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Planning Policy
Rushcliffe Arena
Rugby road
West Bridgford
Nottingham
NG2 7YG

Dear Sir / Madam
RUSHCLIFFE LOCAL PLAN PART 2: LAND AND PLANNING POLICIES (FURTHER OPTIONS)
CONSULTATION
We write on behalf of our Client, IM Land (‘IM’), to submit representations to the Rushcliffe Local Plan Part
2: Land and Planning Policies (Further Options).
Representations have also been submitted to the Rushcliffe Green Belt Review, Part 2 (b) (Detailed
Review of the Nottingham – Derby green Belt within Rushcliffe), Assessment of Additional Sites in Key
Settlements and Other Villages (February 2017) consultation.

Background
IM Land, a subsidiary of IM Properties PLC, is working with the landowner to promote 12.73 (ha) to the
south west of Cotgrave for residential development. These representations are submitted in response to
the Local Plan Part 2: Land and Planning Policies (Further Options) Consultation. Representations have
also been submitted to the Draft Green Belt Review (Part 2b) document and should be read in conjunction
with these comments.
The site is adjacent to the existing Cotgrave settlement boundary and is located approximately 400m from
the town centre. It is well connected to the sustainable transport network, with a number of existing Public
Rights of Way crossing the site. The closest bus stops to the site are located on Plumtree Road,
approximately 300m to the east of the site. The S4 and V2 are frequent local bus services that operate
from the Plumtree Road stops and provide access to Cropwell Bishop and West Bridgford and
Nottingham, Aslockton and Bingham.
The site currently comprises agricultural land and rises east to west. To the north the site is bound in part
by Plumtree Road and in part by further agricultural land (also being promoted through the Plan) which
also fronts onto Plumtree Road. To the east the site is bound in part by agricultural land and in part by the
rear gardens of residential properties which front onto Daleside and White Furrows. To the south the site
is bound by woodland and to the west beyond the immediate hedgerow boundary is agricultural land.

9 Colmore Row
Birmingham
B3 2BJ
T 0121 233 0902 turley.co.uk
Registered in England Turley Associates Limited no. 2235387. Registered office: 1 New York Street, Manchester, M1 4HD

The proposed residential development of the site includes:
•

the provision of approximately 220 dwellings;

•

a green frontage to Plumtree Road;

•

SUDs ponds;

•

woodland planting;

•

landscape corridor;

•

landscape buffer to existing properties to the east;

•

maintenance and enhancement of the existing PRoW; and

•

create a new entrance to the village by providing a gateway feature.

Supporting Information and Technical Reports
The following reports have been prepared to inform the representations and are submitted as appendices
to the main report:
•

Landscape and Visual Impact Assessment prepared by EDP;

•

Green Belt Review prepared by EDP; and

•

Vision Document prepared by Barton Wilmore.

The following technical reports have also been prepared and copies can be provided as needed:
•

Archaeological and Heritage Assessment prepared by EDP;

•

Arboriculture Technical Note prepared by EDP;

•

Ecology Technical Note prepared by EDP; and

•

Technical Feasibility Report prepared by M-EC.

We trust that the information provided with these representations will be considered by the Council and we
welcome the opportunity to engage and promote the site through the progression of the Local Plan Part 2.
Please do not hesitate to contact either Angela Reeve or myself should there be any queries.

Yours sincerely

Kathryn Young
Senior Planner
k
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31 March 2017
Delivered by email and post

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

Dear Sir / Madam
RUSHCLIFFE GREEN BELT REVIEW. PART 2 (B) (DETAILED REVIEW OF THE NOTTINGHAMDERBY GREEN BELT WITHIN RUSHCLIFFE). ASSESSMENT OF ADDIITONAL SITES IN KEY
SETTLEMENTS AND OTHER VILLAGES
We write on behalf of our Client, IM Land (‘IM’), to submit representations to the Rushcliffe Green Belt
Review, Part 2 (b) (Detailed Review of the Nottingham – Derby green Belt within Rushcliffe), Assessment
of Additional Sites in Key Settlements and Other Villages (February 2017) consultation.
Representations have also been submitted to the Rushcliffe Local Plan Part 2: Land and Planning Policies
(Further Options) consultation.

Background
IM Land, a subsidiary of IM Properties PLC, is working with the landowner to promote 12.73 (ha) to the
south west of Cotgrave for residential development. These representations are submitted in response to
the Local Plan Part 2: Land and Planning Policies (Further Options) Consultation. Representations have
also been submitted to the Draft Green Belt Review (Part 2b) document and should be read in conjunction
with these comments.
The site is adjacent to the existing Cotgrave settlement boundary and is located approximately 400m from
the town centre. It is well connected to the sustainable transport network, with a number of existing Public
Rights of Way crossing the site. The closest bus stops to the site are located on Plumtree Road,
approximately 300m to the east of the site. The S4 and V2 are frequent local bus services that operate
from the Plumtree Road stops and provide access to Cropwell Bishop and West Bridgford and
Nottingham, Aslockton and Bingham.
The site currently comprises agricultural land and rises east to west. To the north the site is bound in part
by Plumtree Road and in part by further agricultural land (also being promoted through the Plan) which
also fronts onto Plumtree Road. To the east the site is bound in part by agricultural land and in part by the
rear gardens of residential properties which front onto Daleside and White Furrows. To the south the site
is bound by woodland and to the west beyond the immediate hedgerow boundary is agricultural land.
9 Colmore Row
Birmingham
B3 2BJ
T 0121 233 0902 turley.co.uk
Registered in England Turley Associates Limited no. 2235387. Registered office: 1 New York Street, Manchester, M1 4HD

The proposed residential development of the site includes:
•

the provision of approximately 220 dwellings;

•

a green frontage to Plumtree Road;

•

SUDs ponds;

•

woodland planting;

•

landscape corridor;

•

landscape buffer to existing properties to the east;

•

maintenance and enhancement of the existing PRoW; and

•

create a new entrance to the village by providing a gateway feature.

We trust that the information provided with these representations will be considered by the Council and we
welcome the opportunity to engage and promote the site through the progression of the Local Plan Part 2.
Please do not hesitate to contact either Angela Reeve or myself should there be any queries.
Yours sincerely

Kathryn Young
Senior Planner
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1. Introduction
1.1

We write on behalf of our Client, IM Land (‘IM’), to submit representations to the
Rushcliffe Local Plan Part 2: Land and Planning Policies (Further Options).

Background
1.2

IM Land, a subsidiary of IM Properties PLC, is working with the landowner to promote
12.73 hectares (ha) to the south west of Cotgrave for residential development. These
representations are submitted in response to the Local Plan Part 2: Land and Planning
Policies (Further Options) Consultation. Representations have also been submitted to
the Draft Green Belt Review (Part 2b) document and should be read in conjunction with
these comments.

1.3

The site is adjacent to the existing Cotgrave settlement boundary and is located
approximately 400m from the town centre. It is well connected to the sustainable
transport network, with a number of existing Public Rights of Way crossing the site. The
closest bus stops to the site are located on Plumtree Road, approximately 300m to the
east of the site. The S4 and V2 are frequent local bus services that operate from the
Plumtree Road stops and provide access to Cropwell Bishop and West Bridgford and
Nottingham, Aslockton and Bingham.

1.4

The site currently comprises agricultural land and rises east to west. To the north the
site is bound in part by Plumtree Road and in part by further agricultural land (also being
promoted through the Plan) which also fronts onto Plumtree Road. To the east the site
is bound in part by agricultural land and in part by the rear gardens of residential
properties which front onto Daleside and White Furrows. To the south the site is bound
by woodland and to the west beyond the immediate hedgerow boundary is agricultural
land.

1.5

The proposed residential development of the site includes:

1.6

•

the provision of approximately 220 dwellings;

•

a green frontage to Plumtree Road;

•

Sustainable Urban Drainage (‘SUD’s’) ponds;

•

woodland planting;

•

landscape corridor;

•

landscape buffer to existing properties to the east;

•

maintenance and enhancement of the existing Public Right of Way (‘PRoW’); and

•

create a new entrance to the village by providing a gateway feature.

The following reports have been prepared to inform the representations and the Vision
Document, Landscape & Visual Impact Assessment (‘LVIA’) and Green Belt Review are
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submitted in support of the representations. The copies of the reports can be provided
as needed.
•

Green Belt Review prepared by EDP;

•

Archaeological and Heritage Assessment prepared by EDP;

•

LVIA prepared by EDP;

•

Arboriculture Technical Note prepared by EDP;

•

Ecology Technical Note prepared by EDP;

•

Vision Document prepared by Barton Wilmore; and

•

Technical Feasibility Report prepared by M-EC.
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2. Response to Questions
2.1

We respond to the relevant questions, which form the Further Options consultation
document, in turn below. We have answered questions 6 and 7 together and the same
response should be recorded against each question in any consultation summary
prepared by the Council.

2.2

In making these comments IM wish to bring to the Council’s attention that the site
afforded the reference COT12 should be referred to as ‘Plumtree Road’ and not
Plumtree Lane’. This should be corrected in future iterations of the Plan.

2.3

IM also wish to highlight that the referencing of sites in Cotgrave in the Local Plan Part 2
consultation document (page 16) is different to the referencing of the sites in the
Rushcliffe Green Belt Review Part 2 (b)(page 9). For the purpose of these
representations the sites reference referred to is COT12, as set out in the Local Plan
Part 2(b) consultation document.

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?
2.4

The Local Plan Part 1: Core Strategy (December 2014) allocated six strategic sites for
housing development in order to help the Council meet its housing requirement of
13,150 dwellings during the period 2011 to 2028.

2.5

The Council acknowledge in the consultation document that “development of all but one
of the six sites is taking longer to get underway than had previously been expected.”
The Council also acknowledge that, since they consulted on the Issues and Options
document in January 2016, the delays to the delivery of the strategic sites mean they
may not deliver as many dwellings as initially envisaged both within the next five year
period and the plan period. This has resulted in the Council currently being unable to
demonstrate a five year housing land supply.

2.6

The Issues and Options document identified a need for land to be identified to deliver
1,100 dwellings. In light of the strategic sites not delivering as envisaged the Council
accept that there is a shortfall of 900 dwellings for the period 2019 to 2024. The Council
therefore contend that there is a need for the Local Plan Part 2 to allocate sufficient land
for the delivery of 2,000 dwellings.

2.7

Our client welcomes the Council’s acceptance that the strategic sites are not delivering
as anticipated and that this shortfall must be addressed. However our client does not
consider that it is sufficient to only allocate the minimum amount of land to meet the
shortfall (900 dwellings) and the number of dwellings previously envisaged as required
(1,100 dwellings).

2.8

Paragraph 47 of the National Planning Policy Framework (‘NPPF’) sets out that to boost
significantly the supply of housing local authorities should identify a supply of specific
deliverable sites to provide five years’ worth of housing against their requirements with
an additional 5% or 20% identified to ensure choose and competition in the market.
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2.9

It has been established that five of the six strategic allocations are not delivering as
envisaged. There is no evidence to suggest that this position will be remedied any time
soon. It is therefore imperative that the Council identify sufficient sites in the Local Plan
Part 2 to protect against any future deliverability issues such as the strategic sites
continuing to under deliver.

2.10

Paragraph 14 of the NPPF requires Local Plans to meet objectively assessed needs
with sufficient flexibility to adapt to rapid change. Furthermore paragraph 47 of the
NPPF requires local planning authorities to apply an additional buffer of at least 5% to
ensure choice and competition in the market. The Borough Council has not applied an
additional buffer to its requirement. It is recommended that the housing requirement is
increased to provide for flexibility should sites not deliver as is currently experienced and
that the dwelling requirement is expressed as a minimum requirement.

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?
2.11

Policy 20 to Policy 25 of the Local Plan Part 1: Core Strategy confirm the location and
dwelling requirements of the six strategic allocations, this includes allocating around:
•

1,500 dwellings at Melton Road, Edwalton;

•

3,000 dwellings south of Clifton; and

•

2,500 dwellings (up to 2028) east of Gamston / north of Tollerton.

2.12

Our client agrees with the Council’s view that none of the strategic allocations identified
above should be expanded. It is confirmed in the consultation document that strategic
allocations are not delivering as anticipated and as a result the Council is unable to
meet its identified housing requirement. It is therefore clear that allocating further
development at these sites would not improve the situation and any further development
would also be unlikely to deliver.

2.13

Whilst housebuilders will build houses where there is demand for their product, in our
experience it is unlikely that a housebuilder would look to ‘flood the market’ with
dwellings in order that they can remain competitive. As such, by seeking to simply
expand the size of the allocation, a faster or higher rate of delivery will not be achieved.

2.14

It is considered that the best strategy to meet the Council’s housing requirement is to
allocate a greater number of smaller sites (i.e. 220 dwellings) across the Borough.
Smaller housing sites can be delivered quicker than strategic allocations as there is
often less onerous infrastructure requirements causing delay to on-site starts, or
compromising viability. By delivering in a shorter timescale, this will help ensure that the
Council is able to meet its housing requirements.

2.15

It is recommended that the Council allocates sites in the Key Settlements identified in
Policy 3 ‘Spatial Strategy’ of the Local Plan Part 1: Core Strategy in order to help meet
its identified housing requirement. The site being promoted by our client in Cotgrave is
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of a size that could deliver within the short to medium term and is available for
development.

Question 3: Do you support housing development at Site HOL1?
2.16

Our client does not support housing development at Site HOL1 and considers that there
are more sustainable sites which should be allocated to help the Council meet its’
identified housing needs.

Question 4: Do you agree that Local Plan Part 2 should not allocate further
greenfield land for housing development at Bingham in the plan period (up
to 2028)?
2.17

Our client agrees that no further sites should be identified for housing development in
Bingham. The Local Plan Part 1 allocates approximately 1,000 dwellings to Bingham.
In light of this strategic allocation, even if the Council were to allocate further
development to the settlement, it is unlikely that the development would be delivered in
the short to medium term. Developers would be keen not to bring too many dwellings to
the market in one area to ensure that the market remains competitive. It is therefore
unlikely that allocating further development to Bingham would help the Council address
the immediate housing delivery matters which it accepts it faces.

2.18

Our client considers that the more sustainable Key Settlements, such as Cotgrave and
sites, including Land South of Plumtree Road which should be allocated to help the
Council meet its’ identified housing needs.

Question 5: Do you agree that Local Plan Part 2 should allocate greenfield
land for housing development at Cotgrave in the plan period (up to 2028)?
2.19

Our client agrees with the Council that the Local Plan Part 2 should allocate greenfield
land for housing development at Cotgrave during the Plan Period.

2.20

Policy 3 ‘Spatial Strategy’ of the Local Plan Part 1: Core Strategy identifies Cotgrave as
one of six Key Settlements. The Core Strategy confirms that the Key Settlements have
been identified on their role, function and other planning considerations.

2.21

Paragraph 17 of the NPPF is clear that significant development should be focused in
locations which are, or can be made, sustainable. The Council recognises that the Key
Settlements (one of which is Cotgrave) represent the most sustainable settlements in
the Borough and should accommodate the majority of its growth. Focussing
development in sustainable locations will mean that the Council can maximise strategic
opportunities such as the recent improvements to the Cotgrave town centre.

2.22

IM Land welcomes the Council’s decision to undertake a review of the Green Belt
boundaries as part of the Local Plan Review. This follows the statement set out in the
NPPF (paragraph 83) that “Green Belt boundaries should only be altered in exceptional
circumstances, through the preparation or review of the Local Plan.” If the Council is to
deliver housing in the most sustainable locations (such as the Key Settlements), then
Green Belt release will be necessary. Cotgrave is such a location. Cotgrave benefits
from education, recreation, health and retail and community facilities. There are a
number of schools in Cotgrave, including Cotgrave Church of England Primary School
and Candleby Lane School both of which are within 1km of the site. Cotgrave Leisure
Centre is within 1.1km of the site and offers a range of recreational activities including a
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gym, pool and football pitches. Mimex Montague Healthcare Ltd and Cotgrave Surgery
and West Furlong Dental Surgery are all within 1.4km of the site. As such Cotgrave
performs well against the Council’s own policy tests and therefore alongside the Green
Belt review process, should be considered an appropriate location for growth.
2.23

Furthermore, the Housing White Paper (published February 2017) encourages new
housing in locations like this to meet the national annual need of between 225,000 and
275,000 dwellings. This demonstrates a clear need to focus significant growth at
Cotgrave.

2.24

The land to the south of Plumtree Road, Cotgrave, (Local Plan Ref: COT12) which is in
IM’s control, can contribute to Rushcliffe’s overall housing need. The Landscape and
Visual Appraisal Report and Green Belt Review, prepared by EDP and submitted in
support of these representations, demonstrate that development in this location would
be acceptable in landscape and visual terms and would be in an area that does not
contribute greatly to the performance of Green Belt function. Consequently, it would not
significantly detract from the achievement of the purposes of the Green Belt if it were
allocated for development. The Vision Document prepared by Barton Wilmore and
submitted in support of this representation demonstrates how the site could be brought
forward for residential development, whilst at the same time recognising any relationship
with land that is retained in Green Belt surrounding it.

Question 6: Do you have a view on the total number of new homes that
should be accommodated on greenfield sites at Cotgrave up to 2028?
Question 7: Do you support housing development at COT1 – COT12?
2.25

IM Land does not support housing development at sites COT1 – COT8, COT10 and
COT11. IM considers that the only site suitable for supporting housing development,
and therefore the site which should be allocated through the Local Plan Part 2, is the
site afforded the reference COT12 ‘land south of Plumtree (Lane) Road’.

2.26

Cotgrave is identified in the Local Plan Part 1 as a Key Settlement and as such it is
considered suitable to accommodate the development of approximately 220 dwellings.

2.27

Our client has undertaken technical assessments demonstrating that there are no
constraints on the site which cannot be suitably mitigated against. Furthermore the
technical reports also demonstrate that approximately 220 dwellings can be
accommodated on the site.

2.28

IM has a track record of delivering sites with a number of national house builders.
Subject to the site being removed from the Green Belt it would be deliverable
immediately and contribute to resolving the current shortfall in the amount of land
available for development.

2.29

Allocating one site to deliver circa 220 dwellings rather than splitting the same level of
development across a number of smaller sites (e.g. four sites each delivering 55
dwellings) will ensure that opportunities to improve the local area are maximised. It is
through larger scale development (e.g. sites of circa 220 dwellings) that Section 106
contributions are made which can deliver improvements to the local area such as the
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highways network, and schools and health services whilst delivering dwellings in the
short term.
2.30

A summary of each of the technical reports is provided below and a full copy of each
report will be available as needed. We have submitted the LVIA, Green Belt Review
and Vision Document in support of this representation.

2.31

Green Belt Review – An independent Green Belt Review of the site has been
undertaken. The report provides an analysis of the Green belt circumstances of the site
in order to review how it contributes to the function of the Derby and Nottinghamshire
Green Belt around the settlement of Contgrave.

2.32

The findings of the Review demonstrate that quantum of development (approximately
220 dwellings) could be released from Green Belt on land that performs poorly in
serving the purposes of the Green Belt and therefore without adversely affecting the
Green belt’s wider functions.

2.33

The Review demonstrates that the site has a Low Green Belt function (scoring 9points
out of a possible 25, as assessed in accordance with the Council’s assessment criteria).
Therefore it is considered that, within the context of the area of land between Cotgrave
and the intervening countryside to wider settlements of Cliston, Tollerton, Plumtree and
Norman-on-the-Wolds, the functions of the Green Belt would remain constant, and
would not be adversely affected by the removal of the land for residential development.

2.34

The Review also considers the sustainability issues of the site and concludes that the
boundaries of the site could provide long term, defensible, development area, which
serves to contribute to Green Belt functions in line with NPPF paragraph 85. In these
respects the future development of the site would be in line with the aims of national
policy.

2.35

Arboriculture - A walkover survey has been undertaken to provide an overview of the
tree and hedgerow population located both within and immediately adjacent the
site. The survey sought to identify all principal arboricultural features of high, moderate,
and low quality and value as defined by BS 5837:2012. A total of 11 items were
recorded, these have been prioritised for retention due to their condition, age and
longevity. The majority of the trees and hedgerows are located off site or within existing
field boundaries and the illustrative masterplan which is submitted with this
representation has been designed to allow for the retention of the majority of these
items. The Council has confirmed that there are no Tree Preservation Orders (‘TPO’s)
on the site.

2.36

Landscape and Visual Impact - The site does not lie within a nationally designated
landscape. There is one PROW, Footpath FP13, within the boundary of the site, and
another adjacent to the western site boundary. The site is not constrained by
Conservation Areas or Country Parks. The landscape strategy proposed, and
suggested layout on the illustrative masterplan would offset and reduce the likely visual
effects of proposed development, with planting around the boundaries of the site and
new woodland planting to enhance the site proposal and this edge of the settlement.
The site has no significant ‘in principle’ constraints to development, and that the
development of this site will not ‘harm’ the countryside surrounding the site, any
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sensitive environmental designations or be harmful to visual amenity from the limited
PROWs within and surrounding the site or neighbouring residential development.
2.37

Archaeology and Heritage – An initial desk based archaeological and heritage
assessment has been undertaken in order to assess the archaeological potential of the
site and the possibility for effects on heritage assets outside the site, through changes to
their setting.

2.38

The site does not contain any nationally important features such as world heritage sites,
scheduled monuments, registered parks and gardens, registered battlefields or listed
buildings, where there would be a presumption in favour of their physical preservation in
situ and against development.

2.39

Moreover, there are no recorded archaeological findspots, sites or features of interest
within the site or its immediate vicinity. Land within the site is likely to have been in
agricultural use since the medieval period, when it formed part of the open field system.
On the basis of current evidence, the archaeological potential of the site is low.

2.40

Comparison of historic Ordnance Survey maps shows that the village of Cotgrave
remained at its post medieval extent until the 1960s, when the establishment of
Cotgrave Colliery led to rapid growth of residential development to house incoming
miners and their families.

2.41

There is some potential for development to affect views towards the Grade I listed
Church of All Saints, some 460m to the north-east, from the public footpaths within and
adjacent to the site. The effect on these views will be taken into account at an early
stage in the careful design and masterplanning of development. However, land within
the site is not visible from the church or its vicinity, and effects on views from the site to
the church would not represent an in principle constraint to the allocation of the site and
its suitability for residential-led development.

2.42

Ecology – A desk based assessment and Extended Phase 1 walkover survey has been
undertaken to provide initial technical information on ecological features within the site
and in its potential zone of influence. As a result of this, it is considered that the site
does not present any significant ecological impacts that could not be adequately
mitigated as part of the development.

2.43

There is one Site of Special Scientific Interest (‘SSSI’) and are eight local wildlife sites
within the potential zone of influence for the site as well as an area of Biodiversity Action
Plan (‘BAP’) priority woodland habitat adjacent to the southern boundary. However, the
proposals for the site would not result in any impact on these existing features.

2.44

The young planted trees and hedgerows within the site can easily be integrated into the
development framework proposals for the site negating the need for mitigation. There is
scope for enhancement of these features and further habitat creation within the future
site design.

2.45

The site is currently subject to arable farming, which limits ecological value such that the
opportunities within the newly created green spaces will enhance the potential for
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ecological habitats and provide further opportunities for any protected and notable
wildlife species in the area.
2.46

Transportation and Highways – Access to the site will be taken from Plumtree Road
through the creation of a right turn lane. Visibility splays will be provided in accordance
th
with the recorded 85 percentile speed. The access road will be provided in accordance
with the 6C’s Design guide and sized accordingly based on Table DG1.

2.47

As part of the access proposals footway extensions will be provided and the provision of
a new section of footway along the southern side of Plumtree Road will be explored
utilising the existing highway boundary extents as sufficient verge is available on both
sides of the road for modifications to be made. Pedestrian access is also available via
the existing public rights of way network which provides access to existing residential
areas to the east and the countryside to the west. The PRoW route will be improved as
required which may include a metalled surface and suitable lighting.

2.48

Local frequent public transport services are present along Plumtree Road to the south
and Owthorpe Road to the east. Bus Service V2 provides an hourly service which
provides access into Nottingham City Centre. Service enhancements will be identified
as part of any future development proposals include enhancements to service provision
within the peak periods.

2.49

Suitable mitigation will be provided as part of the development proposals including any
identified off site highway works and contributions. There is sufficient capacity within the
local highway network to accommodate the scale of development proposed.

2.50

Flood Risk and Drainage - The Environment Agency flood maps confirm the site is in
Flood Zone 1 and therefore all land uses are considered sequentially acceptable with
residential dwellings classified as being ‘more vulnerable’ in accordance with the
National Planning Practice Guidance: Flood Zone and Flood Risk Tables. The
Environment Agency surface water flood map indicates there is an area of low risk to
medium risk running through the middle of the site however all depths are less than
300mm and so can be addressed through suitable finished floor levels and mitigation
along the western boundary. This mitigation will take the form of a shallow cut off ditch
which will capture overland flows from adjacent fields and convey flows to proposed
attenuation areas to south.

2.51

A review of the BGS geology maps show the extents of the site may be underlain by
mudstone and therefore soakage into the ground is unlikely to be a viable option,
although soakage testing will be completed in due course. On that basis on site
attenuation through the use of ponds and swales is likely to be the most appropriate
solution for the proposed development. The site generally falls to the north and
therefore attenuation will be provided adjacent to Plumtree Road as shown on the
illustrative masterplan.

2.52

It is proposed that two attenuation basins will be provided either side of the access road
and the land use framework for the site will be designed to ensure SuDS features are
provided and incorporated accordingly.
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Question 8: Do you agree that, apart from those eight sites that already
have planning permission for housing development, further greenfield
land should not be allocated for housing development at East Leake?
2.53

Our client agrees that the no further sites should be identified for housing development
in East Leake. Our client considers that there are more sustainable sites such as Land
South of Plumtree Road, Cotgrave which should be allocated to help the Council meet
its’ identified housing needs.

Question 9: Do you support housing development at EL9 – EL14?
2.54

Our client does not support housing development at sites EL9 – EL14 and considers
that there are more sustainable sites such as Land South of Plumtree Road, Cotgrave
which should be allocated to help the Council meet its’ identified housing needs.

Question 10: Do you have a view on the total number of new homes that
should be built on greenfield sites at Keyworth up to 2028?
2.55

Our client does not support housing development and considers that there more
sustainable sites such as Land South of Plumtree Road, Cotgrave which should be
allocated to help the Council meet its’ identified housing needs.

Question 11: Do you support housing development at KEY1 – KEY14?
2.56

Our client does not support housing development at sites KEY1 – KEY14 and considers
that there are more sustainable sites such as Land South of Plumtree Road, Cotgrave
which should be allocated to help the Council meet its’ identified housing needs.

Question 12: Do you have a view on the total number of new homes that
should be built on greenfield sites at Radcliffe on Trent up to 2028?
2.57

Our client does not support housing development and considers that there more
sustainable sites such as Land South of Plumtree Road, Cotgrave which should be
allocated to help the Council meet its’ identified housing needs.

Question 13: Do you support housing development at RAD11 – RAD12?
2.58

Our client does not support housing development at sites RAD11 – RAD12 and
considers that there are more sustainable sites such as Land South of Plumtree Road,
Cotgrave which should be allocated to help the Council meet its’ identified housing
needs.

Question 14: Do you have a view on the total number of new homes that
should be accommodated on greenfield sites at Ruddington up to 2018?
2.59

Our client does not support housing development and considers that there more
sustainable sites such as Land South of Plumtree Road, Cotgrave which should be
allocated to help the Council meet its’ identified housing needs.

Question 15: Do you support housing development at RAD11 – RUD14?
2.60

Our client does not support housing development at sites RAD11 – RAD14 and
considers that there are more sustainable sites such Land South of Plumtree Road,
Cotgrave which should be allocated to help the Council meet its’ identified housing
needs.
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Question 16: Do you agree that, apart from the site to the south of Abbey
Road, Aslockton with planning permission for up to 75 new homes, Local
Plan Part 2 should not allocate greenfield land for housing development at
Aslockton and Whatton in the plan period?
2.61

Our client agrees that the no further sites should be identified for housing development
in Aslockton or Whatton. As acknowledged in the consultation document there is an
existing site with planning permission for 75 dwellings in Aslockton. As Aslockton is a
smaller settlement it is considered that it would be unsustainable to allocate further
development in this location. Our client considers that there are more sustainable sites
such as Land South of Plumtree Road, Cotgrave which should be allocated to help the
Council meet its’ identified housing needs.

Question 17: Should Local Plan Part 2 identify the following ‘other’
villages as suitable for a limited level of growth on greenfield sites?
2.62

Our client considers that when looking to allocate housing sites the Council should focus
development in the Key Settlements (e.g. Cotgrave) identified in the Local Plan Part 1:
Core Strategy.

2.63

Key Settlements such as Cotgrave were identified in the Local Plan Part 1 and it is
therefore clear that the Council consider these settlements to be more sustainable and
suitable for future residential growth. To allocate development to smaller settlements
with fewer services and facilities could lead to unsustainable patterns of development
and increase the number of private journeys undertaken as residents travel to Key
Settlements which offer a greater range of services and facilities, contrary to the aims of
the Local Plan Part 1 and the NPPF.

Question 18: If greenfield land is allocated for housing development at
Cropwell Bishop, do you have a view on the total number of new homes
that should be built up to 2028?
2.64

IM consider that there are more sustainable locations than Cropwell Bishop (e.g.
Cotgrave) and should be the focus of development. Opportunities for development in
more sustainable towns and villages should be looked at ahead of greenfield
development at Cropwell Bishop.

Question 19: Do you support housing development at CBI1 – CBI6?
2.65

Our client does not support housing development at Sites CBI1 – CBI6 and considers
that there are more sustainable sites such as Land South of Plumtree Road, Cotgrave
which should be allocated to help the Council meet its’ identified housing needs.

Question 20: If greenfield land is allocated for housing development at
East Bridgford, do you have a view on the total number of new homes that
should be built up to 2028?
2.66

IM consider that there are more sustainable locations than East Bridgford (e.g.
Cotgrave) and should be the focus of development. Opportunities for development in
more sustainable towns and villages should be looked at ahead of greenfield
development at East Bridgford.
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Question 21: Do you support housing development at EBR1 – EBR9?
2.67

Our client does not support housing development at Site EBR1 – EBR9 and considers
that there are more sustainable sites such as Land South of Plumtree Road, Cotgrave
which should be allocated to help the Council meet its’ identified housing needs.

Question 22: If greenfield land is allocated for housing development at
Gotham, do you have a view on the total number of new homes that
should be built up to 2028?
2.68

IM consider that there are more sustainable locations than Gotham (e.g. Cotgrave) and
should be the focus of development. Opportunities for development in more sustainable
towns and villages should be looked at ahead of greenfield development at Gotham.

Question 23: Do you support housing development at GOT1 – GOT8?
2.69

Our client does not support housing development at Sites GOT1 – GOT8 and considers
that there are more sustainable sites such as Land South of Plumtree Road, Cotgrave
which should be allocated to help the Council meet its’ identified housing needs.

Question 24: If greenfield land is allocated for housing development at
Sutton Bonington, do you have a view on the total number of new homes
that should be built up to 2028?
2.70

IM consider that there are more sustainable locations than Sutton Bonington (e.g.
Cotgrave) and should be the focus of development. Opportunities for development in
more sustainable towns and villages should be looked at ahead of greenfield
development at Sutton Bonington.

Question 25: Do you support housing development at SUT1?
2.71

Our client does not support housing development at Site SUT1 and considers that there
are more sustainable sites such as Land South of Plumtree Road, Cotgrave which
should be allocated to help the Council meet its’ identified housing needs.

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?
2.72

IM consider that there are more sustainable locations than Tollerton (e.g. Cotgrave) and
should be the focus of development. Opportunities for development in more sustainable
towns and villages should be looked at ahead of greenfield development at Tollerton.

Question 27: Do you support housing development at TOL1 – TOL3?
2.73

Our client does not support housing development at Sites TOL1 – TOL3 and considers
that there are more sustainable sites such as Land South of Plumtree Road, Cotgrave
which should be allocated to help the Council meet its’ identified housing needs.

