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Steve Freek 
Highways England (Area 7) 
Stirling House  
Lakeside Court  
Osier Drive  
Sherwood Business Park 
Nottingham 
NG15 0DS 
 
Direct Line: 0300 470 4457 
 
28 February 2020 

Dear Sir/Madam, 
 
Hodsock and Langold Neighbourhood Plan 
 
Highways England welcomes the opportunity to provide comments on the submission 
version of the Hodsock and Langold Neighbourhood Plan, which covers the period of 
2020 to 2037. We note that the document provides a vision for the future of the Parish 
and sets out a number of key objectives and planning polices which will be used to help 
determine planning applications. 
 
Highways England has been appointed by the Secretary of State for Transport as 
strategic highway company under the provisions of the Infrastructure Act 2015 and is the 
highway authority, traffic authority and street authority for the Strategic Road Network 
(SRN). It is our role to maintain the safe and efficient operation of the SRN whilst acting 
as a delivery partner to national economic growth. In relation to the Hodsock and Langold 
Neighbourhood Plan, our principal interest is in safeguarding the A1 which routes along 
the eastern edge of the Plan area. 
 
Highways England understands that a Neighbourhood plan is required to be in conformity 
with relevant national and borough-wide planning policies. Accordingly, the 
Neighbourhood Plan for Hodsock and Langold is required to be conformity with the 
Bassetlaw District Council (BDC) Adopted Core Strategy (2011-2028) which is 
acknowledged within the document. 
 
We provided comments through consultation on the pre-submission version of the 
Neighbourhood Plan in August 2019, noting two planning applications totalling 
approximately 465 dwellings had been granted planning permission at Langold. No 
further housing or employment sites had been identified, however we noted that the Plan 
would support development within the existing built up areas of Langold, along with 
windfall sites to provide housing and employment sufficient to meet local needs. 
 
Considering the limited level of growth proposed across the Neighbourhood Plan area we 
concluded that we would not expect there to be any impacts on the operation of the SRN. 
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From review of the updated submission version of the Neighbourhood Plan, we note that 
no material changes have been made with regards to growth plans and the potential 
implications on the SRN. We therefore have no further comments to provide and trust the 
above is useful in the progression of the Hodsock and Langold Neighbourhood Plan. 
 
Yours sincerely, 
 
S Freek 

 
Steve Freek 
Midlands Operations Directorate 
Email: Steve.Freek@highwaysengland.co.uk 
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Date: 25 February 2020 
Our ref: 306561 
 
 

 
Will Wilson  
Interim Lead Neighbourhood Planner 
 
BY EMAIL ONLY 
 
 

 
Hornbeam House 
Crewe Business Park 
Electra Way 
Crewe 
Cheshire 
CW1 6GJ 

 
T  0300 060 3900 
   

 
 
Dear Will 
 
Regulation 16 Final Version of Hodsock and Langold Neighbourhood Plan Consultation 
 
Thank you for your consultation on the above dated 21/01/2020. 
 
Natural England is a non-departmental public body. Our statutory purpose is to ensure that the natural 
environment is conserved, enhanced, and managed for the benefit of present and future generations, 
thereby contributing to sustainable development.   
 
Natural England is a statutory consultee in neighbourhood planning and must be consulted on draft 
neighbourhood development plans by the Parish/Town Councils or Neighbourhood Forums where they 
consider our interests would be affected by the proposals made. 
 
Natural England does not abject to this draft neighbourhood plan.   
We do however note that allocations Site 1 and Site 2 have the potential to trigger an Impact Risk Zone 
for Dyscarr Wood site of Special Scientific Interest (SSSI) which comprises one of the best examples of 
a calcareous ash-wych elm wood in Nottinghamshire and is representative of semi-natural woodland 
on limestone soils in the English North Midlands. As part of the planning application process the 
applicant would need to demonstration that the development at Site 1 will not impact upon the SSSI 
reasons for notification. 
 
Additionally, we refer you to the attached annex which covers the issues and opportunities that should 
be considered when preparing a Neighbourhood Plan. 
 
Best and Most Versatile Agricultural Land 
We have not checked the agricultural land classification of the proposed allocations, but we advise you 
ensure that any allocations on best and most versatile land are justified in line with para 112 of the 
National Planning Policy Framework. 
 
