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Foreword 

As developer partners we believe that our site at Toton offers a 
unique opportunity to meet housing need in a highly sustainable 
location, and in a manner which offers real community benefit.

We will deliver much need housing including affordable housing, 
along with major investment in education, new public green 
spaces, a new local centre and employment area, supporting 
several hundred new jobs.

Our vision has always been for a mixed development, which is 
much more than a housing estate.  We see the quality of place 
created by our development as every bit as important as the 
number of homes we deliver.

We appreciate that this would be a major change for the area and 
understand that people want the very best for their area.  Our 
commitment is to create a fantastic place to live, work, learn and 
relax and a development that all in Broxtowe can be proud of.

Together with our wider team we have invested time and energy 
working with local people and stakeholders to create the right 
plan for this site.  We have listened to people’s concerns and 
altered our designs as appropriate.  We will continue to listen as 
the planning process moves forward.

This Design and Access Statement provides a summary of our 
design approach and the journey that we have been through to 
arrive at the proposals submitted for planning in September 2012.  
We hope you read this with interest and recognise the benefits 
our approach can bring.  

Thank you
Peveril Homes Ltd. / UKP (Toton) Ltd.

01 Vision
The vision for Lime Rise is the creation of a new place which embodies 
the best traditions of garden suburb development and which meets the 
challenges of an up-to-date highly sustainable development.

The defining qualities of the garden suburb at Lime Rise will be a rich 
green landscape setting, distinctive tree lined avenues and houses 
set in gardens.

The quality of new houses will evident from the first phase and 
these will set new standards for house-builders in Broxtowe for 
sustainability and design.

The expansive and striking public open spaces through the heart of the 
new community and encircling it at its edges are integral to the character 
of the development.

The local centre and new square create an attractive gateway and focal 
point. The local centre will be the heart of the mixed use part of the 
scheme and a key gateway.  It will also give a public face to George 
Spencer Academy with new education buildings.

This will be a real place with a mix of facilities and activities to support 
opportunities to work, learn and relax as well as residential opportunities.

The development is of a scale to create a new identity for the area, 
but also linking with the wider context.  The scale and density will be 
comfortable and relate to the neighbouring residential areas within the 
garden suburb vernacular.

Above all the development will create a great place to live, work relax 
and learn.
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Delivery of much needed new housing 
for the borough on a highly sustainable 
site reducing impacts elsewhere.  650 
new homes are proposed and these will 
strengthen and diversify housing choice.  
This number is 350 houses less than 
originally proposed reflecting local peoples 
concerns and 125 less than proposal in the 
original planning submission.

Investment in new affordable housing with 
the delivery of 150 new affordable homes 
on site and significant investment off site 
through cross subsidy to other sites or 
empty homes.

A new care home to meet the needs  of an 
aging population on site.

Over 16.08 Hectares of new publicly 
accessible open space for a variety of 
amenity and recreation functions open for 
community use. 

Multi-million pound investment in 
local Schools, including a through school 
at George Spencer Academy with the 
provision of a new primary school on site.  
Also investment in the Academy to meet 
and exceed requirements generated by 
the new houses to ensure the existing 
catchment is preserved.

Creation of a new facilities including local 
shops, a restaurant and pub, a day nursery, 
community space and potentially a health 
plot.  The Toton project is much more than 
a housing estate and as such can provide 
a full range of facilities to meet new and 
existing community needs.

New employment development through 
the provision of business / employment park 
and the also the local centre.  Estimates of 
the scale of employment created indicate in 
the region of 400 new full and part-time jobs 
across the site excluding construction jobs.

Improvements to the local highway 
network that will make the existing 
situation better even taking account 
of the additional traffic resulting from 
the development.  New infrastructure 
will complement work to the highways 
undertaken through the NET scheme.

Removal of overhead power-lines 
and replacement with underground 
infrastructure.  The existing poor 
lines, particularly the large steel pylon 
transmission lines have detrimental effect 
on the visual amenity of the area locally and 
from wider afield and removing these will 
create local benefit.

A sensitive approach to site ecology 
and landscape assets to enhance 
biodiversity and landscape amenity.  The 
key selling point for this scheme will be 
its rich landscape setting and its green 
infrastructure.  Working with the existing site 
conditions is then vital.

Maximising the benefits of the new 
tram terminus by locking new housing 
development into this key piece of 
infrastructure.  This would also result in 
less traffic generation on this site, than 
the equivalent number of homes on other 
sites with much poorer public transport 
infrastructure.

02  
BENEFITS  
OF OUR  
VISION  
AND  
PROPOSAL
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LIME RISE MASTERPLAN
Indicative Layout

Scale:
Reviewed by: AC

Job: 5674
Drawing: SK(90)03_E

1:1,000 @A0

Contains Ordnance Survey data © Crown copyright and database right 2013.

Illustrative Masterplan
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PURPOSE OF THE DESIGN 
AND ACCESS STATEMENT 

This Design and Access Statement (DAS) 
supports an outline planning application for 
a residential-led mixed-use development.  

It will demonstrate the applicants 
commitment to delivering a high-quality 
sustainable community, in accordance 
with current planning policy and design 
best practice.

The structure and content of the 
application will meet the guidance on 
outline planning applications and DAS’s 
set out in the Town and Country Planning 
(Development Management Procedure) 
(England) Order 2010 (DMPO), Part 2, 
section 4 (1) to 5 and 8 (2).

The DAS will outline:

•	  The vision for development 
and design intent.

•	 The appraisal of the physical, social, 
economic and policy context and how 
the design positively responds to this

•	 How engagement with a range of 
stakeholders and local communities 
has influenced the proposals

•	 How the design has progressed 
from initial concept plans through 
to the design parameters for which 
planning approval is sought and 
design frameworks, focus areas 
and an indicative masterplan

•	 Explain the design principles and 
concepts for the scheme, in terms of 
amount, layout, scale, landscaping and 
appearance (where these are reserved)

•	 The above will include approximate 
location of buildings, routes and open 
spaces; upper and lower limits for 
the height, width and length of each 
building included in the proposed 
development; and area or areas where 
access points to the development 
proposed would be situated

•	 And demonstrate the quality which 
should be achieved through future 
reserved matters applications.

BACKGROUND 

These development proposals are the 
culmination of many years activity by Peveril 
Securities and UK Property Partnership.  
Over the last year the design team has 
worked intensively to shape and refine the 
scheme presented for outline planning.  The 
masterplan has benefitted from engagement 
with a variety of local stakeholders, local 
people and planners and elected members 
at Broxtowe Borough Council.  The 
proposals set an exciting vision for this part 
of the borough and a framework for long 
term investment which will have a lasting 
positive legacy.

SUMMARY OF THE PROPOSALS 

This DAS supports a planning application 
for a high quality mixed-use development. 
The application is submitted in outline 
form and seeks approval for a mixed use 
development comprising:

•	 A maximum of 650 dwellings, 
•	 380 sq m convenience store, 
•	 2 No 95 sq m retail outlets, 
•	 3,000 sq m B1(a), 
•	 education floor space 

(Maximum 2,300 sq m), 
•	 Day Nursery (Maximum 450 sq m),
•	 Pub/restaurant (Max 700 sq m), 
•	 16.08 Ha of new open space
•	 80 space care facility 

(Maximum 3,800 sq m)
•	 Plot for medical surgery (0.03 hectares),
•	 Plot for community use (0.065 hectares)
•	 Highways,
•	 Drainage,
•	 Removal of electricity pylons and 

overhead cables, erection of terminal 
pylon, demolition of Bessell Lane 
Farm and outbuildings and 316 Toton 
Lane and associated infrastructure.

•	 The point of access to the site are to 
be considered now. This is not a matter 
reserved for subsequent consideration.

03 
INTRODUCING  
LIME RISE
This update Design 
and Access Statement 
accompanies prepared 
in response to a number 
of changes to the original 
planning application 
of September 2012 
(5/12/00585/OUT) and the 
amendments submitted 
on 11th April 2013.
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Aerial Red Line Plan 
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The proposals outlined in this DAS have 
been based on a thorough understanding 
of the site and its context.  This section 
explains how the appraisal has informed the 
design principles and outline scheme. 

THE SITE AND ITS SURROUNDINGS 

The site comprises 41 hectares of land.  The 
site is located to the immediate north of the 
existing neighbourhood of Toton and to the 
south of Stapleford, with its high street and 
wider communities.  The site is also close 
to Junction 25 of the M1 and the new NET 
(Nottingham Express Transit) Tram Terminus.

The site is bound to the north by A52 Brian 
Clough Way, sewerage works and George 
Spencer Academy and playing fields.  The 
Academy is split across two sites, either 
side of the A52, with a pedestrian bridge 
across linking the two sites.

To the west, the site is bound by a footpath, 
Toton sidings, scrap yard and railway line 
beyond.  There is also significant change 
of levels towards this part of the site and 
between the footpath and the sidings.

To the south the site is bound by the 
rear boundaries of existing residential 
development.  The relationship with 
houses along this boundary has been 
carefully considered and a very sensitive 
approach to this interface has been 
adopted  this is explained later in this 
document (see Section 8 p40 and 41).

04 
UNDERSTANDING 
THE SITE & 
CONTEXT

Connections to City & Regions Plan 

NET Extension to Site

Map reproduced from www.the tram.net
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Local Facilities Plan



LIME RISE
UNDERSTANDING THE CONTEXT
PAGE 10

The southern boundary also includes a 
planted area of public open space which 
extends towards the south west between the 
site and further housing areas to the south. 

To the east the boundary is formed by Toton 
Lane and also a parcel of land including an 
electricity sub-station and a large domestic 
building Rose House.  The prevailing 
character of this eastern edge is green 
with densely planted edges to the sub-
station and cottage and mature Lime Trees 
amongst other planting along Toton Lane.

Toton Lane is to be upgraded and widened 
as part of the NET (Nottingham Express 
Transit)Tram development.  This will start to 
change the character of Toton Lane and the 
land beyond to the east. 

