PARISH Pinxton

APPLICATION Residential development of up to 65 dwellings with public open space
and a cycle/pedestrian link to Storth Lane including access

LOCATION Land to The Rear Of 17 To 95 Alfreton Road, Pinxton
APPLICANT Hardwick Nominees Ltd
APPLICATION NO. 17/00396/0UT FILE NO. PP-06269155

CASE OFFICER Mr Peter Sawdon
DATE RECEIVED 3rd August 2017

DELEGATED APPLICATION REFERRED TO COMMITTEE BY: Councillor Mary Dooley
REASON: Concerns regarding highway safety and environmental impacts from additional
traffic on already congested roads that carry large numbers of lorries.

SITE

The application site extends to 3.14ha of land located at the northern end of Pinxton, between
Alfreton Road on its north-eastern side, West End and Storth Lane on its southern side and
the A38 on its western side (beyond an area of land also in the control of the applicant). This
larger area of land also includes Alfred Street and George Street; and broadly speaking,
residential properties back on to the site on three sides, with further open fields, also in the
ownership

The site rises generally upwards from south to north from a low point of @120m AOD in its
south western corner and @128m in its south eastern corner up to@135m in its northern
corner.

PROPOSAL

This outline planning application proposes the residential development of up to 65 dwellings
with public open space and a cycle/pedestrian link to Storth Lane. The application has all
matters reserved for later consideration, with the exception of the means of access into the
site, which is proposed to be taken from a single access point off Alfreton Road to the east of
the site. Additional pedestrian access is shown to Alfred Street and West End to the south,
with the creation of a footpath and cycle link through a proposed area of open space to the
west, linking onto Storth Lane.

An indicative layout plan submitted with the planning application shows all dwellings located
off a series of cul-de-sacs, with the majority taken off a single highway that would run through
the centre of the site with development to either side of it. Dwellings on the western flank are
shown facing the proposed open space area to the west.

The “valley” feature and land to the west, up to the A38, are outside the application area, and
would be retained as undeveloped, open land. It is stated that the “valley” and its steep sides
would be given over to the creation of semi-natural habitats, encouraging biodiversity.

The applicant is offering to establish a new recreational route from Storth Land through to
Alfreton Road parallel with the A38. This offers connections to the existing bridleway which
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runs from the opposite side of Storth Lane, with potential to connect to the wider rights of way
network (this is again outside of the identified planning application site area). Notwithstanding
this offer, it should be noted that this is not included in the planning application boundary as
identified by the red line on the submitted site location plan, neither does the blue line on that
plan (that indicates land in the ownership and/or control of the applicant) does not extend as
far as the highway at the northern end of the site.

In addition to the submitted application forms and drawings, the application is supported by
the following documents: -
e Coal Mining Risk Assessment
Noise Impact Assessment
Air Quality Assessment
Soils and Agricultural Quality
Arboricultural Survey
Access Feasibility Study
Transport Statement
Archaeological Desk Based Assessment
Geo-environmental Desk Study & Geotechnical Land Stability Report
Flood Risk Assessment and Outline Drainage Strategy
Biodiversity Survey and Report
Design and Access Statement
Ecological Phase 1 Habitat Survey

AMENDMENTS

Amended details submitted 11/4/18: -
a) C172-15-01 Additional Information - summarising the submissions below
b) FRA and Drainage Strategy update
c) Outline Drainage Strategy drawing ref RC6466.00.C Rev A, to accompany item b).
d) Pedestrian Access Layout Drawing ADC1559-DR-004 RevP1, showing the proposed
cycle/pedestrian access on to the highway at the western end of the site
e) Letter from ADC Infrastructure to accompany item d) and respond to the comments of
the Highway Authority
f) Site Constraints Map ref PINX-18-05
g) Indicative Site Layout drawing ref PINX-17-03 Rev D.

Further amended details submitted 02/08/18: -
a) C172-15-02 Additional Information - summarising the submissions below
b) Letter providing a response to Derbyshire County Council Highways
c) ADC1559 DR 004 P3 — Details of proposed pedestrian access onto Storth Lane
d) Indicative Site Layout drawing ref PINX-17-03 Rev D
Confirmation of S106 contributions offer 14/09/18
Revised details for proposed footway/cycle access onto Alfreton Road — 09/10/18

Revised plans to include footway/cycle access referred to above including Location Plan;
Block Plan/Existing Survey; Land Use Framework; and Indicative Layout — 12/10/18
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HISTORY (if relevant)

e BLA364/3 - Refused as contrary to countryside protection policies that applied at that time
15/05/1964

e BLA573/6 — Refused as contrary to countryside protection policies that applied at that
time; unnecessary due to an sufficient provision of residential developments in the area at
that time; noise impacts from adjoining major highway and highway safety 23/08/1973

e BOL1087/469 - Refused as contrary to countryside protection policies that applied at that
time; unnecessary due to an overprovision of residential developments in the area at that
time and highway safety 26/02/1988

e BOL488/212 - Refused as contrary to countryside protection policies that applied at that
time; unnecessary due to an overprovision of residential developments in the area at that
time and highway safety 25/07/1988. Subsequent appeal dismissed 8" February 1989

e BOL.991/414 - Refused due to insufficient capacity at receiving water reclamation works,
contrary to countryside protection policies that applied at that time; unnecessary due to an
overprovision of residential developments in the area at that time and highway safety
23/07/1993. Subsequent appeal dismissed on 6/04/1994.

e BOL9607/0280 — Housing development appealed due to non-determination of the
planning application by the Council. Dismissed on appeal on 17/02/1997 due to excess
housing provision in the district and in the Pinxton sub-zone at that time. It would close a
gap between Pinxton and South Normanton; decision would be premature for this reason
and it was for the impending replacement local plan to determine on the issue of
settlement separation. Resolved that an earlier issue in respect of water treatment works
capacity had been resolved and that a safe access could be provided.

CONSULTATIONS

Derbyshire County Council (Flood Risk Management) — Conditions recommended 14/8/17.
Confirmed that applicant has demonstrated that the site is unsuitable for SuDS drainage, with
remainder of issues resolvable at reserved matters stage; applicant needs to ensure sufficient
access to any attenuation ponds provided 26/5/18. Confirmation of need to include requested
conditions to reflect amended information 10/08/18

Archaeologist - Although there are a number of strands of heritage interest within the site,
none of them are of great significance, and | do not feel that there is a justification for further
archaeological work under the policies at NPPF chapter 12. 24/08/2017

Derbyshire County Council developer contributions — Seeking contribution of £79,793.07
towards the provision of 7 junior places at Kirkstead Junior School to be achieved through
remodelling to increase teaching accommodation. Also seek an advisory note regarding
connection to high speed broadband. 29/08/17

Public Arts Officer — Seeking 1% public arts contribution 29/9/17

Crime Prevention Design Advisor - No objections to the principle of residential development
on this site. Comments also provided on the indicative layout drawing. 29/08/2017

Highways England — No objections 31/8/17
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Coal Authority — No objections subject to conditions to require further investigation and
potential remediation in line with recommendations of submitted Coal Mining Risk
Assessment Report. 4/9/17

BDC Engineer — 1. Subject to acceptance of the SUDS design by DCC (LLFA), we must
ensure the developer submits an Operation and Maintenance Plan (in accordance with
section 32 of the SUDS Manual) which provides details of the arrangements for the lifetime
management and maintenance of the SUDS features together with contact details (a copy to
be kept by Engineering Services). 2. The developer must ensure any temporary drainage
arrangements during construction gives due consideration to the prevention of surface water
runoff onto the public highway and neighbouring properties. 6/9/17

BDC Planning Policy - a decision to approve the application would be acceptable from a
policy perspective 14/9/17

Environmental Health Officer — condition recommended regarding contamination and noise
prevention 18/9/17

Pinxton Parish Council - objecting on the grounds that there are already sufficient houses in
Pinxton; and the Parish Council believe there is a lack of infrastructure for a development this
size the development would be against the emerging plan. 27/9/17

Leisure — Welcome the large areas of proposed open space and pedestrian and cycle links;
proposed pedestrian links to Alfred Street and West End could be designed as emergency
entry/exits and it is suggested these should be designed as pedestrian/cycle links to provide
alternative accesses away from the main access. Request contribution of £785 per dwelling
(2017 prices) to invest in Hill Top Park, which is just over 400m walking distance from the
proposed development. Any land adopted by the Council would need to be subject to a
negotiated maintenance contribution. Also a contribution of £934 per dwelling (2017 prices)
towards built and outdoor sports facilities is requested. Suggestion that new recreation route
on land parallel to A38 be developed to bridleway standard and could form part of a cycle
route. 4/10/17

Derbyshire Wildlife Trust — conditions recommended 4/10/17

DCC (Highways) — Additional information requested 9/10/17. Not all issues resolved, but
consider a suitable scheme could be achieved. Main unresolved issue is not demonstrating
appropriate visibility for pedestrian/cycle link on to Storth Lane and recommend refusal on
those grounds. 25/05. Maintain earlier objection due to adequacy of visibility sightlines at
pedestrian crossing Storth Lane, but consider this could be re-located to address this point.
As all other matters are now acceptable, subject to resolving the Storth Lane crossing issue
would recommend conditions 14/09/18

Strategic Housing Officer — Seeking 10% affordable housing provision that should be 2
bedroom (4 person) houses for social rent or affordable rent 11/10/17

Urban Designer — Recommends amendments 20/10/17 and provision of additional comments
to agents response 24/11/17
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CCG — No comments received

PUBLICITY

By press advert, site notice and 84 neighbour letters. 38 letters of representation were
received to initial publicity, with a further 9 representations received as a result of the re-
publicity undertaken on receipt of revised and amended details. One of the letters received
was on behalf of a local committee group called Pinxton Save Our Fields that is stated to
have over 1050 Facebook members; it is stated that the general feeling of dismay regarding
this application is palpable, with residents having very real and valid concerns.