 
If you have any queries relating to the advice in this letter please contact me on 02082 256387 
 
Yours sincerely 
  
Felicity Bingham 
Area Delivery  
East Midlands Area Team  
felicity.bingham@naturalengland.org.uk  
Tel: 02082 256387 
 



  

Annex 1 - Neighbourhood planning and the natural 
environment: information, issues and opportunities 
Natural environment information sources 

The Magic1 website will provide you with much of the nationally held natural environment data for your plan 
area.  The most relevant layers for you to consider are: Agricultural Land Classification, Ancient Woodland, 
Areas of Outstanding Natural Beauty, Local Nature Reserves, National Parks (England), National Trails, 
Priority Habitat Inventory, public rights of way (on the Ordnance Survey base map) and Sites of Special 
Scientific Interest (including their impact risk zones).  Local environmental record centres may hold a range of 
additional information on the natural environment.  A list of local record centres is available here2.   

Priority habitats are those habitats of particular importance for nature conservation, and the list of them can be 
found here3.  Most of these will be mapped either as Sites of Special Scientific Interest, on the Magic website or 
as Local Wildlife Sites.  Your local planning authority should be able to supply you with the locations of Local 
Wildlife Sites.   

National Character Areas (NCAs) divide England into 159 distinct natural areas. Each character area is defined 
by a unique combination of landscape, biodiversity, geodiversity and cultural and economic activity. NCA 
profiles contain descriptions of the area and statements of environmental opportunity, which may be useful to 
inform proposals in your plan.  NCA information can be found here4. 

There may also be a local landscape character assessment covering your area.  This is a tool to help understand 
the character and local distinctiveness of the landscape and identify the features that give it a sense of place. It 
can help to inform, plan and manage change in the area.  Your local planning authority should be able to help 
you access these if you can’t find them online. 

If your neighbourhood planning area is within or adjacent to a National Park or Area of Outstanding Natural 
Beauty (AONB), the relevant National Park/AONB Management Plan for the area will set out useful information 
about the protected landscape.  You can access the plans on from the relevant National Park Authority or Area 
of Outstanding Natural Beauty website. 

General mapped information on soil types and Agricultural Land Classification is available (under ’landscape’) 
on the Magic5 website and also from the LandIS website6, which contains more information about obtaining soil 
data.   

Natural environment issues to consider 

The National Planning Policy Framework7 sets out national planning policy on protecting and enhancing the 
natural environment. Planning Practice Guidance8 sets out supporting guidance. 

Your local planning authority should be able to provide you with further advice on the potential impacts of your 
plan or order on the natural environment and the need for any environmental assessments. 

 

Landscape  

                                                
1 http://magic.defra.gov.uk/ 
2 http://www nbn-nfbr.org.uk/nfbr.php 
3http://webarchive nationalarchives.gov.uk/20140711133551/http:/www naturalengland.org.uk/ourwork/conservation/biodiv

ersity/protectandmanage/habsandspeciesimportance.aspx  
4 https://www.gov.uk/government/publications/national-character-area-profiles-data-for-local-decision-making 
5 http://magic.defra.gov.uk/ 
6 http://www.landis.org.uk/index.cfm 
7 https://www.gov.uk/government/publications/national-planning-policy-framework--2  
8 http://planningguidance.planningportal.gov.uk/blog/guidance/natural-environment/ 



  

Your plans or orders may present opportunities to protect and enhance locally valued landscapes. You may 
want to consider identifying distinctive local landscape features or characteristics such as ponds, woodland or 
dry stone walls and think about how any new development proposals can respect and enhance local landscape 
character and distinctiveness.   

If you are proposing development within or close to a protected landscape (National Park or Area of 
Outstanding Natural Beauty) or other sensitive location, we recommend that you carry out a landscape 
assessment of the proposal.  Landscape assessments can help you to choose the most appropriate sites for 
development and help to avoid or minimise impacts of development on the landscape through careful siting, 
design and landscaping. 

Wildlife habitats 

Some proposals can have adverse impacts on designated wildlife sites or other priority habitats (listed here9), 
such as Sites of Special Scientific Interest or Ancient woodland10.  If there are likely to be any adverse impacts 
you’ll need to think about how such impacts can be avoided, mitigated or, as a last resort, compensated for. 