Question 28: Please identify any matters related to housing development
which are not covered here or elsewhere?
2.74

IM wish to bring to the Council’s attention the need to ensure that sufficient flexibility is
built into the plan that if sites do not deliver as the Council anticipate, (as currently
experienced), then there is a sufficient supply of further sites which can be brought
forward to ensure that the Council is able to meet its locally assessed housing need.
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2.75

To provide sufficient flexibility in the Plan should allocations fail to deliver as expected,
the Council should allocate ‘reserve sites’ in the Plan. A policy should be included in the
plan which identifies ‘reserve sites’ and the triggers for them to be brought forward for
development. The list of reserve sites should comprise sites on the edge of Key
Settlements where it has been demonstrated that development in this location would
comprise sustainable development. The reserve sites should be identified on a ‘policy
off’ basis and should therefore include Green Belt sites if it has been demonstrated that
development in this location is sustainable and that the site does not meet the purposes
of inclusion within the Green Belt it as set out at paragraph 80 of the NPPF.
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Section 1
Introduction, Purpose and Background
Introduction
1.1

IM Land, a subsidiary of IM Properties PLC, is working with the landowner to promote
12.73 hectares (ha) to the south west of Cotgrave for residential development. This
Green Belt Review document is submitted as representation in response to the Draft
Green Belt Review (Part 2b). Representations have also been submitted to the Local Plan
Part 2: Land and Planning Policies (Further Options) Consultation.

1.2

The Environmental Dimension Partnership Ltd (EDP) has been commissioned by IM Land
to undertake a Green Belt Review (GBR) of Land south of Plumtree Road, Cotgrave,
Nottinghamshire (the ‘appraisal site’) to accompany representations into the PreSubmission Publication of the Local Plan to be submitted during March 2017.

1.3

EDP is an independent environmental planning consultancy with offices in Shrewsbury,
Cardiff and Cirencester. The company provides advice in the fields of landscape, ecology,
archaeology, arboriculture, masterplanning, rights of way and agricultural land matters.

Appraisal Site Location
1.4

The appraisal site is situated within the administrative authority of Rushcliffe Borough
Council Planning Authority (RBC) at Ordnance Survey Grid Reference (OSGR) SK 64175
34694; see Appendix EDP L1, Plan EDP L1 which illustrates the location of the site and
the topographical relief of the site’s context.

1.5

The appraisal site is located on the western settlement edge of Cotgrave. Cotgrave is
surrounded by the (Nottingham - Derby Green Belt), within which the appraisal site is
located, albeit on the very periphery of the Green Belt reflecting is settlement edge
location.

1.6

Nottingham City Airport is circa 1.85km north-west, and the City of Nottingham is situated
circa 3.5km northwest beyond the main arterial road route of the A52.

Context of the Appraisal Site
1.7

The appraisal site is situated circa 0.4km west-south-west of the settlement centre and is
located to the south of Plumtree Road, one of the local vehicle routes running through
Cotgrave.

1.8

The appraisal site is adjacent to the existing Cotgrave settlement edge. It is well
connected to the sustainable transport network, with a number of existing Public Rights of
Way (PRoW) crossing the site. The closest bus stops to the site are located on Plumtree
1

Land south of Plumtree Road, Cotgrave
Green Belt Review
L_EDP3949_05c

Road, approximately 300m to the east of the site. The S4 and V2 bus services operate
from this stop and provide access to Cropwell Bishop and Bridgford and Nottingham,
Aslockton and Bingham.
1.9

The appraisal site currently comprises agricultural land. To the north the site is bound in
part by Plumtree Road and in part by further agricultural land (also being promoted
through the Plan) which also fronts onto Plumtree Road. To the east the site is bound in
part by agricultural land and in part by the rear gardens of residential properties which
front onto Daleside and White Furrows. To the south the site is bound by woodland and to
the west beyond the immediate hedgerow boundary is agricultural land. Landform within
the appraisal site rises from the northern site boundary with Plumtree Road (circa 45m
aOD), to the south western boundary with the Brickyard Plantation (circa 70m aOD).

1.10

The proposed residential development of the site includes (see Appendix EDP L2):
•

The provision of 220 dwellings;

•

A green frontage to Plumtree Road;

•

SUDs ponds;

•

Woodland planting;

•

Landscape corridor;

•

Landscape buffer to existing properties to the east; and

•

Maintenance and enhancement of the existing PRoW.

Background Information Pertinent to the Appraisal Site
1.11

Rushcliffe Borough Council is currently undertaking preparation of its ‘Local Plan Part 2:
Land and Planning Policies’. During January to March 2016, RBC consulted on the ‘Issues
and Options’ document.

1.12

The RBC draft Green Belt Review 2b (2016) sets out that the Core Strategy has allocated
sites at Bingham and Cotgrave (i.e. Cotgrave Colliery) for major housing development, and
that the Core Strategy makes no provision for the allocation of further greenfield sites at
Bingham and Cotgrave. The document confirms that the decisions to remove areas of
land from the Green Belt, either for allocation or for safeguarding, will be informed by the
outcomes of the Rushcliffe Green Belt Review Part 2b.

1.13

IM Land are co-ordinating the promotion of this site for allocation relative to the formal
adoption of the Rushcliffe Green Belt Review, for which this Green Belt Appraisal (and
supporting other technical studies) provides evidence for the future development of the
appraisal site, and inclusion with the Local Plan period (up to 2028).
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1.14

This will also include any necessary amendments to the Green Belt boundary to facilitate
development in, amongst other places, Cotgrave, and which may reflect one or more of
the possible sites identified within the ‘Rushcliffe Green Belt Review Part 2b (detailed
review of the Nottingham – Derby Greenbelt within Rushcliffe – Rural Towns and
Villages), Draft’, published January 2016.

1.15

The appraisal site was not assessed as a standalone site through RBC’s draft Green Belt
Review 2b in January 2016. It is considered that this is likely to be because the Council
was not aware that the appraisal site was being promoted at the time of preparing the
Green Belt Review. EDP’s Green Belt Review provides a site based appraisal, to inform
RBC in their emerging decision process, relative to the release of the Green Belt site
adjoining Cotgrave for the purpose of future development.

1.16

However, the Council issued a further iteration of the draft Green Belt Review 2b in
February 2017. In this iteration the appraisal site is reviews (identified as ‘COT 12’ in
February 2017). This Green Belt Review by EDP considers both the strategic review of the
south west of Cotgrave, as well as the detailed review by RBC of the appraisal site.

1.17

The first part of this review by EDP (Section 2), considers the methodology and findings of
RBC’s draft Green Belt Review (2016); whilst also dealing with the detailed Green Belt
issues by providing a detailed level of survey appropriate to the site scale.

The Purpose of this Green Belt Review
1.18

With consideration of RBC’s Rushcliffe Housing Delivery Plan (December 2015), it is
evident that there is substantial pressure within the borough for a greater supply of
housing, particularly within the main and key settlements of the area:
“In 2014, Rushcliffe had a population of 113,700 people, increasing from 105,800 in
2001. By 2031, the population is projected to increase further by 11% to 126,300. This
is higher than the projected rate of increase in Nottinghamshire (9%) and for the East
Midlands (10%).
The increase in population and also the reduction in average household sizes means that
the number of households is projected to rise from 45,835 households in 2011 to
57,710 in 2032. This is a 19% increase in households over the period and compares to
an average 15% increase in households in Nottinghamshire.
All of these factors mean that more housing is required in Rushcliffe. In total, 1,217 new
homes have been delivered in Rushcliffe between 2010 and 2015 and the Council has a
target to deliver a further 5,141 by 2020 as identified in the Rushcliffe Local Plan: Part
1.”

1.19

RBC has confirmed that the Options Consultation will look to increase the number of
dwellings allocated to the six ‘Key Settlements’ (one of which is Cotgrave). Following the

3

Land south of Plumtree Road, Cotgrave
Green Belt Review
L_EDP3949_05c

Options Consultation it is anticipated that consultation on the Preferred Option will
commence in June 2017.
1.20

Consequently, the function of this review is set against the current background of a
substantial need for future housing needs. Hence, this review will identify how the
appraisal site performs in terms of the fulfilment of green belt purposes and the guidance
in paragraph 85 of the NPPF both standalone and in comparison to other sites in
Cotgrave.

1.21

Therefore, the purpose of this document is as follows:
•

To appraise the National Planning Policy Framework (as aforementioned, specifically,
paragraph 80, 84 and 85) relative to the appraisal site;

•

To consider the Local Planning documentary context for the appraisal site, including
RBC’s ‘Local Plan Part 1: Core Strategy’ (adopted December 2014);

•

To review the appraisal site relative to the ‘Draft Local Plan Part 2: Land and
Planning Policies’, which sets out all the non-strategic allocations and some detailed
policies for managing new development (in an emerging form) for future adoption;

•

To consider the appraisal site relative to the methodology and criterion of the draft
‘Rushcliffe Green Belt Review’ Part 2b (detailed review of the Nottingham – Derby
Greenbelt within Rushcliffe – Rural Towns and Villages), published January 2016
(‘RBC’s draft Green Belt Review, January 2016’). This review was undertaken by the
Local Planning Authority, including assessment of all potential Green Belt release
sites around Cotgrave (Cotgrave North, East, South West and West). EDP refers to
this document as ‘draft Green Belt Review 2b (January 2016)’ in our review; and

•

To consider the latter iteration of the draft ‘Rushcliffe Green Belt Review Part 2b
(Detailed Review of the Nottingham- Derby Green Belt within Rushcliffe) Assessment
of Additional Sites in Key Settlements and Other Villages’, published February 2017.
EDP refers to this document as ‘draft Green Belt Review 2b (February 2017)’ in our
review.

1.22

A desktop study and web search of relevant background documents and maps. EDP’s
study has included reviews of aerial photographs, web searches, Local Planning Authority
(RBC) publications and other landscape character assessments. We have also obtained,
where possible, information about relevant landscape designations such as National
Parks, areas of Green Belt, Areas of Outstanding Natural Beauty and Registered Parks
and Gardens.

1.23

A field assessment of local site circumstances including a photographic survey of the
character and fabric of the site and its surroundings. The field assessment was
undertaken by a Chartered Landscape Architect in good weather, albeit winter time
conditions, on 16 March 2017.
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1.24

To broadly consider the baseline landscape and visual character of the appraisal site and
its context. Through this informed professional opinion, EDP will to determine how the
appraisal site is currently perceived, and how any re-alignment of the Green Belt might
ensure consistency with the purposes of the Green Belt (as per NPPF paragraph 80, and
Local Planning Policy).

1.25

To provide a broad ‘Development Response’ to confirm the appraisal site’s Green Belt
function, and outline the feasibility of re-aligning the Green Belt designation for the
release of the site for future development through assessment of where any re-alignment
might be established (see Appendix EDP L2 for the Concept Sketch by IM Land).

1.26

This report sets out the findings of the Green Belt review, and draws upon the site based
and local landscape and visual baselines which are examined in more detail by EDP within
our accompanying Landscape Visual Impact Assessment (ref: L_EDP3949_01a).

The Structure of this Appraisal
1.27

The above scope of works is provided as a number of distinct sections supported by a
number of plans, which can be found at the rear of the report. These sections are detailed
as follows:
Section 2: Green Belt Appraisal of the appraisal site in consideration of the site relative to
National and Local planning policy, as well as the findings of the RBC’s ‘Rushcliffe Green
Belt Review Part 2b (detailed review of the Nottingham – Derby Greenbelt within
Rushcliffe – Rural Towns and Villages), Draft’, published January 2016, and the
‘Rushcliffe Green Belt Review Part 2b (Detailed Review of the Nottingham- Derby Green
Belt within Rushcliffe) Assessment of Additional Sites in Key Settlements and Other
Villages’, published February 2017;
Section 3: To consider the baseline landscape character, how any amendment to the
Green Belt boundary would be experienced, and how typical landscape future at the
appraisal site might demonstrate the potential for re-aligning the Green Belt in favour of
the appraisal site; and
Section 4: Summary and Conclusions.
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Section 2
Green Belt Review of the Appraisal Site (‘COT 12’)
Introduction
2.1

IM Land wish to highlight that the referencing of sites in Cotgrave in the Rushcliffe Green
Belt Review Part 2b (page 9) is different in some instances to the referencing of the sites
in the Local Plan Part 2 consultation document (page 16). For example COT9 in the
Rushcliffe Green Belt Review Part 2b is referenced COT5 in the Local Plan Part 2
consultation document. For the purpose of this Green Belt Review, the reference for the
appraisal site is ‘COT12’, as set out in the Rushcliffe Green Belt Review Part 2b.

2.2

This Green Belt Appraisal, prepared by EDP, forms part of the suite of documents
prepared by IM Land PLC to demonstrate that bringing forward sustainable development
on this site is attainable.

2.3

Firstly, EDP will consider the appraisal site relative to RBC’s Assessment Criteria as per
the ‘Rushcliffe Green Belt Review Part 2b (detailed review of the Nottingham – Derby
Greenbelt within Rushcliffe – Rural Towns and Villages), Draft’ published January 2016.

2.4

The review will appraise the extent to which a continued sense of openness can be
maintained within the tract of land west of Cotgrave, relative to the outlying settlements,
should the appraisal site be removed from the Green Belt in future. The outlying
settlements west of Cotgrave include the following:

2.5

•

Clipston is circa 0.85km south-west of the appraisal site (at its closest point);

•

Normanton-on-the-Wolds is circa 2.3km south-west of the appraisal site (at its
closest point);

•

Tollerton is circa 2.45km west of the site (at its closest point);

•

Plumtree is circa 3km south-west of the site (at its closest point); and

•

Edwalton (outskirts of Nottingham City) is circa 3.85km north-west of the site (at is
closest point.

Ultimately, through the foregoing, this section will identify a ‘Development Response’ for
the appraisal site and provide suggestions on land use parameters to help achieve this.
Combined, this information will inform the emerging masterplan for the appraisal site as
it progresses from the current Concept Sketch to a firm and appropriate planning
application in the future.
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2.6

In the interim, EDP’s Green Belt Review provides a detailed response on the appraisal
site to inform its promotion to RBC for inclusion as part of the preparation of the Local
Plan Part 2.

Background to the Green Belt Designation
2.7

The Green Belt was conceived to control urban form, and the purposes of a Green Belt
around urban areas were set out in 1955 by the Ministry of Housing and Local
Government as being:
•

To check the further growth of a large built up area;

•

To prevent neighbouring towns from merging into one another; and

•

To preserve the special character of a town.

2.8

The Derby and Nottinghamshire Green Belt (DNGB) (the ‘Green Belt’ in this review) was
initially planned in the 1950’s, with policies developed for a statutory Green Belt in 1980.
Green Belt plans were developed by Derbyshire County Council in 1983, and
Nottinghamshire in 1989. The DNGB was approved in 1989 and represents some 40% of
the land within the administrative authority of Rushcliffe Borough Council.

2.9

The Government formerly set out its policies and principles towards Green Belts in
England and Wales in Planning Policy Guidance Note 2: Green Belts, but this planning
guidance was superseded by the National Planning Policy Framework (NPPF) in March
2012. Planning Authorities are strongly urged to follow the NPPF's detailed advice when
considering whether to permit additional development in the Green Belt.

2.10

The NPPF requires land to demonstrate that it contributes towards these two essential
characteristics of openness and permanence by meeting one or more of five ‘tests’ of
Green Belt designation, which are set out at NPPF Paragraph 80 as follows:

2.11

•

“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.”

NPPF Paragraph 83 says that “once established, Green Belt boundaries should only be
altered in exceptional circumstances, through the preparation or review of the Local
Plan. At that time, authorities should consider the Green Belt boundaries having regard
8
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to their intended permanence in the long term, so that they should be capable of
enduring beyond the plan period”. It also provides advice on the definition of Green Belt
boundaries in NPPF Paragraph 85, which requires the following to be taken into account:
•

“Ensure consistency with the Local Plan strategy for meeting identified requirements
for sustainable development;

•

Not include land which it is unnecessary to keep permanently open;

•

Where necessary, Local Authorities identify in their plans areas of ‘safeguarded land’
between the urban area and the Green Belt, in order to meet longer-term
development needs stretching well beyond the plan period;

•

Make clear that the safeguarded land is not allocated for development at the
present time. Planning permission for the permanent development of safeguarded
land should only be granted following a Local Plan review which proposes the
development;

•

Satisfy themselves that Green Belt boundaries will not need to be altered at the end
of the development plan period; and

•

Define boundaries clearly, using physical features.”

2.12

This appraisal considers the extent to which the appraisal site fulfils the five green belt
purposes in NPPF paragraph 80.

2.13

EDP’s Green Belt Review will ensure that any revision to the Green Belt provision would
ensure that the Local Planning Authority (RBC) would “satisfy themselves that Green Belt
boundaries will not need to be altered at the end of the development plan period” (NPPF
paragraph 84), as well as, ensuring any new boundaries are: “clearly, using physical
features that are readily recognisable and likely to be permanent” (NPPF paragraph 85).
Current Thinking on the Green Belt Designation within Local Planning Policy

2.14

At a local level, the current and adopted local policy provided by RBC comprises Local
Plan Part 1: Core Strategy, which forms part the Development Plan for the Rushcliffe
Borough. This strategy also contains Policy 4: Nottingham - Derby Green Belt which
concerns development in, and the definition of the boundaries to, the Green Belt within
the Borough.

2.15

Under Policy 4, the settlement of Cotgrave is identified as a settlement that “will remain
inset from the Green Belt:” Inset boundaries will be reviewed in the Draft Local Plan Part
2 to accommodate development requirements until 2028, and consideration will be given
to the identification of safeguarded land to meet longer term requirements.
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2.16

This Draft Local Plan Part 2: Land and Planning Policies, as eluded to above, is presently
in a draft emerging status and is undergoing review, into which this appraisal will feed to
promote the site for future development to the Local Planning Authority.

2.17

The current Green Belt allocation was last reviewed nearly 25 years ago when additional
land within Rushcliffe was added. Apart from then, the boundaries have remained
unchanged.

RBC’s Rushcliffe Green Belt Review Part 2 (b) (Detailed Review of the NottinghamDerby Green Belt within Rushcliffe – Rural Towns and Villages), Draft, Published
January 2016
2.18

This review (was carried out during 2015, and published in early 2016. This review
represents the most up to date publication RBC, and forms the current backdrop to the
debate of Green Belt land release within the Borough. EDP refers to this document as the
‘draft Green belt Review 2b (January 2016)’ in our review.

2.19

In this review, RBC confirms the spatial purpose of the Derby and Nottinghamshire Green
Belt as follows (from the perspective of the Borough’s administrative area):
“The Green Belt prevents the coalescence of West Bridgford with settlements including
Ruddington and Tollerton, restricts the expansion of villages within it and protects the
countryside around Nottingham where there is greatest pressure for development. It also
helps to retain countryside which is accessible to the urban population for recreational
purposes and contributes to the amenity of adjoining towns and villages.”

2.20

The main purpose of this review is noted by RBC as:
“The draft Part 2(b) Green Belt Review has been produced for consultation alongside
the current Issues and Options consultation on Rushcliffe’s Local Plan Part 2: Land
and Planning Policies. Once finalised, the Green Belt review will provide evidence to
in support of possible revisions to Green Belt boundaries within the rural parts of
Rushcliffe.”
and continues:
“This review does not itself determine whether or not land should remain or be included
in the Green Belt. It is the role of the Borough’s emerging Local Plan (as part of the
Development Plan) to formally revise Green Belt boundaries and to allocate land for
development…..This review is therefore a technical document that will be used to aid
decisions on where the Green Belt may be amended to accommodate future
development requirements.”

2.21

During their review, RBC considered a number of potential development sites across the
Borough, a number of which, are situated around the settlement of Cotgrave; see
Appendix EDP L3. This appendix contains an extract for the RBC draft Green Belt Review
2b (January 2016) which identifies these sites (N.B. RBC list no reference for this figure).
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In total, up to thirteen sites were appraised by RBC in their Green Belt, of which there are
three possible sites within the south-western periphery of Cotgrave (this area is identified
by RBC as ‘Parcel 3’ in their review).
Methodology
2.22

In Chapter 4 of RBC’s draft Green Belt Review 2b (January 2016), the settlement of
Cotgrave is identified as a ’Key Settlement’, and identifies the following main purposes of
the Green Belt relative to this Key Settlement (which accords to paragraph 80 of the
NPPF):
•

“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.”

2.23

Whilst no formal methodology of assessment is detailed within the RBC document, there
is an assessment criteria contained within Chapter 4, Section 4.13 to 4.15; see
Appendix EDP L4 for an extract.

2.24

Ordinarily, in EDP’s experience of Green Belt appraisals, EDP does not normally include
the fifth Green Belt purpose: “to assist in urban regeneration, by encouraging the
recycling of derelict and other urban land.” EDP considers that, by virtue of its
designation, all Green Belt land makes an equal contribution to this purpose and,
therefore, inclusion of this purpose would add no value to the Assessment. However, in
the interest of transparency, and parity with the RBC Green Belt Review, this Green Belt
objective is included.

2.25

In Chapter 4 of the RBC’s draft Green Belt Review 2b (January 2016), RBC scores the
Parcel 3 Appraisal against these five Green Belt objectives. This score range runs from 15 (1 being the lowest possible score, and 5 being the highest) and these scores are
afforded definition within the assessment criteria contained within Chapter 4 Assessment
Matrix; see Appendix EDP L4 for an extract.

2.26

Essentially, this test aims to identify which potential site performs least well in terms of
their contribution to each of the main five Green Belt functions (see Section 2.22 above)
in order to attain an overall score. The lower the score that the site has in terms of Green
Belt value, the lesser the Green Belt function of the site.

2.27

It is noted, that RBC conducted an appraisal for their review base on the following actives:
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“The detailed review involved a desk based assessment, involving the use of ordnance
survey maps, on-line mapping services, consideration of adopted Core Strategy policies
(specifically the insetting of settlements and strategic sites), and planning officers’ local
knowledge. Scores have been confirmed through on-site assessments of each parcel of
land.”
2.28

In essence, this is how EDP has approached the undertaking of this Green Belt Review,
however, EDP has extended this thinking by electing to undertaking a sub assessment to
accord with criteria identified within NPPF paragraph 84: “When drawing up or reviewing
Green Belt boundaries local planning authorities should take account of the need to
promote sustainable patterns of development,”; and NPPF paragraph 85: “When defining
boundaries, local planning authorities should: “satisfy themselves that Green Belt
boundaries will not need to be altered at the end of the development plan period”, and:
“define boundaries clearly, using physical features that are readily recognisable and
likely to be permanent.” See the Wider Appraisal of the appeal site in this section, and
Section 3 of this document.
RBC’s Green Belt Review of Parcel 3

2.29

The review of ‘Parcel 3 – Cotgrave South West – Land between Owthorpe Road and
Plumtree Road’ considers specific land parcels based on potential sites submitted by
landowners to the SHLAA. However, the appraisal site was not identified to the council by
IM Land and the Landowner at the time of the SHLAA, and as such they were not aware
that the site was being promoted at the time of preparing RBC’s draft Green Belt Review
2b (January 2016) during 2015.

2.30

Consequently, it would be reasonable to conclude that there is an element of
generalisation within the draft Green Belt Review 2b (January 2016) undertaken
previously by RBC. Parcel 3 is identified within Chapter 4 of RBC’s draft Green Belt
Review 2b (January 2016), for which there is an extract contained within
Appendix EDP L5 of this document. Consequently, the appraisal site is an aspect, or a
small element of, the much wider Parcel 3 area.

2.31

The Parcel 3 area was appraised by RBC against the assessment criteria of NPPF
Paragraph 80 Green Belt functions 1-5. The outcome of RBC’s appraisal is summarised
below in Table EDP 2.1; see also Appendix EDP L5 for an extract from RBC’s draft Green
Belt Review 2b (January 2016) summarising their findings.
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Table EDP 2.1: Review of Parcel 3’s Green Belt Function (as per NPPF para 80) by RBC
GB Function

Score

Commentary by RBC for Parcel 3 Overall
“Land west of Cotgrave provides opportunities to round of the
urban edge most notably around The Brickyard. This area is also
contained by The Brickyard Plantation and Scotton’s Hill
woodland.
Land adjacent to Plumtree Road is open countryside consisting
of large arable fields which offer fewer opportunities to restrict
urban sprawl. The topography however slopes down towards the
urban edge screening the land from the west.”
“The extension of development west would, in conjunction with
the Strategic Allocation of East Gamston/North Tollerton, result
in moderate reduction in the distance between Cotgrave and
Nottingham’s main urban area. Development would also
significantly reduce the distance between Cotgrave and Clipston
on the Wolds.”

GB Function 1
To check the
unrestricted sprawl
of large built-up
areas

3

GB Function 2
To prevent
neighbouring
towns from
merging into one
another

3

GB Function 3
To assist in
safeguarding the
countryside from
encroachment
GB Function 4
To preserve the
setting and special
character of
historic towns
GB Function 5
To preserve the
setting and special
character of
historic towns

4

“The area contains one dwelling at The Brickyard. The overall
character of the area is open countryside.”

1

“Provided development does not extend beyond the parish
boundary, development would be unlikely to affect the historic
park and gardens around Manor Farm, Clipston.”

3

“Provided Local Plan policies restrict retail uses outside the town
centre, Cotgrave’s town centre regeneration project or the
redevelopment of Former Cotgrave Colliery would not be
jeopardised by the removal of Green Belt.”

Overall Score

14 / 25 Low - Medium

2.32

Overall, Parcel 3 scored 14 out of a possible 25 and was identified as having Low to
Medium Green Belt value. However, RBC do not afford a written definition of what Low to
Medium Green Belt Value might be, and how this might determine any emerging
translation of potential Green Belt re-alignment.

2.33

Drawing on EDP’s previous experience of Green Belt reviews; we have considered, that
this scoring implies the appraisal site is not important, has no elevated status within the
function of the Green Belt, and that the retention of the site area is not crucial to the
integrity or function of the Green Belt in further years.

2.34

From this broad appraisal of Parcel 3 (land in the Green Belt south west of Cotgrave),
RBC consider that the south-western land parcel, as a whole, scores low against Green
Belt Function 4 (‘To assist in safeguarding the countryside from encroachment’). A score
of 4 indicates that the parcel is less likely to be suitable for removal from the Green Belt,
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on the basis it fulfils the functions of Green Belt effectively across this reviewed southwestern area of Parcel 3.
2.35

RBC comment that the “overall character of the area is open countryside”, which might
be the case in the wider area of Parcel 3 (furthest from the settlement of Cotgrave).
However, EDP is firmly of the opinion that the appraisal site is afforded a settlement edge
location and, as such, the appraisal site area is readily influenced by the neighbouring
residential built form and adjoining urban curtilages (see Section 3 of this document with
regard to the landscape character and visual amenity of the appraisal site).

2.36

The appraisal site already shares a functioning relationship with the adjoining residential
development along the settlement edge of Cotgrave. EDP concludes that the appraisal
site is not open countryside, but rather a settlement edge location. Consequently, a site
specific review of the appraisal site would be appropriate in order to consider the
individual merits of the appraisal site.

2.37

For Green Belt function 1 and 3, Parcel 3 is effectively given an average to above average
score (i.e. 3 and 4 out of a possible 5 points respectively). With regard to Green Belt
function 1 (“To check the unrestricted sprawl of large built-up areas”) and Green Belt
function 3 (“To assist in safeguarding the countryside from encroachment”), RBC
comments:
“The extension of development towards Tollerton and the strategic allocation would
reduce the distance between Cotgrave and the edge of Nottingham’s main urban area.”
And continues:
“Land adjacent to Plumtree Road is open countryside consisting of large arable fields
which offer fewer opportunities to restrict urban sprawl.”

2.38

As can be seen from Plan EDP L5, produced within EDP’s LVIA and contained within this
document as Appendix EDP L7, the site is enclosed by quite significant, permanent,
robust physical features. These features include Plumtree Road (and the robust field
hedgerow to the north of the appraisal site); the adjoining settlement to the east;
Brickyard Plantation (and rising landform to the south); and, the robust hedge line to the
western boundary.

2.39

As noted within EDP’s Green Belt Review (below in this section of the document), these
physical features ensure that there is little opportunity to perceive a linkage with the
wider countryside surrounding the settlement. Consequently, the appraisal site
individually shares a greater, more significant, relationship with the settlement rather
than the surrounding countryside.

2.40

EDP considers, an individual assessment of the appraisal site would be productive,
especially when one considers the intrinsic features within the appraisal site and its
immediate context. The assessment undertaken by RBC, at a strategic level around this
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periphery of Cotgrave, would understandably not be specific to the appraisal site and, as
such, its value and function would therefore not be fully appraised previously.
2.41

With regard to Green Belt function 5, Parcel 3 is also given an average score of 3 by RBC.
Green Belt function 5 aims to “Preserve the setting and special character of historic
towns”. In the individual case of the appraisal site, whilst there is intervisibility between
the appraisal site and outlying settlement, there is a medium to long range intervening
distance between them, as noted below:
•

Clipston is circa 0.85km south-west of the appraisal site (at its closest point);

•

Normanton-on-the-Wolds is circa 2.3km south-west of the appraisal site (at its
closest point);

•

Tollerton is circa 2.45km west of the site (at its closest point);

•

Plumtree is circa 3km south-west of the site (at its closest point); and

•

Edwalton (outskirts of Nottingham City) is circa 3.85km north-west of the site (at is
closest point.

2.42

The intervening landscape is extensive open countryside set typical of the host landscape
area of Draft Policy Zone (DPZ) NW04 Cotgrave Wooded Clay Wolds (the Greater
Nottinghamshire Landscape Character Assessment) where: “Views vary from short
distance views enclosed by woodland to open views over gently rolling land from higher
ground.”

2.43

The topography, vegetation and woodland cover varies to the south-western periphery of
Cotgrave, which is a consideration in terms of the site’s intervisibility with outlying
settlements, and the general awareness of the open countryside within the intervening
landscape. This factor is recognised by RBC within their commentary of Parcel 3, as
follows:
“Provided development does not extend beyond the parish boundary, development would
be unlikely to affect the historic park and gardens around Manor Farm, Clipston.”
and
“Opportunities to round off the settlement in and around The Brickyard without
significant urban sprawl may exist due to topography and tree cover.”

2.44

These factors, and the part which they play in the general intervisibility of the site, are
appraised at an individual, site specific level for robust conclusions to be drawn for Green
Belt functionality.

2.45

Consequently, the provision of an independent appraisal of the site against the same
methodology, National and Local planning policy criteria, provides a comparative exercise
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to establish the parameters of releasing the site from Green Belt on a site specific basis.
Furthermore, it is considered that the assessment by RBC for Parcel 3 does not represent
an ‘in principle’ constraint against release of the site (or part thereof) from the Green Belt
for new development. Below is EDP’s own Green Belt review of the site.

RBC’s Rushcliffe Green Belt Review PART 2 (b) (Detailed Review of the NottinghamDerby Green Belt within Rushcliffe) Assessment of Additional Sites in Key,
Settlements and Other Villages, Draft, Published February 2017
Introduction
2.46

In February 2017, Rushcliffe Borough Council issued a supplementary edition of their
January 2016 draft Green Belt Review 2b. This review will, alongside Parts 1 and 2a
(which were completed to support the distribution of development and strategic
allocations within the Core Strategy), represent the completed Green Belt review for
Rushcliffe when finalised. EDP refers to this document as ‘draft Green belt Review 2b
(February 2017)’ in our review.

2.47

During consultation on both the Local Plan Part 2: Issues and Options and Green Belt
Review, between January and March 2016, further sites were submitted for consideration
on the edge of, Radcliffe on Trent, Ruddington and Cotgrave.

2.48

As these sites were not assessed within the January 2016 review, and not subject to
consultation on their Green Belt importance, this additional consultation on the Green
Belt review includes the assessment of these sites. The appraisal site was one of these
sites that the Council undertook a detailed appraisal for. The appraisal site is identified
as ‘COT 12’ within this February 2017 draft review, within which, the Council appraise the
site’s Green Belt function. This review was undertaken in line with the methodology
detailed within the draft Green Belt Review 2b, January 2016; see Appendix EDP L4.

