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INTRODUCTION
These representations, made by Fisher German on behalf of Terra Strategic, relate to land to
the east of Church Street, Cropwell Bishop. The representations incorporate comments on both
the Local Plan Part 2: Land and Planning Policies (Further Options) and also the Green Belt
Review Part 2(b); and should be read alongside each other.

It is important to note that the land to the east of Church Street comprises only part of Local
Plan Part 2 site reference CB15 and Green Belt Review Part 2 (b) site reference CR06. The site
being put forward for development does not incorporate the entire parcel of land for both the
above references. The parcel of land which forms the subject of these representations is
illustrated below. It is respectfully requested that only the parcel of land, identified by the
redline boundary below, is assessed by the Borough Council in progressing the Local Plan Part
2.

The above request was made through the representations submitted to the Spring 2016 Local
Plan Part 2 consultation. It is disappointing that the site area has not been amended for this
consultation. A consequence of this is that residents commenting on the consultation
document and the sites in Cropwell Bishop have been misled that the site could deliver
‘around 250 homes’. Where an option is presented in numerical terms and showing a large
parcel of land, it is evitable that without any further information to hand, residents will express
a preference for the smaller sites. The consultation document is therefore misleading in this
regard and it is requested that Officers take this into consideration when analysing the
responses to this current consultation.

Figure 1: Site Location (Source, Google Earth)
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RUSHCLIFFE LOCAL PLAN PART 2: LAND AND PLANNING POLICIES FURTHER
OPTIONS
Comments have not been made to all questions posed in the consultation document, with
the representations below primarily focusing on those questions of most relevance to the land
to the east of Church Street, Cropwell Bishop.

Question 1 – Council’s Assessment of the present housing supply position
As we detailed in our representations to the Local Plan Part 2 consultation in Spring 2016,
Rushcliffe Borough Council has very challenging housing targets to deliver with a core reliance
on urban extensions to the south of Clifton, at Melton Road, Edwalton, and at east
Gamston/north of Tollerton, to deliver the majority of growth over the Plan period.
The Council’s recognition that delays in the delivery of the urban extensions will result in the
sites delivering fewer homes than previously anticipated, both by the end of the Plan period,
and within the next five years, is supported. The Council’s response to this, through the
publication of the current consultation document is also supported. It is agreed that additional
land is required to accommodate more homes over the Plan period and that sustainable
settlements, such as Cropwell Bishop, can and should deliver some of this need.
The Council poses the question: “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 homes?” As detailed above, Terra Strategic agrees with the
Council’s position that more land will need to be identified in the Plan to accommodate
additional homes to meet the anticipated shortfall. However, the number of dwellings for
which land needs to be allocated is overly conservative.
Whilst the Council has recognised that the urban extension sites are not delivering the numbers
anticipated, it is considered that the completion rates expressed in the Housing Trajectory,
detailed in Appendix A of the Local Plan Part 2, remain over ambitious; requiring a huge step
change in delivery. It is considered that the figure of 2,000 homes, proposed by the Council
will not deliver the necessary housing requirement over the Plan period. More land, over and
above that which will deliver 2,000 homes, will be required to ensure delivery.
The 2,000 dwellings which the Council believes Part 2 should plan for should therefore be seen
as an absolute minimum figure for delivery. Without an increase in the number of dwellings the
Plan is not sufficiently flexible to the Borough’s housing need.

Question 2 – Expansion of the three strategic allocations
For the reasoning provided above, Terra Strategic agrees with Council’s decision not to
expand any of the three existing allocations (Melton Road, Edwalton; South of Clifton; and East
of Gamston/North of Tollerton) to resolve the shortfall in the amount of land that is available
for housing development.

Question 17 – ‘Other’ villages
Notwithstanding that the Core Strategy does not set a target for housing in ‘other villages’, it is
clear from the above that housing in these locations must be considered.
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Cropwell Bishop is one of the ‘other villages’ which can and should accommodate housing
growth on greenfield sites. The settlement has a good range of services and facilities to meet
the daily needs of residents. These include a primary school, doctor’s surgery, convenience
store (including post office), butchers, public house, playground and recreational open space.
The village is served by an hourly bus service to Nottingham Monday to Saturday.
Cropwell Bishop is clearly a sustainable settlement; it essential that villages, such as Cropwell
Bishop are able to grow in order to support and sustain the local services which currently exist.
In addition, and as detailed within the Local Plan Part 2: Land and Planning Policies,
Identification of Additional Settlements Background Paper (February 2017), there is sufficient
infrastructure capacity at Cropwell Bishop to support growth.
In terms of identifying suitable sites, the land to the east of Church Street, Cropwell Bishop
represents a deliverable option for housing (western part of Local Plan Part 2 site ref CB15 and
Green Belt Review 2(b) site ref CR06; not whole site).
Detailed justification for the site is set out in response to Question 19 below, where we have
assessed the site against the requirements of the draft Sustainability Appraisal scoring. As
demonstrated through the assessment, the land to the east of Church Street offers an
opportunity to deliver real and tangible community benefits including a new pedestrian and
vehicular access to the school and associated safe drop off facility, as well as parking provision
for the village centre.

Cropwell Bishop
Question 18 – Number of homes which should be allocated in Cropwell Bishop
up to 2028
As detailed within the Greater Nottingham Sustainable Locations for Growth (Tribal Study),
February 2010, Cropwell Bishop is assessed as having potential for a medium level of growth
“compared to other settlements in the Greater Nottingham sub region”. Having regard to the
levels of development being delivered in the ‘Key Settlements’ and the capacity for a medium
level of growth, it is considered that Cropwell Bishop could deliver up to 150 dwellings, on either
a single or over two sites.
As evidenced in the Tribal Study (February 2010) and the Additional Settlements Background
Paper (February 2017) Cropwell Bishop is a sustainable settlement with capacity to
accommodate new housing development; the development of which will enhance and
support existing services and facilities.
Land to the east of Church Street, Cropwell Butler could deliver approximately 70 dwellings at
a village density of 30 dwellings per hectare (dph). These homes would be delivered alongside
community benefits including a new pedestrian and vehicular access to the school (and drop
off facility), and a carpark to provide some additional parking for residents and passers by
using the shops in the centre of the village; both of which have been discussed with the Parish
Council, with support expressed for these facilities.

3

Question 19 – Housing Development
Housing development on part of the wide site CB15 is supported.
As detailed in the introduction to these representations it is important to note that the land
being promoted by Terra Strategic, to the east of Church Street comprises only part of Local
Plan Part 2 site reference CB15 and Green Belt Review Part 2 (b) site reference CR06 only. The
site does not incorporate the entire parcel.
The parcel of land which forms the subject of these representations is illustrated in Figure 2
below. It is respectfully requested that only the parcel of land, identified by the redline
boundary below (Figure 2), is assessed by the Borough Council in progressing the Local Plan
Part 2. This request was also made in our representations to the Local Plan Part 2 consultation
in Spring 2016.
Whilst it recognised that the Council has identified sites according to defined site boundaries,
Terra Strategic has no intention, nor is able to under its obligations with the landowner, to
develop the whole of site CB15/CR06).
Further to the above, it is requested that Officers exercise some caution in analysing the
responses to Question 19. As summarised in the introduction to these representations, Question
19 identifies the capacity of each site, with Site CB15 detailed as having a ‘potential capacity
of around 250 homes’. Representations were made by Terra Strategic to the Council’s Spring
2016 consultation on the Local Plan Part B which advised that only part of the site would be
taken forward for development. The entire parcel of land is however included within this
current consultation, the consequence of which is that residents commenting on the Cropwell
Bishop sites have been misled as to what is actually proposed for site CB15. Where an option
is presented in numerical terms and illustrating a large parcel of land, it is evitable that without
any further information available, residents will express a preference for the smaller sites. The
consultation document is therefore misleading in this regard and this needs to be considered
when Officers report the responses to this question.

Figure 2: Site Location (Source, Google Earth)
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Land east of Church Street, Cropwell Bishop
As can be seen in Figure 2 above, the existing Public Right of Way (PRoW) marks the extent of
the parcel of land being promoted.
An indicative masterplan has been prepared to demonstrate how the site could be delivered.
The masterplan accompanies this submission (see Appendix 1), but is reproduced below for
convenience. The masterplan has been prepared having regard to an initial Strategic
Landscape Appraisal and associated Opportunities and Constraints plan, both of which
accompany this submission (see Appendix 2).
The Landscape Appraisal concludes that development for residential uses on the site would
be compatible with the localised context and would link with the existing built-up edge of
Cropwell Bishop to the west and north-west. Development of the site for residential uses would
comply with the aims and objectives of the NPPF, and would not significantly affect the
characteristics of the surrounding Green Belt designation by occupying low lying land away
from the steeper hillside. The Appraisal therefore considers that the site can be developed in
accordance with the emerging Local Plan.
The Appraisal states that views of the site are highly localised, with the primary receptors being
users of the road and public right of way network and local residents. Within these views, the
site is apparent through breaks in boundary vegetation and due to the topography and more
open eastern part, however it is considered that alongside any proposed development,
breaks in boundary vegetation would be infilled, and the south western site boundary would
be further reinforced through a robust landscape buffer and planting strategy. The retention
and reinforcement of the existing boundary planting and additional landscape buffer to the
south west will ensure that a robust and defensible green edge to the site is produced.
The introduction of a sensitively designed residential scheme could be integrated without
significant harm to the existing key characteristics of the site and its setting. The proposed
development of the site would be perceived within the context of existing residential
properties, road corridors and other urbanising features, ensuring that it will not introduce new
or alien components.
The Appraisal states that the use of an appropriate palette of materials and a carefully
considered layout will ensure that the proposed development can be integrated in this
location and appear as a natural addition to the existing urban grain. Views of the proposed
development will also be localised and will not give rise to significant adverse effects. Views
are currently characterised by a degree of built form associated with its immediate setting.
The proposed development will not introduce new components that would appear out of
character within the context of these views and will not appear dominant or overbearing
within the context of the adjoining streetscene.
It is considered that the site and receiving environment have the capacity and potential to
accommodate sensitively designed future residential development.
The Appraisal concluded that proposed residential development on the site will not result in
significant harm to the wider landscape character or visual environment and would not result
in significant encroachment into the wider countryside. It is considered that the proposed
development of the site for residential development can be supported from a landscape and
visual context and the site would be appropriate for taking forward as an allocation within the
emerging Local Plan.
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A copy of the Landscape Opportunities and Constraints plan, as shown within the Strategic
Landscape Appraisal is reproduced in Figure 3 below for information.

Figure 3: Opportunities and Constraints Plan (Source Aspect Landscape Planning)

The masterplan (Figure 4), which is discussed in more detail overleaf, clearly illustrates that there
is also no intention to take the built development as far as the PRoW. Instead, a significant
amount of open space is proposed, creating a soft, landscaped edge to the settlement (in
contrast to the incongruous edge to the settlement which comprises the rear elevations of
residential properties and their associated garden boundaries.
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Figure 4: Indicative Masterplan (Source Neil Boddison Associates)

The land off Church Street, Cropwell Bishop represents an opportunity to deliver a high quality
well designed residential scheme of up to 70 dwellings with extensive open space and
associated landscaping.

