
  

 

Calverton Parish Council Land Purchase 

Report to Council 

October 2017 



2 

 

Justification for the Land Purchase: An Overview…………………………………………………….. 

Public Opinion & Consultation: The Local Plan Context……………………………………………. 

Public Opinion & Consultation: The Neighbourhood Plan Context…………………………… 

Public Opinion & Consultation: The Current Land Purchase Decision………………………. 

Current Costings, Future Finance and Overall Feasibility………………………………………….. 

Recommendations to Council………………………………………………………………………………….. 

Contents 

3 

5 

6 

7 

9 

11

Appendix A: Consultation Material - Publicity Information & Response Forms……… 

Appendix B: Land Value Comparisons Within the Local Area…………………………………. 

Appendix C: Costs & Disbursements……………………………………………………………………… 

Appendix D: PWLB - Estimated Repayment Costs………………………………………………….. 

Appendix E: Precept & Housing Growth Rates………………………………………………………. 

Appendices 

12 

16 

17 

18 

19 



3 

 

 

1. Justification for the Land Purchase: An Overview 

 
 
 
 
    
    
 
 
    
 
 

1.1 On 19th September 2017, a resolution was passed for Calverton Parish Council to make an offer 

 of £400,001 for a parcel of 39.77 acres of land on the outskirts of the village.  This offer has 

 subsequently been accepted, subject to contract. 

 

1.2 Parish Councillors have had the opportunity to discuss the land purchase at two full council 

 meetings - held on the 12th September and the 19th September. A sub-group of councillors 

 carried out a comprehensive investigation into the financial feasibility of the proposal during 

 the period between the two meetings and reported their findings back to council before the 

 decision  to make an offer on the land was taken. A final decision will be taken, following 

 discussion informed by the results of a public consultation, at a full Parish Council meeting 

 scheduled for October 10th 2017. 

 

1.3 The land is located on the hillside to the immediate south of the built-up village, between 

 George’s Lane and Spindle Lane. This area of the southern ridgeline includes arable land, pasture 

 and woodland and makes an  important contribution to Calverton’s rural and historic setting.  The 

 southern boundary of the land falls within the setting of the Scheduled Ancient Monument - Fox 

 Wood Iron Age hillfort. The setting of this SAM will be compromised, as acknowledged by Historic 

 England, by the Dark Lane housing development - ownership could help afford the area more 

 protection in the future. The Calverton Conservation Area Appraisal makes clear the importance 

 of the land sloping up to the south, with respect to the historic agricultural setting of the 

 Conservation Area.      

 

 

 

 

 

 

 

. 

 

 

 

 

 

 

 

 

 

 

 

The Calverton Conservation Area Appraisal can be viewed on Gedling Borough Council’s website: 

https://www.gedling.gov.uk/resident/planningandbuildingcontrol/planningpolicy/heritage/conservationareas/ 
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1.4 It is hoped that, by bringing the land into parish ownership, this open space can be secured for 

 the village for current and future generations. The parcel of land is of high value to residents for a 

 number of key reasons: 

 As outlined in sections 2 and 3 of this document, this land’s Green Belt status does not guarantee 

that it will not be developed in the future; public consultation has made it clear that there is little 

local support for the village to expand up the hillslope. 

 The village is projected to increase in size significantly over the next decade; the land would allow 

the Parish Council to make long-term open space provision for the expanding population, as well 

as current residents. 

 Its steep gradient and location, as part of the southern ridgeline, means that it is visible from 

across the parish, forming an integral part of the character of Calverton’s setting.  

 Its topography - steep gradient and undulating slopes - makes it a visually attractive landscape 

and also lends itself to providing an interesting environment, should it be developed as a 

recreational open space in the future. 

 

 As noted above (1.3) the landscape is an integral part of the historic setting of Calverton’s 
Conservation Area and is in the immediate setting of the Fox Wood Iron Age hillfort. It also 
provides direct views of the Scheduled Ancient Monument at Cockpit Hill (Ramsdale). 

 The land could be easily accessed by a network of public rights of way that run contiguous or 
close to the area.  

