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Dear Liz
RUSHCLIFFE LOCAL PLAN PART 2: LAND AND PLANNING POLICIES PREFERRED HOUSING
SITES
We write on behalf of our client, IM Land (‘IM’), to submit representations to the Rushcliffe Local Plan Part
2: Land and Planning Policies (Preferred Housing Sites).

Background
IM Land, is a subsidiary of IM Properties PLC, is working with the landowner to promote land to the south
of Plumtree Road, Cotgrave (Ref: COT12) for residential development.
Representations have previously been submitted to the Rushcliffe Local Plan Part 1: Land and Planning
Policies (Further Options) and the Rushcliffe Green Belt Review, Part 2 (b) (Detailed Review of the
Nottingham – Derby Green Belt within Rushcliffe), Assessment of Additional Sites in Key Settlements and
Other Villages (February 2017) consultation.
Following our meeting with the Council on 5 June 2017 revised plans illustrating how the site could be
phased were submitted to the Council in July 2017.

The Opportunity
The plans provided at Appendix 3 of the representations illustrate how the site could be brought forward
on a phased basis. It is proposed that the site could be delivered in two phases, with the first phase
allocated for residential development and the second safeguarded for future development (as set out
below).
•

Phase 1 (6.01 ha) could accommodate up to 90 dwellings at 28.5 dph which reflects
existing surrounding densities and public open space; and

•

Phase 2 (6.72 ha) could accommodate up to 130 dwellings at 28.5 dph, which reflects
existing surrounding local densities and public open space.
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Supporting Information and Technical Reports
The following technical repots have been prepared to inform the representations and are enclosed with
our representations.
•

Vision Document prepared by Barton Wilmore;

•

Sustainability Appraisal prepared by Turley;

•

Education Impact Assessment prepared by Turley;

•

Healthcare Facilities Assessment prepared by Turley;

•

Green Belt Review prepared by EDP;

•

Archaeological and Heritage Assessment prepared by EDP;

•

LVIA prepared by EDP;

•

Arboricultural Technical Note prepared by EDP;

•

Ecology Technical Note prepared by EDP; and

•

Technical Feasibility Report prepared by M-EC.

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

Yours sincerely

Kathryn Young
Senior Planner
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1. Introduction
1.1

We write on behalf of our client, IM Land, to submit representations to the Rushcliffe
Local Plan Part 2: Land and Planning Policies (Preferred Housing Sites).

Background
1.2

IM Land, a subsidiary of IM Properties PLC, is working with the landowner to promote
12.73 hectares (ha) to the south west of Cotgrave (‘the site’) for residential development
and also 2.00 ha to the north of Plumtree Road, Cotgrave for the delivery of a potential
primary school site. The potential primary school site is immediately to the north of site
which is being promoted by IM Land for residential development. The location of both
sites is illustrated on Site Location Plans included at Appendix 1 and Appendix 2.

1.3

These representations are submitted in response to the Local Plan Part 2: Land and
Planning Policies (Preferred Housing Options) consultation. These representations also
respond to the Housing Site Selection Interim Report (September 2017).

1.4

The site is adjacent to the existing Cotgrave settlement boundary and is located
approximately 400m to the west of the town centre. It is well connected to the
sustainable transport network, with a number of existing Public rights of Way crossing
the site. The closest bus stops to the site are located on Plumtree Road, approximately
300m to the east of the site. Local bus services include the Cotgrave Connection, 852
and 822 the most frequent of which operates around every 20 minutes, stopping either
long Plumtree Road or within Cotgrave centre for onward travel to Cropwell Bishop and
West Bridgford, Nottingham, Radcliffe on Trent, Aslockton and Bingham.

1.5

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

1.6

The removal of the site from the Green Belt and allocation for residential development
will deliver the following key benefits:
•

Opportunity to deliver approximately 220 dwellings on a phased basis;

•

Delivery of a range of house types and tenures, including both market and
affordable housing that will allow a diverse community to expand, integrate and
grow alongside existing development at Cotgrave, securing significant social
capital for the village;

•

A site which is suitable, available and deliverable and will provide an immediate
opportunity to deliver housing within the plan period;

1.7

•

Provision of 2.37 ha of public open space, including a play area which will
promote social opportunities and a healthy lifestyle; with the retention and
inclusion of existing rights of way in the proposals; and

•

Additional landscaping and planting which will provide appropriate screening as
well as enhancements to habitat delivery.

The following reports have been prepared to inform the representations and are
enclosed with our representations:
•

Vision Document prepared by Barton Wilmore;

•

Sustainability Appraisal prepared by Turley;

•

Education Impact Assessment prepared by Turley;

•

Healthcare Facilities Assessment prepared by Turley;

•

Green Belt Review prepared by EDP;

•

Archaeological and Heritage Assessment prepared by EDP;

•

LVIA prepared by EDP;

•

Arboricultural Technical Note prepared by EDP;

•

Ecology Technical Note prepared by EDP; and

•

Technical Feasibility Report prepared by M-EC.

2. Rushcliffe Local Plan Part 2: Land and
Planning Policies (Preferred Housing
Sites) - Response to Questions
2.1

We respond to the relevant questions, which form the Preferred Housing Sites
consultation document, in turn below.

Question 1: Do you agree with the Council’s proposal that Local
Plan Part 2 should identify enough land for around 2,550 new
homes?
2.2

Section 2 of the consultation document is clear that whilst the Council had previously
calculated that the Local Plan Part 2 will be required to deliver at least 2,000 new homes
“if there are further delays to the delivery of new homes on the existing strategic
allocations, then this could cause the size of the housing shortfall to increase further.”
IM Land therefore welcomes the Council’s strategy, that in order to address this matter
“it would be of benefit to identify a further level of additional housing supply at this stage
in order to provide some level of buffer should housing delivery on the existing strategic
allocations be further delayed beyond what is currently expected.”

2.3

The allocation of additional sites will help the Council meet its housing requirement,
however it is critical when identifying sites that the Council is satisfied that the
allocations are deliverable, achievable and available in order that the plan can be found
sound.

2.4

To ensure that issues experienced with the Local Plan Part 1 in respect to sites not
delivering as anticipated and ultimately the Council being unable to meet its housing
needs, the Local Plan Part 2 should identify reserve sites in the most sustainable
locations.

2.5

As one of the Key Settlements and therefore most sustainable locations for housing
growth, in addition to proposed allocations reserve sites should also be identified at
Cotgrave. With the settlement surrounded by Green Belt, this will require the release of
land from the Green Belt to be safeguarded. This will also ensure that Rushcliffe’s
Green Belt boundaries are enduring as required by the NPPF.

2.6

‘Reserve sites’ should be released for development should the Council not be able to
demonstrate a five year housing land supply.

Question 2: Do you agree with the Council’s proposed allocation of
the Abbey Road Depot (site WB01) for the development of around 50
new homes?
2.7

No. Our client does not support the proposed allocation of the Abbey Road Depot site
and considers that there are more sustainable settlements such as Cotgrave which
should be the focus of growth and which are identified in the Local Plan Pate 1 as Key
Settlements.

Question 3: Do you agree with the Council’s proposal that no sites
adjacent to the main urban area of Nottingham (within Rushcliffe)
should be allocated for housing development through Local Plan
Part 2?
2.8

Yes. Although the Local Plan Part 1 confirms that approximately 7,650 dwellings will be
delivered in or adjoining the main built up area of Nottingham (within Rushcliffe) at
Clifton, Edwalton and Gamston / Tollerton, the Local Plan Part 2 is clear at Section 2
that these are not fully deliverable within the plan period. It states that “the development
of all but one of the six of the sites is taking longer to get underway than had previously
been expected”. Our client therefore agrees with the Council’s approach to allocate
further development outside of the main urban area of Nottingham. Identifying further
sites in the main urban area is unlikely to improve the current situation in terms of the
Council meeting its housing needs.

2.9

In order to ensure that the Council meets its identified housing requirement and there is
not an over reliance on delivery in one location or a single site, the Local Plan Part 2
housing allocations should be focused in the most sustainable locations, on the edge of
existing settlements which benefit from a range of services and facilities (such as the
Key Settlements).

2.10

Given the delivery issues currently faced in the borough, the most appropriate strategy
to ensure the Council meets its housing requirement is to allocate a greater number of
small-medium scale sites (50-250 dwellings) at the Key Settlements identified in Policy 3
‘Spatial Strategy’ of the Local Plan Part 1. Sites of this scale, particularly medium scale,
are more attractive to the market given there are less onerous infrastructure
requirements than those experienced at strategic allocations. This means construction
can commence almost immediately once detailed planning permission has been
achieved. These sites can make a significant contribution to the Council maintaining its
five year housing land supply. They are also likely to guarantee both the housebuilder
and Council a supply for up to six years (assuming sites deliver 40-50 dwellings per
annum).

Question 4: Do you agree with the Council’s proposal that no sites
adjacent to Bingham should be allocated for housing development
through Local Plan Part 2?
2.11

The Local Plan Part 1 allocates approximately 1,000 dwellings to Bingham. Our client
agrees that no further sites should be identified for housing development in Bingham.

2.12

Our client considers that development in the Local Plan Part 2 should be focused on
other sustainable Key Settlements such as Cotgrave.

Question 5: Do you agree that Local Plan Part 2 should allocate
greenfield land for housing development at Cotgrave for around 350
homes in total?
2.13

Yes. Cotgrave is identified in the Local Plan Part 1 as a Key Settlement and one of the
most sustainable towns in the borough. Our client therefore supports the principle to
deliver around 350 new homes to help the Council meet its’ identified housing needs.

2.14

However, IM Land does not support the proposed allocation of the four sites which the
Council has identified (COT1, COT9, COT10 and COT11a). The supporting evidence
base for the site submitted with our previous representations (which is summarised
below), along with our response to Question 6, demonstrate that land to the south of
Plumtree Road (Ref: COT12), which is controlled by IM Land, is the most sustainable
location for growth at Cotgrave.

2.15

The site has the potential to deliver approximately 220 dwellings on a phased basis.
The Land Use Plan included at Appendix 3 illustrates how 90 dwellings could be
delivered on the northern parcel and 130 dwellings delivered on the southern parcel.

2.16

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

2.17

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

2.18

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

2.19

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

2.20

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

2.21

Arboriculture - A walkover survey has been undertaken to provide an overview of the
tree and hedgerow population located both within and immediately adjacent the
site. The survey sought to identify all principal arboricultural features of high, moderate,
and low quality and value as defined by BS 5837:2012. A total of 11 items were

recorded, these have been prioritised for retention due to their condition, age and
longevity. The majority of the trees and hedgerows are located off site or within existing
field boundaries and the illustrative masterplan which is submitted with this
representation has been designed to allow for the retention of the majority of these
items. The Council has confirmed that there are no Tree Preservation Orders (‘TPO’s)
on the site.
2.22

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

2.23

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

2.24

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

2.25

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

2.26

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

2.27

.

2.28

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

2.29

There is one Site of Special Scientific Interest (‘SSSI’) and are eight local wildlife sites
within the potential zone of influence for the site as well as an area of Biodiversity Action

Plan (‘BAP’) priority woodland habitat adjacent to the southern boundary. However, the
proposals for the site would not result in any impact on these existing features.
2.30

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

2.31

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

2.32

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

2.33

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

2.34

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

2.35

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

2.36

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

2.37

A review of the BGS geology maps show the extents of the site may be underlain by
mudstone and therefore soakage into the ground is unlikely to be a viable option,
although soakage testing will be completed in due course. On that basis on site

attenuation through the use of ponds and swales is likely to be the most appropriate
solution for the proposed development. The site generally falls to the north and
therefore attenuation will be provided adjacent to Plumtree Road as shown on the
illustrative masterplan.
2.38

It is proposed that two attenuation basins will be provided either side of the access road
and the land use framework for the site will be designed to ensure SuDS features are
provided and incorporated accordingly.

Question 6: Do you support the proposed allocation for housing
development of the following sites at Cotgrave?
2.39

2.40

No, IM Land does not support the proposed allocation of sites:
•

Site COT01 – Land rear of Mill Lane / The Old Park;

•

Site COT09 – Land south of Hollygate Lane (1);

•

Site COT10 – Land south of Hollygate Lane (2); and

•

Site COT11a – Land south of Hollygate Lane (3a).

The four sites which the Council propose to allocate are identified to deliver 350
dwellings (170 dwellings on COT1 and 180 dwellings across COT9 – COT11a).
Cotgrave is established at one of the most sustainable settlements for accommodating
housing growth and therefore we agree 350 dwellings should be allocated at the town.
However, IM Land’s site represents the most sustainable location for growth in Cotgrave
and should therefore be proposed as an allocation for housing. We consider each of the
proposed allocation sites in turn below.

Site COT1 - Land rear of Mill Lane / The Old Park
2.41

The Local Plan Part 2: Land and Planning Policies Housing Site Options Heritage
Assets Assessment states that ‘approximately 90% of site is covered by HER polygon, a
sizable portion of which is possibly natural rather than archaeological – Prehistoric
Settlement (Ref M5411) and early medieval cemetery and medieval and roman pottery
finds.’ In conclusion the report states that the site’s development has the potential to
‘Impact upon archaeology of wide variety of dates, further field evaluation would be
necessary to inform suitability for development’ although ‘the eastern half of site likely
unaffected by archaeological constraint’.

2.42

Technical work undertaken by our EDP supports the findings of the Housing Site
Options: Heritage Assets Assessment which identifies that there is an extensive area of
archaeological interest recorded on the HER , Ref M5411; Smeeton’s Field) which
represents an area of cropmarks, including a large sub-rectangular enclosure (L5411;
L8793), thought to represent prehistoric settlement; a conclusion which is supported by
artefact finds (L5412). There are also records of early medieval (L9276) and later
medieval (L9277) pottery, suggesting activity of this date.

2.43

It is clear that COT1 is an area of high archaeological potential, which is likely to
significantly constrain development at the site, or as a minimum reduce the number of
dwellings the site is expected to yield.

Site COT09 – Land south of Hollygate Lane (1), Site COT10 – Land south of
Hollygate Lane (2), and Site COT11a – Land south of Hollygate Lane (3a).
2.44

The Local Plan sets out that:

2.45

“the development of all these sites along Hollygate Lane would have an impact on the
road and in particular its junction with Colston Gate / Bingham Road. It will need to be
demonstrated that the proposed developments are able to appropriately address any
potential adverse highway impacts.”

2.46

It is understood that the local highways authority through their comments on the
Strategic Housing Land Availability Assessment has confirmed that they would wish to
see the proposed allocations provide a through road which connects Hollygate Lane and
Colston Gate. The local highway authority considers that this would minimise the
impact of the development on the existing Colston Gate/Hollygate Lane junction and
would also provide two points of access for development in this location depending on
housing numbers achieved from the sites

2.47

If a through road between Hollygate and Colston Gate is required in this location it is
unlikely that the sites will deliver the number of dwellings anticipated by the Council (180
dwellings). It is recommended that a more appropriate yield would be 90 dwellings.

2.48

If the Council wishes to continue to pursue the allocation of these sites it is
recommended that the Council identify an additional site to address the reduced
dwelling yield as a result of the delivery of the through road.

2.49

Our client considers that the sites currently identified for allocation in the Local Plan Part
2 do not represent the most sustainable location for accommodating housing growth at
Cotgrave. Furthermore, it remains to be demonstrated that the sites are deliverable, with
archaeological and access issues which remain outstanding.

2.50

In light of the above, and the evidence submitted with our previous representations, it
has clearly been demonstrated that land to the south of Plumtree Road is the most
sustainable location for meeting Cotgrave’s housing needs. It should therefore be
proposed as an allocation for residential development in the Local Plan Part 2.