Use and Amount
The Indicative Masterplan submitted with this application illustrates how the site could
be developed for residential development of up to 70 dwellings.
A range of housing types and tenures, including 30% affordable housing will be
provided, ensuring access to the new homes for all. New dwellings are proposed to be
provided in line with the provisions of Core Strategy Policy 8 – Housing Size, Mix and
Choice.
The Masterplan also indicates a proposed new vehicular access to Cropwell Bishop
School with drop off/pick up facility. A car park for use by the village is also shown.

Layout
The layout of the site has been developed to enhance the edge of the settlement
through the provision of open space to the east and north east of the site with
associated landscape planting.
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The proposed provision of new woodland planting to the eastern edge of the site
reflects the characteristics of the wider area as identified in the Council’s Landscape
Character Assessment.

Scale
Whilst the scale of the proposed dwellings is a matter that would be confirmed within
a planning application, it is proposed that the dwellings be a maximum of two-storey
in scale, reflecting the character of other existing dwellings in the village.

Appearance
A new residential development on this site will be designed to make a positive
contribution to the public realm and create a sense of place. Enabling the creation of
an attractive, safe, inclusive and healthy environment.
The building materials and appearance of the proposed dwellings will be appropriate
to and reflect the materials and architectural style of existing dwellings in Cropwell
Bishop.

Access
Safe vehicular and pedestrian access to the site can be achieved as demonstrated
through an Access Appraisal previously prepared for the site. A Proposed Site Access
Layout drawing (see Appendix 3) has been drawn which illustrates an access with a
5.5m wide carriageway and two meter wide footways. Appropriate visibility splays are
also shown on this drawing.
The site can deliver a new vehicular access to the school, with a new drop off facilities
in order to remove the congestion issues that currently arise on Stockwell Lane, and
create a new, safe environment for children, parents and teachers to use at the start
and end of the school day.
It is also recognised that the village would like some parking for residents and passers
by to use to access the facilities in the centre of the village. Provision is made for a small
car park of up to 30 spaces adjacent to the School.
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To assist the Council, an assessment of the land east of Church Street has been undertaken
against the Council’s draft Sustainability Appraisal scoring, as published in March 2016,
alongside the previous consultation on the Local Plan Part 2: Land and Planning Policies
Document.

SA Objectives

Response

1. Housing

The site is not currently allocated for development, but is a site
which could be brought forward as a residential development
through the Local Plan Part 2. There is now an identified need to
allocate land for housing development in villages such as
Cropwell Bishop in order to address the Council’s shortfall in
housing land supply in the short term.

To ensure that the housing stock
meets the housing needs of
Rushcliffe

Scoring

The site is bounded by existing development to the north west,
west and south of the site. The Sewage Treatment Works are
located directly north of the site.
Housing provision within the site would be delivered in
accordance with the most up to date objectively assessed needs
set out in the SHMA. The site will therefore increase the range and
affordability of housing for all social groups.
Cropwell Bishop is not a designated Neighbourhood Plan area.
2. Health
To improve health and reduce
health inequalities

Existing bus stops, located on Church Street, are approximately a
one minute walk from the site’s access onto Church Street.
Cropwell Bishops’ Doctors Surgery is located on Fern Road, which
is approximately a six minute walk from the site.
The site is approximately a 14 minute walk to the Playing Fields and
Cropwell Bishop Memorial Hall creating opportunities for
recreational physical activity. The development of the site could
facilitate additional onsite open space provision in the form of
children’s play areas and ancillary open space providing
additional recreational facilities for existing residents living to the
north and east of the settlement. Moreover the development has
potential to improve connectivity to the public footpath which
defines the eastern boundary of the site, further enhancing local
opportunities for recreational physical activity.
The development of the site would not result in the loss of existing
recreational open space.

3. Heritage
To provide better opportunities for
people to value and enjoy
Rushcliffe’s heritage

The development of the site will not result in the loss of or harm to
a historic site. The site does not impact a Conservation Area, Listed
Building, Scheduled Ancient Monument or Historic Park and
Gardens.
Cropwell Bishop is not a designated Neighbourhood Plan area.
There are, therefore, no relevant Neighbourhood Plan policies in
relation to heritage assets that need to be taken into account.

4. Crime
To improve community safety,
reduce crime and the fear of
crime in Rushcliffe

The internal layout of the site would be designed to design out
crime with natural surveillance provided over public spaces within
the development.
Natural surveillance is also currently provided by the existing
dwellings on Springfield Close, Hardy’s Close and Etheldene.
Detailed consideration will be given to the boundary treatment
with Cropwell Bishop Primary School.
Overall, this would enable the site to create a safe and secure
built environment.
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SA Objectives

Response

5. Social

The development of the site will not result in the loss of a
community facility. The site offers the opportunity for
improvements to existing community services, in particular
Cropwell Bishop Primary School.

To promote and support the
development and growth of
social capital across Rushcliffe

Scoring

At present the vehicular access to the School is achieved via a
narrow lane off Stockwell Lane which is significantly constrained.
The development of the site provides an opportunity to create a
new purpose-built vehicular access and a School pick up/drop off
area within the development site.
Finally, it is noted that the Parish Council have identified a need
for additional car parking to be provided for those accessing the
shops within the village. The land off Church Street can also
provide a car parking area for this purpose.
Cropwell Bishop is not a designated Neighbourhood Plan area.
There are no Neighbourhood Plan policies in relation to social
capital that need to be taken into account.
6. Biodiversity and
Green Infrastructure
To increase biodiversity
levels and protect and enhance
Green Infrastructure across
Rushcliffe

The development of the site will not result in the loss of all or part of
a designated site of nature conservation interest. The site is not
adjacent to a designated site of nature conservation interest.
The proposed development would not involve the loss of existing
habitat or trees/woodland or hedgerow. Trees and Hedgerow
surrounding the site will be enhanced and strengthened as part of
the development proposals.
The development of the site provides the opportunity to deliver
biodiversity enhancements through the provision of SUDs and
onsite open space.
Open space provision can be provided on site as well as
additional green infrastructure to the north and the east of the
site.
There are no Neighbourhood Plan policies in relation to
biodiversity/green infrastructure that need to be taken into
account.

7. Landscape
To protect and enhance the rich
diversity of the natural, cultural
and built environmental and
archaeological/geological
assets, and landscape character
of Rushcliffe, including Rushcliffe’s
heritage and its setting

The overall landscape strategy is “Conserve and Enhance‟. The
area has a relatively uniform character of arable fields, linear
blocks and clumps of woodland and small distinctive rural villages.
As detailed within the accompanying Strategic Landscape
Appraisal, a sensitively designed residential scheme can be
integrated without significant harm to the existing key
characteristics of the site and its setting. The proposed
development of the site would be perceived within the context of
existing residential properties, road corridors and other urbanising
features, ensuring that it will not introduce new or alien
components. The Appraisal also concluded that proposed
residential development on the site will not result in significant
harm to the wider landscape character or visual environment and
would not result in significant encroachment into the wider
countryside.
It is considered that the development of the site offers an
opportunity to enhance the landscape and the setting of the
settlement through the provision of green infrastructure and
associated planting, reflecting the linear blocks and clumps of
woodland identified by the character assessment.
There are no Neighbourhood Plan policies in relation to landscape
that need to be taken into account.
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SA Objectives

Response

8. Natural resources
and flooding

The site will not cause any harm to the water environment or to
any AQMA. The site is not at risk of Flooding as defined by the
Environment Agency’s online maps (it is located within Flood Zone
1.

To prudently manage the
natural resources of the area
including water, air quality, soils
and minerals whilst also
minimising the risk of flooding

Scoring

The site is currently used for agricultural purposes and is
understood to be Grade 3b.
There are no Neighbourhood Plan policies in relation to natural
resources and flooding that need to be taken into account.

9. Waste
To minimise waste and increase
the re-use and recycling of waste
materials

10. Energy
To minimise waste and increase
the re-use and do develop the
area’s renewable energy
resource, reducing dependency
on non-renewable sources

Recycling and Waste collection will be provided in accordance
with the County’s requirements.
A Construction Management Plan would be submitted on
discharge of the planning permission conditions detailing a waste
management plan for the construction period.
The proposed development will deliver energy technology as
required by building regulations at the time of the determination
of the planning application.
The Construction Management plan will detail how sustainable
construction techniques and reuse of materials will be undertaken.
There are no Neighbourhood Plan policies in relation to energy
that need to be taken into account.

11. Transport
To make efficient use of the
existing transport infrastructure,
help reduce the need to travel by
car, improve accessibility to jobs
and services for all and to ensure
that all journeys are undertaken
by the most sustainable mode
available

The site is less that a 5 minute walk to the bus stops on Church
Street which have hourly services operating from them,
connecting the site to the centre of Nottingham. Future residents
of the site will therefore have an opportunity to use existing public
transport infrastructure and reduce journeys undertaken by the
car.
Shops, a Post Office and a Coffee Shop are also located on
Church Street within the same walking distance. The Primary
School is located on the southern boundary of the site.
There are no Neighbourhood Plan policies in relation to transport
that need to be taken into account.

12. Employment
To create high quality
employment opportunities

The site would generate additional job creation through the
construction phase.
The development of the site will not result in the loss of existing
employment land.
There are no Neighbourhood Plan policies in relation to
employment that need to be taken into account.

13. Innovation
To develop a strong culture of
enterprise and innovation

The development of a range of types and tenures of dwellings, in
a settlement where there is strong demand for housing, will assist in
encouraging people working in high knowledge sectors to come
and work within the Plan Area, from outside the Plan Area, whilst
seeking to retain those that already do so.
There are no Neighbourhood Plan policies in relation to
innovation/enterprise that need to be taken into account.

14. Economic structure
To provide the physical
conditions for a modern
economic structure including
infrastructure to support the use of
new technologies

The site will deliver the infrastructure required to support the
development.
Contributions, through a S106 agreement, will be made to
education, health and other areas as sought by the Local
Planning Authority.
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14. Economic structure

13. Innovation

12. Employment

11. Transport

10. Energy

9. Waste

8. Natural resources
and flooding

7. Landscape

5. Social

4. Crime

3. Heritage

2. Health

1. Housing

Site Name/
Reference

6. Biodiversity and
Green Infrastructure

We have also taken the opportunity to assess the other sites in Cropwell Bishop, identified in
the Council’s consultation document, against the Council’s SA criteria. The detailed
assessment of each of these sites is set out in Appendix 4 to this report; a summary table of the
scoring is set out below:

CB5 - Land off
Church Street
CB1 – Land
South of
Nottingham
Road and East of
Kinoulton Road
CB2 – Land North
of Memorial Hall
(1)
CB3 – Land North
of Memorial Hall
(2)
CB4 – Land North
of Fern Road (2)
CB6 – Land North
of Fern Road (3)

It is clear from the table above that the land to the east of Church Street, Cropwell Bishop is
the most sustainable site for development in Cropwell Bishop.
Whilst the majority of the sites score comparatively, with Amber scores provided in respect of
Waste, Energy, Employment and Innovation, the land east of Church Street performs better
than most other sites, in respect of Housing, Health, Heritage, Crime, Social and Biodiversity
and Green Infrastructure.
The full scoring of each site is detailed in Appendix 4, overarching summaries are provided
below:

CB1 - Land to the south of Nottingham Road and East of Kinoulton Road
The Council has identified a capacity of around 30 homes on land to the south of Nottingham
Road. Having regard to the number of dwellings which the Plan needs to provide for, it is not
considered that this site alone will deliver the necessary housing numbers Cropwell Bishop
should deliver; additional land would need to be allocated in addition to this site.
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The site is located to the south of the settlement. In considering suitable locations for
development, the Tribal Study (referred to earlier in this report) comments on the landscape
and settlement character. It states the south of Cropwell Bishop has a “strong character,
reflecting the relationship between arable/pastoral landscapes and urban areas
characterised by prominent church towers and spires”. “Development is possible in most
directions, except to the south”.
The site offers limited opportunities for improvements to existing services and facilities, nor the
room within the site to deliver benefits, such as extensive open space which would benefit new
and existing residents.