 The land could provide a continuous stretch of open space in parish ownership running from 

Main Street and the James Seely Park to Spindle Lane on the ridge. 

 There are already Sites of Importance for Nature Conservation within the Southern Ridge Area. 

Having the land in parish ownership could enable established local green infrastructure not only 

to be  protected, but also enhanced in the future. 

 Part of the parcel of land is connected to and used as part of the Rookery, which is already in 

parish ownership. 

 

1.5 Leasing the land for agricultural purposes would provide an income stream in the  medium-term.  

 

1.6 With the projected expansion of Calverton within the emerging local plan period, development-

 based revenue will make the cost of servicing a PWLB loan extremely affordable in the medium to 

 long-term,  providing flexibility to the council with respect to whether it chooses to continue 

 leasing out the land. This would permit consideration to be given to managing the land as a public 

 open space. There would be the possibility of developing  the land as a community asset, which 

 could provide Calverton residents with an important recreational, historic and wildlife amenity on 

 their doorstep. 

View of Foxwood Scheduled Ancient Monument View of Cockpit Hill Scheduled Ancient 
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2. Public Opinion & Consultation: The Local Plan Context. 

 
 
 
 
    
    
 
 
    
 
 

2.1 As can be evidenced  from the long history of public participation in LPA planning consultations, 

 over more than 30 years, there is a strong sense of village identity in Calverton and landscape 

 setting is an integral part of this perceived rural character. 

2.2 As councillors will be aware, Calverton has grown significantly over the post-war period, with a 

 continuous pressure for expansion into the surrounding Green Belt land. Residents have 

 consistently expressed the concern that the village will soon join up with the Greater Nottingham 

 conurbation.  

2.3 Green Belt status does not provide long-term protection from development.; as evidenced by the 

 policy change that  resulted in the contentious Dark Lane development during the last local plan 

 period.   

2.4 Gedling Borough Council has recently carried out a Green Belt review, which will result in the 

 removal of a large area of Calverton’s Green Belt in the next few years. It is noteworthy that the 

 Green Belt Assessment LPD/GRE/03 gives priority to the Green Belt that prevents the 

 coalescence between Nottingham and Derby: 

 “The Nottingham-Derby Green Belt Review (2006) provided strategic guidance as to the relative 

 importance of different areas of the Green Belt around Greater Nottingham ...Overall it found that 

 the areas between Nottingham and Derby were the most important area of Green Belt. Areas 

 north of Nottingham and Derby are also important, while areas to the south and east of 

 Nottingham are of lesser importance.” (2.5) 

2.5 Consideration has already been given by  Gedling Borough Council to the allocation of a number 

 of sites within the  Southern Ridge Area. One of the sites categorised as a ‘reasonable 

 alternative’ (6/36 - Lampwood Close) includes part of the proposed land for purchase (access 

 land from George’s Lane) within its boundary.   

 GBC LPD Examination Library:  

 http://www.gedling.gov.uk/lpdexamination/examinationlibrary/               

 LPD/GRO/08 Appendix C Site Selection Document - Calverton 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

GBC Local Planning Document: Appendix D 
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3. Public Opinion & Consultation: The Neighbourhood Plan Context. 

2.6 Gedling Borough Council commissioned outside consultants to conduct ‘Masterplanning for Key 

 Settlements’   to help inform their Local Planning Document process. The Masterplanning for 

 Calverton was based on workshops carried out in the community. With respect to ‘Growth to the 

 south’ the exercise concluded: 

 “Development to the south of the village is considered unsuitable on a range of criteria, including 

 landscape character, potential impact on the setting of heritage assets and village centre 

 conservation area, significant lack of support from the local community, perceived high 

 environmental value of the land (including three SINCs), topography, location relative to transport 

 infrastructure, the difficulty of access onto George’s Lane , and surface water flood risk. It also 

 lacks defensible boundaries, except for the ridgeline, but using the ridgeline as a defensible 

 boundary would clearly be undesirable in terms both of visual impact and policy.“  

3.1 Parish Councillors have been kept informed about the progress of the Neighbourhood Plan 

 process over the past 5 years. Extensive public consultation with Calverton residents has been 

 carried out, including a large number of drop-in sessions. These consultation periods exceeded 

 the minimum statutory requirement, in order to maximise public involvement. A detailed record 

 of all aspects of the consultation process is given in the Calverton Neighbourhood Plan - 

 Statement of Consultation 2016, published alongside the main document on both the Calverton 

 Parish Council website and Gedling Borough Council’s website.  