The planning application site includes land 
to enable the construction of necessary 
access/egress infrstructure should NET 
not deliver these as envisaged. Either 
independently or in combination with NET 
infrastructure, land/proposals are in place to 
deliver site access.

The NET is a key new facility which links 
the site and this wider geography with 
Nottingham City Centre and also key 
destinations including Nottingham University 
and Queens Medical Centre.  The Net 
development adjacent to the site includes the 
terminus facility and park and ride for the new 
tram line. This will open late 2014/early 2015.

The site itself comprises largely agricultural 
land, the majority of which is classified as 3B 
and of fair quality.  This is low yielding land as 
evidenced by the existing farmers experiences 
cultivating this land over many years.  Indeed 
the land owners have not levied a charge on 
this land reflecting its poor yields.
The wider setting of the site is developed 
and urban in character.  The existing fields 
do not appreciably link with or contribute 
to any form of strategic green setting or a 
sense of separation between the different 
places around the edges of the site in 
visual terms.  The differentiation between 
Stapleford and Toton will be important and 
this has been considered through detailed 
design.  Equally the higher land to the west 
of the site around the existing farm is visible 
from further afield and should be retained as 
a green / planted band or strata across the 
landscape.

There are a small number of existing 
buildings and structures on site.  These 
comprise Bessall Farm to the east, which 
is a modest farm building with associated 
out buildings; a dilapidated steel framed 
building close to the west and a vacant 
employment building off Toton Lane.  None 
of these buildings are of townscape or 
architectural value and will be demolished.  
The site of Bessell Farm id important at 
a high point on site and accordingly this 
area will be retained as open space with 
tree planting to retain a green horizon from 
distant views from the west.

Several electricity transmission lines and 
associated pylons cross the south of the 
site in a broadly east-west direction.  It is 
proposed that these lines will be buried 
underground to enable development within 
the southern part of the site.  This includes 
three number smaller timber post lines and 
one large steel pylon line.  The removal of 
this electrical infrastructure will enhance the 
visual amenity of the wider area.

Site levels are illustrated on the associated 
plan and these have been crucial to the 
organisation and layout of the masterplan.  
The design works with the gently undulating 
land.  The site generally falls towards the 
centre from the edges from the north 
and from the south.  The site also slopes 
towards the sidings from east to west.  
There is a significant change in levels from 
the site to the sidings of up to 10m in 
places.

There are a number of environmental and 
landscape features which are evident of 
site and which have been important to 
incorporate and which have influenced 
the scheme.  This includes significant 
trees, groups of trees and hedgerows and 
drainage channels.  

There is a public right of way (PROW) 
running through the site and the layout 
has reflected this alignment.  The site is 
otherwise private.  Proposals include the 
opening up of a very significant amount 
of new public open space and new 
connections across the site.
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WIDER CONTEXT AND 
LOCAL FACILITIES

The adjacent George Spencer Academy 
(GSA) has already been described, as has 
the proximity of the new NET Terminus.  
These are two key pieces of community 
infrastructure.

In terms of local schools, it is proposed 
that a new primary facility be developed 
on site to complement the wider family of 
GSA feeder primaries and so this would be 
a new local facility on site.  There would be 
further investment at GSA to support an 
increased roll and to protect the existing 
catchment.  Through education from 5 
to 18 is then provided on and directly 
adjacent to the site.  Add to this the 
proposed day nursery and even earlier care 
and education is contained on site.  This 
highlights the added value in sustainability 
terms of this site from an educational point 
of view with reduced travel to school as a 
result of development on this site.

The tram terminus has already been 
described as a key asset but the point is 
reiterated that with such close proximity to 
this city scale public transport infrastructure 
the sustainability benefits are clear to see in 
terms of this site.

Local retail facilities are provided at both 
Toton and Stapleford.  Toton provides the 
nearest large format supermarket and also 
a small local centre including a post office, 
library and place of worship.  Stapleford 
provides a much more diverse range of local 
shops and services including some high 
street names.  Stapleford is described by 
its residents as a small town and as such it 
does have a defined heart and high street.

Local healthy facilities are provided at 
the walk-in-centre recently developed 
in Stapleford.  Should local need be 
demonstrated there could be further 
development of General Practitioners or 
dental facilities on site and a plot has been 
reserved for these uses.

Local facilities are mapped on the 
associated plan on page 9.

SITE AND CONTEXT 
SOCIAL HISTORY

Through research on the site and information 
forthcoming from public consultation aspects 
of the site and wider contexts history have 
emerged which can help to inform and 
influence design in the future.

The agricultural use of land is long 
established and Bessell Farm is one of 
the few buildings on site.  The agricultural 
activities on site point towards a continuing 
use of the site after development for crop 
cultivation.

Toton Sidings are a major attraction for 
railway enthusiasts and retaining the higher 
ground with open views of the sidings 
is important.  The scheme needs to be 
designed to create appropriate residential 
environments from a noise perspective, but 
the open aspect to the sidings needs to be 
retained.

Gregory’s Rose gardens is another 
interesting historical aspect to the area 
and the award winning gardens attracted 
thousands of visitors each year at its peak 
in the 1960’s.  Propagating 60,000 plants a 
year at its height, the gardens which were 
established in the early 1900’s operated up 
until closure in the 1980’s.  This gardens 
occupied land both on and close to the 
Toton site.  

This history will be recognised and could 
inform landscape design and planting, 
colours for buildings and architecture, as 
well as street and place names to develop a 
connection with the history of the site.

Images courtesy of
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THE LOCAL CHARACTER 

Local Vernacular

New development will need to respond 
positively to the existing context.  This is 
not about copying or imitating the existing 
but identifying some of the important 
characteristics from the site context and 
reflecting those on site through new 
buildings and architecture.  This section 
highlights a range of local design cues for 
the site.

Key Influences for Lime Rise:

•	 Mature landscape provides 
structure to the place and strong 
sense of greenery, composed of 
trees, open space and gardens

•	 Houses set within gardens and 
creating continuity along street through 
strong frontages and landscape

•	 Houses hugging and accentuating 
topography, with streets organised 
up and across terrain.

•	 A diverse architectural palette with 
the best local buildings reflecting a 
simple domestic aesthetic including 
some arts and crafts interpretation.

•	 Gable fronted buildings providing 
greater interest within some street 
scenes than roofs orientated eave 
and ridge towards the street.

•	 Dormer bungalows and deep set 
roofs creating an effect of one 
and a half storey development to 
accentuate the domestic scale.

•	 Local colours including a variety 
of red and buff brick, dark roofs of 
mainly red and blue tile and near 
white renders and painted finishes.

Local Landscape Character

Development will change the character of 
this place but in doing so it will be vital to 
conserve the most important landscape 
features for the site and to create new value 
through an improved landscape and green 
infrastructure.  The following summarises 
the landscape context.

Key Influences for Lime Rise:

•	 Terrain and site topography 
which are instructive in terms of 
landscape design and development 
layout and for site drainage.

•	 Existing drainage ditches and field 
irrigation channels provide a focus 
for existing biodiversity and for site 
patterns that the landscape and layout 
design need to reflect and which can 
be utilised for future site drainage.

•	 The principle hedgerow through the 
heart of the site running east west is 
a key feature which is incorporated 
into the design.  This runs alongside 
an existing drainage ditch.

•	 Existing trees have been assessed 
and a number of important individual 
trees and tree groups are identified 
for retention through the layout.

•	 The mature landscape at Toton 
lane is important and should be 
strengthen as a green gateway.

•	 The interface with the greenway 
along the western edge alongside 
the railway is also important and 
the landscape of the site needs 
to integrate with this edge.

•	 The residential edge to the south 
includes a mature hedgerow which 
needs to be incorporated.

•	 There is a small neighbourhood park / 
wooded area to the south-west edge 
which also needs to be integrated.
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The Site

Looking east from near to Toton Sidings

Looking north adjacent to Toton Sidings

Looking west adjacent to Stapleford Lane
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DESIGN POLICY CONTEXT 

This section focuses on policy related to 
design, which have influenced the proposed 
development.  For further details on planning 
policy, please refer to the Planning Statement 
which accompanies this application.

National Design Policy Guidance

The National Planning Policy Framework 
(NPPF), published on the 27th March 2012 
by the DCLG, sets out the overarching 
planning policy framework in a single, 
coherent document. 

The NPPF states that “At the heart of the 
planning system is a presumption in favour 
of sustainable development, which should 
be seen as a golden thread running through 
both plan making and decision-taking”. 

Sustainable development is defined as 
development that meets the needs of the 
present without compromising the ability of 
future generations to meet their own needs. 
It has economic, social and environmental 
dimensions [NPPF, p2-4].

Importantly the NPPF recognises that 
“sustainable development involves seeking 
positive improvements in the quality of the 
built, natural and historic environment, as 
well as in people’s quality of life, including 
: replacing poor design with better 
design...and widening the choice of high 
quality homes.”

Design is recognised as a Core Planning 
Principle, stating a need to “ always seek 
to secure high quality design and a good 
standard of amenity for all existing and future 
occupants of land and buildings” [NPPF,p6].

Good design is a key aspect of sustainable 
development, is indivisible from good 
planning, and should contribute positively to 
making places better for people [NPPF, p14).

The importance of design is set out in 
identifying characteristics that ensure a quality 
of development [NPPF, p15], in summary 
these state that the development should :

•	 function well and add to the overall 
quality of the area over its lifetime;

•	 establish a strong sense of place;
•	  optimise the potential of the site, 

create and sustain an appropriate 
mix of uses, and support local 
facilities and transport networks;

•	 respond to local character, 
history and reflect identity; 

•	 create safe and accessible 
environments; and

•	 use good architecture and 
appropriate landscaping to create 
visually attractive places.

The role of  design in creating healthy 
communities is also highlighted. Planning 
decisions should aim to achieve places which 
promote safe and accessible environments , 
developments with clear and legible pedestrian 
routes and high quality public space which 
encourages active use. [NPPF, p17]. 

Local Design Policy Guidance

Broxtowe Local Plan (2004)

In advance of the adoption of the Core 
Strategy, the Local Plan provides design 
guidance which has influenced the 
proposals.