CB2– Land North of Memorial Hall (1)
The site has an identified capacity of around 75 homes. The site is located adjacent to the
Playing Fields and the development of the site could facilitate the expansion of these facilities
if the landowner was willing.
The site is bounded by existing development to the eastern boundary only. Development of
the site would result in the village extending beyond the existing built form of the settlement
and encroaching into the countryside. The retention of the existing boundary vegetation and
the provision of landscaping planting has limited potential to mitigate the landscape impact
of the development.

CB3 – Land North of Memorial Hall (2)
The site is bounded by existing residential development to the east. Agricultural land lies to the
south, north and west. The development of site CB2 to the south of this site would be necessary
before this site is brought forward.

CB4 – Land North of Fern Road (2)
The Council have identified a potential capacity of 30 homes for this site. In order to
significantly boost the housing land supply for Rushcliffe the release of this site alone is not
sufficient. The site offers some opportunity to deliver benefits to the Primary School however,
this would significantly reduce the land available for residential development.

CB5 - Land North of Fern Road (1)
As detailed above, the proposed capacity of the site is approximately 70 dwellings, not the
250 homes the Council suggests. Only part of the site, the land to the east of Church Street,
immediately adjacent to the settlement is proposed for development.
The site is bounded by existing residential development to the north west and west. Cropwell
Bishop Primary School bounds the site to the south. The Sewage Treatment Works are located
directly north of the site and an existing PRoW runs along the eastern boundary.
As detailed above, the site offers an opportunity to create a new purpose-built vehicular
access and a School pick up/drop off area within the development site.
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The Parish Council have identified a need for additional car parking to be provided for those
accessing the shops within the village. The land off Church Street can also provide a car
parking area for this purpose.
Existing bus stops, located on Church Street, are approximately a one minute walk from the
site’s access onto Church Street. Cropwell Bishops’ Doctors Surgery is located on Fern Road,
which is approximately a six-minute walk from the site.

CB6 – Land North of Fern Road (3)
The site contains an existing dwelling and its curtilage (in the south-western corner) is bounded
on all sides by agricultural land and is detached from the settlement. It would be reliant on the
development of land to the west to enable it to come forward for housing. It is highly unlikely
to be able to contribute to the housing needs of Rushcliffe in the current plan period.
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RUSHCLIFFE GREEN BELT REVIEW – ASSESSMENT OF ADDITIONAL SITES IN KEY
SETTLEMENTS AND OTHER VILLAGES

Question 1 – Do you agree or disagree with the review of the additional Green
Belt sites around Rushcliffe’s Key Settlements and Other Villages?
As discussed above only part of Local Plan Part 2 site CB5 and Green Belt Review Part 2 (b) site
CR06, land to the east of Church Street, is being proposed for development.
Whilst it recognised that the Council has undertaken its review according to defined site
boundaries, Terra Strategic has no intention, nor is able to under its obligations with the
landowner, to develop the whole of site CB15/CR06). An amendment of the Green Belt Review
is therefore required to reflect the parcel of land which is proposed for development.
A revised scoring has been undertaken to reflect the reduced redline area, and is discussed
below. This assessment has been informed by the findings of an initial landscape appraisal of
the site which confirms that development for residential uses on the site would be compatible
with the localised context and would link with the existing built-up edge of Cropwell Bishop to
the west and north-west.

Green Belt Purpose
To check unrestricted sprawl of
settlements

Score
1

Justification
The site lies directly adjacent to the current built-up
edge of the village. Residential development lies to the
west, sewerage treatment works lie to the north, and to
the south lies Cropwell Bishop School with existing
dwellings on Fern Road to the south of this.
As shown on Landscape Opportunities and Constraints
Plan submitted with these representations, the site is
enclosed by the settlement edge and therefore its
development would represent an opportunity to ‘round
off’ the settlement pattern and create a soft,
landscaped edge to the settlement.
The eastern boundary of the site is defined by a Public
Right of Way. The site does not extend over any
topographical features. As shown on the Landscape
Opportunities and Constraints Plan, the site is contained
by the local ridgeline to the east of the site. Moreover, it
is proposed that a development on this site will
incorporate a landscape buffer along this eastern
boundary to ensure a defensible boundary to the
settlement.

To prevent neighbouring towns
merging into one another

1

This site performs no function in preventing the merging
of settlements as the nearest settlement to the east of
Cropwell Bishop (Langar) is approx. 3.6 km away.

To assist in safeguarding the
countryside from encroachment

1

The settlement edge of Cropwell Bishop is visible and a
prominent feature of the site. This has already served to
extend the edge of the settlement into the countryside.
Development of the site would result in no further
encroachment that what already exists.
The delivery of a landscaped edge to the eastern
boundary of the site will ensure that the proposed
development is contained and will safeguard the
countryside from future encroachment.
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To preserve the setting and
character of historic towns

1

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

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

3

It is noted that the Assessment Matrix states that no land
will be scored 1 or 2 as Green Belt land directs
development towards non-Green Belt land within built
up areas.
As all Green Belt assists in urban regeneration and urban
regeneration can only be achieved in combination with
other planning policies an average score of 3 is used.

The site scores a total of 7 points in its assessment; having regard to the Council’s scoring
system, the site is of Low value to the Green Belt.
The table below sets out the Councils Green Belt Assessment summary scoring of all the
Cropwell Bishop sites and incorporates the revised site scoring for land to the east of Church
Street, having regard to the reduced redline boundary and the assessment provided above.

Site

Green Belt
Purpose Score
13

CB1/CRO6: Land South of Nottingham Road and East
of Kinoulton Road/Land south of Nottingham Road

Green Belt Value
Low-medium

CB2/CRO1: Land North of Memorial Hall (1)/Land north
of Nottingham Road

11

Low-medium

CB3/CRO2: Land North of Memorial Hall (2)/Land west
of Hoe View Road

13

Low-medium

CB4/CRO5: Land North of Fern Road (2)/Land north of
Dobbin Close

10

Low

CB5/…….: Land East of Church Street

7

Low

CB6/CRO4: Land North of Fern Road (3)/Fernhill
Nurseries

14

Low-medium

The revised scoring demonstrates the site as one of two which are most appropriate for release
from the Green Belt when considered against the five purposes.
It is requested that the revised scoring is taken into account by the Council in progressing the
Local Plan Part 2.
Whilst the Green Belt scoring is an important component in identifying land for release, it is not
the only factor which should be considered. The sustainability of the site and the community
benefits it can deliver should also weigh in the decision-making process. In so doing, even if
the Council are not in agreement with the revised scoring for the reduced parcel of land at
CB5/CR06 detailed above, the benefits which the land to the east of Church Street can
deliver, over and above, other available sites in the settlement should be taken into account
in identifying site allocations.
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INTRODUCTION
1.1.

Aspect Landscape Planning Ltd has been appointed by Fisher German LLP to
undertake a Strategic Landscape Appraisal relating to the potential for residential
development on land at Church Street, Cropwell Bishop. The location and context of
the site is illustrated on ASP1 Site Location Plan and ASP2 Site and Setting Plan.

1.2.

An appraisal of the surrounding study area has been undertaken using Ordnance
Survey data, historical map data, local policy and published character assessments.
This has informed the on-site field analysis to identify key viewpoints, analyse the
landscape character and visual environment of the local area, and determine any
potential landscape and visual effects.

1.3.

This Strategic Landscape Appraisal is not a fully detailed Landscape and Visual
Impact Assessment (LVIA) but aims to appraise the potential landscape and visual
impacts associated with developing the site. The appraisal seeks to introduce the
principle of residential development into the context of the existing landscape
character, visual environment and landscape related policy to assess the ability of
the site to integrate future development.
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BASELINE ASSESSMENT
2.1.

The site is located on the eastern edge of the built-up area of Cropwell Bishop and
consists of approximately 4.7 hectares (11.6 acres) of agricultural land. The site is
the well contained, western portion of a larger and irregularly shaped agricultural
field that extends to the east of Cropwell Bishop. The site’s eastern boundary is
formed by a footpath running from north to south. The site and surrounding
countryside around Cropwell Bishop are located within the Green Belt.

2.2.

The site is located outside of but directly adjacent to the current built-up edge of the
village, with residential built form directly to the west, sewage works beyond the
northern boundary and Cropwell Bishop Primary School and playing field to the
southern boundary. The location and setting of the site is illustrated on ASP1 Site
Location Plan and ASP2 Site and Setting Plan.

2.3.

The site is bounded to the west by existing residential areas, associated with the
eastern built-up edge of Cropwell Bishop. Dwellings at Springfield Close, Church
Street, Hardys Close, Etheldene and Cropwell Bishop Road adjoin the western
boundary of the site. The southern boundary lies adjacent to Cropwell Bishop
Primary School, with existing dwellings on Fern Road to the south of this.

2.4.

For the most part, the site comprises arable land enclosed by established mixed
native hedgerows, some mature trees and vegetation structure, as well as the
curtilages of properties associated with the existing eastern built edge that contains
the site. It is acknowledged that the eastern site boundary is not bordered by any
vegetation structure, as the site forms part of a larger field and is defined on the
ground by the route of a public right of way. A robust green edge associated with an
adjacent field and with the sewage works runs along the site’s northern boundary
and north-western corner. The site’s western boundary is bounded by some gappy
and lower hedgerows and by timber panels associated with the curtilage of some
residential properties. The southern boundary is made up of a combination of timber
and wire mesh fencing and some limited vegetation structure forming the boundary
between the rear curtilages of a number of residential properties as well as the
playing field associated with Cropwell Bishop Primary School.

2.5.

The immediate context to the site is made up of a number of agricultural and
pastoral fields to the north-east and south-east, bounded by established hedgerows

2

Land at Church Street, Cropwell Bishop
Strategic Landscape Appraisal

March 2017
6190.SLA.001

and mature treebelts which break up the landscape and, along with the undulating
topography, limit longer distance views. The site itself is set low down in the
landscape, relates to and is influenced by the western and south-western village
edge of Cropwell Bishop and the principle of limited residential development within
the site and localised context have already been considered as potentially suitable
as detailed in Rushcliffe Local Plan Part 2: Land and Planning Policies (Rushcliffe
Borough Council, 2017).
2.6.

Other than being an area of undeveloped agricultural land, the internal components
of the site offer little in the way of landscape value. However, the more established
vegetation structure and mature hedgerow to the northern boundary and northwestern corner along with the varied topography provides a degree of containment
and visual separation from the wider countryside to the north.
Public Rights of Way

2.7.

Part of the public right of way (PRoW) Cropwell Bishop FP5 is located within the
site, running along its southern boundary, while the PRoW Cropwell Bishop FP2
runs along and defines the eastern boundary. In addition, a permissive footpath
follows the built edge, northern and north western site boundary providing additional
links with the PRoW network.