The comments in the letters of representation are summarised below: -

Principle/Sustainability

Would reduce the already depleted fields within the village and be detrimental to the area in
various ways including environmentally. Over the years there have been many other
proposed developments on the site but all have been declined; why should this one be any
different? Development proposals for this land have already been refused in 1973, 1994 and
1996. Since then nothing has changed to make the development more viable. The most
recent planning application in 1996 was appealed and refused by a Planning Inspector
appointed by the Secretary of State for the Environment. He stated 11 reasons for refusal
including; overprovision of housing supply, harmful effects upon living conditions of
neighbours, a detrimental effect to open land (ENV2), keeping the separation between and
identify of South Normanton and Pinxton and noise pollution. These are all identical
objections we have cited for this planning application, therefore is a case for refusal again.

This site is important in that it allows Pinxton and South Normanton a level of separation from
each other as is recommended in the Local Plan. Pinxton will lose valuable green space when
HS2 is built and we should preserve what we can whilst we can.

Pinxton is a dispersed settlement where development proposals should be considered very
carefully: infilling could ruin the character of the village while estate development would
overwhelm it can cause traffic generation.

This land represents one of the last open areas of green belt between Pinxton and South
Normanton and | feel it should remain for agricultural or grazing land rather than being
earmarked for building land. If this green space is left as open space it can only help the air
pollution which is already substantial in this existing heavily traffic congested area.

There are lots of houses for sale in South Normanton and Pinxton; do we really need any
more? Several of the houses on Alfreton Road have been for sale for over 6 months. Right
move shows between 37 and 39 dwellings for sale over recent weeks of a consistent and
varied mix of housing to suit all social groups and budgets.

It is understandable that new houses need to be built with the growing population of the U.K.
however, at what point do local councils take a stand to say that these new dwellings will be
at a detriment to the current community.

There are 55 vacant properties in Pinxton, of which 34 are long term; why should the Council
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agree to 65 more? The new build development on George Street has ground to a halt with
flooding in most of the trenches that have been built.

The Council’s Local Plan dated October 2016 identifies that Pinxton does not require any
further housing. This was also echoed at a Bolsover District Council planning committee
meeting in October 2016 by Rob Routledge stating that there is ‘No room for sustainable
development in Pinxton’. And yet, this is the second time in 2017 that Pinxton’s residents
have had to pull together to oppose a large and unnecessary housing development. ‘The
Report on 5 Year supply for housing’ only states one necessary site for building development
which is the land to the rear of the Rectory, Town Street in Pinxton showing only 11 dwellings
needed this therefore indicates the 65 dwellings proposed are unsustainable and not
necessary.

We do not have a shortage of houses available in Pinxton Property. Fail to see the housing
need for this number of extra houses in Pinxton when there have recently been 5 new
bungalows built on the site of the former Greyhound Public House, the site owned by Smith &
Co, on Wharf Road where the George Inn used to be has planned new housing waiting to be
built and there are numerous homes for resale in the village. Rob Routledge, author of the
Local Plan, states that there is no room for sustainable development in Pinxton. This
application clearly contradicts this 5 year Plan. The Council’s 5 Year Housing Supply report
shows that the Council has a 5 year supply of deliverable houses. What has changed since
that report in October 2016 to now to justify 65 more houses?

While we understand the plan is at draft stage, due to the extensive research and resource
spent compiling the 5 year local plan, Mr Routledge's comments must hold serious weight.
In The National Planning Policy Framework March 2012 Greg Clark MP (Minister for
Planning) outlines the framework guidelines stating; 'Sustainable means ensuring that better
lives for ourselves don't mean worse lives for future generations'

We argue that Pinxton is a village and needs protecting as such from over development for
our children. Green spaces are a cherished part of our community’s architecture and once
gone we will never get them back.

'Change for the better'- We fail to see what benéefits this proposed development would bring to
the village, the road infrastructure is already stretched, the local amenities are stretched and
there is not a shortage of houses in the area.

'Planning law requires that applications for planning permission must be determined in
accordance with the development plan'. The author of the 5 year plan stated that there was
no room for sustainable development in Pinxton. This application is in direct contradiction the
Bolsover 5 year plan and the NPPF.

The NPPF explains the 3 dimensions to Sustainable development: 1 Economic, 2 Social and
3 Environmental

We strongly argue that this development is not Sustainable

1 Economical - There will be no significant economic benefits to Pinxton. Looking at the size
of the maijority of the proposed properties and the relatively low paid job market in Pinxton it is
fair to say that most residents will need to commute to work. This coupled with the location
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within the village suggests that local shops/takeaways etc. in South Normanton will see the
benefit from trade rather than those of Pinxton.

2 Social- We have shown how the 5 year plan has stated that no new housing is required in
Pinxton. We have evidence of the amount of housing that is already available to buy and rent
in Pinxton. In terms of future proofing the village we are aware of our ageing population and
aware that we have a limited job market. To attract people to our village we need to protect it.
The green spaces and the fact that it is not over developed will make Pinxton an attractive
location for potential home buyers for years to come.

Pinxton is a strong community because we care about our village. We don't have much going
for us, with a motorway to one boundary a dual carriage way to another and an industrial
estate to the bottom, and of course the proposed H$2 line. What we do have is our sense of
community and our green spaces. Over development will lead to a loss of the village
community feel of Pinxton. It will be detrimental to the community

3 Environmental- This development will not protect nor enhance the natural environment. It
will remove a beautiful area of natural green land and replace it with buildings. We argue that
air pollution is an issue around this area and have evidence that vegetation helps mitigate
this.

Bus services are so poor that if you have a job you need transport. Many journeys include
multiple bus changes. Why is nothing being done about the bus service?

We argue that this development would impact and reduce the boundary between Pinxton and
South Normanton which is in contradiction with the Bolsover District Local Plan 2016. The
plan indicates a number of important open areas. The IDA's act as an extra constraint on
most forms of development, providing a clear and strong statement as to where the
settlements will be prevented from growing. Alfreton Road - South Normanton - Alfreton is
listed as an important open area. According to the plan these areas were drawn up: 'In order
to prevent ribbon developments along highways linking towns and villages and to put a check
an urban sprawl'. We have concerns that the positioning of this development would impact
and reduce the boundary between Pinxton and South Normanton.

Site is adjoining an identified Important open area in the 2016 Local Plan, therefore has
specified this land as a buffer between settlements i.e. Broadmeadows and Pinxton, meaning
urban sprawl will take place with this ribbon development along the highwaly if this
development takes place. Reference is made to the refusal of planning permission on land to
the east of Alfreton Road as unacceptable development in an identified open break — this
surely is a clear comparison to the proposed building plot and would lead to further merging of
South Normanton, Broadmeadows and Pinxton, therefore is the case for refusal.

The National Planning Policy Framework identifies the need to protect areas of tranquillity and
as Pinxton grows in size it is therefore reducing the green open space. The proposed
development site is not public land but it is an area that boosts this tranquillity and many of
the properties that neighbour this plot take advantage of this area of green tranquil space.

There is no clarity as to the height of the proposed buildings and the number of homes is
specified but their size (number of bedrooms and number of storeys) is not given; there is a
suggestion of building 18 three-storey houses. The indicative layout document (dated July
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2017) is of interest as to the potential location of these particular houses but, as the Additional
Information Document (C172-15-01) states, ‘It is important to note that the Indicative Layout
plan does not form part of the details submitted for approval with this outline planning
application. Details of layout - together with scale, appearance and landscaping — will be
submitted for approval at the reserved matters stage’. Thus, there is no guarantee that
existing properties on Alfred Street and Alfreton Road will not be adversely affected.

Highway Safety

Alfreton Road (B6019) is the only arterial road in and out of Pinxton and this proposed
development feeds directly into that road close to two critical junctions. The two main
junctions in Pinxton are already congested. Other committed developments in South
Normanton off Carnfield Hill will also add to problems at the Alfreton Road/Mansfield Road
junction. It will add to the traffic problems and congestion by its proximity to the Town
Street/Victoria Road/Brookhill Lane (traffic light controlled) junction and the Alfreton
Road/West End junction. Congestion is already a problem at critical times of the day when
traffic can be stacked back from the traffic lights on the Town Street junction. Traffic is often at
a standstill. 53 additional vehicle movements in a peak hour (paragraph 8.4 of Report
reference ADC1559 B (Transport Statement)) would increase the problems significantly.

Whilst the Report states: 'traffic increases...can be adequately accommodated', the
projections are, at best conservative, and, at worst, flawed. One of the dates on the traffic
census figures submitted in the above report (particularly that monitoring northbound traffic
flow on Alfreton Road) was 27/04/17 which covered the Easter school holiday and has not
factored in the significant increase in vehicles using Alfreton Road during peak times to
access Frederick Gent School, or those using Alfreton Road to access the Infant and Primary
schools in Pinxton itself. Traffic analysis should be based on normal working days and not
Bank Holidays and School Holidays.

The traffic survey submitted by the Applicants was taken on 1 December 2016 when the
northbound A38 was closed in the afternoon due to an incident. All the surrounding roads,
including West End and Alfreton road were gridlocked for several hours. This is not indicated
on the report. Normally, at peak times, there are traffic queues along West End to the A38
overbridge.

A traffic survey completed by BDC in 2015 identified Pinxton centre as an area of
medium/high concern for congestion at peak times in the morning and afternoon, meaning
that the delay per vehicle is between 1 minute 15 seconds and 2 minutes 30 between the
times of 08:00 — 09:00 and 17:00 — 18:00. Although this research was carried out over 2
years ago this is a truer reflection of traffic through Pinxton.

Access to personal drives can already be very difficult.

Storth Lane is already used as a ‘rat run’ in times of congestion that will only be made worse.
Access to the proposed site would mean the removal/re-siting of the north bound bus stop on
Alfreton Road in order to provide access to the site. It is difficult to see where it could be
safely re-sited in the vicinity and provide safety for users of the bus stop and road. Will add

significant difficulties for those wishing to access public transport from the areas this bus stop
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serves and the nearest alternative bus stop is a significant distance away, particularly for
those on the estates off West End. Visibility splay drawing fails to show the bus stop.
Question the accuracy of the report's statements on this.

