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1. Introduction
1.1. Andrew Granger & Co. Ltd specialises in the promotion of strategic land for residential
development and commercial uses. As a company, we are heavily involved in the promotion
of client’s land through various Local Plan preparations throughout the country, and we also
have vast experience in contributing to the Neighbourhood Plan process.
1.2. On behalf of Space Foods Limited we are seeking to work with Rushcliffe Borough Council in
promoting the land off Asher Lane, Ruddington (Appendix 1) for residential development.
1.3. This document provides a written submission to the Rushcliffe Local Plan Part 2: Land and
Planning Policies Further Options Consultation.

2. Planning Policy Context
2.1. We have made Rushcliffe Borough Council [RBC] aware of the site’s availability for
development through various submissions, including the Rushcliffe Local Plan Part 2: Issues
and Options Consultation and the Call for Sites.
2.2. The site is included within the Strategic Housing Land Availability Assessment [SHLAA] 2016;
site reference 553. The assessment concludes that development of the site could be
suitable if the constraint posed by the Nottingham-Derby Green Belt is removed when
these boundaries are reviewed as part of the Local Plan Part 2.
2.3. We have discussed the potential development of the site with Ruddington Parish Council
and local residents at a Parish Council meeting and two public consultation exhibitions,
which were held prior to the submission of an outline planning application in 2014. These
meetings were held on Tuesday 19th August 2014, Wednesday 17th September 2014 and
Saturday 20th September 2014.
2.4. The site has been the subject of a previous outline planning application [Ref:
14/02540/OUT] for the erection of 250 dwellings, including vehicular access, pedestrian
links, public open space, car parking, landscaping and drainage, which was withdrawn.
2.5. A revised application for the erection of 175 dwellings, including vehicular access,
pedestrian links, public open space, car parking, landscaping and drainage has been
submitted to Rushcliffe Borough Council [Ref:16/03123/OUT] and is currently awaiting
determination; an indicative layout is included in Appendix 2.
2.6. The Adopted Core Strategy identifies Ruddington as a Key Settlement which is appropriate
to support the development of a minimum of 250 new dwellings. Thus far, there have been
no planning permissions granted which are to be counted against this minimum target.
2.7. As such, we propose the site at Asher Lane, Ruddington for residential development.
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3. Site and Development Potential
3.1. The proposed development site has a total developable area of approximately 9.68 ha
(23.92 acres) and is located on the south-western edge of Ruddington and accessed off
Asher Lane, as shown outlined in red in Appendix 1.
3.2. The site consists of a single field of arable land with clearly defined boundaries marked by
mature hedgerow to the north, south, east and west. The site is bordered to the north by
residential development, and adjacent to the allotments. To the south of the site lies
Rushcliffe Country Park, while the western boundary of the site runs parallel to the Great
Central Railway line and a public footpath.
3.3. The site is located in close proximity to a number of services and amenities which are
located in the centre of the village approximately 0.4 miles from the proposed site. The
village also benefits from a business park and the Rushcliffe Country Park, which includes
the Nottingham Transport Heritage Centre, which is located to the south of the settlement.
3.4. The village is located in close proximity to further service and employment opportunities in
Nottingham (approx. 5 miles), Clifton (approx. 2.3 miles), Edwalton (approx. 3.5 miles), West
Bridgford (approx. 4 miles) and Gamston (approx.. 5 miles).
3.5. We consider that the site has the capacity to accommodate approximately 175 dwellings
including pedestrian links, public open space, car parking, landscaping and drainage. Any
proposed development scheme would provide a range of property types and sizes,
including starter homes, family homes and bungalows.
3.6. Therefore, we consider the site to be in a highly sustainable location, close to a wide range
of services and facilities. It provides a good opportunity to make a significant contribution
towards meeting the Borough’s development needs.
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4. Comments on Local Plan Part 2 Further Options Document
4.1. On behalf of our client, Space Foods Limited, we wish to make the following observations
on the Rushcliffe Local Plan Part 2 Further Options 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?
4.2. We fully appreciate the Council’s recognition of the shortfall in housing supply that is the
result of delays in the development of the large strategic sites allocated within the Core
Strategy. However, we are concerned that identifying sites for the development of 2,000
new homes, which includes development to address a projected 900 shortfall, will not be
sufficient to meet the development requirements of the Borough.
