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1.0  Introduction 
 

1.1 This planning statement has been prepared by Cerda planning Ltd on behalf of 

Westerman homes Ltd (the applicant), in support of a planning application 

relating to land at Field Farm, Ilkeston road, Stapleford (the application site). 

 

1.2 The planning application is a hybrid application which in summary, seeks 

planning permission for residential development of up to 332 new homes, a local 

centre, associated infrastructure, engineering works and open space with access 

from Ilkeston road. 

 

1.3 The full or detailed element of the application comprises 132 new homes, access 

from Ilkeston road plus associated open space, engineering works and 

infrastructure. The outline element of the application comprises the local centre 

and the remaining 200 new homes. 

 

1.4 The proposals are described in more detail within Section 3 of this planning 

statement and within the Design and Access statement that also accompanies 

this application. 

 

Background and Planning History 

 

1.5 Outline planning permission (‘the original permission’) for up to 450 homes was 

granted on 4th November 2014 (11/00758/OUT). Subsequent to that permission, 

various approvals were secured in respect of the conditions associated with it, 

before an application for reserved matters associated with Phase 1 for 118 

homes was made on 4th December 2015 (15/00841/REM). 

 

1.6 That reserved matters application for Phase 1 was subsequently refused by  
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Broxtowe Borough Council on 20th April 2017 on the grounds of design. The 

decision was then challenged by way of an appeal to the Secretary of State and 

permission was ultimately granted on 13th February 2017 (Appendix 2). 

Development of Phase 1 is underway.   

 

1.7 The delay in securing reserved matters permission for Phase 1 was regrettable; 

the main implication of which was to delay the preparation of reserved matters 

planning applications for the remaining phases of the site. 

 

1.8 Indeed, such was the extent of the delay that it became apparent that the 

timeframe within which the reserved matters applications must come forward in 

order to comply with Condition 1 (time limit) of the original outline permission, 

could not be met. 

 

1.9 The consequence of this is that it is now no longer possible to bring forward any 

reserved matters application in compliance with the original outline planning 

permission. Thus, in order to develop the remaining phases of the site, further 

permission must be established. 

 

1.10 In this regard, it should be noted that the entirety of the application site is a 

committed one within the council's adopted Development Plan. To this end, the 

principle of development is firmly established; the council are relying upon this 

site to be developed out in full within the current plan period (2018 – 2028) in 

order to deliver against their objectively assessed housing need. Pre-application 

dialogue with Broxtowe Borough Council confirms that the principle of 

development is not in question. 

 

1.11 It should also be noted that the requirement to bring forward a fresh planning 

application to deliver the remaining homes does bring with it an advantage, 

namely the opportunity to include within the proposals provision for a local centre  



Field Farm Phase 2, Ilkeston Road, Stapleford 

 

Planning Statement – 17.216 

6 
Cerda Planning Limited registered in England No 06519953 

 

to serve the day-to-day needs of future residents and an additional footpath/cycle 

link through the existing woodland to improve the connectivity and permeability of 

the site. 

 

1.12 The relevant planning history of the site is summarised below: 

 

11/00758/OUT Conditional  

Permission 

 

Outline application for residential 

development for up to 450 dwellings with all 

matters reserved except for access. 

 

15/00841/REM 

16/00014/APLWR 

Appeal 

allowed 

Reserved matters approval for phase 1 

development for 118 dwellings including 33 

affordable homes, flood attenuation lagoon, 

open space and associated infrastructure. 

 

16/00422/DEM  Demolition of farmhouse and barn 

 

 

Pre-application engagement 

 

1.13 Prior to the preparation of this formal planning application the applicant has 

engaged with the local planning authority, statutory consultees, local elected 

Members and the general public, the latter group through a one-day public 

exhibition held in Stapleford.  

 

1.14 The local planning authority confirmed through a formal pre-application response 

that the development remains one which they support in principle. The proposals 

have been amended where appropriate to address comments and suggestions 

received at the pre-application stage. The application includes a Statement of 

Community Involvement which sets out how comments made by the general  
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public have been incorporated into the final proposals. 

 

The purpose and content of the planning statement 

 

1.15 This statement identifies the planning policy Framework within which this 

planning application should be considered. It identifies the key issues that will 

need to be addressed during the application process having regard to the site 

and its constraints, its opportunities and indeed its planning history. 

 

1.16 The planning statement is structured as follows: 

 

Section 2 describes the application site and its surroundings 

Section 3 provides a summary of the application proposals 

Section 4 sets out the relevant planning policies and guidance 

Section 5 identifies and addresses the main planning issues 

Section 6 provides a summary and the overall conclusions. 

 

Other supporting reports 

 

1.17 The application is of course supported by a comprehensive collection of technical 

reports/surveys covering a multitude of relevant considerations. These are as 

follows: 

 

- Flood Risk Assessment and Drainage Strategy prepared by BSP 

- Design and Access Statement prepared by ABA consulting 

- Preliminary Ecological appraisal prepared by EMEC Ecology 

- Noise assessment prepared by BSP consulting 

- Transport assessment and Travel Plan prepared by BSP consulting 

- Statement of community involvement prepared by Cerda planning 
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- Supplementary Geotechnical Ground Investigation Report by GeoDyne 

- Arboricultural impact assessment prepared by BB consulting 

 

1.18 Ultimately, the statement justifies how the proposed development accords with 

relevant policies of both the Framework and the Development Plan. It further sets 

out that there are no other material considerations which indicate that the 

proposals should be determined other than positively.  
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2.0  Site Description and Location 

 

2.1 The application site lies some 1.6 Km to the north of Stapleford town centre and 

around 1.5 km to the north west of Bramcote. It is located to the immediate north 

of the Ilkeston road (A6007), 270 metres at its closest point from the junction with 

the Stapleford Road. The site is irregular in shape and extends in total to some 

16.51 hectares with its northern most boundary abutting the railway line. 

 

2.2 The site comprises mainly agricultural fields but also includes some woodland 

areas. The southern boundary abuts the Ilkeston road and is defined by 

hedgerow.  

 

2.3 To the west the site adjoins Phase 1 of the applicant's development, whilst to the 

east, the site is flanked in part by the existing residential development on 

Mayfield Drive and in part by existing woodland. As set out above, the 

northernmost extent of the northern boundary adjoins the railway line whilst the 

remainder of the northern boundary adjoins an area of public open space. 

 

2.4 The topography is generally flat in the western half of the site but rises 

appreciably in the eastern half.  

 

2.5 The site is within the Environment Agency's Flood Zone 1 and thus is at the 

lowest probability of flooding from fluvial sources. Nevertheless, the planning 

application is accompanied by a flood risk assessment which fully assesses the 

risks posed to the development in this regard along with sustainable methods of 

managing drainage within the site. 
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3.0  Proposed Development 

  

3.1 As set out above, owing to the inability to comply with the time limits imposed on 

the previously granted outline application, this application is submitted in hybrid 

form comprising two distinct elements.  

 

3.2 The first, a full application comprising of a land parcel extending to 5.59 hectares 

immediately adjacent to Phase 1 of the development (15/00841/REM) containing 

132 new homes, new access onto the Ilkeston road and all associated open 

space and engineering works. For ease, this element will be referred to as 

‘Phase 2.’ 

 

3.3 The second element is an outline application with all matters reserved save for 

access for the erection of up to 200 new homes, a local centre (A1, A2, A3, A4 

and A5 uses) comprising up to 500 square metres of floor area. For ease, this 

element will be referred to as the ‘remaining phases.’ 

 

3.4 The supporting Design and Access Statement prepared by Armstrong Burton 

Associates (now part of Pegasus Group) provides full details on the design of the 

proposed development. Nevertheless, a brief summary of the proposals is set out 

below. 