Relevant design Saved policies include:

K3 - new housing being located near 
good access to shops, services and 
public transport; safeguarding valuable 
environmental features; promotes high 
quality layout and design at higher densities; 
appropriate affordable housing and 
maximising energy efficiency in layout and 
design.

H2 - a variety of house types and sizes 
should be provided.

H6 - whilst PPS3 has removed its lower 
density target, this policy supports 40-45 
dph where site is within 400m walking 
distance from existing or proposed frequent 
public transport services and 35 dph (no 
lower than 30 dph) beyond.

H7 - for unallocated sites, satisfactory 
privacy and amenity are sought, appropriate 
to character of area, not be piecemeal 
approach and that acceptable effect on 
amenity, access, visual amenity.  For further 
information please refer to the Planning 
Statement.

E1 - seeks to ensure development provides 
a high standard of amenity; accessibility 
for those with limited mobility; minimise 
waste; safe and secure environment; high 
standards of architectural design in terms 
of scale, mass and materials; respect for 
character of the setting; high standard of 
landscaping and open space; safe and 
convenient access for vehicles, cyclists and 
pedestrians; and, minimise surface water 
discharge.

E2 - developments must demonstrate that 
the issues of energy-efficient design and 
layout have been addressed.

E19 - Council will seek, as appropriate 
the enhancement of existing nature 
conservation resources and provision of 
new resources.

E24 - developments should not adversely 
affect important trees and hedgerows.

E26, E27, E33, E34  - seek to protect air 
quality, groundwater contamination and light 
and noise pollution.

Policies relating to Green Belt are discussed 
in detail in the Planning Statement.

Local Plan Appendix 9 - provides 
guidance on appropriate open space 
provision:
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SITE CONSTRAINTS 
This section provides a basic summary of 
the key site constraints which are described 
in greater detail in other technical reports.

Topography
The site falls towards the west from 
approximately 60m AOD around Toton Lane 
/ Stapleford Lane to a level of approximately 
40m AOD.  This is a fall of about 20 metres 
across the site in a distance of about 
900 metres.  Steeper slopes are evident 
towards the west.  Bessell Farm is located 
on a prominent ridge line and this location 
is visible from wider views.  The site also 
slopes gently towards a central drainage 
ditch and hedgerow which runs east-west 
through the site.

Hedgerows and drainage channels
There are a number of existing field 
drainage ditches on site and these will be 
utilised in the masterplan to respect terrain 
and support natural drainage.  The main 
drainage cut runs through the site east-west 
and follows the lowest point on site as levels 
fall towards the west.  This ditch is wet in 
storm events and dry for large periods of 
time.  It drains the site and is not part of a 
wider drainage catchment.

This central drainage spine runs alongside 
a field boundary and hedgerow.  This 
hedgerow is mature and will be retained 
wherever possible in the design of the 
masterplan / landscape framework.  
There are other hedgerows which can 
also be retained to lend a maturity to the 

development and to conserve existing 
landscape quality and habitat.

Trees
A detailed tree assessment has been 
undertaken and the masterplan will retain 
trees identified in this report as of high 
value.  The tree group close to Stapleford 
Lane for example includes many high 
value trees of both individual and group 
value.  Wherever possible and across 
the site trees identified as of moderate 
value will be retained as sensible.  The 
widely spaced group of moderate quality 
trees close to Toton Lane are important 
and site access infrastructure and future 
development will need to be sensitive to 
these trees.  Tree T41 (weeping willow) is 
noted as a potential future veteran tree 
and the site access will be designed to 
retain this tree and it root protection zone.  
Moreover the gateway to the scheme 
should celebrate this important tree.

Noise Impact
The two main areas where noise impacts 
on the scheme is towards Toton Sidings 
and around the electricity sub-station, 
towards the west and east respectively.  In 
each case the impact on residential amenity 
within habitable rooms and garden areas is 
a consideration and will inform the design 
solution in these areas.  Noise is less of an 
issue alongside Toton Lane / Stapleford 
Lane and the A52 and in these locations 
other considerations, namely existing 
landscape and air quality (odour), define 
the potential development area.  Section 8 

summarises the noise contour plans and 
how the design has responded to these.  

Odour
Assessment of odour from the sewage 
treatment work has been undertaken.  The 
impact of this is to locate development away 
from the immediate boundary of the works 
and also land immediately to the east owing 
to prevailing winds.

Electricity Pylons
Two large scale electricity pylons conveying 
132Kv overhead lines cross the site from the 
sub-station on an alignment westwards and 
southwards.  If this infrastructure remains 
on site it will have a very detrimental impact 
on both visual amenity and also the value 
of the site / development.  The intention 
is to remove the pylons and reroute the 
cables underground giving an improved 
masterplan.  The underground route for the 
electrical cables does not unduly constrain 
the layout and street pattern of any future 
masterplan.

Site Access
Site access is determined based on a 
number of technical factors not least 
highway safety.  There are two points 
of access.  To the north the principal 
site access / egress (1) is developed 
in conjunction with the new NET (tram) 
infrastructure.  To the south a secondary 
access / egress is located on Stapleford 
Lane (2) at a position where the road levels 
out and visibility is acceptable.  Access 
to George Spencer Academy (main staff 

access / entrance to south campus) is also 
required and this could be through the 
scheme.  It is our understanding that the 
current access will be amended as a result 
of Tram infrastructure.

Longer term access will need to be retained 
to the greenway further to the south 
alongside Toton Sidings.  Visual and green 
links to the greenway to the west are also 
required.
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HISTORICAL EXEMPLAR SCHEMES

The Park Estate Nottingham

Described as one of the most remarkable 
residential estates in the United Kingdom 
The Park Estate is a fine example of Victorian 
domestic place-making in Nottingham.  
Formerly a deer park and meeting with much 
local opposition through its development the 
estate boats some of the finest domestic 
buildings in the whole of Nottingham.

The Park is composed on an axial plan 
centred on two linked circus to the north 
and south.  Street radiate around this circus 
concentrically and with connecting spokes 
extending to connect with the wider city.  This 
grand planned approach is less immediately 
evident on the ground as topography 
provides another layer which augments the 
character of streets and spaces.

Architecturally the palette is principally set 
by large Victoria mansions highly decorative 
and drawing on a limited range of materials.  
Today other architectural styles add to this 
mix to give accent to the overall vernacular.  

The defining quality of the Park is not the 
buildings though, it is the rich landscape with 
avenues of trees and formal open spaces 
establishing a dense and highly attractive 
green setting and structure.  This alludes to 
the great care taken to consider the landscape 
at the development of the estate and the 
patronage to invest in the landscape planting 
regime which has matured beautifully over the 
last 80 years.
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Port Sunlight

Port Sunlight is a model village developed by 
the Lever family with the original development 
comprising 800 homes and community 
facilities between 1899 and 1914.

Local facilities included a church, a school, 
a public house, an art gallery, a cottage 
hospital and also a concert hall.  These 
facilities were designed to support this new 
population and provide for their daily needs.

The structure of the village is based on a 
combination of both an informal organic 
layout combining with deliberately shaped 
statements spaces, for example the cruciform 
open space linking the galley, Church and 
community hall.  The overall feel is very 
open with dynamic wide and long spaces 
defined by both landscape and townscape.  
Throughout the village there are clearly 
established vista and views to landmark 
features, buildings and building groups.

The mature landscape is now an essential 
part of the character of the village.  It defines 
and links the many wide open spaces and 
softens the strongly defined streetscape.

Buildings include detached and paired 
cottages but mostly linked terraces, some of 
which are very long.  The diverse and highly 
articulated domestic architecture softens these 
long terraces and breaks down the scale.
The design was influenced by the arts 
and crafts movement and buildings were 
developed around a pattern book of 
complementary and contrasting styles.
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Lessons for a new Garden 
Suburb at Toton

•	 Investment in high quality and 
appropriate planting is a key lesson and 
such planting can become a defining 
aspect of the new development at 
Toton and a key legacy setting element.

•	 Create strong axial effects but working 
closely with the terrain and local 
topography to complement this rather 
than overlay a forced development 
pattern.  Both of our examples offer 
differing approach and at Toton the 
approach is again different to combine 
grand effects and axial statements 
with particular local site conditions.

•	 Establish a framework for strong 
character areas and buildings 
to bring a sense of coherence 
and unity to the development as 
it evolves over many years.

•	 Both of our examples demonstrate 
the importance of establishing views 
and vista though the site to shape 
space creating exposure, enclosure, 
dynamic views and spaces and intimate 
streets and well defined spaces.

•	 Designing without the need to 
accommodate high levels of 
car ownership created places 
where buildings, boundaries and 
landscape were the principal the 
visual elements of street design.  
This created the attractive streets 
which define these places.

•	 Conversely however, cars do now 
dominate the streets in these two 
examples as the layouts do not 
accommodate adequate parking on 
plot.  Hence the challenge at Toton is 
to accommodate modern levels of car 
parking within street scenes the equal 
of The Park and Port Sunlight.  This is 
what the masterplan seeks to achieve.

•	 At Port Sunlight there is a distinct heart 
to the community based on a primary 
school, church, gallery, community hall 
and public house.  These facilities as 
at Toton can meet clear local needs.

•	 At The Park there are very clearly 
defined gateways into the scheme 
which are designed to welcome people 
into this place and mark a transition of 
character.  Gateways to Toton should 
be created at key arrival points.

•	 Both of these places are excellent 
examples of the original design intent 
having been protected from degradation 
through the years by Conservation 
Area Status.  This purity of form 
and intent is instructive for Toton.
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DESIGN EVOLUTION 

In developing the masterplan for Toton the 
design team have followed a proven design 
process which reflects best practice.

Early phases of design work focused on 
site and contextual analysis and review.  
This included detailed assessment of site 
constraints and opportunities.

Following on from this analysis a series 
of design concepts were explored 
which responded to the constraints and 
opportunities.  These ideas and options 
were then reviewed and developed into the 
preferred design approach, which has tracked 
through to the proposal as submitted.