4.3. A recent appeal decision by an inspector for a development south of Abbey Lane, Aslockton
[Ref: APP/P3040/W/16/3143126] suggested that the shortfall may be much higher than the
900 dwellings identified in the Local Plan Part 2 Further Options document. Paragraph 21 of
the appeal decision identifies the extent of the delays of the Sustainable Urban Extensions
[SUEs] stating ‘The SUEs are estimated to deliver some 1,340 fewer dwellings within the 5year period than had been anticipated in the trajectory and there could be a shortfall from
this source at the end of the Plan period of some 1,500 dwellings’. Furthermore, the
Inspector also identified that delays in the ‘key’ strategic sites would result in fewer homes
being developed on these sites within the 5-year period. Paragraph 22 of the appeal
decision states ‘the ‘key’ strategic sites are now estimated to deliver some 280 fewer
dwellings within the 5-year period than had been anticipated in the trajectory but to deliver
the whole of their contribution to the housing required within the Plan period’.
4.4. Therefore, we do not agree with the Council’s assessment of the present housing land
supply position and suggest that sufficient land should be identified to accommodate up to
2,600 new homes. This would include the 1,100 dwellings originally anticipated for Local
Plan Part 2, as well as up to 1,500 dwellings to overcome the SUE shortfall; as identified by
the Inspector for the site at land south of Abbey Lane, Aslockton in December 2016.
4.5. Furthermore, given that the delays in the development of the SUEs and the strategic sites
have resulted in a significant dwelling shortage over the 5-year supply period, we would
advise the Council allocates a number of development sites that are in the position to come
forward in the short-term. We believe that this is necessary in order to ensure that the
Local Plan has a robust strategy for the delivery of residential development.
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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?
4.6. We fully agree with the Council’s view that none of the three strategic allocations should be
expanded. Given that the current shortfall in residential development is inherently linked to
delays with the SUEs we do not believe that expansion of these sites would represent a
robust strategy for securing residential development within Rushcliffe. It is considered that
any increased allocation attributed to these sites would result in development on these
sites being extended into the future rather than any increased development in the shortterm or over the plan period. As such, we would advise the Council to allocate a number of
residential development sites within Local Plan Part 2 that are in a position to provide
development within the next 5 years, in order to resolve the immediate housing land
shortfall.
Question 14: Do you have a view on the number of new homes that should be accommodated on
greenfield sites at Ruddington up to 2028? If possible, please give reasons for your answer.
4.7. We consider Ruddington to be an appropriate location to accommodate a significant level
of development. The village is identified as a Key Settlement for growth within Policy 3 of
the Adopted Rushcliffe Core Strategy and is identified as being suitable to accommodate at
least 250 dwellings across the course of the plan period. We believe that Ruddington is a
sustainable settlement that can assist in resolving the current housing land shortage by
supporting development above the 250 dwellings requirement currently identified.
4.8. The 2011 Settlement Profile identifies Ruddington as a sustainable location with access to a
number of services and facilities. The village centre includes two shops, two health centres
(one of which has recently been extended), one nursery/infant school and one primary
school. The village is also served by a village hall, several play areas, outdoor sports facilities
and allotments. The village is served by a number of employment opportunities, including
Ruddington Fields Business Park, as well as further opportunities in Nottingham City Centre
which is within close proximity.
4.9. The village benefits from good transport links to the surrounding area. Buses to Nottingham
run every 10 minutes during the day; there is a half hourly service to Clifton; a half hourly
service to Loughborough via the A60 corridor; and there is an hourly service to Keyworth
and Beeston via the Queens Medical Centre. As such, we consider Ruddington to be an
appropriate location for significant residential development.
4.10. Therefore, we are proposing the allocation of the land off Asher Lane, Ruddington for
residential development. The SHLAA assessment of the site identifies that it has no
topographical constraints, no built environment constraints, no contaminated land
constraints and it is not in any area of identified flood risk. We consider the site to be in a
sustainable location with good access to the local service and employment opportunities
that exist within Ruddington. Any development scheme for the site could provide public
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open space, pedestrian links and a range of house types and sizes. Therefore, we consider
the site presents a significant opportunity to provide residential development, in the shortterm, which would contribute towards meeting the identified housing requirement for
Ruddington and towards resolving the immediate housing shortfall across the Borough.
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5. Conclusion
5.1. We consider the proposed development site at Asher Lane, Ruddington, has the capacity to
accommodate up to 175 new dwellings, including pedestrian links, public open space, car
parking, landscaping and drainage. The proposed scheme could provide a proportion of
affordable housing, and a range of dwelling types and sizes.
5.2. We appreciate the Council’s recognition of the current shortfall in housing land supply that
is the result of delays in the development of the SUEs and the key strategic sites allocated
within the adopted Core Strategy. However, we are concerned that the full extent of the
shortfall has not been appreciated by the Council. An Inspector for a recent appeal decision
identified the shortfall as 1,340 dwellings for the 5-year period and 1,500 dwellings over the
course of the plan period. As such, we believe that the Local Plan Part 2 needs to identify
sufficient land for at least 2,600 dwellings, rather than the 2,000 currently proposed.