2.8.

A number of other public rights of way are located within the vicinity of the site
including the footpath Cropwell Bishop FP4 that connects Stockwell Lane to Church
Street; the footpath Cropwell Bishop FP6 going from the north-east of the site to the
east; and the Byway Cropwell Bishop BW1 that runs south from Fern Road. Refer to
ASP1 Site Location Plan and ASP2 Site and Setting Plan.
Designations

2.9.

The site is covered by the Derby and Nottingham Green Belt, which entirely
surrounds Cropwell Bishop. The site is part of a larger field which the Council have
previously considered for development, this larger field was identified by the Council
to be of low-medium importance to the Green Belt as detailed within the Draft Green
Belt Review, Part 2 (b), Rushcliffe Borough Council, 2017 (Site Ref CRO3, SHLAA
Ref 81). It should be noted that the site considered within this appraisal occupies
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the western, lower part of the larger field, and is characterised by the built up edge
of the village.
2.10.

The site does not lie within or adjacent to a Conservation Area, with the nearest
being situated in Cropwell Butler, approximately 900m to the north. There are no
Listed Buildings or structures within the site, the closest being the Headstones in the
Churchyard of Church of St Giles, in the south of the Cropwell Bishop built-up area.
At approximately 2.5km to the east of the site, the Moated Site and Fishponds, as
well as the Civil War Gun Battery and Covered Way are designated as Scheduled
Monuments by Historic England.
Topography

2.11.

The site is gently sloping from approximately 37m AOD in its south-eastern corner
to 34m AOD along its northern boundary, while its immediate setting sits within an
undulating and more varied landscape. The landscape rises sharply to the southeast of the site and village, providing a degree of containment and separation from
the wider landscape setting. The localised higher ground and ridgeline broadly
follows Fern Road, beyond which the topography falls again towards the south-east.
Refer to ASP3 Opportunities & Constraints Plan which illustrates the topography
and localised ridgeline.

2.12.

To the north-west, the topography of the localised landscape rises again beyond a
localised valley with the north-western edge of Cropwell Bishop built-up area on
slightly higher ground between the 45m and 50m AOD contour. Similarly, the wider
landscape rises sharply beyond Nottingham Road and Kinoulton Road to the southwest of the village. This undulating topography, south-eastern and north-western
facing slopes of the site provide a high level of physical and visual containment from
the wider landscape setting.

National Landscape Character
2.13.

A landscape assessment of the local area has been carried out which seeks to
identify broadly homogenous zones that can be categorised in terms of quality and
character. Natural England have produced a countrywide landscape character
assessment resulting in the National Character Areas (NCA’s). The site lies within
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the southern part of the Trent and Belvoir Vales NCA 48 which extends northwards
from the countryside around Hickling to Gainsborough. The map includes large
tracks of countryside which have similar characteristics in terms of landform,
geology, land use and other landscape elements.

County Landscape Character
Nottinghamshire Landscape Character Assessment 2009
2.14.

In addition to the NCA, Nottinghamshire County Council have produced a county
wide character assessment in 2009. The site is located within the ’10: South
Nottinghamshire Farmlands’ regional character area and ‘Village Farmlands’ main
landscape type. The ‘Village Farmland’ landscape type is subdivided in nine
landscape areas and the site is located within the ‘SN06: Aslockton Village
Farmlands’ character area.

2.15.

The key characteristics of the SN06: Aslockton Village Farmlands’ landscape area
are listed as being:


Series of Mercia Mudstone outcrops and thin bands of lower-lying alluvial
levels following rivers. The outcrops vary between 5 and 10m above
adjacent levels; the most prominent being along Sutton Lane and Barnstone
Lane in the south east of the area



A number of watercourses such as the River Smite and Devon flow through
the landscape; they are lower than surrounding ground with arable fields
extending to their banks and little riparian vegetation. Therefore they are not
easily discernible in the landscape



Rural remote and tranquil character comprising arable farmlands and a
regular dispersal of small rural settlements



Land use is mostly arable although pasture is common around village
fringes. Larger tracts are present where villages are situated close to each
other and pasture extends between; these tend to have a slightly more
enclosed and intimate character



Field pattern ranges from small-scale fields around village fringes to
expansive large scale fields in open countryside



Field boundaries are almost all hedgerows which are of variable condition;
they tend to be more intact around pasture fields where left to grow taller
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whereas in adjacent arable fields are often low and in places quite
fragmented


There is a relatively low level of woodland cover with a regular pattern of
small geometric and irregular shaped woodlands throughout; other woodland
is often linear in character following the line of a former railway, around
village fringes and where individual hedgerows are left to mature



Hedgerow trees are infrequent although clustered around pasture fields on
village margins and within villages. Where hedgerows are often taller around
arable fields trees tend to be less frequent. There are lots of young
hedgerow trees planted as avenues along small lanes which will increase
tree cover as they mature. These are mostly ash and horse chestnut



The combination of taller hedgerows, hedgerow trees and scattered
woodlands creates a dispersed wooded character and woodland is often a
key component within skyline views



Small parklands at Flintham, Langar, Whatton and Wiverton Hall are local
wooded features



Dispersed small rural settlements include both linear and nucleated patterns;
they are often situated on the slightly higher Mercia Mudstone outcrops.
Bingham is the only large commuter settlement within the DPZ and its
northern and eastern edges are locally prominent in the landscape



Villages of Elton on the Hill, Granby, Sutton and Barnstone are prominent on
higher ground; they are seen mostly as a single line of dispersed housing set
within trees



Rooflines of villages are generally obscured by mature trees; where visible
they appear dispersed and as individual or small groups of properties.
Church towers and spires are prominent above the villages and are
distinctive features within the landscape



Buildings within villages include small cottages and terraces and larger
individual properties both set behind small and larger front gardens. Almost
all are constructed of red brick with red pantile roofs although there is the
occasional rendered or painted house. Villages often contain a few former
farm buildings which are now converted to private residences.



Churches within villages are almost all constructed from local stone and are
either towers or spires and always set within mature grounds



Narrow winding lanes are common throughout the landscape although a few
straighter roads across lower lying land are present around Orston and
Granby. Roads are characterised by often large verges or pockets of
6
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grassland. In these places traditional gypsy caravans and horses grazing are
sometimes present


Scattered farmsteads, often constructed of red brick with small out buildings
and barns are throughout the DPZ although not present on the lowest lying
ground



Pockets of rough grassland and village greens grazed by cattle are a feature
of villages in the northern part of the area such as between Car Colston and
Screveton



Many prominent overhead line routes are present within the landscape and
are always visible on the skyline



Expansive long distance views across the landscape to the Belvoir Ridge to
the south in Leicestershire

2.16.

The Nottinghamshire Landscape Character Assessment identifies the landscape
character area as being of moderate-good overall quality due to the combination of
a strong character strength and moderate condition of the landscape. It is however
noted that there are few features of particular uniqueness or distinctiveness. The
overall strategy for the SN06 Aslockton Village Farmlands is to conserve and
enhance the landscape character. Within the Character Assessment, the landscape
strength of SN06 is described as influenced by the relatively uniform character of
arable fields, linear blocks and clumps of woodland and small distinctive rural
village. The site itself is set low down and relates well to the existing village edge
and, as such, reflects a village fringe character more than the tranquil characteristics
of the wider countryside.
Visual Environment

2.17.

A number of viewpoints have been identified in order to demonstrate the visibility of
the site within the localised and wider setting and a series of photographs are
included within Appendix 1 that illustrates the site within its setting. The views have
been informed by a thorough desk study and a number of field assessments. The
photographs have been taken from publicly accessible locations in accordance with
published guidance from the Landscape Institute. The photographs were taken in
early March 2017.

2.18.

Viewpoint 1 is taken from the public footpath Cropwell Bishop FP2, near the site’s
north-eastern corner, and illustrates the view south-southwest across the site. The
7
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viewpoint is located at the lowest level of the localised topography, which is gently
rising south-east towards Fern Road, illustrating the degree of containment from the
wider landscape as a result of the localised ridgeline. The roofscape associated with
a number of residential properties located along the road corridor is visible beyond
the ridgeline. To the south of the site, the Playing Field, built form and vegetation
structure associated with Cropwell Bishop Primary school are visible. The western
built-up edge of the village forms a backdrop to the site’s south-eastern boundary.
However, the intervisibility with the site is limited by the presence of intervening
vegetation associated with the curtilage of a number of residential properties.

2.19.

Viewpoint 2 is taken from the junction between the public footpaths Cropwell Bishop
FP2 and FP5. The viewpoint is located near the site’s south-eastern corner, at
approximately 37m AOD, and looks towards the low lying land of the site and the
north-eastern built-up area of Cropwell Bishop forming the backdrop of the view.
From this second viewpoint, the site is visible due to the limited extent of the
vegetation located along its eastern boundary, which is defined by the footpath. The
existing built form associated with the north-east of the Cropwell Bishop forms the
middle ground of this view and creates a village fringe character to the site. The
vegetation structure related to the sewage works is also visible in the middle ground
to the right of the view and affords a strong degree of visual containment to the site
from the north. The southern built-up edge of Cropwell Butler is discernible in the
background of the view on higher ground to the north of the site.

2.20.

Viewpoint 3 is taken from the public footpath FP5, in the site’s south-western corner.
The viewpoint looks south-east and illustrates the relationship between the site and
the adjacent built-up edge of Cropwell Bishop to the south, which has an influence
on site’s character. Viewpoint 3 also illustrates the topography rising towards Fern
Road, which affords a strong degree of visual containment to the site form the
south-east and east. A residential property located on Fern Road, as well as the
Playing Field of Cropwell Bishop Primary School and associated vegetation
structure are also visible in the field of view.

2.21.

Viewpoint 4 is taken from Church Street and looks north-east towards the site. The
site is visible beyond the timber fences associated with its boundaries, while the
residential properties associated with Cropwell Butler Road and Church Street are
present in the foreground. The vegetation structure associated with the sewage
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works, hedgerows and treescape to the north form a backdrop to the site and afford
it a degree of visual containment from the north.
2.22.

Viewpoint 5 is taken from the public footpath Cropwell Bishop FP6 and looks southwest towards the site. During winter, the site is visible through the hedgerow lining
the footpath, as well as the Playing Field and the residential properties associated
with the western built-up edge of Cropwell Bishop, which form a backdrop to the
west and south of the site. This viewpoint also illustrates the low lying context of the
site, while the landform rises more sharply within the immediate setting to the southeast.

2.23.

Viewpoint 6 is also taken from the public footpath Cropwell Bishop FP6 and
illustrates the relationship between the site and its wider setting to the east. The
viewpoint looks west and illustrates the vegetation structure located to the north and
north-east. The hedgerow lining the footpath affords a degree of visual containment
to the site from the east, however, the roofscape associated with Cropwell Bishop to
the west of the site is visible in the background and forms the immediate setting to
the site.

2.24.

Viewpoint 7 is taken from the public footpath Cropwell Bishop FP3 and provides an
example of the relationship between the site and its north-eastern setting. This
viewpoint illustrates the gently rising topography of the site which then rises more
sharply in the direction of Fern Road. The site is visible from viewpoint 7, although
this is located in a low lying area and beyond intervening vegetation structure and
contained from the wider landscape by the topography. The built-up edge of
Cropwell Bishop forms a backdrop to the site and creates a village fringe character.
The Tower of St Giles’ Church is visible in the background.

