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Housing Development
Housing Land Supply

Question 1: Do you agree with the Council’s assessment of the present housing
supply situation and that enough land will need to be identified by Local Plan Part 2
to accommodate around 2,000 new homes?
Yes

……………………………………………………………………………..



No

…………………………………………………………………………….



Don’t …………………………………………………………………………….
know
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Please provide any comments you wish to make to support your response.

Section 2 of the Further Options consultation paper indicates that, due to delays in delivery
from five of the six large sites, there is likely to be a shortfall of around 900 homes over
the five year period 2019-24, meaning that the Local Plan Part 2 would need to make
provision for some 2,000 dwellings as opposed to the 1,100 dwellings originally proposed.
Further details of the calculation are set out at Appendix A including a revised trajectory.
The revised trajectory pushes expected starts on RAF Newton, Bingham and Clifton back
to 2018/19 and East Gamston back to 2019/20.
The revised trajectory indicates a shortfall against the strategic requirement of some 882
dwellings over the period 2011-2019. The trajectory included with this representation
looks at the Council’s revised trajectory and the implications for the rolling 5 year land
supply position over the plan period. This shows that there are significant and continuing
5 year land supply shortfalls.
It is considered that the assessment underestimates the additional allocation required
through the Part 2 Local Plan to address shortfalls in supply arising from the larger sites.
The revised trajectory assumes a significant step change in delivery on strategic sites,
with delivery at East Gamston and Clifton rising from 50 dwellings a year in the first year
to 200 dwellings in the second year. This uplift in delivery is considered to be
unreasonable. As a result, the shortfall to be accommodated in the Part 2 Local Plan is
likely to be higher.
It is considered that the Part 2 Local Plan should include a contingency allowance to ensure
that the required numbers of homes are delivered. The Local Plans Expert Group (LPEG)
report recommends that local plans should be required to not only demonstrate a five year
supply but also focus on ensuring a more effective supply of developable land for the
medium to long term, plus make provision for developable reserve sites equivalent to 20%
of their housing requirement.
Based from evidence in the Savills Report of October 2014 ‘Assessment of Delivery Rates
from Urban Extensions’, it is considered that annual delivery rates on the allocated SUEs
of no more than 150 dwellings represents a more realistic assessment of delivery. To
establish the required number of dwellings to be found through the Part 2 Local Plan, we
have looked at the most up-to-date information on supply from the 2016 Housing
Trajectory. Table 1 below sets out the assessment of this residual requirement.
Table 1
Housing Requirement and Supply
Core Strategy Housing Requirement to
2028
Completions to 2016
Balance
Balance plus 20% buffer
SHLAA Site supply 2016-2028
Revised supply from Part 1 Allocated sites
Total Supply
Residual Requirement for Part 2 Plan

Dwellings
13,150
1,561
11,589
13,907
1,798
6,967
8,765
5,142

If the 20% buffer is not applied, then in addition to the 2,000 dwellings the Further Options
Consultation presently recommends, the reduced delivery from the SUEs of 1,600
dwellings should be added to the residual requirement, meaning that the Part 2 Plan should
identify land to accommodate at least 3,600 dwellings.
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Housing Sites adjacent to the Main Urban Area

Question 2: Do you agree with the Council’s view that none of the three strategic
allocations (Melton Road, Edwalton; South of Clifton; and East of Gamston/North of
Tollerton) should be expanded as part of resolving the current shortfall in the amount
of land that is available for housing development over the next few years?

Yes

……………………………………………………………………………..

No

…………………………………………………………………………….

Don’t ……………………………………………………………………………
know …..





Please provide any comments you wish to make to support your response.

The Local Plan Part 2 Further Options Consultation Paper notes that Policy 3 of the Core
Strategy adopts a spatial strategy of urban concentration with regeneration and that
preference will usually be given to sites within and around the main urban area of
Nottingham.
For the purposes of addressing the identified housing shortfalls, the paper suggests that
there would be no benefit in expanding the strategic allocations as, in the Council’s view
this would not lead to any more homes being built on them over the next few years.
The approach set out in the paper is to identify potential sites in other settlements,
including Tollerton, where Green Belt release might be contemplated in order to address
the identified shortfall.
This proposed approach is considered to be flawed and fails to consider the opportunities
available to expand the strategic allocations on land that could deliver housing in the short
term to help address current shortfalls.
The East Gamston Group has interests in land immediately to the south of the East
Gamston Strategic Allocation. Representations were previously made to the Core Strategy
highlighting the opportunities for development on the land. A submission to the SHLAA
and the Local Plan Part 2 Issues and Options were also made. Discussions have recently
been held with Davidsons Developments Limited who had expressed an interest in taking
the site forward for development.
In her report on the Core Strategy Examination, the Inspector referred to the case made
for including land at Homestead Farm and commented as follows:
The case was made for including land at Homestead Farm and in the Holme
Pierrepont/Adbolton area. However, I consider it unnecessary at this stage to enlarge the
urban extension. Although there is merit in the argument that environmental features
rather than land ownership should set the boundaries of the Green Belt, I have concerns
about the potential effects of bringing development closer to Tollerton.”
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Inspectors Report para 57
As one of the three Strategic Allocations in the Core Strategy, the East Gamston SUE
represents one of the more sustainable locations to accommodate housing growth in the
district. In allocating the site for development, the decision to remove the land from Green
Belt has been made.
It is illogical therefore to not consider opportunities for the expansion of the SUE to address
shortfall issues. The key issue is whether land adjoining the SUE could come forward in
the short term but also relate with and form part of the larger development subsequently.
As part of previous representations on the Core Strategy, it was noted that the southern
boundary for the SUE was defined purely by land ownership and did not properly consider
the appropriate southern boundary for the site taking account of landscape features on
the ground. It was also noted that in the 2013 Rushcliffe Green Belt Review that informed
the allocation of the site, the land north of Homestead Farm fell within the same land
parcel which was recommended for removal from Green Belt. The extract from the
Rushcliffe Green Belt review, showing land parcel 5.2 including land north of Homestead
Farm is attached for reference.
Extract from Green Belt Review