 

3.5 The layout and design have been directly driven by careful analysis of the site 

and surrounding area. Full regard has also been had to the conclusions reached 

by the Inspector in granting permission for Phase 1. The form and layout of the 

development utilises the topography and existing site characteristics including its 

vegetation to minimise the development’s impact on the landscape. Furthermore, 

the existing character areas from Phase 1 have been followed through into the 

remainder of the development site. 
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3.6 A mix of house types and sizes is proposed which responds appropriately to local  

need and demand. The overall housing offer includes 25 percent of affordable 

homes as set by the previously approved outline permission and associated 

S106 agreement. The applicant is committed to working with both the council and 

registered social housing providers to ensure that an appropriate mix of 

affordable tenures is brought forward.  

 

3.7 It should be noted that the distribution of affordable units on site as proposed 

strikes a balance between the integration of the units within the wider open 

market housing mix and the management needs that RSPs have based on day 

to day operational requirements. 

 

3.8 Access to the full element of the proposal would be taken directly from Ilkeston 

road to the east of the existing access into Rowan Avenue. This access position 

has already been considered and deemed acceptable under the provisions of the 

previously approved outline.  

 

3.9 It should be noted that the access which serves Phase 1 and which links into the 

development’s internal road network in turn provides access into phase 2. The 

remaining development area which is the subject of the outline element of this 

application will be accessed from this internal road network. There is no 

requirement for any further direct access provision from Ilkeston Road for these 

remaining development phases. 

 

3.10 Each dwelling will benefit from an appropriate quantum of car parking provision 

and this is explored in more detail in the submitted transport assessment. Suffice 

to say however that parking will be provided within each plot at a level which is 

compliant with the Council's vehicle parking standards. 
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3.11 The applicant recognises the importance and benefits of public engagement and 

has done so in a thorough and comprehensive manner as part of its work to 

shape the proposals. The engagement has included public exhibition as well as 

detailed briefing with local elected members. 

 

3.12 The engagement process has resulted in direct changes to the proposals and the 

detail of this is explored within the statement of community involvement which 

accompanies the application. 
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4.0  Planning Policy Context  

 

4.1 This section of the planning statement considers the planning policies and 

guidance against which the proposals need to be assessed. 

 

4.2 Section 38 (6) of the planning and compulsory purchase act 2004 section 70 

(two) of the Town and Country Planning Act 1990 require that planning 

applications be determined in accordance with an up to date development plan 

unless material considerations indicate otherwise. 

 

4.3 In this case the development plan comprises the: Broxtowe Aligned Core 

Strategy (2011- 2018) (adopted 2014) and the Broxtowe Part 2 local plan 

(2018-2028) (adopted 2019). Other relevant material policy considerations are 

the National planning policy Framework (hereafter the Framework), the planning 

practice guidance (PPG) and adopted supplementary planning documents.  

 

Broxtowe Aligned Core Strategy 

4.4 The following represent the relevant policies from the Aligned Core Strategy: 

 

Policy A: Presumption in favour of sustainable development. The Council 

will work proactively with applicants to secure sustainable development. 

 

Policy 1: Climate change. All development proposals will be expected to 

mitigate against and adapt to climate change 

 

Policy 2: The spatial strategy. Sustainable development in the plan area will be 

achieved through a strategy of urban concentration with regeneration meaning 

development will be located in or adjoining the main built up area of Nottingham. 

 

Policy 6: Role of Town and local centres. Sets out the hierarchy of centres  
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within the borough. 

 

Policy 8: Housing size, mix and choice. Residential development should 

maintain, provide and contribute to a mix of housing tenders, types and sizes. 

Consideration should be given to the needs and demands of the elderly. 30% 

affordable housing will be sought. 

 

Policy 10: design and enhancing local identity. Sets design and layout 

principles to be applied to new development. 

 

Policy 14: Managing travel demand. The need to travel will be reduced by 

securing new development of appropriate scale and the most accessible 

locations. 

 

Policy 16: Green Infrastructure, parks and open space. Existing and potential 

green infrastructure corridors and assets will be protected and enhanced with 

developments proposed through core strategy is enhancing strategic green 

infrastructure network. New or enhanced green infrastructure corridors and 

assets should be as inclusive as possible, multifunctional and look to make 

provision for more than 18 listed criteria. 

 

Policy 17: Biodiversity. Outlines measures for increasing biodiversity over the 

plan period. Designated sites will be protected in accordance with an established 

hierarchy. 

 

Policy 18: Infrastructure. New development must be supported with the 

required infrastructure at the appropriate stage. Contributions will be sought from 

development proposals which give rise to the need for new infrastructure. 
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Policy 19: Developer contributions. All development will be expected to meet 

the reasonable cost of new infrastructure required as a consequence of the 

proposal; contribute to the delivery of necessary infrastructure to enable the 

cumulative impacts of development to be managed provide for the future 

maintenance of facilities provided as a result of the development. 

 

Broxtowe part 2 local plan 

4.5 The following represent the Part 2 local plan policies that are relevant to the 

application: 

 

Policy 1: Flood Risk. Development will not be permitted in areas at risk from 

any form of flooding unless there are no suitable and reasonably alternative sites 

in a lower risk area outside the Green Belt: in the case of fluvial flooding, the 

proposals protected by the Nottingham Trent left bank flood alleviation scheme or 

flood defences of equivalent standard; provision is made for access to 

watercourses and flood risk management assets and measures are included to 

mitigate any residual flood risk, provide flood compensation where appropriate 

ensure development on Greenfield sites maintain greenfield surface water run-off 

rates (including use of SuDS). 

 

Policy 13: Proposals for main town centre uses in edge of centre and out of 

centre locations. Permission will be granted for retail, leisure, office or food and 

drink uses in out of centre locations provided it does not result in a unit of 500 m² 

gross floor space or more and it is in an area of deficiency and meet local needs 

including that generated by major new housing development in such a use does 

not result in a significant adverse impact on the vitality and viability of any nearby 

centre. Impact assessments will be required for such uses of 2500 square meters 

or more. 
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Policy 15: Housing mix, size and choice. 30% or more of housing should be 

affordable at the newly allocated sites (except Kimberley) or any site within the  

green belt comprising 10 or more dwellings. The major proposals on other sites 

in the Stapleford submarket 10% or more affordable housing should be provided. 

If less than this is proposed (or fewer accessible and adaptable dwellings than 

required are proposed), a viability assessment must accompany the application. 

Affordable housing provision should be made on site, unless there are 

exceptional circumstances. Development should provide an appropriate mix of 

house size, type, tenure and density to ensure that the needs of residents of all 

parts of the borough and all age groups (including the elderly) are met. At least 

10% of the dwelling should comply with the requirement M4 (2) of the building 

regulations regarding accessible and adaptable dwellings. 

 

Policy 17: Place making, design and amenity. Permission will be granted for 

development which meets a number of criteria (where relevant) including that it 

integrates into its surroundings; provides, or is close to, community facilities; has 

good access to public transport; creates a place with a locally inspired or 

otherwise distinctive character; takes advantage of existing topography and 

landscape features; provide sufficient, well integrated parking and safe and 

convenient access; creates well-defined streets and spaces; ensure satisfactory 

standards of amenity for existing and proposed residents; provides attractive, 

clearly defined and safe private and public spaces; enables convenient use by 

people with limited mobility; incorporate ecological sensitive design, with a high 

standard of planting (makes use of native species) and features for biodiversity 

(including bat/bird boxes) and does not prejudice the development of a larger 

site. An assessment in relation to building for life 12 criteria will be required to be 

submitted within the design and access statement. 

 

Policy 19: Pollution, hazardous substances and ground conditions. Lighting  
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scheme should be designed to minimise adverse effects on residents, the 

darkness of the local area and wildlife. Development of land which may be 

contaminated will not be permitted in till site investigations been undertaken and 

any necessary remedial measures have been agreed. Paragraph policy 20: air 

quality. For developments, all reasonable steps will be required to be taken to 

provide alternatives for users of the development to utilise modes of transport 

other than private car. Electric vehicle charging points will be required for major 

developments. 

