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Rushcliffe Borough Council 
Rectory Road 
West Bridgford 
Nottingham 
NG12 6BU 
 
7th January 2019 
 
For the attention of Gregory Sharman 
 
Dear Sir 
 
Re: Planning Application Ref: 18/02700/OUT – Mr. Jordan Langdon-Bates – Residential Development of 85 
dwellings with associated access (Outline planning application with all matters are reserved except for access) – 
Land East of Nos 1 to 9 Springfield Close, Cropwell Bishop, Nottinghamshire 
 
CROPWELL BISHOP PARISH COUNCIL OBJECT TO THIS OUTLINE PLANNING APPLICATION 
 
Following the Extraordinary Parish Council Meeting on the 5th January 2019 where the above application was 

discussed, Cropwell Bishop Parish Council - note the following Objections and Considerations to the outline plans: 

Safety: 

 Recent experience during the construction of the new Co-op on Nottingham Road has highlighted very 

serious and real safety/accident concerns relating to traffic management associated with construction 

projects.  There have been times when the entire village has been gridlocked around the Nottingham 

Road/Church Street junction.  It is likely that the proposed development which is far larger than the Co-op 

development will lead to significant danger for pedestrians, especially school children, cyclists, horse riders 

and disabled persons in a way which cannot be easily overcome.   

 Dust/noise pollution adjacent to the village school and an older person’s residential scheme is likely to have 

a serious and detrimental consequence to the wellbeing of the children, staff, vulnerable adults and 

residents. 

 Temporary restrictions to enable street works and service connections will seriously affect the safe route to 

school for the very large number of children who walk in the mornings and late afternoons. 

 During rush hour periods a significant volume of traffic uses the village as a “rat run” to avoid Saxondale 

roundabout, particularly from Bingham and the A52 corridor.  This traffic is very likely to divert via Hoe View 

Road which is already restricted to a single car width due to residents parking.  It should also be taken into 

account that many children within the village are picked up by the School buses from Hoe View Road and 

due to the parked vehicles a significant increase in traffic volume will undoubtedly have the potential to lead 

to a serious accident. 

 

http://www.cropwellbishop-pc.gov.uk/


Design: 

 The area comprising Nottingham Road and Church Street represents a very clear vernacular style of 

architecture which typifies villages located within the Vale of Belvoir.  The design and access statement 

(page 10) clearly shows a total disregard for this fact and consequently the proposed development will 

cause significant harm to the character of the village in such a sensitive location. 

 Proposed access to the site from Farnsworth’s Corner on Church Street is significantly problematic and 

dangerous due to poor sight lines and the constrained nature due to surrounding dwellings.  Access to 

the site is on a blind bend and the proposed mini roundabout shown is inadequate and the drawings are 

misleading in terms of what would be required.  Buses and Lorries accessing and leaving the village use 

this junction and already take up both sides of the carriageway.  This roundabout should be moved 

further onto the site to allow for wider carriageway. 

 At the public consultation meeting held by Terra Strategic they indicated that Rushcliffe Borough Council 
had requested 85 houses but upon reading the planning application this is not so.  70 houses were 
requested as part of the Local Plan Part 2 application not 85.  The site is overcrowded with 85 houses on 
it and the Parish Council request this site be reduces to the 70 houses requested as part of the Local Plan 
Part 2.  The Parish Council ask the planners to look at the needs of the village as well as the needs of the 
borough.  Cropwell Bishop cannot support sudden, large development due to our infrastructure.  

 The Parish Council would seek to re-iterate the concerns raised by the Village School with reference to 

the proposed layout of the parking area adjacent to the school. (A copy of the school response is 

attached).  The Parish Council would be unable to support the proposed layout in its current form due to 

the very serious safety concerns for children accessing the school.  The proposed new access being the 

primary and only access being the only access to the school. 

 We understand that the head teacher spent a significant amount of time with the consultants setting out 
a sensible and workable safe design for the proposed school access and it is of significant 
disappointment that the submitted plans take absolutely no precedent from this meeting.   
Consequently, the Parish Council require that the site be laid out in such a way that a one way system be 
incorporated to reduce the likelihood of a serious accident. 

 The LEAP area is shown in a secluded location of the development which will contribute to future 
occurrences of antisocial behaviour.  This is a particular concern of the Parish Council and the School 
because of anti-social behaviour adjacent to the school field presents a serious safeguarding issue.  It is a 
suggestion that the LEAP be re-located within the central area where natural surveillance will help to 
reduce instances of antisocial behaviour and increase public safety. 

 At the meeting residents requested that renewables be included within the design brief of each 
individual dwelling to reduce the carbon footprint.  We would encourage all the dwellings meet the Code 
for Sustainable Homes level 5 and the Requirements of Lifetime Homes Standards. 

 Significant development can adversely affect local surface water run-off and when coupled with an 
identified existing flood risk this could pose a very serious risk to both the residents of the proposed new 
estate, but perhaps more significantly the residents on Church Street, Cropwell Butler Road and Shelton 
Gardens.  These roads have on many occasions been subject to flooding in excess of 300mm.  The design 
must incorporate SUDS to avoid exacerbating an existing serious problem. (Pictures attached of recent 
flooding on Church Street.) 