With the removal of the land to the north of Homestead Farm from Green Belt and its
allocation as a strategic site, the green belt scoring for the land should be revisited. We
have made a separate representation on the Green Belt Review Paper. With the land
north of Homestead Farm now adjoining a site removed from Green Belt and proposed
for large scale development for housing and employment, it is considered that the
impact of releasing additional land to the south of the allocation on the Green Belt would
be low-medium.
Our submissions to the Core Strategy included a Landscape Visual Constraints and
Opportunities Appraisal to assess the landscape impacts of a southern extension to the
SUE and identify the scope to provide a robust landscape buffer to safeguard the
separate identity of Tollerton to the south. This appraisal has been updated and is
included as part of these representations.
In addition, a Movement, Connectivity and Accessibility Strategy for the land has been
prepared by Milestone Transport Planning and is included as part of these
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representations. The report sets out an access strategy for the additional land involving
a new more southerly roundabout junction on the A52 Gamston Lings Bar Road. Release
of the additional land would provide the opportunity to deliver greater separation
between the two primary accesses serving the Strategic Allocation site onto the A52.
The southerly junction would provide a connection to the proposed employment area
within the allocated SUE and the additional residential land proposed as part of these
representations.
There is the potential for the site access to then link eastwards to Tollerton Lane through
land in the control of the City Council. The Accessibility Strategy also demonstrates that
the creation of a second access to the A52 through the additional land would help to
relieve pressure on the local highway corridors through the villages of Tollerton and
Cotgrave. This will particularly be the case for traffic generated by the SUE heading
south-eastwards towards the A606 corridor. This pressure will be relieved through
reduced journey times and also the potential for the delivery of traffic management
measures on Tollerton Lane to reduce through traffic.
An indicative masterplan has also been prepared to show how the additional land could
be developed to provide some 500 homes. There is the opportunity for this land to
come forward ahead of the wider SUE proposals, providing the southern roundabout
connection at an early stage. The site would be well related to the wider SUE and could
provide a link to the proposed employment land located to the north of the site.
Given the allocation of the SUE immediately to the north of the site and that removal of
the SUE land from the Green Belt, the release of the additional land would have a more
limited impact on the Green Wedge than other alternative options on the northern edge
of Tollerton.
The Landscape and Visual Constraints and Opportunities Appraisal and the indicative
masterplan submitted as part of these representations show how the development of the
land could come forward without impacting on the integrity of the wider area of Green
Belt in this location. The Green Infrastructure Plan shows how land to the south of Little
Lane within the control of our clients can provide a robust southern landscaped edge to
development to safeguard the separate identity of Tollerton to the south. In accordance
with our previous submissions, the development of the additional land to the south of
the SUE would provide for a more robustly defined southern edge to the SUE reflecting
robust landscape features to define a more appropriate Green Belt boundary.
The attached land ownership plan shows the East Gamston Group land to the north and
south of the Little Lane public right of way, along with additional land around Glebe
Farmhouse also owned by the East Gamston Group. Land to the east up to Tollerton
Lane is owned by landowners who have worked closely with the East Gamston Group in
the past. This additional land could be made available if the council wishes to enhance
the main proposal in any way in the delivery of its policies.
The land at Homestead Farm represents a suitable option for allocation in the Part 2
Local Plan to help address the expected shortfalls from the SUEs. Where additional land
adjoining allocated SUEs can be delivered at an early stage, as is the case here, this land
should be considered ahead of options to distribute the shortfall to less sustainable
locations. The site represents a deliverable opportunity with the involvement of
Davidsons Developments who would take the site forward for development if it is
included as an allocation in the Local Plan Part 2.
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Housing development at ‘other villages’

Question 17: Should Local Plan Part 2 identify the following ‘other’ villages as
suitable for a limited level of housing growth on greenfileld sites?

Yes

No

Don’t
know

Cropwell Bishop







East Bridgford







Gotham







Sutton Bonington







Tollerton







Any other settlement (please specify which)







Please provide any comments you wish to make to support your answers.
As indicated in these representations, there is scope to extend the East Gamston SUE
to help address identified shortfalls in housing supply. This represents a more
sustainable option that would have less impact on the Green Belt and would avoid the
need for housing growth in Tollerton village.

Tollerton

Question 26: If greenfield land is allocated for housing development at Tollerton,
do you have a view on the total number of new homes that should be built up to
2028? If possible, please give reasons for your answer.
It is considered that there is scope to provide some 500 dwellings north of Tollerton on
land at Homestead Farm as a logical extension to the East Gamston SUE that can be
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delivered early to help address identified shortfalls. This represents a more suitable
option for Green Belt release than other alternative sites at Tollerton.

Question 27: Do you support housing development at:
Yes –
all of
site

Yes –
but
only
part of
site

No

Site TOL1 – Land at Burnside Grove (potential
capacity around 180 homes)







Site TOL2 – West of Tollerton Lane and North of
Medina Drive (potential capacity around 360
homes)







Site TOL3 – Land east of Tollerton Lane (potential
capacity around 50 homes)







Any other location (please specify which)







Please provide any comments you wish to make to support your answers. For any
of the sites, this could include comments on the services and facilities required to
support development and the design, mix and layout of development.
As part of our submissions on behalf of the East Gamston Group, we have identified
the opportunity to release land at Homestead Farm, immediately to the south of the
East Gamston SUE to help address identified shortfalls in delivery. Release of this land
would have a more limited impact on the Green Belt than other alternatives around
Tollerton. It immediately joins the land allocated for development as part of the SUE.
Development of this land would allow for a strongly landscaped southern edge to the
SUE to be established on land in the control of the East Gamston Group. Release of
this land also offers the opportunity to reduce through traffic through Tollerton village.
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Please return by 5pm on Friday 31 March 2017 to:
Planning Policy
Rushcliffe Borough Council
Rushcliffe Arena
Rugby Road
Nottingham. NG2 7YG
Or to: localdevelopment@rushcliffe.gov.uk

Please note that your comments can be directly entered through the Borough Council’s
online consultation system: http://rushcliffe-consult.objective.co.uk/portal
Data protection: The details you submit to the Borough Council will be used in the Local Plan
preparation and associated processes. Please note that comments and personal details cannot
be treated as confidential and may be made available for public inspection both physically and/or
through the Borough Council’s website. We may publish all names, addresses and comments
received, including on our website. We will use our best endeavours to not publish signatures,
personal telephone numbers or email addresses.
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1.

Executive Summary

1.1

Milestone Transport Planning Limited have been instructed by East Gamston Group to undertake an
appraisal of the Movement, Connectivity & Accessibility Strategy to accompany a residential led
development of circa. 500 dwellings on land to the north of Tollerton, east of Gamston, adjacent to the
Strategic Allocation identified as Policy 25 within the Local Plan Part 1: Rushcliffe Core Strategy (adopted
December 2014).

1.2

This Movement, Connectivity & Accessibility Strategy forms part of a suite of documents submitted to
Rushcliffe Borough Council as part of the promotion of the subject site through the Council’s Local Plan
Part 2: Land and Planning Policies Further Options consultation.

1.3

Land controlled by the East Gamston Group is bounded by the Policy 25 Strategic Allocation site to the
north, the A52 strategic road to the west, and agricultural land that forms a green buffer to the village of
Tollerton to the south and east. The general location of the subject site is shown in Figure 1.
Figure 1
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1.4

The Movement, Connectivity & Accessibility Strategy will provide a balanced approach between the
various road user functions, taking account of constraints and opportunities and informed by key guiding
principles including:
• The promotion of road safety;
• Sustainability – minimising impact on the environment;
• Integration with the local community promoting accessibility by non-car modes of travel;
• Operational efficiency on the local and strategic networks.

1.5

The subject site creates a unique opportunity to deliver a second access onto the A52 Gamston Lings Bar
Road which forms part of the strategic road network administered by Highways England. This second
access not only has the potential to provide the capacity required to accommodate traffic generated by
the additional development on the subject site but also provides the opportunity to provide a more
equal distribution of traffic to the Policy 25 Strategic Allocation site.

1.6

Para. 3.25.7, under Policy 25 of the adopted Core Strategy (2014), identifies that the primary access to the
Strategic Allocation site is expected to be achieved by two individual accesses to the A52 strategic road,
one of which is the ‘Gamston Gateway’ junction towards the north-west of the allocation that would
deliver a connection to Ambleside within Gamston.

1.7

Figure 6 attached to Policy 25 shows an indicative distribution of the two primary accesses that shows a
second, more southerly access located midway along the Strategic Allocation site’s boundary with the
A52. Separation between the two primary accesses, as shown in Figure 6, is less than 450m.

1.8

It will be shown within this Movement, Connectivity & Accessibility Strategy that the subject site offers the
opportunity to deliver greater separation between the two primary accesses serving the Strategic
Allocation site onto the A52 strategic road: 1.16kms (proposed); 450m (current) and a more equal
distribution of queuing capacity between key nodes, including the Wheatcroft Island (A52/A606).