 

Policy 21: Unstable land. Within the coal authority's development high risk area 

permission for non-household development will only be granted if it is 

demonstrated that the site is, or can be made, safe and stable. 

 

Policy 22: Minerals. Development will not be permitted which would necessarily 

sterilise mineral resources of economic importance or post serious hindrance to 

future extraction in the vicinity. 

 

Policy 24: The Health Impacts of development. The completed health impact 

assessment checklist will be required to accompany any application of 50 

dwellings or more. 

 

Policy 26: Travel Plans. A travel plan will be expected to be submitted for 

developments of 10 or more dwellings or 1,000 square meters or more of gross 

floor space. 

 

Policy 28: Green infrastructure assets. Development proposals likely to lead to 

increased use of any green infrastructure asset (including green infrastructure 

corridors, playing pitches, recreational routes and prominent areas for special 

protection) will be required to take reasonable steps to enhance the green  
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infrastructure asset. Permission will not be granted for development the results in 

any harm to the green infrastructure asset unless the benefits clearly outweigh 

the harm. 

 

Policy 30: Landscape. All development within or affecting the setting of local 

landscape character area should make a positive contribution to the quality local 

distinctiveness of the landscape. 

 

Policy 31: Biodiversity assets. All development proposal should seek to deliver 

a net gain in biodiversity and geo-diversity and contribute to the borough's 

ecological network. Permission will not be granted for development which would 

cause significant harm to site and habitat nature conservation/geological value, 

together with species are protected/under threat. Support will be given to nature 

conservation value enhancement measures, in particular to meeting objectives of 

the Nottinghamshire biodiversity action plan. Development proposals likely to 

lead to increased use of biodiversity assets (e.g. local wildlife sites, TPO's, 

protected species et cetera.) Will be required to take reasonable steps to 

enhance the asset. In all cases permission will not be granted for development 

the results in any significant harm or loss of biodiversity asset, unless the 

benefits of the development clearly shown to outweigh the harm. 

 

Policy 32: Developer contributions. Financial contributions may be sought 

from developments of 10 or more dwellings or thousand square meters or more 

gross floor space for the provision, improvement maintenance, where relevant of: 

affordable housing; health; community facilities; green infrastructure assets; 

biodiversity; education; highways; cycling, footpaths and public transport; historic 

environment; heritage assets and/or their setting and flood mitigation measures, 

SuDS. On site provision of new playing pitches may be required to develop to 50 

dwellings or more. 
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National planning policy Framework (2019) 

The following represent the sections and paragraphs of the Framework that are 

relevant to the proposals: 

 

Section 4 – Decision Making. Paragraph 47 confirms that applications for 

planning permission should be determined in accordance with the development 

plan, unless material considerations indicate otherwise. Decisions on 

applications should be made as quickly as possible, and within statutory 

timescales unless a longer period has been agreed by the applicant in writing.  

 

Section 5 - Delivering a sufficient supply of homes. Paragraph 59 sets out that 

to support the government’s objective of significantly boosting the supply of 

homes, is important that a sufficient amount and variety of land can come 

forward where it is needed, that the needs of groups with specific housing 

requirements are addressed and that land with permission is developed without 

unnecessary delay. 

 

Section 6 - Building a Strong Competitive Economy. Paragraph 80 sets out that 

Planning policies and decisions should help create the conditions in which 

businesses can invest, expand and adapt 

 

Section 7 - Ensuring the vitality of town centres. Paragraph 85 is clear that 

planning policies and decisions should support the role the town centres play at 

the heart of local communities by taking a positive approach to their growth, 

management and adaptation.  

 

Section 8 - Promoting healthy and safe communities. Paragraph 91 states that 

planning policies and decisions should aim to achieve healthy, inclusive and safe 

places which, amongst other things promote social interaction, are safe and 

accessible and enable and support healthy lifestyles, especially where this would  
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address identified local health and well-being needs for example through the 

provision of safe and accessible green infrastructure, sports facilities, local 

shops, access to healthy food, allotments and layouts that encourage walking 

and cycling. Paragraph 96 sets out that access to a network of high-quality open 

spaces and opportunities for sport and physical activity is important for the health 

and well-being of communities. 

 

Section 11 - Making effective use of land. Paragraph 117 is clear that planning 

policies and decisions should promote an effective use of land in meeting the 

needs for homes and other uses, whilst safeguarding and improving the 

environment and ensuring safe and healthy living conditions. Paragraph 122 

states that planning policies and decisions should support development that 

makes efficient use of land taking into account, amongst other things, local 

market conditions and the availability and the importance of securing 

well-designed, attractive and healthy places.  

 

Section 12 – Achieving well designed places. Paragraph 124 states that the 

creation of high-quality buildings and places is fundamental to what the planning 

development process should achieve. Good design is a key aspect of 

sustainable development, creates better places in which to live and work helps 

make development acceptable to communities. Paragraph 127 notes that 

policies and decisions should ensure that developments:  

-  will function well and add to the overall quality of the area over the lifetime 

of the development; 

- are visually attractive as a result of good architecture, layout and 

appropriate and effective landscaping; 

- are sympathetic to local character and history; 

-  establish or maintain a strong sense of place, using the arrangement of 

streets, spaces, building types and materials to create attractive, 

welcoming and distinctive places to live, work and visit; 
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-  optimise the potential of the site to accommodate and sustain an 

appropriate amount and mix of development; and 

-  create places that are safe, inclusive and accessible and which promote 

health and well-being, with a high standard of amenity for existing and 

future users and where crime and disorder, and the fear of crime, do not 

undermine the quality of life or community cohesion and resilience. 

 

Section 15 – conserving and enhancing the natural environment. Paragraph 

170 states that planning policies and decisions should contribute to and enhance 

the natural and local environment through a variety of measures. These include 

minimising impacts on and providing net gains for biodiversity, including by 

establishing coherent ecological networks that are more resilient to current and 

future pressures and preventing new and existing development from contributing 

to, being put at an acceptable risk from or being adversely affected by, 

unacceptable levels of soil, air, water or noise pollution land instability. 
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5.0 Assessment of the Proposed Development 

 

5.1 Having set out a description of the development and the policy context against 

which the proposals should be considered, the remainder of this statement 

considers the proposals within this identified policy context through the 

identification of a the main matters which are of most relevant to the 

determination of the application.  

 

5.2 The main matters are as follows:  

 

- The principle of development 

- Character and appearance matters 

- Highway Safety, traffic and parking 

- Ecological considerations 

Flood risk and drainage considerations 

- Arboricultural considerations 

- Planning Obligations 

- Other matters 

 

The principle of development 

 

5.3 The starting point in the determination of every planning application is Section 38 

(6) of the Planning and Compulsory Purchase Act which states that planning 

applications must be determined in accordance with the development plan unless 

material considerations indicate otherwise. To this end, the Framework is a key 

material planning consideration in reaching planning decisions. 

 

5.6 Paragraph 11 of the Framework sets out the presumption in favour of sustainable  

development, which for decision taking means:  
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‘Approving development proposals that accord with an up to date  

Development Plan without delay’ 

 

5.7 Paragraph 11 of the Framework is clear that development proposals which 

accord with the development plan should be approved without delay. To this end, 

it is clear that the application site forms part of the wider housing commitment for 

land at Field Farm, development on the remaining portion of which has already 

begun (Phase 1 15/00841/REM). Accordingly, it is evidently the case that the 

principle of developing this site for housing is entirely acceptable.  

 

5.8 It is appreciated that the proposals also include the provision of a local centre 

within the outline element of the application and that this use did not form part of 

the outline permission. 

 

5.9 It is further appreciated that such provision amounts to a town centre use having 

regard to the Framework’s definition. Having regard to Policy 13 (Proposals for 

Main Town Centre Uses in Edge of Centre and Out of Centre Locations) of the 

Part 2 Local Plan, it is noted however that the Core Strategy is clear in its support 

for such uses in edge of centre and out of centre locations where they do not 

result in a unit of 500 square metres gross floor space or more, they meet local 

needs including those generated by major new housing development and do not 

result in a significant adverse impact on the vitality and viability of any nearby 

centre.  

