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Land at junction of A46 and A606 

Notes for Hickling Parish Council 

1 November 2022 

Issue Response 

Why this site - what does the Needs Report specifically detail that 
makes Hickling Pastures THE most suitable site, as opposed to the 
existing sites at Stragglethorpe/Cropwell Bishop & 
Saxondale/Bingham, when the Hickling Pastures site is green field, in 
undeveloped open farmland and countryside & adjacent to the 
Hickling Pastures settlement 

A comprehensive Need Statement sets out in detail the identified need, and how 
this site meets this need whilst existing facilities are failing to do so, is available on 
the online planning application tracker. Broadly speaking, the construction of the 
A46 improvements has detrimentally impacted access to many of the existing 
facilities along the A46. The access arrangements are very important, meaning 
sites located on a roundabout are best placed to meet the need and serve multi-
directional traffic flows. The A606 roundabout, unlike Bingham and 
Stragglethorpe roundabouts, is not located in the Green Belt. Additionally, this 
site is large enough to cater for all road users including the HGV and abnormal 
load provisions that are lacking in the comparison sites. The two sites referred to 
are not only located in the Green Belt, but they are also too small to provide 
facilities that cater to HGV’s and abnormal loads. 

There will be flood lights to light up the services, what has been 
done to stop the light pollution from these? – (the area is currently 
very dark with no street lighting so it will be a drastic change, and a 
huge amount of light pollution & light spill from the site). You 
advised that a lighting assessment has been carried out, can you 
please supply this too, as a non-technical note, i.e., in layman's 
terms please. 

The lighting design has been undertaken by a specialised lighting designer. 
Lighting columns have been positioned to ensure that illuminance is maintained 
within the site. Additional caution has been taken to avoid excessive lighting of 
the boundary hedgerows, to minimise ecological impact. The illuminance plan, 
available on the online planning application tracker, is the best way to visually 
understand the extent of the lighting proposal and the impact of areas outside of 
the subject site. 

Noise impact - it was stated that you have not been asked to assess 
this by the local authority and that noise is not considered when 
applications are usually submitted unless asked for, what do you 
believe the noise impact would be and have calculations been 
carried out to assess the noise levels from the estimated increase in 
traffic decelerating off the A46, accelerating onto the A606, 

The Transport Assessment considers traffic impact on the A46 slip-roads, the 
roundabout and the A606 as a result of the development.  A Noise Assessment 
has been completed and is available to view on the online planning application 
tracker. Acoustic monitoring was completed to accurately gauge the existing 
background noise levels in a range of locations and sensitive residential receptors 
on both sides of the A46 and Melton Road were assessed. The acoustic modelling 
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decelerating into the proposed site etc. – you said this information is 
on one of the reports which you could not access due to the lack of 
internet in the Village Hall? In addition, the A46, at this location, sits 
in a cutting, thus reducing any traffic noise experienced by current 
residents on the A606 - the new services would be elevated and so 
noise would naturally increase. 

indicates that there would be no adverse noise impacts residential receivers in 
the area resulting from the development proposals. 
 
 
 

There were questions raised concerning how the lorries would turn 
into the site as they would be turning across / into oncoming traffic 
on the A606, you said that this has been carefully designed, what 
changes will be made to the A606 to make it safer for lorries that are 
turning into the services? Will the existing roundabout and 
carriageway be modified? 

Section 278 Highway Improvement drawings are included within the Transport 
assessment and are available to view on the online planning application tracker. 
Essentially the proposed highways works include widening of the A606 to create a 
right turn lane into the development, the construction of a much improved 
pedestrian footpath with cycle lane, and the relocation of the existing A606 
pedestrian crossing point to a safer location closer to the roundabout. A speed 
limit reduction to 40mph is also proposed. There would be no works to the 
roundabout or A46 slip-roads. The proposals have been designed collaboratively 
with Nottinghamshire County Council Highways (NCC) department, and a Road 
Safety Audit has been carried out by NCC’s consultant, Via.  