1.9

In addition, it will be shown that the creation of a second access to the A52 strategic road through the
subject site relieves pressure on the existing local highway corridors through the villages of Tollerton and
Cotgrave, particularly for traffic generated by the wider Policy 25 Strategic Allocation site that is headed
south-eastwards towards the A606 corridor in the direction of the A46 and Melton Mowbray. Not only
will this pressure be relived through reduced journey times but the opportunity exists to deliver credible
traffic management measures on Tollerton Lane to remove all through traffic from the village.

1.10

In summary, the subject site can deliver a Movement, Connectivity & Access Strategy that will provide a
second access to the A52(T) that in turn can:
• Be designed to ensure that delays to strategic through traffic on the A52 strategic road are minimised
and that queuing between the primary accesses will not block back through adjoining junctions;
• More evenly distribute traffic generated by the wider East Gamston allocation;
• Reduce the potential impact of rat running traffic through the villages of Tollerton and Cotgrave,
supported by credible traffic calming / management proposals;
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• Provide a scale of development that can efficiently contribute towards and release the impetus for
wider sustainable transport infrastructure delivery, i.e. pedestrian / cycle routes and public transport
enhancements.
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2.

Proposed Access onto A52(T)

2.1

Plan 17066-01 included as Appendix 1 shows the proposed general arrangements for the roundabout
access onto the A52 Gamston Lings Bar Road that will not only serve the subject site but also provide the
opportunity to provide a second access to Policy 25 Strategic Allocation site.

2.2

The proposed roundabout is located approximately 1.16kms south-west of the existing A52 / Ambleside
junction that, as part of the Policy 25 Strategic Allocation, would be altered to provide a single junction,
known as the Gamston Gateway Access, combined with Tollerton Lane. The proposed roundabout is
also located approximately 1.71kms north-east of the Wheatcroft Island (A52/A606 junction).

2.3

Figure 2 graphically illustrates that the location of the proposed roundabout will deliver a more equal
distribution of junction spacing, and therefore queuing capacity, along the A52 corridor between the
Wheatcroft Island (A52/A606) and Gamston Island (A52/A6011) when compared with the current spacing
as shown in Figure 6 of Policy 25 within the Local Plan Part 1: Rushcliffe Core Strategy (adopted
December 2014).
Figure 2

2.4
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A52 Strategic Road – Junction Spacing

In the vicinity of the proposed roundabout the A52 Gamston Lings Bar Road is presently a wide single
carriageway road with an overall corridor width of 9.0m accommodating 3.65m lanes in both directions
with 0.85m margins on both sides of the carriageway. It is subject to the national speed limit (60mph)
and is provided with street lighting.
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2.5

Paragraph 3.25.9, under Policy 25 of the Local Plan Part 1: Rushcliffe Core Strategy (adopted December
2014), identifies the need for the A52 Gamston Lings Bar Road to be widened to dual 2 lane carriageway
standard between the Gamston Gateway junction and the A52/A606 Wheatcroft Island, including the
section that extends past the proposed access roundabout.

2.6

Paragraph 3.25.9 continues to outline that the dualling of the A52 would be delivered through a
combination of funding mechanisms including developer contributions and through public funding. Our
client will fully contribute towards the delivery of the A52 dualling, not only in terms of making the
appropriate financial contribution but also, and if required, to take an active role in conjunction with
Highways England to ensure that the scheme is realised.

2.7

Plan 17066-01 shows that the proposed 3-arm roundabout access will be designed in accordance with
DMRB Vol. 6 Sec. 2 Part 3 TD16/07 'Geometric Design of Roundabouts' and will be provided with an
Inscribed Circle Diameter (ICD) of 50m.

2.8

The design of the proposed roundabout will take the form of a 'Normal' roundabout and no Departures
from Standard are anticipated in the context of geometric layout, deflection, visibility requirements and
crossfall. The design of the proposed roundabout will take account of the speed limit on each of the
approaches, traffic flows and the level of non-motorised user demand.

2.9

A kerbed central island of 30m diameter is proposed that would then allow a circulatory carriageway of
10m to be provided, facilitating simultaneous movement of two vehicles, including HGV's, on the
roundabout itself.

2.10

Kerbed splitter islands will be provided on all three approaches to the proposed roundabout. Each of the
kerbed splitter islands have been designed to provide pedestrian and cycle facilities, if required, in the
form of informal crossings.

2.11

The exact requirement for pedestrian / cycle crossing facilities will be the subject of further detailed
analysis however, where and if such facilities are required, then dropped kerbs and tactile paving will be
provided. The minimum width of the kerbed splitter island at the crossing point will be 2.5m.

2.12

From Plan 17066-01, to the west of the roundabout an element of earthworks / retaining wall will be
required to accommodate the proposed junction design. These works will be undertaken so as not to
interfere with visibility on entry to the roundabout or circulatory visibility. It is also the case that the
proposed earthworks / retaining wall can be accommodated within the existing highway boundary.

2.13

On the A52 Gamston Lings Bar Road arms to the proposed roundabout, it can be seen from Plan 1706601 that dual 2 lane carriageway widths have been accommodated. Both the A52(N) and A52(S)
approaches provide 2 x 3.65m lanes with 0.85m margins on both sides of the carriageway. Over the last
20m to the give-way line the margins are dropped facilitating 2 x 4.5m lane widths.

2.14

Plan 17066-01 shows that the proposed link road into the subject site will be provided as a single
carriageway road with a corridor width of 6.75m and would be subject to a 30mph speed limit.

2.15

It should be noted that Plan 17066-01 is indicative at this stage and would be subject to further detailed
dialogue with Highways England, full detailed design and technical assessment as part of the Section 278
(of the Highways Act 1980) agreement process.
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2.16

Sufficient land under the ownership and control of our client can be dedicated as public highway to allow
Highways England to deliver the improvement works to the A52 corridor.

2.17

The highway works identified would be wholly funded and delivered as part of the initial phase of
enabling works prior to the occupation of residential development on the site, the only exception would
be where it can be satisfactorily demonstrated that part of the site can be served by access arrangements
separate to and ahead of the above works.
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3.

Reduced Impact on Tollerton & Cotgrave villages

3.1

Paragraph 3.25.7, under Policy 25 of the Local Plan Part 1: Rushcliffe Core Strategy (adopted December
2014), identifies that there will need to be direct improvements to the A52 Gamston Lings Bar Road to
accommodate development and that primary access will be achieved by two individual accesses directly
onto the A52, one of which will be a connection at Ambleside, Gamston, known as Gamston Gateway.

3.2

Whilst it is noted from paragraph 3.25.7 that the exact location of the second primary access to the A52,
and the timing of its delivery, will be determined through masterplanning and more detailed transport
assessment work, Figure 6, attached to Policy 25 shows that it is located only 450m south of the Gamston
Gateway junction.

3.3

With this current access strategy, Tollerton Lane and Cotgrave Lane remain as potentially more direct
and quicker routes for connections between the Policy 25 Strategic Allocation site and the A606 / A46
corridors towards Melton Mowbray and Leicester. Both roads, that pass through the villages of Tollerton
and Cotgrave, are local access routes and are not suited to accommodating significant increases in
through traffic that would inevitably occur if kept unchecked and in the absence of credible traffic
management measures.

3.4

The allocation of the subject site, with the proposed second access to the A52 much further south
provides the opportunity for significantly improved route choice for traffic in a south-easterly direction
from the Policy 25 Strategic Allocation as both journey distances and time will be much shorter.

3.5

The alternative proposed second access to the A52 and the associated link road through the subject site
therefore not only offers the opportunity to more evenly distribute traffic generated by the wider
allocation but also can reduce the potential impact of rat running traffic through the Tollerton and
Cotgrave villages through the delivery of associated traffic management proposals.