 

5.10 Accordingly, on the basis that the local centre will evidently serve a local need  

generated by this major new housing development, will not result in any unit of 

over 500 square metres of gross floor space and, by its very nature, will not 

adversely impact on the vitality and viability of any existing centre, it is submitted 

that is element of the proposal is also entirely acceptable in principle.  
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5.11 Having regard to the above, as far as the principle of the development is 

concerned, insofar as the application will facilitate the delivery of housing which 

the Development Plan is committed to and a local centre to meet the needs of 

that housing, there is full alignment with the both the Development Plan (Policies 

A and 2 of the Broxtowe Aligned Core Strategy and the advice set out within the 

Framework (Sections 2 and 5) insofar as the principle of this development is 

concerned. 

 

Character and appearance matters 

 

5.12 Full details of the design rationale are set out within the Design and Access 

Statement which accompanies the application. Nevertheless, this section of the 

statement sets out how the proposals take full account of the existing site 

constraints and the existing wider context so as to provide a responsive design 

solution which fully accords with the requirements of national planning guidance 

and relevant development plan policies. 

 

5.13  The impact of the proposals on the character and appearance of the locality is an 

important consideration in the determination of the application. Undoubtedly, the 

introduction of 332 new homes will result in significant landscape change. Of 

course, change in itself is not a valid reason on which to resist a planning 

application; almost all development will result in some degree of change.  

 

5.14 Moreover, given the site is committed for housing development in the 

Development Plan there is already an inherent acceptance of the inevitable  

 

quantum of change that will occur. Accordingly, considerations regarding impact 

on character and appearance need to be taken within the context of this 

development being a committed housing site.  
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5.15 To this end, the proposals build on the conclusions drawn by the Inspector in 

allowing the appeal relating to Phase 1, namely that:  

 

‘the architectural styles and detailing provide for a mixture of house 

types, which align to the three-character areas, and range from the 

more traditional to the quite contemporary. These house types  

integrate well within the site and whilst clearly none are of a highly 

innovative design quality, are attractive and appropriate to the 

character of the neighbouring residential areas.’ (underlining our 

emphasis) 

 

5.16 The proposals for the detailed element of the application continue the same three 

broad character areas, utilising many of the same house types as within Phase 1.  

 

5.17 The consistency and ‘flow’ between Phase 1 and Phase 2 would therefore be 

maintained. Given the strong conclusions drawn by the Inspector in relation to 

the suitability of Phase 1, it is entirely reasonable to conclude that the overall 

design approach insofar as house types, character areas and general 

architectural treatment are concerned, is wholly acceptable. Indeed, to draw any 

other conclusion would be in direct contradiction of the Inspector’s previous 

conclusions on this matter. Accordingly it is submitted that there is full 

accordance with the Development Plan (Policy 10 of the Broxtowe Aligned Core 

Strategy and Policy 17 of the Broxtowe Part 2 Local Plan) and the Framework 

(Section 12) in this regard.  

 

Highway Safety Traffic and Parking 

 

5.18 It is worth noting that highway related matters for the full Field Farm development 

site were considered and found acceptable as part of the consideration of the 

original outline application. Such acceptability extended to the provision of a  
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second access point from Ilkeston Road.  

 

5.19 Nevertheless, having regard to the regrettable situation that the applicant finds 

themself in owing to the delays in the determination of Phase 1, the Transport 

Assessment which accompanies the application reconsiders all transport related 

matters in detail through full assessment of the site and its surrounding highway 

network.  

 

5.20 The Transport Assessment confirms that the site is a sustainable one enjoying 

good connections to footways, footpaths and pedestrian crossing facilities 

assisting pedestrian journeys to key destinations within the suburb of Stapleford. 

In addition, the local road network facilitates cycle journeys within Stapleford and 

through to surrounding locations.  

 

5.21 Public transport in the form of bus services, provide links between the site 

location and a number of destinations including Nottingham city centre, 

Sandiacre, Long Eaton, Beeston, Ilkeston and Kirk Hallam. Moreover, train 

services accessible from Beeston railway station and Nottingham railway station 

provide the opportunity for trips nationally. It should also be noted that hey just to 

proposals including East Midlands hope at, which would provide an interchange 

between the rail services and the NET tram network. 

 

5.22 The Transport Assessment considers the number of vehicular trips that are likely 

to be generated during the AM and PM peak hours. For Phase 2, it is forecast 

that 71 vehicle trips will be generated in the AM peak hour and 69 vehicle trips in 

the PM peak hour. Combining these trips with those forecast for the remaining 

phases of development, it is forecast that there would be 207 vehicle trips in total 

in the AM peak hour and 200 vehicle trips in the PM peak hour. 

 

5.23 The impact of these additional movements on the highway network has been  
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fully assessed and whilst the Transport Assessment concludes that there would 

be some impact on the operation of various junctions within the vicinity of the site 

these can be adequately mitigated through some capacity improvements. The 

applicant is principal happy to work with the local highway authorities in this 

regard.  

 

5.24 Ultimately, subject to the above which can be secured through planning 

conditions/obligations, the Transport Assessment concludes that the proposed 

residential development is acceptable in highways and transport terms. 

 

5.25 The application is also supported by a Residential Travel Plan in accordance with 

the requirements of policy 26 of the Broxtowe part two local plan. The Travel 

Plan demonstrates that the environmental improvement sought from the 

transport sector can be achieved at a local level can contribute towards easing 

congestion, especially during peak periods. More specifically, the travel plan 

outlines a package of initiatives that are designed to encourage more efficient 

use of the private car and promote a choice of alternative travel modes with the 

aim of reducing the number of single occupancy car trips by 5% over five years. 

 

5.26 The package of initiatives includes liaison with local schools in order to promote 

safe walking routes to school, the possibility of securing a discount on cycling 

equipment for new residents at local retailers the provision of information to new 

residents on key pedestrian and cycle routes linking to local amenities and the 

facilitation of car sharing initiatives. The travel plan sets out measurable 

monitoring activities in order to assess its effectiveness and commits to an 

obligation to secure the cost of this monitoring through a legal agreement.  

 

5.27 To this end, there is full alignment with the requirements of the development plan 

(Policies 1, 14 and 18 of the Broxtowe Aligned Core Strategy and Policies 17, 26 

and 32 of the Broxtowe part two local plan) and Section 9 of the Framework. 
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Ecological Considerations 

 

5.28 Evidently the application site has already been assessed in the recent past from 

an ecological perspective as part of the survey work undertaken to support the 

original outline application and the subsequent reserved matters application for 

Phase 1.  

 

5.29 The preliminary ecological appraisal which supports this application therefore 

updates the previous surveys through identification of any potential ecological 

issues and makes recommendations for general mitigation, compensation and 

further survey work, as appropriate. 

 

5.30  As stated above, the majority of the site comprises arable land although it is 

bisected by an area of immature to semi mature woodland. Woodland also 

occurs around the boundaries of the site which includes mature oak birch and 

wet willow woodland along the boundary Brook. 

 

5.31 The woodlands, scattered trees and areas of scrub within the application site 

provide potential habitats for breeding birds and bats. There is some potential 

habitat for common amphibians and sample be limited potential for foraging and 

sheltering reptiles. The woodlands also provide opportunities for badgers no 

evidence of this species was found during the site walkover. 

 

5.32  Ultimately, the ecological value of the site is not a constraint to the development  

 

proposals. Nevertheless, the appraisal makes a number of recommendations in 

terms of additional survey work, enhancements and mitigation measures.  