5.3. Given that the current housing land shortage is inherently related to the delays in the SUEs,
we fully support the Council’s position that these locations should not be subject to any
expanded allocation, as this will only result in development of these sites being extended
into the future. Thus, we would advise that it would be more appropriate for the Council to
allocate a number of sites that can come forward within the short-term in order to resolve
the immediate housing shortage; as well as allocating sites that can contribute towards
providing development over the course of the plan period. We believe that this will ensure
that the Local Plan Part 2 has a robust strategy for delivering housing development
throughout the Borough across the plan period.
5.4. We believe that Ruddington is a sustainable location, with a wide range of services and
facilities, which can support a significant level of residential development. We are
proposing the allocation of the site at Asher Lane, Ruddington for residential development.
We believe that the site is the most appropriate location for development within the
village, as it has good access to the services and facilities that the settlement provides.
Furthermore, the site is available for development within the short-term, and as such can
contribute towards addressing the immediate housing shortage.
5.5. Andrew Granger & Co. would like to remain involved throughout the preparation of the
Rushcliffe Local Plan Part 2 and therefore request to be informed of any future consultation
stages and when the document is submitted for examination.
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1. Introduction
1.1. Andrew Granger & Co. Ltd specialises in the promotion of strategic land for residential
development and commercial uses. As a company, we are heavily involved in the promotion
of client’s land through various Local Plan preparations throughout the country, and we also
have vast experience in contributing to the Neighbourhood Plan process.
1.2. On behalf of Space Foods Limited we are seeking to work with Rushcliffe Borough Council in
promoting the land off Asher Lane, Ruddington (Appendix 1) for residential development.
1.3. This document provides a written submission to the Rushcliffe Green Belt Review Part 2(b):
Assessment of Additional Sites in Key Settlements and Other Villages Consultation
Document.

2. Planning Policy Context
2.1. The Adopted Rushcliffe Core Strategy identifies Ruddington as a Key Settlement which is
considered appropriate to support the development of a minimum of 250 new dwellings.
Thus far, there have been no planning permissions granted which are to be counted against
this minimum target.
2.2. The Nottingham-Derby Green Belt boundaries are tightly drawn around the village
boundaries of Ruddington, which is inset from the Green Belt. However, there is limited
scope for brownfield redevelopment within Ruddington, and as such it is considered
necessary for the Local Plan Part 2 to release land on the edge of the village from the Green
Belt in order for it to meet the identified housing requirement.
2.3. On behalf of our client, we are seeking to promote land off Asher Lane, Ruddington for
residential development, and its release from the Green Belt to facilitate this. We have
made Rushcliffe Borough Council [RBC] aware of the site’s availability for development
through various submissions, including the Rushcliffe Local Plan Part 2: Issues and Options
Consultation, the Call for Sites and the Green Belt Review Part 2 (b).
2.4. The site is included within the Strategic Housing Land Availability Assessment [SHLAA] 2016;
site reference 553. The assessment concludes that development of the site could be
suitable if the policy constraint posed by the Nottingham-Derby Green Belt is removed as
part of the Local Plan Part 2.
2.5. The site has been the subject of a previous outline planning application [Ref:
14/02540/OUT] for the erection of 250 dwellings, including vehicular access, pedestrian
links, public open space, car parking, landscaping and drainage, which was withdrawn.
2.6. A revised application for the erection of 175 dwellings, including vehicular access,
pedestrian links, public open space, car parking, landscaping and drainage has been
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submitted to Rushcliffe Borough Council [Ref: 16/03123/OUT] and is currently awaiting
determination; an indicative layout is included in Appendix 2. The application was
supported by an independent Green Belt Assessment produced by NODE.
2.7. We have discussed the potential development of the site with Ruddington Parish Council
and local residents at a Parish Council meeting and two public consultation exhibitions;
which were held prior to the submission of the initial outline planning application in 2014.
These meetings were held on Tuesday 19th August 2014, Wednesday 17th September 2014
and Saturday 20th September 2014.
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3. Site and Development Potential
3.1. The proposed development site has a total developable area of approximately 9.68 ha
(23.92 acres) and is located on the south-western edge of Ruddington and accessed off
Asher Lane, as shown outlined in red in Appendix 1.
3.2. The site consists of a single field of arable land with clearly defined boundaries marked by
mature hedgerow to the north, south, east and west. The site is bordered to the north by
residential development, and is adjacent to the allotments. To the south of the site lies
Rushcliffe Country Park, while the western boundary of the site runs parallel to the Great
Central Railway Line and a public footpath.