Throughout this process the brief for the 
project has evolved in relation to technical 
information and wider stakeholder feedback.  
These factors have shaped the masterplan.

The design solution for this site is a natural 
response to the site and so radically different 
approaches have not been explored.  The 
desire to work sensitively with the existing 
site assets has led the design and this has 
culminated in a plan which responds well to 
local circumstances.

Beyond a planning approval for this site 
further detailed design work will be required 
for all aspects.  This DAS should be 
referenced in the design of detailed aspects 
of the scheme in terms of architecture, 
landscape, infrastructure and place making.

SCHOOLS WORKSHOPS

Two workshops have been held with 
George Spencer Academy to understand 
their particular requirements through the 
masterplanning process.  Whilst the brief for 
their educational elements is not yet fixed, 
early working sessions have suggested 
GSA would be interested in managing the 
new Primary facility.  This would be located 
adjacent to GSA site within the proposal 
site and located at a prominent location 
on the new high street.  Potential further 
investment (secondary and post sixteen) in 
education facilities at GSA, as a result of the 
development, were also explored.

PUBLIC CONSULTATION

A separate report summarises in detail 
the findings of the public consultation.  
This section summarises the main topics 
arising from the consultation event from a 
masterplanning perspective.

The quantum of development was a key 
issue and three scenarios were defined 
including 1,000 homes, 800 homes and 
750 homes.  A reduction in the number of 
dwellings from the original 1,000 to 775 
reflecting the 

Southern boundary.  Extending the width of 
garden extensions / green buffer from 5 to 
8 metres.  Introduce bungalows along this 
edge to avoid overlooking and overbearing 
relationships.  Also reduce the number 
of houses at this location so that existing 
dwellings are not impacted by lots of houses 
and gardens.

New pedestrian crossing facilities along 
Stapleford Lane to better link the site to 
the wider neighbourhoods and extend the 
proposed safe route to school beyond the 
red-edge.

The public consultation event also brought 
to the attention of the design team the 
fact that part of the site was used for 
many years historically as a commercial 
rose garden.  This  site provenance will be 
recognised through detailed design in some 
way.  This was discussed in our baseline 
analysis and our approach is set out later 
in this document (see also Statement of 
Community Involvement)

COUNCIL CONSULTATIONS 
Consultations have been ongoing with 
Broxtowe Borough Council regarding the 
site at Toton for many years.  In developing 
proposals within this planning application a 
series of meetings and presentations were 
undertaken with both officers and elected 
members to explain the approach to the site 
and to seek feedback on both content and 
design.  Comments have been incorporated 
in the final designs.
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DESIGN TEAM -  
FORMAL DESIGN REVIEW

Taylor Young undertook an independent 
design review with Sir Richard McCormac, 
who assists the practice with design review 
on major projects.  This was an in-house 
review but the findings are summarised here 
and the process acted to focus attention 
on key design improvements.  The scheme 
reviewed was that presented at public 
consultation. 

The residential area was considered to be 
a strong design proposition, well related to 
the site and with a clear structure and sense 
of place.  More information would be helpful 
in terms of the street design and the street 
hierarchy.  Also a small number of specific 
areas within the indicative layout were 
highlighted where there was ambiguity over 
use of space.  For example very wide roads.

The landscape was also considered a 
strong response with the terrain, site assets 
and watercourses well integrated.  The 
functions and arrangement of open spaces 
were also considered strong across the 
site overall.  However there was a lack of 
useable and meaningful open space within 
the local centre.

Movement and linkages were reviewed 
primarily from a pedestrian and cycle 
perspective.  The proximity of NET terminus 
was considered a central asset in creating 
a more sustainable development and hence 
direct and good quality linkages were 
seen as vital.  Areas for improvement were 
identified.  The two access point on Toton 
Lane for vehicular traffic were accepted 
as a constraint but wider walking and 
cycling links to Toton / Long Eaton and 
Stapleford and Sandiacre to the west were 
also highlighted as important and these 
routes are addressed.  Internally the site is 
permeable and well-connected.

The local centre was a key area where 
changes were needed.  The design as 
reviewed was considered to not create a 
strong place for people being dissected by 
the principal access point to the scheme.  
The uses were also questioned in respect 
of potentially more local retail, but this is a 
planning issue fixed and so not action was 
needed on that issue.

At the time of review, no indication was 
provided as to the architectural treatment of 
buildings. It was agreed that the DAS would 
contain strategic guidance setting principles 
for architecture in terms of quality and 
context but that these will not stifle creativity.

KEY ACTIONS

1. Reconsider the arrangement of the 
local centre to create a better place with a 
stronger public realm and where traffic was 
less dominant.

2. Develop example areas of plots and 
streets / lanes in residential areas to convey 
the sense of place envisaged for different 
street types.

3.  Investigate options and examples for 
traffic calming for the main spine roads 
through the site

4. Finalise the masterplan drawing to tighten 
up one or two key areas where roads seem 
very wide to create a watertight indicative 
layout.
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LIME RISE MASTERPLAN
Indicative Layout (4)
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Original Scheme - Illustrative Masterplan

The Design evolution has 
continued, reflecting input 
from a range of local and 
statutory stakeholders 
following on from the 
submission of the original 
planning application.  The 
revisions to the scheme 
can be grouped into three 
themes.  First technical 
amendments, which for the 
most part respond to statutory 
stakeholders.  These include:

•	 Increasing the amount of 
storm water storage on 
site through increased 
SUD’s capacity / ponds.

•	 Tweaks to the layout to 
respond to comments 
from NET regarding 
the tram route through 
the scheme.  Plus the 
inclusion of a potential 
tram holt within the 
scheme.

•	 Delivery of an earlier bus 
loop through the scheme.

The second theme 
underpinning revisions to the 
scheme are based around the 
aspirations of local people, 
planning officers and elected 
members, through formal and 
informal feedback and these 
revisions include:

•	 Removing the hotel 
from the scheme and 
reducing the scale 
of development on 
the frontage to Toton 
Lane, creating a green 
gateway.

•	 The provision of a 
care home on site 
to provide a much-
needed new facility 
for Broxtowe set 
against the context of 
an aging population.

•	 Reducing the number 
of houses on scheme 
from 775 to 650 
homes.

•	 The creation of a  
naturalistic green 
buffer providing 
50-70 metres green 
corridor between 
the proposed 
development and 
adjacent residential 
areas to the south.
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Hotel Removed from scheme

Care Home now included in scheme

Local centre including new square

Local retail

Health plot

Education space – Including new 
primary school & potential space 

associated with expansion of 
George Spencer Academy

Day nursery

Pub / Restaurant

Business park / offices

Green gateway to south including
 retained and new trees

Green wedge – Naturalistic wildlife
corridor providing separation new

to existing dwellings

Position of new terminal pylon – with 
other pylons on site removed and cables

running underground

Potential High Speed 2 Rail Station

Land reserved for potential extension
of NET to link to HS2 rail station

Land reserved for access / egress
to potential HS2 station

Community plot

Sports pitches – Formal 
and informal recreation

Potential Tram (NET)
halt within scheme

Neighbourhood Park
and play facilities

Green Gateway to north with buildings
set-back behind retained and new trees

Community allotments

Bus loop connecting northerly and 
southerly site access / egress points

runs along this street for early phases – 
ensuring all development is within 

400m of a bus stop

Bus loop connecting northerly and
southerly site access / egress points

runs along this street for later phases – 
ensuring all development is within 

400m of a bus stop

Community orchard

Sustainable drainage
(capacity increased)

LIME RISE MASTERPLAN
Annotated Indicative Layout
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Land reserved for potential extension
of NET to link to HS2 rail station

Revised Scheme - Illustrative Masterplan

The third theme underpinning 
revisions is that of ‘new 
information’ and the principal 
item here is the proposed High 
Speed 2 Rail Hub at Toton Sidings.  
This new infrastructure is of 
regional importance and can bring 
very substantial benefit to the 
economy of the East Midlands 
economy.  Development proposals 
have been adjusted to ensure 
the scheme does not prejudice 
delivery of High Speed 2(HS2) and 
this new infrastructure further 
reinforces the sustainability of the 
site.  Hence we see the following 
amendments.

•	 The reserved tram 
corridor is now aligned 
with the draft station 
design / location.

•	 Land is reserved on site 
to deliver road access 
infrastructure.

•	 The business park has 
been relocated to be 
closer to the HS2 hub 
and an increase in floor 
area from 2,800sqm to 
3,000sqm.

The revisions demonstrate the 
commitment of the developer 
team to listen to local people’s 
concerns.
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DESIGN EVOLUTION

Following detailed analysis and thorough 
assessments of opportunities and 
constraints (noise, topography, land use, 
density, connections, etc.), multiple concept 
layers were developed that considered the 
following primary issues:

•	 Identifying the areas of noise intrusion 
with required landscape buffer to 
demarcate development boundaries;

•	 Considering potential site access, 
potential bus route within site, 
potential extension to tram and 
connection to existing vehicular 
and pedestrian network;

•	 Defining development zones with 
primary landuses of residential areas, 
local hub (includes commercial, 
education, retail and employment 
uses) and landscape;

•	 Dividing landscape zones in 
primary and secondary green open 
spaces with defined structure ;

•	 Developing perimeter block 
structure in response to topography, 
landscape, accessibility, legibility, 
solar orientation, views and vistas;

•	 Considering in-depth landscape and 
ecology issues incorporating strategic 
locations of local amenities, SUDs, 
retained wildlife corridors, children’s 
play areas (NEAP, LAP), etc..

A strategic vision was also set out in 
order to provide structure to a number of 
key aspirations for the design concept.  
Strategic concepts and diagrams were then 
developed providing defined approach to 
the site proposals.