 

5.33 These include but are not limited to hedgerow enhancements to ‘gap up’ the 

existing hedgerow on the southern boundary, refraining from any vegetation 
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clearance during the bird nesting season, using spoil from the creation of the 

SuDS feature to create mounds around their periphery as habitat for amphibians 

and reptiles 

 

5.34 Having regard to these recommended mitigations, enhancements and further 

surveys which the council may secure through the use of a suitably worded 

planning condition, the proposals find full accordance with Policy 17 of the 

Broxtowe Aligned Core Strategy, Policy 31 of the Part 2 Local Plan and Section 

49 of the Framework.  

 

Flood Risk and Drainage 

 

5.35 The application is supported by a Flood Risk Assessment and Drainage Strategy 

which considers flood risk from a range of sources, the specific mitigation that 

may be required as a consequence of introducing the development as well as the 

site-specific drainage strategy for both storm and foul waters.    

 

5.36 The local area benefits from a Strategic Flood Risk Assessment which defines 

the site as being within Zone 1. The sequential and exception tests that are 

required for development that is in Flood Zones 2 and 3 are therefore not 

required.  

 

5.37 The assessment considers all sources of flood risk but notes that the primary 

source of flood risk to the site is the boundary brook which runs outside the site 

immediately adjacent to the Phase 2 boundary and then through the remaining  

 

phases of the site.  

 

5.38 In order to manage and mitigate against flood risk from surface water and indeed 

to manage surface  water under normal circumstances a sustainable drainage 

system has been designed. Owing to soil conditions which are clay based and  
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which therefore prevent the disposal of surface water via infiltration in the form of 

soakaways, it is proposed to deal with surface water runoff via the adjacent open 

water course (which already accommodates run off from Phase 1) after it has 

been attenuated. Attenuation is proposed in the form of 2,100 cubic metres of 

storage. This will restrict surface water run off rates to 32.8 litres/second for all 

storms up to and including 100 year plus 40% climate change return periods.  

 

5.39 The proposals therefore fully accord with the requirements of Policy 1 of the 

Broxtowe Aligned Core Strategy, Policy 1 of the Broxtowe Part 2 Local Plan and 

Section 14 of the Framework.    

 

Arboricultural considerations 

 

5.40 The application is supported by an Arboricultural Report which in broad terms 

considers the conditions of the existing trees within the application site their 

interface within the development proposals and makes preliminary management 

recommendations. The report gives particular consideration to the creation of a 

pathway through the existing woodland so as to improve the permeability of the 

site.  

 

5.41 To this end, it should be noted that part of the young woodland on the application 

site is protected by virtue of a Tree Preservation Order (Field Farm Estate, 

Ilkeston Road, Stapleford – 2012) and contains a number of older willow trees.  

The area is not currently subject to any formal management regime and the 

effects of that absence are apparent.   

 

5.42 As far as the creation of the woodland path is concerned, the report considers 

the impacts on the woodland in two distinct areas within the application site; the 

treed area along the watercourse and the aforementioned plantation which is 

subject to the tree preservation order.  
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5.43 In terms of the former, the report notes that proactive management of some of 

the older willows will be necessary due to the likely need to form the path close to 

some of the larger trees. The report considers that this is unlikely to create any 

substantial negative impact on the remaining trees do the assumed elevated 

construction of any path owing to boggy ground conditions. Where the path will 

be formed at ground level, there would appear to be no reason why the principles 

of minimum dig/porous construction could not be followed and the council are 

able to further consider these requirements via a suitably worded planning 

condition.  

 

5.44 Ultimately, the report concludes that it would appear entirely plausible to retain 

‘the central core element of the old willow corridor’ which should be subject to 

proactive management so as to create a woodland path linking the development 

areas.  

 

5.45 Further work is required to determine the eact route of that path so as to ensure 

a joined-up approach with ecological enhancement and mitigation measures.  

 

5.46 In terms of the second of the two areas, that is, the plantation subject to a Tree 

Preservation Order, whilst the report notes that in the main, trees have 

established well, there is early evidence of ash die back which is predicated to 

become much worse. Like the treed area along the water course, the plantation 

has not been subject to any formal management regime.  

 

 

5.47 To create a footpath through this area, it will be necessary to remove a section of 

the plantation. There are no concerns that this would harm the overall function a 

and integrity of the plantation and indeed, the benefits that would ensue as a 

consequence of the new footpath/bridleway would far outweigh the localised tree 

loss. The proposals align with the requirements of  
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Planning Obligations 

 

5.66 As far as planning obligations are concerned, the applicant remains in principle 

content with mitigating against the impacts of the development through the 

provisions of obligations secured via a Section 106 agreement where it is 

demonstrated that these obligations are necessary, directly related to the 

development and fairly and reasonably related in scale and kind to the 

development. 

 

5.67 However, it is important to note that the applicant is already obligated to do this 

under the terms of the S106 agreement (dated 30th October 2013 and varied by 

deed of variation on 12th January 2018) that is in force relating to the original 

outline permission.  

 

5.68 The applicant has already made significant payments to Broxtowe Borough 

Council and Nottinghamshire County Council under the terms of this S106 

agreement and in principle would set out that if were not for the substantial 

setbacks experienced as a result of the council’s decision to refuse the reserved 

matters application relating to Phase 1 which proved to be unfounded, the 

applicant would, in all likelihood, have been able to bring forward the remaining 

reserved matters applications in the conventional manner.  

 

5.69 Accordingly, it is the applicant’s intention at the point of submission to mitigate 

against the impacts of the proposed development under the provisions of the  

 

existing S106 agreement. The council have in principle agreed to proceeding on 

the basis and have confirmed in writing through their formal pre application 

response that they would not wish to compromise the deliverability of this site by 

revisiting the required contributions.  
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Furthermore, the council have also confirmed as part of their formal pre 

application response that they would not seek to increase the quantum of 

affordable housing provision on the site in line with the requirements of the 

recently adopted Part 2 local plan.   

 

Nevertheless, the applicant reserves the right to revisit the obligations package 

during the determination of the application and will work collaboratively with the 

council in this regard as necessary.   

 

 Other matters 

 

5.71 The application is also supported by a ground conditions report and an 

environmental noise assessment.  

 

5.72 The first of these identifies the extent of the previous coal workings allowing the 

identification of a ‘no build zone’ and specific foundation design requirements. 

With the exception of the coal worked from the Field Farm open cast, no the coal 

workings have  been revealed beneath the application site. Subject to following 

the recommendations of the report, the ground conditions on the site do not 

represent a constraint to development.  

 

5.73 In terms of the environmental noise assessment, it considers the noise 

associated with the traffic using Ilkeston road and the passage of trains on the 

railway line to the north in order to understand what, if any mitigation may be 

required across the development site to ensure that future residents enjoy 

appropriate standards of residential amenity.  

 

5.74 24 hour noise surveys were carried at two locations within the site to account for 

these two different noise sources. The survey and subsequent assessment of the 

findings indicates that attenuation will be required during day time and night time 

periods to achieve both internal and external standards which are acceptable.   
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5.75 Appropriate Internal standards can be achieved through the use of insulating 

glass combined with trickle vents. External standards can be achieved through 

the use of standard 2.0 metre high close boarded fencing.  

 

. 
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6.0 Summary and Conclusions 

 

6.1 The framework is clear in that where development accords with an up to date 

development plan the presumption in favour of sustainable development is 

engaged and proposals should be approved without delay. 

 

6.2 As has been demonstrated in the preceding sections of this statement, the 

development proposals are fully aligned with the requirements of the 

development plan and the guidance set out in the framework.  

 

6.3 More specifically, the provision of up to 332 new homes on this committed and 

sustainable housing site will deliver much needed open market and affordable 

housing in line with the council’s adopted spatial strategy.  

 

6.4 Moreover doing so will drive important economic, social and environmental 

benefits.  

 

6.4 The proposed development is firmly aligned with key development policies and 

strategic objectives are set out with in the development plan.  