2.49

COT 12 was appraised by RBC against the assessment criteria of NPPF Paragraph 80
Green Belt functions 1-5. The outcome of RBC’s appraisal is summarised below in
Table EDP 2.2; see also Appendix EDP L6 for an extract from RBC’s draft Green Belt
Review 2b (February 2017) summarising their findings.
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Table EDP 2.2: Review of COT 12 Green Belt Function (as per NPPF para 80) by RBC
GB Function
GB Function 1
To check the
unrestricted
sprawl of large
built-up areas

Score
4

Commentary by RBC for COT 12
“The land shares one boundary with Cotgrave, however 1/3
of this boundary does not adjoin Cotgrave and is separated
from the settlement by COT9. Removal of COT12 would
necessitate removal of COT9.
Given the size of the site (600m x 200m), the removal of
the site from the Green Belt and its development would
constitute a significant intrusion into the countryside.
The land is well contained by established and clearly
defined hedgerow boundaries along the right of way on the
sites western boundary. Plumtree Road and Brickyard
Plantation form robust and permanent boundaries to the
north and south.
An incomplete hedge provides a weaker interior boundary,
splitting the site north and south.
Land rises towards Brickyard Plantation, increasing the
lands prominence towards the southern half of the site.”
“Development would significantly reduce the distance between
Cotgrave and Clipston from 700m to 500m.

GB Function 2
To prevent
neighbouring
towns from
merging into one
another

3

GB Function 3
To assist in
safeguarding the
countryside from
encroachment

3

GB Function 4
To preserve the
setting and special
character of
historic towns
GB Function 5
To preserve the
setting and special
character of
historic towns

1

“Site does not contain and is not adjacent to any heritage asset.”

3

“Provided Local Plan policies restrict retail uses outside the town
centre, Cotgrave’s town centre regeneration project or the
redevelopment of Former Cotgrave Colliery would not be
jeopardised by the removal of Green Belt.”

Overall Score

A perception of merging would be increased as
development extends up the ridge where Clipston is
located. Especially for residents using the rights of way that
link these settlements.”
“Land does not contain inappropriate development.
Dwellings off White Furrows and Daleside are prominent.
Land is urban fringe in character.”

14 / 25 Low - Medium
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2.50

The Council conclude their 2017 review of the COT 12 with the following summary:
“This area of Green Belt prevents the expansion of Cotgrave west and this is reflected in
a score of 4 against this objective (a higher score was avoided due to the presence of
robust boundaries).
Medium scores of 3 where achieved against 3 of the 4 remaining purposes as the Green
Belt prevents the merging of Cotgrave with Clipston and the land, though free from
inappropriate development, is visually affected by the prominence of the edge of the
village.
Whilst identified as being of low-medium Green Belt importance, the prevention of sprawl
and subsequent score of 14 indicates the site is of medium rather than low Green Belt
importance.”

2.51

The Council also suggest that the removal of COT12 would necessitate the removal of the
adjoining COT 9, rather than leaving a ‘break’ within development which would appear as
obtuse.

2.52

EDP was in consideration of the above findings by the Council when undertaking our field
based assessment in March 2017; which the following section responds to through our
own review of the appraisal site.

EDP’s Green Belt Review of the Site
2.53

During March 2017, EDP undertook its own site specific review of the appraisal site’s
Green Belt functionality. This review included an analysis of desk based material
alongside a site visit by a Chartered Landscape Architect, through which local roads and
rights of way were walked to gain an understanding of the landscape context of the site
and its surroundings.

2.54

Table EDP 2.3 presents the results of the test of the main purposes of Green Belt,
applying additional criteria in line with a more detailed site-specific study. This test is
undertaken in accordance with RBC’s assessment criteria contained within RBC’s draft
Green Belt Reviews; see Appendix EDP L4 for an extract.
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Table EDP 2.3: Review of the Appraisal Site’s Green Belt Function (as per NPPF para 80) and in Line with the Assessment Criteria of RBC’s Rushcliffe Green Belt
Review PART 2 (b) (Detailed Review of the Nottingham- Derby Green Belt within Rushcliffe – Rural Towns and Villages), Draft, Published February
2017. Review Undertaken by EDP
NPPF GB Function

Application of
Criteria

Assessment

Additional Comments

GB Function 1
To check the
unrestricted sprawl
of large built-up
areas

Does the site form a
contiguous open
buffer between the
existing settlement
edge and the other
settlement
areas/wider
countryside?

The site does not contain development but is significantly
influenced by the adjoining residential built form and
urban curtilages along its eastern boundary, which
overlook the appraisal site from within the settlement;
see Plan EDP L5 within Appendix EDP 7.

The site is limited to the north by the
existing roadway (Plumtree
Road/Bakers Hollow). There are
landscape features situated along the
northern, southern and western site
boundaries which are typical of the
baseline landscape character (DPZ
The existing settlement edge has an open edge without
NW04 Cotgrave Wooded Clay Wolds),
any robust, physical features. The settlement edge is
i.e. robust native hedgerows and
experienced (visually, sensory and perceptually) as well
beyond the built form of Cotgrave which has diminished woodland plantations on rising landform
and escarpments. These feature
the sense of ‘openness’ within the appraisal site.
However, that sense of openness has been eroded by the legitimately limit and constrain the
appraisal site.
extent of the existing built form. In addition, the
appreciation of any openness is limited partially by the
site’s robust boundaries which partially sever the
There are PRoW within, and
appraisal site from the wider Green Belt.
surrounding, the application site from
which the appraisal site is experienced
If developed, there would be development within the
against the settlement edge of Cotgrave,
appraisal site, but this development would be no more
which is readily seen as one of the main
expansive than the current perception of settlement edge components of views.
which is in effect limited from impacting the wider Green
Belt by the site’s current permanent, physical
The site is essentially a pocket of open
boundaries.
land with an otherwise urban edge
setting.
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GB Function 2
To prevent
neighbouring
towns merging into
one another

Are there any
defensible
boundaries?

The site contains substantial defensible boundaries to all
of its edges. The eastern and southern boundaries are
robust physically, and containing of the appraisal site.
These adjoining land uses and physical features are
readily recognisable and likely to be permanent, albeit
the western hedgerow could be robustly enhanced and
the western site area set within amenity open space with
extensive landscaping and green infrastructure in order
to strengthen its physical effect.

What is the
intervisibility with the
next nearest
settlement edge?

Although on plan, development of the site would bring the
settlement of Cotgrave closer to Clipston, there would be
no change in the perceived gap between the settlements.
EDP finds this as the appraisal site is significantly
influenced (visually, sensory and perceptually) by the
settlement edge of Cotgrave, which extends across the
site.
As demonstrated by Photoviewpoint EDP 1 within the
LVIA (see Appendix EDP L8 of this document), there is
little opportunity for intervisibility from the existing
settlement edge towards the two nearest outlying
settlement Clipston and Normanton-on-the-Wolds, circa
0.85km south-west and 2.3km south-west of the
appraisal site (at its closest point), respectively.
As demonstrated by Photoviewpoint EDP 4 and 5 within
the LVIA (see Appendix EDP L8 of this document), the
western hedgerow is a robust and discernible landscape
feature (even during leaf fall at winter time).This
hedgerow is yet to fully mature (and any forthcoming
development might propose further enhancement

20

The future development of the appraisal
site would extend new built form along
the northern vehicular route (Plumtree
Road). This new development would be
limited by the appraisal site’s western
boundary, which would be seen with the
wider open countryside beyond.

The future development of the site would
not change the perception of the open
landscape to the north and west of the
appraisals site. The presence, and
screening effect of existing development
and vehicle routes with associated
vegetation, all limit intervisibility. Mature
vegetation along the appraisal site’s
western boundary has a limiting effect on
views from the west. This physical
feature could be further enhanced as
part of the emerging masterplan for the
Appraisal Site to further reduce its
intervisibilty with the outlying
settlements.
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planting) but, in time, this will form a strong recognisable
edge to the appraisal site whilst limiting and containing
the future development.
As demonstrated by Photoviewpoint EDP 8 and 9 within
the LVIA (see Appendix EDP L8 of this document), the
effect of the surrounding landform typical of the baseline
landscape character (DPZ NW04 Cotgrave Wooded Clay
Wolds) effectively screens the appraisal site, with the
exception of the most elevated landform at the southern
boundary with Brickyard Plantation.
There is very little intervisiblity with the settlement edge of
Cotgrave and views are not expected to be experienced
substantially beyond the appraisal site boundary i.e.
0.5km of the site. Views outside of the appraisal site are
limited or filtered by intervening landform and mature
landscape features typical of the landscape baseline,
including sloped topography and woodland plantation.
EDP considers that whilst development of the appraisal
site will position built form closer to the outlying
settlements, this development would be within the
perceived settlement edge of Cotgrave, the effect of
which is currently limited by the site’s own robust physical
boundaries.
GB Function 3
To assist in
safeguarding the
countryside from
encroachment

How representative The site is not representative of an open countryside
is the site of the key character, but rather a land parcel on the settlement
characteristics of
edge of Cotgrave.
the countryside?
In landscape character terms, the site currently has a
strong urban-fringe character with urban influences from

21

EDP do not consider the appraisal site
as ‘countryside’ due to the lack of
interrelationship with the wider area and
sub-urbanising effect of adjoining land
uses, particularly to the north and east;
see Plan EDP L5 within
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What is the
influence of
urbanising
features?

adjacent settlement and transport routes. Thus the site
does not have a strong sense of countryside in which to
encroach. As noted above the strong robust boundaries
of the site partially sever connectivity with the wider open
countryside, and limits the potential for any further
encroachment.

Appendix EDP L7.

Despite being a greenfield site, the appraisal site shares
a functional relationship with the adjoining residential
area (predominantly due to the visual prominence of the
settlement edge which is poor contained physically.

The settlement edge of Cotgrave is
perceived as extending well beyond the
actual physicality of urban built form
and residential curtilages. The
settlement extends into the wider
countryside through a lack of physical
features which might otherwise limit and
contain.

The site is perceived as being detached from the wider
open countryside and wider Green Belt and within the
settlement edge of Cotgrave. The extent of the site is
limited by its existing robust features.
There is a noticeable degrading effect of the adjoining
urban area created by adjacent roadways, with
associated noise and traffic movement; and further
landscape detractors present on site, including overhead
cables and elements of degraded hedgerows and tree
groups along the eastern boundary with the settlement
edge; see Plan EDP L5 within Appendix EDP L7.

GB Function 4
To preserve the
setting and special
character of historic
towns

The land does not
contain or form the
setting of a
designated
or non-designated
heritage asset.

As demonstrated by the LVIA: “Normanton on the Wolds
is a small, secluded village and Conservation Area,
located approximately 2km to the south-west of the site
at its closest point. The whole area is outwith the zone of
theoretical visibility (Appendix EDP 5 shows the Zone of
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Overall, the appraisal site is influenced
by elements which are not typical of the
baseline landscape character, DPZ
NW04 Cotgrave Wooded Clay Wolds.

Where the appraisal site might be
discernible, the existing settlement edge
is readily seen (due to poor physical
boundaries). This settlement edge is
obvious and quite raw when seen from
the west i.e. PRoW and elevated
landform, as can be seen within
Photoviewpoint EDP 2, 3 and 4 of the
LVIA; see Appendix EDP L8 contained
within this document.
In their analysis of Parcel 3, RBC
comments in the
Rushcliffe Green Belt Review PART 2 (b)
(Detailed Review of the NottinghamDerby Green Belt within Rushcliffe –
Rural Towns and Villages), Draft,
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theoretical Visibility), which is based on bare earth
modelling therefore there will not be any intervisibility
between the site and the Conservation Area”; see
Appendix EDP L9 for plotted ZTV of the Concept Sketch
and Appendix EDP L10 for Plan EDP L2.
There are no Listed Buildings within the site. The closest
cluster is located in the centre of Cotgrave, to the northeast of the site. It is not anticipated that there will be
intervisibility with the future development of the
Appraisal Site, due to the intervening built form within the
settlement.
GB Function5
Assist in urban
regeneration

As all Green Belt
delivers this
objective and urban
regeneration can
only be achieved in
combination with
other planning
policies an average
score of 3 is
used

published January 2016, page 61, that:
“Provided development does not extend
beyond the parish boundary,
development would be unlikely to affect
the historic park and gardens around
Manor Farm, Clipston.”

Provided Local Plan policies restrict retail uses outside
the town centre, Cotgrave’s town centre regeneration
project or the redevelopment of Former Cotgrave Colliery
would not be jeopardised by the removal of Green Belt.

Overall Score:

3/5

10 / 25
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2.55

EDP’s review of the appraisal site scores 10 out of a possible 25 points. In their
assessment criteria in Section 4 of the RBC draft Green Belt Review 2b (February 2017),
Paragraph 4.14 finds that a score between 7-10 points is considered by RBC as a low
Green Belt Value, and states: “a score of between 7 and 10 would represent a site which
scored poorly against Green Belt purposes.”

2.56

What this review of the main purposes of Green Belt for the Appraisal Site shows is that,
rather than being a high functioning part of the Green Belt which contributes towards the
main function of keeping land ‘permanently open’, it is an enclosed site which only serves
to provide an open land parcel adjoining an existing settlement edge. Consequently it is
experienced by very few receptors. In this regard it is actually a very low functioning part
of the Green Belt.

2.57

To summaries, EDP finds the appraisal site to be a relatively low function Green Belt area.
This conclusion differs from that of RBC following their 2017 draft 2b Green Belt Review
for the following reasons:
Green Belt Function 1: To Check the Unrestricted Sprawl of Large Built-up Areas

2.58

Further development of the site would contribute towards increasing the built form and
therefore reduce the sense of openness experienced in views across the site where
available. However, that sense of openness has already been eroded by the visual,
sensory and perceptual experience of Cotgrave settlement edge.

2.59

The perceived settlement edge extends well beyond the built form of Cotgrave and
extends across the site. The existing settlement is unrestricted by substantial physical
features, but this effect is only contained by the site’s western boundary.

2.60

Consequently, EDP does not conclude that the removal of the site from the Green Belt
and its development would constitute a “significant intrusion into the countryside” due to
its strong containment.

2.61

Therefore, the necessary amendment to the Green Belt boundary as a result of future
development would present both an entirely logical and robust amendment in this
location should the land be released for development. The net effect is likely to beneficial
by affording robust, physical, defensible boundaries to Cotgrave.
Green Belt Function 2: To Prevent Neighbouring Towns Merging Into One Another

2.62

Although on plan, development of the site would bring the settlement of Cotrgave closer
to Clipston, there would be no change in the perceived gap between the settlements.

2.63

EDP finds this as the appraisal site is significantly influenced (visuallly, sensory and
perceptually) by the settlement edge of Cotgrave which extends across the site, and the
perception of the settlement edge extends well into the open area of the appeal site,
which is only limited from extending further than the site by the physical, defensible
boundaries of the site.
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2.64

For this reason, it is considered that development of the site will not contribute to
‘unrestricted sprawl’ or ‘the merging of neighbouring towns’ and the effect would not
’significantly reduce the distance from Cotgrave to Clipston.”
Green Belt Function 3: To Assist in Safeguarding the Countryside from Encroachment

2.65

The site is abutted by existing development to the east and contained on all remaining
sides by either a vehicular route, mature hedgerow vegetation, woodland plantation or
topography. As a result, this site provides a discrete piece of land on the south western
edge of Cotgrave that is physically and visually separated from the wider open
countryside to the north, south and west.

2.66

Furthermore, in landscape character terms, the site currently has a strong urban-fringe
character with limited features typical of the host landscape area including degraded and
‘gappy’ hedgerows within the site, with adjacent settlement and transport routes. Thus
the site does not have a strong sense of countryside in which to encroach. As noted
above the lack of connectivity with the wider open countryside, limits the potential for any
further encroachment.

2.67

Consequently, EDP agrees with RBC that the appraisal site is “urban fringe in character”
which, in turn, limits the perception of encroachment.
Green Belt Function 4: To Preserve the Setting and Special Character of Historic
Towns

2.68

There is limited intervisibility between the site and the principal area of the historic core
of Cotgrave, which in turn is screened from the appraisal site by intervening urban built
form. The appraisal site does not contain and is not adjacent to any heritage assets.

2.69

Thus, it is considered that the site could reasonably be removed from the Green Belt and
developed in the future accordance with the principles in the Concept Masterplan without
harm to the integrity of the Green Belt overall.
Green Belt Function 5: To Assist in Urban Regeneration

2.70

Similarly to RBC, EDP finds that provided Local Plan policies restrict retail uses outside
the town centre, Cotgrave’s town centre regeneration project or the redevelopment of
Former Cotgrave Colliery should not be jeopardised by the removal of this site from the
Green Belt.

2.71

Given the above, and detailed review of the appraisal site by EDP within Table EDP 2.3, it
is our firm professional opinion, that appraisal site (COT 12) is a relatively Low functioning
area of Green Belt. Given this, it is considered by EDP, that the site could reasonably be
removed from the Green Belt and developed in the future accordance with the principles
in the Concept Masterplan without harm to the integrity of the Green Belt overall.
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Wider Appraisal
2.72

With further consideration of ‘Chapter 9: Protecting Green Belt Land’ of the NPPF, we are
able to review the appraisal site in a wider sense, relative to National Planning Policy, to
deliver a well-rounded and robust opinion of the site’s release from the Green Belt.

2.73

Specifically, we are referring to NPPF Paragraph 84 and Paragraph 85. Paragraph 84
states the following:
“When drawing up or reviewing Green Belt boundaries local planning authorities should
take account of the need to promote sustainable patterns of development. They should
consider the consequences for sustainable development of channelling development
towards urban areas inside the Green Belt boundary, towards towns and villages inset
within the Green Belt or towards locations beyond the outer Green Belt boundary.”

2.74

Whilst NPPF Paragraph 85 states the following (pertinent to this Green Belt review):
“When defining boundaries, local planning authorities should:
Ensure consistency with the Local Plan strategy for meeting identified requirements for
sustainable development; and…..Define boundaries clearly, using physical features that
are readily recognisable and likely to be permanent.”

2.75

2.76

In a sense we are creating a sub-criteria, by which EDP’s Green Belt Review assesses the
contribution that the appraisal site makes to the Green Belt in a broader sense, and how
feasible in development terms releasing the land parcel from Green Belt would be.
Consequently this appraisal will assess the following:
•

Environmental designations relative to the site;

•

Public Access (Public Rights of Way);

•

The resilience of the site’s boundaries; and

•

The sustainability of the site for new urban development.

Whilst this approach adds a further layer to this appraisal, over and above that which was
undertaken by RBC in their Green Belt Review, this initiative affords wider understanding
of the site which would assist further with the promotion of the appraisal site to the
Council. EDP envisages that a future, more detailed, review and assessment of Green
Belt land within the Borough would include consideration of the wider policy criteria,
constraints, opportunities of future development, and the sustainability of the site for a
future residential scheme.
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Designations Relative to the Site
Landscape Designations
2.77

As demonstrated by Plan EDP L2 contained within the LVIA, there are no national or local
landscape designations within or adjoining the site; see Appendix EDP L10 of this
document.

2.78

No part of the site is found to be located within any Nationally recognised landscape
designation, such as an Area of Outstanding Natural Beauty or National Park, nor are any
present within a 5km radius of the site boundary.
Conservation Areas

2.79

The application site is not located in a designated Conservation Area and does not
include any part of one within its boundary.

2.80

The LVIA has confirmed: “Normanton on the Wolds is a small, secluded village and
Conservation Area, located approximately 2km to the south-west of the site at its closest
point. The whole area is out with the zone of theoretical visibility (which is based on bare
earth modelling) therefore there will not be any intervisibility between the site and the
Conservation Area.”

2.81

Accordingly, the potential future development of the site would not impact upon the
character or appearance of the Normanton-on-the-Wolds Conservation Area.
Listed Buildings

2.82

There are Listed Buildings/Structures in clusters, and in isolation, within in the study
area. There are no Listed Buildings within the site. The closest cluster is in the centre of
Cotgrave to the north-east of the site. The likely effect of future development at the
appraisal site (through Green built release) is unlikely to be discernible due to the
screening effect of intervening residential built form with the settlement of Cotgrave.
Other Heritage Designations

2.83

The site is not found to contain any part of a Registered Park and Garden (RPG) or
Scheduled Monument within or adjacent to its boundary.
Public Access (Public Rights of Way)

2.84

There is a reasonably frequent network of Public Right of Way (PRoW) within the study
area, two of which are located within the site boundary; see Plan EDP L2 contained
within Appendix EDP L10 of this document.

2.85

Footpath FP13 crosses through the centre of the site in a south-west to north-easterly
direction. The footpath weaves through existing residential development facing Barn
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Close and White Furrows, to the north-east of the site, before it crosses the centre of the
site. The footpath then joins Footpath FP14 and progresses in a south-westerly direction
where it meets Boot Pit woodland and a restricted byway.
2.86

Footpath FP12 runs the length of the western site boundary from Plumtree Road; it is
parallel to the tree belt on the western side and out with the site boundary. The footpath
progresses southward until it meets Mill Lane (restricted byway).

2.87

Bridleway BW23 is located approximately 10m to the north of the site boundary at its
closest point; it progresses north from Plumtree Road where it meets Footpath FP15 at
which point it passes Sewage Works on the west, and Peashill Farm before it ends
Bassingfield. Footpaths FP1, FP6 and FP7 are also located beyond the north-western site
boundary.
Interim Conclusions

2.88

2.89

A review of the site’s planning context has found that:
•

The appraisal site does not lie within a National or Locally designated landscape.
There is one PRoW (Footpath FP13) within the boundary of the appraisal site, and
another adjacent to the western site boundary;

•

The appraisal site is not constrained by Conservation Areas or Country Parks. There
are no Listed Buildings in or adjacent to the site and there are no Scheduled
Monuments or Registered Parks and Gardens within the study area; and

•

The appraisal site is not referred to specifically within the Borough’s Green
Infrastructure Study or Urban Characterisation Strategy however specific landscape
elements of the site and settlements surrounding are mentioned, respectively.

Based upon the foregoing, EDP concludes the release of the appraisal site from the
Green Belt would not be constrained by any landscape-derived designations.
Review of Boundary Resilience

2.90

The ‘test’ for this stems from NPPF Paragraph 85 and whether the release of the
appraisal site from the Green Belt, and effectively re-drawing the Green Belt boundary,
would ensure the new boundary is well defined: “…..clearly, using physical features that
are readily recognisable and likely to be permanent.”

2.91

As shown in the majority of EDP’s appraised Photoviewpoints, the site scores very
strongly in this area, having well-defined and defensible boundaries on all four sides,
demonstrated in particular by Photviewpoints EDP 1, 4, 5, 8 and 9 (see
Appendix EDP L8 of this document).

2.92

The re-alignment of the Green Belt to outside the western edge of the appraisal site (and
these physical features) would provide a long term, defensible, development area which
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serves to contribute to Green Belt functions in line with NPPF Paragraph 85; see the
Concept Sketch produced by IM Land, contained with Appendix EDP L2 of this document.
2.93

This results primarily from the clearly demarcated boundary features, the enclosed nature
of the site and the consequential limitation in landscape and visual effects through the
utility of permanent and physical features within the site.

2.94

There is great scope to enhance the robustness of the western hedgerow further through
the integration of landscaping and green infrastructure interventions within public
amenity, to create “physical features that are readily recognisable and likely to be
permanent.” This initiative would ensure that the future development of the appraisal site
would not be prominent, and that countryside beyond the site’s physical boundaries
remained open and in accordance with NPPF paragraph 85.

2.95

EDP concludes, that the boundaries of the appraisal site are not only demarcated by
visible features, but these features are both strong in a visual and perceptual sense and
have a high degree of permanence due to their status.

Consideration of Sustainability Issues
2.96

This section of the sub criteria assessment is not intended to be a detailed review of the
sustainability of bringing forward a new development at the site. As demonstrated in
Table EDP 2.4 this section provides a concise review of the walking ddistances to
community facilities.
Table EDP 2.4: Review of Sustainability for the Appraisal Site
Criteria

Site Response

Walking distance to nearest local centre

Circa 550m to Post Office located on
Bingham Road, Cotgrave

Walking distance to nearest primary school

Circa 480m to Cotgrave C of E Primary School
located on Plumtree Road, Cotgrave

Walking distance to nearest health care
facility

Circa 950m to Cotgrave Health Centre on
Candleby Ln, Cotgrave,

Walking distance to nearest A road

Circa 2.4km to A46

Walking distance to near Public Right of Way
or Public Access Land
Walking Distance to Nearest Accessible
Natural & Semi-natural Green Space

Situated within the appraisal site

Walking Distance to Nearest Amenity Open
Space

Circa 950m to Ringleas Park on East Moor

Walking Distance to Nearest Village Hall

Circa 1.45km to Cotgrave Town Council /
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Site Response
Village Hall
Circa 2.1km to South Nottinghamshire
Academy, Glebe Lane, Off Cropwell Road,
Nottingham.

Walking Distance to Nearest Secondary
School Facility

2.97

In respect of the sustainability tests the appraisal site’s location, in proximity to a number
of rights of way and roads and being on the edge of the existing Cotgrave settlement
within easy reach of the community facilities village, means that if the site was to be
considered in a more detailed analysis, the site would be viewed favourably in
sustainability terms.
Summary of Sub Criteria Analysis

2.98

Table EDP 2.5 below shows that the site performs well in terms of the criteria of this subcriteria review, which is to the merit of the site being released from the Green Belt for a
sustainable development being brought forward.
Table EDP 2.5: Summary of Sub Criteria Analysis for the Appraisal Site
Review of Appraisal Site Against Green Belt Study Sub-Criteria
Sub Criteria Examined

Site Response

The Extent to which
purposes of the Green
Belt would be
significantly
compromised might the
appeal site be removed
from the Green Belt and
developed

This review indicates very clearly that the site, in its current form and
given the surrounding land uses, is a low functioning part of the
Derby and Nottinghamshire Green Belt. EDP considers that, given our
site specific review, the removal of the appraisal site from the Green
Belt would not result in the purposes of the Green Belt being
‘significantly compromised’.

The extent to which the
appraisal site is
constrained by landscape
designations

As can be seen from review above, the appraisal site is in not
constrained by landscape derived designations. It is considered by
EDP, that the appraisal site is not situated in an especially
environmentally sensitive location.
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Whether the appeal site
is demarcated by visible
boundary features
physically containing the
appeal site

The site scores very strongly in this area, having well-demarcated,
strong and defensible boundaries to the south-west of the site, with
built up boundaries to the north, east, south-east and north-west
bordering the site.
There is a collection of mature landscape features, including
woodland copse, tree groups, hedgerow with tree components and a
shallow valley landform running along the south west extent of the
site, which create a robust edge to constrain the development
scenario and create a new fixed boundary between development and
the Green Belt. These features combined with wider landscape
elements significantly reduces intervisibility of the site from the wider
open countryside (Green Belt).
Additionally there is also scope to enhance, and strengthen further,
these already strong boundaries to further define the site (and Green
Belt land release) and create robust, discernible and defensible
boundaries.

Interim Summary of Green Belt Review of Appraisal Site
2.99

EDP’s field based review finds that the appraisal site is in fact a much lower functioning
area of Green Belt land than was identified through RBC’s strategic assessment in their
draft Green Belt Review 2b (January 2016), and within their detailed review in February
2017.

2.100 EDP finds that the influence of topography, field boundaries and woodland blocks play an
influential factor in how one site may perform compared to others around this settlement
edge. Whilst, the sense of openness has already been eroded by the visual, sensory and
perceptual experience of Cotgrave. Already, the settlement edge of Cotgrave is perceived
as extending well beyond the actual physicality of urban built form and residential
curtilages into the wider countryside.
2.101 Overall, the site does not perform as a high functioning part of the Green Belt (instead it
has been appraised as Low in accordance with RBC’s assessment criteria), and does not
contribute to the fundamental purpose of Green Belt which is to keep land between
settlements permanently open.

Optional Proposed Green Sites South West of Cotgrave: A Comparative Assessment
2.102 RBC’s draft Green Belt Review 2b (January 2016) progressed detailed assessments for
those known sites in Parcel 3 (Cotgrave South West – Land between Owthorpe Road and
Plumtree Road’). These are the sites known to RBC within the SHLAA in 2015.
2.103 There are two other sites located within Parcel 3, these are; see Appendix EDP L3:

31

Land south of Plumtree Road, Cotgrave
Green Belt Review
L_EDP3949_05c

•

COT 6 - The Brickyard (identified as COT 6 at the Cotgrave Futures Local Plan
Consultation Event, 14th March 2017); and

•

COT 9 - Bakers Hollow (identified as COT 5 at the Cotgrave Futures Local Plan
Consultation Event, 14th March 2017).

2.104 These site were reviewed by RBC in line with their stated assessment criteria contained
with Section 4 of the draft Green Belt Review 2b (January 2016); see Appendix EDP L4).
2.105 With regard to COT 6 The Brickyard, RBC identified an overall score of 11 out of a
possible 25 points, and stated the following:
“The site is of low importance when assessed against Green Belt purpose which seek to
restrict sprawl and prevent the merging of settlements, consequently it scored 3 points
less the wider strategic area.
The presence of The Brickyard has reduced the ability of the Green Belt to safeguard the
land from encroachment. It is also a local interest building which may be of importance
to the special character of the area.
The Green Belt score of 11 reflects the overall conclusion that the site is of low-medium
Green Belt importance.”
2.106 Following our field based assessment to the public accessibly area surrounding COT 6,
EDP has prepared the following Green Belt Review of the site:
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Table EDP 2.6: Review of Parcel 3’s COT 6 The Brickyard Green Belt Function (as per NPPF para 80)
and in line with the assessment criteria of RBC’s Rushcliffe Green Belt Review PART
2 (b) (Detailed Review of the Nottingham- Derby Green Belt within Rushcliffe – Rural
Towns and Villages), Draft, published January 2016. Review undertaken by EDP
March 2017
GB Function
GB Function 1
To check the
unrestricted sprawl of
large built-up areas

Score

EDP’s Field-based Observations
3

EDP field assessment anticipated that new built form
would be more discernible on the raising landform
within the sire. This new built form would be seen
against the woodland block which would ensure the
proposal would not break the skyline, but would be
seen as an extension to the existing settlement along
Westway and Fox Hill.
Despite the extent of the site being limited by
woodland boundaries, the development of this site
would extend settlement beyond the existing
settlement edge of Cotgrave, which given the site’s
elevation landform would be quite prominent and
readily seen and connect with Cotgrave (adjacent to
the site).

GB Function 2
To prevent neighbouring
towns from merging
into one another

1

GB Function 3
To assist in
safeguarding the
countryside from
encroachment

4

It is this elevated position which would reduce the
robustness of the two physical boundaries and there
would be a perception of the settlement extending
outwards into what is clearly a non-urban area due to
the age, scale and coverage of woodland within the
quantum of the site.
The development of this site would not reduce the
intervening distance between Cotgrave and outlying
settlements including Clipston, and where views are
possible from elevated landform at Clipton, the
adjoining woodland block are likely to filter and screen
views.
The site is perceived primarily as a woodland site,
which due to the age, scale and coverage of woodland
within the site area, is not considered to be
substantially influenced by the adjoining settlement
edge. The site is experienced as countryside
surrounding the settlement, and it’s develop as a
residential scheme would have a substantial
perceptual change from the landscape and visual
baseline condition.
The settlement edge of Cotgrave from within the site is
readily seen, albeit filtered by robust vegetation along
this edge. Consequently, the impact on the site from
development would be substantial within its
boundaries, and when experienced further afield, the
elevated position would make the change readily
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GB Function

GB Function 4
To preserve the setting
and special character of
historic towns
GB Function 5
To preserve the setting
and special character of
historic towns
Overall Score

Score

EDP’s Field-based Observations

3

discernible as a change from open countryside to
urban development
The Brickyard building is identified as a property of
local interest. Development of land around the building
may affect its setting.