Key Objectives

•	 To accommodate a good 
mix of housing types;

•	 To incorporate wide variety of 
other uses to enhance vitality;

•	 To improve connectivity and 
permeability in and around site;

•	 To achieve development with 
good scale and massing;

•	 To deliver good quality landscape 
and open spaces;

•	 To implement a high level of 
sustainability credentials.
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600m

400m 400m

Uses Landscape

•	 Defined development zones with primary land uses 
of residential areas, local hub (includes commercial, 
education, retail and employment uses) and landscape;

•	 Strategic location of local mixed-use hub benefiting 
existing/ new community with new central facilities, 
potentially benefit the extension of education facility 
and adding value to Park & Ride facility;

•	 Extend landscape into the heart of the site to improve 
amenity, bio-diversity and visual appearance.

•	 Improve landscape along Toton Lane with primary 
access in-line with junction to Park and Ride.

•	 Landscape acting as backbone of 
entire development, connecting 
spaces, providing wildlife corridors and 
defining routes with legible elements;

•	 Potential new houses within easy reach 
of high quality green open space; 

•	 New community allotments, 
community orchard, sports pitches, 
water attenuation ponds and SUDs 
promoting sustainable development;

•	 Good quality trees and hedgerow 
retained and strengthened with 
new trees/ hedgerows.

•	 New children’s play areas (NEAP, LAP, 
etc) integrated within overall landscape;
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Blocks Access Circulation

•	 Defined primary and secondary 
access into the site;

•	 Potential vehicular loop 
comprised of bus corridor and 
primary vehicular route serving 
internal vehicular network;

•	 Potential reserved zone 
for future tram route;

•	 Retention of existing public 
right of way with potential new 
pedestrian/ cycle network;

•	 Potential new access to 
George Spencer School.

•	 Developing perimeter block 
structure in response to topography, 
landscape, views and vistas;

•	 Orientation of blocks for 
maximising solar gain;

•	 Block structure providing strong and 
defined edge to green landscape;

•	 Strong and principal frontages along 
major routes and open spaces, 
providing strong visual character.
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Green Collar Open Space and Recreation

•	 Green collar to north, south and west to connect with 
and continue strategic green spaces along the railway 
and to preserve a sense of green separation between 
the historic settlements of Toton and Stapleford;

•	 The Green Collar to the west includes green land alongside 
the railway edge and Toton Sidings.  Within the site this 
green area includes wetland areas for sustainable drainage, 
play space, allotments and a community orchard.  This will 
be a vibrant green area and will have substantial depth;

•	 The Green Collar to the north will play an important part in 
avoiding coalescence of Toton and Stapleford.  This will be a 
very substantial green corridor and will include public green 
open space within the site and the playing fields of George 
Spencer Academy and the Water Treatment Works.

•	 Provision of primary green open space 
in the heart of the development, 
creating strong focal point within 
the site and incorporating children’s 
play areas (NEAL, LAP);

•	 secondary green open spaces 
providing major community facilities;

•	 Primary spine road with strong 
landscape character and tree lined 
boulevard, linking spaces together;
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ILLUSTRATIVE MASTERPLAN

The Illustrative Masterplan demonstrates 
how the design concepts could be evolved 
into an indicative layout.  The intention is 
to demonstrate a high quality layout with 
a comfortable density in a high quality 
landscape setting. 

The layout provides clear definition of 
public and private space and a very strong 
structure. It creates articulation points at key 
corners and prominent locations.  This adds 
interest to the built form and these points 
will be marked with appropriate architecture. 

The development will be accessed from 
two accesses off Toton Lane/ Stapleford 
Lane. The route through local hub must 
be pedestrian friendly with potential traffic 
calming measures. The residential layout 
shall provide varied street hierarchy and 
promote a pedestrian friendly environment. 
The existing public right of way must be 
retained and improved. 

The development should be set within an 
attractive green setting and will need to 
incorporate:

•	 Open Space –The new development 
of the site envisages high quality 
green amenity space with new 
Children’s Play Areas. This should be 
easily accessible to new and existing 
community and overlooked by facing 
housing for natural surveillance. In 
addition, landscape buffer zones 

along A52 and Toton sidings must 
incorporate range of community 
facilities within woodland setting. 

•	 A Green Link - Including pedestrian 
and cycle access within an attractive 
green route, to link the new open 
spaces with surrounding amenity 
areas (Public Right of Way).  The 
new green link shall be a direct and 
convenient route (see below right). 

•	 Private Gardens - The appropriate 
amount of private amenity space 
shall be provided to each dwelling.

List of key structural elements:

•	 Local hub uses with strong frontages 
and pedestrian friendly environment;

•	 Potential new access to George 
Spencer School with potential 
extension of education offer;

•	 Good housing mix with variety, choice 
and good natural surveillance;

•	 New green space along Toton Lane/ 
Stapleford Lane improving environment 
and reduce noise intrusion;

•	 Straight forward route into the 
site with bus route and potential 
for future tram route;

•	 Vehicular and pedestrian routes 
with strong built frontages 
promoting natural surveillance;

•	 Development follows site 
topography, potentially assisting 
surface water run-off;

•	 Variety of new green open spaces 
incorporating children’s play areas 
and various community facilities;

•	 Shared surface along green spaces 
and houses set is green landscape.

•	 Backs of properties against backs 
of properties towards southern 
edge, ensures safety of new and 
existing properties. Potential to 
accommodate garden extension to 
some of the existing properties.

Indicative Design of Central Green Space
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LIME RISE MASTERPLAN
Indicative Layout

Scale:
Reviewed by: AC

Job: 5674
Drawing: SK(90)03_E

1:1,000 @A0

Contains Ordnance Survey data © Crown copyright and database right 2013.

Illustrative Masterplan
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This sub-section describes the scope for 
development that will be the content of the 
outline application.

Use & Amount of Development
The land use on site will include residential, 
commercial, retail, education, employment, 
open space, highways and public realm.  
The application is for the following uses and 
amount of development

•	 A maximum of 650 dwellings, 
•	 380 sq m convenience store, 
•	 2 No 95 sq m retail outlets, 
•	 3,000 sq m B1(a), 
•	 education floor space 

(Maximum 2,300 sq m), 
•	 Day Nursery (Maximum 450 sq m),
•	 Pub/restaurant (Maximum 700 sq m),
•	 16.08 Ha of new open space,
•	 80 space care facility 

(Maximum 3,800 sq m)
•	 Plot for medical surgery (0.03 hectares),
•	 Plot for community use (0.065 hectares)
•	 Highways,
•	 Drainage.

Garden Suburb Density
The overall site area is approximately 41 
hectares and will accommodate up to 650 
homes.  Of the gross site area some 20.61  
hectares of residential land is identified.  
This delivers a net density of around 31.5 
dwellings per hectare on this residential 
land.  This provides an appropriate intensity 
of development and will allow for the 
creation of a garden suburb character.  

As a comparison and by way of explaining 
the richness of landscape provided on site, 
the gross density for this development is 17 
dwelling per hectare, where the additional 
16.08 hectares of open space and 2.06 
hectares of infrastructure  is included in the 
density calculation.

Housing Mix
The indicative housing mix is shown as 
follows, but this will be confirmed through 
detailed design.

•	 1% 1 bed apartments, (7 houses)
•	 1%  2 bed apartments, (7 houses)
•	 18% 2 bed houses, (117)
•	 35% 3 bed, (227)
•	 26% 4 bed, (169)
•	 19% 5 bed, (123)

A small proportion of apartments may be 
provided (indicated as no more than 12 
units) but the vast majority of residential 
development will be houses. The exact mix 
will be determined at reserved matters stage 
in line with the principles and parameters set 
by these proposals.

Affordable housing 
Discussions with the Council have indicated 
a combination of on-site provision and off 
site financial contribution.  Accordingly 150 
affordable houses are provided on site.  
These will include a variety of properties as 
follows:
•	 7% 1 bed apartments
•	 7% 2 bed apartments
•	 50% 2 bed houses (linked)
•	 36% 3 bed (detached)

Affordable housing will be pepper potted 
across the site and will be designed to 
be indistinguishable from private for sale 
housing.

The Local Centre & Employment areas
The local centre and employment areas will 
be spread over approximately 2.5 hectares 
and gathered together towards the north-
eastern gateway to the scheme.  The benefit 
of this location is that commercial and 
community uses will be accessible from the 
site, but they will also be, visible and public 
facing beyond the site.  Uses will in part 
meet the needs of the site, for example retail 
uses, but also the employment area will 
draw people to the site from further afield.  
In this way the proximity of the Tram can 
support sustainable travel to these facilities.  
The pub / restaurant is an important draw 
and will rely on this prominent location.  In 
terms of community facilities a health plot is 
reserved in the local centre.  Further afield 
there is a community plot provided in the 
north-west of the site.
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Education - George Spencer Academy
An integral part of the local centre is a new 
facility for George Spencer Academy (GSA).  
We have met with and discussed this 
concept with GSA and the summary of this 
work is included in section 3.  The proposal 
is to provide education floor space up to a 
maximum of 2,300 sq m to meet the needs 
of a new through infant & primary school 
and new 6th form facility (or expansion to 
the Academy).

The floor areas have been generated 
following detailed work on the educational 
facility.  A baseline has been generated from 
the pupil numbers the scheme generated 
(below).  We have cross checked against 
Government standards - Briefing for 
Schools (BB98 & BB99) and the information 
is as follows:

•	 Through Infant / Primary of 210pupils
•	 Minimum for a new school 700sqm (@ 

3.1sqm/pupil (210pupils) = 651sqm.  
•	 Post - 16 education of 163 pupils 

(or equivalent secondary places) 
Minimum 5.7sqm per pupil (163 
pupils) = 929sqm (includes teaching 
plus all other extras) minimum.  
(Note - Secondary education space 
standards are lower than post - 16)

This demonstrates the commitment of the 
developer to over provide in education 
terms and to work with GSA to ensure 
existing catchments are not affected by the 
proposal.

Open Space
The site will have a variety of open spaces. 
Approximately 16.08 hectares of green open 
space area will be provided with enhanced 
landscape, incorporating new Children’s 
Play Areas and a variety of community 
facilities. These new open spaces will 
provide a variety of opportunities for play 
and recreation with a further potential for 
improved wildlife habitat corridor along 
existing ditches and new SUDs. 