2.51

The northern parcel of land, as illustrated at Appendix 3 could deliver approximately 90
dwellings and would help the Council meet the reduced delivery that will result from the
infrastructure work required to deliver sites COT9 – COT11a. The southern parcel of
land, as illustrated at Appendix 3 could deliver 130 dwellings and replace the delivery of
COT1 which has both landownership and archaeological constraints.

Question 7 – Question 21
2.52

No response.

Question 22: Please identify any matters related to housing
development which are not covered here or elsewhere and which
you wish to raise?
2.53

Footnote 11 of the National Planning Policy Framework (‘NPPF’) establishes that
“to be considered deliverable, sites should be available now, offer a suitable location for
development now, and be achievable with a realistic prospect that housing will be
delivered on the site within five years and in particular that development on the site is
viable”

2.54

Paragraph 182 of the NPPF sets out the tests of soundness. When the plan it is
examined it will be necessary for the Local Planning Authority to demonstrate that it has
been positively prepared, justified, effective and is consistent with national planning
policy.

2.55

Our client’s response to questions 5 and 6 demonstrates that the proposed allocations
at Cotgrave are constrained by both physical and land ownership development
constraints. These identified development constraints will affect the delivery of the sites
in terms of timescales and dwelling yield. They therefore do not represent the most
sustainable locations for growth at the town.

2.56

The supporting evidence submitted with our previous representations demonstrates that
land to the south of Plumtree Road, Cotgrave is the most sustainable location for growth
at the town. Therefore, as currently drafted the plan is not sound. The site should be
proposed for allocation if the plan is to be found sound.

2.57

Furthermore, a policy should be included in the plan which identifies ‘reserve sites’ and
establishes the triggers for them to be brought forward for development. The list of
reserve sites should comprise sites on the edge of Key Settlements identified in the
Local Plan Part 1. The reserved sites should be at the most sustainable locations at
these settlements and should include the release of Green Belt land for safeguarding.
This would also ensure that the Green Belt boundaries are enduring.

3. Response to Housing Site Selection
Interim Report (September 2017)
3.1

There are a number of inaccuracies in the site assessment (COT12 – Land south of
Plumtree Road) set out in the Housing Site Selection Interim Report (September 2017).
These should be corrected in future iterations of the Site Selection Interim Report and
the Local Plan Part 2 to ensure the plan’s evidence base is correct and robust. The
inaccuracies are detailed in the table below:
Heading

Current Text

Replacement Text

Site Area

12.5 ha

The site measures 12.82
hectares (ha) however as
illustrated on the Land Use
Plan (Ref: RG-M-11 Rev A)
can be divided into two
parcels which measure 5.51
ha (northern parcel) and
6.81 ha (southern parcel).

Estimated Dwelling
Capacity

250 dwellings.

The site can deliver 220
dwellings in total which is
split with 90 dwellings
delivered on the northern
parcel and 130 dwellings on
the southern parcel.

Green Belt

This area of Green Belt prevents
the expansion of Cotgrave west.
The Green Belt in this location
prevent the merging of Cotgrave
with Clipston and the land,
though free from inappropriate
development, is visually affected
by the prominence of the edge of
the town. Whilst identified as
being low-medium Green Belt
importance, the prevention of
sprawl and subsequent score of
14 indicates the site is of
medium rather than Low Green
Belt importance.

The site has a Low Green
Belt function (scoring 9
points out of a possible 25).

Site not identified as at risk of
flooding from watercourses,
however there is a corridor within
the site that is identified as at risk
from surface water flooding.

The Environment Agency’s
Flood Map for Planning
confirms that the site is
wholly within Flood Zone 1.

Flood Risk

The quantum of
development could be
released from Green Belt
on land that performs poorly
in serving the purposes of
the Green Belt and
therefore without adversely
affecting the Green belt’s
wider functions.

Land within Flood Zone 1 is
identified as having a less

Heading

Current Text

Replacement Text
than 1 in 1,000 annual
probability of river or sea
flooding.

Landscape
Assessment

Education

Community Facilities

Landscape appraisal score 58 /
100. The site comprises two
arable fields on the western
edge of Cotgrave; they are
crossed by a PRoW and have a
second PRoW on their western
boundary. Overall, the
landscape value of the study
area is medium due in part to the
amount of recreational value and
the attractive rural setting that
the western half of the study
area forms in relation to the
village itself. There is a low
landscape susceptibility to
change, however, as no notable
key landscape characteristics
are lost through development of
the site. The landscape
sensitivity is overall low. In
terms of visual amenity, there is
a low value, but susceptibility to
change is medium as the site
forms part of the rural setting for
both recreational and residential
receptors. Overall the visual
sensitivity is medium.

The site does not lie within
a nationally designated
landscape.

It is anticipated that the pupil
demand for places from a
maximum of 350 additional
dwellings could be
accommodated in Cotgrave,
subject to S106 developer
contributions. Secondary
Schools across the borough are
at capacity. Contributions will
therefore probably be required.

Education provision should
not be considered to be a
limiting factor on the
development potential of
Cotgrave.

Full range of facilities within
Cotgrave. Cotgrave is a key
settlement with a local centre

A full range of facilities and
services is available in
Cotgrave. The majority of

The site is not constrained
by Conservation Areas or
Country Parks.
The site has no significant
‘in principle’ constraints to
development, and that the
development of this site will
not ‘harm’ the countryside
surrounding the site, any
sensitive environmental
designations or be harmful
to visual amenity from the
limited PROWs within and
surrounding the site or
neighbouring residential
development.

The landowner controls
further land to the north of
Plumtree Road which could
accommodate a potential
primary school site.

Heading

Highways and Access

Current Text

Replacement Text

that includes convenience (local
supermarket) and a limited
number of comparison shops,
public houses and fast food
establishments. The site itself is
some distance from the local
centre. It is proposed that the
local centre within Cotgrave is
going to be refurbished and
upgraded in the near future. A
leisure centre and gym is also
available. Majority of facilities
are locate at the opposite end of
the town.

these services are available
within 2km (with a number
within an 800m distance)
and are within walking and
cycling distance of the site.

Access ok subject to visibility
being proven. Extend 30 mph
limit / Village Gateway to include
site. Extend footway to back into
village.

Access can be achieved
from Plumtree Road in
accordance with the 6C’s
design guide with visibility
and key geometric design
parameters achievable
without third party Land.

Further services are
available in Nottingham
which is located
approximately 8km to the
north west and accessible
via the public transport
network.

The existing 30mph
limit/village gateway can be
extended but access is not
reliant on this change.
Footways can be extended
back to village using
available highway land.
Accessibility

Majority of the site is some
distance away from the main
Cotgrave Connection bus
service. The 822 runs hourly
along Plumtree Road during
Monday – Saturday daytime and
not at all during evenings and
weekends. Less conveniently
located for access to retail and
community facilities than some
other sites, although direct
access to main primary school is
reasonably short.

Local frequent public
transport services are
present along Plumtree
Road to the south and
Owthorpe Road to the east.
Bus Service V2 provides an
hourly service which
provides access into
Nottingham City Centre.

Other Issues

Site could not be released
without the release of adjacent
site at Bakers Hollow. 150
dwellings suggested by site
agent and carried forward into

The site is immediately
adjacent to the Cotgrave
settlement boundary and
the technical reports
submitted through

Heading

Current Text

Replacement Text

the SHLAA. Possibly could
accommodate significantly more
as site unconstrained by feature
and topography.

representations to the Local
Plan Part 2 demonstrate
that the site is ‘standalone’.
The site can be delivered
independently from land at
Bakers Hollow but would
also not prejudice the
delivery of the neighbouring
site.

Deliverability

Site being promoted for
development with no obvious
physical constraints, whoever
there is no indication that a
housebuilder is involved at this
stage.

IM Land is an experienced
land promoter with a proven
track record of delivering
similar sites.

Overall Summary

Cotgrave is a Key Settlement
within which the draft LAPP is
proposing the allocation of
housing sites to contribute to the
Borough’s housing target.
Although the site is not
constrained by designated or
non-designated biodiversity or
heritage assets and there are no
significant highways, flood risk or
landscape concerns, the land
performance against Green Belt
purposes is a notable constraint.
The Green Belt designation
prevents the merging of
Cotgrave with Clipston and
significant sprawl. The site is
also further from regular bus
services within the centre of the
village than other possible
allocations.

Cotgrave is a Key
Settlement within which the
draft LAPP is proposing the
allocation of housing sites
to contribute to the
Borough’s housing target.
The site is not constrained
by designated or nondesignated biodiversity or
heritage assets and there
are no significant highways,
flood risk or landscape
concerns. There are no
constraints which cannot be
suitably mitigated.
The site has a Low Green
Belt function. Within the
context of the wider
settlements of Clipston,
Tollerton, Plumtree and
Norman-on-the-Wolds, the
functions would remain
constant, and would not be
adversely affected by the
removal of land for
residential development.

Appendix 1: Site Location Plan (Drawing
No. RG-M-07 Rev A)

Reproduced from the Ordnance Survey Map with the permission of the Controller of HMSO. Crown Copyright Reserved. Licence No. 100019279.
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Appendix 3: Land Use Plan (Ref: RG-M-05
Rev F)
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Introduction
IM Land, a subsidiar y of IM Properties PLC, is working with the
landowner to promote 12.82 ha to the south west of Cotgrave for residential development. This Vision Document is submitted in response to
the Rushcliffe Local Plan Part 2: Land and Planning Policies (Preferred
Housing Sites).
The site is adjacent to the existing Cotgrave settlement
boundary and is located approximately 400m from the
town centre. It is well connected to the sustainable trans-

•

Maintenance and enhancement of the existing PRoW;

•

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

port network, with a number of existing Public Rights

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

of Way (PRoW ) crossing the site. The closest bus stops
to the site are located on Plumtree Road, approximately
300m to the east of the site. The S4 and V2 are frequent
local bus services operate from the existing bus stop along
Plumtree Road and provide access to Cropwell Bishop,
West Bridgford, Nottingham, Aslockton and Bingham.
The site currently comprises agricultural land and rises
north to south through the site. To the north the site is
bound in part by Plumtree Road and in part by further
agricultural land (also being promoted through the Plan)
which also fronts onto Plumtree Road. To the east the

•

Archaeology and Built Environment;

•

Landscape and Visual Impact Appraisal (LVIA) and
green belt;

•

Ecology;

•

Arboriculture;

•

Visual Landscape.

site is bound in part by agricultural land and in part by
the rear gardens of residential properties which front onto
Daleside and White Furrows. To the south, the site is
bound by Brickyard Plantation and to the west beyond
the immediate hedgerow boundary is agricultural land.
The proposed residential development of the site
includes:
•

Phase 1 (6.01 ha) could accommodate up to 90
dwellings at 28.5 dph which reflects existing
surrounding densities and public open space; and

•

Phase 2 (6.72 ha) could accommodate up to 130
dwellings at 28.5 dph, which reflects existing
surrounding local densities and public open space;

•

A green frontage to Plumtree Road;

•

Sustainable drainage system (SuDS);

•

Woodland planting;

•

Landscape corridor;

•

Landscape buffer to existing properties to the east;

Aerial Photograph
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Planning Context
The Borough Council adopted the Local Plan Part 1: Core Strategy on 22
December 2014. This establishes the strategic approach to new development in
the Borough and identifies the main strategic allocations.

Policy 3 ‘Spatial Strategy’ establishes a two tier settlement
hierarchy for the District. The top tier is identified as
the main built up area of Nottingham with the second
tier identified as six Key Settlements: Bingham, Cotgrave,
East Leake, Kayworth, Radcliffe on Trent and
Ruddington.

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

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

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

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

•

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

•

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

•

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

•

Retaining or creating defensible boundaries.

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

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

•

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

•

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

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

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

Table 1: Local Bus Servicews
Bus Ser vice

Route

Highest Daily Frequency
(Monday to Friday)

Highest Daily Frequency
(Saturday Sunday)

S4

Cropwell Bishop to West Bridgford

1 per day in each direction

No Saturday or Sunday service

V2

Bingham to Nottingham via Cropwell
Bishop and Cotgrave

11 per day in each direction

11 services on Saturday (No service on Sunday)

852

Cotgrave to Radcliffe-on-Trent

3 per day in each direction

3 service on Saturday (No Service
on Sunday)

Cotgrave
Connection

Cotgrave to Nottingham

3 per hour (4 per hour in peak
period)

3 per hour on Saturday, 1 per hour
on Sunday

Facilities
is located 1.2km to the south west of the development
area and can be reach on foot in 15 minutes or by bike in
4 minutes.

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

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

•

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

•

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

Health - Cotgrave Surgery is located 1.4km to the east
and can be reached in 16 minutes on foot or in 4 minutes
by bike. Mimex Montague Healthcare Ltd (1.1km to the
north east of the Site) can be reached in 14 minutes on
foot or in 4 minutes by bike. West Furlong Dental surgery

Retail, Recreation & Community Facilities - A good
range of community facilities and local services are within
walking distance of the site. These include a supermarket,
petrol station and several pubs. Cotgrave town centre,
which is the largest employment centre in the village, is
located 1.4km to the east of the development area (16
minute walk or 4 minutes by bike) and offers a range
of amenities including a supermarket, library, cafe, food
takeaways and a pharmacy. The centre is currently being
regenerated. Cotgrave Leisure Centre (15 minute walk, 4
minutes cycling) is located 1.1km to the east of the development area and offers a range of recreational facilities
including a pool, gym and football pitches.
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Site Constraints
& Opportunities
The land south of Plumtree Road presents an excellent opportunity to
deliver a high quality sustainable housing development that will sensitively contribute towards the housing needs of Rushcliffe. In developing
a concept design for this site it is important to give consideration to the
opportunities and constrains presented by the site.

The plan opposite illustrates the main site constraints
identified from initial investigations and analysis to
inform the proposed development. There are also a number of opportunities that have been incorporated into the
Concept Master plan section of the document. The key
constraints and opportunities include:

•

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

•

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

•

Provision of cycle and pedestrian connections where
possible within and across the site to encourage
walking and cycling, including to the nearby
supermarket and bus stops;

•

The site can be delivered on a phased basis with only
90 dwellings proposed in the first phase;

•

Relationship with existing residential properties
bordering and overlooking the site;

•

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

•

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

•

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

•

Retention and integration of existing hedgerows
and trees within the site, and the provision of a new
landscaped edge;

Page 10

Site Constraints Plan
Land South of Plumtree Road, Cotgrave -V ision Document November 2017

Page 11

Land South of Plumtree Road, Cotgrave -V ision Document November 2017

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

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

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

Ecology

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

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

Arboriculture

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

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

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

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

EDP concludes that the site is more favourable than the
other options presented within Rushcliffe Borough Council’s Green Belt Review, and will not result in sprawl,
whilst preserving the setting of outlying settlements and
preventing visual and physical coalescence across open
countryside. The re-alignment of the Green Belt boundaries to afford development at the site, will continue the
effective long term, defensible, robust edge to the Green
Belt beyond the site, in accordance with NPPF paragraph
85.