3

Provided Local Plan policies restrict retail uses outside
the town centre, Cotgrave’s town centre regeneration
project or the redevelopment of Former Cotgrave
Colliery would not be jeopardised by the removal of
Green Belt.”
14 / 25 Low - Medium

2.107 EDP appraises the site to a higher overall score (14 out of 25 rather than 11 out of 25),
which would maintain the site as a Low-Medium function Green Belt site. EDP considers,
the effect of the landform within the suite to be a significant factor in terms of sprawl and
encroachment into the countryside.
2.108 With regard to COT 9 - Bakers Hollow, RBC identified an overall score of 11 out of a
possible 25 points, and stated the following:
“This area of Green Belt land is contained by development on Bakers Hollow and White
Furrows. Its removal and development would not result in a prominent intrusion into the
Green Belt, or a reduction in the distance between Cotgrave and Clipston.
However, due to the weak defensive boundary, the complete removal of this field from
the Green Belt should be considered. This would create a larger intrusion and greater
settlement sprawl across more open countryside.
Overall, if restricted to the SHLAA site, the Green Belt land within this area is considered
being of low-medium Green Belt importance.”
2.109 Following our field based assessment to the public accessibly area surrounding COT 9,
EDP has prepared the following Green Belt Review of the site:
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Table EDP 2.7: Review of Parcel 3’s COT 9 Bakers Hollow Green Belt Function (as per NPPF para
80) and in line with the assessment criteria of RBC’s Rushcliffe Green Belt Review PART
2 (b) (Detailed Review of the Nottingham- Derby Green Belt within Rushcliffe – Rural
Towns and Villages), Draft, published January 2016. Review undertaken by EDP March
2017
GB Function
GB Function 1
To check the
unrestricted
sprawl of large
built-up areas

Score
3

EDP’s Field-based Observations
The site adjoins the eastern settlement edge of Cotgrave with a
robust field hedgerow and permanent physical feature along its
norther boundary with Plumtree Road. Part of the southern and
the whole western boundary is open and no delineated by any
robust, physical and permanent features.
The site is not well contained and is very exposed to open
countryside. In the worst case scenario, the development of the
site could be intrusive within the wider countryside, but if these
open boundaries are substantially planted the scheme would
appear as a logical extension to the existing settlement. *N.B.
EDP score the best case scenario, the worst case would be 4.
The development of this site would not reduce the intervening
distance between Cotgrave and outlying settlements including
Clipston.

GB Function 2
To prevent
neighbouring
towns from
merging into one
another
GB Function 3
To assist in
safeguarding the
countryside from
encroachment

2

2

The settlement’s edge is the prominent feature of the site
resulting in a site that has a strong and obvious urban fringe in
character. The adjoining residential edge is predominant visually,
and the site is experienced as part of a wider edge to Cotgrave
within which this urban influence extends well beyond the
physical limit of the built form.

GB Function 4
To preserve the
setting and
special character
of historic towns

1

The site does not contain or preserve the setting of any statutory
or non-statutory heritage assets.

GB Function 5
To preserve the
setting and
special character
of historic towns

3

Provided Local Plan policies restrict retail uses outside the town
centre, Cotgrave’s town centre regeneration project or the
redevelopment of Former Cotgrave Colliery would not be
jeopardised by the removal of Green Belt.

Overall Score

11 / 25 Low - Medium

2.110 EDP largely agrees with the findings of RBC within their review of the site. However, EDP
considers the effect of developing the site, and its change from open countryside to
development would be more acute than RBC’s appraisal has identified. This is largely
due to the open southern and western boundaries of the site, which in effect, connects
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the site to the wider countryside (in terms of it’s the functional relationship). None the
less, the site performs a similar Low – Medium Green Belt Function.
2.111 In conclusion, this review appraises three possible future development sites within the
south west periphery of Cotgrave. EDP has considered the two sites identified by RBC in
their draft Green Belt Review 2b (January 2016), plus a third site being promoted by IM
Land and the Landowner. All three site have been appraised to the same assessment
criteria.
2.112 Whilst, COT 6 and COT 9 are sites considered to have a Low-Medium Green belt function,
the appraisal site has been found to be least functioning Green Belt land amongst the
three sites scoring only 10 out of a possible 25 points. The appraisal’s site’s location
along a broad sweep of the settlement edge, and the scale and robustness of its fixed,
permanent boundaries also afford the site benefit for offsetting the effects of
development and allowing a legitimate re-alignment of the Green Belt.

Optional Proposed Green Belt Sites in the wider area of Cotgrave: A Comparative
Assessment (based on Rushcliffe Green Belt Review PART 2 (b) (Detailed Review of
the Nottingham-Derby Green Belt within Rushcliffe – Rural Towns and Villages), Draft,
January 2016
2.113 In addition to Parcel 3 of RBC’s draft Green Belt Review 2b (January 2016) also identified
further potential sites for Green Belt removal and future development around the
periphery of the settlement. These broad strategic Green Belt areas were identified as
follows
•

Cotgrave North – Land between the Main Road and Hollygate Lane (excluding the
Country Park and land north of Hollygate Lane which are outside the Green Belt);

•

Cotgrave East – Land south of Hollygate Lane to Owthorpe Road; and

•

Cotgrave West – Land between the Plumtree Road and Main Road

2.114 Within their 2016 Green Belt Review, RBC identify up to 9 optional site around the wider
periphery of Cotgrave. EDP considers it to be pertinent to consider how these sites
perform in terms of Green Belt Function (NPPF paragraph 80) also.
Cotgrave North
2.115 At the broad strategic level land north of Cotgrave scored 12, indicating that the area is of
low-medium Green Belt importance. Significant development north of the settlement
would reduce the distance to Radcliffe on Trent which is visible in the distance. The
former colliery and country park bisect the area and limit removal of Green Belt to
locations that could not be contained or would constitute a significant intrusion into the
countryside beyond the former colliery. RBC determine an overall score of 12 out of a
possible 25 points and raise the following comment:
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“A score of 12 reflects the overall conclusion that the broad strategic area north of
Cotgrave is of low-medium Green Belt importance.”
2.116 Within Cotgrave North, there are two optional Green Belt Site:
Cotgrave North COT 1
2.117 RBC score this site to 9 out of a possible 25 points, which is a Low performing Green Belt
site. Given EDP’s recent field based assessment, we are of the firm opinion that the site
plays a more significant contribution in “checking unrestricted sprawl” (Green Belt
Function 1) than is recognised by the Council.
2.118 Whilst the appraisal site is well contained by robust physical defensible boundaries to the
northern and western site edges, the development of the appraisal site would be
experienced with the linear, ribbon development existing along Hollygate Lane. The
development of the site would also be experienced with the recent developed at Hollygate
Park, less than 1km north east of COT 1 (at its closest point).
2.119 Consequently, EDP is of the firm opinion, that the development of COT 1 would lead a
substantial perception of ribbon development to the north east of the settlement, and
that RBC’s scoring of Green Belt Function 1 fails to recognise this. Accordingly, EDP
consider that COT 1 has a more important, strategic Green Belt function than RBC’s 14
point score. EDP would revise this to at least 3, if not point for Green Belt Function 1;
hence, the overall score would be much higher to reflect the site’s high function Green
Belt role with a Medium Green Belt function i.e. 12 points overall.
Cotgrave North COT 2
2.120 RBC score this site to 16 out of a possible 25 points. RBC recognises COT 2 role in terms
of Green Belt Function 1 “checking unrestricted sprawl” and Green Belt Function 3
“assisting in safeguarding the countryside form encroachment”. The divorced nature of
the appraisal site, positioned well beyond and outside of the perceived settlement edge
ensures that the site plays Medium to High Green Belt function. Given EDP’s field based
assessment, we concur with RBC on this matter and consider COT 2 inappropriate of
release from the Green Belt.
Cotgrave East
2.121 Overall, RBC found that Cotgrave East performed well against the Green Belt functions as
a whole, and thus, the area is strategically important to ensure the openness and
functional integrity of the Green Belt itself. RBC commented:
“At the broad strategic level, land east of Cotgrave performed well against Green Belt
purposes. If the inner Green Belt boundary were amended, the open topography and
restrictive woodland may, if unconstrained by policies in the Local Plan, result in urban
encroachment.”
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2.122 Specifically, RBC raises the following point with regard to how landform would influence
how any future development might be experienced:
“The topography undulates significantly in this open area, increasing perceptions of
urban sprawl. Land either side of Colston Gate is arable and not well contained by
established and robust field boundaries.

2.123 With consideration, RBC identified up to five optional sites which it undertook a detailed
assessment for. In the case of COT 3, COT 4 and COT 5, these three sites are all situated
within rising landform between Hollygate Lane and Colson Gate, and as such the site
areas are fairly prominent from local residences, PRoW and also users of the local road
network.
2.124 For COT 3, COT 4 and COT 5, EDP considers that this local landform is a significant factor
in how these three sites perform, in particular, against Green Belt Function1 “checking
unrestricted sprawl” and Green Belt Function 3 “assisting in safeguarding the countryside
form encroachment”.
2.125 For this reason, EDP considers these three sites, to perform a Medium to High Green Belt
Function, and the sites are unworthy of Green Belt release. In the same way as the
development of COT 1 would lead to a perception of unrestricted sprawl and ribbon like
development to the east of Cotgrave with COT 3, COT 4 and COT 5 being experienced with
existing built form along Hollygate Lane (including residential, employment and industrial
vernacular) with the recently built out Hollygate Park east along Hollygate Lane.
2.126 EDP considers the cumulative effect would extend development beyond the perceived
settlement edge of Cotgrave, and beyond robust physical features outside of the
settlement (Grantham Canal and Hollygate Bridge, as well as the Country Park). EDP
concludes COT 3, COT 4 and COT 5 not to be appropriate for Green Belt release.
Cotgrave East COT 10 and COT 11
2.127 RBC finds that both these sites are of Medium importance in terms of Green Belt
function, and in fact, if development, the visual prominence of each site, would
substantially effect the openness of the Green Belt. Accordingly, RBC consider each site
to be very important land parcels in terms of Green Belt Function 1 “checking
unrestricted sprawl” and Green Belt Function 3 “assisting in safeguarding the countryside
form encroachment”.
2.128 RBC sores each site as 13 and 16 out of a possible 25 points to reflect their strategic
importance locally in terms of Green Belt function. Given EDP’s field based assessment,
we concur, and would not recommend the land parcels for release from the Green Belt.

38

Land south of Plumtree Road, Cotgrave
Green Belt Review
L_EDP3949_05c

Cotgrave West
2.129 The expansion of Cotgrave west would reduce the distance between the settlement and
the main urban area. This distance will be reduced further as the strategic allocation at
Tollerton is brought forward for development.
2.130 Given the broad, open landscape setting to the west of Cotgrave, and the elevated
landform which the settlement is located, there is potential for any new future
development at COT 7 and COT 8 to be very discernible, particularly given, that the
boundaries of these sites are not particularly robust and defensible. Consequently, the
visual effect of developing COT 7 and COT 8 would be discernible across quite a
significant area, which in turn would reduce the openness of the Green Belt.
2.131 In their strategic review, RBC makes the following comment on COT 7 and COT 8:
“The Green Belt shares two boundaries with Cotgrave in the North West of the
settlement, providing an opportunity to round the settlement off without intruding into the
open countryside beyond developments along Plumtree Road and Main Road. If
restricted it would not constitute significant urban sprawl……However developments
within this area would have a negative impact on the setting of Cotgrave’s historic core.”
2.132 Following EDP’s field based assessment, we consider these two optional share a
significant Green Belt Function, particularly, in terms of Green Belt Function 1 “checking
unrestricted sprawl” and Green Belt Function 3 “assisting in safeguarding the countryside
form encroachment”.
2.133 The future development of COT 7 and COT 8 would result in a perception of unrestricted
urban sprawl through the combination of the future developments being experienced with
the existing sewage works (northwest of COT 7 and COT8) and the strategic land
allocation for future residential development at Tollerton.
2.134 Consequently, the development of COT 7 and COT 8 through the release of these sites
from the Green Belt would create the potential for the settlement of Cotgrave to extend
well beyond its current perceived settlement edge, and into the wider landscape,
particularly as the site’s have very little in robust, defensible boundaries.
2.135 EDP considers these sites to have a medium Green Belt function, and for this strategic
reason, we would not advocate their release from the Green Belt for future development.
Interim Summary of Wider Optional Green Belt Sites at Cotgrave (Draft Green Belt
Review, January 2016)
2.136 EDP concludes, that whilst there are Green Belt sites (other than the appraisal site) which
could be released from the Green Belt. However, it is our firm professional opinion, that
these sites are not as appropriate from release from the Green Belt as the appraisal site.
EDP holds this opinion for the following reasons:
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•

The sites are of more strategic Green Belt function (i.e. medium or above scoring)
with the majority of these sites performing well in terms of Green Belt Function 1
“checking unrestricted sprawl” and Green Belt Function 3 “assisting in safeguarding
the countryside form encroachment”;

•

A number of the sites are visually prominent either away from the existing
settlement, or on rising landform adjoining the settlement. The opportunity for urban
sprawl and ribbon development is highly probable and discernible; and

•

The effect of developing Green Belt to the east of the appraisal site has the potential
for a ribbon like sprawl beyond the existing settlement, and the wider physical
features which define Cotgrave i.e. Hollygate Lane and Colson Gate. In these
situations, the effects are likely to be readily, and widely discernible.

2.137 With consideration of the above, EDP still advocates the release of the appraisal site from
the Green Belt as the least significant land parcel in terms of Green Belt function, and
that which is less discernible (comparatively).
Optional Proposed Green Belt Sites in the wider area of Cotgrave: A Comparative
Assessment (based on Rushcliffe Green Belt Review PART 2 (b) (Detailed Review of
the Nottingham-Derby Green Belt within Rushcliffe) Assessment of Additional Sites in
Key Settlements and Other Villages, Draft, February 2017
2.138 In addition to the appraisal site being brought forward for detailed review in RBC’s draft
Green Belt Review 2b (February 2017), RBC also identified a further site in the eastern
periphery of Cotgrave. The potential Green Belt site has been identified by RBC as COT
13.
2.139 COT 13 is situated east of the COT 4 and COT 6 and is located off Colson Gate, with the
site predominantly limited by surrounding landform which rises to a local landmark
feature.
2.140 After their detailed review of COT 13, RBC concluded:
“Due to the land’s significant intrusion into the open countryside and Green Belt along
the Grantham Canal and the adverse effects upon the setting of the Grantham Canal,
COT13 scored less favourably against Green Belt purposes than the neighbouring site
COT5, which is adjacent to the village.
Apart from the merging of settlements (the removal of the land would not result in a
significant reduction in the Green Belt between Cotgrave and settlements north and
east), the land scored well against the Green Belt purposes. This is reflected in a score of
16 and the conclusion that the land is of medium-high Green Belt importance.”
2.141 RBC considers the site has a Medium Green Belt function which is largely focussed on
the site’s high function in terms of Green Belt Function 1 “checking unrestricted sprawl”
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and Green Belt Function 3 “assisting in safeguarding the countryside form
encroachment”. COT 13 is scored by RBC at 4 points and 5 points for each of these two
function (out of a possible 5 points).
2.142 Evidently, this site performs a strategic Green Belt function in relation to Cotgrave. The
land is separated from the edge of Cotgrave by COT5 and is in an isolated outlying
location within the Green Belt. Its removal would necessitate the removal of COT3, COT4,
and COT5 and create a significant intrusion into the Green Belt.
2.143 RBC comment: “The distance between Cotgrave and Cropwell Bishop would be reduced
by approximately 400m. Any perception of merging is reduced by rising topography
(notably the Cropwell Wolds) and the absence of any direct links between the site and
Cropwell Bishop (other than the Canal).”
2.144 Following our field based assessment, EDP is generally in support of the above scoring
and the function of COT 13 a Medium Green Belt area. The development of COT 13 would
be quite openly experienced from Colson Gate, and would extend the settlement well
beyond its currently perceived settlement boundary either individually (which would be
incongruous), or in combination with the adjoining Green Belt sites Cot 4 and Cot 5 which
would create a substantial new urban area.
2.145 In consideration, of the above, EDP is firmly of the opinion, that the appraisal site is the
most appropriate site for Green belt release within the Cotgrave area for future
development and residential expansion.
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Section 3
Landscape and Visual Appraisal
Introduction
3.1

Owing to the way in which ‘landscape’ and settlements situated within the landscape or
countryside are experienced, EDP considers it prudent to add a further dimension to the
review of the appraisal site by considering the landscape and visual amenity baseline.

3.2

In this case, EDP is able to readily draw on the landscape and visual amenity context of
the site’s baseline (through the work EDP has been undertaking in preparing an LVIA to
test the emerging development scenario for the site; see Appendix EDP L2 for the
Concept Sketch.

3.3

Owing to the limited scale of the proposal, and its location neighbouring Cotgrave, the
relevance of the site in terms of Green Belt function is also perceived through landscape
and visual amenity factors. This may be a secondary consideration, as a Green Belt
designation is more of a spatial planning designation rather than a landscape designation
per-sa; none the less, this is factor worthy of consideration

Landscape Character and Features
3.4

At a high level, the site lies in National Character Area (NCA) 74: Leicestershire and
Nottinghamshire Wolds. This NCA is an identifiable ‘Wold landscape’, it stretches
eastwards between Nottingham and Leicester and includes the large Market town of
Melton Mowbray.

3.5

The site is located close to the north-western boundary of NCA 74 on an escarpment
which forms a prominent ridge which extends into adjacent NCAs. NCA 48: Trent and
Belvoir Vales is an adjacent character area, roughly 2km to the north of the site. NCA 48
is described as having little woodland cover and long, open views.

3.6

However, given the size of the site and its location transiently between these two large
scale NCAs (NCA 74 and NCA 48), these published appraisals are considered too broadbrush to provide an understanding of the character of the site and its local context.

3.7

EDP undertook its own field based assessment during March 2017 which, combined with
information published within the Greater Nottinghamshire Landscape Character
Assessment, enables a much finer grain understanding of the site. Our field based
assessment is helpful to reach conclusions about the acceptability – in landscape terms
– of redevelopment of this site and its effects on local character, and how this
development might deplete the function of the Green Belt around Cotgrave.
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3.8

The Greater Nottinghamshire Landscape Character Assessment categorises areas which
differ in character. The site is within the Nottinghamshire Wolds Regional Landscape
Character Area. The regional character areas or types are further broken down into Draft
Policy Zones (DPZs). DPZs are individual areas with unique characteristics, but they share
similar characteristics to other areas within broader regional areas.

3.9

The site is within DPZ NW04 Cotgrave Wooded Clay Wolds. Some characteristic features
which are relevant to the site and the local area are listed within Section 3 of the
accompanying LVIA (ref: L_EDP3949_01a).

3.10

Though the site presents correlation with a number of characteristic features of the
landscape type, mentioned above, it is the poor condition of these features in parts of the
eastern site area which reduce their value within the wider landscape type. The eastern
side of the site lacks the well-defined robust hedgerows which are typically common
within DPZ NW04 Cotgrave Wooded Clay Wolds: “Field boundaries are almost all
hedgerows managed at a low height. They comprise mostly hawthorn although
blackthorn, field maple and hazel.”

3.11

The presence of settlements within DPZ NW04 Cotgrave Wooded Clay Wolds is typically
experienced, and the Greater Nottinghamshire Landscape Character Assessment
recognises settlements as typical features in the landscape:
“Views are rural in character, although urban elements such as village fringes and the
A46 reduce the sense of seclusion and tranquillity.”

3.12

The appraisal site is substantially overlooked by neighbouring residences and influenced
by residential curtilages extensively found along the eastern boundary. This eastern
boundary is quite stark, and almost raw. Consequently, EDP considers that the appraisal
site is influenced by the adjoining settlement of Cotgave and its urban land uses. The
result of this, is that the appraisal site has a function relationship with Cotgrave rather
than the wider countryside, which it feels almost divorced from.

3.13

EDP considers, that the appraisal site has a Moderate condition (see Section 4 of the
accompanying LVIA (ref: L_EDP3949_01a), and has no more than a Medium value and
Medium susceptibility to change. Ultimately, EDP finds that the appraisal site is perceived
as being ‘sub-urbanised’ by its settlement edge location and the degraded landscape
condition.

Visual Amenity Baseline
3.14

Following EDP’s field based assessment, the main determinants of visibility to the site are
governed by the large scale agricultural land uses and the landform of the surrounding
area. In addition to the landform, the vegetated nature of the local landscape as well as
the built form of Cotgrave considerably reduce the availability of potential views in the
local area.
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3.15

Based on EDP’s field based assessment, a general description as to the visibility of the
site is as follows:
•

North: land to the north-west of the site is open, and there are views of the site at
close range from Plumtree Road, at medium range from Woodgate Lane and some
PRoW that cut across the expansive, and from the intensely farmed agricultural
landscape which stretches between the site and the airfield to the north-west. Long
distance views are also available from the north-west. In these views Brickyard
Plantation is distinctive and identifiable. At close range, field boundary vegetation on
the northern boundary provides a defensible visual barrier and curtails close range
views from Bakers Hollow and Plumtree Road;

•

East; Views from the east and north-east are mostly limited by built form in Cotgrave.
There are framed and fleeting views from residential streets and cul-de-sacs
adjacent to the site’s eastern edge. Mid ranging views (1-2km) are not anticipated
but glimpsed and filtered long distance views (2-5km) are a possibility but the
development scenario would be seen in combination with the existing settlement
edge, only extending settlement westwards to robust, permanent landscape
features;

•

South: Views from the south are significantly limited by permanent landscape
features including landform and a robust woodland block (Brickyard Plantation),
adjacent to the site’s southern boundary, which obscures views from the south and
south-east; and

•

West: There is a substantial hedgerow/tree belt stretching the length of the western
site boundary which filters availability of views. This robust landscape feature limits
the site and provides a decent degree of screening from views west of the site. There
are a few PRoW to the east of the site as well as a restricted byway. The vegetation
along the western site boundary will curtail views from lower contours.

3.16

It is noted by EDP, that the combination of intervening topography and landscape
features is sufficient to significantly filter views in to the interior of the site. EDP
anticipates that views of the developed site would be inherently filtered and, although
there may be opportunity to obtain glimpsed views of the new development through tree
canopies, further landscaping within the site would further reduce this and create a
strong robust, defensible edge to the appraisal site.

3.17

However, where visibility occurs, the appraisal site would be seen against the existing
context of the larger Cotgrave settlement edge, and would not appear out of character or
incongruous.

Interim Summary
3.18

EDP concludes, that the development of the appraisal site would not be experienced
incongruously and would not have an unacceptable effect on the existing context and
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character of Cotgrave and the intervening countryside to wider settlements at Clipston,
Tollerton, Plumtree and Normanton-on the-Wolds.
3.19

Due to the site’s settlement edge context, the site does not perform as a high functioning
part of the Green Belt and its function is skewed and diminished by the functional
relationship of the site with Cotgrave, rather than with the wider countryside beyond the
site’s robust, physical boundaries.

3.20

This semi-enclosed nature of the site and the robust physical features within its quantum,
including the landform, mature field boundaries and adjoining woodland block, ensure
that there is little opportunity to perceive a linkage with the wider countryside surrounding
the site.

3.21

Therefore, the site shares a greater, more significant relationship with the settlement,
and not the surrounding countryside. EDP considers the development of the site would
not detract anything at all from the openness of the Green Belt area, and would not lead
to a perception of ribbon development or an incremental coalescence with further
settlements when appraised in terms of landscape and visual amenity.
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Section 4
Summary and the Potential Development Response
Summary
4.1

This report provides an analysis of the Green Belt circumstances of the appraisal site in
order to review how it contributes to the function of the Derby and Nottinghamshire Green
Belt around the settlement of Cotgrave.

4.2

The review goes on to consider the landscape and visual features and planning policy
baseline of the local area, in order that an understanding can be gained of the
appropriateness of releasing the appraisal site from the Green Belt for future
development.

4.3

This review responds to both the reviews of the appraisal site (strategically and detailed|)
within Rushcliffe Borough Council’s “Rushcliffe Green Belt Review’ parts 2b January
2016 and February 2017 respectively, the Rushcliffe Borough Council Local Plan Part 1:
Core Strategy (adopted 2014), as well as the current National and Local Planning Policy.

4.4

As is discussed in Section 2, the main purpose of this document is to facilitate a site
specific appraisal of the site’s Green Belt function. The findings of EDP’s review, clearly
demonstrate that the quantum of development being proposed by IM Land within their
Concept Sketch (see Appendix EDP L2), could be released from Green Belt without
adversely affecting the Green Belt’s wider functions.

4.5

EDP has demonstrated that the appraisal site has a Low Green Belt function (scoring 10
points out a possible 25, as assessed in accordance with RBC’s assessment criteria).
Consequently, EDP considers that, within the context of the area of open land between
Cotgrave and the intervening countryside to wider settlements at Clipston, Tollerton,
Plumtree and Norman-on the-Wolds, the functions of the Green Belt would remain
constant, and not be adversely affected by the removal of this land for development.

4.6

Furthermore, EDP’s review considers the sustainability issues of the site and whether the
boundaries of the site could provide a long term, defensible, development area, which
serves to contribute to Green Belt functions in line with NPPF Paragraph 85. In these
respects, the future development of the appraisal site would be viable and the intactness
of the Green Belt would remain.

4.7

In terms of potential visual effects, the limitation in views available of a proposed
development in this location confirms that development on the appraisal site would have
little, or no, effects upon either sensitive or non-sensitive receptors. Any future change to
the site through the future development scenario, would be experienced as part of this
settlement edge location. The appraisal site is influence by the neighbouring residential
development and urban curtilages which afford the site a functional relationship with the
settlement, rather than being open countryside.
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4.8

Consequently, any change to landscape character and visual amenity is anticipated to be
limited to those receptors adjoining the existing settlement edge of Cotgrave, or passing
along the immediate PRoW within the site; where, currently, one readily experiences the
effect of the local settlement perceptually.

4.9

In landscape terms, the appraisal site is not situated within or adjoining any national or
local landscape designations, which might otherwise be a constraint to sustainable
development.

Fixing our Broken Housing Market (Secretary of State for Communities and Local
Government), February 2017
4.10

Given the release of the Government’s Housing White Paper last month, it is pertinent to
consider the promotion of the appraisal site against the most recent backdrop of National
policy.

4.11

The release of the White Paper outwardly appears to reaffirm the Government’s
commitment to protecting the Green Belt whilst seeking to find alternative options to
meeting the ever increasing housing need.

4.12

Previously, the rules for developing Green Belt, stated that residential planning
applications would only be allowed in very special circumstances. The February 2017
White Paper sought to specify what counts as ‘exceptional circumstances’ and states that
local planning authorities would need to rule out the following options before permitting
Green Belt development:
•

Using brown field sites or estate regeneration;

•

Using land that is currently underused, including surplus public sector land; and

•

Other authorities helping to provide land for development.

4.13

Further to this, in the event that a local authority is able to meet the above condition, they
will be further required to “offset” the removal of land from the Green Belt by way of
“compensatory improvements to the environmental quality or accessibility of remaining
green belt land.” (Housing White Paper, paragraph 1.39)

4.14

Inevitably, there may be changes to Green Belt policy which raise the bar for “exceptional
circumstances” to include examining “fully” all other reasonable options. Offsetting
through improving the environmental quality and accessibility of other Green Belt land, as
well as requiring higher contributions from land released from the Green Belt, add to the
obstacles. However, the door remains open where this is a “last resort”, and the white
paper concedes that greenbelt boundaries can be amended, but ‘only in exceptional
circumstances when local authorities can demonstrate that they have fully examined all
other reasonable options for meeting their identified housing requirements’.
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4.15

In the case of Cotgrave, which is essentially a rural settlement within a countryside
setting, as affirmed by RBC’s ‘Key Settlement’ status in the draft Green Belt Review 2b
(2016), there would be little opportunity to directly accommodate much needed housing
numbers on brownfield sites or estate regeneration, or surplus public sector land, as this
is not evident within Cotgrave. This matter when combined with any adverse variance
with the 5 year housing land supply, and/or a future populace growth within the Borough
would signal an ‘exceptional circumstance.’

4.16

EDP considers that the Government’s Housing White Paper (2017) is no more a
significant obstacle to the release of the appraisal site from the Green Belt, than the
current stance with the NPPF.

4.17

EDP considers the following point relevant to the future promotion of the appraisal
against this (most recently introduced) National Policy backdrop to positively realise the
long term development of the appraisal site:

4.18

•

To realise green infrastructure improvements within any emerging masterplanning of
the site. Green infrastructure interventions will enhance the existing PRoW which run
across the appraisal site and enhance the desirability of these routes to access the
wider countryside/Green Belt west of Cotgrave for existing and new residents. See
Appendix EDP L2 for the currently envisaged footpath connections and proposed
landscaping to establish a ‘parkland’ character which the PRoW will be routed;

•

The provision of formal and informal public open space within the emerging
masterplanning for the site, affording a partial compensation for the loss of the
agricultural ‘green field’ site which encourages public access across the wider site
area. See Appendix EDP L2;

•

To undertaking landscaping and ecological enhancements within the appraisal site
to improve and diversify the current agricultural ‘green field’ site. However, given the
intense agricultural land use at the site and lack of suitable habitat, the likelihood of
protected species within the site are unlikely; and

•

If appropriate, consider compensatory improvements to the environmental quality
and accessible of the Green Belt outside of the appraisal site with offsite landscape
enhancement, ecological habitat creation and developing/establishing public access
routes. The existing PRoW and overall public amenity space would afford good
connectivity between both measures for existing and new residents of Cotgrave.

Furthermore, through effective promotion and discussions with the Parish Council, so that
the benefits of the appraisal site are clearly demonstrated, then development brought
forward under a neighbourhood development order would not be regarded as
inappropriate in the green belt, provided it preserves openness and does not conflict with
the purposes of the green belt. This Green Belt Review by EDP demonstrates that this is
much the case, and that the site is actually a low function part of the Green Belt around
Cotgrave.
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4.19

In conclusion, this review provides a clear indication that the appraisal site is entirely
suitable for extraction from the Green Belt, without resulting in any adverse effects on
Green Belt function. This review by EDP has considered the appraisal against those sites
detailed within RBC’s draft Green Belt Review of January 2016, and also more recently, to
the 2017 additional site review.

4.20

Many of the wider Green Belt sites contained in the RBC’s reviews were found to be in
appropriate for the following reasons:
•

The sites are of more strategic Green Belt function (i.e. medium or above scoring)
with the majority of these sites performing well in terms of Green Belt Function 1
‘checking unrestricted sprawl’ and Green Belt Function 3 ‘assisting in safeguarding
the countryside form encroachment’;

•

A number of the sites are visually prominent either away from the existing
settlement, or on rising landform adjoining the settlement. The opportunity for urban
sprawl and ribbon development is highly probable and discernible; and

•

The effect of developing Green Belt to the east of the appraisal site has the potential
for a ribbon like sprawl beyond the existing settlement, and the wider physical
features which define Cotgrave i.e. Holygate Lane and Colson Gate. In these
situations, the effects are likely to be readily, and widely discernible.

4.21

Furthermore, EDP considers any change to the appraisal site and its impact to the wider
landscape and visual amenity, is minimal and the effects largely contained within the
existing robust, physical boundaries of the site; see the Concept Sketch with Appendix
EDP L2.

4.22

This review provides a clear indication that the Appraisal Site is entirely suitable for
extraction from the Green Belt, without resulting in any adverse effects on Green Belt
function. Furthermore EDP considers any change to the site, and resulting impact to the
wider landscape and visual amenity, is minimal and the effects largely contained within
the existing robust, physical boundaries of the site; see the Concept Sketch with
Appendix EDP L2.