Neighbourhood Plan Public Consultation April 2016: Neighbourhood Plan documents are available on the Parish 

and Gedling Borough Council websites. 

 

3.2 It is notable that during the ‘Neighbourhood Plan’s Consultation on Issues’, conducted March-

 April 2016, 100% of respondents thought that the Neighbourhood Plan should protect the 

 ridgeline to the south of the village. 

 

3.3 The Submission Version of the Calverton Neighbourhood Plan was submitted to Gedling Borough 
 Council on 14 November 2016 and was subject to an independent examination in July 2017. The 
 examiner’s report concluded that one of the principal policies (NE4 - the Southern Ridge Area) 
 should be deleted from the plan before it proceeds to referendum. The stated rationale for 
 this modification was that, regardless of the fact that the inspector was “aware of the strong local 
 support for the proposed SRA designation”, he was of the opinion that the policy would:  
 
 “constrain the options open to the Inspector at the examination into objections to the emerging 
 local plan when she seeks to determine where new housing sites should be located in the 
 village.” (4.15) 
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4. Public Opinion & Consultation: The Current Land Purchase Decision. 

4.1 The decision to make an offer on the land was taken by a large majority of Calverton’s Parish 

 Councillors (13 for and 1 against). The views of councillors as representatives of residents reflects 

 the strong public opinion that has consistently been expressed about the hillslope to the south of 

 the village - as detailed in sections 2 & 3 of this document.  

 

4.2 Although councillors are aware of the high level of support that exists amongst residents for the 

 protection of all of Calverton’s countryside setting, with the southern ridge area of particular 

 importance, a period of public consultation has already commenced with respect to this land 

 purchase decision.  

 

4.3 It is important that residents are fully briefed about the details of the proposal and that they have 

 the opportunity to contribute their views and have their opinions taken into account as part of 

 the decision-taking process.  

 

4.4 As with the Neighbourhood Plan consultation processes, a range of mechanisms are being used 

 to engage residents. Parish Councillors will spend time talking to residents about the matter both 

 informally and at organised events, including having an information stand at St. Wilfrid’s Square 

 at weekends and having an afternoon/evening drop-in session at the village hall. Posters have 

 been put up around the village and leaflets have been distributed.  Response questionnaires have 

 been made available in both paper and online form.  

 

 

 

 

 

 

 

 

 

 

 

 

Consultation material: publicity poster, published online information and response form (See Appendix A) 
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4.5 The results of the consultation will be analysed and reported back to the Parish Council. The data 

 will be used to inform consideration of this matter, which will be tabled for discussion at the 

 Parish Council meeting scheduled for  October 10th 2017.  

Consultation Event  - Saturday 30th September 2017 

St. Wilfrid’s Square 

Note for the curious: due to a very gusty wind, 

the apples were serving as impromptu paper 

weights! 
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5. Current Costings, Future Finance and Overall Feasibility 

5.1 The  process of sealed bids - best and final offers - required a decision to be reached by the Parish 

 Council with respect to what constituted a reasonable price for the purchase of the land.  An 

 analysis was undertaken comparing land values of plots of agricultural land recently sold/

 currently for sale in or near Calverton.  (Appendix B). 

 

5.2 This analysis identified that the highest price per acre was £25,294, paid by  Woodborough Parish 

 Council for an 8.5 acre plot known as the Sam Middup Field. The lowest asking-price per acre was 

 £9,091 for an 11 acre plot at Blidworth.  