Priority and protected species 

You’ll also want to consider whether any proposals might affect priority species (listed here11) or protected 
species.  To help you do this, Natural England has produced advice here12 to help understand the impact of 
particular developments on protected species. 

Best and Most Versatile Agricultural Land  

Soil is a finite resource that fulfils many important functions and services for society.  It is a growing medium for 
food, timber and other crops, a store for carbon and water, a reservoir of biodiversity and a buffer against 
pollution. If you are proposing development, you should seek to use areas of poorer quality agricultural land in 
preference to that of a higher quality in line with National Planning Policy Framework para 112.  For more 
information, see our publication Agricultural Land Classification: protecting the best and most versatile 
agricultural land13. 

Improving your natural environment 

Your plan or order can offer exciting opportunities to enhance your local environment. If you are setting out 
policies on new development or proposing sites for development, you may wish to consider identifying what 
environmental features you want to be retained or enhanced or new features you would like to see created as 
part of any new development.  Examples might include: 

 Providing a new footpath through the new development to link into existing rights of way. 

 Restoring a neglected hedgerow. 

 Creating a new pond as an attractive feature on the site. 

 Planting trees characteristic to the local area to make a positive contribution to the local landscape. 

 Using native plants in landscaping schemes for better nectar and seed sources for bees and birds. 

 Incorporating swift boxes or bat boxes into the design of new buildings. 

 Think about how lighting can be best managed to encourage wildlife. 

 Adding a green roof to new buildings. 
 

You may also want to consider enhancing your local area in other ways, for example by: 

                                                
9http://webarchive nationalarchives.gov.uk/20140711133551/http:/www naturalengland.org.uk/ourwork/conservation/biodiv

ersity/protectandmanage/habsandspeciesimportance.aspx  
10 https://www.gov.uk/guidance/ancient-woodland-and-veteran-trees-protection-surveys-licences  
11http://webarchive.nationalarchives.gov.uk/20140711133551/http:/www.naturalengland.org.uk/ourwork/conservation/biodiv

ersity/protectandmanage/habsandspeciesimportance.aspx  
12 https://www.gov.uk/protected-species-and-sites-how-to-review-planning-proposals  
13 http://publications.naturalengland.org.uk/publication/35012  



  

 Setting out in your plan how you would like to implement elements of a wider Green Infrastructure 
Strategy (if one exists) in your community. 

 Assessing needs for accessible greenspace and setting out proposals to address any deficiencies or 
enhance provision. 

 Identifying green areas of particular importance for special protection through Local Green Space 
designation (see Planning Practice Guidance on this 14). 

 Managing existing (and new) public spaces to be more wildlife friendly (e.g. by sowing wild flower strips 
in less used parts of parks, changing hedge cutting timings and frequency). 

 Planting additional street trees.  

 Identifying any improvements to the existing public right of way network, e.g. cutting back hedges, 
improving the surface, clearing litter or installing kissing gates) or extending the network to create 
missing links. 

 Restoring neglected environmental features (e.g. coppicing a prominent hedge that is in poor condition, 
or clearing away an eyesore). 

 

 

                                                
14 http://planningguidance.planningportal.gov.uk/blog/guidance/open-space-sports-and-recreation-facilities-public-rights-of-

way-and-local-green-space/local-green-space-designation/  
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This matter is being dealt with by: 
Emma Brook 
Reference: Hodsock & Langold Submission NP 
T 0115 977 3097 
E emma.brook@nottscc.gov.uk 
W nottinghamshire.gov.uk 
 

 
Sent via email to 
neighbourhoodplanning@bassetlaw.gov.uk  
 
 
2nd March 2020 
 
Dear Will Wilson 
 
Ref: Hodsock and Langold Submission Neighbourhood Plan. 
 
Thank you for your email dated 21st January 2020 requesting strategic planning observations on the 
submission Hodsock and Langold Neighborhood Plan. I have consulted with my colleagues across 
relevant divisions of the County Council and have the following comments to make.  
 
In terms of the County Council’s responsibilities there are number of elements of national planning 
policy and guidance are of particular relevance in the assessment of neighbourhood plan, these 
include Minerals and Waste, Education, Transport and Public Health. 
 