4.23

EDP concludes, that the appraisal site has a Low Green Belt function. However, the
removal of the site from the Green Belt (and release for a future development), would
ensure the wider Green Belt remains functional without compromising the openness,
whilst restricting of the ‘sprawl ‘ of development, safeguarding countryside from
encroachment and preserving the setting of Cotgrave and its outlying settlements.
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Appendix EDP L1
Plan EDP L1: Topographical Relief,
(Extract from EDP LVIA, ref: L_EDP3949_01a)
(EDP3949/01 29 March 2017 RB/MD/LH)
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Appendix EDP L2
Concept Sketch
(Barton Willmore 27299 RG-M-04C 14 March 2017 ALC/IW/AD)
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Appendix EDP L3
Cotgrave Strategic Green Belt Areas and SHLAA Sites
-Extract from ‘Rushcliffe Green Belt Review’ Part 2b (detailed review of
the Nottingham – Derby Greenbelt within Rushcliffe – Rural Towns
and Villages), Draft’, January 2016
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Cotgrave
4.27

The broad strategic Green Belt areas around Cotgrave have been identified
as:
1. Cotgrave North – Land between the Main Road and Hollygate Lane
(excluding the Country Park and land north of Hollygate Lane which are
outside the Green Belt)
2. Cotgrave East – Land south of Hollygate Lane to Owthorpe Road
3. Cotgrave South West – Land between Owthorpe Road and Plumtree Road
4. Cotgrave West – Land between the Plumtree Road and Main Road

Cotgrave Strategic Green Belt Areas and SHLAA sites

Cotgrave North
Stage 1: Strategic Review
Strategic Area

Cotgrave North

Green Belt
Purpose

Score

Check unrestricted
sprawl of
settlements

2

Justification
The country park and former colliery (currently under
redevelopment) removes a significant area of land from
within this strategic area. Land west of the country park
would extend along Main Road without effective
containment. Land to the north and east of the former
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Appendix EDP L4
Green Belt Review Assessment Criteria followed by Rushcliffe Borough
Council
Extract from ‘Rushcliffe Green Belt Review’ Part 2b (detailed review of
the Nottingham – Derby Greenbelt within Rushcliffe – Rural Towns
and Villages), Draft’, January 2016
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boundaries submitted by landowners comply with paragraph 85 of the NPPF.
The boundaries should be clearly defined, using physical features that are
readily recognisable and likely to be permanent (e.g. hedgerows/field
boundaries, woodland, roads, railway lines, waterways and ridgelines).
4.13

In accordance with NPPF paragraph 83, when determining defensible
boundaries, the review will also consider whether - in order to achieve
permanence and identify potential developable land beyond the plan period additional parcels of land that perform poorly against Green Belt purposes
could be removed and safeguarded. Where the removal of a SHLAA site
would result in neighbouring Green Belt land being isolated from the Green
Belt, this land has been included within the site assessment as it would no
longer serve Green Belt purposes.

Assessment Criteria
Green Belt Purpose
To check the unrestricted
sprawl of large built-up
areas

Assessment Criteria
x The proximity and visual connectivity of the area/site to
the settlement’s clearly defined urban edge.
x The extent to which the area/site is contained and
whether its development would round off the urban
edge.
x The existence of clearly defined boundaries.

To prevent neighbouring
towns merging into one
another1

x The degree to which development would physically
reduce the distance between the urban edge and
neighbouring settlements.
x The degree to which the development would result in
the perception that distances between settlements have
reduced.

To assist in safeguarding
the countryside from
encroachment

x The existence and scale of inappropriate development
within the area/site.
x The degree to which the character of the area/site is
‘urban fringe’ rather than ‘open countryside’.

To preserve the setting and
special character of historic
towns

x The degree of harm that may be caused to the setting
or special character of the existing built up area of
settlement, taking into account the visual aspects of
designated and non-designated heritage assets
(conservation areas, listed buildings, historic parks and
gardens, scheduled monuments or important heritage
features).

To assist in urban

x Consider if development would impact upon the


1

Due to the existence of numerous villages within Rushcliffe’s Green Belt, the review will also consider whether the area/site
prevents merging with neighbouring smaller settlements.
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Green Belt Purpose

Assessment Criteria

regeneration, by
encouraging the recycling of
derelict and other urban
land

likelihood of sites within the existing urban area in
coming forward, and whether development in the broad
location would facilitate the possibility of reusing
previously developed land.
As all Green Belt broadly delivers this objective and
urban regeneration can only be achieved in combination
with other development plan policies an average score
of 3 is used unless local circumstances indicate there
are specific regeneration issues.

Assessment Matrix
Score

1

2*

3

4*

5

Purpose
Check
unrestricted
sprawl of
settlements

The land has two or
more boundaries
adjoining the
settlement or its
development would
round it off. The land is
well contained by
strong physical
boundaries and does
not extend over
topographical features.

The land has two or
more boundaries
adjoining the
settlement, but is not
well contained and
there are weak or no
features to act as
defensible boundaries.

The land does not
adjoin a settlement, or
only has one
boundary, or forms a
prominent intrusion
into open countryside.
There are weak or no
defensible boundaries.
The site is visually
disconnected.

Prevent merging
of settlements

Development would
not reduce the
distance between
settlements, or would
result in only very
limited reduction.

Development would
result in a moderate
reduction in the
distance between
settlements (or its
perception)

Development would
result in a complete or
virtually complete
merging of
settlements.

Assist in
safeguarding
the countryside
from
encroachment

The land includes a
considerable amount
of existing
inappropriate
developments which
have already
significantly
encroached.

The land contains
some inappropriate
development that has
encroached.

The land does not
contain any
inappropriate
development.

The urban edge is
visible put not an
overriding feature.

The settlement’s edge
is not prominent and
land is open
countryside.

The land contains or is
in the setting for one or
more heritage assets
which will be adversely
affected.

The land contains or is
in the setting of one or
more heritage assets
which will be
significantly affected.

The edge of the
settlement is the
overriding feature of
the land.
Preserve setting
and special
character of
historic
settlement

The land does not
contain or form the
setting of a designated
or non-designated
heritage asset.
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Score

1

2*

3

4*

5

Purpose
Assist in urban
regeneration

No land will be scored
1 or 2, as all Green
Belt land directs
development towards
non-Green Belt land
within built up areas.

As all Green Belt
delivers this objective
and urban
regeneration can only
be achieved in
combination with other
planning policies an
average score of 3 is
used.

Local circumstances
clearly indicate there
are specific
regeneration issues
which the land,
designated as Green
Belt, would assist.

*No criteria have been given for scores of 2 and 4. They reflect sites whose performance against purposes does
not sit comfortably within 1, 3 and 5.

4.14

All scores will be justified within an individual form for each parcel of land,
accompanied by a written conclusion determining the site's Green Belt value.
Score

4.15

Green Belt value

7 to 10

Low

11 to 15

Low-medium

16 to 20

Medium-high

21 to 25

High

A score of between 72 and 10 would represent a site which scored poorly
against Green Belt purposes. A score of between 11 and 15 indicates a site of
low-medium performance. A score between 16 and 20 indicates a site of
medium–high importance and a score of 21 to 25 indicates the land is of high
Green Belt value. The overall scores for each broad area and individual parcel
of land will be reflected in a conclusion of low, low-medium, medium-high and
high Green Belt importance.

Fundamental Green Belt Constraints
4.16

When reviewing the parcels of land against Green Belt purposes, an overall
low scoring site may still result in a conclusion that the site is of higher Green
Belt value as it may perform very well against one purpose and its loss to
development would be significantly detrimental to that purpose. For example
land containing a scheduled monument or which is important to its setting
may warrant a high Green Belt value in the conclusion, and land if developed
would effectively merge two settlements together.


2

No site can score lower than 7 as the minimum score for the first four purposes is 1 and the last (assisting urban regeneration)
is 3.
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Appendix EDP L5
Cotgrave South West Green Belt Area – Strategic Review by Rushcliffe
Borough Council
Extract from ‘Rushcliffe Green Belt Review’ Part 2b (detailed review of
the Nottingham – Derby Greenbelt within Rushcliffe – Rural Towns
and Villages), Draft’, January 2016
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Cotgrave South West
Stage 1: Strategic Review
Strategic Area
Green Belt
Purpose
Check unrestricted
sprawl of
settlements

Cotgrave South West
Score Justification
3

Prevent merging of
settlements

3

Assist in
safeguarding the
countryside from
encroachment
Preserve setting and
special character of
historic settlement
Assist in urban
regeneration

4

Green Belt Score

14

1

3

Land west of Cotgrave provides opportunities to round of the
urban edge most notably around The Brickyard. This area is
also contained by The Brickyard Plantation and Scotton’s Hill
woodland.
Land adjacent to Plumtree Road is open countryside
consisting of large arable fields which offer fewer
opportunities to restrict urban sprawl. The topography
however slopes down towards the urban edge screening the
land from the west.
The extension of development west would, in conjunction
with the Strategic Allocation of East Gamston/North
Tollerton, result in moderate reduction in the distance
between Cotgrave and Nottingham’s main urban area.
Development would also significantly reduce the distance
between Cotgrave and Clipston on the Wolds
The area contains one dwelling at The Brickyard. The overall
character of the area is open countryside.

Provided development does not extend beyond the parish
boundary, development would be unlikely to affect the
historic park and gardens around Manor Farm, Clipston.
Provided Local Plan policies restrict retail uses outside the
town centre, Cotgrave’s town centre regeneration project or
the redevelopment of Former Cotgrave Colliery would not be
jeopardised by the removal of Green Belt.
Low-medium

Conclusions
4.58

Whilst land west of Cotgrave performed average against Green Belt
purposes, it scored higher than the other strategic areas around the
settlement. Predominantly large arable fields, these provide fewer
opportunities to constrain development. The character of the land is open
countryside rather than urban fringe. The extension of development towards
Tollerton and the strategic allocation would reduce the distance between
Cotgrave and the edge of Nottingham’s main urban area.

4.59

Opportunities to round off the settlement in and around The Brickyard without
significant urban sprawl may exist due to topography and tree cover.

61




4.60

The area scored 14, reflecting the overall conclusion that land south and west
of Cotgrave is of low-medium Green Belt importance. Land further west
would be considered of higher Green Belt value due to the rising topography
towards Clipston and the increased intrusion into open countryside.

Stage 2: Detailed Review of SHLAA Sites
COT6: The Brickyard

COT6: View east from amenity space of Daleside

4.61

COT6 occupies the same area and boundaries as SHLAA site 437

Site Name
Green Belt Site
Reference
SHLAA Reference
Strategic Green Belt
Area
Green Belt Purpose
Check unrestricted
sprawl of settlements

Prevent merging of
settlements
Assist in
safeguarding the
countryside from
encroachment

The Brickyard
COT6
437
South West
Score
1

1
3

Justification
The site has two boundaries adjoining Cotgrave and
would be constrained by woodland/scrub to the south and
west. The topography of the site also reduces prominent
views both out of and into the settlement.
Development would not reduce the distance between
Cotgrave and other settlements.
Site contains a residential property.
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Appendix EDP L6
COT 12 Plumtree Road Detailed Review
Extract from ‘Rushcliffe Green Belt Review PART 2 (b) (Detailed Review of
the Nottingham-Derby Green Belt within Rushcliffe) Assessment of
Additional Sites in Key Settlements and Other Villages, Draft’,
February 2017
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COT12: Plumtree Road

COT12: View north east from centre of the site
2.3. COT12 covers the same area as SHLAA site 843.
Site Name
Green Belt Site
Reference
SHLAA Reference
Strategic Green Belt
Area
Green Belt Purpose
Check unrestricted
sprawl of settlements

Plumtree Road
COT12
843
West
Score
4

14 low-medium Green Belt importance
Justification
The land shares one boundary with Cotgrave, however 1/3
of this boundary does not adjoin Cotgrave and is separated
from the settlement by COT9. Removal of COT12 would
necessitate removal of COT9.
Given the size of the site (600m x 200m), the removal of
the site from the Green Belt and its development would
constitute a significant intrusion into the countryside.
The land is well contained by established and clearly
defined hedgerow boundaries along the right of way on the
sites western boundary. Plumtree Road and Brickyard
Plantation form robust and permanent boundaries to the
north and south.
An incomplete hedge provides a weaker interior boundary,
splitting the site north and south.

Prevent merging of



3

Land rises towards Brickyard Plantation, increasing the
lands prominence towards the southern half of the site.
Development would significantly reduce the distance

10


settlements

between Cotgrave and Clipston from 700m to 500m.

Assist in
safeguarding the
countryside from
encroachment

3

Preserve setting and
special character of
historic settlement
Assist in urban
regeneration

1

Green Belt Score

14

A perception of merging would be increased as
development extends up the ridge where Clipston is
located. Especially for residents using the rights of way that
link these settlements.
Land does not contain inappropriate development.
Dwellings off White Furrows and Daleside are prominent.

3

Land is urban fringe in character
Site does not contain and is not adjacent to any heritage
asset.
Provided Local Plan policies restrict retail uses outside the
town centre, Cotgrave’s town centre regeneration project
or the redevelopment of Former Cotgrave Colliery should
not be jeopardised by the removal of this site from the
Green Belt.
Low-medium

Conclusion
2.4. This area of Green Belt prevents the expansion of Cotgrave west and this is
reflected in a score of 4 against this objective (a higher score was avoided due
to the presence of robust boundaries). Medium scores of 3 where achieved
against 3 of the 4 remaining purposes as the Green Belt prevents the merging
of Cotgrave with Clipston and the land, though free from inappropriate
development, is visually affected by the prominence of the edge of the village.
2.5. Whilst identified as being of low-medium Green Belt importance, the
prevention of sprawl and subsequent score of 14 indicates the site is of medium
rather than low Green Belt importance.
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Appendix EDP L7
Plan EDP L5: Landscape and Visual Findings
(Extract from EDP LVIA, ref: L_EDP3949_01a)
(EDP3949/12 29 March 2017 GC/MD/LH)
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Appendix EDP L8
EDP Photoviewpoints
(Extract from EDP LVIA, ref: L_EDP3949_01a)
(EDP3949/07 29 March 2017 GC/MD/LH)
Photoviewpoints
Photoviewpoint EDP 1

View from Public Right of Way at the site’s eastern boundary,
looking west
(EDP3949/07 29 March 2017 GC/MD/LH)

Photoviewpoint EDP 2

View from Public Right of Way at the sites western boundary,
looking east
(EDP3949/07 29 March 2017 GC/MD/LH)

Photoviewpoint EDP 3

View from Public Right of Way in the south-western corner of the site,
looking north-east
(EDP3949/07 29 March 2017 GC/MD/LH)

Photoviewpoint EDP 4

View from Public Right of Way adjacent to Boot Pit plantation,
looking north-east towards the site
(EDP3949/07 29 March 2017 GC/MD/LH)

Photoviewpoint EDP 5

View from Public Right of Way, looking north-east towards the site
(EDP3949/07 29 March 2017 GC/MD/LH)

Photoviewpoint EDP 8

View from Cotgrave Lane to the north-west, looking south-east
towards the site
(EDP3949/07 29 March 2017 GC/MD/LH)

Photoviewpoint EDP 9

View from Tollerton Lane and Public Right of Way to the south-west of
Nottingham City Airport, looking south-east towards the site
(EDP3949/07 29 March 2017 GC/MD/LH)
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Photoviewpoint EDP 1: View from Public Right of Way at the site’s eastern boundary, looking west
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Photoviewpoint EDP 3: View from Public Right of Way in the south-western corner of the site, looking north-east
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Photoviewpoint EDP 4: View from Public Right of Way adjacent to Boot Pit plantation, looking north-east towards the site
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Photoviewpoint EDP 5: View from Public Right of Way, looking north-east towards the site
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Photoviewpoint EDP 6:
View from Plumtree Road at the entrance to the site, looking south-east
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Photoviewpoint EDP 7: View from Woodgate Lane / Bridleway BW23 to the north, looking south towards the site
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Photoviewpoint EDP 8:
View from Cotgrave Lane to the north-west, looking south-east towards the site - 70º View
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Photoviewpoint EDP 9: View from Tollerton Lane and Public Right of Way to the south-west of Nottingham City Airport, looking south-east towards the site - 70º View
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Appendix EDP L9
Zone of Theoretical Visibility,
(Extract from EDP LVIA, ref: L_EDP3949_01a)
(EDP3949/09 17 March 2017 RB/MD)
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Appendix EDP L10
Plan EDP L2: Landscape Planning Context,
(Extract from EDP LVIA, ref: L_EDP3949_01a)
(EDP3949/02 29 March 2017 RB/MD/LH)
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Section 1
Introduction, Purpose and Methodology
Introduction
1.1

IM Land, a subsidiary of IM Properties PLC, is working with the landowner to promote a
site of 12.73 hectares (ha) to the south west of Cotgrave for residential development (the
‘appraisal site’). These representations are submitted in response to the Local Plan Part
2: Land and Planning Policies (Further Options) Consultation.

1.2

IM Land, a subsidiary of IM Properties PLC, is working with the landowner to promote
12.73 (ha) to the south west of Cotgrave for residential development. This representation
on landscape and visual matters is submitted in response to the Local Plan Part 2: Land
and Planning Policies (Further Options) Consultation. Further representations have also
been submitted to the Draft Green Belt Review (Part 2b).

1.3

The Environmental Dimension Partnership Ltd (EDP) has been commissioned by IM Land
to undertake a Landscape and Visual Impact Assessment (LVIA) of the emerging
development scenario.

1.4

This assessment provides technical evidence to the Local Planning Authority (Rushcliffe
Borough Council) that the development of the site would be appropriate, and anticipated
effects acceptable. This report will inform the promotion of the appraisal site for the
removal of the site from the Green Belt and realise a draft allocation as part of the
Local Plan preparation.

1.5

EDP is an independent environmental planning consultancy with offices in Shrewsbury,
Cardiff and Cirencester. The practice provides advice to private and public sector clients
throughout the UK in the fields of landscape, ecology, archaeology, cultural heritage,
arboriculture, rights of way and masterplanning. Details of the practice can be obtained at
our website www.edp-uk.co.uk.

1.6

The site is adjacent to the existing Cotgrave settlement edge and is located approximately
400m from the town centre. It is well connected to the sustainable transport network,
with a number of existing Public Rights of Way crossing the site. The closest bus stops to
the site are located on Plumtree Road, approximately 300m to the east of the site. The
S4 and V2 bus services operate from this stop and provide access to Cropwell Bishop and
Bridgford and Nottingham, Aslockton and Bingham.

1.7

Plan EDP L1 illustrates the location of the appraisal site and the topographical relief of
the surrounding landscape. The appraisal site, which is in the Rushcliffe District Council
Planning Authority, is situated to the west of Tollerton, on the western edge of the
settlement of Cotgrave where rear gardens of existing residential properties (fronting onto
Daleside and White Furrows) abuts part of the eastern boundary of the site.
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Brickyard Plantation, a broadleaf woodland (deciduous) registered on the priority habitat
inventory.
1.8

The site currently comprises agricultural land and is broadly level. To the north the site is
bound in part by Plumtree Road and in part by further agricultural land (also being
promoted through the Plan) which also fronts onto Plumtree Road. To the east the site is
bound in part by agricultural land and in part by the rear gardens of residential properties
which front onto Daleside and White Furrows. To the south the site is bound by woodland
and to the west beyond the immediate hedgerow boundary is agricultural land. A Public
Rights of Way within the site boundary as illustrated on Plan EDP L2. The site is within
Policy 4: ‘Nottingham - Derby Green Belt’.

Purpose
1.9

This LVIA is to be read in conjunction with EDP’s Green Belt Review (L_EDP3949_05c) of
the appraisal site, which justifies the re-alignment of the Green belt for the release of the
site for future residential development. To that end, this LVIA does not address the
current or emerging Local Plan Policy for Green Belt.

1.10

The purpose of this report is to identify the baseline conditions of the appraisal site and
its surrounding area and to provide recommendations to inform the design layout and
appearance for the future development.

1.11

This report will demonstrate to the Local Planning Authority, that the future development
of the appraisal site can be succinctly accommodated within the landscape setting, and
through an appropriate design response, provide the opportunity for a positive,
sustainable development.

1.12

In compiling the assessment, EDP has undertaken the following key tasks:
•

Reviewed the planning policy context for the site;

•

Undertaken a desktop study and web search of relevant background documents
and maps. EDP’s study included reviews of aerial photographs, web searches,
Local Planning Authority (LPA) publications and landscape character assessments.
EDP has also obtained, where possible, information about relevant landscape and
other designations such as Areas of Outstanding Natural Beauty (AONBs),
conservation areas and gardens and parks listed on Historic England’s ‘Register of
Historic Parks and Gardens of Special Historic Interest in England’ (RPG);

•

Undertaken an assessment of local site circumstances, including a photographic
survey of the character and fabric of the site and its surroundings; and

•

To demonstrate that the bringing forward of development at this site is acceptable
in anticipated landscape and visual effects, sustainable, and compliant to
2
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National and Local Planning Policy, as well as providing opportunities for beneficial
landscape and visual amenity.

Methodology Adopted for the Assessment
1.13

This LVIA has, been undertaken in accordance with the ‘Guidelines for Landscape and
Visual Impact Assessment – Third Edition (LI/IEMA, 2013)’ (GLVIA3) insofar as it is
relevant to non EIA schemes. The criteria referred to, but not defined within the
guidelines, have been defined by EDP as set out in Appendix EDP 2.

Study Area
1.14

To establish the baseline and potential limit of material effects the study area has been
considered at two geographical scales.

1.15

A broad study area was adopted, as shown on Plan EDP L1, enabling the geographical
scope of the assessment to be defined and provided the wider geographical context of the
study. The search focussed on the local planning policy context, on identifying national
and local landscape and other associated designations (e.g. AONB, historic parks and
gardens) and providing a general geographical understanding of the appraisal site and its
broader context (for example, in relation to landform, transport routes and the distribution
and nature of settlement).

1.16

Following initial analysis and subsequent field work, and having an appreciation of the
development proposed, a refinement of the study area has been undertaken which
focuses on those areas and features that are likely to be affected by the proposals. The
extent of this detailed study area is 2km from the site boundary, although occasional
reference may be made to features beyond this area where appropriate. This detailed
study area is illustrated on Plan EDP L1.
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Section 2
Landscape Planning Policy and Designations
National Planning Policy
2.1

At the heart of the National Planning Policy Framework (NPPF) is a presumption in favour
of sustainable development; this being the ‘golden thread’ which is carried throughout
the document. For landscape, this means recognizing the intrinsic beauty of the
countryside (para. 17), and balancing any ‘harm’ to the landscape resource with the
benefits of the scheme in other respects.

Local Planning Policy
Rushcliffe Borough Council Local Plan Part 1: Core Strategy (adopted 2014)
2.2

The current and adopted local policy provided by Rushcliffe Borough Council (RBC)
comprises Local Plan Part 1: Core Strategy which forms part of the Development Plan for
Rushcliffe Borough Council. The Council’s Proposals Map comprises the 1996 Local Plan
Proposals Map which was amended by the adoption of the Core Strategy. Policies 4, 10,
11, and 16 are considered relevant to the proposal and reviewed below.
Policy 4: Nottingham - Derby Green Belt: The site is currently within green belt land. The
main purpose of Green Belt land is to maintain openness and prevent coalescence
between settlements. The Nottingham – Derby green belt policy states that the policy
designation ‘will only be retained and it will only be altered where it is demonstrated that
exceptional circumstances exist’. The settlement of Cotgrave is identified as a settlement
that ‘will remain inset from the Green Belt:’ and inset boundaries will be reviewed in the
Local Plan Part 2 to accommodate development requirements until 2028 and that
consideration will be given to the identification of safeguarded land to meet longer term
requirements.
Policy 10: Design and enhancing local community: This policy is detailed and sets out a
number of specific tests which new development will be assessed against. It seeks to
promote cohesive social, environmental and economic thinking to create attractive
design which draws on local identity, creates a sense of place, and considers the future
influences of climate change; the character of the landscape should be restored by
proposals. Another relevant test set out in this policy relates to views: (development will
be assessed against) ‘potential impact on important views and vistas, including of
townscape, landscape, and other individual landmarks and the potential to create new
views’.
Policy 11: Historic Environment: This policy refers to heritage assets, its states that
proposals will be supported where the ‘historic environment and heritage assets and
their settings are conserved and/or enhanced in line with their interest and significance’.
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Policy 16: Green Infrastructure (GI), Landscape, Parks and Open Space: Existing green
corridors and green assets such as vegetated boundaries or open space should be given
consideration early in the conceptual design development to ensure that a strategic
approach to the ‘delivery, protection and enhancement’ of GI assets is planned for. This
policy stresses the importance of connecting new corridors to the local and broader GI
network as defined on the local development documents. Policy 17 ties in with the
intentions of Policy 16 as it encourages increased biodiversity gain in the Borough.
Rushcliffe Borough Council Local Plan Part 2 (not adopted)
2.3

The Local Plan Part 2 is the emerging Land and Planning Policies DPD. Once adopted, the
Council’s intend to update the Proposals Map again once Part 2 is adopted.
Supporting Documents and Supplementary Guidance
Green Belt Review Part 1 and Part 2(a)

2.4

Because of the two-part preparation of the Local Plan, the Green Belt Review is also
being produced in two parts. This first part is an overall strategic appraisal of the Green
Belt within Rushcliffe together with a more detailed review around the Nottingham builtup area (within Rushcliffe).

2.5

Cotgrave is one of a few villages identified as a ‘key settlement’ in the Part 1 of the
Local Plan. Key settlements will undergo a review to investigate possible minor
adjustments around other villages inset from the Green Belt. This has not been produced
to date but when delivered, the intention is for it to support the second part of the Local
Plan – the Land and Planning Policies DPD.

2.6

The history of the Nottingham-Derby Green Belt shows that as well as releasing areas of
green belt for development, the revised Deposit Draft of Rushcliffe Local Plan in 2004
made additions to the Green Belt which included adding land around Cotgrave.

2.7

Stage 1 of the Green Belt Assessment within Rushcliffe has shown that, although the
hinterland around Nottingham has capacity to accommodate the bulk of the land
required for housing, there are ‘sustainable opportunities for new development’ in areas
such as Cotgrave, which is referred to as a ‘sustainable settlement’. Cotgrave has been
assessed as part of a broad study area in Part 1 of the Green Belt review. It is identified
in ‘Broad Sector B – Rushcliffe Mid’ study area, and the conclusion / recommendation
stated in the review read as follows:
‘It is recommended that the settlement should remain inset from the Green Belt.
Cotgrave is designated as a key settlement within the Core Strategy as it is considered
suitable to accommodate further growth based on sustainability considerations. This
view is supported by the Tribal Study 2010. Former Cotgrave Colliery is identified as a
regeneration generation priority and this land can take significant levels of development.’
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2.8

Part 1 of the Green Belt review recommends that a full review of the extent of the inset
boundary is undertaken in Part 2.

Green Belt Review Part 2 (b) Draft January 2016
2.9

Part 2 (b) of the Green Belt review is still a draft document. The document reviews the
key settlements identified in the Core Strategy, sites considered within the Strategic
Housing Land Availability Assessment (SHLAA, 2015) and strategic green belt areas
around inset villages. Four broad strategic Green Belt areas have been identified around
Cotgrave and the site is identified within ‘Cotgrave South West - Land between Owthorpe
Road and Plumtree Road’. SHLAA site (COT9) is adjacent to the north-eastern site
boundary.

2.10

The conclusions drawn in the draft document suggests that new development in
‘Cotgrave South West’ could provide an opportunity to ‘round off the settlement in and
around The Brickyard without significant urban sprawl may exist due to topography and
tree cover’. The Cotgrave South West area’s scoring suggests overall, that land south and
west of Cotgrave is of ‘low-medium Green Belt importance’.

2.11

The review of the SHLAA (2015), suggest that new development to the south west of
Cotgrave would not be a prominent intrusion' in respect of policy. However, the review of
boundaries within Site COT 9 (along the norther eastern boundary with the appraisal site)
indicate the shared boundary with the appraisal site would need strengthening.
Otherwise, at present, any future development within Site COT9 would present an
intrusion into the wider open countryside through a lack of its robust defensible
boundary.

Landscape Related Designations
2.12

Landscape related designations and policy considerations within 2km of the site are
shown on Plan EDP L2. In summary:
•
•
•

Public Right of Way footpath FP13 crosses through the centre of the site in a southwest to north-easterly direction;
Public Right of Way footpath FP12 runs adjacent to the tree belt adjacent to
western site boundary; and
Brickyard Plantation is an area of deciduous woodland which is registered on the
priority habitat inventory and it adjacent the site’s southern boundary.

Public Rights of Way
2.13

There is a reasonably frequent network of Public Right of Way within the study area, two
of which are located within the site boundary.
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2.14

Footpath FP13 crosses through the centre of the site in a south-west to north-easterly
direction. The footpath weaves through existing residential development on facing Barn
Close and White Furrows to the north-east of the site before it crosses the centre of the
site. The footpath then joins Footpath FP14 and progresses in a south-westerly direction
where it meets Boot Pit woodland and a restricted byway.

2.15

Footpath FP12 runs the length of the western site boundary from Plumtree Road; it is
parallel to the tree belt on the western side and outwith the site boundary. The footpath
progresses southward until it meets Mill Lane (restricted byway).

2.16

Bridleway BW23 is located approximately 10m to the north of the site boundary at its
closest point; it progresses north from Plumtree Road where it meets Footpath FP15 and
then it passes Sewage Works on the west, and Peashill Farm before it ends Bassingfield.
Footpaths FP1, FP6 and FP7 are also located beyond the north-western site boundary.

Conservation Areas
2.17

Normanton on the Wolds is a small, secluded village and Conservation Area, located
approximately 2km to the south-west of the site at its closest point. The whole area is
outwith the zone of theoretical visibility (Appendix EDP 5 shows the Zone of theoretical
Visibility), which is based on bare earth modelling therefore there will not be any
intervisibility between the site and the Conservation Area therefore it has been scoped
out from further consideration.

Priority Woodland Habitats
2.18

As well as the Brickyard Woodland Plantation abutting the southern boundary of the site,
there are several priority woodlands in the study area which seem to be largely
concentrated to the north and south of Cotgrave. To the south-west of the site however,
there is a small pocket of woodland called Boot Pit, which is located approximately 430m
from the site at its closest point. There are no adverse effects anticipated on the priority
habitat as a result of the proposed development, therefore it is not considered further in
this assessment.

Country Parks
2.19

Cotgrave Country Park is located on the north-eastern side of the settlement of Cotgrave,
approximately 900m from the site at its closest point. The Cotgrave Former Colliery is
located within the Country Park boundary and the Grantham Canal which is disused runs
through the Country Park, which has a wooded south-western edge. As well as vegetation,
existing development in Cotgrave intervenes in views towards the site, therefore views
from the Country Park are not anticipated based on desktop analysis and it is not
considered further within this assessment.
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Other Relevant Considerations
Heritage Matters

2.20

The locations of Scheduled Monuments and Listed Buildings are shown on Plan EDP L2.
Whilst, these are not landscape designations, they do on occasion serve to influence the
value of the landscape and how the nevironment is percieved. However, it is not the
purpose of an LVIA to assess the setting of heritage assets or impacts upon them. Where
there is potential for them to affect the landscape character or visual amenity (in its
general sense), they are considered in this assessment.

Interim Conclusions
2.21

The appraisal site does not lie within a nationally designated landscape. There is one
Public Right of Way (PRoW) Footpath FP13 within the boundary of the appraisal site, and
another adjacent to the western site boundary (refer to Plan EDP L2 Landscape Planning
Context).

2.22

The appraisal site is covered by a green belt designation as determined in Part 1 of the
Core Strategy (2016). This should not automatically preclude it from development, as
EDP’s review of the site suggests an improvement could be made to the existing abrupt
settlement edge of Cotgrave which already has an urbanising influence on the appraisal
site. Furthermore, EDP’s review of the supplementary guidance finds that the site (within
Cotgrave South West) is within an area considered to be a sustainable option for
residential development in the draft green belt review Part 2 (b).

2.23

The appraisal site is not constrained by Conservation Areas or Country Parks. There are
no listed buildings in or adjacent to the site and there are no Scheduled Monuments or
Registered Parks and Gardens within the study area.
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Section 3
Baseline Conditions: Landscape Resource
3.1

EDP has undertaken a review of local landscape character, which included a site visit by
a qualified and experienced landscape architect in March 2017. Where necessary,
relevance to the published character assessments to the local landscape is commented
on below.