 Cropwell Bishop enjoys the benefit of significant dark skies and communal/amenity lighting must not 
contribute to levels of light pollution which given that the site is located on a hillside overlooking the 
village will require significant careful design, 

 Significant concerns have been expressed that the indicative site layout over represents the amount of 
green space that will actually be delivered on site.  This has been exemplified by the increase from an 
indicated 70 dwellings originally proposed for the site to the current proposal of 85.  At the public 
consultation meeting held by Terra Strategic they indicated that Rushcliffe Borough Council had 
requested 85 houses but upon reading the planning application this is not so.  70 houses were requested 
as part of the Local Plan Part 2 application not 85.  The site is overcrowded with 85 houses on it and the 
Parish Council request this site be reduces to the 70 houses requested as part of the Local Plan Part 2.  
We would like the planners to look at the needs of the village as well as the needs of the borough.  
Cropwell Bishop cannot support sudden, large development due to our infrastructure.  We already have 
met our target for affordable homes  
 



Transport: 

The scope and content of the Travel Plan Statement , prepared by Waterman Infrastructure & Environment Ltd 

on behalf of Terra Strategic, 1.1 States "The scope and content of this travel plan would be binding through 

incorporation within a section 106 agreement on grant of formal planning permission for the proposed 

development". 

 The Travel Plan states that the 822 travels to Nottingham – This is incorrect other than the peak time 

service the daytime services terminate at West Bridgford, requiring a second bus into Nottingham and 

the return journey likewise (two tickets being required making a trip into Nottingham an expensive 

journey).  Residents are forced to commute by car and future development will increase the burden of 

the existing road network which is already overstretched at peak times. 

 2.1  - The aim of the plan is to reduce the impact of travel on the environment by reducing car usage – 

unless an improved bus services is implemented this will not be possible. 

 3.4.2 – Cycling - The travel plan suggests there are viable options for trips to Cotgrave Bingham and 

Radcliffe on Trent, as "a number of local roads are considered suitable for cycling due to low vehicular 

traffic and wide street lit carriageways" - This is definitely not the case in Cropwell Bishop we are subject 

to narrow carriageways, parked vehicles along routes in Cropwell Bishop and poor lighting.  There are no 

lit carriageways either side of Cropwell Bishop to exit or enter the village and this is also true for many 

parts of the carriageways along the proposed routes 3.4.2 of the Travel Plan suggests.  Using cycles as a 

route for commuting would be hazardous due to the very real traffic issues within Cropwell Bishop and 

beyond. 

 3.4.3 - Public transport – lists Bus Service 41 - This was a once a week Downtown service long since 

discontinued. 

 6.6 - A safe, secure and sheltered cycle parking facility within the proposed development – This cannot 

be seen on the Outline plans submitted by Terra Strategic? 

General Concerns: 

 Public Footpaths – residents expressed concerns at the meeting regarding consultation over any 

necessary proposed changes/re-routing of public rights of way which currently traverse the site, 

including temporary closures and restrictions. This field in particular has been used since time 

immemorial by residents rambling, dog walking etc., as a convenient central access point to the 

countryside.  Existing dog waste bins and general waste bins would need to be supplemented by 

agreement with the Parish Council. 

 In the adopted Local Plan Part 1, Policy 6 states that the boundaries of Centres of Neighbourhood 

Importance are to be set out in the Local Plan Part 2 (Land and Planning Policies).  These are to ensure 

that appropriate development takes place in those areas.  In the Local Plan Part 2 released for 

comments, these are identified in Policy 26 “Development within Centres of Neighbourhood 

Importance”.  However, only those in West Bridgford and Keyworth have been identified.  The proposed 

document fails to identify the Centre of Neighbourhood Importance in Cropwell Bishop which is needed 

to protect the character of the village.  Cropwell Bishop was identified as having capacity to sustain a 

further 70 dwellings, now increased to 85 without consultation.  It becomes even more critical that a 

Centre of Neighbourhood Importance be identified within the village to ensure that relevant policies are 

applied equally and fairly to the village.  The village already acts as a centre of amenity for surrounding 

villages, Cropwell Butler, Tythby, Colston Bassett, Owthorpe, Kinoulton and Hickling, those villages not 

possessing the necessary local services and infrastructure to support their residents.  This underlines the 

Centre of Neighbourhood Importance status for Cropwell Bishop. 

 Local Plan Part 1 Policy 18 Infrastructure, requires that new development must be supported by the 

required infrastructure at the appropriate stage, critical infrastructure requirements were set out in 

Appendix C of that document.  Subsequently the Local Plan Part 2 has been amended to include 

Cropwell Bishop and consequently the requirement to provide infrastructure within the village must be 

reviewed to reflect this change. 