2.25.

Viewpoint 8 is taken from the western section of the public footpath Cropwell Bishop
FP3 and looks south-west towards the site. From this location, only small portion of
the site located along its eastern boundary is visible due to the intervening
vegetation. To the south, the landform to the south-east is evident and a number of
residential properties associated with Fern Road are visible, as well as an overhead
powerline located beyond the ridgeline. This viewpoint illustrates that the vegetation
structure associated with the sewage works affords a strong degree of visual
containment to the site from the western section of the public footpath Cropwell
Bishop FP3, and the topography contains the site from the wider landscape to the
south-east.
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Viewpoint 9 is taken from the public footpath Cropwell Butler FP10 and provides
another example of the relationship between the site and its wider setting to the
north-east of the site. The intervening vegetation running along the public footpath
filters the views towards the site and existing village edge. Looking south towards
the ridgeline, glimpsed views of the built form associated with Fern Road are
available, with the high ground restricting longer distance views.

2.27.

Viewpoint 10 is taken from the Bridleway Cropwell Butler BW12 and looks southwest towards the site. The native hedgerows and trees along the public right of way
filters the views towards the site and Cropwell Bishop. Despite being a winter view
when visibility is at its greatest. However, an overhead powerline is visible to the
south beyond the ridgeline.

2.28.

Viewpoint 11 is taken from the public footpath FP11, which is located to the northeast of the site. From this location, glimpsed and partial views of the eastern part of
the site are available beyond the intervening vegetation. However, the western part
of the site is not readily visible due to the intervening vegetation structure associated
with the sewage works. From viewpoint 11, the built form associated with Cropwell
Bishop and related Primary School is partially visible and forms a backdrop to the
site. The topography to the south rises sharply and provides a high degree of
containment to the site which is set low down in the landscape within a localised
bowl.

2.29.

As an overview, the site is set low down and visually well contained from the wider
setting. Views of the site are highly localised and restricted to the near distance, with
the primary receptors being users of the local public right of way network and local
residents, with some occasional partial views from the roads to the south-east.
Within these views, the site is apparent through breaks in boundary vegetation and
due to the topography and more open eastern part, however these are from the
immediate adjoining areas only (refer Viewpoints 1, 2, 3, 4, 5, 7, 8 and 11) and the
well contained nature of the site is illustrated by moving only a short distance away
(refer Viewpoints 6, 9 and 10).
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DESCRIPTION OF INDICATIVE PROPOSALS
3.1.

The proposed indicative residential development is being developed to ensure that a
carefully considered and sensitive design approach is achieved. The indicative
proposals is for up to 77 residential units alongside associated garages, access
roads and footpaths. The proposals will also comprise public open spaces, new
landscaping and attenuation zones adjacent to the site’s southern and eastern
boundaries, which will integrate the potential development and provide a robust
defensible edge. The proposals will be set it back from the existing public footpaths
and a green buffer will be created to assist in softening views from the public rights
of way and wider countryside to the north-east and east.

3.2.

In order to maintain the amenity of the surroundings and to ensure that the
proposals can be integrated into the setting of Cropwell Bishop without harm, the
proposed development seeks to largely retain and further enhance the vegetation
structure to the boundaries whilst creating an enhanced eastern edge. New links
with the existing footpath network will be created, while areas of public open space
comprising new tree and shrubs planting and recreational facilities will be included
within the proposals.
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POTENTIAL LANDSCAPE AND VISUAL EFFECTS
4.1.

An initial appraisal of the site has been undertaken to assess the nature of the
change as a result of the principle of residential development in terms of the impact
upon the existing landscape character and visual environment within which the site
is situated.

4.2.

It is considered that this immediate and localised setting has some capacity to
accommodate sensitively designed and well considered residential development.

Landscape Related Policy
4.3.

The site is covered by the Derby and Nottingham Green Belt designation. However,
a larger field comprising the site has been considered as a site of low-moderate
importance (CRO3, SHLAA Ref. 81) and as potentially suitable for residential
development by Rushcliffe Borough Council in 2017. The site itself forms the lower,
western part of parcel CRO3 and relates well to the existing village edge. As such,
development with this part of the field parcel could be acceptable as the land does
not add to the principles of including land within the Green Belt.

4.4.

The site comprises arable land, with the village setting of Cropwell Bishop located to
the south and west. It is considered that the development of this site would form a
logical extension to the built-up area of Cropwell Bishop. A proposed robust
landscape buffer and landscaped edge along the eastern and southern site
boundary would ensure that the visual amenity of the surrounding public rights of
way would not be significantly affected, while additional planting along the western
and south-western boundaries would allow to maintain the residential amenity of the
adjacent neighbourhoods. A high quality landscape scheme can also contribute
positively to local biodiversity, creating new habitats and enhancing the existing
planting stock. A well designed layout can also incorporate linked areas of public
open space within and around the site that will enhance access to the countryside. It
is therefore considered that the proposals can be integrated in accordance with the
objectives of the NPPF.

4.5.

While it is acknowledged that the development of this site would extend built form
into greenfield land, the site is well related to the existing urban edge, with
development to the west and south and further built form exists to the south-east.
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The site presents opportunities to provide sustainable land for residential use within
the localised context of the north-eastern part of Cropwell Bishop that can be
integrated without harm to the wider landscape setting. It is considered that
development of the site for residential uses comply with the aims and objectives of
the NPPF and would not result in urban sprawl or significant encroachment into the
wider countryside. It is therefore considered that the site could be developed in
accordance with the adopted and emerging documents of the Local Plan and its
inclusion for allocation can be supported from a landscape and visual perspective.
Landscape Character
4.6.

The context of the immediate site and setting is already characterised by the
neighbouring built form associated with Springfield Close, Hardys Close, Etheldene
Close and Cropwell Butler Road, which make up the western built-up edge of
Cropwell Bishop. In addition further residential development exists interspersed with
farmsteads within localised setting to the east and south-east and as such the site is
characterised more by the village edge setting than the typical more tranquil
components of the wider rural landscape. Furthermore, the site consist of the lower
lying landscape of the wider field, set at a similar level to the village edge. The
retention and reinforcement of the existing boundary planting will ensure that a
robust and defensible green edge to the site is created. The introduction of a
sensitively designed residential scheme could be integrated without significant harm
to the existing key characteristics of the site and its setting and represents a logical
infill site and sustainable location for development.

4.7.

The proposed development of the site would be perceived within the context of
existing residential properties, road corridors and other urbanising features ensuring
that they were not introducing new or alien components and would be well contained
by the existing treescape and topographical features of the immediate localised
setting. The use of a considered and appropriate palette of materials, which have
been informed by the local vernacular alongside a scheme that reflects the scale,
pattern and density within the locality will ensure that the proposed development can
be integrated into its setting. The incorporation of a comprehensive scheme of
landscaping will also assist the integration of any proposals creating a high quality
environment in which to live, as well as creating opportunities for ecological and
recreation enhancements.
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Development proposals within the site would seek to retain the key treescape and
hedgerows along the boundaries and provide further enhancements within the
locality including a new woodland edge to the south west. This accords with the
guidelines of SN06 which seeks to assist in positive integration for the urban into the
rural landscape. It is considered that the site can be developed in accordance with
the guidance within the published landscape character assessment.

4.9.

In summary, in reviewing effects upon the landscape character, it is considered that
whilst some localised harm of the site itself is acknowledged as a result of
developing a current green field site, however the harm is restricted to the site only
and reduces substantially within the immediate landscape setting and further more
in the wider setting. Furthermore, the development of the site would not lose the key
landscape features, reduce identities of individual settlements nor would it impact
upon the primary objectives of including land within the Green Belt.

4.10.

It is considered that the proposed development of the site for residential use can be
integrated without significant harm to the existing landscape character of the site
and its localised and wider setting.
Visual Environment

4.11.

Within the context of the existing visual environment, it is considered that the site
can integrate carefully designed residential development without compromising the
visual amenities or qualities of the localised setting. As illustrated within the visual
assessment, views of the site are highly localised, with the primary receptors being
users the local public right of way network and local residents. Within these views,
the site is apparent through breaks in boundary vegetation, however it is considered
that alongside any proposed development, breaks in boundary vegetation would be
infilled and the eastern site boundary would be further reinforced through a robust
landscape buffer and planting strategy. Within these views, existing residential built
form characterises the immediate setting and as such, any proposed development
would be seen within this context and set low down within the localised topography.
The retention and enhancement of the landscaped boundaries will soften the
proposed built elevations and assist in the integration of the built form. The
proposals will also ensure that any built form is afforded an appropriate set back
from the public rights of way that will be retained and integrated with the scheme. It
is considered that the site is not apparent in the long distance views, due to the
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undulating and varied topography and extent of vegetation within the site’s localised
context and lower setting of the site itself.
4.12.

It is therefore considered that the development of the site for residential use can be
integrated without significant harm to the receiving visual environment. Any views of
the proposed development would be highly localised and seen within the context of
existing residential built form and urban edge.
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SUMMARY AND CONCLUSIONS
5.1.

Aspect Landscape Planning Ltd has been appointed by Fisher German LLP to
undertake a Strategic Landscape Appraisal relating to the potential for residential
development on land at Church Street, Cropwell Bishop. The site and surrounding
countryside are located within the Green Belt, although is considered to offer limited
contribution to the primary aims of the Green Belt land.

5.2.

In reviewing effects upon the landscape character, it is considered that whilst some
harm to the immediate landscape character of the site itself is acknowledged as a
result of developing a current green field site, the harm is however restricted to the
site only and reduces within the immediate setting and further more in the wider
setting. Development for residential uses on the site would be compatible with the
localised context and would link with the existing built-up edge of Cropwell Bishop to
the west and north-west.

5.3.

It is considered that development of the site for residential uses comply with the
aims and objectives of the NPPF, and would not significantly affect the
characteristics of the surrounding landscape by occupying low lying land away from
the steeper hillside. It is there considered the site can be developed in accordance
with the emerging local plan.

5.4.

As illustrated within the visual assessment, views of the site are highly localised,
with the primary receptors being users of the road and public right of way network
and local residents. Within these views, the site is apparent through breaks in
boundary vegetation and due to the topography and more open eastern part,
however it is considered that alongside any proposed development, breaks in
boundary vegetation would be infilled, and the south western site boundary would
be further reinforced through a robust landscape buffer and planting strategy.

5.5.

The retention and reinforcement of the existing boundary planting and additional
landscape buffer to the south west will ensure that a robust and defensible green
edge to the site is produced. The introduction of a sensitively designed residential
scheme could be integrated without significant harm to the existing key
characteristics of the site and its setting. The proposed development of the site
would be perceived within the context of existing residential properties, road
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corridors and other urbanising features, ensuring that it will not introduce new or
alien components.
5.6.

The use of an appropriate palette of materials and a carefully considered layout will
ensure that the proposed development can be integrated in this location and appear
as a natural addition to the existing urban grain. Views of the proposed development
will also be localised and will not give rise to significant adverse effects. Currently,
views towards the site are characterised by a degree of built form associated with its
immediate setting. The proposed development will not introduce new components
that would appear out of character within the context of these views and will not
appear dominant or overbearing within the context of the adjoining streetscene.