3.6

The proposed link road through the subject site will extend north-eastwards from the roundabout
junction with the A52, north of Hoylands Farm through land under control of the promoter. Within the
site a road connection would extend northwards into the allocated employment site.

3.7

At its eastern end the link road would then extend through the allocated residential site to connect with
Tollerton Lane, close to the access to the former sewage treatment works, and at the speed limit change
from 60mph to 30mph at the northern extremity of Tollerton village. The junction would be designed to
direct through traffic northwards on Tollerton Lane towards the main Policy 25 Strategic Allocation Site
and where it is envisaged that Tollerton Lane (south) would form the minor arm of the junction, subject
of further design consideration.

3.8

Figure 3 shows the general arrangement of the proposed access strategy with connections to the A52(T)
and Tollerton Lane.
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Figure 3

Alignment of Link Road

3.9

As part of further design work the intention is that Tollerton Lane south of the junction would be the
subject to additional traffic management measures that would serve to further reinforce the principal
route to the strategic road network via the link road and discourage through traffic from the village.
Similar treatment would also be undertaken on Cotgrave Lane, to the south of the proposed new
junction, to preserve its function as a local access route.

3.10

It is envisaged that the package of traffic management measures on Tollerton Lane and Cotgrave Lane,
south of the proposed link road would be designed to ensure that the route to the A606 corridor from
the Policy 25 Strategic Allocation Site is less attractive than the proposed alternative route via the
proposed link road and the alternative proposed second access onto the A52 Gamston Lings Bar Road.
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3.11

It is therefore proposed to influence journey times through a combination of gateway features and speed
limit reductions. The potential for weight limit restrictions and carriageway narrowing / one-way priority
working would also be investigated, subject to a detailed study of access requirements for the local
farming community / local businesses.

3.12

Within the subject site current design principles will be applied to the streetscape to serve the full range
of uses and users, taking account of pedestrian and cycle activity, vehicular access requirements and
parking, servicing and deliveries in the context of overall amenity, visual quality and road safety.

3.13

In so doing the place and function characteristics of individual areas and the site will be fully appraised to
achieve a cohesive environment for movement. Innovative solutions will be applied that balance the
requirements of design standards and the functionality / performance of a given location to achieve high
quality urban environment.

3.14

Due regard will be given to the 6C’s Design Guide in the development of the street hierarchy. Streets will
be viewed in the context of movement corridors with spaces defined by user functions and surrounding
buildings.

3.15

To maximise circulation, cul-de-sacs will be avoided wherever possible. Carriageway zones are to be
defined by vehicle swept paths, natural speed attenuation and alternative methods of delineation
between activity zones will be explored through changes in surface materials, hard & soft landscaping.
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4.

Delivery of Sustainable Transport Infrastructure

4.1

The subject site not only has the potential to deliver the required green infrastructure to create a
strategic gap to Tollerton village and the wider Policy 25 Strategic Allocation, improved distribution of
development-related traffic through the delivery of a new link road and second access onto the A52(T),
but it also has the potential to deliver the required sustainable transport infrastructure required to
minimise the impact of car borne travel.

4.2

The subject site will deliver links to existing local facilities and bus routes with connections to Nottingham
City Centre and other key local settlements. Whilst being residential led, the subject site will also offer the
opportunity to deliver a mix of other land uses generating less reliance on the use of the private car.

4.3

Existing Public Rights of Way in the vicinity of the subject site as well as informal footpaths and other
‘desire lines’ will be retained, enhanced and incorporated into a coordinated sustainable transport
infrastructure strategy.

4.4

The residual development land within the subject site of circa. 40 hectares could accommodate up to 500
dwellings. The promotion of development of this scale releases the impetus for wider sustainable
transport infrastructure delivery through various mechanisms including Section 106 infrastructure /
mitigation contributions, Section 278 works specific to the site, as well as Community Infrastructure Levy
(CIL) contributions.

4.5

Within the Movement, Connectivity & Access Strategy, interventions will be focussed upon the promotion
of smarter choices and demand management as well as enhancements to sustainable transport modes
and / or road safety improvements in the first instance, linked to complimentary measures promoted as
part of the wider Policy 25 Strategic Allocation site.

4.6

The Movement, Connectivity & Access Strategy for the subject site will assist in the delivery of key
infrastructure to support the Policy 25 Strategic Allocation site, including improvements to walking,
cycling and public transport links through and beyond the site and, where necessary, enhancements to
existing bus services. The allocation of the subject site will also provide scope for additional CIL
contributions the provision of Park and Ride along the A52 corridor.

4.7

Pedestrian and cycle access and movement will be at the forefront of the Movement, Connectivity &
Access Strategy with enhancements to existing recreational pathways throughout the site.

4.8

The layout will be designed in accordance with Manual for Streets and the requisite infrastructure will
deliver permeability and freedom of movement for pedestrians and cyclists throughout the site, ensuring
that these vulnerable road users feel safe and secure, with direct connections to local centres, community
uses, local villages and the wider Policy 25 Strategic Allocation site.

4.9

Pedestrian and cycle routes, linked with high quality public realm and street networks to and through the
site will be direct and reflect desire lines of movement without deviation. These routes will be legible with
good surface treatment, visibility, sightlines, lighting and signage, taking account of DDA requirements.

4.10

A review will also be conducted of key external routes, particularly those where pedestrian and cycle
demand is expected to be concentrated, taking advantage of proximity to existing, established
infrastructure.
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4.11

The Movement, Connectivity & Access Strategy will identify any requirements for infrastructure
enhancements such as widening of existing corridors, changes in surface treatment, enhanced crossing
facilities at key points of conflict with vehicular traffic and signage.

4.12

In terms of public transport infrastructure, the subject site will link into and assist in the delivery of
enhancements to existing bus routes and frequency. The layout of the site will ensure that access to
public transport services is direct, convenient and safe. In consultation with Council officers and public
transport operators’ measures will be worked up to provide bus penetration through the site such that all
development is located within 400 metres actual walking distance of a public transport service or services
with a frequency of at least 30 minutes during Monday - Saturday daytime hours.

4.13

Bus stop infrastructure will include real time departure display and raised kerbs, covered passenger
waiting facilities and timetabling. Buildings will be designed such that there is direct access to walking
and cycling routes and public transport stops thereby maximising accessibility.

4.14

In accordance with Local Plan Core Strategy policies, a Travel Plan will be a key thread of this approach
and will provide a long-term strategy for encouraging residents to reduce dependence on travel by
private car in favour of more sustainable modes of travel. Included within the Travel Plan will be a series
of physical and management measures to achieve the overarching objectives that will include:
• The promotion of a transport awareness strategy to encourage usage of public transport services
through personalised Travel Planning;
• Travel vouchers or similar as incentives for take up of Travel Plan measures;
• The potential implementation of a car club / car share schemes and / or other 'community' schemes
such as bicycle user groups, linked to the wider Policy 25 Strategic Allocation Site.

4.15

March 2017

The Travel Plan will include a deliverable Implementation Timetable and Action Plan as well as details of
targets that would be aspired to in achieving the objectives of the Travel Plan that will follow SMART
objectives and will include modal shift targets. The Travel Plan will also include mechanisms for
enforcement and contingency measures if targets are not met.
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5.

Summary & Conclusion

5.1

In terms of vehicular access the subject site is well located to connect to and integrate with the Policy 25
Strategic Allocation site as well as the strategic road network. Coupled with the delivery of credible traffic
management / road safety measures on Tollerton Lane, the opportunity exists to create a vehicular
access strategy that will result in negligible impact on local villages.