Page 13

Land South of Plumtree Road, Cotgrave -V ision Document November 2017

Landscape & Visual
The site does not lie within a Nationally designated
landscape. There is one Public Right of Way (PROW )
Footpath FP13 within the boundary of the site, and
another adjacent to the western site boundary. The site is
not constrained by Conservation Areas or Country Parks.
The site adjoins the settlement edge of Cotgrave where
existing residential development forms the site’s eastern boundary and provides the residential context of the
appraisal site. With consideration of the Greater Nottinghamshire Landscape Character Assessment (2009), the
site is located within the NW04 Cotgrave Wooded Clay

Wolds. The site, and its immediate context, is considered
by EDP to contain features typical of the local landscape
character.
The landscape strategy for NW04 is to enhance affording
opportunity for landscape planting and green infrastructure within the site for local amenity, recreation and ecological enhancement. EDP’s review of the site has focused
on the assessment of views from publicly accessible locations, including views from private residential properties,
and has concluded that with the landscape strategy proposed would offset and reduce the likely visual effects of

Brickyard
Plantation

Hedgerow
between site and
Plumtree Road

Footpath FP13

All Saints Church
Internal
hedgerow on site
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proposed development, with planting around the boundaries of the site and new woodland planting to enhance the
site and this edge of the settlement location.
The site is located on the edge of the settlement and
links to the existing urban framework rather than feeling
divorced from it in the open countryside. A review of
the supplementary guidance finds that the site (within
Cotgrave South West) is within an area considered to be
a sustainable option for residential development in the
Draft Green Belt Review Part 2 (b).

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

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

Settlement edge of
Cotgrave deÀned by two
storey dwellings

Brickyard
Plantation
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Proposal
The design of this concept master plan is underpinned by a series strategies,
which embrace the issues identified in the appraisal and the opportunities &
constraints sections of this Vision Document, to create a development that
responds to its local context.

Concept Masterplan
The concept master plan demonstrates the site’s ability
to accommodate a residential development that can be
integrated within the existing urban area of Cotgrave. The
proposed development responds to the sites opportunities
and constraints to make the best use of the available land
whilst also providing new areas of public open space. In
summary, the key elements of the emerging development
proposal include:
•

Phased delivery of up to 220 dwellings (90 dwellings
in the first phase and 130 dwellings in the second
phase), with an average density of 28dph, capable of
contributing to housing need of Rushcliffe Borough.
The first phase comprises the land to the north of the
public footpath whilst the second comprises the land
to the south. The concept has been designed to allow
for the development to take place in two phases;

•

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

•

Provision of integrated pedestrian and cycle links,
utilising existing rights of way that cross the site,

to provide direct connections to the nearby public
transport network and local services/community
facilities, to encourage the use of more sustainable
modes of transport;
•

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

•

New buffer planting along the western edge of the site,
and next to Brickyard Plantation to the south of the
site to maintain the rural edge of Cotgrave;

•

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

•

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

Green Space

The site boundary comprises 12.82ha (see Table 2).
Within this area a mix of residential, infrastructure, open
space, woodland buffer planting, attenuation and play
areas will be provided. The residential area comprises
7.73ha capable of delivering up to 220 dwellings on a
phased basis with only 90 dwellings proposed in the first
phase.

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

Mix
A broad mix of housing types and tenures will be delivered as part of creating a balanced, safe and sustainable
community for the future. The precise mix will be determined at a later stage in the process and in discussion
with the relevant consultees.
Density
Assuming a development of 220 dwellings, the average
density is 28 dwellings per hectare. This is consistent with
making efficient use of land and creating a varied, attractive and sustainable place to live for the future. Densities
are likely to vary depending on the location within the
development area. Lower densities are proposed around
the periphery of the site, immediately adjacent to the
buffer planting on the west of the site as part of a strategy
to help assimilate the development into the wider landscape context.

•

Informal Open Space, including children’s play area;

•

Formal Open Space;

•

Parkland;

•

Woodland Buffer Planting.

Table 2: Land Use Schedule
Area

Ha

Ac

Residential

7.73

19.10

Infrastructure

0.14

0.35

Open Space

4.45

11.00

Drainage Attenuation Features

0.50

1.23

Total

12.82

31.68
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Access & Movement
The development area lies immediately west of the
existing built form of Cotgrave, providing a good opportunity to create a sustainable extension to the settlement.
This will afford development good access to existing
services and facilities in Cotgrave as well as public
transport routes to Nottingham. The principles guiding
the approach to access and movement of the site are as
follows:
•

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

•

A permeable network of streets will be created within
the development area with a clear hierarchy to aid
wayfinding and provide a legible place;

•

Existing public rights of way would be maintained in
their current locations and would be integrated and
enhanced to compliment a network of new pedestrian
and cycle routes;

•

Opportunity exists to provide pedestrian and cycle
only connections to the south east of the development
area to maximize connectivity with the wider
surrounding area and facilitate sustainable movement
opportunities;

Highways
Access to the development area will be taken from
Plumtree Road through the creation of a right turn lane.
Visibility splays will be provided in accordance with the
recorded 85th percentile speed. The access road will be
provided in accordance with the 6C’s Design guide and
sized accordingly based on Table DG1.
As part of the access proposals footway extensions will
be provided and the provision of a new section of footway along the southern side of Plumtree Road will be
explored utilising the existing highway boundary extents
as sufficient verge is available on both sides of the road

for modifications to be made. Pedestrian access is also
available via the existing public rights of way network
which provides access to existing residential areas to the
east and the countryside to the west. The PRoW route
will be improved as required which may include a metalled surface and suitable lighting.
Public transport services are present along Plumtree Road
to the south and Owthorpe Road to the east. Bus Service
V2 provides an hourly service which provides access into
Nottingham City Centre. Service enhancements will be
identified as part of any future development proposals
include enhancements to service provision within the
peak periods.
Key facilities and amenities are located to the east of the
development area and all facilities within Cotgrave are
considered to be within suitable walking distances of the
site with access to schools (primary and secondary), shops
and leisure amenities all available. As required as and as
outlined, improvements to pedestrian, cycle and public transport provision will be considered as part of the
development proposals.
A Transport Assessment will be completed to assess
impacts across the wider network. Key junctions include:
•

Plumtree Road/Main Street T-junction

•

Plumtree Road/Scrimshire Lane – T-junction

•

Cotgrave Road/A606 traffic light junction

Suitable mitigation will be provided as part of the development proposals including any identified off site highway works and contributions. All assessment work and
consideration of impact will be undertaken in line with
the NPPF. There is sufficient capacity within the local
highway network to accommodate the scale of development proposed.
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Green & Blue Infrastructure

Flood Risk & Drainage

The location of the development area and the rural
characteristics of Cotgrave require new development to
be carefully designed and considerate of the surrounding
landscape, to create a strong, enduring new edge to the
Green Belt. The principles guiding the approach to the
green and blue infrastructure of the site will therefore:

The Environment Agency flood maps confirm the site is
in Flood Zone 1 and therefore all land uses are considered
sequentially acceptable with residential dwellings classified as being ‘more vulnerable’ in accordance with the
National Planning Practice Guidance: Flood Zone and
Flood Risk Tables.

•

Retain a substantial amount of the existing landscape
features where possible, including trees and
hedgerows;

•

Incorporate new areas of planting to create
a landscaped edge on the western side of the
development area to provide a high quality defensible
edge to the Green Belt. A new surface water cut
off ditch along this edge will be provided to aide
drainage;

The Environment Agency surface water flood map indicates there is an area of low risk to medium risk running
through the middle of the site however all depths are less
than 300mm and so can be addressed through suitable
finished floor levels and mitigation along the western
boundary.

•

Provide new woodland buffer planting at the south of
the development area, extending Brickyard Plantation
into the site to enhance the landscape character;

•

Provide new areas of formal open space to create a
parkland character along either side of the existing
public right of way that runs across the site from
White Furrows. This will maintain a sense of
openness and views into the Green Belt;

•

Retain and embrace the existing topography of the
site to provide attenuation features at locations on the
northern edge of the development area adjacent to
Plumtree Road, taking advantage of the site’s natural
low points.

This mitigation will take the form of a cut off ditch along
the length of the western boundary which will capture
overland flows from adjacent fields and convey flows to
proposed surface water attenuation areas to south.

A review of the BGS geology maps show the extents
of the site may be underlain by mudstone and therefore soakage into the ground is unlikely to be a viable
option, although soakage testing will be completed in due
course. On that basis on site attenuation through the use
of ponds and swales is likely to be the most appropriate
solution for the proposed development. The site generally falls to the north and therefore attenuation will be
provided adjacent to Plumtree Road.
It is proposed that two attenuation basins will be provided
either side of the access road and the land use framework
for the site will be designed to ensure SUDs features are
provided and incorporated accordingly. These basins will
attenuate flows from the proposed residential and a combined storage area of approximately 3,950m3 for a 1 in
100 year storm event plus 40% for climate change would
be required. The attenuation areas will discharge to an
existing ditch course located along Plumtree Road.

Page 22

Green & Blue Infrastructure Principles Plan
Land South of Plumtree Road, Cotgrave -V ision Document November 2017

Page 23

Land South of Plumtree Road, Cotgrave -V ision Document November 2017

Layout
Key elements are:

The illustrative layout on the next page shows how the
site could be developed for up to 220 new homes on a
phased basis along with access arrangements, areas of
open space and the associated infrastructures elements
including surface water attenuation.
The illustrative layout provides an example of how the
site could be developed to provide an attractive, sustainable extension to the town. It shows how the new homes
would integrate well with the existing built up area, whilst
providing a new edge to the town and with an appropriate
transition to the adjoining landscape.
The development would sit within a strong landscape
setting with houses overlooking the adjoining open
spaces, including the park edge to the west, the amenity
space alongside the public footpath and the surface water
attenuation area to the north.

A

Housing areas in perimeter block styles with homes
fronting onto adjoining streets and public spaces;

B

Houses ‘back onto’ the existing properties, at a
minimum of 21m back-to-back distances in order to
maintain privacy. This will also improve security for
the existing homes and ensure that the streets are
overlooked on two sides.

C

Park provided along western edge together with a new
path wrapping around the edge of the development.

D

Hedgerow retained;

E

Trees and vegetation added to strengthen the existing
edges.

F

New access off Plumtree Road;

G

The two existing public footpaths are retained;

H

Potential future pedestrian link to southeast;

I

Surface water attenuation area.
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Potential Primary School
The landowner also owns land to the north of Plumtree
Road and there is potential to use this land for a new
primary school. This would serve the new development
and existing residents.
The plan below provides an idea of how the site could be
developed. This is an initial sketch concept only and is
subject to more detailed assessments and design work.

The concept proposes a 2ha site. The western edge aligns
with the edge of the proposed housing whilst the northern edge extends to meet the required space. Access would
be from Plumtree Road. It makes sense to locate the
school building and car parking along this edge with the
playing field at the rear. The public right of way along
the eastern edge would remain and is overlooked by the
adjoining houses.

Illustrative Concept Plan for Potential Primary School Site
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Land to Northeast
IM Land is aware that land to the northeast of the site
and, which is in the Green Belt, is also being promoted
for residential development and have sought to illustrate
how both sites could come forward together. Whilst the
sites could be delivered holistically the technical work
undertaken has demonstrated that the site controlled
by IM Land can be delivered as a standalone site which
would also not preclude the neighbouring site from being
developed separately.

The concept plan below shows how this site could be
integrated with the IM Land including its block structure
and open space/drainage. There is potential for the open
space required for this development to be provided within
the IM Land site, which exceeds the amount required
under planning policy. This would create an efficiency of
scale. In terms of access, there is potential for the land
to the northeast to be served off Plumtree Road, via the
IM Land or a combination of both (subject to highways
comments).

Illustrative Concept Plan for Land to Northeast
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Benefits &
Next Steps
This document demonstrates the potential for the delivery of a integrated
development of up to 220 dwellings. It explains how development could be
accommodated within the existing landscape, creating a new Green Belt boundary
to maintain the physical and visual separation between Cotgrave and Clipston.
Key Benefits
Development of land south of Plumtree Road will have
the following key benefits:
•

•

Opportunity to deliver a development, close to
existing key services and facilities, of approximately
220 dwellings that will support the national growth
agenda and will provide Rushcliffe Borough Council
with a sustainable opportunity to help achieve their
housing needs;
The delivery of a variety of housing types and tenures,
including both market and affordable housing that
will allow a diverse community to expand, integrate
and grow alongside existing development at Cotgrave,
securing significant social capital for the village;

•

The site is suitable, available and deliverable and will
provide the ability for the early delivery of housing
within the plan period;

•

The site is within walking/cycling distance of the
extensive range of services and facilities in the
village, creating a more sustainable development with
alternatives to the private car;

•

Provision of new areas of publicly accessible open
space, including a play area, combined with attractive,
functional places for leisure and recreational activities,
will boost social opportunities and promote healthy
lifestyles;

•

The retention of existing field boundaries where
appropriate, combined with significant areas of new
planting on the western edge and formal open space
and a new area of woodland to the south of the site,
will deliver a vegetated perimeter. This will provide
appropriate screening as well as enhancements to
habitat diversity.

•

IM Land also controls land to the north of Plumtree
Road which has the potential to deliver a primary
school which would benefit current and future
residents of the town.
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Programme Delivery & Next Steps
Following the current consultation on the Preferred
Housing Sites document the Council anticipate publishing the draft local Plan Part 2 in February 2018 followed
by submission to the Secretary of State in April 2018.

Further to the adoption of the Local Plan Part 2, which is
envisaged for August 2018, IM Land will commit to the
early delivery of the site via the planning application process to ensure that the Council is able to meet its locally
identified housing needs.

Subject to the site being supported by the Council,
removed from the Green Belt and allocated for residential
development IM Land will undertake a comprehensive
engagement strategy with local stake holders and the local
community.

Proposed Development in Context of the Town
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This Sustainability Appraisal has been
prepared by Turley Sustainability on behalf
of IM Land in support of the allocation of the
Land to the South West of Cotgrave for
residential development.
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IM Land is committed to
the development of
resource efficient new
homes in sustainable
locations, providing local
economic, social and
environmental benefits.

1. Introduction

This Sustainability Appraisal has been
prepared to demonstrate that the land
to the South West of Cotgrave is a
sustainable location for residential
development.

Land will be required to be released from the
Green Belt around Cotgrave to ensure that the
Council’s locally identified housing needs can be
met. The land to the South West of Cotgrave is
identified as reference COT12 in the Rushcliffe
Local Plan Part 2: Land and Planning Policies

This report has been structured to support the

(Further Options) document as one of 12 further

allocation of the site as a sustainable location for

a sites that have been put forward by developers

new housing and sets out the measures

and others as potentially suitable for housing

proposed to enhance the sustainability of the

development.

development proposals in the context of the
relevant national planning policies and the

Development Concept

emerging local plan.
The site is proposed for residential led

Site and Surroundings

development of approximately 220 houses with
some land to be used for provision of public

The town of Cotgrave is located approximately 5

open space.

miles south east of the centre of Nottingham and
is identified as one of the key settlements in

As discussed with the Council, the site could be

Rushcliffe Borough that should accommodate

delivered in two phases, with the first phase

future growth.

allocated for residential development and the
second safeguarded for future development as
follows:
x

Phase 1 (6.01 ha) could accommodate up
to 90 dwellings with provision for 2.37 ha
of public open space within this phase;

x

Phase 2 (6.72 ha) could accommodate up
to 130 dwellings.

Figure 1: Site Location

The proposed development site is approximately
12.73 ha in size and is located to the south west
of the Cotgrave settlement area, currently within
the Green Belt.
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2. Policy Context

This section of the report provides an
overview of the relevant planning policy
and guidance regarding sustainability
standards for new homes from a
national and local perspective.

A social role supporting strong, vibrant and
healthy communities, by providing the supply of
housing required to meet the needs of present
and future generations; and by creating a high
quality built environment, with accessible local
services that reflect the community’s needs and

National Planning Policy Framework

support its health, social and cultural well-being;
and

Following its publication in March 2012, national
planning policy is now provided by the National
Planning Policy Framework (NPPF) which sets
out the government’s planning policies for
England and how these are expected to be
applied. It also sets out the requirements for the
planning system only to the extent that it is
relevant, proportionate and necessary to do so.