We would like to question why the Traffic statement makes reference to other transport
infrastructure available to the site such as cycle paths but disregards the bus stops. We argue
that moving/removal of the bus stops will impact on the public transport opportunities of both
existing and potential new residents which is in contradiction of the NPPF. Both bus stop
locations as they stand obviously impact on the visibility splay and will have potential to cause
accidents should a new junction be built, we are confused why the applicant has not
mentioned them on the Transport Statement.

The reason for the large amount of vehicles is because Pinxton is virtually a large cul-de-sac
with no through road, so every heavy and large vehicle has to use Town Street and Alfreton
Road to gain access to the industrial estate. Most people rely on private cars. Pinxton is
crying out for another road to be built so this should be provided before more traffic
movement is allowed.

Alfreton Road is the main route for Pinxton's young people accessing Frederick Gents
secondary School in South Normanton. Storth Lane is also used. Footpaths are very narrow
or non-existent at certain points. Those parents concerned for their children's safety and
taking their children to the school by car will flow out on to Alfreton Road and then Pinxton
Lane and add to the congestion at the junction with Mansfield Road, South Normanton.
Adding another junction to the pedestrian route will add to the dangers. Any children seeking
to use bicycles as a means of access to the secondary school (or generally) will face
significant hazards caused by the increased traffic levels and the significant numbers of
articulated vehicles that already use Alfreton Road. There is no cycle route and riding on the
pavement is an offence. Hope that ‘speed restrictions’ would be necessary.

West End junction is already dangerous, particularly at peak times and for school
children/vulnerable adults, as well as vehicles.

Main road is already a danger to walkers due to the heavy traffic that already exists that will
only be made worse.

Attempting to cross the road on a mobility scooter can sometimes take about 5 or 10 minutes.

It is to be noted that the Surveyed Flows - AM Peak (Diagram 1) mentions 59 HGV two-way
movements in the vicinity of the proposed exit from the site. Thus to suggest (paragraph 8.3)
that 'There are good opportunities for cycle travel to and from the site' flies in the face of the
hazards presented in its own traffic flow figures.

Transport Statement shows the Alfreton Road/Pinxton Lane junction to get very close to
capacity as a result of the development; concern with the proposed solution to widen to two
lanes that are not adequately addressed in the statement including: a very busy bus stop
used by school pupils at peak times with little space for this to be re-sited and stopping buses
add to the congestion; HGV traffic swinging into Pinxton Lane from Mansfield Road (from the
motorway) require a very wide arc to navigate the junction (the state of the kerb on the corner
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provides ample evidence) that mitigates with the plan to provide two lanes unless those
turning right out of Pinxton are put at risk of being hit by these HGVs; and the HGVs coming
out of Pinxton would immediately remove any benefit of the two lanes by the length of their
vehicle and the bend to the junction. This road is the only way for HGV’s to access Pinxton
industrial areas.

Road is at saturation point with the large number of HGV'’s, particularly with recent new
developments, including Reader Cement that has resulted in many more HGV’s.
Requirements for large vehicles often results in parked vehicles having to be moved to allow
access and difficulties for two such vehicles to pass. At least 4 cement lorries every hour.
Lorries are getting larger and carrying heavier loads.

Vehicular access would be more problematic. As residents we already have problems when
leaving or accessing our residences onto an extremely narrow main road (Alfreton Road)
which is currently subjected to countless Lorries and heavy traffic on a daily basis. This
amount of traffic is already detrimental to residents attempting to leave or indeed gain access
to their own properties and to have additional traffic from a large development would be totally
unacceptable and unsafe. Although there are speed limit signs up they are not followed;
speeding is already an issue. The installation of a speed warning sign on Alfreton Road
indicates that speed is an issue. Adding more traffic to the area will make what is already
dangerous road unbearable without further traffic calming measures introduced.

Whilst the Transport Statement mentions three accidents which occurred away from the
proposed new junction, this does not reflect other known non-reported accidents within the
vicinity including not included in those figures: those involving speed; minor damage to
property; where an accident did not involve the emergency services; regular damage to
telephone infrastructure. These incidents will not show on accident figures. Thus, the report's
figures are selected to present these proposals in their most favourable light.

Object to the proposed access to the site off Storth Lane; an access from the development
onto that road cannot be justified. This is a very narrow road with bad bends and areas of no
pavement. We question the safety of pedestrians accessing the site. We note the provision of
some pavement to the applicants plan but there is still large areas along this road where a
pedestrian will be forced to walk along the narrow road. This again calls into question the
sustainability of the site. It should also be noted that 2 wide vehicles struggle to pass together
along this road, this combined with the addition of a junction is a potential hazard.

Residents who live on Storth Lane already experience problems accessing/exiting their
properties more traffic will only add to the potential risk and compound the existing traffic
issues. Havoc is already created on dustbin day.

Major problems on local roads in the event of an accident on the A38 or M1; sometimes it is
difficult to even get home.

The proposed cycle/pedestrian link onto Storth Lane at the point where this is to come out,
there is only room for one vehicle to pass at any time; there is no footpath for the link to come
out on and it is on a corner.

The provision of a cycle path/pedestrian access to Storth Lane is a commendable addition to
the original plans but is inadequate for a number of reasons. First, it assumes that
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pedestrians and cyclists would wish to use a route which does not take them to any of the
amenities they would wish to access by such modes of transport. There are few public
amenities (other than a footpath), no shops and no public transport points in this vicinity. It is
acknowledged that access to the Frederick Gent School site could be gained by the footpath
that runs alongside the A38, but this is unsuitable for cyclists and inadvisable for use by
children after dark. Second, it recognizes the ‘pinch-point’ on Storth Lane (Additional
information document C172-15-01 paragraph 2.2) but continues to suggest Alfred Street as
an alternative exit from the site, which would bring cyclists down George Street and out onto
Storth Lane/West End just south of that very pinch point where visibility is particularly poor.
Third, the path/cycle track exits on to Storth Lane on the opposite side of the road from the
pavement meaning that those using it as pedestrians would have to cross over the road on a
bend just past the pinch-point described earlier. The alternative is to take the risk of walking in
the direction of traffic flow to a particularly narrow point in the road. Fourth, local residents
know this route along Storth Lane and West End to be a very busy route at key times, as it
provides the only way for motorists to avoid the issues detailed above relating to Alfreton
Road. Hardwick Nominees have provided no analysis of this traffic flow or capacity along this
route where they are proposing to provide cycle and pedestrian access. This suggests it is
little more than an afterthought.

Fail to see the point of the cycle access onto Alfred Street as anyone wanting to travel to
North West would use the proposed access further up Storth Lane. Anyone wanting to travel
east would use the main exit. There is only 1 legal exit route for cyclists traversing this cycle
path from the proposed new development and this is via George Street. The access from
George Street and onto Storth Lane is particularly perilous as there are no site lines and cars
travel way in excess of the speed limit along this lane. Additionally there is no pavement to
the north east and the road is particularly narrow at this point, meaning that pedestrian are
severely at risk on this section so further foot traffic should not be encouraged. If the thought
is that cyclists can use the jitty from Alfred Street to Storth Lane then this should not be
allowed as this is a pedestrian route only and is certainly not wide enough to accommodate
cyclists and pedestrians.

One of the benefits of living on a cul-de-sac is the peacefulness it brings as there is not a lot
of traffic movement, which allows ours and our neighbours’ children to play out on the street.
Any additional traffic would be unwelcome as this would increase the dangers to the children
and furthermore wherever push bikes can get motorcycles can also get.

The path shown decanting onto West End will also be extremely hazardous for users coming
from the proposed development. Once again this path is at 90 degrees to the main road and
there are no sight lines and no footpath on that side of the road.

Amenity

The properties of Alfreton Road and West End residents would be subjected to a loss of
privacy, loss of light, more health and crime fears and the pollution would be in excess when
taking into account the pollution we are already subjected to from the A38 & the motorway.
Noise and disturbance would be advanced during any construction and once the development
is complete. Noise will be generated by people, dogs and vehicles.

The submitted application will mean we will have to build a higher fence on the back of the
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rear of our property due to privacy and security concerns. This will not only be a personal cost
but also restrict the view and lower the price of our property.

Green outlook is particularly important. Writers have disabilities and it is one of the few
quieter open spaces.

Houses will directly overlook garden at an elevated level which will limit daylight, create noise
and more importantly remove privacy for my children. Concern that the scale of the
development will be overbearing to its existing neighbours.

Will result in a huge loss of light in my rear garden and in the rooms which face towards the
field and will also result in a very claustrophobic feel to this area.

Due to having a busy main road on the front of the property the primary bedrooms are located
on the rear. At the moment the rear of the property is quiet and idyllic. This development will
increase noise on the rear.

From the plans as they stand there is no indication as to the height of the proposed houses
upon the plot. If there are three storey properties this would present an infringement of privacy
and prevent light flow into existing properties. Number of bedrooms and number of storeys is
not given on any drawings so no valid judgement can be made that these proposals will not
affect the existing properties.

Adding to pollution levels by removing some trees and adding extra vehicles will have a
significant impact upon those resident in the area. The levels of airborne pollutants is
particularly high and the quality of the air will be affected detrimentally by these proposed
changes/developments. The submitted air quality report acknowledges some exceedances of
pollutant levels, but all of which are below; objector questions whether sufficient time has
been spent carrying out the survey work and states that as the report is dated 21/04/17, this
shows it was compiled during the schools Easter Holiday period, which begs the question as
to when the analysis was undertaken and, for how long. It suggests that airborne pollutants
are within present air quality guidelines without detailing the parameters of its own testing
regime. This requires further examination at the least.

