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1.0 INTRODUCTION 

1.1 This Rebuttal is by David Cummins and addresses the Statement by Councillor Relf [CD16.14]. 

2.0 PUBLIC TRANSPORT 

2.1 Councillor Relf states that because of the changed bus route, and the walking distance to the 

Sutton Parkway train station, “all households on the proposed development would almost 

certainly be entirely reliant upon car transport to reach all services.” 

2.2 That statement ignores that residents would be able to walk and cycle to the very many services 

that are within walking and cycling distance of the development. Section 6 of my Evidence 

explains the many locations within cycling distance. Section 5 of my Evidence explains the many 

locations within walking distance. As just one example, paragraphs 5.17 to 5.20 explain one of the 

walking routes, to the Sutton Parkway station. The route shown would be a 1.4km walk from the 

site, and the services passed on that journey include the Premier convenience store, Station Park 

industrial estate, and West Notts College Construction. The paragraphs also explain how the 

good pedestrian network also provides onwards access to the adjacent large employment areas 

east of Low Moor Road, and around Penny Emma Way and Oddicroft Lane. A walk to the station 

would also pass the Automated Distribution and Manufacturing Centre that was granted 

planning consent on 31 July 2024 (V/2024/0127) and will be on the greenfield land directly 

opposite the station on the eastern side of Low Moor Road. 

2.3 There are other walking routes besides the one shown in Figure 4 of my Evidence. For example, 

the route shown below in Figure 1 is 1.86km from the southern part of the site via Harby Avenue, 

Sotheby Avenue, Farndon Road, Kirby Folly Road, and Low Moor Road. All the residents would be 

within a 2km walking distance of the Sutton Parkway station. 

Figure 1: 1.86km walking distance from the station to the southern part of the site 
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2.4 Councillor Relf also ignores the Appellant’s £220,000 contribution to bus services that will ensure 

that the development is appropriately served by buses, explained in Section 8 of my Evidence. 

Section 7 of my Evidence explains the train services, which will be attractive for journeys to higher 

order services in places such as Nottingham. Residents can access the train station by walking or 

cycling, by car, car share, or kiss-and-ride. 

2.5 It is not true that new residents would be entirely reliant upon car transport to reach all services. 

3.0 IMPACT UPON EXISTING JUNCTIONS 

3.1 Councillor Relf comments on the performance of the Newark Road/Searby Road junction and its 

interaction with the proposed development access on Newark Road. He also comments on the 

queueing that occurs due to the closure of the level crossing on Newark Road. 

3.2 The Newark Road/Searby Road junction has been studied throughout the assessment process. It 

was analysed in the 2017 application, as reported in the Consolidated Transport Assessment 

[CD1.22, paras 7.96 to 7.100]; an extract is in Appendix A. It was also addressed in the Transport 

Assessment [CD1.29, paras 7.78 to 7.81] and an extract is in Appendix B. 

3.3 In the 2027 With Development scenario the T-junction would operate at 41% of its capacity. The 

right turn from Searby Road would experience a maximum queue of less than one vehicle, and a 

delay of 40 seconds, up from 31 seconds without the development. That reflects my observations 

on site and the junction was not raised as a concern by Nottinghamshire County Council in all 

their vetting of the applications. 

3.4 Those delay figures result from modelling the junction in isolation. In reality, the flow of traffic 

through the junction will be influenced by neighbouring junctions. In this case that includes the 

proposed signal controlled access junction on Newark Road to the east. The signal control will 

release traffic in platoons, creating gaps in the traffic passing Searby Road. There will be ample 

opportunity for vehicles to pull out from Searby Road, queues and delays will be reasonable, and 

mitigation is not necessary. 

3.5 The signal controlled development access junction was designed and modelled in detail during 

the application. The eastbound approach to the junction was designed with a 57m long right turn 

lane into the site. The separate ahead lane has a length of 148m from the stop line to the Searby 

Road junction. Together that provides storage space for 36 vehicles. Modelling of the junction 

was presented during the application in an Access Technical Note [CD1.21]. In the worst case 

2032 With Development scenario, the Mean Max Queue on Newark Road, queueing back from the 

junction, would be 12.2 vehicles in the morning peak hour, and 26.6 vehicles in the evening peak 

hour (Appendix C1). Thus, the queues would not extend back across Searby Road. Despite that, 

to allay concerns, a yellow box marking is proposed on Newark Road so that exits from Searby 

Road would not be blocked. 