An environmental role contributing to
protecting and enhancing our natural, built and
historic environment; and, as part of this, helping
to improve biodiversity, use natural resources
prudently, minimise waste and pollution, and
mitigate and adapt to climate change including
moving to a low carbon economy.
Demonstrating Sustainable Development –

The government has made clear its expectation
that the planning system should positively

Paragraph 6 of the Framework states that:

embrace well-conceived development to deliver

“The purpose of the planning system is to

the economic growth necessary and the housing

contribute to the achievement of sustainable

we need to create inclusive and mixed

development. The policies in paragraphs 18 to

communities.

219, taken as a whole, constitute the

The NPPF states that: ‘the purpose of the
planning system is to contribute to the
achievement of sustainable development’.
It states clearly that in order to deliver
sustainable development, the planning system
must perform three distinct roles, aligned to the

Government’s view of what sustainable
development in England means in practice for
the planning system”.
The policies referred to in Paragraph 6 of the
Framework have been divided into 13 themes;
1. Building a Strong Competitive Economy

three pillars of sustainability, which must not be
taken in isolation and should be pursued jointly:
An economic role contributing to building a
strong, responsive and competitive economy, by

2. Ensuring the Vitality of Town Centres
3. Supporting a prosperous rural economy
4. Promoting sustainable transport

ensuring that sufficient land of the right type is
available in the right places and at the right time
to support growth and innovation; and by
identifying and coordinating development
requirements, including the provision of

5. Supporting high quality
communications infrastructure
6. Delivering a wide choice of high quality
homes

infrastructure;
7. Requiring good design

4

Sustainability Appraisal

8. Promoting healthy communities
9. Protecting Green Belt Land

The PPG is an important material consideration
in planning decisions and should generally be
followed unless there are clear reasons not to. It
sets out how local authorities should include

10. Meeting the challenge of climate
change, flooding and coastal change
11. Conserving and enhancing the natural
environment
12. Conserving and enhancing the historic
environment

polices that protect the local environment and
strategies to mitigate and adapt to climate
change and supports developments that are
functional and adaptable for the future.
The PPG reiterates that local authorities should
set sustainability policies for new housing that
are in line with the government’s latest guidance.

13. Facilitating the sustainable use of
minerals

The PPG also states that the distribution and
design of new development, and the potential for

Should a proposed development demonstrate

servicing sites through sustainable transport

that it is supporting the relevant policies of the

solutions, are particularly important

Framework it is deemed to be ‘Sustainable

considerations.

Development’.

The Development Plan
Other key paragraphs of the NPPF include:
The saved policies of the Rushcliffe Borough
Paragraph 49 - states that local policies in

Local Plan (1996) and adopted Rushcliffe Local

relation to housing supply must be considered

Plan Part 1: Core Strategy provide the current

out of date and therefore the development must

planning policy framework for the Borough. The

be assessed in accordance with Paragraph 14 -

Council is in the process of preparing a Part 2

The Presumption in Favour of Sustainable

Plan which will set out the non-strategic

Development.

development allocations.

Paragraph 95 states that to support the move to

There is also a non-statutory Local Plan (2006)

a low carbon future, local planning authorities

that the Council use currently as a material

should plan for new development in locations

consideration in the determination of planning

and ways which reduce greenhouse gas

applications.

emissions. In addition, when setting any local
requirement for a building’s sustainability, local

When adopted, both new Local Plan documents

planning authorities should do so in a way

will constitute the statutory development plan for

consistent with the Government’s zero carbon

the whole of the Borough and will replace all

buildings policy and adopt nationally described

former Local Plans and saved policies.

standards.

Planning Practice Guidance

Rushcliffe Borough Local Plan (1996)
Saved Policies

The revised Planning Practice Guidance (PPG)

The saved policies of the Rushcliffe Borough

provides further advice on various planning

Local Plan (adopted in 1996) include those

issues associated with development, including

relating specifically to housing and green belt

those linked to sustainability and renewable

allocation and will be fully replaced when Part 2

energy and underpins the policies within the

of the Local Plan is formally adopted by the

NPPF.

council.
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This Local Plan was adopted prior to the

Policy 3 Spatial Strategy –The policy sets out

publication of the NPPF and has not been tested

housing provision over the plan period and that

against current national policy objectives at

sustainable development will be achieved

examination.

through a strategy that supports a policy of
urban concentration with regeneration. The

Local Plan Part 1: Rushcliffe Core
Strategy (2014)

settlement hierarchy to accommodate this
consists of:

The Core Strategy provides the overall spatial

x

The main built area of Nottingham;

vision, objectives and strategy for the Borough to

x

Key Settlements of Bingham, Cotgrave,

2028. It includes strategic policies and

East Leake, Keyworth, Radcliffe-on-

allocations to set the level and broad locations

Trent and Ruddington;

for new housing and employment development

x

RAF Newton; and,

in this timeframe.

x

Other settlements solely to meet local
housing needs.

The Core Strategy was initially submitted for
Examination in October 2012. The examination

The former Cotgrave Colliery, to the north west

was then suspended in April 2013 in order to

of Cotgrave is included as strategic allocation

allow additional work to be undertaken, primarily

within the Core Strategy to deliver approximately

arising from the Inspector's concerns over the

470 dwellings. This is the only site currently

level of housing proposed and the need for a

proposed for allocation in or around the

Green Belt review to be undertaken.

Cotgrave settlement.

Key policies in relation to the delivery of
sustainable growth in the borough are:

Emerging Local Plan Part 2: Land and
Planning Policies Document

Policy 1 Presumption in Favour of

Local Plan Part 2: Land and Planning Policies

Sustainable Development - The policy states

Document (LAPP) will set out the non-strategic

that when considering development proposals

development allocations and a number of

the Council will take a positive approach that

detailed policies for managing new development,

reflects the presumption in favour of sustainable

following on from the strategic framework set out

development contained in the National Planning

in the Core Strategy (Local Plan Part 1). Local

Policy Framework.

Plan Part 2 will run to 2028 to align with the plan
period of the Core Strategy.

Policy 2 Climate Change - The policy confirms
that all development proposals are expected to

The current timetable for adoption includes

mitigate against and adapt to climate change,

submission of the draft Plan to the secretary of

and to comply with national and local targets on

State in January 2018 and adoption by the

reducing carbon emissions and energy use,

Council in June 2018.

unless it can be clearly demonstrated that full
compliance with the policy is not viable or

The Council recently consulted on the ‘Further

feasible. The policy covers a number of areas

Options’ stage which develops the previous

including:

Issues and Options stage consultation
undertaken between January and March 2016. It

x

Sustainable Design and Adaptation

considers further issues relating to housing

x

Reducing Carbon Dioxide Emissions

development and identifies a number of extra

x

Decentralised, Renewable and Low

sites for potential allocation within the Local

Carbon Energy Generation

Plan.

x
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As noted previously, the land to the south west

The subsequent increase in population would

of Cotgrave is identified within the Local Plan

help sustain the settlement's services and

Part 2 (Further Options) document under

facilities. The allocation of this site therefore

reference COT12.

supports SA housing and social objectives.”

Emerging Local Plan Part 2: Housing
Options Interim SA Report

Although construction would provide/sustain
employment, the effects on economic objectives
are recorded as neutral.

The Interim Sustainability Appraisal Report,
published in September 2017, specifically

Summary of Policy

concentrates on an assessment of reasonable
alternatives to new housing development in

Both national and emerging local planning policy

terms of distribution and individual sites. It is

emphasise the need for sustainable

currently being consulted on alongside the Local

development.

Plan Part 2: Preferred Housing Sites document.
The adopted Core Strategy (Local Plan Part 1)
The SA report confirms that the Council have

identifies Cotgrave as a key settlement and an

revised their SA Framework as a result of

area for housing growth within the Borough.

comments from earlier consultations and they
have presented the revised SA Framework in

Emerging Local Plan Part 2 will include non-

this report. All further options sites have been

strategic allocations for housing and has

appraised against the revised SA Framework to

included as part of the evidence base a review

demonstrate the assessment of reasonable

of Green Belt land in the borough.

alternatives. This includes the Councils
Sustainability Appraisal of the COT 12 site at
Cotgrave.
In summary, the SA report concludes that the
Land south of Plumtree road would “have
negative impacts on environmental SA
objectives due to inevitable increases in the
production of waste, energy consumption and
the use of natural resources.’

Land to the South West of Cotgrave has not
been allocated with justification contained within
the SA Report stating that the development
would result in ‘negative impacts on
environmental SA objectives’.
The following sections of this Sustainability
Statement demonstrates that the land to the
south west of Cotgrave is a sustainable location
for housing allocation capable of delivering much

The report also states that ‘the site is liable to

needed private and affordable housing to help

surface water flooding and development would

meet the Councils identified housing needs.

require avoidance and mitigation measures to
ensure properties are not affected and that
development does not increase flooding
elsewhere. The site's distance from the centre of
the town would increase private car use and is
contrary to the SA's transport objectives. The
development of the site for housing would
however make a valuable contribution to
meeting the housing needs of local residents
and others within the wider housing market area.
.
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3. Sustainability Appraisal
Methodology
To be sustainable, development should
be in a sustainable location and provide
local economic, social and
environmental benefits in accordance
with the objectives of the NPPF.

To support this assessment, a range of evidence
has been used which includes:
x

Technical studies in support of the site
allocation and any relevant desktop
information, outlined as follows;

It is not clear from the Councils Interim SA
x

Report whether a consistent approach to the

Strategic Housing Land

mitigation of any negative effects upon the SA

Availability Assessment

objectives has been applied. The Council

(SHLAA) Report, Rushcliffe

should make clear the process followed with

Borough Council, 2016

respect to the scoring of individual sites by

x

stating whether mitigation has been considered

Plumtree Road, Cotgrave -

within the scoring and allow all sites to be

Technical Report, Mewies

considered to the same level of detail in this

Engineering Consultants Ltd

respect to fully demonstrate the assessment of

(M-EC), July 2017

reasonable alternatives.

x

March 2017.

The methodology followed by Turley
Sustainability has been structured to confirm that

x

the development proposals at the Land South
NPPF and the sustainability objectives of the

•

emerging Local Plan. This Appraisal includes the

Landscape and Visual Impact
Assessment, EDP, March 2017.

following:
•

An assessment of the key services and

Archaeological and Heritage
Assessment, EDP, March 2017.

facilities accessible by sustainable
transportation modes from the proposed

Green Belt Review, EDP,
March 2017.

West of Cotgrave accord with the policies of the

1.

Ecology Technical Note, EDP

x

Nottingham

County

Council

development to confirm that it is in a

Representations to Local Plan Part 2

sustainable location (Section 4 and

Issues and Options, 2

March 2016

The

expertise

nd

Appendix 1).
x
2.

Assessment of the development against

professional

and

experience of Turley Sustainability; and;

the revised sustainability objectives
identified through the SEA/ SA process
which will be used to assess the

x

Reference to the policies of the adopted
Core Strategy (where relevant).

emerging Local Plan Part 2 and
preferred options site allocations
(Section 5 and Appendix 2).
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4. Access to Services and Facilities

To be considered a sustainable
location, a proposed development
needs to have adequate access to a
range of services.

Sustainability have completed a review of the
services and facilities available to residents to
demonstrate that the allocation of the Land to
the South West of Cotgrave could support more
sustainable living.

This section of the report provides an audit of
facilities and services existing within Cotgrave

Access to Services Methodology

and the surrounding area.
Guidelines issued by the Institute of Highways

Accessible Settlements Study for
Greater Nottingham

and Transportation set out suitable walking and

The Accessible Settlements Study for Greater

For the assessment at Cotgrave the following

Nottingham was undertaken jointly by Ashfield,

distances have been used to categorise the

Broxtowe, Erewash, Gedling, Nottingham City

accessibility of services:

cycling distances for access to local services.

and Rushcliffe Councils as part of the evidence
base for emerging planning policy documents.

•

Within 800m – Easy walking distance

The report was published in February 2010 to

•

Within 2km – Walking distance

provide a common means of measuring and
assessing the level of accessibility of existing

In addition relevant guidance states that cycling

settlements with respect to shopping, education

has the potential to substitute car journeys under

and employment related services and facilities

5km though the methodology within the

by walking, cycling and public transport.

Accessible Settlements Study suggests that
cycling could replace car journeys <8km.

1

This assessment is a key element to the
allocation of housing land with Local Plan Part 2

Given the location of the development, additional

with the consultation documents noting that ‘if

services within 8km that are accessible by

Local Plan Part 2 does allocate land at Cotgrave

cycling or public transport, have also been

for housing development, the total amount

included to demonstrate the accessibility of

identified will be dependent on a range of factors

additional services via sustainable transport

including the capacity of local facilities (e.g.

means.

schools, doctors’ surgery) and infrastructure
(e.g. local roads) to sustain new homes, the
potential physical impact of development on
locations around the town, including how the
Green Belt would be affected, and how quickly
particular sites would be able to deliver new
homes.’
Given that the data within the Accessible
Settlements Study is at least seven years old (in
some cases, substantially older), Turley

9

A desktop appraisal has been carried out to
determine the approximate accessibility to
services from the centre of the site via safe
walking routes or by cycling or public transport
links where the travel distances are greater.
There are a number of key services and facilities
which if accessible via sustainable transport
1

Figure A6.2 hierarchy of trip making functions,
Accessible Settlements Study for Greater Nottingham,
Nottingham County Council, February 2010
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supports the sustainable location of

Figures 3 and 4 provide visual representations of

development. These include:

the location of the identified services and
sustainable transport routes to and from the site.

•

Shops and/or farmer's market selling food
and fresh groceries;

Additional information on the available services,
distances and walking times from the site is

•

Employment opportunities;

available in Appendix 1.

•

Education and library services;

Public Transport Links

•

Children’s playground and nursery/crèche

A review of local public transport links has been

facilities;

undertaken and is summarised below
demonstrating the developments access to

•

•

Access to public transport and pedestrian

public transport and how through these services

walk ways and cycle networks.

additional services and amenities are available.

Health and social care services including

Bus Services – The closest bus stops to the

pharmacy and medical centre/GP surgery;

site are located on Plumtree Road, well within

•

Leisure and sports facilities;

•

Communication services such as public
internet access, post box and postal office;

•

Bank and/or cash machine;

•

Community buildings/local meeting place;

800m walking distance to the east of the site.
Local bus services include the Cotgrave
Connection, 852 and 822 the most frequent of
which operates around every 20 minutes,
stopping either along Plumtree Road or within
Cotgrave centre for onward travel to Cropwell
Bishop and West Bridgford, Nottingham,
Radcliffe on Trent, Aslockton and Bingham.

•

Green space;

•

Allotment space or places growing fresh

Radcliffe located around 6.5km from the site

fruit and vegetables;

location and could be accessed via cycling or

Rail Services – The nearest train station is

public transport for onward journeys to
•

Public house; and

Nottingham, Grantham, Boston and Skegness.

•

Places of religious worship including parish

Employment

halls.
The previous Accessible Settlements Study was
An assessment of the site based on these

based upon employment areas within 20

requirements has been undertaken using

minutes travelling time using 2001 census data.

desktop data and is summarised in Table 2.