New footpaths created through these 
areas also provide a more attractive, safe 
pedestrian connection to adjacent amenity 
areas using the Public Right of Way.  Further 
information is provided on open space and 
landscape in section 3.

Adaptability & Diversity
The design allows for the development 
to evolve and to change and flex over 
time.  For example plot sizes are such that 
for most houses there may well be the 
ability to extend in the future.  So many 
housing estates create tiny houses on tiny 
plots where people have to move if their 

circumstances change.  This will not be the 
case at Toton.

There will also be a rich mix of house types 
so that people do not need to move off 
site if they want to move from a house to a 
bungalow for example.  The local centre is 
designed to allow maximum street frontage 
so that units can be sub-divided or offer 
different formats for different uses.  Uses 
link together, for example the educational 
offer of the primary, secondary and post 
-16 is supported by a day nursery.  The 
employment provides a great deal of 
flexibility also.

Layout

A place not a Large Housing Estate
The indicative layout reflects a number of 
important design drivers which mark this 
scheme out as different from so many large 
housing estates.  These drivers are as 
follows:

•	 A fully connected street network 
based on streets and lanes 
and avoiding cul-de-sac.

•	 An outward facing scheme 
presenting attractive frontages to the 
adjacent green spaces and wider 
setting, particular to the west.

•	 Concentration of green space in 
large areas which generate collective 
value and structural qualities.

•	 A clear heart for commercial and 
community facilities in the most 
viable location within the scheme.

•	 Sustainable transport orientated 
development with space 
provided for possible future NET 
(Tram) extension and also bus 
penetration through the site.

•	 A garden suburb character and 
grain with a lower density approach 
to street scene creation.

•	 Working with terrain and topography to 
organize the street and development 
patterns, and to develop site drainage.

•	 A green collar is proposed around 
the edges of the site, to provide a 
strong landscape buffer around the 
scheme and a green break between 
the site and wider development.

The grain established through the design 
framework and indicative masterplan reflects 
the garden suburb and this creates a good 
fit and contextual response with established 
neighbourhoods in the vicinity of the site. 
Development blocks sizes are typically small 
and will allow for a choice of routes and 
good legibility.
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Landscape Led Masterplanning
Landscape quality and the green setting 
of the development has been a key design 
driver.  In part this will be what makes this 
site distinctive and attractive as a place to 
live.  The sheer scale of new open spaces 
and their location wrapping around and 
through the heart of the scheme is very 
important.  

A clear Street Hierarchy
The layout proposes a connected three level 
street hierarchy:

•	 (Primary) Avenue– the two principal 
site access streets from Toton Lane/ 
Stapleford Lane with carriageway 
width of at least 6.5m, from which all 
other access is taken into residential 
uses. The potential loop between two 
access points can incorporate new bus 
route.  Traffic calming will be designed 
into these primary streets to ensure 
vehicle speeds are controlled.  This 
will be through integrated design of 
street space and not the application 
of vertical measures.  One of the 
key elements to the primary avenue 
is the inclusion of formal street tree 
planting referencing existing lime trees 
close to the site.  Buildings will have 
a small set-back from this avenue.  
The design intent is a series of villas 
creating strong and formal domestic 
frontages along these avenues.

•	 (Secondary) Streets – While having a 
similar street treatment to the primary 
avenues, the secondary streets will 
have a reduced carriageway width of 
at approximately 5m.  These street 
will provide local access to plots 
but will form part of the connected 
network.  They will be as important for 
pedestrian and cycle movements as 
for vehicles and their design will reflect 
this.  There is potential to incorporate a 
traffic calming scheme on these roads 
for a safer environment throughout 
residential zone.  This may be through 
deviation in carriageway alignment.  
These streets will be informal and more 
intimate in scale, with buildings close 
to the street edge and with streets 
themselves narrower than the avenues.

•	 (Tertiary) Lanes / Shared surfaces – 
This third level to the street hierarchy 
provides the most pedestrian and 
people orientated street spaces within 
the scheme.  This might include 
‘home zone’ type treatments which 
incorporate pedestrian priority and 
landscaping.  These lanes shall be 
differentiated by surface treatments and 
landscape design.  They will be simple 
and free from clutter but careful siting 
of trees, on street parking for example 
should help to control traffic speeds.  
The design intent in these lanes is to 
create a visual relationship between 
motorists in cars and pedestrians 
and residents within the street, such 

that people drive at, or close, to 
walking pace.  Again these lanes will 
be connected wherever possible.  
These will be the most intimate lanes 
with a strong sense of enclosure and 
limited forward visibility along streets 
with building lines shaping space.

This three level hierarchy provides a great 
deal of scope to create different types of 
streets and the application of this principle 
does not dictate that only three styles or 
type of street are possible.  A streets place 
in the hierarchy should inform design and 
this should be clearly legible to all users.

Integrating Car Parking Effectively
It should be noted that the tram will make this 
a highly sustainable location and as a result 
we would aim to see natural reductions in car 
ownership and use on this site.

The level of provision will be discussed 
with the Local Planning Authority. Currently 
it is envisaged that the ratio of 1:2 will be 
provided for houses as a minimum with larger 
houses providing additional parking.  The 
intention is to create a sensible approach and 
reduce street clutter and streets clogged with 
parked cars in the evening and at weekends.

The English Partnerships guide ‘Car Parking: 
What Works Where’ should be consulted for 
detailed guidance on how to incorporate car 
parking in the layout design.  The balance of 
parking for residential areas will be on plot 
and parking courts will be avoided wherever 
possible.

Avenue

Street

Lane
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In the local centre and employment area 
parking areas will be carefully designed to 
avoid this dominating the street scene and 
local environment.  Appropriate parking 
levels will need to be agreed at the detailed 
design stage.

Legibility
The layout create a street pattern which 
will be readily distinctive, understandable 
and legible.  The layout does not rely upon 
building elevations to help guide people 
around the place.  Of course legible 
buildings will be important and the DAS 
highlights the importance of corner buildings 
and prominent frontages to act as local 
landmarks.  But the alignment of streets 
themselves and strategic landscape will 
create a readily understandable layout.

Continuity and enclosure
The design intent around creating quality 
streets an spaces will ensure continuity and 
enclosure.  This will not however be through 
solid walls of terraced housing.  The relaxed 
grain will create spaced villas, individually 
or in pairs and the front boundaries and 
landscape will link buildings together and 
give streets their unity. 

Site Drainage
Incorporating sustainable drainage has been 
an important driver of the scheme.  This has 
been important to the evolving character 
of the place.  The design utilises existing 
drainage channels and site terrain to create 
a series of green open drainage channels 
and ponds.  The design of the system 

includes several  tributary channels which 
run down streets which link to the central 
drainage channel which runs on a north-
east / south west orientation and which itself 
runs into a series of ponds and wetland 
before discharging off site at green field run 
off levels.  The areas of SUDs have been 
guided by technical requirements.

Access

Vehicular Access Points
The development will be accessed from two 
locations off Toton Lane/ Stapleford Lane.  
The route through the local centre must 
be pedestrian friendly with potential traffic 
calming measures. The residential layout 
shall provide varied street hierarchy and 
promote a pedestrian friendly environment. 
The existing Public Right of Way must be 
retained and improved. 
Internal Circulation
The design approach is to deliver an open 
and connected layout with a choice of 
routes and good permeability.  So many 
housing estates are composed on flawed 
design principles of highway distributor 
roads and cul de sac.  Toton is different 
in that it reflects more traditional design 
philosophy.  The structure creates an 
informal but carefully consider grid of streets 
which is developed specifically to respond 
to site levels and to create attractive and 
distinctive set-piece places.  Inspiration 
for this structure was developed from 
Nottingham’s permanent garden suburb 
‘The Park’.

Bus penetration through the site
It is important that in addition to the 
Tram facility close by the site is also fully 
accessible by bus.  Existing bus stops 
on Toton Lane / Stapleford Lane provide 
access to existing services as described 
in the Transport Assessment.  This will 
serve the scheme well in its early phases 
before new infrastructure is delivered in later 
phases (cross refer) to allow bus penetration 
into the site.  All houses will be not more 
than a 400m walk from a bus stop.  Hence 
early phases reflect this distance from Toton 
Lane / Stapleford Lane.  Ultimately the route 
of the bus through the scheme reflects this 
400 metres distance also. 

Strong Pedestrian/ Cycle Linkages
Pedestrian and cycle linkages are 
encouraged and enhanced through the site, 
both as an integral part of the road hierarchy 
described above and also, as a separate 
pedestrian/ cycle route network.

Existing Public Rights of Way (PROW) are 
retained where possible and their green 
character retained.  For short distances part 
of the PROW will be re-routed to ensure an 
appropriate design.

The scheme links with the Erewash Valley 
Trail via the ‘short-cut circular walk’ route 
which runs through the site.  This route will 
be enhanced.  The Bridleway which follows 
the PROW to the site and which ends 
at the boundary of Toton and Stapleford 
opposite the site, will be extended through 
the development,  linking through the site 

and extending the existing Bridleway to the 
Erewash Valley Trail.

Direct pedestrian and cycle links are made 
to Bessell Lane creating connections to 
Stapleford.  This is an important link to 
facilities in Stapleford.  The quality of Bessell 
Lane as a pedestrian environment is low 
and improvements should be sought to 
the street environment more generally, but 
this is beyond the remit (and control) of this 
development.
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Tram Link- Nottingham Express Transit
Directly adjacent to the site across Toton 
/ Stapleford Lane and under construction 
is the park and ride facility and terminus 
for Nottingham Express Transit Phase 2.  
This will provide a high quality sustainable 
transport connection to Nottingham City 
Centre and other destinations including 
Nottingham University and Queens Medical 
Centre.  This is a key piece of infrastructure 
to support sustainable travel on site.  
Pedestrian and cycle access facilities from 
the site to this facility will be provided.

The layout makes provision for the future 
extension of a Tram Route through the site 
to connect with Toton Sidings.  Residential 
plots and landscape proposals reflect 
these requirements.  This will future proof 
the scheme should future national rail 
infrastructure require tram connectivity to 
Toton Sidings; for example if High Speed 2 
were to be constructed on this route with an 
interchange at Toton.