Bolsover District Council’s AQM Annual Status Report 2017 shows that: -

. Bolsover has 3 areas of concern - Junction 28 being a major focus for air management

. There is a Quality Management area in South Normanton to monitor the air quality

. Report shows a decrease to 361lg/m2 which is below the 40llg/m2 objective but it is still the
highest is Bolsover

This report states 'Officers of the Environmental Health team will continue to consider the
impact on existing dwellings and ensure new dwellings are not constructed in areas of
unacceptable air quality through planning system'. Surely the highest air pollution levels in
Bolsover would be deemed as unacceptable air quality?

We have concerns that a new housing development built so close to the A38/MI junction will
only add to the traffic and therefore the air quality issues around this area. The Junction off
Alfreton road leading to the Ml Roundabout has become increasingly congested at peak
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times, realistically the majority of the new home owners will commute to work and use this
route in and out of the village.

The Forestry Commission Benefits of Green Infrastructure Evidence Note states that ‘The role
of vegetation in mitigating the effects of air pollution has been highlighted as one particular
benefit of urban green spaces. Vegetation intercepts airborne particulate matter, reducing
concentrates in air, thereby improving air quality. This reduces the amount of PM exposure to
humans and in turn reduces the incidence of respiratory illness'.

This strengthens the argument that building on a vast area of vegetation in an area already
affected by Air Pollution is counterproductive to the Council's objectives to decrease air
pollution The Applicant's Air Quality Assessment (R17.9518/2/DW) argues the effects of the
development will be 'negligible’. We believe this report is at best naive at worst flawed. The
proposed development will obviously increase traffic into the village; the field proposed for
development is important to Pinxton; and the development will directly contradict the Council’s
objectives to reduce air pollution in this area and should not be developed.

Already have respiratory problems that will be made worse by increase in pollution.
Loss of/blocking views.
Will cast shade over rear garden.

We feel Article 8 from the Human Rights Act which is the right to a private family life has not
been considered and in fact the dwellings will breach our right to protection from noise and
would encroach on our privacy. At present we overlook the building plot meaning that the
new houses will be directly facing into all of our bedroom windows and living/ family

areas. The new dwellings will also impinge on the use of our garden as they will have direct
sight onto this.

Opening up the field and developing a cycle path exposes my property which raises privacy
and security concerns.

Health

The 2011 census states that Pinxton's residents who claim to be in very good health is below
the National average and those claiming to be in very bad health is higher than the national
average. This could be for a lot of reasons, ageing community, social and economic factors
but does our immediate Environment have any effect? Pinxton also has a higher than
average cancer rate. We argue that more research needs to be done into the reasons behind
these issues to see if the causes are Environmental or Social. We will not be able to get the
green space back once it has been developed.

Pinxton is at the apex of the intersection of two major highways — the A38 and M1. There is
now incontrovertible scientific evidence that air pollution from major highways is a major
determinant of poor health. As predicted by scientific studies, residents of Pinxton also have a
high rate of cancer.

The effects of pollution from highways can be mitigated by green spaces, as well as being an
aid to good mental health, as has been accepted by the UK government. Therefore, the
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preservation of green space by not building behind Alfreton Road is an incontrovertible aid to
better physical health of Pinxton, and building 65 houses on the field would be detrimental to
the health of the community. This green space is effectively the ‘lungs’ of the area, and all
experts recommend maintain green spaces.

The following blog highlights the link between green space and positive health:

Stephen Morton of Public Health England wrote in his Blog dated 9th November 2016 (in the
run up to the conference - Transforming Mental Health and Dementia Provision with the
Natural Environment) "We know people who live in the areas within our cities and towns that
hove more green or blue space have better mental health’. He continues ‘There is a wealth of
evidence on how the public's health can be improved by increasing access to green/blue
space and improving the quality of our natural environment'. We ask you to look at the impact
to the residents who will be directly affected by the proposed development as their immediate
outlook of open green space will be removed. Evidence suggests that their health will suffer
because of this. We ask you also to consider the advice in The National Planning Policy
Framework 'Avoid noise and giving rise to significant adverse impacts on health and quality of
life as result of new development'. The loss of green space to the homes around the
development will have a detrimental effect to the residents’ quality of health as demonstrated
by Stephen Morton's report.

The Council needs to be seen to be doing its best to ensure the health and safety of its
residents and following through its plans to completion and manage the consequences
afterwards in line with guidance and definitions.

Infrastructure

Pinxton is a small village with no capacity to accommodate additional residents. GP services,
local schools, library services and community centres etc. are already at capacity. Already
waiting times of 2-3 weeks to see a GP.

Overcrowded schooling. Kirkstead Junior School is now rated by OFSTED as "Special
Measures" which is not only a representation of the school and its teachers but also of the
local authority. The latest report stating "the local authority has not kept an effective check on
the work of school leaders to make improvements." Frederick Gent School, half of which is
made up of students from Pinxton is currently in a state of "requires improvement”. Fail to see
how further increasing the number of students would help to turn this situation around.
Frederick Gent Secondary School is failing due to rapidly increasing pupil numbers and has
no room for expansion. Plans should be made to increase such facilities in line with the
increased population and requirements of the NPPF. Requires serious consideration for the
long term detrimental implications this development would bring to the village and its
residents by depleting the current overstretched services even further.

Pinxton has very limited leisure and shopping facilities and is rapidly becoming a commuter
village because of this.

The access point is the bus stop for the 93 bus, which is half hourly in either direction — and

inadequate for extra population needing to get to work. Buses to Nottingham are a thin g of
the past, so some children cannot access colleges in that direction.
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Bolsover’s Green Space Strategy identified 2 areas of deficiency on the corner of Brookhill
Industrial Estate, including the Showmen'’s site and part of Woodfield Road. Argue that if an
area is lacking green spaces, can we afford to lose any more?

NPPF states that Council’s must ‘identify and protect areas of tranquillity which have
remained relatively undisturbed by noise and are prized for their recreation and amenity value
for this reason’. Whilst the land is not public it is prized by local residents for its tranquillity.
Many have chosen to live there for this reason.

There are limited facilities in the local area as well as limited employment opportunities, an
increase of population and unemployed individuals will only increase anti-social behaviour
and problems for the local community.

Wildlife/Biodiversity

Devastation to natural British Wildlife; seems to be of little concern to business people. Will
result in the loss of a further field and impacts on foxes, rabbits, squirrels, field mice,
hedgehogs, bats and birds.

As it stands an abundance of wildlife currently reside in the proposed fields, with nature and
wildlife constantly in the background of people's thoughts destroying this natural habitat would
be a great loss.

Drainage/Flood Risk

The proposed site plans show what appears to be two ponds. Although the Background
Paper 219774 - Opus Flood Risk Assessment states: 'The site lies within an area that has a
"very low" risk of surface water flooding from overland flows caused by intense rainfall' this
shows the inaccuracy of desk bound reports. Those of us overlooking the site know that
drainage on the site is poor because of the nature of the soil on the land. At periods of heavy
rainfall there can be significant amounts of lying water. The ponds and the poor drainage of
the soil on the site could present problems of drainage and potential risks of flooding,
particularly for residents on Alfred Street and West End. Note that further surveys are
recommended, but questions the date of the survey of the existing ditch on site in June 2017
as this was during one of the longest spells of hot/dry weather for some years. Yet, it states,
'Along the site boundary behind properties off Alfred Street and West End, the surveyor
advised that the ground appeared to be waterlogged and boggy, indicating that water drained
to and then ponded in these areas. It is not known whether water soaks into the ground from
this area or floods nearby properties'. This matter remains unaddressed in any of the plans
submitted to the Council. In addition the Access, Planning and Design Statement states in
paragraph 2.7 (page 3) that the land: 'has steeply sloping sides, and whilst much of it is dry
for most of the year, parts do show signs of springs emerging. This "valley" takes some
surface water runoff from the land southwards'. Whilst this area described lies outside of the
proposed building site, it may impact upon the likelihood of potential flooding by the emerging
springs and the surface water run-off into the proposed site.

The land to the rear of my property is subject to flooding and is not level ground which would
require substantial development. | have concerns that any substantial excavation of the land
could cause subsidence to properties within the vicinity as they border this area. We have
witnessed regular flooding downhill from Alfreton Road through our property into the field
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behind that is the subject of this application. Therefore, the proposed houses would be
subject to flooding.

Importantly, paving and building on large areas of the field will also naturally disturb the
natural water flow and drainage in and from the field. By preventing natural water absorption
by the field, paving and building will cause further propensity to flooding in the village below
the proposed development, and difficulty for the waste water handling of the village.

The sewers are over stressed, as they were built for Victorian times, and mot for modern
sanitation systems. The sewerage system would not be able to cope with the extra properties
without major upgrade. Has anyone checked the sewers? The area near the sewage farm is
usually flooded after heavy rain.

Photographs submitted showing waterlogged ground to the rear of dwellings on Alfred Street
and photographs showing water running through the site of 16 West end, resulting in debris
water and associated debris issuing onto the highway that is seen as a significant hazard to
motorists. Note that Flood Risk Assessment & Outline Drainage Strategy plans to mitigate
against the effect of 1 in 100 year flood event. 1 in 100-year flood event events seem to be
happening a lot more frequently than their title would suggest. Due to the effects of climate
change our weather is becoming less seasonal and much wetter. The survey carried out was
undertaken during one of the driest periods in many years; this is the first time in many that
the ground is dry enough to walk on. At times of torrential rain there are small tributaries
running down the ancient furrows, of the former ridge and furrow field, which congregate in
the area outside the rear of my property to form a significant stream, which then runs along
the bock of the houses on Alfred Street. This feature forms in spite of the huge soakaway
effect of the field. If this area was to be developed over with a 'hard' landscape, it is likely to
greatly exacerbate this problem and give rise to a potential flooding problem for the residents
of Alfred Street.