 



S.106/CIL Requirements: 

General Statement: 

The Parish Council in consultation with other Stakeholders have identified the following list of requirements: 

 School  (See attached Letter) 

New entrance, safe access route, new key stage 1/foundation stage playground including resurfacing as 

required across the school site.  Provision of new access/egress to reflect the remodelled site layout.  

Security fencing to the car park area and school field 

 GP Practice (Responded through the NHS) 

Extension to Dispensary/Staff 

 Infrastructure 

Improve pedestrian access to the village centre suitable for wheelchair users/prams etc. 

 Transport 

Improved direct daily connection via West Bridgford to Nottingham including evening and weekends. 

 Play Areas 

High fencing along the top wall of the Memorial Hall field to allow football to be played on the field. 

Though we fully support Rushcliffe Borough Council’s Local Plan Part 2, these outline plans in their current form 

would not be supported because of the above statements. 

Yours Sincerely 

 

 

Alan Wilson – Chairman 

Cropwell Bishop Parish Council 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Dear Sir/Madam 

 

Please find below comments on; 

TOWN AND COUNTRY PLANNING (DEVELOPMENT MANAGEMENT PROCEDURE) (ENGLAND) 

ORDER 2015 – NOTICE UNDER ARTICLE 15 

REF 18/02700/OUT 

RESIDENTIAL DEVELOPMENT OF 85 DWELLINGS WITH ASSOCIATED ACCESS 

We are currently a one form entry Primary School with a net capacity of 209. 

The PAN is 30 per year group – with infant class sizes affecting 3 year groups (we cannot go over 30 in R. 

Year 1 or Year 2) 

 

Currently our NOR is 195, leaving 14 places. However 9 of these spaces are currently in year 3, and 4  

spaces are in year 2, leaving only 1 place for any other year groups.  

We have 7 classrooms available, one for each year group. There are no available spaces for additional 

teaching. 

 

To date, we have 48 applications for 30 places in the reception class for September. This application 

window closes on 15th January so we are expecting more by this date. 

We currently take 20 percent of our pupils from out of catchment area. However in the younger classes this 

figure is nearer 10 percent. 

 

If the planning application goes ahead, there is the possibility of approx. 18 pupils requiring a place at 

school. This would be feasible going forward and would simply lower the number of ‘out of catchment’ 

pupils able to take up places. However there is no guarantee that children requiring a place at school other 

than at first admissions would be able to be accommodated until the current school population have left. 

We are not able to rise to a PAN of above 30 as we do not have the accommodation or facilities to facilitate 

this. A PAN of 45 would be acceptable in terms of class structure but this would be an impossibility as 4 

more classrooms would be needed. 

 

 

We are concerned about the building plans as they currently stand as follows; 

 

1. The planning outline indicates a new site entrance accessed from the new development. This 
means that a pupils and parents would be walking through the car park to access the school 
building and playground. 
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Nottingham 
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2. To ensure the safety of pupils there would need to be a pedestrian walkway fenced off from 
vehicles.  

3. In addition we would need to re-site the main entrance to the school and offices to ensure 
safeguarding for pupils. 

4. The addition of a new site entrance and pedestrian access will reduce the number of car parking 
spaces to 8. We have at least 18 members of staff on site at all times, plus approx. 5 from Lime 
Trees and 3 kitchen staff. This means that there would be 18 car parking spaces too few and would 
mean staff parking on the roads outside school and affecting some car insurance policies.  

5. The approach to school and proposed ‘drop off’ and ‘pick up’ area is dangerous. There is no egress 
from the proposed ‘car park’ area, meaning a high volume of cars attempting to turn around and exit 
at the same time as other are arriving. This would cause a bottleneck, make it very stressful for 
residents and dangerous for pupils/parents walking to school. 

 

Previous plans that were emailed to school in October gave the safety of pupils a much higher priority. 

Governors and staff believe that changes to these plans need to be made to ensure the safety of pupils. 

 

Should the planning application go ahead with changes to make it safe, we would require the following to 

be developed/built/changed at school to ensure a safe and effective learning environment. 

 

1. Extension of the current KS1/FS playground including remodelling/ resurfacing across the present 
entry to school site. 

2. New exterior door to be added to a classroom for safe access in/out for the pupils to their 
playground area. 

3. Remodelling of current ICT room to comprise new main entrance, reception, and offices 
4. Security fencing to separate pedestrian access from car park area. 
5. Creation of additional car parking spaces for staff. The changes to access mean that the already 

overfull carpark is reducing significantly in size. Plans would need to take into account the need for 
extra car park spaces for staff to prevent up to 20 staff vehicle being parked on roads on the new 
development making it an unsafe environment. This would need to include disabled car parking 
spaces. 

6. Pedestrian entrance created at the present entrance to school site to be open at the beginning and 
end of the school day only. 

 

 

Please note that the above considerations apply to the proposed site only. If an additional site is considered 

either instead in addition to the current proposed site we would have further comments/concerns. 

 

 

Yours sincerely  

 

 

 

Louisa Hussey  

Head Teacher 

 

 

 

 

Chris Keast  

Chair of Governors 

 

 

 

 

 

 

 



Flooding on Church Street 

 

 

 