National Character Assessment
3.2

At the national level, the site lies in the 74 Leicestershire and Nottinghamshire Wolds
National Character Area (NCA). This NCA is an identifiable ‘Wold landscape’, it stretches
eastwards between Nottingham and Leicester and includes the large Market town of
Melton Mowbray. The site is located close to the north-western boundary of NCA 74 on
an escarpment which forms a prominent ridge, which extends into adjacent NCA. Trent
and Belvoir Vales NCA 48 is an adjacent character area, roughly 2km to the north of the
site. NCA 48 is described as having little woodland cover and long, open views. NCA 48 is
strongly rural in character and central to the NCA is the River Trent flood plain. Whilst
these descriptions are broadly representative of the wider landscape, they are too broad
scale to provide specific characterisation of the site. This is unsurprising as the national
characterisation provides a framework for more detailed landscape character
assessments.

3.3

For the scale of the development proposed, it is considered that the description of
landscape character undertaken at the sub-regional level is more relevant in establishing
the landscape resource baseline. Accordingly, while NCA 74 and NCA 48 have been used
to inform this LVIA, they will not be carried forward to detailed assessment of effects, with
the focus being on local landscape character areas.

Landscape Character Assessment
3.4

The Greater Nottinghamshire Landscape Character Assessment categorises areas which
differ in character. The site is within the Nottinghamshire Wolds Regional Landscape
Character Area. The regional character areas or types are further broken down into Draft
Policy Zones (DPZs). DPZ’s are individual areas with unique characteristics but they share
similar characteristics to other areas within broader regional areas.

3.5

The appraisal site is within DPZ NW04 Cotgrave Wooded Clay Wolds. Some
characteristic features which are relevant to the site and the local area are listed below:
•

“Distinctive steep slopes present along the northern edge of the DPZ;
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•

Rural character present across the area although there are views towards urban
edges of Keyworth, Cotgrave and properties on A606;

•

Field pattern includes medium to large sized geometric field patterns;

•

Field boundaries are almost all hedgerows managed at a low height. They
comprise mostly hawthorn although blackthorn, field maple and hazel;

•

Around larger fields, hedgerows show some sign of fragmentation and replacement
with timber post and wire and stockproof fencing;

•

Woodland comprises two distinctive large plantations on high ground: Clipston
Wood and Cotgrave Forest; and Borders Wood;

•

Woodland on the escarpment is on higher ground and is prominent along the
northern fringes of this DPZ;

•

Views vary from short distance views enclosed by woodland to open views over
gently rolling land from higher ground; and

•

Views are rural in character, although urban elements such as village fringes and
the A46 reduce the sense of seclusion and tranquillity.”

3.6

The overall strength of the NW04 landscape character area is considered moderate in
the published assessment, and the landscape strategy is to enhance.

3.7

The character assessment sets out some landscape actions, some of which could be
incorporated into the masterplan for the development proposed. Relevant landscape
actions are listed below:
•

“Encourage planting of small-scale broadleaved woodland along village fringes;

•

Conserve the rural character with built form infrequent in views;

•

Conserve areas of permanent pasture to maintain the pastoral character on the
village fringes;

•

Restore hedgerows and encourage planting of new hedgerow trees to provide unity
between more open arable land and the more renclosed woodland; and

•

Development should make a positive contribution to the local vernacular, scale and
massing of the village and not make built form more prominent within the wider
landscape.”
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3.8

The site is outwith but adjacent to DPZ SNO4 Cotgrave and Tollerton Village Farmlands.
The Cotgrave and Tollerton Village Farmlands character area is considered to have a
relatively uniform character of arable fields with prominent village fringes.

3.9

The overall strength of the SN04 landscape character area is considered moderate in the
published assessment, and the landscape strategy is to enhance.

3.10

Following EDP’s field based assessment, it was considered, that the appraisal site is well
contained, and future development at the appraisal site limited by robust, physical
boundaries. Consequently, EDP considers that the likely effect of developing the
appraisal site would be very limited, particularly, as the site would be experienced against
the built form within the neighbouring settlement, and thus would not be experienced
incongruously.

EDP Character Assessment
3.11

Plan EDP L2 illustrates the appraisal site’s characteristics and condition as summarised
below.

3.12

A suitably qualified Landscape Architect from EDP visited the site on 13 March 2017 in
bright and dry conditions. The individual elements and condition of the site were noted
and are described below.

3.13

The appraisal site comprises one large arable field with a hedgerow, and two PRoW, one
crosses through the centre of the site, roughly orientated south-west to north-east and
the second runs adjacent to the western site boundary along the tree belt bordering the
western site edge. The PRoW are well used by dog walkers as well as horseback riders.
The boundaries of the site are vegetated and defensible to the west, south and north; a
tree belt to the west, a deciduous woodland to the south (Brickyard Plantation) and a 2m
hedgerow to the north. The eastern boundary is defined by the existing residential
development in Cotgrave. The eastern boundary is abrupt and there is little boundary
vegetation to soften the appearance of the settlement edge to the east.

3.14

COT 9 (site 683) is a Strategic Housing Land Availability Assessment (SHLAA) site
adjacent to the north-eastern site boundary – no physical boundary separates the
proposed site and COT 9 currently, although a robust, physical permanent boundary
could be provided to this site and the appraisal site,

3.15

The tree belt along the western boundary is managed and it approximately 3m in width
and 6-8m in height, there is a gap in the hedgerow where Footpath FP13 meets FP12.
The hedgerow along the northern site boundary is maintained but less well maintained
than the tree belt. A newly dug dry ditch is within the grass roadside verge adjacent to the
hedgerow on the site’s northern boundary.
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3.16

There does not appear to be any water course within the appraisal site. Contours range
from lows of 45m above Datum Ordnance (aOD) along the northern boundary of the site
and reach highs of 70 aOD in the south-western corner of the site. Perceptually, the site
is large scale, open and intensely farmed. Existing dwellings bordering the eastern
boundary overlook the site, views into and out of these properties are easily perceived.
These properties have direct views from rear facing windows which look across the width
of the site. Long distance views are available from within the site. To the north and northwest is built form in Nottingham is clearly identifiable from higher contours on site. Noise
from road traffic on Plumtree road and more distant roads is perceptible from within the
site. There were also a number of light aircrafts perceived on the day of the site visit.

3.17

Appendix EDP 1 of this report shows how contours fall northwards as well as the initial
constraints and opportunities identified on the site which are discussed in more detail in
Section 5.

14

Land south of Plumtree Road, Cotgrave
Landscape and Visual Impact Assessment
L_EDP3949_01a

Section 4
Baseline Conditions: Visual Amenity
Introduction
4.1

This section identifies those visual receptors that may be able to obtain views to the
application site, their distribution, character and sensitivity to change.

Zone of Theoretical Visibility
4.2

Appendix EDP 5 illustrates the Zone of Theoretical Visibility. The ZTV is generated using
landform height data based on ‘bare earth’ modelling only and therefore it does not
account for the screening effects of intervening buildings, structures or vegetation. Using
a combination of desk based tools, the main visual receptors predicted to have actual
visibility to the site are less than what is predicted by the ZTV. The extent of visibility,
based on the ZTV is limited to views from the west and north-west and, east and northeast. However in reality, mid to far reaching views from the east and north-east are mostly
curtailed by built form as the settlement of Cotgrave and the contours of the localised
area do not vary greatly. Close range views will be available from residential properties
adjacent to the sites eastern boundary and long distance views from the north-west.

4.3

Available views will naturally differ from being open, where no vegetation or built form
intervenes in the view or, partly-screened or filtered. Filtered views may not be
immediately noticeable, but once recognised would be a perceptible addition to the view,
these views will be evaluated in the assessment. The extent of filtered views will vary, and
in some cases, it would be almost indistinguishable because of both increasing distance
and intervening visual screening. For the most part, views towards the site are either
open and or screened completely by built form and vegetation on the site boundary
(woodland to the south) or within the vegetated field boundaries in the wider landscape.

4.4

The visual appraisal suggests the main determinants of visibility to the site is governed by
the large scale agricultural land uses and the landform of the surrounding area. In
addition to the landform, the vegetated nature of the local landscape as well as the built
form of Cotgrave considerably reduce the availability of potential views in the local area. A
general description as to the visibility of the site is as follows:
•

North: land to the north-west of the site is open, and there are views of the site at
close range from Plumtree Road, a medium range from Woodgate Lane and some
Public Rights of Way that cut across the expansive, and intensely farmed
agricultural landscape, which stretched between the site and the airfield to the
north-west. Long distance views are also available from the north-west. In these
views Brickyard Plantation is distinctive and identifiable. At close range, field
boundary vegetation on the northern boundary of SHLAA site COT 9 provides a
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defensible visual barrier and curtails close range views from Baker’s Hollow and
Plumtree Road;
•

East; Views from the east and north-east are mostly limited by built form in
Cotgrave. There are framed and fleeting views from residential streets and cul-desacs adjacent to the site’s eastern edge. Mid ranging views (1-2km) are not
anticipated but glimpsed and filtered long distance views (2-5km) are a possibility.

•

South: Views from the south are significantly limited by landform, however, there
are close range, framed views of the site from a PRoW adjacent to the site’s southwestern boundary. This is short-lived due to the location of Brickyard Plantation, a
broadleaf woodland which is adjacent to the site’s southern boundary, which,
obscures views from the south and south-east; and

•

West: There is a substantial hedgerow / tree belt which stretches the length of the
western site boundary which filters views at close range. The vegetation still
provides a decent degree of screening for road users travelling east on
Plumtree Road. As the landform rises further to the east, up to Boot Pit, a small
pocket of woodland, towards the site are available. There are a few public rights of
way to the east of the site as well as a restricted byway. The vegetation along the
western site boundary will curtail views from lower contours.

Representative Viewpoints
4.5

The main receptor groups have been identified and described below and are represented
by the photoviewpoints (PVP) presented in Table EDP 4.1.

4.6

Based on the findings of the data trawl, several viewpoints have been selected to
represent the variety of potential views available from public vantage points towards the
site. The viewpoint locations are shown on Plan EDP L4 and the reasoning used to
support selection as ‘representative viewpoints’ is provided in the table below:
Table EDP 4.1: Summary of Representative Photoviewpoints.
PVP.
Location
Distance and
No.
Direction of View
View from Public Right of Way at the
1
site's eastern boundary, looking
c.0m at the site
west.
boundary
View from Public Right of Way at the
2
sites western boundary, looking
c.0m at the site
east.
boundary
3

View from Public Right of Way in the
south-western corner of the site,
looking north-east.
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c.0m at the site
boundary

Receptor Type and
Associated Sensitivity
Users of public right of way
such as dog walkers and
horseback riders
Users of public right of way
such as dog walkers and
horseback riders
Users of public right of way
such as dog walkers and
horseback riders
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PVP.
No.

Location
View from Public Right of Way
adjacent to Boot Pit plantation,
looking north-east towards the site.

Distance and
Direction of View
c. 400m to the
south-west of the
site boundary

Receptor Type and
Associated Sensitivity
Users of public right of way
such as dog walkers and
horseback riders

4

View from Public Right of Way,
looking north-east towards the site.

c. 100m to the
south-west of the
site boundary

Users of public right of way
such as dog walkers and
horseback riders

6

View from Plumtree Road at the
entrance to the site, looking southeast.

c.0m at the site
boundary

Users of public right of way
such as dog walkers and
horseback riders

7

View from Woodgate Lane /
Bridleway BW23 to the north,
looking south towards the site.

c.270m to the
north of the site
boundary

Users of public right of way
such as dog walkers and
horseback riders

8

View from Cotgrave Lane to the
north-west, looking south-east
towards the site.

c.1.9km to the
north-west of the
site boundary

Road users: Vehicular
traffic and pedestrians

c.2.3km to the
north-west of the
site boundary

Users of public right of way
such as dog walkers and
horseback riders and Road
users: Vehicular traffic and
pedestrians

5

9

View from Tollerton Lane and Public
Right of Way to the south-west of
Nottingham City Airport, looking
south-east towards the site.

Visual Receptors
4.7

The main receptors identified likely to receive visual effects because of the emerging
development scenario are listed below:
PRoW
•

Footpath FP13 crosses through the centre of the site in a south-west to northeasterly direction;

•

Footpath FP12 runs the adjacent to tree belt on the western site boundary; from
Plumtree Road, past Brickyard Plantation (on its western side) as far as Mill Lane
(restricted byway);

•

Footpath FP14 starts at the sites north-western corner and progresses south-west
towards Boot Pit woodland;

•

Restricted Byway to the south-east which runs along Mill Lane and up to Manor
Farm at the location of Boot Pit Woodland; and
17
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•

The handful of footpaths such as Bridleway BW23 and Footpath FP1, FP15, FP6
and FP7 are located to the north and north-west. BW23, FP1 and FP6 all meet
Plumtree Road at different intervals within 1km of the site’s boundary.

Road network and Residential Dwellings/Groups
4.8

Visual receptors on Plumtree Road will experience close range, and oblique views
towards the site. Views will be short-lived and mainly experienced where field entrances,
and gaps in vegetation occur.

4.9

Close range views from the east will be available, visual receptors on Daleside and a
series of cul-de-sacs which branch off Daleside Road will experience views towards the
site, these views will be direct in some cases, although all will invariably be framed by
existing dwellings. Existing dwellings orientated towards the site, on the site’s eastern
edge will experience open and direct views towards the site, as the boundary does not
provide much physical separation between properties on Toft Close, Manns Leys and
Barns Close and the proposed site.

4.10

This appraisal has focused on the assessment of views from publicly accessible locations.
Views from private residential properties, although likely to be of high to very high
sensitivity to changes in the view, are not protected by national planning guidance or local
planning policy.

4.11

Good site masterplanning of the development site (so far within the Concept Masterplan),
has considered the visual amenity of domestic dwellings in close proximity to the
proposals. As well as those properties closest to the site’s eastern boundary with certain
views, there are some dwellings along Cotgrave Lane to the west, and some isolated
dwellings such as Peasehill Farm, Manor Farm and Skinners Lock Farm to the north
which may have south facing views towards the site.
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Section 5
The Future Development Scenario
Recommendations and Mitigation
The Proposed Development
5.1

IM Land, a subsidiary of IM Properties PLC, is working with the landowner, to promote a
12.73 (ha) to the south west of Cotgrave for residential development. The emerging
development scenario illustrated within the Concept Masterplan, affords the following:
•

The provision of 220 dwellings;

•

A green frontage to Plumtree Road;

•

SUDs ponds;

•

Woodland planting;

•

Landscape corridor;

•

Landscape buffer to existing properties to the east; and

•

Maintenance and enhancement of the existing PRoW.

5.2

The Concept Masterplan has sought to incorporate landscape, ecological, arboricultural
and drainage considerations insofar as is possible to provide a sensitive masterplan
which responds to the landform of the site and seeks to avoid or minimise potential
effects which are detailed in the findings of each field assessment, including this LVA.

5.3

Plan EDP L6 illustrates the landscape strategy for the site.

5.4

The layout of the Concept Masterplan responds to the prevailing settlement pattern in
this part of the Rushcliffe borough. To improve the current effect of the abrupt settlement
edge, and with considerable thought given to views into and out of the site, the main
principles of the proposal are listed below which is complemented by Plan EDP L6
Landscape Strategy:
•

Deliver a high-quality, low density housing scheme;

•

Use vernacular style architecture, form and materials to soften the abrupt edge of
settlement;

•

Maintain and strengthen existing vegetated boundaries;
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5.5

•

Incorporate the existing public rights of way on site into the scheme;

•

Reflect the scale and density of the existing settlement of Cotgrave;

•

Take a Green Infrastructure approach by protecting green corridors and linking to
existing green space adjacent to the site;

•

Allow a generous green buffer along the western and south-western areas of the
site; and

•

Refrain from developing on the highest contour levels on site (south-west near
Brickyard Plantation).

The following opportunities, constraints and recommendations were made as part of the
baseline reporting:
Opportunities and Constraints

5.6

Appendix EDP 1 and 6 illustrate the constraints and opportunities identified on site
which provides an overview of the site character and context. Plan EDP L5 shows findings
of landscape and visual analysis and Plan EDP L6 shows the landscape strategy. Plan
EDP L2 illustrates the landscape related designations; these are the physical elements
attributed to the site and the study area. The physical elements which are considered to
present opportunities and constraints of the site are listed below:
•

The site is at the settlement edge of Cotgrave. At present, the current edge on the
south-west of the settlement is abrupt, with vegetated boundaries lacking and
exposed new built development seen against a woodland backdrop;

•

Protection and enhancement of existing eastern boundary is an opportunity to
further reduce the potential visual effects of the scheme, as well as futureproof
against the decline of existing field boundaries through sustained maintenance and
management; and

•

The site is currently publicly accessible by way of a PRoW which crosses the site.
The PRoW network is frequent in the local area. Maintaining and improving
connectivity for pedestrians should be integral to the design of any scheme.

Recommendations
5.7

The landscape and visual sensitivities of the site influence the masterplanning process
through an iterative process. As the emerging scheme develops through to a fixed site
masterplan, the development scenario should incorporate a degree of integral (or
embedded) mitigation designed to avoid or reduce potential landscape and visual effects.
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5.8

EDP recommends the following measures to be considered as part of the developing site
masterplan; see Appendix EDP 6, which contains the Constraints and Opportunities Plan:
•

Work with the contours on site, provide a generous green space along the western
side of the site to soften development edge and propose SUDs on the lowest site
levels;

•

Retain species rich habitats such as trees and intact hedgerow boundaries and
consider connectivity to the priority woodland habitat adjacent to the south of the
site to benefit the Green Infrastructure network of the local area;

•

Refrain from building on the highest site levels in the south of the site to reduce
visual effects and maintain a green buffer to Brickyard Plantation;

•

Retain and promote the existing PRoW, Footpath FP13 which crosses the site
diagonally. If the alignment of the path does not fit with ‘good’ urban design
principles; realign and maintain the entrance points on the eastern and western
boundaries of the site;

•

Enhance hedgerow boundaries where gaps occur. Native species planting palettes
should be utilised to maximise biodiversity value of the site and local green
infrastructure network; and

•

The layout of the scheme should be of a similar scale and pattern to existing
dwellings in Cotgrave. Building materials and styles should reflect the aesthetically
pleasing vernacular of the local area if possible.

5.9

In adopting the above recommendations, a future scheme will be designed with
embedded mitigation which serves to reduce the magnitude of potential landscape and
visual effects on the identified baseline receptors. The future masterplan of the site has
the potential to contribute positively to the restoration and management of landscape
features to enhance the character and visual and wildlife amenity of the area.

5.10

The development of the site masterplan proposals should be mindful of integrating
landscape measures within the design so that there are no material residual effects. The
following descriptions of the indicative layout result from this process.

Embedded Mitigation
5.11

In addition to the design responses described above, the following mitigation proposals
are also shown on the Concept Masterplan at this stage, and should be carried forward
through the emerging masterplan to the eventual planning consent; see Appendix EDP 6,
which contains the Constraints and Opportunities Plan:
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5.12

•

An attenuation feature would be logically placed in the lowest part of the site. The
features would be multi-functional and be designed to have drainage, ecological
and amenity value. Biodiversity would be increased through establishing wet
grassland in this area;

•

The proposed development would be high quality and incorporate appropriate
elements of the local vernacular, and be sympathetic to the height, scale and
massing of the prevailing settlement form;

•

An existing tree belt, approximately 3m in depth, is located adjacent to the western
site boundary. When fully established, the tree belt would minimise close range
views to a degree but would also soften the edge of development in views from the
south;

•

The priority woodland habitat adjacent to the site’s southern boundary will be
retained and a sufficient green buffer will be incorporated into the scheme to
ensure Brickyard Plantation is conserved and enhanced where possible; and

•

Prior to adopting the above mitigation measures, measures to protect retained
landscape features and habitats during construction will be in place. Retention and
enhancement of both species-rich hedgerows with hedgerow trees on the site
boundary will be protected in accordance with a long-term management plan which
will maintain and enhance biodiversity and landscape value.

Section 6 of this report summarises the appraised residual landscape and visual effects
which may arise from the potential development scenario of the site. The future
development of the Concept Masterplan should be mindful and bring forward an eventual
Site Masterplan for the site which responds to these anticipated effects, and ensures,
that the eventually permitted schemes offsets and reduces landscape and visual effects.
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Section 6
Assessment of Effects
Effects upon the Landscape Resource
6.1

6.2

The assessment of effects on character of the landscape is presented in relation to the
currently emerging Concept Sketch (see Appendix EDP 7 for the Concept Sketch), the
following landscape receptors which have been identified as having the potential to
experience effects:
•

The various physical aspects of the site’s characteristics such as the landscape
fabric / habitats, PRoW on site, topography, hydrology, and the perceptual and
sensory character; and

•

The landscape character of the following local character areas;
1.

DPZ NW04 Cotgrave Wooded Clay Wolds within which the site is situated; and

2.

DPZ SNO4 Cotgrave and Tollerton Village Farmlands situated outwith, but
adjacent to the site.

Plan EDP L5 shows findings of landscape and visual analysis.
Site Character

6.3

Firstly, the landscape character of the site will undoubtedly change from open farming
land adjacent to the edge of settlement to an urban extension of that existing residential
development. The fabric of the farmland site will be physically replaced by an access
road, housing, SUDs, recreational and amenity green space and newly planted
woodland.

6.4

The magnitude of change on the character of the site and PRoW within the site is high,
and the significance of the effect experienced because of the proposed development is
considered major adverse, although there will be some beneficial effects because of the
proposals which are described below. The adverse effects would be partly offset by the
diversification of land use with a mosaic of habitats designed within the new proposals,
such as the new tree planting proposed, the wetland area containing the SUDs, as well as
the amenity green space and play space proposed.

6.5

Apart from some hedgerow removal on the northern site boundary to accommodate
access, all other landscape elements such as the hedgerow within the site and the
vegetated boundaries bordering the site will be retained. The site is accessible to the
public at present and it will remain accessible as the public rights of way will be
maintained and enhanced as part of the scheme.
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6.6

However, the emerging development scenario for the appraisal site has the potential to
realise beneficial effects on the local landscape. The future landscape strategy for the
site will be to enhance existing boundaries and connect green space wherever possible.

6.7

A new grove of trees is proposed on the highest contours of the site adjacent to the
priority woodland habitat. Furthermore, the land adjacent to the PRoW crossing the site
will have new parkland character which will maintain and strengthen the character of the
PRoW and the green route through the site.

6.8

As well as the character of the PRoW changing, the extent of views available to existing
users of the PRoW has the potential to be positively enhanced also by creating a linear
parkland character which borders the FP13.

6.9

The emerging development scenario would have no anticipated effects on topography or
hydrology from a character perspective as the proposals will work with the existing levels
and utilise a naturalistic approach to drainage in the form of a SUDs scheme and surface
water ditch.

Greater Nottingham Local Landscape Character
6.10

Two local published landscape character assessments have been reviewed as part of this
report to test whether the localised, and direct effects identified within the site because
of the proposed development scenario would cause an effect on the local landscape
character areas, as identified in the Greater Nottingham Landscape Character
Assessment, and summarised in Section 3 of this report.

6.11

The appraisal site is within the NW04 Cotgrave Wooded Clay Wolds character area
(moderate strength). The condition and value described in the assessment that the
character area would benefit from strengthening. The landscape strategy for NW04 is to
enhance the character of the area. Of the identified actions, which could be
implemented, the future development scenario has the potential to:

6.12

•

Contribute by planting a small scale broadleaved woodland adjacent to a priority
habitat and settlement edge;

•

The scheme will reflect the vernacular;

•

The housing will be of a similar scale and massing to that existing; and

•

The proposals will restore and enhance hedgerows and vegetated boundaries
where necessary to provide unity between the adjacent open arable landscape and
the existing woodland.

Although the proposals will introduce housing and reduce the amount of arable land
within this character area, the benefits of the scheme are seen to offset the adverse. The
site is an arable field rather than permanent pasture (which is a key habitat to be
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retained) and new tree planting is a key action set out, which will be implemented as part
of the future scheme.
6.13

The magnitude of change on NW04 will be low and the significance of the effect is
considered minor adverse with some beneficial effects. The adverse and beneficial
effects of the scheme will directly affect character of the site, and therefore NW04.
Although the appraisal site is a nominal proportion of the overall character area, the
effects will be perceived at a localised level. The appraisal site has the potential to
mitigate against the introduction of housing through the introduction of new planting,
green corridors and improvements to existing landscape elements.

6.14

The appraisal site is outside of, but adjacent to landscape character area SNO4 Cotgrave
and Tollerton Village Farmlands. SNO4 is considered moderate in terms of its character
strength and it is considered to have a relatively uniform character of arable fields with
prominent village fringes. The future development of the site will have a localised effect
on SN04, as the new development will be perceived from within this character area. The
effects are localised however, and they are considered indirect. The magnitude of change
on SN04 will be low and the significance of the effect is considered minor as the site will
not directly affect SN04 whose landscape condition needs strengthening.

Effects on Visual Amenity
6.15

Visual effects relate to changes that arise in the composition of available views because
of changes to the landscape, to people’s responses to the changes and to the overall
effects with respect to visual amenity. Effects upon these receptors are derived through
the changes to the views experienced and through this, the change to the overall visual
amenity of the study area is brought about by the proposed development. An assessment
of the effects at each viewpoint has been undertaken (see Appendix 4), and a summary
of the results of this assessment are provided in Table 6.1 below.
Table 6.1: Summary of Visual Effects
Viewpoint

Sensitivity

Magnitude of
Change

Level of Effect

Viewpoint 1

High

Medium

Moderate

Adverse and
beneficial

Viewpoint 2

High

Medium

Moderate

Adverse and
beneficial

Viewpoint 3

High

Medium

Moderate

Adverse and
beneficial

Viewpoint 4

High

Low

Moderate / Minor

Adverse

Viewpoint 5

High

Low

Moderate / Minor

Adverse
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6.16

Viewpoint

Sensitivity

Magnitude of
Change

Level of Effect

Nature of Effect

Viewpoint 6

High

Medium

Moderate

Adverse

Viewpoint 7

High

Low

Moderate / Minor

Adverse

Viewpoint 8

Low

Low

Minor

Adverse

Viewpoint 9

High

Low

Minor

Adverse

Plan EDP L5 also shows findings of landscape and visual analysis.

Residential Receptors
6.17

As stated in Section 2, residential receptors are typically afforded high sensitivity.
However, the right to a particular view, or particular quality of view is not protected in
planning policy at any level. Instead the focus with respect to effects in existing residents
is typically on the protection of the residential amenity – on the protection of their privacy,
availability of light etc.

6.18

Adjacent properties located on Daleside will experience a change in view as a result of
the proposed development of the site. There are a number dwellings with close range and
direct views into the site, as the eastern site boundary is defined by existing dwellings,
the boundary is open with only a low-lying hedge defining the boundary. Properties along
Mensing Avenue currently have direct views into the site from rear facing windows,
however, if COT 9 is built out, this development would separate the existing dwellings
from the proposals.

6.19

The closest properties to the northern boundary will experience a change in view, as the
entrance to the proposed development will result in the removal of some vegetation from
the hedgerow adjacent to Plumtree Road. Glimpsed views of the new entrance and
potentially filtered views of the proposals may be visible from properties on
Woodgate Lane facing towards the Site; built form included in the proposals is set back
from the northern boundary as SUDs are proposed on the lowest contours of the site,
therefore the likely effects are not considered inappropriate as a result of the proposed
development.

Public Rights of Way
6.20

There is a strong network of public rights of way in the study area. Much of the viewpoints
were chosen to illustrate the types of views from rights of way anticipated, with a focus on
capturing the ‘worst case’ effects. The main PRoW identified likely to visual effects
because of the proposals, are listed below;
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•

Footpath FP13 crosses through the centre of the site in a south-west to northeasterly direction. Photoviewpoint 1 and 2 represent the open views of the site
available from this path as it crosses the eastern and western site boundaries. The
alignment of the PRoW will remain unchanged and the new landscape strategy has
incorporated a parkland character to the route, therefore the path will still be a
green route, although the character of the views will change from agricultural land
use to an urban development and managed landscape. Views outwards to the
surrounding landscape and townscape will also be reduced by the proposed
development. Photoviewpoint 5 also illustrates a view on approach to the site. The
visual effects on this path are considered major/moderate adverse with some
beneficial effects;

•

Photoviewpoint 3 and Photoviewpoint 6 represent ‘worst-case’ views from
Footpath FP12 which runs the length of the tree belt on western site boundary from
Plumtree Road. There will be open views of the site from this footpath at three
points where gaps in vegetation occurs. In these views, the character of the views
seen from the path will change because of the proposed development, although
views from the highest contours on site will become enclosed by new tree planting
on site once established. The visual effects on this path are considered
major/moderate adverse with some beneficial effects;

•

The views from Bridleway BW23 on Woodgate Lane are illustrated by
Photoviewpoint 7. BW23 is approximately 10m from the site’s northern edge at its
closest point. The path is orientated towards the site and part of the site is visible
in direct views. The most visible part of the site is adjacent to the tree belt and the
land closest to Brickyard Plantation where green space is proposed. Views to built
form will be glimpsed but filtered by existing vegetation for the most part. The visual
effects on this path are considered moderate adverse;

•

There is not much intervisibility between the site and the Restricted Byway to the
south-east of the site, which runs along Mill Lane and up to Manor Farm at the
location of Boot Pit Woodland. A large proportion of the site is screened by a local
ridgeline which intervenes in the view towards the site from this right of way,
however, there is an elevated but glimpsed view of the northern part of the site
from the highest point along this route (Photoviewpoint 4). The visual effects on
this path are considered moderate/minor adverse – where the site is visible, it will
be seen in the context of the existing settlement of Cotgrave; and

•

Other footpath to the north include FP1, FP15, FP6 and FP7. The views from these
public rights of way are filtered by the tree belt on the site’s western edge for the
most part. The site is likely to be seen in filtered views, these views will be like that
experienced on BW23 to the north of the site, in that the site will be partially visible
but from a greater distance than that illustrated by Photoviewpoint 7. The visual
effects on these paths are considered minor adverse.
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Roads
Cotgrave Road / Plumtree Road / Bakers Hollow
6.21

Plumtree Road is a local road which connects Plumtree to Cotgrave (also named
Bakers Hollow and Cotgrave Road), and the site is currently accessible from Plumtree
Road on the approach to the settlement of Cotgrave. Views of the site are limited from
this road which is lined by maintained roadside hedgerows (measuring approximately
1.8m -2m in height at the time of the March site visit).

6.22

Close range views adjacent to the site boundary are screened by existing vegetation
except for the gap in the hedgerow at the site’s north-western corner, in which a framed
view into the site is available. For users of the road approaching Cotgrave, there are
oblique views towards the site, however the visibility is filtered by the tree belt on the site
boundary as well as roadside vegetation for the most part. There are glimpsed views of
the southern end of the site nearest Brickyard Plantation due to its elevated nature.

6.23

For users of Plumtree Road and the immediate road of the south western extent of the
village, the appraisal site is not perceptible, as the roadside vegetation comprises taller
hedgerows with hedgerow trees that enclose this part of the road between
Mensing Avenue and Woodgate Lane.

6.24

Boundary vegetation intervenes in the view for the most part from Plumtree Lane, with
only one framed view into the site from this road, therefore the magnitude of change
anticipated as a result of the proposed development is considered to be medium and the
sensitivity of the route is also considered low. Therefore there is a minor level of effect
upon road users travelling on Plumtree Road.
Woodgate Lane / Cotgrave Lane / Tollerton Lane

6.25

The photoviewpoint selection represents views from Woodgate Lane, Cotgrave Lane and
Tollerton Lane.

6.26

Woodgate lane is a cul-de-sac orientated towards the site which services the Sewage
works; it is approximately 10m from the site at its closest point and there is direct view
towards the site from this lane, albeit vegetation partly intervenes in the view. The most
visible part of the site from this lane is the land adjacent to the tree belt and the land
closest to Brickyard Plantation; green space is proposed adjacent to both landscape
features bordering the site, views to built form will be glimpsed but filtered by existing
vegetation for the most part.