County Planning Context 
 
Transport and Flood Risk Management 
 
The County Council as Highway Authority and Local Lead Flood Authority is a statutory consultee to 
Local Planning Authorities and therefore makes separate responses on the relevant highway and 
flood risk technical aspects for planning applications.  
 
Should further information on the highway and flood risk elements be required contact should be 
made directly with the Highway Development Control Team and the Flood Risk Management Team 
to discuss this matter further with the relevant officers dealing with the application. 
 
Minerals and Waste 
 
As the Minerals and Waste Planning Authority, it is the responsibility of Nottinghamshire County 
Council to form policies and determine applications relating to minerals and waste. The policies 
within the Hodsock and Langold Neighbourhood Plan do not appear to conflict with the 
Nottinghamshire and Nottingham Waste Core Strategy and Waste Local Plan nor the 
Nottinghamshire Minerals Local Plan. Therefore, the County Council does not wish to raise any 
objections from a minerals and waste perspective to this neighbourhood plan. 
 
Strategic Highways 
 
The County Council does not have any strategic transport planning observations to make. 
 
Built Heritage 
 
Langold Country Park is identified as a community and public greenspace that has considerable 
value to the neighbourhood plan area.  The park is actually a heritage feature, but this has not been 
recognised in the neighbourhood plan.  The lakes were laid out in the late C18th and early C19th 
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and were (in part) to the designs of Humphry Repton, one of the most eminent landscape designers 
of the day. 
 
The heritage significance of the site is reflected in the Bassetlaw District Council non-designated 
heritage asset report reference number UPG30 and it is recorded on the Nottinghamshire Historic 
Environment Record.  The heritage interest of the park should be identified in the neighbourhood 
plan and an appropriate provision and policy made in the plan to recognise, conserve and celebrate 
that significance. 
 
Travel and Transport 
 
Nottinghamshire County Council Transport and Travel Services wish the following observations to 
be considered as part of the consultation in respect of the Hodsock and Langold Neighbourhood 
Plan and supporting documents. 
 
Background 
 
The Transport Act 1985 places a duty on Nottinghamshire County Council to secure a “Socially 
necessary” bus network. Local bus operators provide services that they consider as commercial, 
and the Council provide revenue subsidies to provide additional services to ensure communities 
have access to essential services including education, work, health, shopping and leisure.  
 
The level of revenue funding available to the Council to provide supported services is diminishing. 
Therefore, other funding sources are required to enable the council to maintain a socially necessary 
and sustainable network. 
 
Current Hodsock & Langold Bus Network 
 
Langold is served by Stagecoach East Midlands operated services 21 and 22 which provide daily 
services to Worksop, Harworth and Doncaster. The services are operated commercially.  
 
Neighbourhood Plan 
 
Transport and Travel Services have reviewed the Vision, Community Objectives and Key issues 
facing the community, and welcome the emphasis on sustainable development including Section 8 
covering ‘The Need for Sustainable Development in Hodsock and Langold’.  
 
Figure 5: SWOT Analysis for Hodsock Parish includes a strength ‘It has an excellent bus service’ 
and opportunities include ‘Better public transport links’.  
 
Section 3.17 refers to a general lack of regular public transport other than that to Worksop and that 
the use of community transport operations/services and taxis play an important role in ‘’filling the 
gap’’ in public transport services in the community.  
 
Policy 3 (a) refers to the technical standards for streets which incorporates the needs of public 
transport users. 
 
Policy 4, Section 3 states ‘Where possible, proposals for new care facilities and accommodation for 
the elderly should relate well to public transport services, walking and cycling routes and be easily 
accessible to nearby shops and facilities.’  
 
The above statements are supported by Transport and Travel Services.  
 
Development Sites 
 
It is noted that outline planning permissions in the plan boundary equate to approximately 465 homes 
and Section 9.5 states that Langold will deliver a housing development of 227 dwellings over the 
plan period up to 2037 on allocated sites 1 (Chestnut Road, Langold Ref: 15/01605/OUT) and 2 
(Doncaster Road, Langold Ref: 17/01462/OUT). It is noted that planning permissions include a 
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requirement for bus stop enhancements on the A60 adjacent to each site. There is no funding for 
bus services to access either site. Nottinghamshire County Council have requested a carriageway 
width to accommodate a bus, along a spine/loop road within both sites, although any bus service 
provision within the developments would be for the local bus operator to determine.  
 