Drainage reports are not user friendly. The use of two ponds to help alleviate the problem will
create health and safety problems unless they are properly maintained. | am assuming that
there will be families in the development in which case the ponds will need to be fenced off
and the fencing will need to be maintained. Whose responsibility this will be on an ongoing
basis? Additionally, stagnant water is a health hazard particularly in the summer months. Is
the company going to ensure that the water is kept oxygenated and in good order?

Pond A in particular is adjacent to the main road through the site, and Alfred Street where the
proposed cycle and pedestrian access points would be located. This makes it very visible and
a serious danger, unless it is situated underground.

In order to compensate for the surface water run-off into pond B, this would place
considerable reliance upon the hydrobrake flow control system. | feel that some planning
safeguards need to be in place to ensure that piping from this system has the capacity to
cope with any extreme flow that might be encountered in severe conditions. This is borne out
by the comment in the DCC paper (2227249) which states, ‘Should the application progress
the LLFA would expect further details of how the on-site surface water drainage systems shall
be maintained and managed after completion and for the lifetime of the development to
ensure the features remain functional’. For this reason, | ask who would be responsible for

33



ensuring ‘the features remain functional’ for this and all other aspects of this complex planning
application and its outcome as | suspect the burden will fall upon Bolsover District Council.

The design shows attenuation ponds at the north of Alfred Street and to the rear of properties
on West End. These ponds could significantly increase the flood potential for the properties
surrounding them if they are either not properly designed (especially given the wet conditions
we face in the future) or they are not properly maintained. There is no mention of who be
maintaining these ponds and connecting infrastructure. Will there be an agreement for the
developers to maintain these features in perpetuity?

Land Stability
Question of the old opencast, that the Coal Authority is aware of? Has anyone checked with
the Coal Authority as to where this took place?

Other
The revised plans do not address concerns previously raised.

Concerned at lack of notification of the planning application.
Property would be devalued

Applicant owns 89 Alfreton Road that is rented. Understood that applicant’s intention was to
demolish it to allow an access road to the land to the rear of the properties for any housing
development; assume that there is no proposal for a planned access road between 87 and 91
Alfreton Road? If there was, neighbour would oppose any attempt to make changes to this
boundary Any proposed access alongside the writer's would be opposed due to pollution,
noise, property devaluation, loss of privacy and road safety to name but a few. Whilst aware
that the land to the rear of these properties is not part of the current proposal, considers that
planning for a similar development will be imminent as past experience dictates.

Hope the Council is prepared for a barrage of Council Tax rebate claims and money has been
set aside for this.

The initial planning application indicated that possible matters that may need to be covered by
S106 Planning Obligation would be: -

a. Affordable housing

b. Off—site junction improvements
Provision of the Semi-natural greenspace / nature conservation area adjacent to the
development
Contribution to equipped play areas off-site
Future management of informal open space provided by the development
Provision of a pedestrian / cycle link from the development through to Storth Lane
Provision of a new recreational route parallel to the A38
Contributions towards educational places in the area

o

Sa ™o o

POLICY
Bolsover District Local Plan (BDLP)
The Bolsover District Local Plan (2000) planned for the period March 1995 to March 2005 and
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made sufficient allocations for development within this period and extended the settlement
frameworks of the relevant settlements accordingly. The site in question is within the
settlement framework for Pinxton and so development in principal is acceptable.

Therefore, the following saved policies in the adopted Local Plan have relevance to this
application:

GEN 1 — Minimum Requirements for Development
GEN 2 - Impact of Development on the Environment
GEN 4 - Development on Contaminated Land

GEN 5 - Land Drainage

GEN 6 - Sewerage and Sewage Disposal

GEN 7 - Land Stability

GEN 8 — Settlement Frameworks

GEN 10 — Important Open Areas

GEN 11 — Development Adjoining the Settlement Framework Boundary

GEN 17 — Public Art

HOU 2 - Location of Housing Sites

HOU 5 - Outdoor Recreation and Play Space Provision for New Housing
Developments

HOU 6 - Affordable Housing

TRA 1 — Location of New Development

TRA 10 - Traffic Management

TRA 13 — Provision for Cyclists

TRA 15 - Design of Roads and Paths to Serve New Development

ENV 5 — Nature Conservation Interests throughout the District

ENV 8 — Development affecting Trees and Hedgerows

Emerging Local Plan (at Publication Stage)

Paragraph 216 of the Framework says Local planning authorities may give weight to relevant

policies in emerging plans according to:
*the stage of preparation of the emerging plan (the more advanced the preparation, the
greater the weight that may be given);
*the extent to which there are unresolved objections to relevant policies (the less
significant the unresolved objections, the greater the weight that may be given); and
the degree of consistency of the relevant policies in the emerging plan to the policies in
this Framework (the closer the policies in the emerging plan to the policies in the
Framework, the greater the weight that may be given).

In October 2016, the Council published the Consultation Draft Local Plan and in April 2018,
the Council brought forward the publication version of this emerging plan. Relevant policies
are as follows: -

Policy SS1: Sustainable Development
Policy SS2: Scale of Development
Policy SS3: Spatial Strategy and Scale of Development
Policy LC1: Housing Allocations
Policy LC2: Affordable Housing through Market Housing
Policy LC3: Type and Mix of Housing
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Policy SC1: Development within the Development Envelope
Policy SC2: Sustainable Design and Construction

Policy SC3: High Quality Development

Policy SC9: Biodiversity and Geodiversity

Policy SC10: Trees, Woodland and Hedgerows

Policy SC11: Environmental Quality (Amenity)

Policy SC12: Air Quality

Policy SC13: Water Quality

Policy SC14: Contaminated and Unstable Land

Policy SC15: Hazardous Installations

Policy ITCR5: Green Space and Play Provision Policy
Policy ITCR7: Playing Pitches

Policy ITCR10: Supporting Sustainable Transport Patterns
Policy ITCR11: Parking Provision

Policy 111: Plan Delivery and the Role of Developer Contributions

National Planning Policy Framework

The replacement National Planning Policy Framework (‘the Framework’) was published on
and states that the policies of that framework should be taken into account from that date.
The relevant parts of the framework include: -

Section 2: Achieving sustainable development, including at Paragraph 11 the presumption in
favour of sustainable development

Section 3: Plan Making: Includes Paragraph 34: Developer Contributions and Paragraph 48:
Status of Development Plan.

Section 5: Delivering a sufficient supply of homes.

Section 8: Promoting healthy and safe communities

Section 9: Promoting Sustainable Transport

Section 11: Making effective use of land

Section 12: Achieving well designed places

Section 14: Meeting the challenge of climate change, flooding and coastal change

Section 15: Conserving and enhancing the natural environment

Annexe 1: Implementation — refers to the weight to be given to relevant policies in existing
plans and relevant policies in emerging plans.

Other (specify): Adopted Design Guide 'Successful Places'

ASSESSMENT

The principal policies in the adopted Plan relevant to the location and supply of new
residential development are GEN 8 — Settlement Frameworks and HOU 2 — Location of
Housing Sites. In light of the Council being able to demonstrate a 5 year supply of deliverable
housing sites, these policies should be considered up-to-date.

In principle, this site is in compliance with broad locational policies of both the existing
adopted plan and emerging plan in that the area proposed for housing development is shown
within the settlement framework for Pinxton in the adopted Local Plan and is shown as a
proposed allocated site within the development envelope in the emerging plan (Policies LC1
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and SC1 relate). This location is considered in general terms to represent a suitable location
for new development, as one of the District’s large villages and more sustainable settlements.

The western edge of the site is designated an Important Open Area in the adopted and
emerging Local Plans. However, this application seeks to retain this open space, as well as
provide a further area of informal open space and semi-natural green space, thus complying
with the relevant policies of both the adopted and emerging plans in this respect. The
proposed pedestrian/cycle link to Storth Lane is also welcomed to improve connectivity,
especially to the proposed Greenway to the west of Storth Lane as proposed in the emerging
Local Plan.

Agricultural land Quality

The agricultural quality of the land is mainly sub-grade 3a with smaller areas of 3b, variably
limited by wetness and/or slope. Policy ENV2 of the adopted Local Plan and Policy SS1of the
emerging plan aims to protect the best grades of agricultural land. The site is classed as
grades 3a and 3b; 3a is at the lower end of the best and most versatile land whereas 3b does
not fall within this classification. This policy is compatible with the NPPF which states that
local authorities should direct development towards the poorest grade of agricultural land.
Notwithstanding this statement, there is a tension between safeguarding good quality
agricultural land and the wider objective of delivering sustainable development as required by
the NPPF. Given the quality of parts of the site are at the lowest classification for best and
most versatile land, with the remainder falling outside of that classification, there is not
considered to be a significant impact from its loss that would outweigh the delivery of new
housing development, that itself is in line with policy principles in terms of the location for new
housing.

Layout and Design

As an outline planning application, layout and design is reserved for later approval. The
submitted indicative layout drawing is not considered to be appropriate nor does it comply
with the Council’s published housing layout and design guidelines although the general areas
for housing and associated open space provision are considered appropriate.

The proposals for footpath and cycle links to adjoining highways is also considered a positive
benefit to the scheme to provide permeability and connectivity to and with the existing
community around the site and will also provide alternative footpath and cycle routes (through
this site) that would potentially reduce the need to travel along part or all of West End for
some users, which has several areas with substandard footpath provision and narrow
carriageways.

The Police Designing Out Crime Officer has also raised issues with some of the details on the
indicative layout drawing as well as providing other general comments regarding crime
prevention.

An advisory note that draws attention to the need for any development to have appropriate
regard to the published guidelines and designing out crime issues is recommended in the
event that planning permission is granted.

The site would involve the creation of a new settlement edge such that policy GEN11
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(Development Adjoining the Settlement Framework Boundary) applies. Again this is
something that can be addressed at reserved matters stage and can be referred to in the
recommended advisory note.

Highways and Transportation

The Highway Authority has confirmed that is it satisfied with the content of the submitted
Transport Statement and in noting the comments made in representations about the timing for
survey dates, the Highway Authority considers that these are suitably representative.