 

5.3 The average price per acre of the assessed plots was £13, 098. As this price was skewed by the 

 relatively high premium paid for the land in Woodborough, the average was calculated after this 

 plot had been excluded from the calculation. This gave a  figure of £12,413 per acre.  

 

5.4 Based on figures that had a range from £9,091 to £25,294, with averages as calculated in 5.3, a 

 decision was made to place a bid of approximately £10,000 per acre. This was towards the lower 

 end of the range - thus accounting for factors such as the gradient of the land and the 

 proportion of tree cover and pasture. 

 

5.5 Although the figure reached was at the lower end of the price-range identified, it was higher than 

 the guide price of £8,550 per acre. This decision was guided by a number of factors: 

 The uplift of average prices of agricultural land in the East Midlands over the last decade has 

been approximately 277% 

 Medium-term development opportunity for a section of the field (1.67 acres) that was identified 

during GBC’s Local Planning document process as a ‘reasonable alternative site’ - see 2.5 above. 

The Local Plan site selection process is still ongoing, there have already been suggested changes 

to the site allocations within GBC’s submission document as part of the examination process. 

Another important consideration for the Parish Council was the requirement for modification of 

Calverton’s Neighbourhood Plan to delete Policy N4. 

 The area is ideally positioned should the council wish to make use of it in the future as an open 

space, with the possibility of extending the James Seely Park, already in parish ownership. There 

are many other potential benefits to the community, as outlined in Section 1 of this document. 

 

5.6 Appendix C shows the current estimates for the total cost of acquisition. The majority of this is 

 the purchase price for the land, but also includes an additional £12,330 for legal fees, searches, 

 and stamp duty. Agricultural land does not usually incur VAT, however, there is a VAT charge of 

 £390 on the solicitor’s fees. As the Parish Council is VAT exempt, this charge can be recovered. 

 

5.7 A lot of consideration was given to how the overall cost of this land could be paid for. It is 

 considered that the most suitable means of funding the purchase would be to obtain a loan  for 

 £400,000 from the Public Works Loan Board over a period of 49.5 years. This loan would be 

 serviced through an annuity at a cost of £15,438 per annum (Appendix D). 
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5.8 Calverton has been designated, through GBC’s Local Plan process, as a Key Settlement for growth. 

 It is projected that an additional 666 dwellings will be built by the end of 2028 (GBC Local 

 Planning Document Housing Trajectory Appendix A). This consists of 129 existing permissions and 

 a proposed 537 new allocations (consideration has not been given to the additional 60 houses 

 currently being consulted on). 

 

5.9 Appendix E models future precept growth based on Gedling Borough Council’s housing 

 trajectory. This table shows the extra precept per annum, as the rise in the number of households 

 produces a rise in the total precept amount. The cumulative extra precept per annum, from 

 the baseline 2017/2018, is also calculated. This financial projection is based on no rise in 

 households’ Council Tax from its current figure of approximately £84.53 (Band D property). Based 

 on these projections, the precept will have grown cumulatively by £17,836 in the year 2021/22.  

 

5.10 Taking account of the precept growth in line with future development, Calverton Parish Council 

 would need to fund £26,280 from its reserves over a 3 year period from 2018 to 2021. To reduce 

 the overall impact on its reserves, it is intended to let the land on a farm business tenancy and 

 this is projected to earn an income of  £16,703 over a 3 year period. That would leave a total 

 deficit of £9,577 to be funded out of reserves over this 3 year period. Currently, the figure for 

 earmarked reserves stands at £113,269 and general reserves are £133,832. 

 

5.11 Calverton Parish Council will be in receipt of substantial CIL funds and Section 106 open spaces 

 payments due to housing growth (Appendix E). It would be an option for the Parish Council to 

 use some of this capital receipt to develop the purchased land as an open space/country park in 

 the future. The anticipated adoption of Calverton’s Neighbourhood Plan (with modification it 

 will be due to proceed to referendum) will ensure that Calverton Parish Council receives a 25% 

 share of the CIL receipts generated from the planned significant housing growth. Currently, the 

 predicted housing growth  is 537 units (excluding existing planning permissions of  129units), 

 with an additional 60 units now being proposed by Gedling Borough Council in its latest 

 consultation.  