 

6.5 There are no material considerations which indicate that the development should 

not be determined in accordance with the development plan. On account of its 

wholesale alignment with the development plan it is respectfully requested that 

the application is approved at the Council’s earliest opportunity. 
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Appeal Decision 
Hearing held on 13 December 2016 

Site visit made on 13 December 2016 

by Jonathan Price BA(Hons) DMS DipTP MRTPI 

an Inspector appointed by the Secretary of State for Communities and Local Government 

Decision date: 13 February 2017 

 

Appeal Ref: APP/J3015/W/16/3154282 
Land at Field Farm, Ilkeston Road, Stapleford, Nottinghamshire NG9 8JJ 

 The appeal is made under section 78 of the Town and Country Planning Act 1990 

against a refusal to grant approval to details required by a condition of a planning 

permission. 

 The appeal is made by W Westerman Limited against the decision of Broxtowe Borough 

Council. 

 The application Ref 15/00841/REM, dated 24 November 2015, sought approval of 

details pursuant to condition No 1 of a planning permission Ref 11/00758/OUT, granted 

on 4 November 2014. 

 The application was refused by notice dated 20 April 2016. 

 The development proposed is outline application for residential development for up to 

450 dwellings with all matters reserved except for access. 

 The details for which approval is sought are reserved matters for Phase 1 of 

development for 118 homes (including 33 affordable homes), flood attenuation, open 

space and associated infrastructure. 
 

Decision 

1. The appeal is allowed and the reserved matters are approved, namely Phase 1 

of development for 118 homes (including 33 affordable homes), flood 
attenuation, open space and associated infrastructure, details submitted in 
pursuance of condition No 1 attached to planning permission  

Ref 11/00758/OUT dated 4 November 2014, subject to the conditions set out in 
the Schedule attached to this decision. 

Preliminary Matter 

2. The application for reserved matter approval related to the first phase of an 
outline planning permission for up to 450 dwellings, and provided details of the 

appearance, landscaping, layout and scale for 118 dwellings, including details 
of a flood attenuation lagoon, open space and associated infrastructure.  

Vehicular access to the site from the Ilkeston Road had been the subject of 
details already approved in the outline planning permission. 

Main Issue 

3. The main issue in this case is whether the proposals would provide an 
acceptably designed housing development which would respond adequately to 

the character and appearance of the immediate surroundings. 
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Reasons 

4. The appeal relates to a rectangular parcel of farmland of some 4.3 hectares 
situated just beyond the present northern built-up extent of Stapleford.  The 

existing development in this locality mainly comprises somewhat varied but 
generally rather conventional 20th century suburban housing.  The A6007 
Ilkeston and Trowell Roads form the southern and western site boundaries 

respectively, which face existing frontage housing.  A small stream, Boundary 
Brook, forms the northern site boundary, beyond which there is an open field 

which is to remain undeveloped.  A public footpath marks the eastern site 
boundary beyond which is the land which will accommodate the later phases of 
the outline housing permission. 

5. This entire outline planning permission relates to an 11 hectare site in total and 
allows for up to 450 dwellings.  Approval was granted on 4 November 2014.  

This followed the adoption of the Broxtowe Aligned Core Strategy (BACS) in 
September 2014 which, through the Spatial Strategy in Policy 2, allocated the 
housing in a Sustainable Urban Extension (SUE) at Field Farm. 

6. The supporting text in paragraph 3.2.14, which follows BACS Policy 2, expects 
new SUE developments to be ‘exemplar’ in terms of their design, and to 

incorporate measures to adapt to and mitigate the effects of climate change, 
and reduce its causes, as required through BACS Policy 1.  Although paragraph 
3.2.14 is supporting text, and therefore does not have full policy status, it 

remains part of the adopted plan and explains how the identified policies 
should be applied. 

7. I am persuaded that this proposal cannot be considered contrary to Policy 2 of 
the BACS as this is the spatial policy that made the strategic allocation for 
housing on this site.  Whether these reserved matter details meet an exemplar 

standard required under paragraph 3.2.14 should be judged against the design 
criteria of the relevant policy which is BACS Policy 10.  In respect to SUEs 

addressing climate change paragraph 3.2.14 refers to BACS Policy 1. 

8. Consequently, it is these BACS policies, 1 and 10, against which these 
proposals should be assessed.  The exceptional circumstances which justified 

the strategic housing allocation of the Field Farm site, and the removal of this 
land from the Green Belt, have already been applied and related to the need to 

provide an adequate future supply of housing.  Exceptional circumstances 
cannot now reasonably be applied to substantiate design requirements which 
exceed what would be necessary to satisfy BACS policies 1 and 10.    

9. The appeal has arisen because the appellant considered further negotiations 
would have required quite wholesale changes to the scheme.  The details had 

been amended already to respond to the OPUN design review, the public 
consultation exercise and the pre-application discussions with the Council.  The 

appellant considers the further changes sought by the Council to be 
unreasonable and beyond what had been established through the previously 
agreed illustrative masterplan and Design and Access Statement (DAS). 

10. The Council considers the quality of the scheme falls short of being exemplar, 
and fails to meet the required standard of design, due mainly to the proposals 

providing a uniform spread of dwellings which fail to respond to character 
changes across the site.  The houses are also considered by the Council to be 
of an unsatisfactory architectural design, redolent of the generic styles used in 
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typical late 20th century volume housebuilding, rather than being ‘of their time’ 

and taking the opportunity to provide innovation to both create a sense of 
place and lift the quality of the built environment in this area.   

11. The Council also makes reference to the Field Farm site being in the control of 
an experienced housebuilder with a willingness and ability to build quickly and 
that this was a factor that weighed heavily in favour of allocating the site for 

development.  The appellant makes reference to being a long-established, 
medium-sized builder based in Broxtowe, to having led on a number of large-

scale developments locally and to having not previously resorted to an appeal 
due to a failure to agree with the Council over design issues. 

12. Based on this background evidence, it reasonable to conclude the Council 

would be familiar with the developments previously carried out by the appellant 
and had some confidence in this company delivering this strategic housing 

allocation at the pace and to the quality expected.  Whilst the DAS deals mainly 
with broad design concepts, there is clear reference to the appellant’s previous 
housing developments and nothing to suggest the intention was to depart 

radically from the more conventional designs previously used, or to produce 
the more innovative, contemporary architecture now sought by the Council.        

13. Although the outline planning permission contains no condition which requires 
that the reserved matters adhere to the design concept and principles 
contained in the DAS, there is an informative note to the applicant to this 

effect.  Whilst there are no planning powers to enforce this requirement, it 
indicates the Council had supported broadly the design approach set out in the 

DAS.  I find little in the DAS which would lend support the Council’s position 
that the housing on this site should be of an authentically contemporary 
character throughout.     

14. The layout of housing accords with the illustrative masterplan which is a 
requirement of condition 3 of the outline permission.  A relatively even spread 

of housing across the site is proposed, apart from an undeveloped area in the 
north-west corner which will accommodate an attenuation lagoon.  Following 
the masterplan, the main spine road would extend north from the Ilkeston 

Road junction and then turn east from where it will continue to serve later 
phases of housing.     

15. The site is a gently sloping piece of farmland and does not provide a substantial 
degree of landscape variety for the scheme to integrate and engage with. 
Three separate character areas of housing are proposed – titled Contemporary, 

Boulevard and Woodland.  These have emerged following the developer’s 
response to the OPUN design review and subsequent negotiations with the 

Council.  These adequately address the characteristics of the site and provide a 
relatively clear urban edge along the Ilkeston Road frontage, a firm linear 

identity to the central spine of development and a more spacious character to 
the housing within the parts facing towards stream and lagoon area.  

16. I find the Council’s view that the layout would be unacceptable due to not being 

firmly rooted in, and appearing to develop naturally from the existing fields, 
somewhat nebulous.  My reading of the layout is that it would respond 

adequately to the quite limited changes in character across the site and would 
offer the through-views sought towards the lagoon, the stream and Stapleford 
Hill.  I consider the house designs, layouts and densities generally acceptable 
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and that these provide a reasonable degree of differentiation between the three 

character areas.  