Cotgrave scored poorly in this respect,
particularly when compared against the

All distances have been measured from the

settlement averages despite it’s overall

same point at centre of the site unless otherwise

accessibility score being high.

noted. A walking speed of 1.4m/second has
been used to calculate the walking distances

However, based on up to date information with

based on guidance from the IHT on average

regards to employment opportunities in the local

walking speeds.

area as well as knowledge of the pipeline of
employment development in the borough from
the Councils website and the employment
provision within the Cotgrave Colliery (4.5
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hectares) allocation, it is clear that the position in

allow trips by bicycle and public transport in

Cotgrave has improved significantly in the period

place of private car journeys.

since the study.
The previous Accessible Settlements Study was
Added to this, whilst local manufacturing and

based upon the Department for Transport (DfT)

retail positions seem the most easily accessible,

2008 Core National Accessibility Indicators for

the proximity of Nottingham (around 8 km from

Derbyshire. As such, the updated views of

the site) provide much wider employment

service providers such as Nottingham County

opportunities that are accessible via cycling and

Council (NCC) are important, as noted by the

public transport.

Council within the Further Options Consultation
document.

Education and Library Services
The response from NCC to the previous Issues
The closet primary school to the site is Cotgrave

and Options stage highlighted at that time

Church of England Primary School which is

‘hotspot’ areas of concern. NCC were working

approximately 0.7km away via Plumtree Road.

on refreshing the population projection figures

Cotgrave Candleby Lane Primary School is also

and suggested that they commented more fully

within 2km of the site.

on individual development proposals, raising
objections where there was deemed to be
insufficient capacity to accommodate an
increase in pupils. Concerns were highlighted
more generally about the secondary school
provision within the Borough and these are
noted though this does not assist with the
allocation of the most sustainable sites for
housing growth.
NCC comments on the Further Options
consultation are not currently publically
available, though no apparent objections were
made on education grounds to the Cotgrave
Colliery application for up to 450 dwellings

Figure 2 - Primary School Catchment Area

(references 10/00559/OUT and 13/01973/REM).
As such, for the purposes of this assessment the

In addition, there is potential to use the Land

existing education provision in the area local to

north of Plumtree Road (under the same

the site is taken into consideration.

landownership) for a new primary school serving
both the proposed development site and existing
residents.

While there is currently limited capacity across
both primary schools in Cotgrave, pupil numbers
are forecast to decline.

Ash Lea Secondary School (SEN facilities) and
library services are also accessible within the
2km maximum walking distance from the site
and the catchment areas provided on the
Nottinghamshire County Council website.

An education assessment carried out by Turley
Economics recommends that additional housing
could support the future viability of the smaller
Cotgrave Church of England Primary School.

Further secondary schools provision is found
within Bingham, Radcliffe on Trent and
Nottingham, all within approximately 8km to
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Health and Social Care Services

There are also takeaway restaurants within the
retail precinct in Cotgrave centre.

Cotgrave GP Surgery, part of the Belvoir Health
Group is located within 1.4km walking distance

Green Space

of the site location. A pharmacy is also located
within the same area on Candleby Lane.

There are a number of areas of outdoor and
amenity open space within 2km, the closest

The nearest Dentist is slightly further afield,

being Maddison Park, approximately 1.5 km

though still within the maximum 2km walking

from the site and including the Burhill allotments

distance, on West Furlong.

on Prioridge.

There are also wider healthcare facilities

Community Leisure and Sports
Facilities

available at the Queens Medical Centre (QMC)
Nottingham, approximately 12.5km away which
has the nearest Accident and Emergency

Cotgrave has an active community and offers a

Department. The acute healthcare services at

wide range of activities, clubs and recreational

QMC are accessible via public transport from

opportunities for residents which are key to a

Cotgrave and the bus stops in close proximity to

sustainable community.

the site.
Cotgrave Leisure Centre is the closest facility to
Nottingham County Council have highlighted the

the site, offering gym and swimming pool

need to consider the impact on healthcare

facilities as well as football pitches within walking

services with expected population growth within

distance.

their consultation response at Issues and
Options stage. As with education, the existing

The Leisure Centre, located approximately

service provision near the proposed site location

1.5km east of the site on Woodview also hosts a

is taken into consideration for the purposes of

range of clubs, classes and groups as does the

this assessment.

nearby Cotgrave Futures building. A summary of
local community groups and classes is provided

There are plans to provide a new GP surgery in
Cotgrave to replace the existing facility; this is to

in Table 3.
Table1: Community Activities

meet the increasing demand for primary health
care locally. However, timescales and funding
are yet to be confirmed.

Club/Group/Class

Category

An assessment of local health facilities by Turley
Economics recommends that the needs of
additional residents living on site would be best

Sports and
Fitness

Ju-jitsu, Heartbeats Fitness,
Spinning Class, Pole Dancing,
Kickboxing

Groups

Women’s Institute, Friends of
Cotgrave Country Park, Swim
Squad, The National Childbirth
Trust Antenatal Courses, Thera

Hobbies and
Interests

West Bridgford Model Car Club,
Belvoir Archers

met at the expanded facility.

Food and Fresh Groceries
The nearest local convenience store is located
on Bingham Road approximately 0.85km from
the site via Plumtree Road towards Cotgrave
centre. This is well within the maximum walking
distance though if carrying a load this may be

Community Buildings

more likely accessed via public transport links
along Plumtree Road.

The local Police Station is located approximately
1km walk from the site on Candleby Lane.

12
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In addition, the Cotgrave Advice Centre operates

Summary of Services and Facilities

out of All Saints Church within easy walking
distance of the site to provide free advice to local

The provision of services and facilities

residents on issues such as debt and benefits as

summarised in this section demonstrates that a

well as consumer and employment advice.

wide range of services and facilities typically
required by the residents of new residential

Children’s Playground and
Nursery/Crèche Facilities
Serendipity's Day Nursery and Preschool is
located on Candleby Lane within Cotgrave
centre around 1km walking distance from the
site location. There is also a playground nearby
as well as access via public transport links to
Cotgrave Country Park which is just over 2km

development are available within 2km (with a
number within an 800m distance) and are
therefore within walking and cycling distance of
the site.
In addition further services are available in
Nottingham, located approximately 8km to the
north-west and accessible predominantly via the
public transport network.

from the site.

Communication Services

Research undertaken by Turley Economics has
identified potential capacity within the existing

Post Office services are located on Plumtree

primary schools and the planned expansion of

Road, approximately 800m from the site via a

health facilities within Cotgrave which provide

walking route. The closest post box is therefore

local access to key services and facilities

deemed to be at the Post Office itself.

thereby increasing the sustainability of Cotgrave.

Bank and Cash Machines

Based on the assessment of available services
and facilities it is submitted that the Land to the

The closest ATM is at the convenience store

south west of Cotgrave provides a highly

located on Bingham Road approximately 0.85km

sustainable location to deliver additional housing

walking distance from the site.

over the plan period.

Numerous banks are located within Nottingham
and it is anticipated that these would be travelled
to as needed where online banking services
could not be utilised.

Public Houses
The Manvers Arms at Cotgrave is located on
Plumtree Road, no more than 750m walking
distance from the site.

Places of Worship
All Saints C Of E Church is no more than 0.7km
walk from the site. Several other places of
worship are also found within the local area of
the site in Cotgrave.
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Table 2: Services and Facilities Summary

Within
2km of the
site

Accessible
via Cycling/
Public
Transport





ݲ

ݲ



ݲ

ݲ

ݲ

ݲ

ݲ

Secondary School

ݲ

ݲ

Library services

ݲ

ݲ

Service/Facility

Within
800m of
the site

Public Transport
Bus

ݲ

Rail

Employment
Education and library services:
Primary School

ݲ

Health and social care services:



GP Surgery



ݲ

ݲ

Pharmacy



ݲ

ݲ

Dentist



ݲ

ݲ

Food and fresh groceries



ݲ

ݲ

Park

ݲ

ݲ

Allotment

ݲ

ݲ

Leisure and sports facilities

ݲ

ݲ

ݲ

ݲ

Playground

ݲ

ݲ

Nursery/crèche

ݲ

ݲ



Green Space

Community buildings

ݲ

Children’s playground and nursery/crèche facilities





Post Box

ݲ

ݲ

ݲ

Post Office

ݲ

ݲ

ݲ

Communication services



Bank/Cash Machines
Cash Machine



ݲ

ݲ

Public House

ݲ

ݲ

ݲ

Places of worship

ݲ

ݲ

ݲ



ݲ

ݲ

Services – petrol station

14

Sustainability Appraisal

Figure 3: Local Services and Amenities
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Figure 4: Key Local Public Transport Routes
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5. Sustainability at Land to the
South West of Cotsgrave
The local sustainability appraisal
objectives can be used to
demonstrate the sustainability
positives of the site location in
relation to allocation for housing
development.

policy updates since the Core Strategy SA
Framework was developed (such as the
introduction of neighbourhood plans).
A review of the scoring system used by the
Council and an independent assessment of the
site against the local SA Framework has been

In line with good practice and UK legislation a

carried out to include additional and updated

Strategic Environmental Assessment (SEA) and

information.

Sustainability Appraisal (SA) must be carried out
as part of the preparation of a new Local Plan

Appendix 2 contains a summary of the below

including for site allocation documents.

assessment and it is clear that the proposed
development creates no significant negative

The role of an SA is to promote sustainable

impact in respect its performance against each

development by assessing the extent to which

objective.

the emerging options, when judged against
reasonable alternatives, will help to achieve

Appendix 3 provides a the full list of headline

relevant local environmental, economic and

objectives and decision making criteria which

social objectives.

gives some additional detail on the methodology
used to subjectively assess performance of the

The SA process is an opportunity to consider if

site in accordance with the Councils

the proposals in the plan are the most

methodology.

appropriate given the reasonable alternatives.
SA can be used to test the evidence

Housing

underpinning the plan and help to demonstrate
how the tests of soundness have been met. It

The release from Green Belt and allocation of

should be applied as an iterative process

the site for private and affordable housing will

informing the development of the Local Plan to

increase the range and affordability of housing

demonstrate that it complies with the National

within the local area. The site would comply with

Planning Policy Framework (NPPF).

Core Strategy Policy 8 and contribute to
providing a better balance of housing in

This includes contributing to the achievement of

Cotgrave, offering different tenures as part of the

sustainable development through the allocation

housing mix to help address identified needs.

of the most sustainable sites for new housing.
Housing at the site can be delivered in two
The Council updated their SA Framework as a

phases, with the first phase allocated for

result of the Issues and Options stage

residential development and the second

consultation and the revised SA Framework is

safeguarded for future development as follows:

presented within the Interim SA report. Broadly
speaking, the SA scoring has been simplified,

x

Phase 1 (6.01 ha) could accommodate

the Natural Resources and Flooding objectives

up to 90 dwellings with provision for

have been separated and decision making

2.37 ha of public open space within this

criteria have been added/ amended to reflect

phase;
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x

Phase 2 (6.72 ha) could accommodate

key masterplan issue should the site be released

up to 130 dwellings.

from the Green Belt and allocated for housing.

Given the potential overall capacity of the site to

Residential properties usually increase

deliver up to 220 homes, the site is scored as a

surveillance, which at the scale proposed can

major positive impact with respect to this

help to reduce crime and anti-social activity thus

objective.

creating a minor positive effect on the SA
objective.

Health
Social
New public open space is proposed as part of
the proposals for the development of the site

No significant impact as the site location is

which should encourage healthier lifestyles and

proposed for housing and will not directly detract

improve opportunities for recreational physical

from or add to community services and facilities..

activities.
As detailed within the IM Land Vision Document,
The site is within 10 minutes public transport

however, there is potential to use the Land to the

time or 30 minutes’ walk of a GP surgery. In

north of Plumtree Road (which is under the

addition, as detailed in Section 4, the

same ownership) for a new primary school which

accessibility of the site to many other local

as a result of the proposed housing development

services and facilities well within walking

would also serve existing residents.

distance will promote active lifestyles and reduce
the reliance on short car trips.

Indirectly, an increase in population as a result
of allocating this site will help to sustain local

The site is also crossed by a PROW which will

shops, schools, community services and

be retained and enhanced as part of the

facilities within Cotgrave.

development proposals to facilitate leisure
access into the surrounding Green Belt.

A minor positive effect is therefore expected
against this SA objective.

The site is scored as a minor positive impact
with respect to this objective.

Biodiversity and Green Infrastructure

Heritage and Design

An Ecological Assessment of the site is being
undertaken as part of the technical work being

No significant impact is identified as the site

carried out by EDP to identify any constraints.

does not contain and is not adjacent to any

Based on the current information, despite the

heritage asset.

Green Belt designation, the habitats within the
site are predominantly of low intrinsic ecological

In accordance with Core Strategy policy 10,

value which supports the Councils assessment.

design and layout should respect the existing
character of the area.

As there are no designated nature conservation
interests within or adjacent to the site significant

A neutral effect is recorded against this SA

opportunities for enhancement may be

objective.

presented that will provide an overall positive

Crime

biodiversity impact.
The allocation of site will also provide additional

Creating an environment that makes residents

publically available open space as part of the

feel safe, secure and free from crime will be a

development of the masterplan.
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As noted within the Interim SA report (para.

impact on air quality or harm to the AQMA as a

3.78, that all further options sites involve the loss

result of site development.

of greenfield land and score poorly against the
Green Infrastructure and Biodiversity, and

IM Land are keen to promote the use of

Landscape objectives. The status of the site

sustainable design, materials and construction

does not therefore preclude the consideration of

techniques in accordance with the adopted

the land for allocation particularly given its

policies of the Core Strategy at this site and are

assessment as low-medium Green Belt

committed to ensuring the inclusion of recycled

importance as part of the Council’s review.

content in key materials to reduce consumption.

As a result of the mixed impacts, there is

Overall, there is not expected to be any

deemed to be an overall neutral effect on the SA

significant effect upon this SA objective.

objective though there is significant potential for
mitigation at the site to improve its biodiversity.

Flooding

Landscape

The technical report by M-EC confirms that the
whole site falls within Flood Zone 1 and is at low

The site has been classified as low-medium

risk of flooding from all sources, thus minimising

Green Belt importance in the recent review

flood risk which is key for ‘more vulnerable’

undertaken by the Council. The site is described

developments such as housing.

as urban fringe, not open countryside, in
character.

The surface water drainage system will convey
flows to an attenuation basin located in the north

The LVIA undertaken by EDP concludes that the

of the site. These will store surface water flows

future development of the site is not considered

generated from the development up to a 1 in 100

to create an unacceptable effect in terms of

year, plus 40% climate change, flood event and

visual amenity and any such effects are mostly

release runoff at rates below or equal to

experienced at a local level. The future

greenfield runoff rates. This strategy will ensure

development of the appraisal site presents a

there is no increase in runoff from the site and

beneficial opportunity to bring forward a high

provide betterment during critical storm events to

quality scheme which can offer an improvement

mitigate flood risk.

to the current abrupt settlement edge.
Overall, there is expected to be a minor positive
There is deemed to be an overall neutral effect
on this SA objective.

effect upon this SA objective.

Waste

Natural Resources
The use of sustainable construction principles
The M-EC technical report confirms that there is

will minimise waste and maximise recycling

a low risk of groundwater contamination as a

during the construction period.

result of the low permeability of the site. As such
water quality will be maintained.

Once occupied, the dwellings will create
domestic waste though design measures could

The nearest Air Quality Management Area to the

be included within detailed development

site is located approximately 3km to the north, at

proposals to mitigate any potential negative

land adjacent to the A52 Radcliffe Road at

impacts and increase waste recovery and

Stragglethorpe Junction, Radcliffe. Given the

recycling per head.

adequate pedestrian/public transport links to key
services, there is unlikely to be any negative
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Overall, the development of the site is

The proposals will help to develop a local

considered to have a negligible effect on the SA

transport network that minimises the impact on

objective.

the environment and reduces journeys
undertaken by car in place of walking, cycling

Energy and Climate Change

and the use of public transport accessible from
the site.