Section 19.3. refers to the use of section 106 agreements to assist in delivering the objectives of this 
Plan but does not refer to Public Transport. Transport and Travel Services request that developer 
contributions towards improved public transport services and infrastructure through planning 
Conditions and Section 106 agreements is specified as a criterion to be met for a site to be supported 
by the Neighbourhood Development Plan. Sites/schemes that afford access to existing public 
transport facilities should be given priority for development. A statement within the plan which 
supports this approach will complement other strategic documents and enable the council to 
effectively negotiate for developer contributions in the future. 
 
Public Health  
 
The County Council has undertaken a Rapid Health Impact Assessment of the Hodsock and Langold 
pre-submission Neighbourhood Plan, which is detailed within appendix one. The Local Health profile 
for the area has also been included which is within appendix two. 
 
Conclusion 
 
It should be noted that all comments contained above could be subject to change, as a result of 
ongoing negotiations between the County Council, the Local Planning Authority and the applicants. 
These comments are based on the information supplied and are without prejudice to any comments 
the County Council may make on any future planning applications submitted for this site.  
 
Should you require any further assistance in relation to any of these matters please do not hesitate 
to contact me.  
 
Yours faithfully 
 
Emma Brook 
Planning Officer 
Nottinghamshire County Council 
 
This document is unsigned as it is electronically forwarded. If you require a signed copy, then 
please contact the sender. 
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Appendix One. Rapid Health Impact Assessment 
 
Overview 
 
A Rapid Health Impact Assessment (HIA) has been conducted using the Nottinghamshire Rapid 
Health Impact Assessment Matrix. This tool was developed in collaboration with local planners and 
was based on the tool developed by the London Healthy Urban Development Unit.  
 
Supportive information and references have been highlighted to some elements of the 12 
assessment criteria of the rapid HIA and will need to be considered as part of the Public Health 
response to the Hodsock and Langold Neighbourhood Plan.  
 
General Recommendation 
 
It is recommended that planners always consider the protection and improvement of health, and the 
reduction of health inequalities, as fundamental principles when making planning decisions. It is 
evident and encouraging that many of these principles have been considered as part of the 
development of this neighbourhood plan e.g. Housing quality and design, Access to open space and 
nature & Access to healthy food. 
 
Healthy and sustainable places is one of the key ambitions of the Nottinghamshire Health and 
Wellbeing Strategy 2018-2022. The ambition is supported by Public Health. Therefore, in terms of 
the Hodsock and Langold Neighbourhood Plan, the Public Health team will be keen to provide any 
further advice as required.   
 
http://www.nottinghamshire.gov.uk/caring/yourhealth/developing-health-services/health-and-
wellbeing-board/strategy/  
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Appendix Two. Local Health Profile. 
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From: Bramley  Chris
To: Will Wilson
Subject: RE: Hodsock and Langold Neighbourhood Plan: Regulation 16 Consultation
Date: 25 February 2020 14:36:25
Attachments: Hodstock-Langold 1.pdf

Dear Will

Thank you for giving Severn Trent an opportunity to comment on the Submission version of the Hodsock and
Langold Neighbourhood Plan.

We would like to thank the Neighbourhood Plan team for incorporating our comments regarding Local Green
Spaces, but would still note that comments to protect Watercourses are still relevant as they represent a more
sustainable process for managing surface water than draining to sewers.

I have attached our previous response containing the comments regarding watercourses for reference.

Kind Regards

Chris Bramley
Strategic Catchment Planner (Leics & Notts)
Sewerage Management Planning (SMP)
Severn Trent Water Ltd, PO Box 51, Raynesway, Derby, DE21 7JA (sat nav post code is DE21 7BE)
Mobile: 07966 174600
chris.bramley@severntrent.co.uk
P Consider the environment. Please don't print this e-mail unless you really need to.
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Policy 6: Local Green Space

Whilst we do not currently have any flood resilience schemes proposed within Langold, it is
important that planning policy does not prevent flood resilience works from being carried out
if required in the future,

Green spaces can also be enhanced where a good SuDS, scheme that incorporates design
principles to enhance biodiversity and Amenity as well as attenuation.

We would therefore recommend the following bullet point is added:

3) Development of flood resilience schemes within local green spaces will be
supported provided the schemes do not adversely impact the primary function of
the green space.