The applicants have clarified issues with the Highway Authority that as now accepted that the
main access and the non-vehicular access to Alfred Street are acceptable subject to final
design details. An outstanding matter relates to the provision of the pedestrian and cycle
access onto Storth Lane. The Highway Authority see the benefits of delivering this link to that
highway that would add to the sustainability of the site by providing alternative access links for
means other than the private car albeit the available visibility to and from pedestrians could
lead to highway safety problems. Despite this however, the Highway Authority have stated
that they consider an alternative layout to provide a footpath link to join the proposed link to
the existing footway on Storth Lane to the north would be likely to overcome their concerns.

As a result of this amended details were submitted very recently, such that at the time of
preparing this report the comments of the Highway Authority to those details are still awaited.
An update to deal with this issue will be provided to the planning committee when it meets to
consider this planning application. As the Highway Authority considered that this matter was
likely resolvable, it has suggested conditions for inclusion in the event that planning
permission is granted. For the most part the conditions are acceptable, subject to minor
wording changes with the exception of the suggested condition relating to the Storth Lane link
that will need amending to reflect the amended submission and also that for proposed car
parking; as this is an issue for consideration at reserved matters stage, this is proposed to be
included as an advisory note to guide the reserved matters submission.

Environmental Health (Contamination)

The submitted desk study has identified areas where further intrusive investigation will be
required and on this basis has recommended the inclusion of a condition on any planning
permission requiring further studies to establish the extent of any contamination and where
necessary, appropriate mitigation.

Environmental Health (Noise)

Noise survey information has been submitted given the sites location adjacent to the A38 and
some parts of the site would have noise exceedances that will need mitigation, but the
Environmental Protection Officer has indicated that a scheme could be submitted that would
be acceptable and has recommended a condition to be included on any planning permission
that may be issued.

Environmental Health (Air Quality)

Based on a review of the Air Quality report and the Transport assessment, the Environmental
Protection Officer considers that it is unlikely that the amount of extra houses and associated
vehicles will have a significant impact on air quality in the area which is currently at an
acceptable level based on current NOx monitoring in the area.
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Biodiversity
The Derbyshire Wildlife Trust has reviewed the submitted habitat survey document that
makes the following points in its assessment: -

e The site is considered unlikely to support amphibians due to the absence of
waterbodies within 500 m. No amphibians were recorded when potential refugia was
checked during the Phase 1 habitat survey.

¢ No evidence of badger activity was recorded on site, although individuals could cross
the site from time to time.

e None of the trees or buildings on site display potential bat roost features.

e Site habitats are likely to support common bird species, with nesting and foraging
opportunities. Only Green List species were noted on the day of survey.

e The heavily grazed nature of the grassland, in combination with barriers to dispersal in
the local area, reduce the likelihood of use by reptiles. None were recorded when
potential refugia was checked during the Phase 1 habitat survey.

e There is no suitable habitat for otter or water vole on, or close to, the site.

e The habitats on site are considered unlikely to support any notable invertebrates.

The Trust state that the habitat of highest ecological value is considered to be the hedgerow
on the northern boundary. Whilst species-poor, it comprises native species and appears well-
established. This is shown as retained within the Indicative Layout which is welcomed by the
Trust that advises that no additional surveys are required.

The Trust recommend several conditions relating to protection of badgers, birds and bats and
a requirement for a biodiversity enhancement strategy, as was recommended in the
submitted Habitat Survey. Notwithstanding the requested conditions, given there is no
evidence of bat or badger activity identified at the site, these conditions would be
unreasonable and are not agreed to. The condition relating to bird protection duplicates the
requirements of other legislation and so again is unnecessary. Advisory notes can be
included in respect of these issues. It is recommended that a biodiversity enhancement
condition is included to ensure that net biodiversity is achieved in line with requirements of
adopted and emerging policy and guidance contained in the NPPF.

Drainage
The Flood Authority (Derbyshire County Council) has confirmed that the applicant has carried

out soakaway testing to show that the site is unsuitable for the use of infiltration techniques.
They raise no objections and recommend conditions relating to the approval of a final detailed
drainage scheme and managing surface water run off during any construction phase, along
with advisory notes. The suggested conditions also deal with the suggested controls included
in the consultation response of the Council’'s Engineer.

Archaeology
Based on the submitted archaeological desk-based assessment of the site, the Archaeologist

has advised that although there are a number of strands of heritage interest within the site,
none of them are of great significance, and there is no justification for further archaeological
work.

Land Stability
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The Coal Authority agrees with recommendations contained in the submitted Coal Mining
Risk Assessment Report that coal mining legacy potentially poses a risk to the proposed
development and that intrusive site investigation works should be undertaken prior to
development in order to establish the exact situation regarding coal mining legacy issues on
the site. On this basis The Coal Authority recommends a Condition to secure that this is
undertaken that is proposed to be included in a slightly amended form.

Affordable Housing

The Strategic Housing Officer has stated that there is a need for affordable housing in the
district, as demonstrated by the Strategic Housing Market Assessment 2013 which estimated
that 533 units of affordable housing would be required each year 2013-18 to fully meet
housing need. In the South Normanton sub market area, which includes Pinxton, 104 units
are required each year, although around 65 households will most likely find their own
accommodation in the Private Rented Sector supported by Local Housing Allowance. On this
basis, a 10% provision is sought that should be owned and managed by a Registered
Provider.

The applicant has agreed to this provision that will have to be secured through the completion
of a S106 Planning Obligation.

Recreation and Leisure

The Leisure Officer initially sought contributions to offsite provision for both informal
neighbourhood open space and formal open space, as required and defined in policy HOUS
(Outdoor Recreation and Play Space Provision For New Housing Developments) of the
adopted Bolsover District Local Plan. Despite this, it became apparent that the Hill Top play
area where the contribution to informal open space would have been invested would have
been over the normally required 400m walking distance of almost all dwellings on the
development; additionally, the route to that play area would involve crossing a main road with
limited pedestrian facilities on parts of its length and so was not deemed to be appropriate.
For this reason it has been agreed with the applicant that any provision for informal play
needs to be made on site, in line with requirements of policy HOUS, and a condition to this
effect is proposed for inclusion.

In respect of formal provision, the applicant has agreed to make the required financial
contributions (£971 per dwelling) that will need to be secured as part of a S106 Planning
Obligation.

The inclusion of a condition and the completion of the legal agreement will ensure compliance
with policy HOUS of the adopted Bolsover District Local Plan.

The Leisure Officer also welcomes the provision of the proposed semi-natural greenspace /
nature conservation area as shown on the submitted drawings.

The Leisure Officer has also welcomes the provision of the proposed footway links from the
housing development to the adjoining roads and has made comments on the construction
details of these access points. The final layout and design of these connections will need to
be subject to further submissions and consideration at reserved matters stage.
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In considering the offer of the new recreational route parallel to the A38, that is welcomed by
the Leisure Officer, as stated earlier this is not in the planning application site boundary nor is
sufficient shown to connect this to a public highway. Additionally, the route is physically
separate from the planning application site and is not directly related to the proposed housing
development as it does not provide any direct links to it. There is no policy requirement for
the footpath link related to the application land and the only relationship it has to that land is
that it is in the ownership of the applicant. For these reasons, whilst it would be desirable for
the footpath to be provided, it is not considered that this fairly and reasonably relates to the
proposed development, the development could not be refused without its provision and as
such, no weight can be attributed to that offer in considering whether or not to grant planning
permission and should not be made a requirement of any planning permission that may be
issued. Should the developer wish to make the footpath provision by itself or in partnership
with a public body, then this would need to be subject to a separate planning application and
a note to this effect is recommended for inclusion.

Public Art
The Leisure Officer has also sought a ‘Percent for Art’ contribution and the applicant has
made an offer of £10,000.

Whilst acknowledging that this is below 1% of the development cost, attention is drawn to
emerging Policy SC3: High Quality Development that once adopted would only require
contributions for sites in excess of 100 dwellings or has a site area greater than 3ha. This site
would accommodate well under the 100 dwelling threshold, and whilst its total red line area
comes in at @3.14ha, a large proportion of this is informal amenity open space that at 0.56ha
is considered to be a benefit in itself.

Taking these factors into account, and considering adopted policy is worded to seek to
negotiate a sum, rather than as an absolute requirement, it is considered that the offer of
£10,000 is reasonable and should be considered to be acceptable and will need to be
secured through a S106 Planning Obligation.

Education

Derbyshire County Council as Education Authority is seeking contribution of £79,793.07
towards the provision of 7 junior places at Kirkstead Junior School to be achieved through
remodelling to increase teaching accommodation. The applicant has agreed to this
contribution that will need to form part of the proposed S106 Planning Obligation.

Comments in representations (not already covered in the above assessment)

Objections claim that approval of the development would contravene the Human Rights Act.
However it has generally been established in case law that that a normal planning balancing
exercises would be enough to satisfy Convention requirements. There are no unusual
impacts anticipated from the development that would indicate that the normal balance of
planning issues is not applicable.

A representation raises concerns about adequacy of publicity. This letter was received before
formal publicity had been undertaken, but the property wasn’t notified directly as the dwelling
does not have a shared boundary with the planning application site (in accordance with
consultation practice and procedures). Publicity has been carried out in accordance with the
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Council’s normal procedures including press advert, site notices and neighbour letters.

Members will be aware that impact on property value is not considered to be a material
planning consideration.

Conclusions

This site is for residential development within the identified settlement framework of both the
adopted and proposed replacement Local Plans and would form a logical extension to the
current built form of Pinxton. Whilst the proposal will have impacts it is considered that those
impacts can be suitably controlled and mitigated by means of conditions on any planning
permission issued, as well as through the completion of the proposed legal agreement. On
this basis it is recommended that planning permission is granted for the proposed
development.