Access to Education Facilities
The concept for education provision is to 
create new facilities on site.  At this time the 
suggestion is a combination of primary and 
post -16 provision as required, designed for 
and managed by George Spencer Academy.  
This new facility will be accessed and 
orientated towards the new community and 
local centre.  Pedestrian / cycle connectivity 
will be developed from the spine road of the 
site as will vehicular access to the southerly 
campus of GSA.

New access to George Spencer Academy 
from the site for vehicular traffic and 
pedestrians will replace the existing access 
to the southerly campus which will be 
relocated in any event as a result of the 
Tram.

Highway Initiative on Stapleford Lane / 
Toton Lane
Significant works are already approved to 
Toton Lane as a result of the Tram.  The 
scheme will benefit from this and the 
principal access point has been designed 
to enable site development as a natural 
extension of the Tram infrastructure.  This 
is largely about vehicular access but also 
about pedestrian and cycle crossing to 
Toton Lane.

Along Stapleford Lane close to the second 
access / egress a new pedestrian crossing 
facility is proposed and this will enhance 
pedestrian and cycle connectivity.  Further 
along Stapleford Lane pedestrian facilities 
will further assist in slowing vehicular speeds 
and enabling better access onto Stapleford 
Lane from side streets.
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Landscape
It has already been described how the 
landscape has driven the character and 
layout of the illustrative masterplan.

Environment and Ecological Value
The landscape of the scheme is vital to 
character and quality.  This will hold the 
scheme together.

Street tree planting, parkland, and naturalistic 
green space and open areas for cultivation 
and biodiversity are essential, and whilst 
details are not provided, the cornerstones 
of the approach are set out. Landscape as 
a structuring element to the scheme again 
relates to terrain and also create a deliberate 
green heart to the site extending through the 
core of the developed.

Landscape then wraps and holds the 
development ensuring its green aspect is 
not lost.  The rising ground towards Bessell 
Farm for example is retained as a green 
apron to the scheme and tree planting here 
accentuates the landscape setting and 
distant green views to site. 

The local centre adds a further dimension 
to the open space framework and here a 
square is created as a place for community 
life.  The new / extended school, shops 
and other businesses will spill out onto this 
square.

The site landscape strategy should consider 
the ecology and ground constraints. The 
Masterplan recognises the importance of 

the mature trees along Toton Lane and 
within site which needs proper consideration 
in design solutions. Wherever possible, all 
A and B class trees must be retained in any 
future development (refer Tree Survey for 
details).

High Quality and Extensive Open Space 
The development will deliver good quality 
open spaces incorporating a variety of 
children’s play areas (LEAP and LAP’s) 
with good natural surveillance. This will be 
well overlooked by surrounding housing 
but not located too close to houses such 
that amenity would be compromised.  
Additional open space and landscaping will 
be provided to achieve good amenity for 
residents. The illustrative layout envisages a 
community orchard, community allotments 
and sports pitches to provide variety of 
amenities for all ages.   

Play Facilities 
A range of formal and informal areas are 
provided to support play and recreation 
across the site.  These include the following.

•	 Neighbourhood Equipped Area for 
Play (Neap) x1,centrally located.

•	 Local Equipped Area for Play (Leap) 
x1, location to be agreed with LPA.

•	 Local Area for Play (Laps) as required 
by LPA to develop full site coverage.

The nature of the design of these spaces, 
including the age groups which these 
spaces are designed for and the type 
and design of equipment, will need to be 
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considered at the detailed design stage. A 
brief for each of the two principal equipped 
spaces should be agreed with the Council in 
advance of design work commencing.

Sports Pitches
An area of formal sports pitches is 
provided to the north of the site adjacent 
to George Spencer Academy’s own sports 
pitches.  The area includes one full sized 
adult football pitch to appropriate space 
standards alongside 3 smaller pitches.  A 
Community Plot is proposed adjacent to 
these pitches.

The exact design of the pitches has not 
been fixed, nor has the extent of public 
access and management.  There is potential 
for these pitches to be either fully accessible 
to the public or to be managed through 
GSA.  A combination of the above could 
also be created and further consultation is 
required to agree a brief with the Council 
and the Academy.  The needs of the wider 
area and the development itself should 
be weighed up when defining this brief.  
Another consideration could be the role and 
function of the community plot development 
and the relationship of this with the sports 
pitches will be explored in due course.

Allotments & Community Orchard
A large area of new community allotments 
and a community orchard is provided to 
the west of the site.  This area benefits 
from southerly aspect and good drainage ; 
cultivation here will help to meet existing and 
future demand for allotments.  Management 

for this facility could be via a community trust.
Sustainable / Natural Drainage
We described how SUDs have informed the 
layout of the scheme.  The green tributaries 
which run into the main drainage spine and 
watercourse are shallow depressions which 
fill with surface water in storm events.  

These discharge steadily into the main 
drainage channel.  This main channel is a 
larger feature which will be designed to be 
wet for longer.  This feature both conveys 
and holds storm water.  This enhances 
an existing drainage cut and will support 
greater biodiversity through the heart of the 
scheme.  Again this area both holds and 
transfers water slowly through the scheme.

A series of large ponds are designed to the 
west of the drainage catchment to act as a 
final holding wetland areas on site.  Parts of 
these could be wet throughout the year but 
it is envisaged substantial areas will be dry 
for the most part and will only hold storm 
water during/after storm events. These take 
the water which will flow from the site in any 
significant storm event and are designed to 
create optimum storage areas such that no 
hard or underground systems are required.

The system, although designed in outline, 
has been tested in terms of appropriate 
areas and design dimensions to ensure 
water run-off from the site remains at green-
field levels.  Detailed designs will ensure 
the SUDs system is safe, useable and 
adoptable.

Public Realm
The public realm should deliver good 
attractive streets, shared surfaces and 
public spaces that provide a good quality 
environment for pedestrians. This should 
incorporate street furniture including seating 
in any open spaces or public spaces.

Maintenance of Open Spaces
Appropriate management arrangements will 
be agreed with the Council.

Appearance
This application will not set parameters or 
guidance for elevation appearance.  Further 
detailed design proposals will be provided at 
reserved matters stage.

Nevertheless, the aspiration is to deliver a high 
quality scheme that will prove desirable to 
local homebuyers and reflect the importance 
of this site to the local area. The development 
should pick characteristics features from local 
vernacular. 

A range of buildings and architecture will be 
developed generally in a perimeter block format 
incorporating strong and active frontages and 
an attractive setting for the scheme.

Housing will address the streets and spaces 
and provide secure internal spaces for 
gardens typically.  Corners will be treated with 
continuous active frontages wherever possible 
and not present blank gables.  Street scenes 
are expected to provide detail, variety and 
richness within a consistent, rhythmic street 
elevation that has been considered as a whole.

Within the layout, prominent locations, for 
example gateways, vista points and corner 
plots will be identified for local landmark 
buildings and features.  Around the edges of 
the scheme and enclosing the main green 
spaces, buildings of an appropriate scale and 
design will be required to create high quality, 
polite and distinctive frontages.  Garden villas 
are a format of development which offer 
inspiration for such areas as a building typology.

In general the height and scale of buildings will 
respond to the streets and spaces that they 
face, in order to provide an appropriate level of 
enclosure and relationship.

The architecture of individual buildings is 
not prescribed at this time but should be 
contemporary, of high quality, relate to the 
context, be appropriate for use as family 
housing and avoid using pastiche or ‘standard 
product’ designs.

The key principle defined in the DAS is that 
development will exhibit architectural quality 
and will be relevant to the wider context and 
this part of Nottinghamshire.

Style or architectural language is not constrained 
at this stage other than to clearly state that 
standard and generic designs will not be 
accepted and that there should be a strong 
rationale for any future designs.  The housing 
element will set the tone and a further principle 
set out in the DAS is the need to design streets 
and lanes as coherent places with a sense of 
continuity and where buildings have group value. 
For the local centre there could be a variety 
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of design approaches for the school, retail 
buildings and so on.  The important principle 
to again ensure that quality is delivered is that 
each building should define the main high street 
and focal point square with a strong and active 
frontage.

Design cues are also set out to give designers 
in the future reference points for special 
features. The permanence of the rose gardens 
on and near to the site has been uncovered 
through the design process. Referencing this 
through street and place names, and through 
colour palettes for building materials is another 
area where quality above the ordinary can be 
delivered.

Character
A high quality garden suburb in the best 
traditions of the local geography formed with 
avenues of trees, large areas of good quality 
planting and open space and houses set 
typically in gardens.  The local centre which 
acts as a key gateway to the scheme is a 
focal point for the development providing 
a different character and local facilities. 
This will be a place with its own distinct 
identity. Different developers and designers 
may deliver different phases but the strong 
masterplan and clear design framework 
will ensure value is generated across the 
piece.  The strategic open spaces across 
the site will support this sense of totality.

TOTON
Landscape Strategy 

Scale: NTS
Reviewed by: DM

Job: 5674
Drawing: B009

© Crown copyright.  All rights reserved. Licence number LIG0358 2012.
Contains Ordnance Survey data © Crown copyright and database right 2012.
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Scale
The domestic scale of this development 
will be reflected in its grain and scale.  High 
quality domestic buildings will be created 
which develop a strong relationship with the 
landscape setting.

Typically houses will be 2 storey with taller 
accent features at prominent locations 
including some 2.5 storey houses where 
urban design considerations require greater 
stature.

Since this is not a cramped or confined 
site, often unpopular ‘3 storey town house’ 
formats with tight footprint, dominating 
height and impractical accommodation 
will be avoided.  The design brief is for 
more practical and comfortable housing 
development.

The relationship with existing housing 
nearby has been carefully considered and 
height and stand-off controls imposed (see 
section 4).  In the local centre greater stature 
and prominence is required but again this is 
in a domestic setting and so buildings of up 
to 3 storeys may be appropriate.

The overarching principle in terms of mass 
will be that architecture is authentic, well-
articulated and coherent.  Well mannered 
buildings of comfortable scale are required 
through detailed design.