5.7.

It is considered that the site and receiving environment have the capacity and
potential to accommodate sensitively designed future residential development.
Proposed residential development on the site will not result in significant harm to the
wider landscape character or visual environment and would not result in significant
encroachment into the wider countryside. It is considered that the proposed
development of the site for residential development can be supported from a
landscape and visual context and the site would be appropriate for taking forward as
an allocation within the emerging Local Plan.
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CB1 – Land to the south of Nottingham Road and East of Kinoulton Road

SA Objectives

Response

1. Housing

The site is not currently allocated for development.
There is now an identified need to allocate land for
housing development in villages such as Cropwell
Bishop in order to address the Council’s shortfall in
housing land supply in the short term.

To ensure that the housing
stock meets the housing
needs of Rushcliffe

The Council have identified a potential capacity of
30 homes for this site. In order to significantly boost
the housing land supply for Rushcliffe the release of
this site alone is not sufficient.
The site is bounded by existing development to the
north, east and west.
Housing provision may be delivered in accordance
with the most up to date objectively assessed needs
set out in the SHMA. The site will therefore increase
the range and affordability of housing for all social
groups. However, given the size of the site, the range
of house types and tenures that can be delivered
may be limited.
Cropwell Bishop is not a designated Neighbourhood
Plan area.
2. Health
To improve health and
reduce health inequalities

Existing bus stops, located on Nottingham Road, are
approximately a one minute walk from the site’s
access onto Church Street. Cropwell Bishops’
Doctors Surgery is located on Fern Road, which is
approximately a severn minute walk from the site.
The site is approximately a one minute walk to the
Playing Fields and Cropwell Bishop Memorial Hall
creating opportunities for recreational physical
activity. The development of the site could facilitate
additional onsite open space provision in the form of
children’s play areas providing additional
recreational facilities for existing residents living to the
south of the settlement.
The development of the site would not result in the
loss of existing recreational open space.

3. Heritage
To provide better
opportunities for people to
value and enjoy
Rushcliffe’s heritage

The development of the site will not result in the loss
of or harm to a historic site.
The site does not impact a Conservation Area,
Scheduled Ancient Monument or Historic Park and
Gardens.

Scoring

However, there are a number of Listed Buildings in
close proximity to this site as listed below (alongside
their approximate distances from the site:
•
•
•

Grade II Listed 47 Nottingham Road (approx. 28
m to the north east);
Grade II Listed 12 and 14 Nottingham Road
(approx. 66 m east);
Grade II Listed Wesleyan Chapel (approx. 85 m
to the east).

Cropwell Bishop is not a designated Neighbourhood
Plan area. Therefore there are no relevant
Neighbourhood Plan policies in relation to heritage
assets that need to be taken into account.
4. Crime
To improve community
safety, reduce crime and
the fear of crime in
Rushcliffe

5. Social
To promote and support
the development and
growth of social capital
across Rushcliffe

The internal layout of the site would be designed to
design out crime with natural surveillance provided
over public spaces within the development.
Natural surveillance is also currently provided by the
existing dwellings on Kinoulton Road and Nottingham
Road.

The development of the site will not result in the loss
of a community facility.
The site offers limited opportunity for improvements
to existing community services, in particular it offers
no opportunity to improve the facilities of Cropwell
Bishop School.
Cropwell Bishop is not a designated Neighbourhood
Plan area. Therefore there are no Neighbourhood
Plan policies in relation to social capital that need to
be taken into account.

6. Biodiversity and Green
Infrastructure
To increase biodiversity
levels and protect and
enhance Green
Infrastructure across
Rushcliffe

The development of the site will not result in the loss
of all or part of a designated site of nature
conservation interest.
The site is not adjacent to a designated site of nature
conservation interest.
Development on this site is likely to involve the loss of
sections of an existing hedgerow in order to allow
the development of both portions of the site to be
served by one access.
The development of the site may provide the
opportunity to deliver some limited biodiversity
enhancements through the provision of SUDs and
onsite open space.

There are no Neighbourhood Plan policies in relation
to biodiversity/green infrastructure that need to be
taken into account.
7. Landscape
To protect and enhance
the rich diversity of the
natural, cultural and built
environmental and
archaeological/geological
assets, and landscape
character of Rushcliffe,
including Rushcliffe’s
heritage and its setting

The overall landscape strategy is “Conserve and
Enhance‟. The area has a relatively uniform
character of arable fields, linear blocks and clumps
of woodland and small distinctive rural villages.
Development of the site would ‘round off’ the
existing built form of the settlement. The retention of
the existing boundary vegetation and the provision
of landscaping planting within the site has potential
to mitigate the landscape impact of the
development.
However, the findings of the Greater Nottingham
Sustainable Locations for Growth Report (February
2010), must be taken into account.
Page 101 of this document states that in terms of
landscape and settlement character, the south of
Cropwell Bishop has a “strong character, reflecting
the relationship between arable/pastoral
landscapes and urban areas characterised by
prominent church towers and spires”. Moreover, the
Locations for Growth Report states “Development is
possible in most directions, except to the south”.
Given the assessment contained within the Locations
for Growth Report, it would be inappropriate in
landscape terms to allocate this land for
development as it would represent an erosion to the
landscape character to the south of the village.
There are no Neighbourhood Plan policies in relation
to landscape that need to be taken into account.

8. Natural resources and
flooding
To prudently manage the
natural resources of the
area including water, air
quality, soils and minerals
whilst also minimising the
risk of flooding

9. Waste
To minimise waste and
increase the re-use and

The site will not cause any harm to the water
environment or to any AQMA. The site is not at risk of
Flooding as defined by the Environment Agency’s
online maps (it is located within Flood Zone 1.
The site is currently used for agricultural purposes and
is understood to be Grade 3.
There are no Neighbourhood Plan policies in relation
to natural resources and flooding that need to be
taken into account.

Recycling and Waste collection would need to be
provided in accordance with the County’s
requirements.
The Council could require a Construction
Management Plan that would be submitted to

recycling of waste
materials

discharge a planning permission condition detailing
a waste management plan for the construction
period.

10. Energy

The proposed development would be required to
deliver energy technology as required by building
regulations at the time of the determination of the
planning application.

To minimise waste and
increase the re-use and do
develop the area’s
renewable energy
resource, reducing
dependency on nonrenewable sources

11. Transport
To make efficient use of
the existing transport
infrastructure, help reduce
the need to travel by car,
improve accessibility to
jobs and services for all
and to ensure that all
journeys are undertaken
by the most sustainable
mode available

12. Employment
To create high quality
employment opportunities

The Construction Management plan could detail
how sustainable construction techniques and reuse
of materials will be undertaken.
There are no Neighbourhood Plan policies in relation
to energy that need to be taken into account.
The site is less that a 5 minute walk to the bus stops
on Nottingham Road which have hourly services
operating from them, connecting the site to the
centre of Nottingham. Future residents of the site will
therefore have an opportunity to use existing public
transport infrastructure and reduce journeys
undertaken by the car.
Local shops and a range of village services are within
10 minutes walking distance.
There are no Neighbourhood Plan policies in relation
to transport that need to be taken into account.

The site could generate additional job creation
through the construction phase.
The development of the site will not result in the loss
of existing employment land.
There are no Neighbourhood Plan policies in relation
to employment that need to be taken into account.

13. Innovation
To develop a strong
culture of enterprise and
innovation

The development of a range of types and tenures of
dwellings, in a settlement where there is strong
demand for housing, will assist in encouraging
people working in high knowledge sectors to come
and work within the Plan Area, from outside the Plan
Area, whilst seeking to retain those that already do
so.
There are no Neighbourhood Plan policies in relation
to innovation/enterprise that need to be taken into
account.

14. Economic structure
To provide the physical
conditions for a modern
economic structure
including infrastructure to

The site will be required to deliver the infrastructure
required to support the development.
Contributions through a S106 agreement, are likely to
be sought by the Local Planning Authority, albeit the
size of the site limits the amount that can be raised.

support the use of new
technologies

CB2 – Land North of Memorial Hall (1)

SA Objectives

Response

1. Housing

The site is not currently allocated for development.
There is now an identified need to allocate land for
housing development in villages such as Cropwell
Bishop in order to address the Council’s shortfall in
housing land supply in the short term.

To ensure that the housing
stock meets the housing
needs of Rushcliffe

The site is bounded by existing residential
development to the east. The Cropwell Bishop
Memorial Hall lies to the south of the site, agricultural
land lies to the north and west.
Housing provision may be delivered in accordance
with the most up to date objectively assessed needs
set out in the SHMA. The site will therefore increase
the range and affordability of housing for all social
groups.
Cropwell Bishop is not a designated Neighbourhood
Plan area.
2. Health
To improve health and
reduce health inequalities

Existing bus stops, located on Nottingham Road, are
approximately a five minute walk from the end of
Mercia Avenue (which abuts the sites boundary).
Cropwell Bishops’ Doctors Surgery is located on Fern
Road, which is approximately a 10 minute walk from
the site.
The site is adjacent to the Playing Fields and
Cropwell Bishop Memorial Hall creating opportunities
for recreational physical activity. The development
of the site could facilitate additional onsite open
space provision in the form of children’s play areas
providing additional recreational facilities for existing
residents living to the south of the settlement.
The development of the site would not result in the
loss of existing recreational open space.

3. Heritage
To provide better
opportunities for people to
value and enjoy
Rushcliffe’s heritage

The development of the site will not result in the loss
of or harm to a historic site.
The site does not impact a Conservation Area, Listed
Building, Scheduled Ancient Monument or Historic
Park and Gardens.
Cropwell Bishop is not a designated Neighbourhood
Plan area. Therefore there are no relevant
Neighbourhood Plan policies in relation to heritage
assets that need to be taken into account.

Scoring

4. Crime
To improve community
safety, reduce crime and
the fear of crime in
Rushcliffe

5. Social
To promote and support
the development and
growth of social capital
across Rushcliffe

The internal layout of the site would be designed to
design out crime with natural surveillance provided
over public spaces within the development.
Natural surveillance over the site is not currently
provided by the existing dwellings on Mercia
Avenue.

The development of the site will not result in the loss
of a community facility.
The site offers limited opportunity for improvements
to existing community services, in particular it offers
no opportunity to improve the facilities of Cropwell
Bishop School. A potential expansion to the
neighbouring playing fields could be provided within
the site but this would provide less benefit than an
improvement to the School’s facilities and
constrained access.
Cropwell Bishop is not a designated Neighbourhood
Plan area. Therefore there are no Neighbourhood
Plan policies in relation to social capital that need to
be taken into account.

6. Biodiversity and Green
Infrastructure
To increase biodiversity
levels and protect and
enhance Green
Infrastructure across
Rushcliffe

The development of the site will not result in the loss
of all or part of a designated site of nature
conservation interest.
The site is not adjacent to a designated site of nature
conservation interest.
The development of the site may provide the
opportunity to deliver some limited biodiversity
enhancements through the retention of existing
hedgerow and the provision of SUDs and onsite
open space.
There are no Neighbourhood Plan policies in relation
to biodiversity/green infrastructure that need to be
taken into account.