Safety concerns were raised regarding children that are dropped off 
from the school bus on the A606, these children have to cross the 
A606 to get home on, what will be, a much busier road, what safety 
measures will be put in place to keep these children safe, i.e., new 
pedestrian crossings, safety refuges? You mentioned that the client 
has a transport expert who has looked at this site – is it possible to 
see this report? There are frequent accidents on the slip roads 
coming off the A46 and onto the A606, has the number of accidents 
been taken into consideration? Can you provide data on this please? 

The Transport assessment and associated footpath proposals are available to view 
on the online planning application tracker. A new 3-metre wide pedestrian 
footpath with cycle lane will be constructed on the Western side of the A606. This 
footpath is located further away from the road than the existing condition, not 
only providing improved amenity for pedestrians and cyclists, but also a safer 
position. Additionally, the A606 crossing point will be relocated at the 
roundabout, providing greater visibility of pedestrians to motorists and lower 
vehicle speeds at the point of crossing. This creates a safer pedestrian crossing 
arrangement than the existing condition. A pedestrian refuge has been provided 
at the site access road to ensure pedestrians and cyclists can cross the access road 
safely and again has been the subject of the Road Safety Audit by Via and review 
by NCC Highways. 

The A606 is frequently used by cyclists in order to access Bridegate 
Lane to drop down into the Vale of Belvoir, the section of the A606 

The new pedestrian footpath from the site access road to the roundabout 
incorporates a dedicated cycle lane. The site access crossing refuge is sized to 
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from the A46 roundabout to Bridegate Lane is treacherous as it is, 
will any changes be made to make it safer for cyclists? 

accommodate cyclists as well as pedestrians. The proposals ensure a safer and 
more pleasant cycling experience on this stretch of the A606 than is afforded by 
the existing arrangements. 

Hickling Pastures residents often have problems with water 
pressure, has this been considered, have Severn Trent been 
consulted to establish how this development could further impact 
water pressure for residents? 

Severn Trent have assessed an application for a new clean water connection to 
the development and have confirmed that a connection would be available to 
service the site. 

When questioned if the surfaces to the car park and lorry 
park would be permeable, you said that they will not and that the 
water run off would be stored in attenuation 
ponds and slowly released into the Fairham Brook at a rate that it 
can cope with – what is that rate, how has this been calculated and 
how much water will be able to be stored in these attenuation 
ponds – you are going to get the information from the flood risk 
consultant, non-technical note. 

A detailed Flood Risk Assessment (FRA) and Drainage Strategy is available to view 
on the online planning application tracker. Ground investigations have indicated 
that infiltration is not a viable drainage solution on this land due to underlying 
geology. The rate of release is what is termed a ‘greenfield run-off rate’. Full 
details of calculations are contained within the FRA & Drainage Strategy. It is also 
worth noting that the attenuation ponds also provide beneficial ecological 
habitats. 

Electricity supply / power fluctuations are currently experienced at 
Hickling Pastures, you said that the site has a very good power 
grid which has the capacity to generate a lot of electricity.  Please 
provide further details. 

The Design & Access Statement, available to view on the online planning 
application tracker, contains details of a formal power connection offer sufficient 
to service the site and the proposed Electric Vehicle (EV) Charge Points. Network 
reinforcement works are required to obtain the necessary power, meaning there 
will be additional power capacity brought the network in the immediate area. 

Concerns raised with the amount of litter this development will 
generate, at the moment we get a lot of litter dropped in the A606 
vicinity, further litter would have a major impact on the 
surrounding countryside areas, you mentioned that this will be 
down to the Site Managers to manage, however, they will not clean 
up the litter that is thrown out of the car/vans windows by their 
customers.  

A detailed Waste Management Plan has been prepared and is available to view on 
the online planning application tracker which sets out how the prevention and 
management of waste and litter will be managed. Welcome Break Services are an 
experienced national operator that has a proven track record of the successful 
ongoing management of roadside services sites. 
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What is going to happen to all the sewage from site? Could you 
confirm the level of run-off that is expected from the site & stored 
on-site ? When and how has this been calculated? 