 

5.12 Given the relatively low rates of repayment on an annual basis, there would be the flexibility for 

 contingency plans to be made from within the existing council budget if, for instance, slower than 

 predicted housing delivery rates occurred in the short-term, or if there was a lower than 

 anticipated yield from letting the land.  

 Examples of the areas of the current budget from which funds could be temporarily re-allocated 

 are: £4,500 - hanging baskets; £2,500  - S.137 contributions; £5000 carpark maintenance . 
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6. Recommendations to Council - to be included as items on the agenda of the Parish 

 Council meeting that is to be held on the 10th October 2017. 

 

6.1 It is recommended that Calverton Parish Council tables the following resolutions: 

 

1. That Calverton Parish Council resolves to purchase the land adjoining James Seely Park at its 

original bid of £400,001, in order to allow its future development as a protected open space for 

community recreation. 

2. If the above resolution (1) is passed, that Calverton Parish Council resolves to seek borrowing 

approval for £400,000 from the Department for Communities and Local Government (DCLG) 

3. That Calverton Parish Council resolves to apply for a loan from the Public Works Loan Board 

(PWLB) for £400,000 over a 49.5/50 years period and that the loan type should be an annuity. 

4. That Calverton Parish Council resolves to set a budget, to be funded from the Parish Council 

reserves, for any ancillary costs relating to the purchase of the land .  

5. That Calverton Parish Council resolves to delegate to the clerk, in consultation with the Chair and 

Vice-Chair, the authority to implement any other actions required in order to complete the land 

purchase process. 

 



12 

 

Appendix A 

Consultation Response Form 

Calverton Parish Council Land Purchase 

Do you agree to Calverton Parish Council purchasing this land on behalf of the 

village in order to protect this area of countryside in the long-term   es  o 

This form can be handed in at the Parish Council O ce or can be posted to the Parish Council Clerk at: 

Calverton Parish Council O ce, Main Street, Calverton, Notts, NG14 6FG 

 

Name: 

 

Address:  

 

 

 

 

 

 

Calverton Parish Council has the opportunity to purchase 39.77 acres of land on behalf of the village for £400,000 and would 

like to fully understand residents’ views on this proposal. The land is located on the hillside to the immediate south of the 

village between George’s Lane and Spindle Lane. This area of the southern ridgeline includes arable land, pasture and 

woodland and makes an important contribution to Calverton’s rural and historic setting. Bringing the land into parish 

ownership would secure this open space for the village for current and future generations.  

Further information is available on the Calverton Parish Council website: www.calvertonpc.co.uk where comments can also be 

submitted online. 

Please use the space below to provide any comments that you would like to make about the proposed land purchase; 

you may continue on the reverse side of this form if you need more space. 

 undin  the land pur hase The Parish Council precept is its main source of income and comes from a small part of Calverton 

residents’ total Council Tax bill. As the number of houses in the village increases over the coming years, the tax-base will 

increase, raising the Parish Council’s precept. It is anticipated that loan repayments for the land will be covered by this 

increased precept, without the need to increase individual household’s Council Tax.    

   Signature: Date: 

 uestion 1  Support for pur hasin  the land. 

 uestion 2  Support for fundin  the land pur hase. 

Do you support the Parish Council funding the land purchase through its precept, 

if this is done without increasing the Council Tax of individual households  
 es  o 

Appendix A 

Consultation Response Form 

Consultation Material - Publicity Information & Response Forms 
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Consultation Poster/Leaflet 



14 

 

Information/Consultation Webpage on the Calverton Parish Council Website: www.calvertonpc.co.uk 
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Response Forms/Consultation Webpage on the Calverton Parish Council Website: www.calvertonpc.co.uk 
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Appendix B Land Value Comparisons Within the Local Area 
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Appendix C Costs & Disbursements 
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Appendix D PWLB - Estimated Repayment Costs 
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Appendix E Projection -  Precept & Housing Growth Rates 