3.6 The Sutton Junction level crossing has also been assessed comprehensively over the course of 

the 2017 and 2022 planning applications. Section 11 of my Evidence provides the details. 

Councillor Relf’s assertions about the crossing and the way it operates is inaccurate. 

Nevertheless, it is an existing situation and, as explained in my Evidence, what is relevant is how 

the development will impact on that existing situation. 

1 CD1.21, page 21 (network), page 39 2032 With Devel AM peak hour, page 45 2032 With Devel PM peak hour 
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3.7 As I explain in Section 15 of my evidence, the development traffic added to the road network will 

be managed by an agreed set of interventions and around the level crossing there would not be 

an unacceptable impact on highway safety. The residual impact, after the changes to the road 

network, would not be severe. The change to queueing at the level crossing would be minimal. 

3.8 That is not only my opinion, it is also the view of the independent regulator, which is the local 

highway authority, Nottinghamshire County Council. As Ashfield District Council no longer object 

to the development, it is also their opinion. 

4.0 VISIBILITY FROM SEARBY ROAD 

4.1 Councillor Relf suggests that drivers emerging from Searby Road and looking right will have 

insufficient visibility and thus it would be dangerous. That is incorrect, because his driver’s view 
is incorrectly positioned in his photographs. 

4.2 In Appendix D is a new drawing produced for this Rebuttal to illustrate the visibility splays – 
Drawing ADC1580-DR-016-P01. The give-way position on Searby Road’s approach to Newark 
Road is setback 2.4m from the edge of the cycle lane. A 43m visibility splay is shown to the edge 

of the cycle track, which is the recommended stopping sight distance for speeds of 30mph. Of 

course, westbound cyclist will be travelling much less than 30mph, but nevertheless the splay is 

a worst case. The splay would be wholly within the public highway, and unobstructed. Drivers at 

that location would be able to see cyclists, pedestrians, and vehicles travelling along Newark 

Road. 

4.3 An additional splay has been added to the drawing, of 2.4m x 58m, to the tangent of the 

carriageway edge. The achievable visibility carries on beyond that point and is slightly over 150m 

in length. It reaches the signal controlled access. That is because Newark Road bends away from 

Searby Road, increasing the visibility distances. Vehicles, and cyclists, are visible over much more 

than 43m (Figure 2). 

Figure 2: visibility looking right from Searby Road 
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4.4 The design of the cycle track complies with standard layouts set out in Local Transport Note 1/20 

(LTN1/20). As an example, there are a string of such side road crossings along Castle Boulevard 

in Nottingham (Figure 3)2. 

Figure 3: example of a cycle track across a side road on Castle Boulevard in Nottingham 

4.5 Contrary to Councillor Relf’s conclusion, the existing junction will remain safe and suitable. There 

would be adequate visibility, and the waiting times are not severely impacted by the 

development. 

5.0 CONCLUSIONS 

5.1 All the comments made by Councillor Relf have been examined and addressed through the 

planning application. The comments do not alter the evidence, that the development should not 

be prevented on highways grounds. 

2 https://www.google.com/maps/place/52%C2%B056'52.5%22N+1%C2%B009'25.4%22W 
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APPENDIX A 

EXTRACT FROM CD1.22 
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APPENDIX B 

EXTRACT FROM CD1.29 
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APPENDIX C 

EXTRACT FROM CD1.21 
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APPENDIX D 

DRAWING ADC1580-DR-016-P01 
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Notes 

1. Do not scale this drawing. All dimensions must be checked/ verified on 
site. If in doubt ask. 

2. This drawing is to be read in conjunction with all relevant architects, 
engineers and specialists drawings and specifications. 

3. All dimensions in metres unless noted otherwise. All levels in metres 
unless noted otherwise. 

4. Any discrepancies noted on site are to be reported to the engineer 
immediately. 
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