6.27

Photoviewpoint 8 is a representative view from Cotgrave Lane. There are very few views
towards the site from this lane. Views for road users will remain mostly unchanged
especially for those travelling south on this road, on foot or by car. There will be oblique
views available to foot passengers on the road as they travel north through the few
available gaps in roadside vegetation. Similarly, for Tollerton Lane, there are very few
views towards the site from this road due to roadside vegetation intervening in the view.
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Where views are available, such as that shown from Photoviewpoint 9, the tree belt on
the site’s western boundary intervenes in the view. Brickyard Plantation is difficult to
discern in these views also.
6.28

With consideration of the Concept Masterplan as part of the site promotion, the
anticipated magnitude of change (anticipated as a result of the proposal) is considered to
be low, and the sensitivity of the route is also considered low, therefore there is a
minor/negligible level of effect upon road users travelling on Woodgate Lane, Cotgrave
Lane and Tollerton Lane, as where there are glimpsed views of the site, the built form is
mostly filtered by existing vegetation.
Table 6.2: Summary of Effects on Visual Receptors.
Receptor

Sensitivity

Magnitude of
Change

Level of Effect

Nature of
Effect

Residential

High

Medium

Moderate / Minor

Adverse

Public Rights of Way

High

Medium - Low

Moderate / Minor

Adverse

Road Routes

Low

Low

Minor/ Negligible

Adverse
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Section 7
Discussion, Opinion and Conclusions

Discussion and Opinion in Relation to Policy Tests
7.1

The extent to which the future development of the appraisal site complies with the
current adopted local policies contained within the Rushcliffe Borough Council Local Plan
Part 1: Core Strategy (adopted 2014) is considered in this section. Policies 4, 10, 11, and
16 are considered relevant to the proposal and are tested below.

7.2

Policy 10: Design and enhancing local community: The emerging Concept Masterplan
for the promotion of the site would comply with this policy as the proposals presented are
a cohesive and an attractive design, which have a sense of place. The proposals have
incorporated the existing local PRoW; it has reflected on local identity by planting
woodland on the highest contours of the site, adjacent to the existing Brickyard Plantation
and considers the future influences of climate change by sensitively utilising the contours
on site to incorporate a soft approach to surface water run off by using SUDs. The
character of the landscape will be enhanced by proposals; new planting is included
throughout the scheme and green buffers seek to protect and enhance existing
landscape elements. Long distance views to the north and north-west will still be
available as a result of the proposed development, as will the views towards Cotgrave
from the footpaths crossing the site.

7.3

Policy 11: Historic Environment: This policy is not considered to be affected as a result
of the future development of the site in line with the principles of the Sketch Masterplan.
There are no heritage assets within or adjacent to the site boundary. Furthermore, there
is no intervisibility between the site and listed buildings in Cotgrave and Tollerton as
discussed in the baseline.

7.4

Policy 16: Green Infrastructure (GI), Landscape, Parks and Open Space: The design
response illustrated within the Concept Masterplan, demonstrates that the appraisal site
has great potential to comply with this policy. Existing green corridors and green assets
such as vegetated boundaries or open space have been given consideration early in the
conceptual design and the future development has the potential to realise a strong
strategic approach to the ‘delivery, protection and enhancement’ of GI assets within the
appraisal site. There will be biodiversity gain as a result of the new habitats proposed
within the principles of the Concept Masterplan, such as the parkland strip bordering
FP13, and the new woodland pocket proposed, adjacent to the existing Brickyard
Plantation.
Conclusion

7.5

This report has been written to inform and demonstrate the feasibility of the appraisal
site for new residential development, and promote the site to the Local Planning Authority
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in response to the Local Plan Part 2: Land and Planning Policies (Further Options)
Consultation.
7.6

This assessment has been prepared to appraise the proposed residential development
on Land South of Plumtree Road, Cotgrave in line with the emerging development
scenario as part of this promotional activity. Through this report, EDP provides
professional opinion on the potential effects on the landscape and visual receptors who
may be susceptible to change. A review of national and local policy, landscape character
and visual amenity has been undertaken.

7.7

The findings of the report demonstrate the extent of the appraisal site’s visibility and the
anticipated effects on landscape character. In short, the most sensitive visual receptors
likely to be affected by the proposals include residents with rear-facing windows offering
direct and close range views of the site, and users of public rights of way in the vicinity of
the site. There are more distant views into and out of the site, these views are
concentrated to the north and north-west where distant tall buildings in Nottingham can
be discerned. The appraisal site’s boundary vegetation such as the woodland to the south
and the tree belt to the west, offer a substantial amount of screening. The tree belt filters
medium and close range views of the lower parts of the site in particular.

7.8

For this appraisal site, the likely effects of any future residential development (as per the
Concept Sketch, see Appendix EDP 7, have been described and evaluated in detail in
Section 6 and above in Section 7. Emerging supplementary guidance suggests that the
in policy terms, the appraisal site is likely to be considered acceptable for future
development as per the development response illustrated in the Concept Masterplan, as
the land itself is not considered of great green belt importance.

7.9

There are some material adverse effects upon landscape features on the appraisal site,
whereby the removal of a section of hedgerow will be removed to make way for the
access from Plumtree Road. The tree belt, the priority woodland habitat
(Brickyard Plantation) and the other vegetated boundaries bordering the site will not
experience adverse effects as a result of the proposed development.

7.10

Through this assessment, it has been judged that the loss of the arable field to facilitate
the proposed development scenario would result in an adverse effect in so far as it would
add built form to the landscape, but there are several beneficial effects in terms of
softening the existing development edge and incorporating a beneficial landscape
strategy which will add to the GI network and biodiversity of the local area.

7.11

Consequently, the future development of the appraisal site is not considered to create an
unacceptable effect in terms of visual amenity and any such effects are mostly
experienced at a local level. This is particularly the case, as the development response
highlighted in the Concept Masterplan would carry forward the imbedded mitigation
measures identified in this report to an eventual full Site Masterplan and successful
planning consent.
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7.12

In conclusion, the future development of the appraisal site presents a beneficial
opportunity to bring forward a high quality scheme which can offer an improvement to the
current abrupt settlement edge.
.
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Appendix EDP 1
Initial Constraints and Opportunities
(BMUD-376363 A101 23 January 2017 BG/AP)
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Appendix EDP 2
Methodology

Recording the Baseline
Landscape Resource
A2.1

A description of the baseline character and condition of the different landscape receptors
(topography and hydrology; landscape fabric and habitats; cultural and historic landscape;
perceptual and sensory), with comparison against adopted character assessment, other
published characterisations or, in the absence of these, EDP’s own landscape
characterisation. Considerations on the value of the landscape are drawn from GLVIA v3
Box 5.1.
Visual Amenity

A2.2

Visual receptors are identified through theoretical visibility testing, followed by site-based
recording of actual views and visual amenity. Visual amenity is described from specific
locations which may also be represented by photoviewpoints. Visual amenity may also be
described for part or all of a route with reference made to viewpoints that do not have
views.

The Proposed Development
A2.3

Description of the proposed development including – but not limited to - its scale, siting,
layout and characteristics. This description also includes landscape mitigation measures,
derived from published landscape character guidelines and if available as an illustrated
plan.
Mitigation

A2.4

Mitigation measures will be described, where relevant, to demonstrate how adverse
effects can be prevented/avoided, offset or remedied. These may be primary i.e.
embedded into the design; part of construction and/or long term operational
management practices, and/or secondary measures.

EDP Assessment of Effects
Landscape
A2.5

Description of the interactions likely to be experienced by the individual dimensions of
landscape character and how this affects overall landscape character.
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Visual
A2.6

Description of the interactions likely to be experienced by visual receptors at a specific
point and/or in the broader context or along a route.
Definition of Effects
Substantial:

Changes resulting in a complete variance with the landscape resource or visual
amenity.

Major:

Changes resulting in a fundamental change to the landscape resource or visual
amenity.

Moderate:

A material but non-fundamental change to the landscape resource or visual
amenity.

Minor:

A slight but non-material change to the landscape resource or visual amenity.

Negligible:

A detectable but non-material change to the landscape resource of visual
amenity.

None:

No detectable change to the landscape resource or visual amenity.

Consequence:

Effects can be positive, adverse or neutral i.e. if no change arises.

Duration:

Long term (20+ years); Medium-long term (10-20 years;) Medium term (5-10
years); Short term (1 – 5 years); Temporary (>12 months); Construction.

EDP Assessment Terminology and Definitions
Landscape Baseline - Overall Sensitivity

Very High

High

Value: Nationally/Internationally designated/valued countryside and landscape
features; strong/distinctive landscape characteristics; absence of landscape
detractors.
Susceptibility: Strong/distinctive landscape elements/aesthetic/perceptual
aspects; absence of landscape detractors; landscape receptors in excellent
condition. Landscapes with clear and widely recognised cultural value.
Landscapes with a high level of tranquillity.
Value: Locally designated/valued countryside (e.g. Areas of High Landscape
Value, Regional Scenic Areas) and landscape features; many distinctive
landscape characteristics; very few landscape detractors.
Susceptibility: Many distinctive landscape elements/aesthetic/perceptual
aspects; very few landscape detractors; landscape receptors in good condition.
The landscape has a low capacity for change as a result of potential changes to
defining character.
Value: Undesignated countryside and landscape features; some distinctive
landscape characteristics; few landscape detractors.

Medium

Low

Susceptibility: Some distinctive landscape elements/aesthetic/perceptual
aspects; few landscape detractors; landscape receptors in fair condition.
Landscape is able to accommodate some change as a result.
Value: Undesignated countryside and landscape features; few distinctive
landscape characteristics; presence of landscape detractors.
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EDP Assessment Terminology and Definitions
Landscape Baseline - Overall Sensitivity

Very Low

Susceptibility: Few distinctive landscape elements/aesthetic/perceptual
aspects; presence of landscape detractors; landscape receptors in poor
condition. Landscape is able to accommodate large amounts of change without
changing these characteristics fundamentally.
Value: Undesignated countryside and landscape features; absence of distinctive
landscape characteristics; despoiled / degraded by the presence of many
landscape detractors.
Susceptibility: Absence of distinctive landscape elements/aesthetic/perceptual
aspects; presence of many landscape detractors; landscape receptors in very
poor condition. As such landscape is able to accommodate considerable
change.

Visual Baseline - Overall Sensitivity

Very High

High

Medium

Low

Very Low

Value/Susceptibility: view is designed/has intentional association with
surroundings; is recorded in published material; from a publicly accessible
heritage asset/designated/promoted viewpoint; national/internationally
designated right of way; protected/recognised in planning policy designation.
Examples: may include views from residential properties, National Trails;
promoted holiday road routes; designated countryside/landscape features with
public access; visitors to heritage assets of national importance; Open Access
Land.
Value/Susceptibility: view of clear value but may not be formally recognised e.g.
framed view of scenic value or destination/summit views; inferred that it may
have value for local residents; locally promoted route or PRoW.
Examples: may include from recreational locations where there is some
appreciation of the visual context/landscape e.g. golf, fishing; themed rights of
way with a local association; National Trust land; panoramic viewpoints marked
on OS maps; road routes promoted in tourist guides and/or for their scenic
value.
Value/Susceptibility: view is not widely promoted or recorded in published
sources; may be typical of those experienced by an identified receptor; minor
road routes through rural/scenic areas.
Examples: may include people engaged in outdoor sport not especially
influenced by an appreciation of the wider landscape e.g. pitch sports; views
from minor road routes passing through rural or scenic areas.
Value/Susceptibility: view of clearly lesser value than similar views from nearby
visual receptors that may be more accessible.
Examples: may include major road routes; rail routes; receptor is at a place of
work but visual surroundings have limited relevance.
Value/Susceptibility: View may be affected by many landscape detractors and
unlikely to be valued.
Examples: may include people at their place of work, indoor recreational or
leisure facilities or other locations where views of the wider landscape have little
of no importance.
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Magnitude of Change
(Considers Scale of Proposal/Geographical Extent/Duration and Reversibility/Proportion)

Very High

High

Medium

Low

Very Low

Imperceptible

Landscape: total loss/major alteration to key receptors/characteristics of the
baseline; addition of elements that strongly conflict or integrate with the
baseline.
Visual: substantial change to the baseline, forming a new, defining focus and
having a defining influence on the view.
Landscape: notable loss/alteration/addition to one or more key
receptors/characteristics of the baseline; or, addition of prominent conflicting
elements.
Visual: additions are clearly noticeable and part of the view would be
fundamentally altered.
Landscape: partial loss/alteration to one or more key
receptors/characteristics; addition of elements that are evident but do not
necessarily conflict with the key characteristics of the existing landscape.
Visual: the proposed development will form a new and recognisable element
within the view which is likely to be recognised by the receptor.
Landscape: minor loss or alteration to one or more key landscape
receptors/characteristics; additional elements may not be uncharacteristic
within existing landscape.
Visual: proposed development will form a minor constituent of the view being
partially visible or at sufficient distance to be a small component.
Landscape: barely discernible loss or alteration to key components; addition of
elements not uncharacteristic within the existing landscape.
Visual: proposed development will form a barely noticeable component of the
view, and the view whilst slightly altered would be similar to the baseline.
In some circumstances, changes at representative viewpoints or receptors will
be lower than ‘Very Low’ and changes will be described as ‘Imperceptible’.
This will lead to negligible effects.

Effects Matrix
A2.7

Based on the judgements above and the description of mitigation, the level of effect is
assessed in the first year after completion of the development (year 1). This is ‘the worst
case’ and, if necessary at 15+ years when landscape proposals function more effectively.
Effects of moderate or higher may be a material consideration.
Overall
Sensitivity

Overall Magnitude of Change
Very High
High
Medium

Low

Very Low

Moderate

Moderate/ Minor

Very High

Substantial

Major

Major/Moderate

High

Major

Major/
Moderate

Moderate

Moderate/ Minor

Minor

Medium

Major/
Moderate

Moderate

Moderate/Minor

Minor

Minor/ Negligible

Low

Moderate

Moderate/
Minor

Minor

Minor/ Negligible

Negligible
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Very Low

Moderate/
Minor

Minor

Minor/Negligible

Negligible

Negligible/ None
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Appendix EDP 3
Relevant Extracts from Landscape Character Assessments
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LANDSCAPE ANALYSIS
Condition
This area is characterised by its gently undulating plateau, steep
escarpment to the north and large prominent blocks of conifer
plantation woodland and arable fields.
Fields are a mixture of medium to large scale fields which are
mostly arable with pasture present in small amounts close to village
fringes. Field pattern includes both modern and older enclosures.
The oldest areas of enclosure are on steeper slopes to the south of
Cotgrave and south of Clipston.
Woodland is large and prominent in this landscape comprising two
large blocks of conifer plantation of roughly uniform age. It is
distinctive and contrasts with the small broadleaved woodlands
around village fringes and the riparian willows and poplars along
small streams. There are few hedgerow trees present which creates
an open character between woodlands.
The landscape condition is MODERATE. Features are generally well
maintained although there is evidence of fragmentation where fields
have expanded for intensive arable farming.
Landscape Strength
Views are generally quite open and towards woodland and village
fringes. Close to the woodlands views are foreshortened and more
enclosed. The large blocks of woodland and escarpment are
prominent features particularly to the north where they form a
backdrop to views over lower-lying gently undulating farmland.
The character strength of the area is MODERATE. The area has a
rural character with arable farming and pockets of woodland as key
features. There is a minor amount of fragmentation where fields
have expanded in the south and north of the area and increases in
urban elements and alterations to roads exert an increasingly
urbanising influence.
LANDSCAPE ACTIONS
•
•
•
•
•
•
•
•
•
•
•
•
•
•

The overall landscape strategy is ENHANCE.

Landscape features
Conserve the older field patterns within the DPZ such as those reflecting open systems and the irregular geometric
patterns
Encourage planting of small-scale broadleaved woodland along village fringes
Enhance the fringes of conifer plantations with belts of native locally appropriate broadleaved woodland and
woodland edge species
Conserve the rural character with built form infrequent in views
Conserve hedgerows and where present ensure that infill planting is undertaken where gaps occur rather than
infilling with fencing
Conserve existing hedgerow trees and ensure that where over-mature or senescent, a programme for replacement
is undertaken. Species used should be mainly ash with some oak
Conserve areas of permanent pasture to maintain the pastoral character on the village fringes
Restore hedgerows and encourage planting of new hedgerow trees to provide unity between more open arable land
and the more enclosed woodland.
Built form
Enhance village fringes through woodland planting and maintaining the appearance of dispersed development along
the fringes
Conserve the linear character of villages such as Clipston
Conserve and enhance the character of Clipston through use of red brick and pantile roofs and maintain its
connection to farming through retaining working farms
Conserve the dispersed nature and vernacular style of smaller villages through restricting new development. Where
this occurs development should make a positive contribution to the local vernacular, scale and massing of the
village and not make built form more prominent within the wider landscape.
Encourage the use of red brick and pantile roofs within farmsteads, barns and properties within villages
Other development/ structures in the landscape
Reduce the prominence of traffic movement along the A46 through planting of hedgerow trees and small belts of
woodland to reduce its appearance in views

SOUTH NOTTINGHAMSHIRE FARMLANDS

DPZ within this Regional Character Area:
SN01

Clifton Slopes

SN02

Ruddington Alluvial Farmland

SN03

Mickleborough Fringe

SN04

Cotgrave and Tollerton Village Farmlands

SN05

East Bridgford Escarpment Farmlands

SN06

Aslockton Village Farmlands
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Appendix EDP 4
Table of Visual Effects
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Appendix 4
Table of Effects: Visual Amenity
Table A4.1: Table of Effects on Visual Amenity
No.

Viewpoint Name

Grid Ref.

Distance and
direction to site

Receptor

Sensitivity

Magnitude (>
Year 10)

Effect

c.0 m at the site
Users of public right of way such as
View from Public Right
High
Medium
Moderate (adverse
boundary
dog walkers and horseback riders
of Way at the site's
with some beneficial
eastern boundary,
464263,
effects)
looking west
334783
Description of View
The baseline view comprises an open panoramic view across a large arable field in the fore to middle ground, with a dirt track of centre to the left demarcating the
location of public right of way and a tree belt bordering the field in the middle ground. Also within the field in the middle ground, to the right of the view, a hedgerow is
visible. In the far right of the frame, a, Brickyard Plantation woodland is seen bordering the arable field, and in the far right of the view, two-storey residential
dwellings on the western edge of Cotgrave are seen at close range. In the right of the view, telegraph poles with overhead powerlines are seen against the skyline in
the middle ground. Beyond the field and the hedgerow in the middle ground, distant views are glimpsed towards Nottingham City Airport and Nottingham City are
discernible. Wooded hills are also seen which add to the backdrop of the view. The site is the large arable field seen in the fore to middle ground; from the woodland
plantation in the right of the view to the two-storey dwellings in the far left of the view. The hedgerow in seen in the right of the view is within the site boundary, and
the land beyond the hedgerow, to the left of the telegraph pole is also within the site. SHLAA site COT 9 is in the middle ground to the right of the telegraph poles and
beyond the hedgerow.
PVP
1

Magnitude of Change Predicted
The proposed development is considered to have a medium magnitude of change upon users of the public footpath from this location as the site will be seen at close
range. The open view across an intensely farmed field from an abrupt urban edge will have a managed landscape in the foreground and an enhanced public path
with new two-storey dwellings seen in the view. Tree planting will be discernible after year 10. The magnitude of change is predicted to be medium and the level of
effect is considered moderate with some beneficial effects as a result of the landscape strategy proposed.

No.

Viewpoint Name

Grid Ref.

Distance and
direction to site

Receptor

Sensitivity

Magnitude (>
Year 10)

Effect

View from Public Right
c.0 m at the site
Users of public right of way such as
High
Medium
Moderate (adverse
of Way at the sites
464062,
boundary
dog walkers and horseback riders
with beneficial
western boundary,
334671
effects)
looking east
Description of View
Like photoviewpoint 1, baseline view comprises an open view across a large arable field (the site) in the fore to middle ground with a dirt track of centre to the left
demarcating the location of public right of way – this is an eastern view across the site and the settlement edge of Cotgrave is seen in the middle ground of the view
which borders the sites’ eastern edge. Brickyard Plantation is seen in the right of the view, and the tree belt seen on the far left and far right of the view forms the
field boundary and western site boundary. As with viewpoint 1, the internal hedgerow in seen in the field is now seen in the left of the view, and again, from this
perspective the land beyond the hedgerow, to the right of the telegraph pole is also within the site. COT 9, is located to the right of the telegraph pole in this view. In
the background of the view, the settlement of Cotgrave is seen and the steeple of Church in the centre of the settlement is discernible on the skyline.
PVP 2

Magnitude of Change Predicted
Again, like photoviewpoint 1, the proposed development is considered to have a medium magnitude of change upon users of the public footpath from this location as
the site will be seen at close range. The view will change form an open view across an intensely farmed field seen against the backdrop of the abrupt urban
settlement edge to a view of a softened urban edge and a green corridor (parkland character) along the enhanced path. The view of a managed parkland landscape
is considered an improvement on the current view. New two-storey dwellings will be arranged to soften the development edge and tree planting will enhance this
further. The magnitude of change is predicted to be medium after year 10 and the level of effect is considered moderate adverse substantial beneficial effects to the
view.

No.

Viewpoint Name

Grid Ref.

Distance and
direction to site

Receptor

Sensitivity

Magnitude (>
Year 10)

Effect

PVP 3

View from Public Right
of Way in the southwestern corner of the
site, looking north-east

464167,
334373

c.0 m at the site
boundary

Users of public right of way such as
dog walkers and horseback riders

High

Medium

Moderate (adverse
with beneficial
effects)

Description of View
The baseline view comprises a far-reaching view across the landscape with a large rectangular field (the site) seen in the fore to middle ground. The view is framed by
vegetation; in the left of the view, the tree belt bordering the site’s western boundary is seen adjacent to footpath FP12, and in the right of the view, the edge of
Brickyard Plantation, the priority woodland habitat bordering the site’s southern boundary is seen. Beyond the field in the fore to middle ground, an extensive view of
Cotgrave is seen. The edge of settlement is defined by the linear spatial arrangement of houses that borders the field in the middle ground. The edge is hard and well
defined by modern redbrick houses which are clearly visible from this perspective. Nestled within the settlement, All Saints Church is discernible in the view. In the
background of the view, the landscape is vegetated, built form is seen against woodland blocks and riparian growth.
Magnitude of Change Predicted
The site is in the fore to middle ground, and as with viewpoint 1 and 2 which border the site, the proposals will be seen at close range. From this perspective,
however, new tree planning will be seen in the foreground and proposed dwellings will be set back from the woodland and the tree belt, as the design intention
illustrated by the masterplan is plant woodland on the highest contours of the site (south-west of the site, and location of viewpoint 3). The tree belt and footpath
FP12 will remain within the scheme and therefore will remain unchanged in this view, a green corridor will remain adjacent to the footpath and the brickyard
plantation. The view will become enclosed by new woodland planting therefore the proposed development will reduce the openness of the view. The existing arable
field will be replaced by new housing and the associated landscape works which will be seen in the fore to middle ground. The proposed development is considered
to have a medium magnitude of change upon users of the public footpath by year 10 as the site will be appear as the new, improved and softened development edge
with tree planting seen in the foreground. The view will change from an open view across an intensely farmed field seen against an urban settlement edge in the
middle ground to an urban view of a managed landscape with trees and new pedestrian routes seen in the foreground and a curved development edge with new twostorey dwellings seen beyond tree planting in the fore to middle ground. The magnitude of change is predicted to be medium and the level of effect is considered
moderate adverse with considerable beneficial effects.
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Viewpoint Name

Grid Ref.

Distance and
direction to site

Receptor

Sensitivity

Magnitude (>
Year 10)

Effect

View from Public Right
463718,
c. 400m to the
Users of public right of way such as
High
Low
Moderate / Minor
of Way adjacent to Boot 334415
south-west of the
dog walkers and horseback riders
(adverse)
4
Pit plantation, looking
site boundary
north-east towards the
site
Description of View
This baseline view comprises an elevated open, and far-reaching landscape, and townscape views. In the foreground, an arable field and a dirt track (restricted
byway) is seen in the right of the view; trees, scrub, fallen logs are seen on both sides of the track which filters more distant views in this direction. In the middle
ground beyond the dirt track, a local ridgeline is glimpsed as sloping land falls towards the viewer in a neighbouring field. Footpath FP13 follows the alignment of a
hedgerow seen in the middle ground of the view. A regular sized arable ‘green’ field is seen in the centre of the view; to the left of the field a hedgerow separates this
field from Plumtree road and a ploughed (‘brown’) field is seen to the left of Plumtree Road. The Sewage Works are discernible beyond the ploughed field in this view.
The site is located beyond the tree belt that provides separation between the regular field seen in the centre of the view, and field containing the site which is in front
of Cotgrave in this view. The start of Footpath FP12 at the site entrance from Plumtree Road is discernible in the middle ground of the view against a backdrop of
existing development in Cotgrave.
PVP

Magnitude of Change Predicted
Unlike the previous viewpoints, the baseline view will remain mostly unchanged by the proposed development. From this perspective, the part of the site that is
visible appears as a thin strip and the tree belt bordering the site’s leading edge provides some screening. Part of the site nearest the Brickyard Plantation is
screened by the intervening local ridgeline in the middle ground (described beyond the track, scrub and trees seen in the foreground). Where the site is visible, the
new proposals would blend in with the existing development in Cotgrave. Users of the public rights of way are considered to have high sensitivity, the magnitude of
change is considered low therefore the effect on visual receptors from this location is considered moderate / minor adverse as there will be some additional built
form seen blending into Cotgrave from this perspective.

No.

Viewpoint Name

PVP 5

View from Public Right
of Way, looking northeast towards the site

Grid Ref.

463981,
334641

Distance and
direction to site
c. 100m to the
south-west of the
site boundary

Receptor

Sensitivity

Magnitude (>
Year 10)

Effect

Users of public right of way such as
dog walkers and horseback riders

High

Low

Moderate / Minor
(adverse)

Description of View
The baseline view comprises a hedgerow and dirt track along the margin of an arable field. Both elements progress from the fore to the middle ground in the left of
the view until they intersect with a tree belt in the middle ground. This tree belt is approximately 5 / 6m in height and it extends across most of the view. In the right of
the view, the tree belt ends and Brickyard Plantation is seen beyond the tree belt in the background of the view. Also in the background of the view, existing two
storey dwellings are glimpsed beyond the deciduous tree belt in the middle ground. The site is located behind the tree belt in the middle ground, and in front of the
existing dwellings in the back ground. The site boundary extents as far as the edge of the Brickyard Plantation seen in the right of the view.
Magnitude of Change Predicted
The proposed development will be seen in filtered views beyond the tree belt in the middle ground. The tree belt will remain intact and the alignment of Footpath
FP13 will remain unchanged because of the proposed development. In this view, new properties will be set back from the tree belt, and the highest contours of the
site nearing the Brickyard Plantation will have new tree planted which will be perceived in front of the existing woodland once established. Users of the public rights of
way are considered to have high sensitivity, the magnitude of change is considered low in this view therefore the effect on visual receptors from this location is
considered moderate / minor adverse as the new proposals will be seen filtered by the tree belt and additional planting as part of the green infrastructure planned for
the site. The proposals are unlikely to be seen protruding above the line of the top of the tree belt. There new built form will replace the existing built form currently
seen in filtered views through the tree belt from this perspective.
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Viewpoint Name

Grid Ref.

Distance and
direction to site

Receptor

Sensitivity

Magnitude (>
Year 10)

Effect

View from Plumtree
Users of public right of way such as
High
Medium
Moderate
Road at the entrance to
c.0 m at the site
dog walkers and horseback riders
(adverse)
the site, looking south463956,
boundary
east
334949
Description of View
The baseline view is characterised by a roadside hedgerows and open field entrances. In the centre of the view an arable field is seen in the foreground which is
bordered by the well-defined settlement edge of Cotgrave in the background of the view. Vegetated landform forms the backdrop of the view beyond the settlement.
IN the foreground, the tree belt seen in the centre of the view progresses to the middle ground. Footpath FP12 is seen following the alignment of the tree belt on thr
right hand side. The arable field containing FP12 to the right of the tree belt is bordered by a managed hedgerow seen in the middle ground; this hedgerow
demarcated the alignment of Footpath FP13. In the far right of the view, the landform becomes gently undulating, the crest of a field is seen against the skyline and
Manor Farm is seen in the background of the view.
PVP 6

Magnitude of Change Predicted
The proposed development will be seen at close range from this viewpoint location; the view of the proposals will be framed by the hedgerow on the left and the tree
belt on the right. The new housing proposed will be set back from the leading edge of the site in this view. The land closest to the hedgerow is the lowest contours on
site and a SUDs scheme is proposed in this part of the site. The new proposals will be set back from the tree belt also with green buffer proposed along the length of
the site (western edge). The framed view into the adjacent field to the right of the tree belt will remain unchanged by the proposed development. This view is from
Plumtree Road at the start of Footpath FP12, users of the public rights of way are considered to have high sensitivity, the magnitude of change is considered medium
with a moderate adverse effect as the new proposals will be seen at relatively close range in this framed view.

No.

Viewpoint Name

Grid Ref.

Distance and
direction to site

Receptor

Sensitivity

Magnitude (>
Year 10)

Effect

Road users and users of public right Medium
Medium
Moderate/ Minor
View from Woodgate
c.270m to the
of way such as dog walkers and
(adverse)
Lane / Bridleway BW23
north of the site
horseback riders
to the north, looking
463948,
boundary
south towards the site
335244
Description of View
The baseline view is characterised by Woodgate Lane, a single track and bridleway bordered by managed grass verges, telegraph poles and hedgerows. In the far left
of the view, the steeple of All Saints Church in Cotgrave is seen on the skyline. Few stand along trees break up the consistent view of modern dwellings with eaves
and roof pitches visible from the centre of the view to the far left of the view. A ploughed field is seen to the right of Woodgate lane; the hedgerow seen bordering the
field in the middle ground demarcates the alignment of Plumtree Road. Beyond the location of Plumtree Road, a tree belt is seen which progresses up to Brickyard
Plantation which is prominent in the background of the view. In the far right of the view, Manor Farm is seen on the crest of a hill. The site is in the middle ground to
the left of the tree belt and in front of Brickyard Plantation in the centre of the view.
PVP 7

Magnitude of Change Predicted
The proposed development will be partially visible beyond vegetation seen along Woodgate lane. Part of the proposals will be seen in the mid to background of the
view; new tree planting will be seen in front of the Brickyard Plantation on the highest contours of the site once established - new dwellings will follow the lower
contours of the site. The strip of land closest to the tree belt on the western edge of the site will remain green as a green buffer is proposed in this part of the site.
The new housing layout is broken up into blocks, and the arrangement of the blocks creates a curved edge to the development so soften improve the current linear
edge of the settlement. New housing will be set back from the hedgerow separating the site from Plumtree Road and groups of new trees will be planted between the
new dwellings and plumtree road which will soften the appearance of the new development from this perspective. Users of the public rights of way are considered to
have high sensitivity, the magnitude of change is considered medium with a moderate adverse effect as the new proposals will be seen at relatively close range in
this framed view.

No.

Viewpoint Name

Grid Ref.

Distance and
direction to site

Receptor

Sensitivity

Magnitude (>
Year 10)

Effect

View from Cotgrave
c.1.9km to the
Road users including pedestrians
Low
Low
Minor
Lane to the north-west,
north-west of the
using the roadside path
(adverse)
looking south-east
462003,
site boundary
towards the site
335005
Description of View
This baseline view is an unremarkable roadside view from a field entrance along Cotgrave Lane. The foreground and middle ground comprises flat agricultural land
with some low-lying hedgerows and some hedgerow trees dispersed across the view. In the centre of the view, Cotgrave is seen in the background and All Saints
Church steeple is discernible on the skyline. Dwellings off Woodgate Lane (around the approximate location of viewpoint 7) are identifiable in background of the view
also. The site is in the right of the view, to the right of the dwellings identified on Woodgate Lane, beyond a tree belt seen in the view which is on the site’s leading
edge from this perspective. Existing dwellings in Cotgrave, adjacent to the site’s eastern edge, are just about discernible in the view which is filtered by the tree belt
on the site’s western edge. The woodland seen in the skyline in the background of the view is Wold Hill which is borders Cotgrave to the south. Brickyard plantation is
in the right of the view.
PVP 8

Magnitude of Change Predicted
The baseline view will remain unchanged for the most part except for a narrow, filtered view of the proposals discernible at a distance. The tree belt filters views of
the proposals from this location, which is approximately 1.9km from the site at its closest point. The angle of the view for visual receptors at this location is oblique.
Overall, the magnitude of change is considered low with a minor adverse effect as the new proposals which will be mostly filtered by vegetation in the view will be
seen at distance.