The energy consumption per capita should
reduce as a result of higher standards within

There will be a minor positive effect on this SA

Building Regulations. Improved u-values and

objective.

system efficiencies will help to reduce
dependency on non-renewable sources and

Employment

improve overall energy efficiency of new
buildings.

No significant impact as the site location is
proposed for housing and will not directly detract

Opportunities for the implementation of

from or add to local employment opportunities.

renewable energies must be explored during
design development but it is likely that some

Innovation

provision for renewable or low carbon
technologies will be made, thus ensuring a minor

No significant impact as the site location is

positive impact upon this SA objective.

proposed for housing and cannot influence this
SA objective.

Transport

Economic Structure

Paragraph 3.77 of the Interim SA report states
that ‘Those sites closer to the village centre were

No significant impact as the site location is

considered more sustainable in relation to

proposed for housing and cannot influence this

access to key services and facilities (COT10,

SA objective.

COT11, COT12). The sites closer to the Country
Park and canal are also identified as having a
positive impact in relation to health as they could
utilised good recreational routes which would
encourage healthier lifestyles.’
However, upon assessing the site against the
SA Framework the Council have recorded a
minor negative effect upon the Transport SA
objective for the COT12 site. The reasoning
provided is that ‘development will inevitably will
lead to increased use of the car’ though this
appears to contradict the above statement which
is also made within the Interim SA report.
The Land to the South West of Cotgrave is

SA Conclusions
The details above demonstrate that when
assessed against all of the objectives, the Land
South West of Cotgrave location supports the
local sustainability objectives and presents a
highly sustainable option for residential
development for allocation within the Local Plan
Part 2.
Where the site is released from Green Belt, the
Land South West of Cotgrave could make a
positive contribution to meeting the housing
need and the promotion of sustainable
development in the Rushcliffe Borough.

located at the edge of the existing settlement
and would provide a natural extension to
Cotgrave with easy access to all key services
and facilities as demonstrated in Section 4 of
this report.
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This Sustainability
Appraisal demonstrates
how the proposed
development site is in a
sustainable location and
responds positively to the
Council’s SA objectives.

6. Conclusion
This Sustainability Appraisal considers
that the proposed development at land
to the south west of Cotgrave is a
sustainable location to deliver
sustainable, resource efficient new
homes within the Borough.
A Sustainable Location for Development
Section 4 of this report clearly demonstrates that
the whole site has good access to a wide range of
services and facilities.
The assessment against the revised local SA
Framework in Section 5 will help form further
evidence in support of the housing allocation for the
land south west of Cotgrave. The site scores most
favourably against the following objectives from the
Council’s SA Framework:
x

Housing

x

Health

x

Crime

x

Social

x

Energy and Climate Change

x

Transport

No negative scores are given against the SA
objectives, based on the Councils decision making
criteria and site specific questions, confirming the
sustainability of the site.
Based on the need for housing growth in Cotgrave
as a key settlement, land to the south west of
Cotgrave should be removed from Green Belt and
allocated for residential development within Part 2
of the Local Plan to deliver additional housing over
the plan period in a demonstrably sustainable
location.
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Appendix 2: Assessment of the site
against local SA objectives

Minor negative impact upon the SA Objective

0

Sustainability Appraisal
Objectives

To minimise
the
risk of flooding.

Land South West of
Cotrgave as a Location for
Sustainable Development

+

0

To minimise
energy usage
and to develop
the area’s
renewable
energy
resource,
reducing
dependency on
non-renewable
sources.

+

8. Natural Resources

7. Landscape

6. Environment,
Biodiversity and Green
Infrastructure

5. Social

4. Crime

+

+

0

0

0

15. Economic Structure

+

14. Innovation

++

To minimise
waste and
increase the
re-use and
recycling of
waste
materials.
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To increase
To enhance
To protect and
biodiversity
To prudently
opportunities
enhance
To improve
To promote
levels and
manage the
to value and
the landscape
community
and support
protect and
natural
enjoy heritage
character
safety, reduce
the
enhance
resources of
including
of Greater
crime and
development
Green
the area
preservation,
Nottingham,
the fear of
and growth of Infrastructure
including water,
enhancement
including
crime in
social capital
and the
air
and promotion
Greater
Greater
across Greater
natural
quality, soils
of the cultural
Nottingham’s
Nottingham.
Nottingham.
environment
and minerals.
and built
heritage and
across Greater
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1. Introduction
Purpose of the report
1.1

This Education Impact Assessment has been prepared on behalf of IM Land by the
Economics team at Turley, one of the largest independent planning consultancies in the
UK. The assessment relates to Land to the South West of Cotgrave, which is being
promoted as part of the Rushcliffe Borough Council Local Plan review.

1.2

The purpose of the report is to inform IM Land on the current and future capacity of local
primary schools in Cotgrave. The report illustrates the potential impact of up to 220
dwellings on site, with 90 dwellings forming the first phase, (the ‘Proposed
Development’) and provides recommendations as to how additional pupils can be
accommodated.

1.3

This report demonstrates that education provision should not be considered to be a
limiting factor on development potential. The findings can support further discussion with
the local authority and representations at Examination in Public to ensure a sustainable
development.

Structure of the Report
1.4

The remainder of the report is structured as follows:
•

Chapter 2 – Current position – Summary of schools which are relevant to the
assessment, locations of where pupils currently live and analysis of whether any
spare capacity exists locally;

•

Chapter 3 – Future position – Considers how the number of pupils attending
primary school in Nottinghamshire and Cotgrave are likely to change and the
impact of other local housing developments;

•

Chapter 4 – Impact of Proposed Development – Estimates the number of
pupils generated by the Proposed Development and outlines arrangements for
requesting developer contributions;

•

Chapter 5 – Responding to Local Plan Consultation – In the Local Plan
consultation the local authority states that primary school capacity is a limiting
factor to housing growth. The section shows how this approach can be
challenged; and

•

Chapter 6 – Summary and Recommendations – Recommendations are made
as to how additional pupils can be accommodated are made. A summary of
evidence is presented in order to show that education is not a limiting factor on
housing growth at the scale proposed.

2. Current Position (2017)
2.1

This section establishes the current baseline position for primary education. The
analysis considers which primary schools are relevant to the site, where primary pupils
currently live and whether any spare school capacity exists locally.

2.2

The current position for academic year 2016-2017 relies on the latest publically
available data from the 2017 January School Census.

Education Provision in Cotgrave
2.3

The site falls with the local authority of Rushcliffe Borough Council. The Local Education
Authority (LEA) is Nottinghamshire County Council (NCC). The LEA has oversight and
responsibility for school funding, admissions, staffing levels, pupil attendance and
provision of school facilities.

2.4

There are two primary schools in Cotgrave:

2.5

1

•

Cotgrave Candleby Lane School (Academy School) – This is the main school
within the settlement and is the catchment school for the proposed site. The
1
school was converted into an Academy in August 2012 . Academy Schools are
independent of local authority control and therefore control their own expansion
2
plans (as outlined in the Academies Act 2010 ); and

•

Cotgrave CofE Primary School (Voluntary Aided School) – This is the second,
smaller school in Cotgrave. The Published Admission Number (PAN) is 15, which
means that the school operates on a half Form of Entry (FE) basis. Religion is
3
only part of the admission criteria once the school is oversubscribed . The size of
the school is below that considered financially viable (1FE plus) by the
4
Association of School and College Leaders ;

The figure overleaf shows that their location in reference to the site.

Letter from Ofsted (2012) Letter to confirm academy conversion
HM Government (2010) Academies Act. Available at:
http://www.legislation.gov.uk/ukpga/2010/32/section/1
3
Cotgrave CofE Primary School, Admission Criteria. Available at: https://primarysite-prodsorted.s3.amazonaws.com/cotgrave-cofe-primaryschool/UploadedDocument/65125d510af24d919cdf3e90c01ca2db/Admissions2016-2017.pdf [Accessed
06/09/2017]
4
See BBC article published Nov 2016. Available at: http://www.bbc.co.uk/news/education-37860682
[Accessed 13/09/2017]
2

Figure 2.1:

Map of local primary provision

Source: Turley Economics, 2017
2.6

Cotgrave is surrounded by other settlements, including Radcliffe-on-Trent, Cropwell
Bishop, Keyworth and Stanton-on-the-Wolds. These settlements each have a primary
5
school; however, they are over a 2 mile walk from the site .

Origin of pupils
2.7

Pupils who attend Cotgrave Candleby Lane School or Cotgrave CofE Primary School
live with the local area. The Pupil Heat Maps, Figure 2.1, shows where pupils attending
both primary schools live.

2.8

Red illustrates a high concentration of pupils attending the respective school. It shows
that both schools are reliant on Cotgrave residents to sustain pupil numbers and that the
‘school ecosystem’ is relatively self-contained. This means the primary schools are
unlikely to be affected by changes to school capacity elsewhere in Nottinghamshire.

2.9

Data is taken from the 2016 School Census and the methodology is outlined in
Appendix 1. The actual figures cannot be displayed due to data disclosure agreements.

5

Department of Education (2014) Home to School Travel and Transport Guidance - The Education Act
1996 suggests that a distance of 2 miles for a child under 8 years old and 3 miles for a child over 8 years
old can be considered an appropriate maximum distance for a local school.

Figure 2.2:

Pupil Heat Maps

Cotgrave Candleby Lane School

Cotgrave CofE Primary School

Pupil heat map key

Source: DfE (2016) January School Census via SchoolsGuide.co.uk

Destination of Pupils
2.10

It is important to consider that not all children living with the catchment of Cotgrave
Candleby Lane School and Cotgrave CofE Primary School will attend these schools.

2.11

Parental choice is one reason why children may attend school outside of the catchment
area. This can be determined by school attainment or parents working patterns.
Research by University of Bristol confirms this relationship; the report shows that ”the
main characteristics that parents care about in a school are academic attainment,
6
school socio-economic composition and travel distance” .

Assessment of Surplus Capacity
2.12

The 2017 January School Census provides the most up-to-date position on school
7
capacity and the number of pupils on roll (NOR) . Across Cotgrave Candleby Lane
School and Cotgrave CofE Primary School there is currently a deficit of 64 places based
on total net capacity of 651 which is defined by the physical size of the school.

2.13

An alternative way to consider the maximum capacity of the school is based on the
published admission number (PAN). This commonly refers to the number of pupils in

6

(p. 32) Burgess, S. et al. (2009) What parents want: school preferences and school choice, University of
Bristol and Institute of Education
7
Department for Education (2017) 2017 January School Census

each year group that the LEA has agreed will be admitted. The PAN for Cotgrave
Candleby Lane School is 90 pupils and Cotgrave CofE Primary School is 15 pupils.
Based on the two schools admitting 105 pupils per year, the maximum capacity is
estimated to be 735 places instead of 651 places. This equates to a current surplus
8
capacity of 20 places (or 24 places when the deficit is taken as zero ).
2.14

8

This data is shown in the table overleaf.

Audit Commission (1997) ‘Trading Places: a management handbook on the supply and allocation of
school places’

9
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9 mins
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n/a
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15

90

PAN

651

105

546
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- 64

-4

- 60

0

0

0
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Capacity (deficit as
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735

105

630

Maximum
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715

109

606
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20

-4

24

Surplus
Capacity

Walking distance from entrance of the site on Plum Tree Road based on distances estimated by Google Maps

24

0

24

Surplus
Capacity
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zero)

Current Provision (2016-17)

Source: DfE (2017) January School Census; Cotgrave Candleby Land School 2017-18; Cotgrave CofE Admissions Policy 2017-18.
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Cotgrave CofE
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Total

0.8

Walking
Walking Ofsted
distance
time Rating
9
(miles)

Current Provision (2016-17)

Current school capacity within 2 miles walking distance of the Proposed Development (2016-17)

Cotgrave
Candleby
Lane School

School

Table 2.1:

Summary
2.15

10

Current provision of primary school education in Cotgrave can be summarised as
follows:
•

There are two primary schools within Cotgrave: Cotgrave Candleby Lane School
and Cotgrave CofE Primary School;

•

Cotgrave CofE Primary School operates as a half FE school which is smaller than
10
average. Lower pupil numbers can cause a school to become financial unviable ;

•

Both primary schools rely on the local pupil population to sustain their NOR. The
‘school ecosystem’ is relatively self-contained, meaning that they are potentially
less affected by changes to capacity elsewhere; and

•

Based on the PAN of the schools there are 20 surplus places (or 24 places once
the deficit has been taken as zero). The PAN demonstrates the number of
children being admitted to the school each intake and suggests the total number
of pupils capable of being accommodated within the school. It is this figure that is
taken forward in the remainder of the analysis.

See BBC article (2015) http://www.bbc.co.uk/news/education-37860682

3. Future Position (2020+)
3.1

This section establishes how the baseline position for primary education will change.
Best practice is that school places are planned and the impact of development is
assessed based on the future position.

3.2

The analysis outlines how the primary pupil numbers in Nottinghamshire and Cotgrave
are likely to change and the impact of other housing developments on school capacity.

3.3

The future position for academic year 2020-21 relies on the latest publically available
data from the School Capacity (SCAP) Survey published in 2015.

Changing School Capacity in Nottinghamshire
11

3.4

NCC published a ‘School Place Planning Strategy’ in February 2017 . This document
provides the wider school organisation context for Nottinghamshire.

3.5

The main findings regarding school capacity across Nottinghamshire are as follows:
•

The total primary NOR has seen a steady decline in numbers between 2001 and
2010 but subsequent years have seen a sharp increase in total numbers to the
current school year (2015/2016);

•

This broadly represents the trends across the districts, which includes Rushcliffe
the number of primary pupils on roll at school in Rushcliffe has increased by circa
20% from 2006 to 2016;

•

The number of 4 year olds entering the school system has increase since 2006;
and

•

Nottinghamshire County Council has accessed £70 million from the Department
of Education to fund the creation of 5,064 additional permanent primary school
places.

3.6

As a consequence school expansions and new schools have been planned across
Nottinghamshire. Appendix 2 of the ‘School Place Planning Strategy’ maps the location
of additional provision. New schools and expansions are mainly concentrated in urban
locations or more populated areas.

3.7

The closest new school to the proposed site is in Gamston. However, this is over a 2
12
mile walking distance from the site , therefore the additional school is unlikely to
accommodate pupils from the proposed site.

11

Nottinghamshire County Council (2017) School Place Planning Strategy. Available at:
http://www.nottinghamshire.gov.uk/media/120522/item-3-childrens-trust-report-place-planning-2-feb2017.pdf
12
Department of Education (2014) Home to School Travel and Transport Guidance - The Education Act
1996 suggests that a distance of 2 miles for a child under 8 years old and 3 miles for a child over 8 years
old can be considered an appropriate maximum distance for a local school.

Changing School Capacity in Cotgrave
3.8

NCC confirmed that when planning school places they consider the pupil numbers over
13
the next five years . We consider this approach to be appropriate.

3.9

The SCAP data provides the most up-to-date forecasts to academic year 2020-21. Data
is not available for individual primary schools, but instead for the school planning area.
Cotgrave Candleby Lane School and Cotgrave CofE Primary School are in the
‘Cotgrave Primary School Planning Area’. Individual school forecasts were requested
from NCC but not provided (see Appendix 2).

3.10

While pupil growth has been identified across Nottinghamshire (see paragraph 3.3), the
SCAP data shows that this growth is not uniform across the LEA. Overall the number of
pupils attending primary school in Cotgrave is expected to fall. There is forecast to be a
7% decline between 2015 and 2020. Table 3.1 provides an estimate of how this decline
might affect individual school capacity.

3.11

While, this trend of decreasing pupil numbers could continue and should be discussed
with NCC, this conclusion should be approached with caution without the latest
forecasts.