A detailed Flood Risk Assessment (FRA) and Drainage Strategy is available to view 
on the online planning application tracker which details the foul drainage strategy 
and the relevant calculations. 

Proposed site is on a steep incline towards the A606 roundabout 
and towards the A46, how will the site be levelled or will it be built 
up. 

Indicative finished levels are provided on the architectural plans and the Existing 
and Proposed Sire Elevation drawings show sections of the existing and proposed 
levels best demonstrates this visually. These drawings are available to view on the 
online planning application tracker. 

Mentioned that you want the site to be seen from A46 
so minimal screening will be erected to that side of the 
development – this again links to what will be done re the light 
pollution and light spill. 

The site is effectively screened by proposed and existing landscaping although 
some visibility of the site from the roundabout and A606 is required for safety and 
commercial reasons. The landscape design scheme, available to view on the 
online planning application tracker, effectively filters these views into the site to 
soften the visual impacts of the built forms. The lighting design has been 
undertaken by a specialised lighting designer. Lighting columns have been 
positioned to ensure that illuminance is contained within the site. Additional 
caution has been taken to avoid excessive lighting of the boundary hedgerows, to 
minimise ecological impact. The illuminance plan, available on the online planning 
application tracker, is the best way to visually understand the extent of the 
lighting proposal and the impact of areas outside of the subject site. 

Hickling and Hickling Pastures have a Neighbourhood Plan in place, 
in the plan it states that Hickling Parish is characterised by farming, 
it is important to maintain the character of the area, the NP states 
that we should reduce traffic, light pollution and noise pollution, this 
development goes against everything that is stated in the NP. 
 
There was mention that you have drawn up plans having consulted 
the recently adopted Hickling Neighbourhood Plan - can you explain 
how your proposals meet the following vision and criteria clearly set 
out in the Neighbourhood Plan in terms of : 
  

Policy H1 confirms that development in the countryside will be limited to 
development including that which is suitable in the countryside. The policy cross 
refers to Policy 22 in the Rushcliffe Local Plan Part 2 which is similarly worded. As 
the development is intended to serve a need which arises from its location on the 
public highway (see Needs Assessment submitted to support the application) and 
it has been demonstrated that there are no other suitable locations to meet this 
need. Put simply, roadside service areas need to serve the road that they are on, 
and if that road is in the countryside the roadside service area needs to be in the 
countryside – such facilities are commonplace up and down the country. As such, 
it is considered that Policy H1 has been addressed. 
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- maintaining the rural character of the area 
 
- the reduction in the impact of vehicular traffic on Parish life 
 
- protecting the countryside 
 
- maintaining tranquillity, i.e., light pollution, noise pollution, 
amenity of neighbouring residents 
 
- safeguarding the character and beauty of the countryside  
 
- the non-urbanisation of the Parish 
and in particular, at this stage: 
 
- Policy H1 - within the countryside, development will be limited to 
agriculture, forestry, recreation, tourism and other developments 
that are suitable for a rural location in accordance with Rushcliffe 
Local Plan Part 2 Policy 22 (Development within the Countryside), 
i.e., the physical edge of settlements is identified as countryside and 
will be conserved and enhanced for the sake of its intrinsic character 
and beauty, the diversity of its landscapes, heritage and wildlife, the 
wealth of its natural resources, and to ensure it may be enjoyed by 
all. 
 
- Policy H3 - planning applications for industrial, commercial, large-
scale agricultural, leisure or recreational and sporting activities will 
only be permitted where it can be demonstrated that they will not 
result in any significant loss in local tranquillity. Development 

In terms of Policy H3, it has been demonstrated that there will not be a loss in 
local tranquility, as not least as the noise assessment confirms that there is no 
unacceptable acoustic impact, and that the lighting scheme has been carefully 
designed to ensure that luminance is maintained to within the site. 
 