Other Matters

Listed Building: N/A

Conservation Area: N/A

Crime and Disorder: No significant issues arise — will require further consideration at reserved
matters stage

Equalities: No significant issues arise

Access for Disabled: No known issues

Trees (Preservation and Planting): See assessment
SSSI Impacts: N/A

Biodiversity: See assessment

Human Rights: No significant issues arise

RECOMMENDATION:

Defer decision and delegate approval to Planning Manager in consultation with Chairman and
Vice-Chairman of Planning Committee subject to:

A. Completion of S106 Planning Obligation to cover the heads of terms listed below;

B. Conditions deemed necessary including those set out below in draft form to be formulated
in full by the Planning Manager

A. S106 Heads of Terms:
e 10% affordable housing;
e Education (£79,793.07 for 7 junior places at Kirkstead Junior School);
e Public art £10,000; and
o Off-site leisure (£51,025 [65 dwellings x £785 per dwelling].

B. Conditions

1. Approval of the details of the layout, scale, appearance, means of access (except for
the main access point to Alfreton Road) and landscaping (hereinafter called "the
reserved matters") must be obtained from the Local Planning Authority in writing before
any development is commenced.

2. Application for approval of the reserved matters shall be made to the Local Planning
Authority before the expiration of three years from the date of this permission and the
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development to which this permission relates shall be begun either before the
expiration of three years from the date of this permission, or before the expiration of
two years from the date of approval of the last of the reserved matters to be approved,
whichever is the later.

This planning permission is for a maximum of 65 dwellings to be located generally in
the location shown on the submitted Land Use Framework Drawing ref. BH172-01 rev.
A, submitted on 12/10/18, and any reserved matters must demonstrate a layout and
design that accords with the Council's adopted Housing Design Guide 'Successful
Places: A Guide to Sustainable Housing Layout and Design'.

No development will take place until a detailed design and associated management
and maintenance plan of surface water drainage for the site has been submitted to and
approved in writing by the Local Planning Authority in accordance with:

a) Residential Development at Pinxton, Derbyshire Flood Risk Assessment and
Outline Drainage Strategy, Reference: V-R6466/FRADSO01 - Issue 1 (August,
2017) and,

b) DEFRA's Non-statutory technical standards for sustainable drainage systems
(March 2015).

The approved drainage system must be implemented in accordance with the approved
detailed design prior to the use of the building commencing.

Prior to commencement of the development, the applicant must submit for approval to
the Local Planning Authority, details indicating how additional surface water run-off
from the site will be avoided during the construction phase. The applicant may be
required to provide collection, balancing and/or settlement systems for these flows.
The approved system must be operating to the satisfaction of the Local Planning
Authority, before the commencement of any works leading to increased surface water
run-off from site, during the construction phase.

Prior to the submission of any reserved matters planning application, a scheme of
intrusive site investigations for the shallow coal workings and highwall must have been
submitted to and approved in writing by the Local Planning Authority that must be
carried out as approved. Any subsequent Reserved Matters Planning Application must
include:

* the submission of a report of findings arising from both of the intrusive site
investigations;

* a layout plan which identifies an appropriate 'no build' zone for the highwall, if
necessary;

* a scheme of remedial works and mitigation measures, if necessary, for the
shallow coal workings and highwall for approval;

Any approved remedial works and mitigation measures must be implemented in full
prior to the commencement of development, unless an alternative timescale for their
implementation has previously been submitted to and approved in writing by the Local
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Planning Authority.

Unless otherwise agreed by the Local Planning Authority, development other than that
required to be carried out as part of an approved scheme of remediation must not
commence until parts A - C of this condition have been complied with. If unexpected
contamination is found after development has begun, development must be halted on
that part of the site affected by the unexpected contamination to the extent specified by
the Local Planning Authority in writing until part D of this condition has been complied
with in relation to that contamination.

A. Site Characterisation - An investigation and risk assessment, in addition to any
assessment provided with the planning application, must be completed in accordance
with a scheme to assess the nature and extent of any contamination on the site,
whether or not it originates on the site. The contents of the scheme are subject to the
approval in writing of the Local Planning Authority. The investigation and risk
assessment must be undertaken by competent persons and a written report of the
findings must be produced. The written report is subject to the approval in writing of the
Local Planning Authority. The report of the findings must include:

(i) a survey of the extent, scale and nature of contamination;

(i) an assessment of the potential risks to:
o human health,
o property (existing or proposed) including buildings, crops, livestock, pets,
woodland and service lines and pipes,
o adjoining land,
o groundwaters and surface waters,
o ecological systems,
o archaeological sites and ancient monuments;

(iii) an appraisal of remedial options, and proposal of the preferred option(s).

This must be conducted in accordance with DEFRA and the Environment Agency's
'Model Procedures for the Management of Land Contamination, CLR 11".

B. Submission of Remediation Scheme - A detailed remediation scheme to bring
the site to a condition suitable for the intended use by removing unacceptable risks to
human health, buildings and other property and the natural and historical environment
must be prepared, and is subject to the approval in writing of the Local Planning
Authority. The scheme must include all works to be undertaken, proposed remediation
objectives and remediation criteria, timetable of works and site management
procedures. The scheme must ensure that the site will not qualify as contaminated
land under Part 2A of the Environmental Protection Act 1990 in relation to the intended
use of the land after remediation.

C. Implementation of Approved Remediation Scheme - The approved remediation
scheme must be carried out in accordance with its terms prior to the commencement of
development other than that required to carry out remediation, unless otherwise
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agreed in writing by the Local Planning Authority. The Local Planning Authority must
be given two weeks written notification of commencement of the remediation scheme
works.

Following completion of measures identified in the approved remediation scheme, a
verification report that demonstrates the effectiveness of the remediation carried out
must be produced, and is subject to the approval in writing of the Local Planning
Authority.

D. Reporting of Unexpected Contamination - In the event that contamination is
found at any time when carrying out the approved development that was not previously
identified it must be reported in writing immediately to the Local Planning Authority. An
investigation and risk assessment must be undertaken in accordance with the
requirements of part a, and where remediation is necessary a remediation scheme
must be prepared in accordance with the requirements of part b, which is subject to the
approval in writing of the Local Planning Authority.

Following completion of measures identified in the approved remediation scheme a
verification report must be prepared, which is subject to the approval in writing of the
Local Planning Authority in accordance with part c.

E. Importation of soil - In the event that it is proposed to import soil onto site in
connection with the development, the proposed soil must be sampled at source and
analysed in a laboratory that is accredited under the MCERTS Chemical testing of Soil
Scheme for all parameters requested (where this is available), the results of which
must be submitted to the LPA for consideration. Only the soil approved in writing by
the LPA will be used on site.

Prior to the first occupation of the any dwelling hereby approved a scheme of sound
insulation must have been submitted to and approved in writing the Local Planning
Authority. The scheme must be designed following the completion of a sound survey
undertaken by a competent person. The scheme must take account of the need to
provide adequate ventilation, which will be by mechanical means where an open
window would not achieve the following criteria. The scheme must be designed to
achieve the following criteria with the ventilation operating:

e Bedrooms: 30 dB LAeq (15 Minutes) (2300 hrs - 0700 hrs)
e Living/Bedrooms: 35 dB LAeq (15 Minutes) (0700 hrs - 2300 hrs)
e All Other Habitable Rooms: 40 dB LAeq (15 Minutes) (0700 hrs - 2300 hrs)

¢ All Habitable Rooms: 45 dB LAmax to occur no more than 6 times per hour
e Any outdoor amenity areas: 55 dB LAeq (1 hour) (0700 hrs - 2300 hrs)

Prior to the first occupation of any dwelling hereby approved the scheme as approved,
insofar as it relates to that dwelling, must have been validated by a competent person
and a validation report submitted to and approved in writing by the local planning
authority.
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10.

11.

12.

13.

14.

15.

Prior to the commencement of development a Biodiversity Enhancement Strategy as
outlined in the submitted ecology report must have been submitted to and approved in
writing by the Local Planning Authority. Such approved measures must be
implemented in full and maintained at all times thereafter. The Strategy should include
as a minimum:

- Provision of bat and bird boxes,

- Ecologically beneficial landscaping and SuDS design, and

- Maintenance of connectivity for hedgehogs throughout gardens and public

open space, including permeable boundary treatments and fencing gaps.

Any reserved matters application must include details of the location and layout of an
area of play space to be provided at a rate of at least 20m? per property as per policy
HOUS of the Bolsover District Local Plan and its supporting text (paragraph 3.47). The
details must include timescales for the provision of that facility and details for the long
term management and maintenance for the space. The open space must be provided
in accordance with any details and timescales approved under this condition and be
maintained thereafter in accordance with the agreed management and maintenance
document.

Prior to the occupation of any dwelling, a scheme of management and maintenance for
the lifetime of the development of any areas that do not form part of the individual
curtilage of any dwelling, or part of any adopted highway or adopted drainage features,
must have been submitted to and approved in writing by the Local Planning Authority.
The scheme must be implemented as approved.

Any reserved matters application must include a construction management plan or
construction method statement for approval by the Local Planning Authority. The
approved plan/statement must be adhered to throughout the construction period. The
statement must provide for the storage of plant and materials, site accommodation,
loading, unloading of goods' vehicles, parking of site operatives' and visitors' vehicles,
routes for construction traffic, hours of operation, method of prevention of debris being
carried onto highway and any proposed temporary traffic restrictions.

No development will commence on site until the new access onto Alfreton Road has
been constructed. The access must be laid out generally in accordance with
application drawing ADC1559/02 revP3, having a carriageway width of 5.5m, 2 x 2m
footways, be constructed to base, provided with a 6m radii and visibility sightlines of
2.4m x 43m in each direction, the area forward of which must be constructed as
footway and taken into the highway.

Prior to the first occupation of any dwelling, the Alfreton Road footway along the entire
site frontage must be reconstructed with a width of 2m, laid out and constructed in
accordance with Derbyshire County Council's specifications for adopted highways.