5.2

Indeed, the benefits of the alternative second access onto the A52 Strategic Road from the subject site
are two-fold: 1) it has the potential to deliver greater queuing capacity between it and the Gamston
Gateway junction; and 2) it will deliver much shorter journey times for traffic heading towards the A606
corridor in the direction of the A46 and Melton Mowbray.

5.3

The second access onto the A52 strategic road network, along with the localised traffic management /
road safety works on Tollerton Lane and any other site-related highway works can be delivered by way of
Section 278 works that would be wholly funded by the developer.

5.4

In terms of movement by non-car modes, the subject site is well located to connect to and integrate with
existing pedestrian and cycle linkages to the local villages of Tollerton and Cotgrave as well as the
existing urban area to the west of the A52. Any localised improvements to the sustainable transport
network required to deliver integration with local settlements would be secured by way of a Section 106
Agreement between the developer and RBC.

5.5

In addition, the subject site will be able to deliver CIL contributions to the provision of Park and Ride
along the A52 corridor in accordance with the Rushcliffe Community Infrastructure Levy Preliminary Draft
Charging Schedule (Feb 2017).
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Section 1

Introduction
Overview

Policy Background

Pegasus Design was instructed to undertake an appraisal of the landscape and visual constraints
and opportunities in respect of potential residential led development on the land to the east of
Gamston (and north of Tollerton), Nottinghamshire.

The Core Strategy for Rushcliffe (adopted 22nd December 2014) sets out the vision and strategy
for growth and development up to 2028 and identifies the main strategic allocations.

A large area located between Gamston and Tollerton forms an allocated ‘strategic site’ for major
development as proposed by Rushcliffe Borough Council (RBC) in the Core Strategy (adopted
22nd December 2014). This landscape and visual appraisal focuses on the site immediately
south of this area and the boundary between the two (Figure 1). Reference is also made to the
‘Further Options’ paper for the Local Plan Part 2 (February 2017) and Rushcliffe Green Belt
Review (February 2017) which both consider land (and sites) between the site and Tollerton.

These include an area of land immediately to the east of Gamston and north of Tollerton which
will provide C.2,500 homes, new employment and associated facilities by 2028 and up to a
further 1,500 homes post 2028 . Coincidental with the strategic allocation is the removal of land
from the Green Belt (Plate 1).

The landscape and visual appraisal (LVA) has been undertaken to determine the various
landscape and visual constraints and opportunities of the site in respect of defining a robust
Green Belt boundary that is based on enduring landscape components. The LVA aims to test
the current limit to the allocated strategic site, which currently broadly aligns to land ownership
and hedgerow field boundaries. This is reviewed in the context of a more holistic approach to
landscape resources, landscape character and visual receptors. The LVA will utilise the analysis
to define a logical, rational and defensible boundary between the site and the nearby settlement
of Tollerton. This will include an outline landscape and green infrastructure strategy.
Field work was carried out in March 2017 to review the existing landscape baseline and character
of the area and its setting. This document summarises the appraisal and is supported by a
series of figures to illustrate the analysis. A series of representative photographic views have
been used to inform and illustrate the description the visual setting of the area.
Where applicable, the concepts and procedures set out in the Guidelines for Landscape and
Visual Impact Assessment (3rd Edition, April 2013) have been adopted.

Plate 1 - Extract from Rushcliffe Local Plan Part 1: Core Strategy, Amendments to 		
adopted Policies Map (December 2014)
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Section 2

Landscape Policy Framework
National Planning Policy Framework
The National Planning Policy Framework (NPPF) sets out the Government’s planning policies
for England and provides a framework within which the appropriate local council can produce
local and neighbourhood plans; the NPPF is a material consideration in planning decisions.
The NPPF sets out three dimensions to achieving sustainable development that include economic,
social and environmental considerations. It places an onus on the planning system to perform
a role in relation to the environment that “contributes to the protection and enhancement of our
natural, built and historic environment...” and this underpins the strategic guidance set out in
the NPPF in relation to landscape and visual matters.
High quality design and local character are repeating themes through the core planning
principles and more specific guidance on delivering sustainable development. Specific issues
addressed by the core principles of the NPPF include:
• that decision making should secure high quality design and a good standard of amenity
for all existing and future occupants of land and buildings;
• that decision making should take account of the different roles and character 		
of different areas and recognise the intrinsic character and beauty of the 		
countryside and supporting thriving rural communities within it (this reflects the 		
aims of the ELC); and
• that development should contribute to conserving and enhancing the 			
natural environment.
Under delivering sustainable development the guidance sets out a series of considerations
relating to good design. This includes reference to sense of place, responding to local character
and materials and aiming for visually attractive solutions as a result of appropriate landscaping.
It also notes issues relating to local distinctiveness and taking opportunities to enhance the
character and quality of an area.
The NPPF notes the importance that designs evolve in response to local issues and views of the
local community and also sets out principles in relation to conservation and enhancement of
the natural environment.
Both the site and the Core Strategy option for major development are within land designated as
Green Belt. At section 9, the NPPF considers Green Belt and states:

“The Government attaches great importance to Green Belts. The fundamental aim of Green Belt
policy is to prevent urban sprawl by keeping land permanently open; the essential characteristics
of Green Belts are their openness and their permanence.
5

Green Belt serves five purposes:
• to check the unrestricted sprawl of large built-up areas;
• to prevent neighbouring towns merging into one another;
• to assist in safeguarding the countryside from encroachment;
• to preserve the setting and special character of historic towns; and
• to assist in urban regeneration, by encouraging the recycling of derelict and other urban
land.”
Planning Practice Guidance
Environmental matters are covered by the National Planning Practice Guidance (PPG) under
a series of sub-topics. Landscape is addressed under the ‘Natural Environment’ section of
the PPG which explains the key issues in terms of implementing policy to protect biodiversity,
landscape and green infrastructure, including local requirements. The Open space, sports and
recreation facilities, public rights of way and local green space section of the PPG explains how
the recent local green space designation is to be implemented and provides general guidance
regarding open space. The Design section of the PPG explains those points pertinent to design
issues.
Matters pertaining to ‘landscape’ are covered under the guidance for the Natural Environment.
Para 001 of the PPG addresses how the character of landscapes can be assessed to inform
plan-making and planning decisions. It states that:

“One of the core principles in the National Planning Policy Framework is that planning should
recognise the intrinsic character and beauty of the countryside. Local plans should include
strategic policies for the conservation and enhancement of the natural environment, including
landscape. This includes designated landscapes but also the wider countryside.”
Where appropriate, landscape character assessments should be prepared to complement
Natural England’s National Character Area profiles. Landscape Character Assessment is a tool
to help understand the character and local distinctiveness of the landscape and identify the
features that give it a sense of place. It can help to inform, plan and manage change and may be
undertaken at a scale appropriate to local and neighbourhood plan-making.”
With regard to open space and green infrastructure, in paragraph 001 of the Open space, sports
and recreation facilities, public rights of way and local green space section, the PPG states that:
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Section 3

Site Description and Context
“...it [open space] can provide health and recreation benefits to people living and working nearby;
have an ecological value and contribute to green infrastructure as well as being an important
part of the landscape and setting of built development...”
Paragraph 007 of the Design section of the guidance, states that planning should promote local
character, including landscape setting. It considers that:

“Development should seek to promote character in townscape and landscape by responding to
and reinforcing locally distinctive patterns of development, local man-made and natural heritage
and culture, while not preventing or discouraging appropriate innovation. The successful
integration of all forms of new development with their surrounding context is an important
design objective, irrespective of whether a site lies on the urban fringe or at the heart of a town
centre.”
It also states that (Pegasus Design Emphasis):

“When thinking about new development the site’s land form should be taken into account.
Natural features and local heritage resources can help give shape to a development and
integrate it into the wider area, reinforce and sustain local distinctiveness, reduce its impact
on nature and contribute to a sense of place. Views into and out of larger sites should also be
carefully considered from the start of the design process.”