7. Landscape
To protect and enhance
the rich diversity of the
natural, cultural and built
environmental and
archaeological/geological
assets, and landscape
character of Rushcliffe,
including Rushcliffe’s
heritage and its setting

The overall landscape strategy is “Conserve and
Enhance‟. The area has a relatively uniform
character of arable fields, linear blocks and clumps
of woodland and small distinctive rural villages.
Development of the site would result in the village
extending beyond the existing built form of the
settlement and encroaching into the countryside.
The retention of the existing boundary vegetation
and the provision of landscaping planting has limited
potential to mitigate the landscape impact of the
development.

There are no Neighbourhood Plan policies in relation
to landscape that need to be taken into account.
8. Natural resources and
flooding
To prudently manage the
natural resources of the
area including water, air
quality, soils and minerals
whilst also minimising the
risk of flooding

9. Waste
To minimise waste and
increase the re-use and
recycling of waste
materials

10. Energy
To minimise waste and
increase the re-use and do
develop the area’s
renewable energy
resource, reducing
dependency on nonrenewable sources

11. Transport
To make efficient use of
the existing transport
infrastructure, help reduce
the need to travel by car,
improve accessibility to
jobs and services for all
and to ensure that all
journeys are undertaken
by the most sustainable
mode available
12. Employment
To create high quality
employment opportunities

The site will not cause any harm to the water
environment or to any AQMA. The site is not at risk of
Flooding as defined by the Environment Agency’s
online maps (it is located within Flood Zone 1.
The site is currently used for agricultural purposes and
is understood to be Grade 3.
There are no Neighbourhood Plan policies in relation
to natural resources and flooding that need to be
taken into account.

Recycling and Waste collection would need to be
provided in accordance with the County’s
requirements.
The Council could require a Construction
Management Plan that would be submitted to
discharge a planning permission condition detailing
a waste management plan for the construction
period.
The proposed development would be required to
deliver energy technology as required by building
regulations at the time of the determination of the
planning application.
The Construction Management plan could detail
how sustainable construction techniques and reuse
of materials will be undertaken.
There are no Neighbourhood Plan policies in relation
to energy that need to be taken into account.
The site is a 5 minute walk to the bus stops on
Nottingham Road which have hourly services
operating from them, connecting the site to the
centre of Nottingham. Future residents of the site will
therefore have an opportunity to use existing public
transport infrastructure and reduce journeys
undertaken by the car.
Local shops and a range of village services are within
10 minutes walking distance.
There are no Neighbourhood Plan policies in relation
to transport that need to be taken into account.
The site could generate additional job creation
through the construction phase.
The development of the site will not result in the loss
of existing employment land.

There are no Neighbourhood Plan policies in relation
to employment that need to be taken into account.
13. Innovation
To develop a strong
culture of enterprise and
innovation

The development of a range of types and tenures of
dwellings, in a settlement where there is strong
demand for housing, will assist in encouraging
people working in high knowledge sectors to come
and work within the Plan Area, from outside the Plan
Area, whilst seeking to retain those that already do
so.
There are no Neighbourhood Plan policies in relation
to innovation/enterprise that need to be taken into
account.

14. Economic structure
To provide the physical
conditions for a modern
economic structure
including infrastructure to
support the use of new
technologies

The site will be required to deliver the infrastructure
required to support the development.
Contributions through a S106 agreement, are likely to
be sought by the Local Planning Authority.

CB3 – Land North of Memorial Hall (2)

SA Objectives

Response

1. Housing

The site is not currently allocated for development.
There is now an identified need to allocate land for
housing development in villages such as Cropwell
Bishop in order to address the Council’s shortfall in
housing land supply in the short term.

To ensure that the housing
stock meets the housing
needs of Rushcliffe

The site is bounded by existing residential
development to the east. Agricultural land lies to the
south, north and west. The development of site CB2
to the south of this site would be necessary to enable
this site to come forward.
Housing provision may be delivered in accordance
with the most up to date objectively assessed needs
set out in the SHMA. The site will therefore increase
the range and affordability of housing for all social
groups.
Cropwell Bishop is not a designated Neighbourhood
Plan area.
2. Health
To improve health and
reduce health inequalities

Existing bus stops, located on Nottingham Road, are
approximately a seven minute walk from the site.
Cropwell Bishops’ Doctors Surgery is located on Fern
Road, which is approximately a 10 minute walk from
the site.
The site is to the north of Playing Fields and Cropwell
Bishop Memorial Hall creating opportunities for
recreational physical activity. The development of
the site could facilitate additional onsite open space
provision in the form of children’s play areas
providing additional recreational facilities for existing
residents living to the south of the settlement.
The development of the site would not result in the
loss of existing recreational open space.

3. Heritage
To provide better
opportunities for people to
value and enjoy
Rushcliffe’s heritage

The development of the site will not result in the loss
of or harm to a historic site.
The site does not impact a Conservation Area, Listed
Building, Scheduled Ancient Monument or Historic
Park and Gardens.
Cropwell Bishop is not a designated Neighbourhood
Plan area. Therefore there are no relevant
Neighbourhood Plan policies in relation to heritage
assets that need to be taken into account.

Scoring

4. Crime
To improve community
safety, reduce crime and
the fear of crime in
Rushcliffe

5. Social
To promote and support
the development and
growth of social capital
across Rushcliffe

The internal layout of the site would be designed to
design out crime with natural surveillance provided
over public spaces within the development.
Natural surveillance over the site is not currently
provided by the existing dwellings on Hoe View
Road, which back onto the site.

The development of the site will not result in the loss
of a community facility.
The site offers limited opportunity for improvements
to existing community services, in particular it offers
no opportunity to improve the facilities of Cropwell
Bishop School, the neighbouring site to the south
would be better located to provide enhancements
to the existing playing fields.
Cropwell Bishop is not a designated Neighbourhood
Plan area. Therefore there are no Neighbourhood
Plan policies in relation to social capital that need to
be taken into account.

6. Biodiversity and Green
Infrastructure
To increase biodiversity
levels and protect and
enhance Green
Infrastructure across
Rushcliffe

The development of the site will not result in the loss
of all or part of a designated site of nature
conservation interest.
The site is not adjacent to a designated site of nature
conservation interest.
The development of the site may provide the
opportunity to deliver some limited biodiversity
enhancements through the retention of existing
hedgerow and the provision of SUDs and onsite
open space. Loss of existing hedgerow and trees
would be necessary to facilitate access to the site.
There are no Neighbourhood Plan policies in relation
to biodiversity/green infrastructure that need to be
taken into account.

7. Landscape
To protect and enhance
the rich diversity of the
natural, cultural and built
environmental and
archaeological/geological
assets, and landscape
character of Rushcliffe,
including Rushcliffe’s
heritage and its setting

The overall landscape strategy is “Conserve and
Enhance‟. The area has a relatively uniform
character of arable fields, linear blocks and clumps
of woodland and small distinctive rural villages.
Development of the site would result in the village
extending beyond the existing built form of the
settlement and encroaching into the countryside.
The retention of the existing boundary vegetation
and the provision of landscaping planting has limited
potential to mitigate the landscape impact of the
development.

There are no Neighbourhood Plan policies in relation
to landscape that need to be taken into account.
8. Natural resources and
flooding
To prudently manage the
natural resources of the
area including water, air
quality, soils and minerals
whilst also minimising the
risk of flooding

9. Waste
To minimise waste and
increase the re-use and
recycling of waste
materials

10. Energy
To minimise waste and
increase the re-use and do
develop the area’s
renewable energy
resource, reducing
dependency on nonrenewable sources

11. Transport
To make efficient use of
the existing transport
infrastructure, help reduce
the need to travel by car,
improve accessibility to
jobs and services for all
and to ensure that all
journeys are undertaken
by the most sustainable
mode available
12. Employment
To create high quality
employment opportunities

The site will not cause any harm to the water
environment or to any AQMA. The site is not at risk of
Flooding as defined by the Environment Agency’s
online maps (it is located within Flood Zone 1.
The site is currently used for agricultural purposes and
is understood to be Grade 3.
There are no Neighbourhood Plan policies in relation
to natural resources and flooding that need to be
taken into account.

Recycling and Waste collection would need to be
provided in accordance with the County’s
requirements.
The Council could require a Construction
Management Plan that would be submitted to
discharge a planning permission condition detailing
a waste management plan for the construction
period.
The proposed development would be required to
deliver energy technology as required by building
regulations at the time of the determination of the
planning application.
The Construction Management plan could detail
how sustainable construction techniques and reuse
of materials will be undertaken.
There are no Neighbourhood Plan policies in relation
to energy that need to be taken into account.
The site is a 10 minute walk to the bus stops on
Nottingham Road which have hourly services
operating from them, connecting the site to the
centre of Nottingham. Future residents of the site will
therefore have an opportunity to use existing public
transport infrastructure and reduce journeys
undertaken by the car.
Local shops and a range of village services are within
10 minutes walking distance.
There are no Neighbourhood Plan policies in relation
to transport that need to be taken into account.
The site could generate additional job creation
through the construction phase.
The development of the site will not result in the loss
of existing employment land.

There are no Neighbourhood Plan policies in relation
to employment that need to be taken into account.
13. Innovation
To develop a strong
culture of enterprise and
innovation

The development of a range of types and tenures of
dwellings, in a settlement where there is strong
demand for housing, will assist in encouraging
people working in high knowledge sectors to come
and work within the Plan Area, from outside the Plan
Area, whilst seeking to retain those that already do
so.
There are no Neighbourhood Plan policies in relation
to innovation/enterprise that need to be taken into
account.

14. Economic structure
To provide the physical
conditions for a modern
economic structure
including infrastructure to
support the use of new
technologies

The site will be required to deliver the infrastructure
required to support the development.
Contributions through a S106 agreement, are likely to
be sought by the Local Planning Authority.

CB4 – Land North of Fern Road (2)

SA Objectives

Response

1. Housing

The site is not currently allocated for development.
There is now an identified need to allocate land for
housing development in villages such as Cropwell
Bishop in order to address the Council’s shortfall in
housing land supply in the short term.

To ensure that the housing
stock meets the housing
needs of Rushcliffe

The Council have identified a potential capacity of
30 homes for this site. In order to significantly boost
the housing land supply for Rushcliffe the release of
this site alone is not sufficient.
The site is bounded by existing residential
development to the south and west. Cropwell Bishop
School lies to the north.
Housing provision may be delivered in accordance
with the most up to date objectively assessed needs
set out in the SHMA. The site will therefore increase
the range and affordability of housing for all social
groups. However, given the size of the site, the range
of house types and tenures that can be delivered
may be limited.
Cropwell Bishop is not a designated Neighbourhood
Plan area.
2. Health
To improve health and
reduce health inequalities

Existing bus stops, located on Nottingham Road, are
approximately a one minute walk from the site.
Cropwell Bishops’ Doctors Surgery is also located a
one minute walk from the site.
The Playing Fields and Cropwell Bishop Memorial Hall
which are current opportunities for recreational
physical activity are located approximately a 10
minute walk from the site. The development of the
site could facilitate additional onsite open space
provision in the form of children’s play providing
additional recreational facilities for existing residents
living to the east of the settlement.
The development of the site would not result in the
loss of existing recreational open space.

3. Heritage
To provide better
opportunities for people to
value and enjoy
Rushcliffe’s heritage

The development of the site will not result in the loss
of or harm to a historic site.
The site does not impact a Conservation Area, Listed
Building, Scheduled Ancient Monument or Historic
Park and Gardens.