17. Whilst the Council and other interested parties might have preferred bolder, 

more cutting-edge designs than those provided, I find the contemporary 
designs submitted in this scheme to be satisfactory.  The approach to plots 80 
– 118 would offer modernity, and a strong urban edge to the Ilkeston Road 

frontage, but not be of such a contrastingly contemporary character that might 
otherwise clash harmfully with the Boulevard and Woodland designs which 

complete the street-scene.  I also find some contradiction between the 
Council’s desire for a higher density along the contemporary Ilkeston Road 
frontage and its concerns over the low-value, uninspired character to the area 

of affordable housing, to which I can find little foundation. 

18. The southern site frontage along Ilkeston Road would provide a positive design 

approach that would be sufficient to lift the general appearance of the street 
scene and compensate for the loss of the open fields.  In this respect, the focus 
for the contemporary urban housing proposed along the parts of the site 

fronting Ilkeston Road would be appropriate and provide a well-defined 
counterfoil to the rather ordinary blocks of housing facing the opposite side of 

the street.   

19. The plans for this prominent, leading front to the development would provide 
the coherent visual statement needed to enhance the somewhat mediocre 

appearance of the Ilkeston Road, and establish a suitably firm urban edge and 
strong visual sense of place.  I have considered the Council’s concerns over the 

proposals not continuing the contemporary housing up to the main site 
entrance, and avoiding a rather poorly defined and randomly positioned break 
at the point where the Boulevard character housing commences, but consider 

the street-scene as a whole would have a satisfactory degree of coherence as 
proposed.   

20. The more traditional design approach proposed for the Woodland and 
Boulevard character areas would also be appropriate.  The house-types have 
already been the subject of amendments to improve their authenticity and 

lessen the impression of being pastiche.  However, I am not persuaded that 
further changes would be justified, such as the introduction of chimneys or 

better considered fenestration and detailing.  For example, I see no objection 
to the quite pleasing traditional dwellings shown in Figure 3 for Plot 1-5 and 
23-26 (house-types Windsor, Kempton, Hampton, Lingfield, Stratford and 

Hereford). 

21. Whilst the architectural designs of the houses are considered to be acceptable I 

agree with the Council that their satisfactory final appearance would be 
dependent upon appropriate and good quality materials.  The proposals include 

a materials plan for the houses and for the differentiated sections of road 
surfacing.  The parties have agreed to a condition reserving approval of the 
frontage boundary treatments and planting along the Ilkeston Road and the 

appellant has indicated agreement to a condition to cover later agreement of 
hard surfacing treatments.  Given the Council’s concerns over the quality of the 

facing materials proposed for the different house types, this would be a further 
matter appropriately addressed through a condition. 

22. Whilst I can appreciate the Council’s desire for an innovative and contemporary 

housing development, which has strong support from Stapleford Town Council, 
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STRAG1 and other interested parties, I can find little to substantiate the 

position that Field Farm would be an inappropriate location for a more 
conventional design of housing estate. 

23. Great weight is placed by the Council on the supporting text in paragraph 
3.2.14 of the BACS over the expectation that the design of housing within SUEs 
be exemplar.  However, there is little further which expands on what this 

should mean or which sets an explicit requirement for an entirely contemporary 
design approach to housing. 

24. The exemplar test has to be judged against BACS Policy 10 which provides the 
criteria over the assessment of housing design.  The overall density and mix of 
housing, the massing, scale and proportion of the buildings, and the general 

texture of development, including street patterns, plot sizes, orientation and 
positioning of the units and the layout of spaces, would all be satisfactory when 

assessed against the requirements of part 2 of BACS Policy 10. 

25. The architectural styles and detailing provide for a mixture of house types, 
which align to three character areas, and range from the more traditional to 

the quite contemporary.  These house types integrate well within the site and, 
whilst clearly none are of a highly innovative design quality, are all attractive 

and appropriate to the character of the neighbouring residential areas.  Subject 
to good quality external materials, the architecture proposed would comply 
with part 2 of BACS Policy 10. 

26. Consequently, this scheme would succeed in making a positive contribution by 
creating a sense of place and provide an attractive housing environment which 

reinforced valued local characteristics.  The proposals would therefore comply 
with the overarching requirements of part 1 of BACS Policy 10. 

27. Because the proposals would satisfy the requirements of BACS Policy 10 over 

design, the reserved matters would be exemplar in this respect, as required by 
the supporting text to BACS Policy 2 set out in paragraph 3.2.14. 

28. Paragraph 3.2.14 also states that new SUEs will incorporate measures to adapt 
to and mitigate the effects of climate change, and reduce its causes, and refers 
to BACS Policy 1.  The Council had reported the details of this proposal to its 

Planning Committee on 20 April 2016.   There is little presented to the 
Committee over the deficiencies in respect of the requirements of Policy 1, 

beyond the comment that green roof and solar panels could have been integral 
to the proposals.       

29. The reserved matter application was accompanied by a Sustainability 

Statement and Energy Audit.  This quite briefly sets out how the development 
would achieve energy and water use savings, limit CO2 emissions and adapt to 

climate change through the proposed sustainable drainage systems and flood 
attenuation measures (including the proposed lagoon).   

30. The evidence suggests the development would be constructed to at least meet 
the minimum standards that apply nationally, such as through the Building 
Regulations.  There is little substantiation from the Council over how the design 

and layout of the development might improve upon what is currently proposed 
or how additional measures could be designed-in to mitigate and adapted to 

climate change. 

                                       
1 Stapleford and Trowell Rural Action Group 
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31. The Council notes that, as this proposal relates to undeveloped land, there 

would be an opportunity for a development-wide infrastructure that could 
reduce the energy load of new dwellings and facilitate on-site renewables.  

However, there is no evidence that such requirements were identified at the 
outline planning permission stage which would have been the opportunity to 
set an appropriate benchmark, rather than seek these at this reserved matters 

stage. 

32. The Council has not provided any local targets in respect of the requirements 

for development proposals to reduce carbon emissions and energy use.  The 
evidence does not show the sustainability measures proposed in this scheme to 
fall short of any national requirements.  This proposal has outlined its approach 

to sustainable design and adaptation, reducing carbon dioxide emissions and 
flood risk and sustainable drainage which would meet with the requirements of 

BACS Policy 1.         

Other Matters 

33. The main issue in this appeal concerns design and the discussion at the hearing 

revolved around this.  However, I have had regard to the other matters raised 
by interested parties at both the application and appeal stages. 

34. There would be no evidence to suggest that this phase of housing would 
increase the risk of flooding, either on the appeal site or in neighbouring areas.  
This issue was addressed at the outline planning stages and the measures 

proposed, which in this phase of housing includes the sustainable drainage 
measures provided by the attenuation lagoon, the re-profiling works to 

Boundary Brook, the compensatory measures on the northern floodplain and 
the combined on-site water storage.  These measures have the agreement of 
the Environment Agency.  

35. Outline planning permission has been granted in which transportation issues 
were addressed and details of the main vehicular access agreed.  This reserved 

matters proposal would not provide the opportunity to re-visit issues such as 
the adequacy of the site access, the level of public transport provision and off-
site highways works. 

36. This first phase proposal would also not provide a valid opportunity to re-
consider the arrangement of open space and housing density across the entire 

11 hectare housing site.        

Conditions 

37. Consideration has been given to the conditions recommended by the Council 

which the appellant has confirmed agreement to.  It is necessary in the 
interests of certainty that a condition requires that the development proceeds 

in accordance with the submitted plans.  In the interests of the satisfactory 
appearance of the development it is further necessary that additional 

conditions require that the southern boundary treatments, and the materials to 
be used in the internal road surfacing and the external surfaces of the 
dwellings, accord with details that shall have first been submitted to and 

agreed by the Council. 
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Conclusion 

38. Part 7 of the National Planning Policy Framework (the Framework) sets out the 
Government’s policies for requiring good design and paragraph 57 states the 

importance to plan positively for the achievement of high quality and inclusive 
design for all development.   BACS Policy 10 provides the robust and 
comprehensive design requirements over the quality of development 

encouraged by paragraph 58 of the Framework.  