The site is located on the south-eastern edge of Nottingham, ca. 5.25km from the city centre,
and on the eastern fringe of the West Bridgford suburb (Figure 1). The site comprises several
medium to large scale arable fields that are situated between the A52 (Gamston Lings Bar Road)
to the west and Tollerton Lane to the east. Homestead Farm and Jubilee Wood are located at a
localised high point so the south of the site (at ca. 50m AOD). Arable land extends to the north
and surrounds the extensive land area and industrial scale buildings of Nottingham Airport,
which is located to the north-east of the site.
Tollerton is located to the south of the site. There is a broad division in the character of
Tollerton between ‘Old’ Tollerton, to the east of the site which comprises a short section of
linear settlement with a greater heritage focus; and, the main area of Tollerton which is located
ca. 550m to the south of the site and forms a core area of settlement between the A606 (Melton
Road) and Tollerton Road. The main urban edge of Nottingham in this area comprises Gamston
and Edwalton which are located immediately to the west of the A52 (Gamston Lings Bar Road).
Cotgrave is a larger village which is located ca. 3km to the east.
The Nottingham Airfield is located ca. 485m to the north-east of the site, the area associated with
the grounds and runways form a major land use in this area. Other land use is predominantly
arable however there are also smaller pockets of parklands and recreational open space
present in the surrounding area.
Vegetation cover in the area is closely associated with the main land uses. In arable areas there
field pattern is defined by hedgerows which are often low cut, over managed or gappy; these
have few hedgerow trees. Highways infrastructure on the edge of the settlement is typified
by consistent linear belts of planting and whilst these go some way to screening the highway
infrastructure and traffic, there remain views to these major transport routes. Elsewhere
roadside hedgerows can be thicker than those toward the centre of the arable areas. Tree cover
is limited and generally associated with watercourses that cross the area; occasional small
copses are present as are pockets of tree cover associated with historic villages and parkland
area.
The site is located in an area currently designated as Green Belt. The Greater Nottinghamshire
Landscape Character Assessment (2009) states that:

“It is important to note that Green Belt is a development control designation rather than related
to landscape quality although a high quality landscape is an aspiration of such designation.”
Under the adopted Core Strategy the strategic allocation of land to the east of Gamston, north
of Tollerton, was removed from the Green Belt and, under Policy 3 (of the Core Strategy), is
allocated for major development. The site is located immediately to the south of this strategic
allocation.
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Section 4

Landscape and Visual Analysis
Landscape Resources
In the southern half of the site the landform rises to form a localised ridge between the A52 and
the highpoint at Homestead Farm (at ca. 50m AOD). This forms a natural barrier that contributes
to the separation between the site and the landscape setting of Tollerton to the south (Figure 6).

Characteristic features relevant to the site and its context include:
•

Undulations in the landscape formed by small streams and tributaries;

Landscape elements on the site are limited to the hedgerow field boundaries that divide the
medium to large enclosures of arable land. A small number of hedgerow trees are present but
these are limited to the north-east corner of the site and some along the southern boundary of
the site.

•

The disused Grantham Canal is a local wooded feature in the landscape,
with a mix of riparian trees, reeds, wetlands and open water;

•

Rural character present across the area although there are frequent
urbanising elements providing a reminder of the proximity of built form such
as large villages, Nottingham, industry and large farm buildings (including
industrial buildings at the airfield);

•

Land use is mostly arable and fields are mostly medium to large in size
however older enclosure is present around village fringes particularly around
Tollerton;

•

Field boundaries are almost all hedgerows which are of variable condition,
along roads they are almost always intact but within fields there is evidence
of fragmentation, there are few hedgerow trees which tend to be present as
small clusters;

•

Long distance views towards the centre of Nottingham possible across
farmland and the urban edges of West Bridgford are locally visible above a
narrow belt of woodland along Gamston Lings Bar Road; and

•

Small areas of parkland to the north east of Tollerton and at Ruddington Hall,
wooded boundaries reduce their prominence in the landscape.

There is no woodland cover on site however there are two small copses located immediately
adjacent to the site boundary. These include a small copse adjacent to the A52 which broadly
separates the two PRoW in this area and also Jubilee Wood, which is located adjacent to Little
Lane and Homestead Farm.
There are three PRoW located close to or on the site. A public footpath runs from Tollerton
Lane, north-west toward the A52 at Gamston; a short section of this route runs along the northeastern boundary of the site. A public bridleway links Tollerton Lane, running along Little Lane
and then on to the A52 close to Edwalton Gold Club; this route runs through the site. A second
public footpath links Little Lane, east of Homestead Farm, to the A52 close to the Edwalton Golf
Club; this route runs along the southern boundary of the site.
Landscape Character
Landscape character at the local level is defined by the Greater Nottingham Landscape
Character Assessment (LCA) (2009) (Figure 5). The LCA defines character at a sub-regional
level as the South Nottinghamshire Farmland, these are noted as:

“A prosperous lowland agricultural region with a simple rural character of large arable fields,
village settlements and broad alluvial levels.”
The South Nottinghamshire Farmlands have been divided into two sub-areas (Village Farmlands
and Alluvial Levels); the LCA then defines individual or discrete areas of character as Draft
Policy Zones (DPZ); these have a unique identity although share similar characteristics to other
areas within the broader regional area. The site is located in an area defined as DPZ SN04
Cotgrave and Tollerton Village Farmlands (Figure 4).

Landscape actions for this DPZ are described in the LCA, these include the conservation of
older field patterns, enhance field boundaries through planting of new hedgerows and hedgerow
trees, enhance woodland cover through planting of small copses and reflecting the surrounding
field patterns.

The condition and strength of this DPZ are defined as moderate and the subsequent landscape
strategy is determined as ‘Enhance’. The LCA notes that the emphasis for areas of ‘Enhance’
should be to improve existing features which may not be currently well-managed or where
existing features are of good quality but could be of greater benefit if improved.
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Visual Analysis
The following section describes the visual relationship between the site and the surrounding
landscape. This section makes reference to a series of representative photographic viewpoints,
(Figure 1 and Figure 5).

The following section describes a selection of representative viewpoints.

In visual terms the site and its context are relatively well contained with views towards it generally
being of short or medium distance. Occasional longs distance views are available from specific
locations. The constraints on the visibility of the site from the surrounding area vary and include
both natural elements, built form and infrastructure. On site and in the immediate context the
arable landscape is relatively open with poor hedgerow cover, few hedgerow trees and limited
woodland cover. From much of the area, the urban edge of Nottingham forms part of the setting
to the site. In some instances this includes the more elevated, wooded landscape to the south of
Nottingham but there are also extensive views toward the townscape of the city centre.

This viewpoint is located on a public footpath, looking west, ca 2.75km from the site and is
representative of long distance locations and from a partially elevated position relative to the
surrounding landscape. The site is located in the background of the view and is seen as part
of a much wider panorama where the Village Farmlands character area forms the setting to
the urban areas of east Nottingham. The buildings of the airport form a local landmark. The
settlement edge of Tollerton is visible.