3.12

The percentage decline of pupils across the planning area can be applied to the schools
individually to estimate the future position. By 2020-21 we estimate a small deficit of 15
pupil places across both schools based on reported capacity. However, based on the
PAN, which we consider is more reflective of the number of pupils a school can
accommodate, this would result in a surplus of 69 places. This is demonstrated in the
table overleaf.

13

Email from Dee Hill (dated

14
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-
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Source: DfE (2017) January School Census; Cotgrave Candleby Land School 2017-18; Cotgrave CofE Admissions Policy 2017-18.
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School
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Forecast school capacity within 2 miles walking distance of the Proposed Development (2020-21)

Walking
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14
(miles)

Table 3.1:

Influence of Wider Developments
3.13

There has been a substantial amount of housing development in Cotgrave over the last
5 years. The development at Hollygate Park for 291 homes is the largest (ref.
15/00658/FUL and 14/01405/FUL), for which education contributions were sought by the
15,16
. No primary school has been provided on site, demonstrating that a need was
LEA
not identified.

3.14

The application for Hollygate Park has approved and construction on site has
commenced. Therefore it is likely that additional pupils from this scheme have already
been accounted for in NCC’s pupil forecasts presented in Table 3.1.

3.15

No further wider developments have been identified within 2 miles of the two local
primary schools which have been given permission in the last 3 years.

Summary
3.16

15

Future provision of primary school education in Cotgrave can be summarised as follows:
•

According to the latest figures, the number of pupils attending Cotgrave Candleby
Lane School and Cotgrave CofE Primary School are likely to decline by 7%
between 2015 and 2020;

•

Based on the net reported capacity of each school, there will remain a small
operating deficit. However, the PAN indicates that the maximum capacity is
higher than the net capacity reported. The maximum capacity would lead to an
estimated surplus of 69 places by 2020; and

•

While there has been substantial housing development in the local area, it is likely
that the additional pupils have already been accounted for the school planning
area forecasts.

S106 Contributions have now been superseded by the Community Infrastructure Level (CIL). Funding
for education facilities is now collected through this mechanism.
16
More details available at: https://www.dwh.co.uk/new-homes/nottinghamshire/H667001-Hollygate-Park

4. Impact of Proposed Development
4.1

Housing at Land to the South West of Cotgrave will generate additional primary age
children who are likely to attend school in Cotgrave. This section presents the method
which NCC uses to estimate the number of pupils generated and considers how the
Proposed Development will impact on local primary education provision.

Additional Pupils
4.2

NCC outlines its method for estimating pupil numbers from additional housing in their
17
‘Planning Obligations Strategy’ .

4.3

The table below applies the estimated number of pupils per dwelling to phases 1 and 2
of the Proposed Development. In total the scheme would generate 46 additional primary
school pupils, of which 19 are associated with Phase 1 and 27 are associated with
18
Phase 2 .

4.4

This is demonstrated in the Table below.
Table 4.1:

Pupil Yield Calculations
Number of pupils

Phase

Primary

Pupils per
dwellings
0.21

Phase 1

Phase 2

Total

90 dwellings

130 dwellings

220 dwellings

19

27

46

Source: Nottinghamshire County Council (2014) Planning Obligations Strategy

Accommodating Pupils
4.5

17

Based on an assessment of future capacity and demand for school places generated by
the site there is sufficient surplus of places to accommodate the pupils residing on the
Proposed Development. This is outlined in the table overleaf.

Nottinghamshire County Council (April 2014) Planning Obligations Strategy
Current pupil yield figures are based on the 2001 Census. NCC state that this would be updated on the
basis of the 2011 census when available later in 2014. No update is available yet.
18

4.6

The maximum capacity of the school (according to the PAN) can accommodate the
additional pupils, with a residual surplus for a further 23 pupils to be accommodated
beyond the Proposed Development.
Table 4.2:

Resulting Surplus Capacity for maximum capacity

Phase

Future Position
(2020-21)

Capacity

735

Number of Roll (NOR)

666

Spare Capacity

69

Demand generated by the
Proposed Development

46

Resulting Surplus Capacity

23

Source: DfE (2017) January School Census; Cotgrave Candleby Land School 2017-18;
Cotgrave CofE Admissions Policy 2017-18; Turley
4.7

4.8

In terms of accommodating pupils from the Proposed Development within existing
position the following should be considered:
•

Cotgrave Candleby Lane School – this school is forecast to have an operating
surplus of 66 pupil places in 2020 based on PAN and forecast falls in pupil
numbers. This school can therefore reasonably be considered to accommodate
all demand arising from the Proposed Development;

•

Cotgrave CofE Primary School –The school operates at 0.5 FE which is
considered small for a primary school. There is a risk that half FE schools may
19
not be financially viable due to their small scale . Given that the local pupil
forecasts show a decline in numbers, this school may face viability pressures in
the future. The addition of pupils from the Proposed Development can therefore
assist in supporting the ongoing operation of Cotgrave CofE Primary School.

Pupils living within the Proposed Development can be accommodated within existing
provision.

Contributions
4.9

In the unlikely event that the LEA considers that additional provision is required then
expansion of existing schools would be most appropriate as the town already has two
primary schools, one of which is operating below a financially viable size.

4.10

In this instance, developer contributions may be required to mitigate any impact.

19

See BBC article published Nov 2016. Available at: http://www.bbc.co.uk/news/education-37860682
[Accessed 13/09/2017]

4.11

Rushcliffe Borough Council is in the process of introducing the Community Infrastructure
Levy (CIL) and is currently consulting on its Draft Charging Schedule. Until CIL is
adopted S106 contributions may be requested. Both mechanisms for collecting
contributions are outlined below.

S106 developer obligations
4.12

While CIL is being consulted on and introduced, contributions towards education
facilities will continue to be collected through S106. The NCC’s ‘Planning Obligations
20
Strategy’ outlines that the cost per primary school place is £11,455.

4.13

According to NCC the cost is based on:
“The costs of providing the extra room necessary at the local catchment
schools are based on “cost per pupil place” cost multipliers provided to the
County Council by the Department for Education (DfE), at a price base of April
2009. They reflect the actual costs of building extensions to schools and are
adjusted to account for regional cost variations. Using the local census
information to determine the numbers of children dwellings can be expected to
21
generate, the DfE figures can be translated into standard costs per dwelling”

4.14

As these costs relate to provision of additional infrastructure, it is unlikely that they will
be requested based on the previous analysis which indicates that the demand from the
Proposed Development can be accommodated within existing provision.

Community Infrastructure Levy
4.15

As outlined above, Rushcliffe Borough Council is introducing CIL, this will replace the
planning obligations collected through S106 in most instances.

4.16

Consultation on the draft charging schedule (published Feb 2017) ended on the 31
March 2017 and the borough is now considering the representation received. There will
then be another period of consultation on the amended draft charging schedule before
the draft charging schedule is published and submitted for examination. However, the
timescales for this are unclear at this stage.

4.17

The Council has chosen to publish this draft Regulation 123 list for comment alongside
the Preliminary Draft Charging Schedule. Currently the Regulation 123 list includes
education provision:
“Provision of additional primary school places across the Borough through new provision
or extension to existing provision”

4.18

20
21

Should the application be approved once CIL is adopted it is likely that education
contributions will be covered through this mechanism if deemed required. As above, we
do not consider that this will be required given that the evidence indicates that the
additional demand from the Proposed Development can be met within existing
provision, with no additional places being provided.

Nottinghamshire County Council (April 2014) Planning Obligations Strategy
P.18, Nottinghamshire County Council (April 2014) Planning Obligations Strategy

5. Responding to Local Plan Consultation
5.1

Chapters 2, 3 and 4 have demonstrated that there is capacity at the local primary
schools to accommodate the circa 46 additional pupils living at the development on
Land to the South West of Cotgrave.

5.2

However, within the “Local Plan Part 2: Land and Planning Policies, Issues and Options
and Further Options” document, the local authority have provided the following
statement about primary school capacity in Cotgrave:
“The key constraint on the level of housing development at Cotgrave is that
the Local Education Authority has indicated that pupil demand for primary
school places from around 350 new homes could be accommodated at
Cotgrave, but no more than this. In all other respects, it is our view that
delivery of around 350 further homes at Cotgrave would be sustainable
22
and would not unduly affect the town’s character or local quality of life”

5.3

To this effect the council has allocated four sites, not including Land to the South West
of Cotgrave, which can accommodate up to 220 homes (90 homes being included in
phase 1).

5.4

The statement from Rushcliffe Borough Council can be challenged in a number of ways:
•

There will be an increase in spare capacity due to declining pupil numbers –
23
There is forecast to be a surplus capacity of circa 69 places by 2020-21 . This is
based on the maximum possible capacity of the local primary schools (based on
current PAN). The number of primary pupils in Cotgrave is forecast to decline by
7% between 2015 and 2020. If this decline continues at the same rate over
another 5 year period (2020-2025) then there will be spare places for an
additional 116 children. Therefore housing development beyond the four allocated
24
sites can be accommodated over the plan period (2011 to 2028) . Declining pupil
numbers across rural school is a trend evident across England more widely;

•

Opportunities to consider additional school places should be explored
‒

22

Small schools are financially vulnerable - Research has shown that
25
small schools (under 1 FE) risk to become financially unviable ,
26
particularly given the proposed changes to school funding arrangements .
To reduce this risk, it should be considered whether there is an option of

Rushcliffe Borough Council (2017) Rushcliffe Local Plan Part 2: Land and Planning Policies: Preferred
Housing Sites, Available at:
http://www.rushcliffe.gov.uk/media/rushcliffe/media/documents/pdf/planningandbuilding/planningpolicy/lap
p/preferredsites/RBC%20Preferred%20housing%20sites_web.pdf
23
Based on analysis of the Survey Capacity Survey (2015) outlined in Chapter 3.
24
The four allocated sites are estimated to generate demand for 72 pupils (based on NCC primary pupil
yields)
25
See BBC article published Nov 2016. Available at: http://www.bbc.co.uk/news/education-37860682
[Accessed 13/09/2017]
26
TES (2017) Small schools could become ‘unsustainable’ under funding plans, union warns. Available at:
https://www.tes.com/news/school-news/breaking-news/small-schools-could-become-unsustainable-underfunding-plans-union

reopening the CofE school on a larger site, allowing for expansion in the
future; and
‒

•

Provision of new school capacity – Should the local authority wish to
support further housing growth and then Land to the South West of
Cotgrave is able to accommodate additional primary school provision. Land
has been allocated on site to support this scenario.

A housing-led approach is more sustainable – Limiting growth based on the
services which exist already is not a sufficient way to plan for long term social
infrastructure requirements. A more comprehensive understanding of demand is
required from the LEA to plan services effectively. In some circumstances
housing can be used in a proactive way to ‘unlock’ demand and provide a
justification for new education provision.

6. Summary and Recommendations
6.1

This education impact assessment has explored the current and future capacity of local
primary schools in Cotgrave and considered whether additional demand from the
Proposed Development of up to 220 dwellings, with 90 dwellings forming the first phase,
on Land to the South West of Cotgrave can be accommodated. The purpose of the
report is to help substantiate whether education is a limiting factor on development
potential.

6.2

The findings of the assessment can be summarised as follows:

6.3

27

•

Current Position (2017) - There are two primary schools within Cotgrave which
are currently operating at a deficit of 64 places, based on the net capacity. If their
full PAN capacity is realised there is a surplus of 20 places. Cotgrave CofE
Primary School is a half FE school which is smaller than average. Schools of
below 1FE are not considered financially viable by the Association of School and
27
College Leaders ;

•

Future Position (2020+) - The number of pupils attending primary school in
Cotgrave is likely to decline by 7% between 2015 and 2020, leading to a surplus
of 69 places based on PAN;

•

Demand from the Proposed Development for 46 places can therefore be
accommodated within the existing supply of primary places in Cotgrave. There
will be no negative impacts of the development on primary provision locally and
no additional provision should be required as a result; and

•

Responding to Local Plan consultation – The local authority has stated that
there is limited capacity to accommodate housing beyond 350 additional
dwellings, due to primary school capacity issues. The report challenges this
approach and argues that this is not a future proof way to plan for social
infrastructure requirements.

Primary education is not a limiting factor on the development potential of Land to the
South West of Cotgrave for the following reasons, listed in order of priority:
•

Declining pupil numbers are expected to lead to surplus capacity at Cotgrave
Candleby Lane School in the future based on its PAN. There will be sufficient
surplus capacity to absorb the additional demand from the Proposed
Development;

•

Additional pupils will also support the sustainability of Cotgrave CofE Primary
School which is currently operating below the size considered financially viable.
This will support the long term operation of the school for the local community;
and

See BBC article published Nov 2016. Available at: http://www.bbc.co.uk/news/education-37860682
[Accessed 13/09/2017]

•

6.4

Education was not considered a limiting factor for the Hollygate Park
Development. S106 contributions were requested which was sufficient mitigation.

With the high level of growth proposed at Cotgrave, it is important to address the
potential long term education capacity. Contrary to the LEA’s conclusions, the local
schools are near to capacity

Appendix 1: Pupil Heat Map Methodology
Information provided from the website SchoolGuide.co.uk:
“What are pupil heat maps?
Pupil heat maps are based on official pupil data taken from the last government school
census. They are a visualisation of the last available data showing where all pupils
attending the school lived at that time. They offer a guide to the areas from which the
largest groups of children attend and, for some schools, can be a useful indicator of
scatchment area. Please see the source of the government data for England, Wales,
and Scotland below.
What is the source of your pupil heat map data?
It varies for each country but we use always use a multi pupil icon to show this data is
based on all attending pupils i.e. several years of pupil data.
England
We have used pupil-level data from the Spring School Census which is collected and
subsequently made available through the NPD request application process by the
Department for Education. The next Spring School Census (academic year 2016/17)
will be made available through the NPD request application process in July 2017. For
further details, please see Important information about the School Census below.
General admission data is based on a set of geographical areas called Output Areas
(OAs). An Output Area (OA) is the lowest geographical level at which census
information is provided and is therefore the most detailed and accurate data available.
The minimum OA size is 40 resident households and 100 resident people but the
average size is around 125 households. This takes in to account areas of less dense
population and ensures individual postcodes cannot be identified. Our maps combine
pupil data from each state-funded school with groups of local postcodes or OAs. See
the Office for National Statistics for more information on Output Areas”

Appendix 2: Correspondence with
Nottinghamshire County
Council
Good Afternoon Amber,
Thank you for your e-mail. I have discussed this with my colleagues in education and at this
stage we do not believe that we have any additional information to add to that which was
th
included within the response which Dee sent to you on the 10 August (attached for ease of
reference)
If you have any further queries please let me know.
Kind Regards
Andrew

Andrew Norton
Developer Contributions Practitioner
Tel:
E-mail:

Planning Policy
From: Amber Morley [mailto: Sent: 04 September 2017 09:44
To: Andrew Norton <> Subject: RE: Housing Education Impact
Assessment - Cotgrave

Hi Andrew,
Hope you’re well. I wondered whether Dee Hill has had a chance to respond to my data query
below?
Many thanks,
Amber

From: Amber Morley
Sent: 22 August 2017 15:16
To:
Subject: RE: Housing Education Impact Assessment - Cotgrave
Hi Andrew,
I appreciate you may not have had a chance to consider the below yet. In order to streamline
the request slightly, I am primarily interested in the school forecast data. Specifically I’m trying to
establish the future position of the two schools below. It would be good to know how the number
of pupils will change over the next 5 years.
Is this a data request that Dee Hill would be able to help with?
Many thanks,
Amber

From: Amber Morley
Sent: 21 August 2017 13:12
To: '
Subject: RE: Housing Education Impact Assessment - Cotgrave
Morning Andrew,
Thank you for giving me a call on Friday. In response to your query, there is no pre-app on this
site yet. The developer is just exploring options and we are advising about the potential impact
of a residential development on local schools. The information outlined below will be really
useful in helping us to gain a more in depth understanding of local primary school provision.
For convenience, these are the two schools highlighted below which I am looking at in
particular:
x
x

Cotgrave Candleby Lane School
Cotgrave CofE Primary School

For both schools it would be useful to clarify the following:
x
x
x
x
x

Current capacity (only if more to date than Jan 2017 Census)
Current number of pupils on roll (only if more to date than Jan 2017 Census)
Future number of pupils on roll
% or number of pupils who attend the school and live outside the catchment
% of number of children who live in the catchment and attend the school

I also understand that there two new schools planned to be built near to Cotgrave on sites at
Gamston. Are you able to provide any further details on this such as planned capacity, date of
opening?