The housing should be a mix of scale, 
proportion and heights, but all within 
a domestic language.  Housing will be 

predominantly family houses with private 
gardens. The taller houses up to 2.5 storey 
will be provided at prominent locations 
to achieve emphasis and create variation 
in skyline.  Predominantly this should be 
included at the following locations:

•	 At corners of major streets to define a 
gateway

•	 Housing overlooking the play 
area and recreational space

•	 Other locations along any long 
continuous frontages in order to 
add interest to the street scene.

The overall development shall provide a 
diverse skyline with continuous variations in 
scale and massing to avoid a monotonous 
feel.

In due course a detailed application will be 
required and it is at that time that detailed 
judgements and decisions will be made on 
the exact scale and massing of buildings, 
subject to local circumstances and adjoining 
uses.

The following tables show details of 
individual built form with potential 
parameters of height, width, length, 
indicative percentage (housing) and floor 
space (local centre uses).

Street scenes will be composed of a range 
of building types including detached, semi-
detached and terraced formats.  In respect 
of semi-detached and terraced properties 
it is relevant to note that the house lengths 
defined above will be linked and therefore 
extended.  Definition of individual houses will 
be retained through the design to articulate 
the street and individual home.  An indicative 
maximum length for semi detached 
dwellings is 22m.  An indicative maximum 
length for terraced properties  is 40m.

Type Height (m) to ridge or equivalent Width (m)(house width viewed from street)
Length (m)

(back into plot)

One Bed home 6.7 – 11m 10.0m – 11m 6m – 10m

Two bed house 5.7m – 9.6m 5.0m  - 11m 6m – 10m

Three bedroom House 6.7m – 9.6m 5.0m – 11m 6m – 11m

Four Bedroom House 6.7m – 10m 6.0m – 13m 6m – 11m

Five Bedroom House 6.7m – 10m 7.0m – 14m 6m – 11m

High density - multiple 
occupancy block (e.g. 
apartment

6.7-12m 10-20m 10-20m

Single Garage 3m – 5.3m 3m – 3m 5m – 6m

Double Garage 3m – 5.3m 4.6m – 6.2m 5m – 6m



LIME RISE
PARAMETERS

PAGE 39

Local Centre Components 

The lengths identified in the table define the 
overall extent of a facade.  This facade will 
be broken down and carefully articulated 
through architectural design to avoid any 
building, and particularly the mixed use 
components appearing out of place with the 
context.  Appropriate rhythm and proportion 
will ensure that buildings of significant length 
are comfortably accomodated within the 
street scene.

Other Uses Height (m) Width (M) Length (m)

Offices
7-11m 14-18m 18-4m

Pub/Restaurant
6-10m 20-40m 20-40m

Care Home
6-11.5m 15-30m 20-50m

Education Space 6-11m 18-50m 30-50m

A1 Retail
6-10m 30-40m 30-40m

Day Nursery
6-10m 16-21m 21-30m
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Education Provision - Design Work with 
George Spencer Academy

The proximity of a high performing Academy 
to the site is an important part of the sites 
sustainability.  Described earlier in this 
document the key requirement is for the 
development to create a value added 
outcome for GSA and to ‘over-provide’ 
facilities such that the development 
supports a step change which would be 
otherwise out of reach.

In part this is about supporting GSA to 
add to its existing family of primary schools 
with a new through school, and this would 
address the primary education requirements 
on site.  This would be managed by GSA 
and delivered on the site.  The aspiration 
is to enhance the post 16 facility and also 
provide an Art centre / Theatre as part of 
this.  In any event further teaching facilities 
would be needed for secondary education.

A new ‘front door’ and access to GSA was 
also seen as important if the scheme were 
to go ahead.  Hence the proposed siting of 
this facility (in whatever format and content) 
in the local centre and at a prominent 
location.

This balance of provision creates an exciting 
prospect for education provision at Toton.  
Through the course of the design evolution 
a number of ideas and options have been 
explored.  These ideas were tested and 
refined at a design workshop and site walk 

was held with a senior team of professionals 
from GSA and the masterplanning team 
and Taylor Young’s specialist education 
architects.  This helped the design team 
to understand the requirements and 
aspirations of GSA.

Further work would be needed in due 
course to agree the exact content of any 
scheme / building including educational 
and user needs.  We propose to continue 
dialogue with GSA to that end.

The scheme as shown in the indicative 
layout comprises a new primary school, 
post -16 education space including the 
arts and theatre space along with admin / 
student support.
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Tram Alignment through the site - 
Nottingham Express Transit & National 
High Speed 2 connectivity.

The design of the central green corridor 
through the scheme accommodates 
potential for a single line tram route within 
the main space, away from homes and off 
the street network.  An indicative design 
/ section is provided.  This includes the 
following elements:

•	 Primary Avenue
•	 Space for future tram route
•	 Footpath and cycleway
•	 Bridleway
•	 Sustainable drainage
•	 Open	space
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Power lines

The 132Kv overhead electricity pylon will be 
removed from the site and this will instead 
be rerouted underground beneath the roads 
on site.  This will be a significant benefit to 
the amenity of the area and wider views.  
The phasing plan indicates the timescale by 
which this enabling work will be concluded.  
A new terminal pylon will be located within 
60m of the existing south westerly pylon on 
site.  This is shown on the masterplan.  All of 
the other 33KV and 11Kv poles and cables 
will also be removed.

LIME RISE MASTERPLAN
Indicative Layout

Scale:
Reviewed by: AC

Job: 5674
Drawing: SK(90)03_E

1:1,000 @A0

Contains Ordnance Survey data © Crown copyright and database right 2013.N
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Development Phasing
This is a long term project which can deliver 
value early on, but also create legacy into 
the future.  The associated plan shows the 
following phased approach.

Sustainability Standards
Sustainability will be promoted in 
construction and design specification.

Designing homes with the lowest possible 
energy use, consistent with value for money, 
is the highest priority.  The lower the energy 
use, the more effective other environmental 
initiatives such as the introduction of 
renewable energy sources.

The Code for Sustainable Homes (CSH) sets 
out target codes for new homes to meet.  
The development proposal at Lime Rise 
shall aspire to a target of CSH Code Level 
3 and this baseline level will be reviewed for 
each phase of housing development.

In terms of energy consumption, the target 
will be a CO2 emissions rate of at least 10% 
better than that required under the Current 
Building Regulations Approved Document: 
Part L (2010): Conservation of Fuel and 
Power.

For non residential buildings, such as the 
offices, school and retail buildings, BREEAM 
accreditation will be used to demonstrate 
sustainability and all buildings should aspire 
to a ‘Very Good’ rating or better.

Secured by Design
Buildings are expected to provide Secured 
by Design features.  The new areas of the 
scheme will meet this standard where it is 
sensibly applied.  The only area of concern 
for any aspect of the scheme is the quality 
and environment at Bessell Lane where a 

new connection is created to Stapleford.  
Improvement works to the day and night 
time environment are required here, but 
this is beyond the scope of this application.  
Cost neutral measures such as appropriate 
street cleaning and effective control of 
business operations in this lane will make 
a very big improvement to environmental 
conditions.

Building for Life
TY employ an accredited BfL assessor who 
has undertaken a pre-assessment of this 
project independently of the design team 
who have worked on the scheme.  This is 
summarised later in this section.  

At the outline stage not all of the 20 
questions are relevant as some matters 
are not applied for at this time.  At the 
outline stage it is our view that we cannot 
reasonably claim full credits for ‘architectural 
quality’ or ‘construction technology’.  
These criteria are noted.  In due course 
the suggestion is that each phase of 
development will be assessed in the context 
of this DAS and Building for Life.  To support 
this a Design Code could be prepared to 
guide reserved matters applications.

At this stage the score awarded to the 
design for Outline Planning secures 15.5 / 
18 available credits. 
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Year Phase
Residential 
Units 

Other 
development

2014 1 25  

2015 2 75  

2016 3 135

Convenience 
Store
School
Care Facility

2017 4 135
Pub/
restaurant 
Offices

2018 5 135 School

2019 6 135 Offices

2020 7 10 Offices

* Underground cables in phase 1/2/3
** Bus route through site delivered in phase 5
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3-D Modelling and Basic 
Visualisation of the Framework

A basic computer model has been prepared 
to help describe the development.  This 
reflects the concepts, principles and 
parameters set out in the application and 
this document.  Images from this model are 
included here.  

The CD included with this DAS provides a fly 
around the site to give a sense of the place 
the design intends to create.

This is not intended to communicate 
architecture or landscape quality, rather it 
is intended to help people understand the 
broad approach to site masterplanning.
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This document explains our design 
ambition and approach.  We demonstrate a 
thorough and robust design process.  This 
includes detailed site and context analysis, 
creative interpretation of opportunities and 
constraints and powerful place-making 
principles.  We have shown how we 
have embraced design review through 
consultation with local people, elected 
members, planning officers and design 
practitioners.

We have shown how our approach has 
been design-led and how key themes of 
connectivity, green infrastructure, local 
distinctiveness, context and mixed uses 
have been prioritised.  The design creates 
the structural framework and planning 
parameters to deliver an exceptional 
development.  

This approach is very different to that 
of many large housing schemes where 
the design agenda for the site extends 
no further than an estate layout.  We 
have explained in this document how 
development at Toton will be different and 
the qualities and benefits this will bring.

We have shown how this development will 
be sustainable and deliverable.  We have 
explained how the extensive landscape 
framework will set the basis for a ‘green’ 
development with open spaces and trees 
fully incorporated and forming a strong 
‘green collar’ retaining a sense of openness 
and separation between the historic 
settlements of Toton and Stapleford.  The 
landscape as much as the buildings will 
define the character of development at 
Lime Rise.

We have demonstrated that we have 
listened to a range of local people and 
stakeholders in revising the scheme to 
reflect feedback received.

Altogether this is a unique opportunity and 
an exciting project, which we  recommend 
to local people and the wider population of 
Broxtowe and Broxtowe Borough Council.
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