From areas to the north the nature of the topography and landscape character of the site and
its immediate surrounding areas are similar; in this context the low lying, gently undulating
landform is characterised by well managed hedgerows and this generally limits inter-visibility
between areas. The large scale buildings that are associated with the airfield at Nottingham
Airport also restrict available views; these buildings are often prominent and are a detracting
feature.
From the south, the majority of views toward the site are screened by the localised highpoint
and ridgeline at Homestead Farm, the vegetation structure of hedgerow field boundaries, a
shelter belt at the farm and also Jubilee Wood also restrict views. However there are partial
views toward the southern and south-western areas of the site, where these coincide with the
relatively elevated landform. From the south, partial views are also available from the edge
of Tollerton. At this point the edge of the village is elevated at ca. 50m AOD and sits above the
agricultural land immediately to the north of the village.
From the east, landform is relatively uniform and, coupled with the hedgerow pattern, views to
the site are therefore generally short distance. Further east the landform rises toward the edge
of Cotgrave and from the edge of the village there are panoramic views across the urban edge
of Nottingham, including the site.
To the west the visual envelope of the site is contained by the urban edge of Nottingham at
Edwalton and Gamston, including the alignment of the A52 and the associated tree belt along
the highway.
To the west tree belts associated with highway planting and A52 obscures views however from
more elevated positions there are views across the extensive central urban area of Nottingham.
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Viewpoint 1: Woodgate Lane, Cotgrave

Viewpoint 2: PRoW (footpath), off Tollerton Lane
This viewpoint is located on a public footpath, looking west, ca 330m from the site and is
representative of the PRoW network in the area local to the north of Tollerton (and close to
‘Old’ Tollerton. The site is located in the foreground of the view; in general the landscape is
characterised by the flat and open arable landscape. The buildings of the airport are visible and
form a detracting feature in the view; there are also more distant views to the townscape of
Nottingham City Centre. This view incorporates the site and also the area of land immediately
east of Gamston which forms the current Core Strategy option for major development.

Viewpoint 3: PRoW (bridleway), along Little Lane
This viewpoint is located on a public bridleway, looking north-west, ca 95m from the site and
is representative of a partially elevated position, close to the site. The site is located in the
foreground; in the background is the landscape area associated with the land immediately east of
Gamston which forms the current Core Strategy option for major development. Characteristics
of both areas include the medium to large scale field patterns, enclosed low cut and fragmented
hedgerows. The influence of the urban edge of Gamston and Edwalton (including the highways
lighting of the A52) are common to areas.

Viewpoint 4: PRoW (bridleway), adjacent to Hoylands Farm
This viewpoint is located on a public bridleway (on site), looking north-east and is representative
of the network of PRoW between Tollerton and Edwalton. The site is located in the foreground
and middle ground of the view and is seen from a location which is elevated relative to the
immediate context. The landscape in the background of the view includes the area associated
with the land immediately east of Gamston which forms the current Core Strategy option for
major development. The townscape of Nottingham City Centre forms the backdrop to this view.

			

10

Viewpoint 5: PRoW (bridleway), close to the A52 Gamston Lings Bar Road
This viewpoint is located on a public bridleway (on site), looking east and is representative of
the network of PRoW between Tollerton and Edwalton. The site is located in the foreground.
In this view the localised hill and ridgeline close to Homestead Farm (including Jubilee Wood)
is prominent in the viewpoint and illustrates the approximate alignment between the changes
in landscape character that occurs to the south of Homestead Farm. Tollerton is visible in the
background of the view with the visible edge of the settlement (comprising housing) set on
an area of high ground and overlooking an area of landscape characterised by smaller scale
landform and field enclosures than is evident to the north of Homestead Farm.

Viewpoint 6: Public highway at Tollerton Lane, edge of Tollerton village
This viewpoint is located on the footway of the public highway of Tollerton Lane, on the edge
of Tollerton village, looking north-west, ca 580m from the site and is representative of the
settlement edge of the village looking toward Nottingham. The site is located in the middle
ground and background of the view and is generally screened by the hill, ridgeline and Jubilee
Wood at Homestead Farm. There are some partial views to the airfield and the city centre of
Nottingham. The landscape of the foreground is smaller scale than areas further north and this
effectively forms the setting to the main settlement of Tollerton.

11
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Section 5

Landscape and Visual Constraints and Opportunities
Following the analysis of landscape and visual matters relating to the site and its context, a
number of constraints and opportunities have been identified and used to define a robust and
appropriate development envelope for the site that responds to the local landscape character
holistically and not just to individual physical elements such as the field boundary pattern or
land ownership.
Landscape and visual constraints can be summarised as follows:
• The network of hedgerows on site and along the site boundaries due to the
potential for losses of characteristic vegetation (however this can also be
viewed as an opportunity to retain vegetation, and shape development in a
manner appropriate to local character);

Landscape and visual constraints can be used to guide the development of a proposal in a
positive manner, often leading to opportunities and not just creating absolute constraints to
development. Landscape and visual opportunities can be summarised as follows:
• To utilise and integrate the localised ridgeline on the southern edge of the site
(which currently represents a transitional boundary in local landscape
character) and use it to create a robust, enduring boundary to development
whilst also protecting retained areas of the Green Belt;
• To retain the hedgerow structure on site and also ‘enhance’ this through
provision of new hedgerows which reinstate historical field patterns and for
this to guide the pattern and scale of development;

• The proximity of ‘Old’ Tollerton to the eastern boundary of the site; and

• To implement a comprehensive network of green infrastructure which protects
the setting of Old Tollerton and also protects the landscape area which forms
the setting to the residential area of Tollerton;

• The landscape area to the south, outside of the site boundary, that forms the landscape
setting to the main settlement area of Tollerton village.

• To incorporate the existing PRoW into a comprehensive network of green
infrastructure and open space;

• The more elevated area of the site located along the southern boundary;

• To positively ‘enhance’ landscape character through improvements to tree
and woodland cover, including proposals for hedgerow trees and also small
scale planting of woodland copses that would be in keeping with local
character; and
• Retain long distance views to the centre of Nottingham whilst improving the
overall character of the landscape that forms the context and setting of such
views.
The landscape and visual constraints have been used to inform a preliminary development
strategy for the site which includes a robust approach to landscape and green infrastructure.
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Section 6

Landscape and Green Infrastructure Strategy
The preliminary appraisal of landscape and visual issues has considered the baseline scenario
of the local landscape. This has included the early identification of constraints and opportunities
for the site and surrounding area which, in turn, enables a strategy for landscape and visual
mitigation to be developed.
Mitigation measures are intended to prevent, reduce, remedy or offset adverse effects of a
development proposal and these are taken forward through an iterative approach to design and
appraisal.
It is considered that with an appropriate approach to mitigation and the implementation of a
robust landscape and green infrastructure strategy, a scheme for residentially led development
on the site will be acceptable in landscape and visual terms.
This would effectively form an extension to the current strategic allocation to the east of
Gamston. However, including the site within the option will have added benefit in that the
southern edge will be ‘landscape and visually led’ and therefore a scheme for the site would
respond holistically to the elements and features that contribute to landscape character and
would not be artificially truncated by field boundaries or land ownership.

The landscape and green infrastructure strategy includes the following specific
components:
• On the western edge of the site, reinforcement of existing planting along the
A52 through additional tree and woodland planting (small linear belts and
copses);
• Protection of the setting of ‘Old’ Tollerton through green infrastructure planting,
including linear planting and small woodland copses between Little Lane and
Tollerton Lane;
• Extensive green infrastructure on the southern boundary of the site, including
hedgerow planting, small woodland copses and open space. This will be
situated on the localised ridgeline between Homestead Farm and the A52
and would create a robust boundary to the wider strategic allocation and
also protect a retained area of Green Belt and the setting of Tollerton; and
• Incorporation of the existing PRoW network into proposed green infrastructure
corridors.