Prior to the first occupation of any dwelling, the existing access onto West End must be

permanently closed in accordance with details submitted and approved as part of any
full or reserved matters application.
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16.

17.

18.

19.

20.

21.

22.

The new access onto Alfred Street must be restricted to pedestrians and cyclists only
with no means of vehicular access between the new housing estate roads and the
existing Alfred Street highway.

Any reserved matters application must include full details for the proposed new
pedestrian/cycleway between the new housing estate roads and Storth Lane that must
be laid out generally in the manner shown on drawing ref. ADC1559/004 Rev. P4 and
which must be constructed in accordance Derbyshire County Council's specifications
for adopted highways. That footpath link must be provided in accordance with the
details granted reserved matters approval not later than the occupation of 50% of the
dwellings for which reserved matters approval is granted.

The gradients of any footpath or footpath/cycleway must not exceed 1 in 20.

Notwithstanding the submitted information, a subsequent reserved matters application
must include detailed design of the internal layout, including gradients, within the site in
accordance with the guidance contained in the 6Cs' Design Guide and the "Manual for
Streets" document issued by the Departments for Transport and Environment and
Local Government.

No dwelling will be occupied until the proposed new estate street, between it and the
existing public highway, has been laid out in accordance with the approved application
drawings, constructed to base level, drained and lit in accordance with the County
Council's specification for new housing development roads.

Any full or reserved matters application should be accompanied by a swept path
analysis to demonstrate that service and emergency vehicles can successfully enter
and manoeuvre within the site.

Prior to the first occupation of any dwelling, the Mansfield Road/Pinxton Lane highway
mitigation must be completed generally in accordance with application drawing
ADC1559/003 rev P2.

Reasons for Conditions

1.

To comply with the requirements of Section 51 of the Planning and Compulsory
Purchase Act 2004.

To comply with the requirements of Section 51 of the Planning and Compulsory
Purchase Act 2004.

To ensure that the development is carried out in accordance with the terms of the
planning application documents and the Council's adopted design guide in order to
ensure a development of appropriate scale and high quality design and in accordance
with the objectives of policies GEN1 and GEN2 of the adopted Bolsover District
Council Local Plan and the National Planning Policy Framework.

To ensure that the proposed development does not increase onsite or offsite flood risk,
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10.

11.

12.

13.

14.

15.

16.

ensure that the principles of sustainable drainage are incorporated into this proposal
and sufficient detail of the construction, operation and maintenance of sustainable
drainage systems is provided to the Local Planning Authority in advance of full
planning consent being granted and in compliance with the requirements of policy
GENS5 of the adopted Bolsover District Local Plan.

To ensure surface water is managed appropriately during the construction phase of the
development, so as not to increase the flood risk to adjacent land/properties or
occupied properties within the development and in compliance with policy GENS of the
adopted Bolsover District Local Plan.

To ensure the site is suitable for its intended use, to protect the quality of the water
environment and in compliance with Policy GEN4 of the Bolsover District Local Plan.

In order to protect public health and ecology and in compliance with Policies GEN1(6),
GEN2(11 and 14), GEN4 and ENV5 of the Bolsover District Local Plan.

To protect the amenity of future residents from airborne noise and in accordance with
Policies GEN1(6) and GEN3 of the adopted Bolsover District Local Plan.

In order to mitigate the biodiversity impacts of the development and in accordance with
Policies GEN2(11) and ENV5 of the Bolsover District Local Plan, having regard to
appearance issues under Policies GEN1(4) and GEN2(1) of that plan.

To ensure a satisfactory standard of informal recreation space is provided within a
reasonable period in the interests of the amenity of future residents and in compliance
with Policy HOUS of the Bolsover District Local Plan.

To ensure that any areas of incidental space are provided and maintained to a
satisfactory standard for the lifetime of the development in the interests of the
character and appearance of the development and the amenity of its residents and in
compliance with Policies GEN1 and GEN2 of the Bolsover District Local Plan.

To ensure protection of the Principal Aquifer, public health, highway safety and ecology
and in compliance with Policies GEN1, GEN2, GEN4, ENV5 and ENV6 of the Bolsover
District Local Plan.

In the interests of highway safety and in compliance with Policies GEN1, GEN2 of the
Bolsover District Local Plan.

In the interests of highway safety and in compliance with Policies GEN1, GEN2 of the
Bolsover District Local Plan.

In the interests of highway safety and in compliance with Policies GEN1, GEN2 of the
Bolsover District Local Plan.

In the interests of highway safety and in compliance with Policies GEN1, GEN2 of the
Bolsover District Local Plan.
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17. Inthe interests of highway safety and in compliance with Policies GEN1, GEN2 of the
Bolsover District Local Plan.

18. In the interests of highway safety and in compliance with Policies GEN1, GENZ2 of the
Bolsover District Local Plan.

19. Inthe interests of highway safety and in compliance with Policies GEN1, GEN2 of the
Bolsover District Local Plan.

20. Inthe interests of highway safety and in compliance with Policies GEN1, GEN2 of the
Bolsover District Local Plan.

21.  In the interests of highway safety and in compliance with Policies GEN1, GEN2 of the
Bolsover District Local Plan.

22. Inthe interests of highway safety and in compliance with Policies GEN1, GEN2 of the
Bolsover District Local Plan.

Statement of Decision Process

1. In compliance with guidance the National Planning Policy Framework the Council has
negotiated amendments in respect of highway safety, drainage and design to render
the scheme acceptable in line with policies of that document and the adopted Bolsover
District Local Plan.

Notes

1. In respect of condition 3, whilst this seeks to contain dwellings to the area generally
shown on the indicative layout plan, minor variations to this may be appropriate to
facilitate appropriate infrastructure provision (i.e. SuDS drainage facilities and play
space) and subject to achieving an appropriate design. In this respect, it must be noted
that the submitted indicative layout drawing is not considered to be appropriate in that
it is not considered to satisfy the Council's published housing layout and design
guidance 'Successful Places'; any reserved matters planning application must be able
to demonstrate compliance with that document and must also have regard to policy
GEN11 (Development Adjoining the Settlement Framework Boundary) of the adopted
Bolsover District Local Plan. Additionally regard must be had to responses from
consultees, in particular those of The Force Designing Out Crime Officer who has
concerns about the indicative layout and the two consultation replies of this Council's
Urban Design Officer. Given the comments in these consultation responses, and the
requirements of conditions of the planning permission relating to potential constraints,
including noise and land stability, it cannot be assumed that it will definitely be possible
to deliver 65 dwellings whilst meeting all of the associated requirements for the site.
Please note that copies of consultation responses, along with copies of all other
documents associated with this planning application can be viewed by searching on
the application reference number on the planning application pages of this Council's
website www.bolsover.gov.uk.
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. In respect of any details submitted in connection with conditions 4 and 5, any
developer must refer to the advisory notes of Derbyshire County Council's Flood Risk
Management Team as included in its consultation response to this planning application
dated 10th August 2018 that can be viewed on the Planning Application pages of the
Council's website. Regard must also be had to the consultation response of this
Council's Drainage Engineer submitted on 6th September 2017.

. In respect of condition 6, regard must be had to the content of the consultation
response of the Coal Authority dated 4th September 2017.

. In respect of condition 8, regard must be had to the related advisory note in the
consultation response of the Council's Environmental Protection Officer dated 26th
September 2017. Additionally, as advised by the Environmental Protection Officer and
in the submitted Air Quality Assessment, any developer is encouraged to use low
nitrogen oxide emitting boilers wherever possible and in line with good practice
guidance; any gas fired boilers installed at the site should meet a minimum standard of
<40mgNO/kWh.

. Best practice working measures should be followed to safeguard any badgers that may
cross the site from time to time. This includes covering deep excavations (> 1 m) and
providing ramps in shallow excavations (< 1 m). All open pipework greater than 200
mm diameter should be capped at the end of each day and chemicals should be stored
securely on site. These measures will also safeguard other urban mammals, including
hedgehogs.

. Any lighting scheme should ensure that appropriate measures are taken to minimise
lightspill to hedgerows and newly created areas of open space in order to minimise the
impacts on bats from any on site lighting provision.

. No vegetation clearance should take place between 1st March and 31st August
inclusive, unless a recent survey has been undertaken by a competent ecologist to
assess the nesting bird activity on site during this period and where necessary,
appropriate measures to protect nesting bird interest on the site shall be implemented.

. The developer is encouraged to make separate enquiries with broadband providers in
order to ensure that future occupants have access to sustainable communications
infrastructure, and that appropriate thought is given to the choice and availability of
providers which can offer high speed data connections. Any new development should
be served by a superfast broadband connection unless it can be demonstrated through
consultation with the network providers that this would not be possible, practical or
economically viable. More information on how to incorporate broadband services as
part of the design of new development is available at the following website:
https://www.gov.uk/government/

. Any developer must consult Derbyshire County Council's Public Transport Unit
regarding the potential need to relocate the bus stop and shelter as part of the scheme
due to its relative proximity to the access.
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10. Whilst noting the offer of a footpath link parallel to the A38, this has not been made a
requirement of this grant of planning permission and the grant of planning permission
does not extend to the provision of that path; this is as that footpath provision is not
considered to fairly and reasonably relate to the proposed development and not all the
land necessary to provide that path was shown to be in the ownership and control of
the applicant. Should any developer, landowner or public body wish to make this
footpath provision then this would require a separate grant of planning permission.

11.Any reserved matters should make provision for car parking, which would normally be
expected within each plot curtilage, for the parking of two vehicles for a 2 or 3 bedroom
dwelling or three spaces for a 4 plus bedroom dwelling. For the avoidance of doubt,
where a garage is counted as a parking space, the internal dimensions should be not
less than 3m x 6m. Further guidance on car parking sizes can be found in the
Council's adopted Design Guide 'Successful Places' that can be found on the Council's
Website.

12.For the avoidance of doubt, the works for the provision of new junctions with the

highway will need to be the subject of an Agreement under Section 278 of the
Highways Act 1980.
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