In terms of the criteria identified, it must be recognised that these are “key 
issues” which the Neighbourhood Plan aimed to address in general terms, and are 
not a list of policy requirements against which each development proposal in the 
Parish should be assessed. Further, Policy H1 clearly anticipates that development 
will come forward in the context of the local plan. Nevertheless, the following 
commentary is offered: 
 

• Maintaining the rural character of the area – the proposal will involve the 
development of one individual site, and impact will be restricted to that 
site (see landscape visual assessment submitted with the application), it 
will not undermine the rural character of the area 

 
• The reduction in the impact of vehicular traffic on Parish life – the 

development site was identified precisely because of its close location to 
the highway network, which will ensure no wider impact in the Parish 

 
• Protecting the countryside – the development is of a type which needs to 

be in the countryside, and will be well screened from the wider area 
 

• Maintaining tranquillity, i.e., light pollution, noise pollution, amenity of 
neighbouring residents – see supporting reports detailing these matters 
which support the application and confirm that there will be no 
unacceptable impact 
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requiring floodlights, security lights and streetlights in excessive or 
misdirected or obtrusive uses of lights will not be permitted. 

 
• Safeguarding the character and beauty of the countryside – see the 

landscape impact assessment submitted with the application 
 

• The non-urbanisation of the Parish – the proposal is a discrete release of 
land, to meet an identified need, and will be well screened from its 
surroundings 

 

It was mentioned that the existing petrol filling station 
at Stragglethorpe / Cropwell Bishop had been considered and 
dismissed as unsuitable for development by the applicant – for what 
reasons? The proposed site in Hickling Pastures is a green field site 
in open countryside, in a rural farming setting... Stragglethorpe/ 
Cropwell Bishop is an existing site, does not connect to any 
residential area, cannot be seen from any residential area, appears 
to have plenty of surrounding land for development and its own 
roundabout for access - this site appears to be ideal.  

The site at Stragglethorpe roundabout is located in the Green Belt. The site is not 
large enough to meet the needs of all road users, and expansion of this site would 
mean development in the Green Belt, which is restricted in principle by Rushcliffe 
Borough Council planning policy. Development in the countryside, but outside of 
the Green Belt is generally discouraged, but planning policy allows facilities which 
require a countryside location –  allowances for development are even more 
restricted in the Green Belt. The site is also compromised by convoluted access 
arrangements. 

Ditto, the existing site at Saxondale roundabout (A52 / A46 junction 
at Bingham)? 

This existing services site has recently been upgraded but is not large enough to 
cater to the needs of all road users, nor does it qualify for signage on the Strategic 
Road Network due to the lack of facilities and is therefore failing to fully meet the 
identified need. Remaining land on other quadrants of this roundabout is located 
in the Green Belt where development is restricted in principle by Rushcliffe 
Borough Council planning policy. 

Site will be open 24hrs – why is there a need for 24-hour opening 
- late night opening hours often bring antisocial behaviour, such as 
late-night road races as is often reported near the services at East 
Mids Airport & in neighbouring villages – such as in Bingham 
(A46/A52 services). General opinion that being open through the 
night will bring a very different clientele to Hickling Pastures and 

24/7 operating hours are required to meet the demands of all road users. Access 
to 24-hour facilities for drivers, especially HGV and abnormal load drivers, 
improves road safety, allowing drivers to stop and recuperate regardless of the 
time. Provision of secure 24-hour parking facilities for HGV drivers has the 
potential to reduce crime and anti-social behaviour often associated with HGV 
drivers parking on the road network. Nottinghamshire Police are a statutory 
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potentially antisocial behaviour - has this been considered? Is there 
any national data with regard to the use of RSA's and related crime 
in residential settings during the hours of darkness? 

consultee and crime related impacts will therefore be considered as part of the 
planning application process. 

EV charging – this will inevitably lead to an increase the amount 
of existing and future EV car owners planning their route around 
charging stations, such as the proposed, and will therefore increase 
further the level of traffic coming off the A46 in both directions and 
travelling along the A606 to access the EV charging points at your 
proposed services – what does your research / assessment show 
with regard to estimated numbers of EV owners diverting their route 
to use these services generally – do you have assessed figures for 
anticipated current and future use? Has this impact been 
considered? 