The landscape and green infrastructure strategy for the site (Figure 7) is founded on the
following principles:
• Identification of a proposed ‘development envelope’ for the site, the extent
of which pays particular attention to the existing landscape features and
landscape character, particularly the localised ridgeline associated with
Homestead Farm to the south;
• Proposed retention and enhancement of the existing vegetation on the site,
including the hedgerow field boundaries;
• Creation of additional vegetation infrastructure on site, taking into account
visual containment and mitigation that is both consistent with, and
complementary to, the existing local landscape character in terms of scale,
disposition and species mix;
• Consideration of the landscape setting of Tollerton (both the main area and
‘Old’ Tollerton)
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Section 7

Summary and Conclusions
This appraisal of landscape and visual constrains and opportunities has been prepared to
determine the suitability of the site to accommodate residentially led development on land to
the east of Gamston (north of Tollerton). The appraisal has also considered the robustness in
landscape and visual terms of the current limit to the strategic allocation of land to the east of
Gamston.
The appraisal has addressed the following landscape resources and visual receptors:
• Landscape character, including physical landscape features and elements; and
• Views and visual amenity experienced by residents, recreational users 			
(including visitors and tourists) and road users.
This appraisal has found that the existing extent of the strategic allocation on land to the east of
Gamston appears to respond only to the physical constraints of the hedgerow and field pattern
in this area and that it has not considered local landscape character as a whole. Field pattern
and hedgerows comprise only an individual element of the landscape and therefore do not
respond more holistically to the more complex interactions between topography, vegetation
structure, settlement pattern and infrastructure which define the local landscape character.
Land ownership also appears to have constrained the southern boundary of the Core Strategy
option. As such it does not conform to the requirements of the NPPF or PPG covering landscape,
as the strategic allocation:
• Fails to respond to local character;

The site shares a number of common landscape elements and features with those that are
present in the area of the strategic allocation, these include the degraded pattern of hedgerows,
arable land use, lack of hedgerow trees, physical barrier of the A52 highway corridor (including
linear highways planting) and low, gently undulating landform. The key difference between the
strategic allocation and the site is toward the southern area of the site where the landform rises
to form a low, localised ridgeline between Homestead Farm, the A52 and Tollerton, further
south. This ridgeline separates a pocket of landscape immediately north of Tollerton where
the landscape character is different to that to north of Little Lane and around Nottingham
Airport. In this pocket which is situated between Little Lane, Tollerton and the A52, there are a
number of smaller scale undulations in the landform that combine with a smaller scale pattern
of better condition hedgerow field boundaries. These contribute to a smaller scale and more
intimate setting to Tollerton; and it is this area that forms the setting of the village and requires
protection in landscape terms and not that of the main site area north of Little Lane.
It is considered that, subject to an appropriate landscape and green infrastructure strategy,
a development proposal for the site can be brought forward that respects and enhances the
local landscape character, protects the setting of Tollerton and forms a robust and enduring
boundary to the Green Belt. This can be addressed through appropriate landscaping treatment,
including planting of small scale copses that are in keeping with local landscape character.
On balance, it is considered that the strategic allocation of land to the east of Gamston should
be extended further south to include the site and that a development proposal on the site which
takes account of constraints and opportunities identified in this report would be acceptable in
landscape and visual terms.

• Does not respond to or reinforce the locally distinctive patterns of the landscape
north of Tollerton; and
• Does not consider adequately the influence of the local landform at Little Lane
and Homestead Farm.
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Rushcliffe Green Belt Review Part 2 (b) – Additional Sites
(Draft for consultation)

Response Form
Your Details

Agent details (where applicable)

East Gamston Group

Name
Address

E-mail

Guy Longley Pegasus Group
4 The Courtyard
Church Street
Lockington
Derbyshire
DE74 2SL
g

1. Green Belt Review Part 2 (b): Additional sites review
Do you agree or disagree with the review of the additional Green Belt sites around Rushcliffe’s Key
Settlements and other villages against the purposes for including land within the Green Belt? If you
disagree, state why the assessment is incorrect and provide your Green Belt score and conclusions on
Green Belt importance. Your comment should focus on the land’s performance against Green Belt
purposes.
Alongside the Local Plan Part 2 Further Options, the Rushcliffe Green Belt Review Part 2, Assessment
of Additional Sites in Key Settlements and Other Villages, provides assessments of potential site
options north of Tollerton (site TOL4) and west of Tollerton Lane (Sites TOL 1 and 2). The
assessment does not consider the potential for a sustainable southern extension to the East Gamston
SUE. As a result, the report does not adequately address all reasonable alternatives. This will raise
key issues of soundness if the Part 2 Local Plan progresses without a proper consideration of the
potential for further development to the south of the SUE allocation.
In response to the consultation on the Rushcliffe Local Plan Part 2 Further Options, we have made
representations in relation to land at Homestead Farm, Tollerton. The land abuts the East Gamston
SUE allocation, removed from Green Belt as part of the Local Plan Core Strategy. A limited southern
extension to this allocation would not have a detrimental impact on the Green Belt and indeed
provides a more appropriate southern boundary to the SUE, reflecting the local landscape context and
providing a substantial landscape buffer to Tollerton on land south of Little Lane within the applicant’s
control
As the Council has not provided an assessment of this land in their report, we have provided a Green
Belt score assessment for the land using the Council’s template. This is set out below.
Site Name
Strategic Green Belt Area
Green Belt Purpose
Check unrestricted sprawl of
settlements

Prevent merging of settlements

Land at Homestead Farm, Tollerton
Score
3

1

Justification
The site abuts the East Gamston SUE to the north
that has been removed from Green Belt. It would
represent a southern extension to the SUE on land
that is well contained by strong physical boundaries
and would not extend over topographical features.
Development of the land north of Little Lane would
be well related to the allocated East Gamston SUE.
Strong landscaping to the south of Little Lane would
provide a more robust southern boundary to the
SUE ensuring that the separation between the SUE

Assist in safeguarding the
countryside from encroachment

3

Preserve setting and special
character of historic settlement

1

Assist in urban regeneration

3

Green Belt Score

11

and Tollerton to the south would be safeguarded.
The land does not contain inappropriate
development. With the development of the East
Gamston SUE to the north, the character of the
countryside will change significantly and the land
would relate closely to this new urban form.
There are no heritage assets within the site that
would be affected by the removal of this area of
land from the Green Belt.
There are no specific urban regeneration projects
within Tollerton
Low-medium

Conclusion
The land north of Little Lane relates closely to the East Gamston SUE immediately to the north. A
southern extension to the SUE would provide the opportunity to establish a more logical southern
boundary to the allocated SUE, reflecting the landscape context and providing the opportunity to
provide a strong southern landscaped boundary to the SUE within land under our client’s control.
Development in this location would have a low-medium impact on the Green Belt and represents a
more appropriate option when compared to alternatives adjoining Tollerton village.

(please continue on a separate sheet if necessary)

2. Please provide any others comments you wish to make

(please continue on a separate sheet if necessary)

Please return by 5pm 31 March 2017

to:

Planning Policy
Rushcliffe Borough Council
Rushcliffe Arena
Rugby Road
West Bridgford
Nottingham
NG2 7YG

Or to: localdevelopment@rushcliffe.gov.uk

Please note that your comments can be directly entered through the Borough Council’s online
consultation system: http://rushcliffe-consult.objective.co.uk/portal
Data protection: The details you submit to the Borough Council will be used in the Local Plan preparation and
associated processes. Please note that comments and personal details cannot be treated as confidential and
may be made available for public inspection both physically and/or through the Borough Council’s website. We
may publish all names, addresses and comments received, including on our website. We will use our best
endeavours to not publish signatures, personal telephone numbers or email addresses.