No.

Viewpoint Name

Grid Ref.

Distance and
direction to site

Receptor

Sensitivity

Magnitude (>
Year 10)

Effect

View from Tollerton
461675,
c.2.3km to the
Road users and users of public
High
Low
Minor
Lane and Public Right
335380
north-west of the
rights of way
(adverse)
of Way to the southsite boundary
west of Nottingham City
Airport, looking southeast towards the site
Description of View
Like viewpoint 8, this baseline view is from a roadside and public right of way at the entrance to a field with access from Tollerton Lane. A pastoral field is seen in the
foreground; a hedgerow is partially visible in the left of the view and a vegetated property boundary with a two-storey dwelling is seen in the left of the view. The
middle ground comprises flat agricultural land with low-lying hedgerows sparse with hedgerow trees. The backdrop of the view is formed by vegetated hills on
elevated land that border Cotgrave. The settlement itself is not clearly discernible due to intervening vegetation but the steeple of All Saints Church is visible on the
skyline. The site is in the background of the view to the right of the steeple around the foothills of the vegetated escarpment (Wold Hill).
PVP 9

Magnitude of Change Predicted
Like viewpoint 8, the baseline view will remain unchanged for the most part except for a narrow, filtered view of the proposals discernible. From this distance, the
proposals are unlikely to be distinguished against the existing development in Cotgrave. The tree belt bordering the site filters views of the proposals from this
perspective, which is approximately 2.3km from the site at its closest point. Overall, the sensitivity of users of public rights of way is high, the magnitude of change is
considered to be low and the effect has been downgraded to minor adverse as the new proposals will be barely be visible from this viewpoint due to intervening
vegetation.
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Appendix EDP 5
Zone of Theoretical Visibility
(EDP3949/09 17 March 2017 RB/MD)
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Appendix EDP 6
Constraints Plan
(Barton Willmore 27299 RG-M-03 07 March 2017 JW/IW)
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Concept Sketch
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Plans
Plan EDP L1

Topographical Relief.
(EDP3949/01 29 MARCH 2017 RB/MD)

Plan EDP L2

Landscape Planning Context.
(EDP3949/02 29MARCH 2017 RB/MD)

Plan EDP L3

Published Landscape Character.
(EDP3949/03 29 MARCH 2017 RB/MD)

Plan EDP L4

Viewpoint Locations.
(EDP3949/04 29 MARCH 2017 RB/MD)

Plan EDP L5

Findings of Landscape and Visual Analysis.
(EDP3949/12 29 MARCH 2017 LB/MD)

Plan EDP L6

Landscape Strategy.
(EDP3949/13 29 MARCH 2017 LB/MD)

Land south of Plumtree Road, Cotgrave
Landscape and Visual Impact Assessment
L_EDP3949_01a

This page has been left blank intentionally

Site Boundary
Gap in vegetation allows framed
view into site from Plumtree Road

Bridleway - BW23
progresses north from
Plumtree Road along
Woodgate Lane

Roadside hedgerow borders site to the
north approximately 1.8m in height

5m Contours
Existing Settlement Edge
Public Rights of Way
Views Into Site

45m

COT9 SHLAA Site. Proposed site allocated
for housing in the local plan. Telegraph
poles identify the boundary between the
site and COT9 which is open

d
Roa
ee
r
t
m
Plu

Large scale regular arable field on the
edge of the settlement of Cotgrave.
Views out of the site are open to the
north. Nottingham is visible in distanced
views to the northwest

Deciduous tree belt borders the sites
western edge. The tree belt measures
5/6m in height, there is one break in
the centre where FP12 and FP13 meet

50m

55m

60m

Abrupt settlement edge with modern
two storey housing forming a
well-defined boundary to the site.
Adjacent properties have open views
into the site from rear facing windows

65m
client

IM Land
project title

Land south of Plumtree Road, Cotgrave
drawing title

Plan EDP L5: Landscape and Visual Findings
70m

Manor Farm with large scale
agricultural units on high ground

Brickyard Plantation is a priority woodland
habitat comprising a broadleaved woodland
that forms a defensible vegetated southern
boundary along its highest contours. No views
are available south of the woodland into the
site apart from a framed view in south west
corner (see VP3)

Footpath FP12 continues south
towards the bridleway and
access track to Manor Farm
75m

© The Environmental Dimension Partnership Ltd. © Crown copyright and database rights 2017 Ordnance Survey 0100031673

0

200m

date
29 MARCH 2017
drawing number EDP3949/12
scale
Refer to scale bar

drawn by LB
checked MD
QA
LH

info@edp-uk.co.uk www.edp-uk.co.uk
Cirencester 01285 740427 Cardiff 02921 671900 Shrewsbury 01939 211190

Land south of Plumtree Road, Cotgrave
Landscape and Visual Impact Assessment
L_EDP3949_01a

Photoviewpoints
Photoviewpoint 1

View from Public Right of Way at the site's eastern boundary, looking
west.
(EDP3949/07 29 MARCH 2017 01/09 GC/MD)

Photoviewpoint 2

View from Public Right of Way at the site’s western boundary, looking
east.
(EDP3949/07 29 MARCH 2017 02/09 GC/MD)

Photoviewpoint 3

View from Public Right of Way in the south-western corner of the site,
looking north-east.
(EDP3949/07 29 MARCH 2017 03/09 GC/MD)

Photoviewpoint 4

View from Public Right of Way adjacent to Boot Pit plantation, looking
north-east towards the site.
(EDP3949/07 29 MARCH 2017 04/09 GC/MD)

Photoviewpoint 5

View from Public Right of Way, looking north-east towards the site.
(EDP3949/07 29 MARCH 2017 05/09 GC/MD)

Photoviewpoint 6

View from Plumtree Road at the entrance to the site, looking south-east.
(EDP3949/07 29 MARCH 2017 06/09 GC/MD)

Photoviewpoint 7

View from Woodgate Lane / Bridleway BW23 to the north, looking south
towards the site.
(EDP3949/07 29 MARCH 2017 07/09 GC/MD)

Photoviewpoint 8

View from Cotgrave Lane to the north-west, looking south-east towards
the site.
(EDP3949/07 29 MARCH 2017 08/09 GC/MD)

Photoviewpoint 9

View from Tollerton Lane and Public Right of Way to the south-west of
Nottingham City Airport, looking south-east towards the site.
(EDP3949/07 29 MARCH 2017 09/09 GC/MD)

Land south of Plumtree Road, Cotgrave
Landscape and Visual Impact Assessment
L_EDP3949_01a

This page has been left blank intentionally

Photoviewpoint EDP 1: View from Public Right of Way at the site’s eastern boundary, looking west
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Photoviewpoint EDP 2:
View from Public Right of Way at the sites western boundary, looking east
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Photoviewpoint EDP 3: View from Public Right of Way in the south-western corner of the site, looking north-east
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Photoviewpoint EDP 4: View from Public Right of Way adjacent to Boot Pit plantation, looking north-east towards the site
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Photoviewpoint EDP 5: View from Public Right of Way, looking north-east towards the site
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Introduction

IM Land, a subsidiary of IM Properties PLC, is working with the
landowner to promote 12.73 (ha) to the south west of Cotgrave for
residential development. This Vision Document is submitted in response
to the Local Plan Part 2: Land and Planning Policies (Further Options)
Consultation.

The site is adjacent to the existing Cotgrave settlement

•

Maintenance and enhancement of the existing PRoW;

town centre. It is well connected to the sustainable

•

Creation of a new entrance to the village by providing
a gateway feature.

boundary and is located approximately 400m from the
transport network, with a number of existing Public

Rights of Way crossing the site. The closest bus stops

to the site are located on Plumtree Road, approximately

300m to the east of the site. The S4 and V2 are frequent

This vision document has been informed by survey work
which has considered the following elements:

Plumtree Road and provide access to Cropwell Bishop,

•

Archaeology and Built Environment;

The site currently comprises agricultural land and rises

•

LVIA & Greenbelt;

bound in part by Plumtree Road and in part by further

•

Ecology;

which also fronts onto Plumtree Road. To the east the

•

Arboriculture;

the rear gardens of residential properties which front

•

Visual Landscape.

local bus services operate from the existing bus stop along
West Bridgford, Nottingham, Aslockton and Bingham.
north to south through the site. To the north the site is
agricultural land (also being promoted through the Plan)
site is bound in part by agricultural land and in part by
onto Daleside and White Furrows. To the south the site

is bound by Brickyard Plantation and to the west beyond
the immediate hedgerow boundary is agricultural land.

The proposed residential development of the site
includes:
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•

The provision of approximately 220 dwellings;

•

A green frontage to Plumtree Road;

•

SUDs attenuation features;

•

Woodland planting;

•

Landscape corridor;

•

Landscape buffer to existing properties to the east;

Aerial Photograph
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Planning Context
The Borough Council adopted the Local Plan Part 1: Core Strategy on 22
December 2014. The document establishes the strategic approach to new
development in the Borough and identifies the main strategic allocations.
Policy 3 ‘Spatial Strategy’ establishes a two tier settlement
hierarchy for the District. The top tier is identified as
the main built up area of Nottingham with the second tier
identified as the following six Key Settlements; Bingham,
Cotgrave, East Leake, Kayworth, Radcliffe on Trent and
Ruddington.

The proposals map confirms that the site is within the
Green Belt and the settlement of Cotgrave is inset from
the Green Belt. Policy 4: ‘Nottingham - Derby Green
Belt’ establishes that the principle of the Green Belt
will be retained and it will only be altered where it is
demonstrated that exceptional circumstances exist.

The Policy establishes that a minimum of 13,150
dwellings will be required between 2011 and 2028. This
is identified as being delivered through three Sustainable
Urban Extensions (approximately 7,650 dwellings in total
at Clifton, Edwalton and Tollerton) and through the Key
Settlements and to identify local needs (approximately
5,500 dwellings). The former Cotgrave Colliery, to
the north west of Cotgrave is allocated to deliver
approximately 470 dwellings.

The Policy establishes that inset boundaries will be
reviewed or created through the Local Plan Part 2
in order to accommodate development requirements
until 2028 and that consideration will be given to the
identification of safeguarded land to meet longer term
requirements.

The policy justification sets out that development
elsewhere in Rushcliffe will be concentrated at the Key
Settlements listed in Policy 3.

•

The statutory purposes of the Green Belt, in particular the need to maintain the openness and prevent
coalescence between the settlements;

The policy justification confirms that consideration will
be given to a full review of the Local Plan which may be
triggered in the following situations:

•

Establishing a permanent boundary which allows for
development in line with the settlement hierarchy
and/or to meet local needs;

•

•

The appropriateness of defining safeguarded land to
allow for longer term development needs; and

•

Retaining or creating defensible boundaries

Housing Delivery - Shortfall of 30% cumulative
completions against annualised 5 year land supply as
set out in housing trajectory from April 2017 onwards
(this date relates to the intended adoption of Local
Plan Part 2)

•

Housing Delivery - Inability to demonstrate 5 year
land supply plus 5% or 20% buffer from April 2017
onwards

•

Affordable Housing Delivery – Shortfall of 30% cumulative completions on rolling 5 year land supply

The Policy sets out that when reviewing Green Belt
boundaries regard will be had to:
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Appraisal
Connectivity

Walking & Cycling - There is potential for the provision
of good pedestrian access to the development area
from Plumtree Road. The provision of a new section of
footway along the southern side of Plumtree Road to
provide this access will be explored with highway officers.
Opportunity also exists to provide additional pedestrian
and cycle links from the east side of the development area
to existing development in Cotgrave via Bonny Mead and
Toft Close. A PRoW that crosses the site will be retained
and improved as required.

Public Transport - The closest bus stops to the site
are located on Plumtree Road, approximately 300m to
the east of the site. The S4 and V2 are frequent local
bus services which operate from stops along Plumtree
Road and provide access to Cropwell Bishop and West
Bridgford, Nottingham, Aslockton and Bingham. Below is
a summary of the routes providing services to Cotgrave:

Bus Ser vice

Route

Highest Daily Frequency
(Monday to Friday)

Highest Daily Frequency
(Saturday Sunday)

S4

Cropwell Bishop to West Bridgford

1 per day in each direction

No Saturday or Sunday service

V2

Bingham to Nottingham via Cropwell
Bishop and Cotgrave

11 per day in each direction

11 services on Saturday (No
service on Sunday)

852

Cotgrave to Radcliffe-on-Trent

3 per day in each direction

3 service on Saturday (No Service
on Sunday)

Cotgrave
Connection

Cotgrave to Nottingham

3 per hour (4 per hour in peak
period)

3 per hour on Saturday, 1 per hour
on Sunday

Facilities
Education - Cotgrave has several schools that cater
for students between the ages of three and 19, and also
has a day nursery for infants. All educational facilities
are within walking distance of the development area, as
follows:

north east of the Site) can be reached in 14 minutes on
foot or in 4 minutes by bike. West Furlong Dental surgery
is located 1.2km to the south west of the development
area and can be reach on foot in 15 minutes or by bike in
4 minutes.

•

Cotgrave CoE Primary School (7 minute walk, 2
minute ride),

•

Ash Lea School (9 minute walk, 3 minute ride)

•

Cotgrave Candleby Lane School (16 minute walk, 4
minute ride)

Retail, Recreation & Community Facilities - A range
of community facilities and local services are within easy
walking distance, including a local store, petrol station
and several pubs. Cotgrave local centre, which is the
largest employment centre in the village, is located 1.4km
to the east of the development area (16 minute walk
or 4 minutes by bike) and offers a range of amenities
including a supermarket, library, cafe, food takeaways
and a pharmacy. Cotgrave Leisure Centre (15 minute
walk, 4 minute by nike) is located 1.1km to the east of
the development area and offers a range of recreational
facilities including a pool, gym and football pitches.

Health - Cotgrave Surgery is located 1.4km to the east
and can be reached in 16 minutes on foot or in 4 minutes
by bike. Mimex Montague Healthcare Ltd (1.1km to the
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Site Constraints
& Opportunities

The land south of Plumtree Road presents an excellent opportunity
to deliver a high quality sustainable housing development that will
sensitively contribute towards the housing needs of Rushcliffe.
In developing a concept design for this site it is important to give
consideration to the opportunities and constrains presented by the site.

The plan opposite illustrates a number of site
opportunities and constraints identified from initial
site investigations and analysis to inform the proposed
development. The response to these opportunities and
constraints is set out within the Concept Master plan
section of the document. The key opportunities and
constraints include:
•

Relationship with existing residential properties bordering and overlooking the site;

•

The integration of new built form within the existing
site development context, including the need to maintain views to wider landscape features;

•

•

The retention of existing public rights of way across
the site;

•

The retention of existing drainage ditches and integration of new sustainable drainage solutions;

•

Provision of cycle and pedestrian connections where
possible within and across the site to facilitate movement by more sustainable means;

•

Provision of new areas of publically accessible open
space within the centre of the site;

•

Enhance habitat diversity and linkages through the
inclusion of new and improvement of existing landscape features and habitat.

Retention and integration of existing hedgerows and
trees within the site, and the provision of a new landscaped edge;
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Archaeology & Built Environment
The site does not contain any nationally important
features such as world heritage sites, scheduled
monuments, registered parks and gardens, registered
battlefields or listed buildings, where there would be a
presumption in favour of their physical preservation in
situ and against development.

The land within the site is not visible from the existing
Grade I Listed Church located to the north of Cotgrave
or it’s vicinity, and effects on views from the site to the
church would not represent an in principle constraint to
the allocation of the site and its suitability for residentialled development.

Moreover, there are no recorded archaeological findspots,
sites or features of interest within the site or its
immediate vicinity. Land within the site is likely to have
been in agricultural use since the medieval period, when
it formed part of the open field system. On the basis of
current evidence, the archaeological potential of the site
is low.

Ecology

Comparison of historic Ordnance Survey maps shows
that the village of Cotgrave remained at its post medieval
extent until the 1960s, when the establishment of
Cotgrave Colliery led to rapid growth of residential
development to house incoming miners and their families.
The OS First Edition of 1883-4 (surveyed 1883), shows
little change from the current situation of the appraisal
site. Modern residential development to the east of
the site followed pre-existing boundaries, other than a
detached dwelling to the north-east of the site, which
occupies the corner of a former field enclosure.
The OS edition of 1976-80 shows development to the
east of the site along the northern part of Mensing
Avenue and along Owthorpe Road, including Hawthorn
Avenue and Fern Lea Avenue, although the field adjacent
to the east of the site is still undeveloped. The OS survey
of 1974-90 is clearly later for this area, as this shows
the extent of the town almost the same as the present
situation, including almost all development adjacent to
the site, between this and Owthorpe Road, as well as that
to the north of the site, north of Plumtree Road/Baker’s
Hollow. Therefore the bulk of residential development in
Cotgrave occurred in the latter part of the 20th century.
Prior to this the layout of the town mostly preserved its
19th century extent.

A desk based assessment and Extended Phase 1 walkover
survey has been undertaken to provide initial technical
information on ecological features within the site and in
its potential zone of influence. As a result of this, it is
considered that the site does not present any significant
ecological impacts that could not be adequately mitigated
as part of the development.
There is one SSSI and are eight local wildlife sites within
the potential zone of influence for the site as well as an
area of BAP priority woodland habitat adjacent to the
southern boundary. However, the proposals for the site
would not result in any impact on these existing features.
The young planted trees hedgerows within the site can
easily be integrated into the development framework
proposals for the site negating the need for mitigation.
There is much scope for enhancement of these features
and further habitat creation within the Site design.
The site is currently subject to arable farming, which
limits ecological value such that the opportunities within
the newly created green spaces will enhance the habitat
and provide further opportunities for any protected and
notable wildlife species in the area.
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LVIA and Green Belt

Arboriculture

EDP has considered Rushcliffe Borough Council’s
Rushcliffe Green Belt Review’ part 2b (detailed review
of the Nottingham – Derby Greenbelt within Rushcliffe
– Rural Towns and Villages), Draft, published January
2016. EDP concludes that the site is a relatively low
functioning element and is a small quantum of the wider
Derby and Nottinghamshire Green Belt. The site can be,
in its entirety, released from Green Belt without adversely
affecting the wider Green Belt functions in the context
of the area of open land between Cotgrave, Clipston,
Normanton-on-the-Wolds and Tollerton, and the wider
Nottinghamshire suburbs.

A walkover survey has been undertaken to provide an
overview of the tree and hedgerow population located
both within and immediately adjacent the site.

This results primarily from the clearly demarcated
site boundary features, the enclosed nature of the site
and the consequential limitation in landscape and
visual effects through the utility of permanent and
physical features within the site. It would also provide
a sustainable and high quality development which links
very well to the existing settlement edge of Cotgrave
without compromising the openness of the Green Belt,
and accords with NPPF paragraph 80 and 84, as wells
Rushcliffe Borough Council’s Policy 4 of the Local Plan
Part 1: Core Strategy in terms of Green Belt function.

The survey sought to identify all principal arboricultural
features of high, moderate, and low quality and value
as defined by BS 5837:2012. A total of 11 items were
recorded, these have been prioritised for retention due to
their condition, age and longevity.
The majority of the trees and hedgerows are located off
site or within existing field boundaries and the master
plan has been designed to allow for the retention of the
majority of these items.

EDP concludes, that the site is more favourable than
the other options presented within Rushcliffe Borough
Council’s Green Belt Review, and will not result
in sprawl, whilst preserving the setting of outlying
settlements and preventing visual and physical coalescence
across open countryside. The re-alignment of the Green
Belt boundaries to afford development at the site, will
continue the effective long term, defensible, robust edge
to the Green Belt beyond the site, in accordance with
NPPF paragraph 85.
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Landscape & Visual
Photoviewpoint
EDP 1:
View from
Right of Way
at the site’s eastern
boundary, looking west
The site
does
notPublic
lie within
a Nationally
designated

landscape. There is one Public Right of Way (PROW )
Footpath FP13 within the boundary of the site, and
another adjacent to the western site boundary. The site is
not constrained by Conservation Areas or Country Parks.
The site adjoins the settlement edge of Cotgrave where
existing residential development forms the site’s eastern
boundary and provides a and provides the residential
context of the appraisal site. With consideration of the
Greater Nottinghamshire
Brickyard
Plantation

Landscape Character Assessment (2009), the site is
located within the NW04 Cotgrave Wooded Clay Wolds.
The site, and its immediate context, is considered by
EDP to contain features typical of the local landscape
Approximate extent of site
character.
Photoviewpoint
EDP
1: View from
Public
Right of is
Wayto
at the
site’s eastern boundary, looking west
The
landscape
strategy
for
NW04
enhance

affording opportunity for landscape planting and green
infrastructure within the site for local amenity, recreation
and ecological enhancement. EDP’s review of the site has
Tree belt
focused on the assessment
of views from publicly
bordering the
Footpath FP13

finds that the site (within Cotgrave South West) is
within an area considered to be a sustainable option for
residential development in the draft green belt review
Part 2 (b).

accessible locations, including views from private
residential properties, and has concluded that with the
landscape strategy proposed would offset and reduce
the likely visual effects of proposed development, with
planting around the boundaries of the site and new
woodland planting to enhance the site and this edge of
the settlement

Telegraph pole marking
Settlement edge of
of the de
settlement
the boundary between the The site is located on the edgeCotgrave
ned by twoand
proposed site and COT 9 links to the existing urban framework
storey rather
dwellings
than feeling
(SHLAA site)
Approximate extent of site

divorced from it in the open countryside. A review of the
supplementary guidance

site’s western
edge

Brickyard
Plantation

Footpath FP13

EDP considers that the site has no significant ‘in
principle’ constraints to development, and that the
development of this site will not ‘harm’ the countryside
surrounding the site, any sensitive environmental
designations or be harmful to visual amenity from the
limited Public Rights of Way within and surrounding the
site or neighbouring residential development.

Telegraph pole marking
the boundary between the
proposed site and COT 9
(SHLAA site)

Tree belt
bordering the
site’s western
edge

Settlement edge of
Cotgrave dened by two
storey dwellings

Photoviewpoint EDP 2: View from Public Right of Way at the sites western boundary, looking east
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western boundary,
Hedgerow
between site and
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Concept
Master Plan

The design of this concept master plan is underpinned by a series strategies,
which embrace the issues identified in the appraisal and the opportunities &
constraints sections of this Vision Document, to create a development that
responds to its local context.
This concept master plan demonstrates the sites ability
to accommodate a residential development that can be
integrated within the existing urban area of Cotgrave. The
proposed development responds to the sites opportunities
and constraints to make the best use of the available land
whilst also providing new areas of public open space. In
summary, the key elements of the emerging development
proposal include:
•

Approximately 220 dwellings, with an average density
of 28dph, capable of contributing to housing need of
the Rushcliffe;

•

The creation a primary access point off Plumtree
Road with new footpath along the south side of
Plumtree road that allows for safe pedestrian access;

•

Provision of integrated pedestrian and cycle links,
utilising existing rights of way that cross the site, to
provide direct connections to the nearby public transport network and local services/community facilities,
to encourage the use of more sustainable modes of
transport;

•

Retention of existing landscape features wherever
possible, including trees and hedgerows, to provide a
strong landscape framework, capable of absorbing the
proposed development into the surrounding landscape
character;

•

New buffer planing along the western edge of the site,
and an extension to the existing Brickyard Plantation
to the south of the site to maintain the rural edge of
Cotgrave;

•

Flood mitigation measures to enable the safe discharge of surface water that also provides the opportunity for wildlife enhancements and recreational
activates;

•

New areas of publically accessible openspace, including a play area, that work as an attractive, functional
place for leisure and recreational activities, capable of
strengthening the social capital of Cotgrave.
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Design
Land Use

Amount

Green Space

The development area comprises 12.82ha. Within this
area a mix of residential, infrastructure, open space,
woodland buffer planting, attenuation and play uses
will be provided. Approximately 7.78ha of land will
be available for residential development, capable of
delivering approximately 220 units.

The development area has the potential to deliver a range
of open space typologies for the benefit of both new and
existing residents of Cotgrave, including

Mix
A broad mix of housing types and tenures will be
delivered as part of creating a balanced, safe and
sustainable community for the future. The precise mix
will be determined at a later stage in the process and in
discussion with the relevant consultees.

•

Informal Open Space, including children’s play;

•

Formal Open Space;

•

Parkland;

•

Woodland Buffer Planting; st south of development
area.

Density
The development will consist of approximately 220
dwellings at an average density of 28dph. This is
consistent with making efficient use of land and creating
a varied, attractive and sustainable place to live for the
future. Densities are likely to vary depending on the
location within the development area. Lower densities
can be expected to be found around the periphery of the
site, immediately adjacent to the buffer planting on the
west of the site as part of a strategy to help assimilate the
development into the wider landscape context.
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Design

Access & Movement

The development area lies immediately west of the
existing built form of Cotgrave, providing a good
opportunity to create a sustainable extension to the
settlement. This will afford development good access
to existing services and facilities in Cotgrave as well as
public transport routes to Nottingham. The principles
guiding the approach to access and movement of the site
are as follows:

sufficient verge is available on both sides of the road
for modifications to be made. Pedestrian access is also
available via the existing public rights of way network
which provides access to existing residential areas to
the east and the countryside to the west. The PRoW
route will be improved as required which may include a
metalled surface and suitable lighting.

•

A new priority junction off Plumtree Road to the
north of the development area would serve as the sole
vehicular access to new development, and would form
a new entrance gateway to Cotgrave;

•

A permeable network of streets will be created within
the development area with a clear hierarchy to aid
wayfinding and provide a legible place;

•

Existing public rights of way would be maintained in
their current locations and would be integrated and
enhanced to compliment a network of new pedestrian
and cycle routes;

•

Opportunity exists to provide pedestrian and cycle
only connections to the south east of the development area to maximise connectivity with the wider
surrounding area and facilitate sustainable movement
opportunities;

Highways
Access to the development area will be taken from
Plumtree Road through the creation of a right turn lane.
Visibility splays will be provided in accordance with the
recorded 85th percentile speed. The access road will be
provided in accordance with the 6C’s Design guide and
sized accordingly based on Table DG1.
As part of the access proposals footway extensions will be
provided and the provision of a new section of footway
along the southern side of Plumtree Road will be explored
utilising the existing highway boundary extents as

Public transport services are present along Plumtree Road
to the south and Owthorpe Road to the east. Bus Service
V2 provides an hourly service which provides access into
Nottingham City Centre. Service enhancements will be
identified as part of any future development proposals
include enhancements to service provision within the
peak periods.
Key facilities and amenities are located to the east of the
development area and all facilities within Cotgrave are
considered to be within suitable walking distances of the
site with access to schools (primary and secondary), shops
and leisure amenities all available. As required as and as
outlined, improvements to pedestrian, cycle and public
transport provision will be considered as part of the
development proposals.
A Transport Assessment will be completed to assess
impacts across the wider network. Key junctions include:
•

Plumtree Road/Main Street T-junction

•

Plumtree Road/Scrimshire Lane – T-junction

•

Cotgrave Road/A606 traffic light junction

Suitable mitigation will be provided as part of the
development proposals including any identified off site
highway works and contributions. All assessment work
and consideration of impact will be undertaken in line
with the NPPF. There is sufficient capacity within the
local highway network to accommodate the scale of
development proposed.
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Design
Green & Blue Infrastructure

Flood Risk & Drainage

The location of the development area and the rural
characteristics of Cotgrave require new development to
be carefully designed and considerate of the surrounding
landscape, to create a strong, enduring new edge to the
Green Belt. The principles guiding the approach to the
green and blue infrastructure of the site will therefore:

The Environment Agency flood maps confirm the site is
in Flood Zone 1 and therefore all land uses are considered
sequentially acceptable with residential dwellings
classified as being ‘more vulnerable’ in accordance with
the National Planning Practice Guidance: Flood Zone
and Flood Risk Tables.

•

Retain a substantial amount of the existing landscape
features where possible, including trees and hedgerows;

•

Incorporate new areas of planting to create a landscaped edge on the western side of the development
area to provide a high quality defensible edge to the
Green Belt. A new surface water cut off ditch along
this edge will be provided to aide drainage;

The Environment Agency surface water flood map
indicates there is an area of low risk to medium risk
running through the middle of the site however all depths
are less than 300mm and so can be addressed through
suitable finished floor levels and mitigation along the
western boundary.

•

Provide new woodland buffer planting at the south of
the development area, extending Brickyard Plantation
into the site to enhance the landscape character;

•

Provide new areas of formal open space to create a
parkland character along either side of the existing
public right of way that runs across the site from
White Furrows. This will maintain a sense of openness and views into the Green Belt;

•

Retain and embrace the existing topography of the
site to provide attenuation features at locations on the
northern edge of the development area adjacent to
Plumtree Road, taking advantage of the site’s natural
low points.

This mitigation will take the form of a cut off ditch along
the length of the western boundary which will capture
overland flows from adjacent fields and convey flows to
proposed surface water attenuation areas to south.
A review of the BGS geology maps show the extents of
the site may be underlain by mudstone and therefore
soakage into the ground is unlikely to be a viable option,
although soakage testing will be completed in due course.
On that basis on site attenuation through the use of
ponds and swales is likely to be the most appropriate
solution for the proposed development. The site generally
falls to the north and therefore attenuation will be
provided adjacent to Plumtree Road.
It is proposed that two attenuation basins will be provided
either side of the access road and the land use framework
for the site will be designed to ensure SUDs features
are provided and incorporated accordingly. These basins
will attenuate flows from the proposed residential and a
combined storage area of approximately 3,950m3 for a
1 in 100 year storm event plus 40% for climate change
would be required. The attenuation areas will discharge
to an existing ditch course located along Plumtree Road.
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Key Benefits

Deliver y &
Next Steps

Key Benefits

Programme Delivery & Next Steps

Development of land south of Plumtree Road will have
the following key benefits:

Following the current consultation on the Further
Options document the Council anticipate publishing the
draft Local Plan Part 2 in November 2017 followed by
submission to the Secretary of State in January 2018.

This document demonstrates the potential for the delivery of a integrated
development of approximately 220 dwellings. It explains how development could
be accommodated within the existing landscape, creating a new Green Belt
boundary to maintain the physical and visual separation between Cotgrave and
Clipston Village.

•

Opportunity to deliver a development, close to
existing key services and facilities, of approximately
220 dwellings that will support the national growth
agenda and will provide Rushcliffe Borough Council
with a sustainable opportunity to help achieve their
housing needs;

•

•

The delivery of a variety of housing types and tenures,
including both market and affordable housing that
will allow a diverse community to expand, integrate
and grow alongside existing development at Cotgrave,
securing significant social capital for the village;

•

The site is suitable, available and deliverable and will
provide the ability for the early delivery of housing
within the plan period;

•
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Provision of new areas of publicly accessible open
space, including a play area, combined with attractive,
functional places for leisure and recreational activities,
will boost social opportunities and promote healthy
lifestyles;
The retention of existing field boundaries where
appropriate, combined with significant areas of new
planting on the western edge and formal open space
and a new area of woodland to the south of the site,
will deliver a vegetated perimeter. This will provide
appropriate screening as well as enhancements to
habitat diversity.

Subject to the site being supported by the Council,
removed from the Green Belt and allocated for residential
development IM Land will undertake a comprehensive
engagement strategy with local stake holders and the local
community.
Further to the adoption of the Local Plan Part 2, which
is envisaged for June 2008, IM Land will commit to the
early delivery of the site via the planning application
process to ensure that the Council is able to meet its
locally identified housing needs
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