Please keep us informed when your plans are further developed when we will be able to offer more
detailed comments and advice.

For your information we have set out some general guidelines that may be useful to you.

Position Statement
As a water company we have an obligation to provide water supplies and sewage treatment
capacity for future development. It is important for us to work collaboratively with Local Planning
Authorities to provide relevant assessments of the impacts of future developments.  For outline
proposals we are able to provide general comments. Once detailed developments and site specific
locations are confirmed by local councils, we are able to provide more specific comments and
modelling of the network if required. For most developments we do not foresee any particular
issues. Where we consider there may be an issue we would discuss in further detail with the Local
Planning Authority. We will complete any necessary improvements to provide additional capacity
once we have sufficient confidence that a development will go ahead. We do this to avoid making
investments on speculative developments to minimise customer bills.

Sewage Strategy
Once detailed plans are available and we have modelled the additional capacity, in areas where
sufficient capacity is not currently available and we have sufficient confidence that developments
will be built, we will complete necessary improvements to provide the capacity. We will ensure that
our assets have no adverse effect on the environment and that we provide appropriate levels of
treatment at each of our sewage treatment works.

Surface Water and Sewer Flooding
We expect surface water to be managed in line with the Government’s Water Strategy, Future
Water. The strategy sets out a vision for more effective management of surface water to deal with
the dual pressures of climate change and housing development. Surface water needs to be
managed sustainably. For new developments we would not expect surface water to be conveyed to
our foul or combined sewage system and, where practicable, we support the removal of surface
water already connected to foul or combined sewer.

We believe that greater emphasis needs to be paid to consequences of extreme rainfall. In the past,
even outside of the flood plain, some properties have been built in natural drainage paths.  We
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request that developers providing sewers on new developments should safely accommodate floods
which exceed the design capacity of the sewers.

To encourage developers to consider sustainable drainage, Severn Trent currently offer a 100%
discount on the sewerage infrastructure charge if there is no surface water connection and a 75%
discount if there is a surface water connection via a sustainable drainage system. More details can
be found on our website

https://www.stwater.co.uk/building-and-developing/regulations-and-forms/application-forms-and-
guidance/infrastructure-charges/

Water Quality
Good quality river water and groundwater is vital for provision of good quality drinking water. We
work closely with the Environment Agency and local farmers to ensure that water quality of supplies
are not impacted by our or others operations. The Environment Agency’s Source Protection Zone
(SPZ) and Safe Guarding Zone policy should provide guidance on development. Any proposals
should take into account the principles of the Water Framework Directive and River Basin
Management Plan for the Severn River basin unit as prepared by the Environment Agency.

Water Supply
When specific detail of planned development location and sizes are available a site specific
assessment of the capacity of our water supply network could be made. Any assessment will
involve carrying out a network analysis exercise to investigate any potential impacts.

We would not anticipate capacity problems within the urban areas of our network, any issues can be
addressed through reinforcing our network. However, the ability to support significant development
in the rural areas is likely to have a greater impact and require greater reinforcement to
accommodate greater demands.

Water Efficiency
Part G of Building Regulations specify that new homes must consume no more than 125 litres of
water per person per day. We recommend that you consider taking an approach of installing
specifically designed water efficient fittings in all areas of the property rather than focus on the
overall consumption of the property. This should help to achieve a lower overall consumption than
the maximum volume specified in the Building Regulations.

We recommend that in all cases you consider:

 Single flush siphon toilet cistern and those with a flush volume of 4 litres.
 Showers designed to operate efficiently and with a maximum flow rate of 8 litres per minute.
 Hand wash basin taps with low flow rates of 4 litres or less.
 Water butts for external use in properties with gardens.

To further encourage developers to act sustainably Severn Trent currently offer a 100% discount on
the clean water infrastructure charge if properties are built so consumption per person is 110 litres
per person per day or less. More details can be found on our website

https://www.stwater.co.uk/building-and-developing/regulations-and-forms/application-forms-and-
guidance/infrastructure-charges/
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We would encourage you to impose the expectation on developers that properties are built to the
optional requirement in Building Regulations of 110 litres of water per person per day.

We hope this information has been useful to you and we look forward in hearing from you in the
near future.

Yours sincerely

Chris Bramley

Strategic Catchment Planner

growth.development@severntrent.co.uk