A detailed transport assessment has been completed based on a scope agreed by 
NCC Highways and National Highways and is available to view on the online 
planning application tracker. Existing and future traffic flows are considered and 
modelled, and it has been concluded that the development would have a 
negligible impact on highway network. 

How carbon neutral will the site be – please 
supply calculated figures to illustrate comparison to carbon 
neutrality? What emissions are anticipated to be produced, how 
have these been assessed and measured (on what basis) - has any 
assessment been carried out regarding the emissions that will 
naturally fall from the ridge that runs through the centre of Hickling 
Pastures down into the settlement of Hickling and the Vale of 
Belvoir (sited at a lower topographical level than the A606 and 
predominantly flat and low-lying)? 

A carbon assessment is not a requirement of the Local Authority and as such has 
not been completed. However, an Air Quality Assessment has been completed 
and is available to view on the online planning application tracker. The 
assessment found that construction phase air quality is ‘low risk’ and can be 
effectively managed by standard construction practices. Operational phase 
impacts were also assessed, and the report concluded that impacts on sensitive 
receptor locations in the vicinity would be negligible. 

Has any assessment been made with regard to the volume of traffic, 
travelling towards Melton from the A46 roundabout, which may 
have to queue to gain access onto the proposed site. What 
measures are proposed to be put in place to keep the traffic moving 
on and from the roundabout, preventing congestion, or will the 
traffic just be stacked back up to the roundabout, creating potential 
problems for the slip roads off the A46?  

A detailed transport assessment has been completed based on a scope agreed by 
NCC Highways and National Highways and is available to view on the online 
planning application tracker. Existing and future traffic flows are considered and 
modelled. Traffic flow diagrams, junction capacity assessments, slip road 
merge/diverge assessment are included within the report. Widening of the A606 
to create a right turn lane is proposed as part of the Section 278 Highways Works 
to maintain traffic flow along the A606. 
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Has any assessment been made of the volume of traffic expected to 
use the A46, heading north, sliproads (on and off) which sit adjacent 
to existing residential properties in Widmerpool, including a care 
home. Has this additional traffic and associated noise been 
considered? 

A detailed transport assessment has been completed based on a scope agreed by 
NCC Highways and National Highways and is available to view on the online 
planning application tracker. Existing and future traffic flows are considered and 
modelled. Traffic flow diagrams, junction capacity assessments, slip road 
merge/diverge assessment are included within the report.  The Noise Assessment, 
also available to view on the online planning application tracker, uses the forecast 
traffic flows of vehicles using the development and models the noise impact on a 
range of sensitive residential receptors both on adjacent to the sliproads and 
further away, including the care home. 

What percentage of similar RSA sites increase in size in the first 
five/10 years? 

There is no data available to support an answer to this question.  

The meeting was opened by suggesting that the government were 
concerned that there was a lack of HGV parks. Welcome Break are a 
fast-food retail and shopping site company, this application has only 
15 spaces for HGV’s and 60+ spaces for cars along with a drive 
through cafe. It is a complete myth that that there is any intention 
to provide a suitable lorry park? This is a purpose-built retail park 
that will continue to grow as a dedicated retail outlet. Please 
explain? 

HGV facilities including fuelling, parking, electric plug-in points for refrigerated 
vehicles and 24/7 amenities including shower facilities are provided, as well as an 
abnormal load bay and coach parking. The proposed plans clearly show these 
HGV facilities. The planning consent would not provide permissibility for a ‘retail 
park’. This site is very clearly defined as a roadside services development. 

It was also mentioned that they claim to increase the biodiversity 
creating this retail park by 36%; this is coming from a field 
surrounded by hedgerows to a tarmac car park along with retail and 
restaurant buildings; Can we have a breakdown of these figures and 
a proper explanation. 

An ecological Phase 1 Habitat Survey & Biodiversity Assessment is available to 
view on the online planning application tracker which includes full details of the 
biodiversity calculations. Great care has been taken during the design process to 
ensure that maximum biodiversity gain is achieved by this development. Existing 
trees and hedgerows are maintained, and extensive additional planting and pond 
areas are proposed to provide suitable habitat. 

 