39. The requirements of the BACS for an exemplar quality of design for this SUE 

would not clearly demonstrate the requirement for an entirely contemporary 
and innovative design approach throughout this scheme.  The Council’s position 
would therefore conflict with Paragraph 60 of the Framework which requires 

that planning decisions should not attempt to impose architectural styles or 
particular tastes through unsubstantiated requirements to conform to certain 

development forms or styles. 

40. These proposals would not be an example of the poor design whereby 
paragraph 64 of the Framework requires development be refused for failing to 

take the opportunities available for improving the character and quality of an 
area and the way it functions.  The house types and layouts proposed would 

function well and, in relation to the character of the existing housing in this 
location, add to the overall quality of the area. 

41. Therefore, the overall design quality proposed would not be poor or result in 

significant or demonstrable harm.  The reserved matters would respond 
adequately to the site’s context and create a distinctive place that would 

improve the appearance of the immediate surroundings.  As a consequence the 
proposals would comply with BACS policies 1, 2 and 10 and with paragraph 14 
and part 7 of the Framework.  The proposals would provide an acceptably 

designed housing development which would respond adequately to the 
character and appearance of the immediate surroundings and, for these 

reasons, I conclude that the appeal should be allowed.   

Jonathan Price 

INSPECTOR 
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Schedule of Conditions 
Appeal Ref: APP/J3015/W/16/3154282 

Land at Field Farm, Ilkeston Road, Stapleford, Nottinghamshire NG9 8JJ 

1) The development hereby permitted shall be carried out in accordance 
with the following approved plans: 14064-02 Site location plan; 

14064/PERGOLA Pergola floor plan and elevations; 14064-01C Proposed 
site plan; 14064-03-01A Indicative Street-scenes – sheet 1; 14064-03-

02 Indicative Street-scenes – sheet 2; 14064-06A Character areas plan; 
14064-07B Boundary treatments plan; 14064-09B Site sections; 14064-
10 Character types; 105N/FFS/CON01B Constraints drawing with overlay 

dwellings; 105N/FFS/CON02B Constraints drawing without overlay 
dwellings 10172 SK008D Proposed junction visibility; 10172-130B 

Proposed external works layout; 10172-210D Proposed external levels 
layout; 10172-230A Private external works layout; 01G Indicative 
landscape strategy; Boulevard house types: 14064/AS/BO/01 Ascot floor 

plans; 14064/AS/BO/02 Ascot elevations; Catterick 14064/CAT/BO/01 & 
03 Catterick floor plans; 14064/CAT/BO/02 Catterick elevations; 

14064/CHE/BO/01A Cheltenham floor plans & elevations; 
14064/DAL/BO/01 Dale floor plans; 14064/DAL/BO/02 Dale elevations; 
14064/HAM/BO/01 Hampton floor plans; 14064/HAM/BO/02 Hampton 

elevations; 14064/HER/BO/01 Hereford floor plans; 14064/HER/BO/02 
Hereford elevations; 14064/KEL/BO/01 Kelso floor plans & elevations; 

14064/KEM/BO/01 Kempton floor plans & elevations; 14064/LNG/BO/01A 
Lingfield floor plans & elevations; 14064/STR/BO/01 Stratford floor plans; 
14064/STR/BO/02 Stratford elevations; 14064/WET/BO/01A Wetherby 

floor plans; 14064/WET/BO/02 Wetherby elevations; 14064/WIN/BO/01 
Winchester floor plans & elevations; Contemporary house types: 

14064/CHE/CO/01A Cheltenham floor plans & elevations; 
14064/CHS/CO/01 Chester 1 bed V1 floor plans & elevations; 
14064/CHS/CO/02 Chester 1 bed V2 floor plans & elevations; 

14064/CHS/CO/03 Chester 2 bed V1 & V2 floor plans; 14064/CHS/CO/04 
Chester 2 bed V1 elevations; 14064/CHS/CO/05 Chester 2 bed V2 

elevations; 14064/CHS/CO/06 Chester 2 bed V3 floor plans; 
14064/CHS/CO/07 Chester 2 bed V3 elevations; 14064/SAN/CO/01A 
Sandown floor plans; 14064/SAN/CO/02A Sandown elevations sheet 1; 

14064/SAN/CO/03 Sandown & Cheltenham floor plans; 
14064/SAN/CO/04A Sandown & Cheltenham elevations; 

14064/SAN/CO/05 Sandown elevations sheet 2; 14064/SAN/CO/06 
Sandown elevations sheet 3; 14064/SAN/CO/07 Sandown elevations 

sheet 4; 14064/SAN/CO/08 Sandown elevations sheet 5; 
14064/SAN/CO/09 Sandown elevations sheet 6; 14064/YOR/CO/01A York 
floor plans & elevations; Woodland house types: 14064/AS/WO/01 Ascot 

floor plans; 14064/AS/WO/02 Ascot elevations; 14064/CHA/WO/01A 
Chatsworth floor plans – plots 53 & 54; 14064/CHA/WO/02 Chatsworth 

elevations – plots 53 & 54; 14064/CHA/WO/03A Chatsworth floor plans – 
plot 8; 14064/CHA/WO/04A Chatsworth elevations – plot 8; 
14064/GRO/WO/01 Grosvenor floor plans; 14064/GRO/WO/02 Grosvenor 

elevations; 14064/HAM/WO/01 Hampton floor plans; 14064/HAM/WO/02 
Hampton elevations; 14064/KEM/WO/01 Kempton floor plans & 

elevations; 14064/LNG/WO/01A Lingfield floor plans & elevations; 
14064/WET/WO/01A Wetherby floor plans; 14064/WET/WO/02 Wetherby 
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elevations; 14064/WIN/WO/01 Winchester floor plans & elevations; 

14064/WIND/WO/01 Windsor floor plans; 14064/WIND/WO/02 Windsor 
elevations; 14064/GAR04 Double garage – Boulevard & Woodland floor 

plans & elevations; 14064/GAR01B Single garage – Boulevard & 
Woodland floor plans & elevations; 14064/GAR03B Triple hipped garage – 
Woodland floor plans & elevations and 14064/GAR05 Double garage – 

Contemporary floor plans and elevations. 

2) Notwithstanding the details as shown on drawing numbers 14064-07B 

(Boundary treatments plan) and 01G (Indicative landscape strategy), the 
position of the railings, fencing and hedgerow to the south of the 
dwellings beside Ilkeston Road is not agreed. No above ground works 

relating to the construction of these dwellings shall commence until 
details of the south site boundary treatments have been submitted to and 

agreed in writing by the Local Planning Authority. These aforementioned 
dwellings shall not be first occupied until the agreed boundary treatments 
have been installed. 

3) Notwithstanding the details shown in the Materials Plan 14064-08 no 
development shall commence until details of the materials to be used in 

the road surfaces and in the external surfaces of the dwellings hereby 
permitted have been submitted to and approved in writing by the local 
planning authority.   The development shall be carried out in accordance 

with the approved details. 

---end of conditions--- 
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APPEARANCES 
 

FOR THE APPELLANT: 
 

Mr Morag Thomson LL.B 

Solicitor and LARTPI 
 
Christopher Chaplin 

 
Bhupinder Thandi BA Hons MA 

Partner, Eversheds 

 
 
Armstrong Burton Architects 

 
Cerda Planning 

  
FOR THE LOCAL PLANNING AUTHORITY: 
 

Emma Palmer-Barnes BA MA 
MRTPI 

 
Steffan Saunders BA MA MRTPI 
  

Suzanne Dempsey 
 

Councillor Richard MacRae 

South Area Team Leader 
 

 
Head of Neighbourhood Prosperity 
 

Design Consultant 
 

Ward Councillor 
 
INTERESTED PERSONS: 

 
Ken Mafham Interested Party 
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