Scoring

Cropwell Bishop is not a designated Neighbourhood
Plan area. Therefore, there are no relevant
Neighbourhood Plan policies in relation to heritage
assets that need to be taken into account.
4. Crime
To improve community
safety, reduce crime and
the fear of crime in
Rushcliffe

5. Social
To promote and support
the development and
growth of social capital
across Rushcliffe

The internal layout of the site would be designed to
design out crime with natural surveillance provided
over public spaces within the development.
Natural surveillance over the site is not currently
provided by the existing dwellings on Fern Road and
Stockwell Lane.

The development of the site will not result in the loss
of a community facility.
The site offers limited opportunity for improvements
to existing community services, in particular it offers
only a limited opportunity to improve the facilities of
Cropwell Bishop School.
Cropwell Bishop is not a designated Neighbourhood
Plan area. Therefore there are no Neighbourhood
Plan policies in relation to social capital that need to
be taken into account.

6. Biodiversity and Green
Infrastructure
To increase biodiversity
levels and protect and
enhance Green
Infrastructure across
Rushcliffe

The development of the site will not result in the loss
of all or part of a designated site of nature
conservation interest.
The site is not adjacent to a designated site of nature
conservation interest.
The development of the site may provide the
opportunity to deliver some limited biodiversity
enhancements through the retention of existing
hedgerow and the provision of SUDs and onsite
open space.
There are no Neighbourhood Plan policies in relation
to biodiversity/green infrastructure that need to be
taken into account.

7. Landscape
To protect and enhance
the rich diversity of the
natural, cultural and built
environmental and
archaeological/geological
assets, and landscape
character of Rushcliffe,
including Rushcliffe’s
heritage and its setting

The overall landscape strategy is “Conserve and
Enhance‟. The area has a relatively uniform
character of arable fields, linear blocks and clumps
of woodland and small distinctive rural villages.
Development of the western portion of the site
would be a ‘infill’ of the settlement pattern of the
village. Albeit, development of the eastern parcel
has potential to impact gateway views into the
village when entering via Fern Road.
The retention of the existing boundary vegetation
and the provision of landscaping planting has limited

potential to mitigate the landscape impact of the
development.
There are no Neighbourhood Plan policies in relation
to landscape that need to be taken into account.
8. Natural resources and
flooding
To prudently manage the
natural resources of the
area including water, air
quality, soils and minerals
whilst also minimising the
risk of flooding

9. Waste
To minimise waste and
increase the re-use and
recycling of waste
materials

10. Energy
To minimise waste and
increase the re-use and do
develop the area’s
renewable energy
resource, reducing
dependency on nonrenewable sources

11. Transport
To make efficient use of
the existing transport
infrastructure, help reduce
the need to travel by car,
improve accessibility to
jobs and services for all
and to ensure that all
journeys are undertaken
by the most sustainable
mode available
12. Employment

The site will not cause any harm to the water
environment or to any AQMA. The site is not at risk of
Flooding as defined by the Environment Agency’s
online maps (it is located within Flood Zone 1.
The site is currently used for agricultural purposes and
is understood to be Grade 3.
There are no Neighbourhood Plan policies in relation
to natural resources and flooding that need to be
taken into account.

Recycling and Waste collection would need to be
provided in accordance with the County’s
requirements.
The Council could require a Construction
Management Plan that would be submitted to
discharge a planning permission condition detailing
a waste management plan for the construction
period.
The proposed development would be required to
deliver energy technology as required by building
regulations at the time of the determination of the
planning application.
The Construction Management plan could detail
how sustainable construction techniques and reuse
of materials will be undertaken.
There are no Neighbourhood Plan policies in relation
to energy that need to be taken into account.
The site is a one minute walk to the bus stops on
Nottingham Road which have hourly services
operating from them, connecting the site to the
centre of Nottingham. Future residents of the site will
therefore have an opportunity to use existing public
transport infrastructure and reduce journeys
undertaken by the car.
Local shops and a range of village services are within
10 minutes walking distance.
There are no Neighbourhood Plan policies in relation
to transport that need to be taken into account.
The site could generate additional job creation
through the construction phase.

To create high quality
employment opportunities

The development of the site will not result in the loss
of existing employment land.
There are no Neighbourhood Plan policies in relation
to employment that need to be taken into account.

13. Innovation
To develop a strong
culture of enterprise and
innovation

The development of a range of types and tenures of
dwellings, in a settlement where there is strong
demand for housing, will assist in encouraging
people working in high knowledge sectors to come
and work within the Plan Area, from outside the Plan
Area, whilst seeking to retain those that already do
so.
There are no Neighbourhood Plan policies in relation
to innovation/enterprise that need to be taken into
account.

14. Economic structure
To provide the physical
conditions for a modern
economic structure
including infrastructure to
support the use of new
technologies

The site will be required to deliver the infrastructure
required to support the development.
Contributions through a S106 agreement, are likely to
be sought by the Local Planning Authority, albeit the
size of the site limits the amount that can be raised.

CB6 – Land North of Fern Road (3)

SA Objectives

Response

1. Housing

The site is not currently allocated for development.
There is now an identified need to allocate land for
housing development in villages such as Cropwell
Bishop in order to address the Council’s shortfall in
housing land supply in the short term.

To ensure that the housing
stock meets the housing
needs of Rushcliffe

The site contains an existing dwelling and its curtilage
(in the south western corner) is bounded on all sides
by agricultural land and is detached from the
settlement. It would be reliant on the development
of land to the west to enable it to come forward for
housing. It is highly unlikely to be able to contribute
to the housing needs of Rushcliffe in the current plan
period.
Housing provision may be delivered in accordance
with the most up to date objectively assessed needs
set out in the SHMA. The site will therefore increase
the range and affordability of housing for all social
groups. However, given the size of the site, the range
of house types and tenures that can be delivered
may be limited.
Cropwell Bishop is not a designated Neighbourhood
Plan area.
2. Health
To improve health and
reduce health inequalities

Existing bus stops, located on Nottingham Road, are
approximately a six minute walk from the site.
Cropwell Bishops’ Doctors Surgery is also a six minute
walk from the site.
The Playing Fields and Cropwell Bishop Memorial Hall
which are current opportunities for recreational
physical activity are located approximately a 16
minute walk from the site. The development of the
site could facilitate additional onsite open space
provision in the form of children’s play areas
providing additional recreational facilities for existing
residents living to the east of the settlement.
The development of the site would not result in the
loss of existing recreational open space.

3. Heritage
To provide better
opportunities for people to
value and enjoy
Rushcliffe’s heritage

The development of the site will not result in the loss
of or harm to a historic site.
The site does not impact a Conservation Area, Listed
Building, Scheduled Ancient Monument or Historic
Park and Gardens.

Scoring

Cropwell Bishop is not a designated Neighbourhood
Plan area. Therefore, there are no relevant
Neighbourhood Plan policies in relation to heritage
assets that need to be taken into account.
4. Crime
To improve community
safety, reduce crime and
the fear of crime in
Rushcliffe

5. Social
To promote and support
the development and
growth of social capital
across Rushcliffe

The internal layout of the site would be designed to
design out crime with natural surveillance provided
over public spaces within the development.
Natural surveillance over the site is not currently
provided by the existing dwellings on Fern Road and
Stockwell Lane.

The development of the site will not result in the loss
of a community facility.
The site offers limited/no opportunity for
improvements to existing community services due to
its detached location from the settlement.
Cropwell Bishop is not a designated Neighbourhood
Plan area. Therefore there are no Neighbourhood
Plan policies in relation to social capital that need to
be taken into account.

6. Biodiversity and Green
Infrastructure
To increase biodiversity
levels and protect and
enhance Green
Infrastructure across
Rushcliffe

The development of the site will not result in the loss
of all or part of a designated site of nature
conservation interest.
The site is not adjacent to a designated site of nature
conservation interest.
The development of the site may provide the
opportunity to deliver some limited biodiversity
enhancements through the retention of existing
hedgerow and the provision of SUDs and onsite
open space.
There are no Neighbourhood Plan policies in relation
to biodiversity/green infrastructure that need to be
taken into account.

7. Landscape
To protect and enhance
the rich diversity of the
natural, cultural and built
environmental and
archaeological/geological
assets, and landscape
character of Rushcliffe,
including Rushcliffe’s
heritage and its setting

The overall landscape strategy is “Conserve and
Enhance‟. The area has a relatively uniform
character of arable fields, linear blocks and clumps
of woodland and small distinctive rural villages.
Development on this site would result in a significant
encroachment into the open countryside, well
beyond the existing built limits of Cropwell Bishop.
The retention of the existing boundary vegetation
and the provision of landscaping planting has limited
potential to mitigate the landscape impact of the
development.

There are no Neighbourhood Plan policies in relation
to landscape that need to be taken into account.
8. Natural resources and
flooding
To prudently manage the
natural resources of the
area including water, air
quality, soils and minerals
whilst also minimising the
risk of flooding

9. Waste
To minimise waste and
increase the re-use and
recycling of waste
materials

10. Energy
To minimise waste and
increase the re-use and do
develop the area’s
renewable energy
resource, reducing
dependency on nonrenewable sources

11. Transport
To make efficient use of
the existing transport
infrastructure, help reduce
the need to travel by car,
improve accessibility to
jobs and services for all
and to ensure that all
journeys are undertaken
by the most sustainable
mode available
12. Employment
To create high quality
employment opportunities

The site will not cause any harm to the water
environment or to any AQMA. The site is not at risk of
Flooding as defined by the Environment Agency’s
online maps (it is located within Flood Zone 1.
The site is currently used for agricultural purposes and
is understood to be Grade 3.
There are no Neighbourhood Plan policies in relation
to natural resources and flooding that need to be
taken into account.

Recycling and Waste collection would need to be
provided in accordance with the County’s
requirements.
The Council could require a Construction
Management Plan that would be submitted to
discharge a planning permission condition detailing
a waste management plan for the construction
period.
The proposed development would be required to
deliver energy technology as required by building
regulations at the time of the determination of the
planning application.
The Construction Management plan could detail
how sustainable construction techniques and reuse
of materials will be undertaken.
There are no Neighbourhood Plan policies in relation
to energy that need to be taken into account.
The site is a six minute walk to the bus stops on
Nottingham Road which have hourly services
operating from them, connecting the site to the
centre of Nottingham. Future residents of the site will
therefore have an opportunity to use existing public
transport infrastructure and reduce journeys
undertaken by the car.
Local shops and a range of village services are within
16 minutes walking distance.
There are no Neighbourhood Plan policies in relation
to transport that need to be taken into account.
The site could generate additional job creation
through the construction phase.
The development of the site will not result in the loss
of existing employment land.

There are no Neighbourhood Plan policies in relation
to employment that need to be taken into account.
13. Innovation
To develop a strong
culture of enterprise and
innovation

The development of a range of types and tenures of
dwellings, in a settlement where there is strong
demand for housing, will assist in encouraging
people working in high knowledge sectors to come
and work within the Plan Area, from outside the Plan
Area, whilst seeking to retain those that already do
so.
There are no Neighbourhood Plan policies in relation
to innovation/enterprise that need to be taken into
account.

14. Economic structure
To provide the physical
conditions for a modern
economic structure
including infrastructure to
support the use of new
technologies

The site will be required to deliver the infrastructure
required to support the development.
Contributions through a S106 agreement, are likely to
be sought by the Local Planning Authority.

