to protect retained/adjacent 
trees. 

15. To protect the amenity of neighbouring occupiers. 

16. To safeguard protected species. 

 

Notes to Applicant 



  

The Borough Council has worked positively and proactively with the applicant in 
accordance with paragraph 38 of the National Planning Policy Framework. During the 
processing of the application discussions took place with the applicant to make 
amendments to the application to ensure a positive outcome could be achieved. 
 

The applicant is advised that it is likely that the existing bus stop on Main Street 
would require re-location. You are advised to contact the Highway Authority to 
discuss this matter prior to the implementation of this permission. 

The proposal makes it necessary to widen the vehicular crossing over a footway of 
the public highway. These works shall be constructed to the satisfaction of the 
Highway Authority. You are, therefore, required to contact the County Council's 
Customer Services to arrange for these works on telephone 0300 500 80 80.to 
arrange for these works to be carried out. 

Severn Trent Water advise that although our statutory sewer records do not show 
any public sewers within the area you have specified, there may be sewers that have 
been recently adopted under The Transfer Of Sewer Regulations 2011. Public 
sewers have statutory protection and may not be built close to, directly over or be 
diverted without consent and you are advised to contact Severn Trent Water to 
discuss your proposals. Severn Trent will seek to assist you obtaining a solution 
which protects both the public sewer and the building. 

The developer is encouraged to consider upgrading the EV charging facilities to 
incorporate additional mode 3 charging capability as this will help future proof the 
development and improve its sustainability. A suitable 'IEC 62196' electrical socket 
(minimum rated output of 3.7kw /16A) can be provided in addition to the standard 3 
pin socket to allow 'Mode 3' charging of an electric vehicle. Mode 3 charging, using a 
suitable cable and charging point, allows Smart charging of electric vehicles. 

All electrical circuits/installations shall comply with the electrical requirements of 
BS7671:2008 as well as conform to the IET code of practice on Electrical Vehicle 
Charging Equipment installation (2015). 

When considering carrying out any work to trees or otherwise it is important to 
consider the provisions made in the Wildlife and Countryside Act 1981, Conservation 
(natural habitats) Regulations 1994 and the Countryside Rights of Way Act 2000, 
which mean it is an offence to intentionally or recklessly kill, injure or take a bat, 
Intentionally or recklessly damage, destroy or obstruct access to any structure or 
place used for shelter or protection by a bat, Intentionally or recklessly disturb a bat 
while it is occupying a structure or place that it uses for shelter or protection, 
damage, destroy or block access to the resting place of any bat, Intentionally or 
recklessly kill, injure or take a wild bird, Intentionally or recklessly take, damage or 
destroy the nest of any wild bird when it is in use or being built, Intentionally or 
recklessly take, damage or destroy the egg of any wild bird. These points outline the 
main parts of the above legislation. If you are unsure about these issues, it would be 
advisable to contact an ecological consultant before undertaking any tree work 
operations. 

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 

 

 
 


