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[bookmark: _Hlk219286045]H1Vg Land North of Larch Close, Underwood
Justification for Policy Requirements
The B600 Alfreton Road and the A608 Mansfield Road are the main access routes between the villages and the M1 at Junction 27.  The junction of the B600 and the A608 at Underwood has a very tight left hand turn from the B600 into the A608, travelling towards Junction 27 of the M1.  As a result, traffic rat-runs along Sandhill Road.  This is particularly so for HGV traffic travelling towards Junction 27 of the M1.  This in turn creates a dangerous traffic environment at the junction of Sandhill Road and the A608.  The Sandhill Road junctions are constrained and therefore cannot be improved.  The availability of Site H1Vg Land North of Larch Close provides the opportunity to deliver a Link Road between the B600 and the A608, which would alleviate the B600/A608 junction and the resulting rat-running through Sandhill Road.         
Although there is limited development in the villages to justify the prioritisation of this scheme in a county-wide context, there is a widespread acknowledgement that this is a congested and dangerous junction.  This situation is expected to get worse with new development, both commercial and residential, as traffic and users will require access to and from the M1.  
The SHELAA (Appendix H - SHELAA sites in Rural Areas (AMENDED) (SEV.20dd)) summarises comments from Nottinghamshire County Council Highways in the Site Details for Site SJU043  99 Mansfield Road, Underwood.  Site SJU043 forms part of proposed allocation H1Vg.  The Site Details for SJU043 state:
‘This site potentially could be combined with the land to the rear (site SJU031) to form new high category DMRB link road (circa 20m corridor) between A608 and the B600 to reduce traffic 'rat running’ along Sandhills Rd.’
The ‘Ashfield Local Plan Strategic Transport Modelling Assessment Full Report V2’ by Systra (SEV 39.1) recognises in paragraph 3.3.8 that:
‘During the AM Peak…There is an increase in vehicles using the B600 and Mansfield Rd (A608) from junction 27 of the M1, as well as increases heading into Mansfield from many different directions.’
The Council corresponded with the County Highways officers in April 2022 regarding the feasibility for the creation of a new strategic road link to minimise the adverse impact of HGV usage on Sandhill Road.  
Concerns regarding the number of HGVs coming through the villages and using Sandhill Road as a short cut to Junction 27 of the M1 were raised by Selston Parish Council/Neighbourhood Area Representatives at a meeting with Planning Policy Officers on 11 November 2021.  The Parish Council noted that they understood that routing restrictions affecting HGVs from Park Lane industrial estate and other locations were resulting in HGVs using Sandhill Road to access Junction 27 of the M1 and they suggested that options could improve accessibility in the area and reduce traffic on Sandhill Road.  
In a letter to the Council following that meeting, dated 12 November 2021, Selston Parish Council reiterated their concern that housing development would increase the amount of traffic on the roads, in particular Sandhill Road and that Sandhill Road is congested on a daily basis.  
When negotiating S106 contributions, the Council engages with statutory stakeholders including the County Council as Highways Authority.  The statutory stakeholders identify their requirements and the contributions received are used to match fund other funding sources.  The Council is confident that alternative funding sources will be realised and both the Council and the County Council have a proven track record in securing additional funding.  For example, the Council has successfully secured Towns Funding for various projects.  Going forward, the East Midlands Combined County Authority (EMCCA) will play a key role as a funding source for infrastructure, particularly in relation to transport infrastructure.  
Where sites have significant abnormal costs, it is the Council’s view that the land value and the purchase price will be reduced to reflect these costs and that the overall viability of development will remain robust.  This approach is set out in the Whole Plan Viability Assessment, in paragraphs 3.17 – 3.19 and 4.23 (SEV 38).     
The standard benchmark used in relation to anticipated DfT transport funding is 15% match funding, with DfT typically funding 85% of a scheme cost against a 15% match funding element.  The IDP therefore assumes a funding split of 15% / 85% on transport schemes for which external funding is anticipated and that developer contributions will meet the 15% proportion.  Should infrastructure schemes be funded by a different external funding source then schemes may be funded at a higher %, so the Council considers that this allowance for match funding represents a cautious and reasonable approach.  