Any help in gaining this information would be greatly appreciated.
Many thanks,
Amber

From: Amber Morley
Sent: 14 August 2017 12:26
To: 'Planning Policy'
Subject: RE: Housing Education Impact Assessment - Cotgrave
Morning John,
Thank you for your help - much appreciated
Kind regards,
Amber

From: John Wilson [mailto:] On Behalf Of Planning Policy Sent: 14 August 2017
12:25
To: Amber Morley
Subject: RE: Housing Education Impact Assessment - Cotgrave

Hello Amber
Just to let you know I have forwarded your email to Andrew Norton
our Developer Contributions Officer. Either he or one of his colleagues will contact you
and attempt to answer your questions.
Kind Regards
John Wilson
Planning Policy
Nottinghamshire County Council

From: Amber Morley [mailto:a] Sent: 14 August 2017 12:18
To: Planning Policy <p
Cc: Dee Hill <d>
Subject: RE: Housing Education Impact Assessment - Cotgrave

Good morning,
I am currently working on behalf of a developer who is seeking advice about a residential
development in Rushcliffe Borough. Turley Economics have been commissioned to provide
advice about the education impact of their scheme. A planning application has not yet been
submitted, so we are giving them some initial advice as to what the impact may be.
Dee Hill from the School Planning team at Nottinghamshire County Council advised that the
planning team may be able to provide the latest figures on capacity, current and projected
number of pupils on roll for schools in the county. I am specifically interested in the following two
primary schools:
x
x

Cotgrave Candleby Lane School
Cotgrave CofE Primary School

For both schools it would be useful to clarify the following:
x
x
x
x
x

Current capacity
Current number of pupils on roll
Future number of pupils on roll
% or number of pupils who attend the school and live outside the catchment
% of number of children who live in the catchment and attend the school

I am using data from the 2017 School Census and the SCAP Survey (2015-2016), but any
further or more up to date data which would supplement this would be greatly appreciated.
Please give me ring if you wish to discuss anything further on the phone.
Kind regards,
Amber
From: Dee Hill [mailto:
Sent: 10 August 2017 09:02
To: Amber Morley
Cc: Mike Sharpe; Karen Flounders; Lynn Gilhooley; Matt Rooney; Bev Cameron; Andrew Norton
Subject: Housing Education Impact Assessment - Cotgrave

Good morning Amber –
Mike Sharpe has forwarded your request for information on schools in Cotgrave, and the
Nottinghamshire policy on school organisation and analysing impact of new housing.
x
x
x

Nottinghamshire County Council can share individual school forecasts
School Organisation Plan (or equivalent document) is available
NCC have a method for calculating pupil yield from development

Dealing with these in reverse order –

The NCC methodology for analysing impact of housing development is similar to many Local
Authorities. The LA identifies the specific school catchment for primary and secondary
education alongside the overall Planning Area in which the development is located. The net
capacity and the current number on roll is linked to the five year pupil projections to analyse
whether there is a need to mitigate the impact of the new housing. It is assumed that for every
100 dwellings, there is a pupil yield of 21 primary aged pupils and 16 secondary aged
pupils. There are a number of potential outcomes from this analysis such as –
i)
ii)
iii)

There is currently and will be in the next five years sufficient places at the schools
to accommodate the pupil numbers generated by the development;
There is sufficient places now, but there will not be in the next five years; or
There is insufficient places to accommodate demand for provision now and in the
coming projection period.

Assuming there is insufficient provision currently and/or in the next five years, any existing
surplus is deducted from the total demand and then a pupil cost multiplier to applied. These
multipliers come from the DfE and represent their analysis of cost per primary and per
secondary pupil of making the places available. These are modified to reflect county variation
factors.
For example, in Nottinghamshire, a development of 100 dwellings would generate 21 primary
and 16 secondary pupils. Assuming no available current or future provision, these numbers
would be multiplied by £11,455, and £17,260 . The education contribution the LA would seek
from the developer would be £240,555 for primary and £276,160 for secondary, totalling
£516,715. These figures are index-linked.
The detailed policy and context for this is set out in the LA’s Planning Obligations Strategy.
http://www.nottinghamshire.gov.uk/media/2394/final-revised-planning-obligations-strategy-april2014-d.pdf
It should be noted that this document is being reviewed currently, and a new Planning
Obligations Strategy will be available in due course. Also, it should be noted that the cost per
place multipliers were provided by the DfE last in 2010/11, and new figures will apply soon to
rflect the incraesed costs for LAs in building education infrastructure. Revised costs were
identified through the DfE’s annual SCAP Data Analysis, and increased cost multipliers will be
identified in the new Planning Obligations Strategy.
The School Organisation Plan was a statutory requirement some years ago, but no longer has
that status. Some LAs continued to maintain this document whilst others have moved to
alternative policy statements. There is no School Organisation Plan for Nottinghamshire, but
officers are working on a School Place Planning and Capital Position Statement which will be
available on the County’s website in due course.
Nottinghamshire does share school data including capacity,current and projected pupil
numbers, in order to demonstrate the basis of any request being made for a developer
contribution towards education infrastucture. Requests for this data are managed through the
County Planning Officers. The contact details for the Planning Officers are –

Telephone -

01159773793

E-mail I hope this is helpful in responding to your questions.
Dee Hill
Place Planning and Admissions Officer

Turley Office
The Charlotte Building
17 Gresse Street
London
W1T 1QL

T 020 7851 4010

Briefing Note
Land to the South West of Cotgrave - Health
Facilities Assessment
September 2017 (October update)
Introduction
1.

This report has been commissioned by IM Land to understand the capacity of GP surgeries near
to Land to the South West of Cotgrave. This will help to ascertain whether additional provision is
required to support the proposed development of up to 220 dwellings, with 90 dwellings forming
the first phase. The site is located in the village of Cotgrave which is within Rushcliffe Borough
Council (RBC).

2.

NHS Rushcliffe Clinical Commissioning Group (CCG) has a responsibility for the planning and
commissioning of health care services. This includes commissioning hospital, family doctor,
community and mental health services for the 123,576 patients registered at Rushcliffe GP
1
practices. The CCG broadly covers the same population as Rushcliffe Borough Council .

Review of Local Health Strategy
3.

The Local Plan Part 1: Core Strategy Policy 12 (Local Services and Healthy Lifestyles) supports
the provision of new, extended or improved community facilities where they meet local need.

4.

Paragraph 3.12.3 states that:
‘The importance of a healthy life for all and a reduction in health inequalities is recognised and it is
the intention to work with partners to ensure that no-one is disadvantaged in accessing health care
facilities’.

5.

Local Plan Part 2: Land and Planning Policy, with regards to housing growth in Cotgrave, states
that ‘all development would [also] need to fund improvements to local facilities where necessary to
support the new homes’.

6.

Rushcliffe Borough Council has undertaken a rapid health impact assessment of the emerging
Local Plan Part 2: Land and Planning policies. In relation to healthcare provision it found that:

1

2

2

•

Where facilities are at capacity or would be exceeded due to the allocations proposed in the
plan, development will be expected to contribute to improvements in these facilities;

•

Improvements to existing health care services are proposed within Radcliffe on Trent where
a replacement medical centre is proposed;

About Us, Rushcliffe Clinical Commissioning Group, Available at: http://www.rushcliffeccg.nhs.uk/about-us/

Rushcliffe Borough Council (October 2017) Local Plan Part 2: Land and Planning Policies: Checklist for
Planning and Health

7.

•

Requirements for contributions to the improvements to medical facilities will be set out within
the Local Plan Part 2;

•

The capacity of health care services (as for other local facilities such as schools), as
advised by the Clinical Commissioning Group, has informed the total number of new homes
that can be accommodated within each settlement.

Documentation published by Nottinghamshire County Council, Rushcliffe Borough Council and
Rushcliffe CCG on the capacity of local GP practices has been reviewed. The main findings
related to Cotgrave are as follows:
•

The ‘Greater Nottingham Infrastructure Delivery Plan’ was published by February 2014 and
identifies that additional GP infrastructure is required in Cotgrave. It is detailed that
3
contributions to a new health care may be collected through S106 (it should be noted that
Rushcliffe Borough Council is now progressing with consultation on introducing Community
Infrastructure Levy which is likely to change this funding position);

•

A business case was submitted in October 2016 for the expansion of Cotgrave Surgery as
part of the Cotgrave’s Town Centre Regeneration project. The main reason given is that the
current size of the practice “has not been able to keep pace with housing growth” and there
is a risk that additional residents cannot be accommodated;

•

The CCG’s ‘Operational Plan 2017/18 to 2018/19’ confirms that the business case to
expand the GP practice in Cotgrave has been approved; and

•

The new GP Practice will be within a new multiservice centre alongside a police station and
4
library. Planning permission was granted in January .

Going forward, any development proposals and associated impact on health facilities would be
discussed with Rushcliffe Borough Council. In any event, development impacts are covered by
Community Infrastructure Levy (CIL) contributions according to the Preliminary Draft Charging
Schedule for CIL and associated Regulation 123 list.

Capacity Assessment of GP Practices
8.

3

There are a total of 12 GP practices located in Rushcliffe CCG (as shown in Figure 1). The closest
GP practice is Cotgrave Surgery which is under a mile walking distance from the Proposed
Development. This practice is part of the Belvoir Health Group (shown in Figure 1) along with two
other surgeries: Cropwell Bishop Surgery and Bingham Surgery.

P. 70-71, Broxtowe Borough, Erewash Borough, Gedling Borough, Nottingham city and Rushcliffe Borough Councils
(Feb 2014) Infrastructure Delivery Plan
4
More information available at: http://www.richardbutler.co.uk/hollygate-park-development-and-cotgravemasterplan.html

2

Figure 1:

GP Practices in NHS Rushcliffe CCG

Source: NHS Rushcliffe CCG, Annual Report 2016-2017
9.

5

All GP practices in Rushcliffe have been considered in the following capacity assessment. This is
5
to provide wider context and to reflect the NHS ‘patient choice’ policy which is now effective . The
capacity assessment is mainly focussed on “local GP practices” (including those in Cotgrave and
neighbouring settlements) as those most relevant to the proposed development due to proximity,
but also presents the data for “wider GP practices” (all other settlements in Rushcliffe CCG). This
is outlined in the table below.

Since January 2015, all GP practices in England have been free to register new patients who live outside their
practice boundary area. This means that individuals can register with a GP practice is a location closer to work or
close to their child’s school.

3

Table 1.1:

GP Practices within Rushcliffe
Settlement

Distance

GPs

from site

(FTE)

Patients

Patients per
GP

(miles)
Local GP Practices (Cotgrave and neighbouring settlements)
Belvoir Health Group

n/a

n/a

17

Cotgrave Surgery

Cotgrave

0.8

6

Cropwell Bishop Surgery

Cropwell

3.5

4

Bingham Surgery

Bingham

6.1

7

3.8

Radcliffe on Trent Health Centre

Radcliffe-onTrent

24,260

1,427

5.6

8,200

1,464

Gamston Medical Centre

Gamston

3.9

3.9

5,484

1,406

Keyworth Medical Practice

Keyworth

4.5

unknown

11,014

unknown

Total: Local GP Surgeries

-

-

11.8

37,944

1,432

Ruddington

5.3

3.5

6,818

1,948

St Georges Medical Practice

West Bridgford

5.3

6.1

10,747

1,762

Castle Healthcare Practice

West Bridgford

6.1

12.8

16,979

1,326

West Bridgford Medical Centre

West Bridgford

6.1

unknown

4,430

unknown

East Bridgford Medical Centre

East Bridgford

6.1

6.4

6,851

1,070

Musters Medical Practice

West Bridgford

7.4

9.2

9,554

1,038

Kegworth

9.3

4.8

8,264

1,722

East Leake Medical Group

East Leake

14.4

13.1

13,497

1,030

Total: Other GP Surgeries

-

-

17.9

21,761

1,216

Total: GP Surgeries in Rushcliffe

-

-

44.4

70,719

1,593

Wider GP Practices (all other settlements)
Ruddington Medical Centre

Orchard Surgery

Source: NHS Digital [accessed 04/09/2017]
1.2

6

6

There are a total of 11 GPs working at the Belvoir Group (includes Cotgrave Surgery) and 24,260
patients registered. This equates to 1,427 patients per GP. Data is not available for the three GP
practices individually. National guidance indicates that a benchmark of approximately 1,800
7
patients per GP is appropriate . While the data suggests that the Belvoir Health Group is operating
below capacity, the business case made for expanding Cotgrave Surgery states that the surgery is
full.

Information was not available from NHS Digital Workforce data, so information from the surgery website was used
instead. It is not clear whether all GPs are full-time equivalents.
7
Health and Social Care Information Centre (2012) NHS Staff 2002 – 2012, General Practice

4

1.3

Other local GP surgeries close to Cotgrave include Radcliffe-on-Trent Health Centre and Gamston
Medical Centre which have 1,464 and 1,406 patients to a GP, respectively. Based on the national
benchmark, both local GP Practices are able to accommodate additional patients. Data is not
available for Keyworth Medical Practice.

Demand from Proposed Development
1.4

The Proposed Development of up to 220 dwellings, with 90 dwellings forming the first phase, could
8
be home to approximately 540 residents upon completion . Given that 1 GP can support 1,800
patients, this demand is equivalent to 0.3 GPs and it is unlikely that the Proposed Development
would put significant pressure on existing infrastructure.

1.5

It is recommended that the expansion plans for Cotgrave Surgery should take into account this
level of demand so that the residents from the Proposed Development can be accommodated
within this expanded provision.

Summary
•

Local health strategy and infrastructure studies outline expansion plans for Cotgrave
Surgery. The business case for expansion has been approved by Rushcliffe CCG to support
a growing population. The timescales for expansion are unknown and the scale of future
capacity is unclear;

•

While an assessment of Belvoir Health Group (Cotgrave Surgery is one of three GP
practices in the Group) shows that there is capacity (1 GP per 1,427 patients) compared to
the national standards (1 GP per 1,800 patients), Cotgrave Surgery is identified for
expansion to meet the needs of a growing population. Further consultation with the CCG
and Rushcliffe Borough Council is required to clarify timescales and funding arrangements;

•

The Proposed Development of 220 dwellings is estimated to generate demand for up to 540
new residents. This equates to less than 1 GP (0.3 GPs); therefore is unlikely to generate
additional pressure in the context of the Cotgrave Surgery expansion plans; and

•

It is likely that the Proposed Development will contribute towards this expansion through the
Community Infrastructure Levy, depending on the alignment of timeframes of the two.
Otherwise, we anticipate that S106 contributions would be required.

Contact
Amy Gilham
amy.gilham@turley.co.uk
Amber Morley
amber.morley@turley.co.uk
September 2017
IMPQ3019
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Based on average household size recorded by the 2011 Census