3.3. The site is located in close proximity to a number of services and amenities which are
located in the centre of the village approximately 0.4 miles from the proposed site. The
village also benefits from the Ruddington Fields Business Park and the Rushcliffe Country
Park, which includes the Nottingham Transport Heritage Centre, located to the south of the
settlement.
3.4. The village is located in close proximity to further service and employment opportunities in
Nottingham (approx. 5 miles), Clifton (approx. 2.3 miles), Edwalton (approx. 3.5 miles), West
Bridgford (approx. 4 miles) and Gamston (approx. 5 miles).
3.5. We consider that the site has the capacity to accommodate approximately 175 dwellings
including pedestrian links, public open space, car parking, landscaping and drainage. Any
proposed development scheme would provide a range of property types and sizes, and be
designed in a manner that reflects its edge of settlement location and protects the
amenities of the adjacent land users.
3.6. Therefore, we consider the site to be in a highly sustainable location, close to a wide range
of services and facilities. It provides a good opportunity to make a significant contribution
towards meeting the Borough’s development needs.
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4. Comments on the Green Belt Review Part 2(b) Consultation
4.1. On behalf of our client, Space Foods Limited, we wish to make the following observations
on the Rushcliffe Green Belt Review Part 2 (b) consultation document.
4.2. We fully support the findings of the Green Belt Review, and in particular the assessment of
the green belt importance of sites within Ruddington. The results of the Green Belt Review
Part 2 (b), including both the draft document produced in January 2016 and the current
consultation document, demonstrates that the land off Asher Lane [Ref: RUD7] is the best
performing site in Ruddington in the assessment, and is the only site in Ruddington that is
considered of Low Green Belt importance.
4.3. These findings reinforce our belief that the site off Asher Lane is the most appropriate site
for development within Ruddington, and concurs with the findings of the independent
Green Belt Assessment that was undertaken by NODE to support the outline application for
the site that is currently awaiting determination.
4.4. The independent Green Belt Assessment concluded that land parcels 7/8 [RUD12 in the
Rushcliffe Green Belt Review], 13 [Asher Lane, RUD7 in the Council’s review] and 14 [not
proposed for residential development] are the only sites within Ruddington that show a
high landscape capacity and a low or medium landscape sensitivity.
4.5. Plot 7/8 [RUD 12] are considered to be relatively small and therefore do not offer a
significant opportunity in terms of contributing towards meeting the identified housing
requirement for Ruddington. Plot 14 is considered to be too isolated from the village and
would diminish the landscape character of the area; although this site is not being
promoted for development through the Local Plan. As such, Plot 13 [RUD7] represents the
best development opportunity within the village.
4.6. The study concludes that the site current performs a limited green belt function; however
development would not have an adverse impact on the green belt because the site has
strong physical boundaries and is restrained by the Great Central Railway and the Rushcliffe
Country Park to the south.
4.7. Furthermore, the site’s location to the west of the village can be considered the most
appropriate location for development, as historic expansions of the village have taken place
on this western side. As such, development of the site would represent a continuation of
the precedent set by this previous pattern.
4.8. Consequently, we fully support the findings of the Green Belt Review Part 2 (b), as they
concur with the findings of the independent Green Belt Assessment that was undertaken to
support the submission of an outline application on our site. We would strongly encourage
the Council to respect the findings of the Green Belt review, and release the land off Asher
Lane, Ruddington from the Green Belt, and allocate the site for residential development.
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5. Conclusion
5.1. We consider the proposed development site at Asher Lane, Ruddington has the capacity to
accommodate up to 175 new dwellings, including pedestrian links, public open space, car
parking, landscaping, and drainage. The proposed scheme could provide a proportion of
affordable housing, and a range of dwelling types and sizes.
5.2. We fully support the findings of the Green Belt Review Part 2(b), and in particular the
assessment of Green Belt importance of the sites in Ruddington. We believe that the land
off Asher Lane provides the best development opportunity, and this reflects the findings of
the Green Belt Review which shows the site as being the best performing site in Ruddington
in the review, and is the only site in the village which is considered to be low importance to
the Green Belt.
5.3. The findings of the review concur with the results of the independent Green Belt
Assessment undertaken by NODE to support the outline planning application [Ref:
16/03123/OUT] which is currently awaiting determination by Rushcliffe Borough Council.
5.4. The site performs a limited Green Belt function, and its release would not have a significant
impact on the Green Belt due to its strong physical boundaries, and the Rushcliffe Country
Park and the Great Central Railway Line to the south, which would prevent any further
development to the south.
5.5. Consequently, we strongly encourage the Council to respect the findings of the Green Belt
Review, and release the land off Asher Lane, Ruddington from the Green Belt and allocate
the site for residential development.
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