The Whole Plan Viability Assessment (SEV 38) has a benchmark land value (BLV) allowance of £1.26 Million per ha in this sub-market area. This is derived from the benchmark values set out in the viability appraisals supporting the report and the density assumptions at para 4.9 on page 27 of the report and illustrated in the tables below, which are extracted from the viability models.  The table below shows the benchmark land values for each house type from the relevant typology test (greenfield medium zone).  In order to convert these into benchmark land values per Ha the relevant land value is multiplied by the relevant density eg 2 Bed Houses: £31,616 x 40 per Ha = £1,264,640 BLV per Ha. 

Medium Zone Greenfield Benchmark Land Values
[image: Table from Whole Plan Viability Assessment (SEV.38), showing benchmark land values for different house types.]


Apartment 100 units per Ha 
2 Bed House 40 units per Ha 
3 Bed House 35 units per Ha 
4 Bed House 25 units per Ha 
5 Bed House 20 units per Ha
The most relevant typology test to this site identifies £70 per sqm viability margin (as set out for Suburban/Rural Large-Scale development in para 6.4 of the Whole Plan Viability Assessment, SEV 38). Assuming an average of 35 dwellings per ha and an average dwelling size of 90 sqm, this equates to a basic viability margin of £220,000 per ha for Suburban/Rural Large Scale development sites.  This margin assumes the site is in a developable state with no significant abnormal costs.
If there are significant abnormal costs to bring a site into a developable state, an alternative approach to establishing Benchmark Land Value (BLV) may be considered using a multiplier of Existing Use Value to establish the appropriate premium.  The alternative approach discussed at the Examination adopted a 10x multiplier against Existing Use Value for Greenfield Land (see Appeal Ref: APP/Q4245/W/19/3243720 Land at Warburton Lane, Trafford). 
If this approach were applied to the Land North of Larch Close, an alternative benchmark land value of £200,000 per ha could be justified (Existing Greenfield Use Value of £20,000 per Ha x10).   Comparing this with the benchmark land value adopted in the study of £1.26 Million per Ha, there would be an additional £1,060,000 per ha to deal with abnormal costs plus the basic viability margin of £220,000 per ha. 
The total site area of Site H1Vg Land North of Larch Close is 3 ha and it is therefore expected that the net developable area of the site, excluding any of the site area that would be needed to deliver the Link Road, could make a significant contribution towards transport infrastructure costs.
The site is well located, particularly in terms of transport connections to the wider region via the M1.  It is therefore expected that this site would be a very attractive site for significantly higher value housing units than the average.  It is the Council’s view that this site could therefore successfully achieve higher sales values than those assumed in the Whole Plan Viability Assessment (SEV 38), resulting in higher actual viability margins per dwelling.
The estimated potential yield for this site is 52 dwellings (Policy H1) allowing for the construction of the Link Road.  The Council considers this to be a very cautious estimate of the yield.  A higher actual yield on this site would further increase the potential contribution from development of this site toward the cost of the Link Road.
Furthermore, other development sites within the area could potentially contribute towards this scheme if proposed development would have an impact on these junctions.  Other funding sources could also potentially contribute towards the cost of the Link Road.
There is also the opportunity to consider reductions to the affordable housing contributions for this site, if it were necessary, to enable development contributions to be focused on the cost of the Link Road.  This could further assist, if needed, in focusing contributions from development on this site toward the cost of the Link Road.
Finally, if the availability of funding was phased, the Link Road could be constructed in two phases.  The first phase of the Link Road could provide access from Mansfield Road, with an access road from that section of the Link Road providing access into the developable area of the site.  A second phase of the Link Road could subsequently extend the Link Road to Alfreton Road.  This could provide flexibility, if needed, in terms of the delivery of the Link Road.
Detailed mitigation measures will be addressed on a case-by-case basis in considering planning applications in accordance with the NPPF and other relevant policies.  The Council considers that the strategic assessment of Whole Plan Viability (SEV 38) represents a cautious approach and demonstrates that the proposed Link Road could be delivered and funded.
The delivery of a Link Road between the B600 and the A608 would alleviate the B600/A608 junction and the resulting rat-running through Sandhill Road and provide better access for residents and commercial traffic to and from Junction 27 of the M1.
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