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CHAPTER 13: CUMULATIVE EFFECTS AND INTER-RELATIONS 

Introduction 

 

13.1 The purpose of this chapter is to draw together the cumulative effects and inter-

relations of the proposals and any residual impact associated with them.  

 

Methodology 

 

13.2 As well as setting out the potential impacts arising from the proposed development 

and their nature, it is appropriate to quantify their significance.  This analysis is 

undertaken in a tabular form, and based upon the conclusions of the preceding 

chapters.  

 

13.3 The analysis undertaken considers the geographical area potentially affected by each 

of the impacts (positive and negative) in accordance with the following criteria:  

 

 An impact of International importance would be one that affects an interest of 

international concern, such as a site protected under the RAMSAR Conventions.  

No impacts on this scale arise in connection with this proposal.  

 

 An impact of National importance will be one which affects the national interest 

identified by Government policy, such as effects on a National Park, AONB, SSSI 

or a Grade 1 listed building. One impact on this scale occurs on the site.  

 

 Impacts of Regional importance would be those where the scale of impact is such 

that it could support or undermine the regional guidance or strategic policy. Few 

impacts on this scale occur on this site. 

 

 Impacts of borough-wide importance will be of relevance broadly within the 

context of the planning authority’s administrative boundary.  
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 Impacts of local importance are those which affect a limited area, largely 

contained within or close to the development site itself.  The majority of impacts 

fall into this category. 

  

13.4 As set out above, potential impacts may be beneficial or adverse, or, in some cases, 

they may have beneficial or adverse consequences.  They may also be short term 

(eg limited to the construction phase) or long term, reversible or irreversible.  Each 

of the potential impacts identified for the topic areas the subject of the preceding 

chapters has been characterised in accordance with the criteria and a judgement 

made in respect of potential significance.  The areas of potential impact have 

previously been explored in detail on a chapter by chapter basis within this ES and 

within any related papers.  Taking account of this work, measures have been 

proposed, where necessary, to mitigate adverse effects.  The overall nature and 

significance of the inputs predicted within the ES, taking into account any mitigation 

proposals, is summarised in table 13.1 below.  It is appropriate to note that planning 

does not feature within the table, due to its multi-disciplinary nature and because it 

is planning that ultimately assesses the appropriateness, or otherwise, of the 

proposed form of development. 
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Table 13.1:  Summary of Environmental Impacts (taking into account Mitigation Measures) 

Topic Area Description of 

Potential Impact 

Geographical 

Importance 

Significance Impact Nature Mitigation Measures and Comments 

I N R B L 

Flood Risk 
and Water 
Resources 
 
Construction 

Phases 

Suspended solids 
entering ditchcourse 
either directly by 
construction works 
within vicinity of 

watercourse or 
indirectly by runoff. 

     Moderate Negligible St-Mt,IR Appropriate construction techniques including covering 
areas of exposed soils, minimising unnecessary stockpiles 
on the construction site, preventing the build up of dust 
and silts and appropriate working techniques will reduce 
the risk of suspended solids reaching the watercourse. 

Particles from 
concrete and cement 
accumulating on site, 
reaching watercourse 
by surface water 
runoff. 

     Moderate Negligible St,IR Any waste water from the washing down of ready-mix 
lorries or from the production of concrete on the site 
should be carried out in a designated area.  This area 
should be bunded and over an impermeable surface to 
prevent water runoff to permeable areas of the site and 
reaching the watercourses.  Any waste water will need to 
either be directed to the foul sewerage system or treated 
and then discharged to the ditchcourse. 

Hydrocarbons 
reaching water 

environment from 
vehicle use; spillages 
and leaks. 

     Minor Adverse St,IR Vehicles used on site should be inspected and maintained 
in order to reduce risk of leakages of fuels or oils.  Vehicle 

washdown areas should be at least 10m away from any 
surface waterbody and bunded over impermeable 
surfacing and any runoff routed through oil interceptors 
and treated before discharge to the watercourse. Any 
refuelling on site will need to take place in a bunded area 
over an impermeable surface to prevent runoff and 
infiltration.  Any surface water runoff from these areas 
will need to be routed through an oil separator before 
disposal. 
 
The use of drip trays under standing vehicles where 
appropriate would allow oil to be contained. 
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Other pollutants and 
hazardous materials 
reaching water 
environment. 

     Moderate Negligible St-Mt,IR Where possible, bulk quantities of chemical products 
should not be stores on site and the purchasing of site 
materials should be planned to avoid long-term storage.  
Hazardous materials should be stored in appropriate 
bunded and impermeable areas.  Runoff from this area  
should also be treated using sediment and oil interceptors 
before being discharged into the surface water sewer or 
to a watercourse. 
 
Disposal of other hazardous material will be carried out in 
bunded/contained designated areas.  

 Reduction in 
infiltration due to 
compaction and 
increase in 
impermeable area. 

     Negligible Neutral St,R The movements of larger vehicles around the site can be 
restricted by creating particular haul routes for them to 
follow. 

Increased surface 
water runoff due to 
reduced infiltration. 

     Negligible Adverse St,R The surface water drainage systems for the completed 
development should be completed as a priority before the 
main development. 

Dewatering activities 
during construction 
lowering water table. 

     Negligible Neutral St,R Before being disposed of to the ditchcourse, water from 
any dewatering operations on the site should be passed 
through a sitting basin and be treated to allow suspended 
solids to settle out and remove contaminants. 

Dewatering activities 
increasing suspended 
solids entering the 
watercourse 

     Negligible Adverse St-Mt,IR Removing suspended solids and potential contaminants 
from water from the dewatering process before it is 
disposed of will reduce the significance of the effect. 

Flood risk increase 
due to reduced 
infiltration and 
increased surface 
runoff. 

     Minor Adverse St,R  

Increase in water 
consumption. 

     Negligible Negligible St,IR Appropriate agreements will be made with Severn Trent 
Water, and potentially the Environment Agency if water 
from the ditchcourse was to be used during the 
construction process. 

Completed 
Development 
 

 
Suspended solids 
reaching watercourse 
mobilised by surface 
water runoff. 

     
 
 
 

 
 
 

Minor 

 
 
 

Adverse 

 
 
 

Lt,IR 

 
 
 
Suspended solids etc will be filtered from surface water 
drainage through the use of SUDS prior to discharge to 
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the watercourse.  An overall water drainage strategy has 
been proposed which will incorporate various techniques, 
all of which can reduce the amount of suspended solids 
and silts reaching the water environment. 

 Hydrocarbon leaks 
and spillages from 
regular vehicle use. 

     Negligible Neutral St,IR Accidental spillages, leaks and drips from vehicles should 
be prevented from entering the surface water drainage 
system by use of oil interceptors and filter drains. 

 Reduction in 
infiltration and 
groundwater 
recharge. 

     Minor Beneficial Lt,IR  
 
 

Increased 
impermeable surface 
areas causing 
increased surface 
water 

     Minor Beneficial Lt,IR Runoff volumes cannot be reduced, though they can be 
restricted and attenuation provided so that existing 
Greenfield runoff rates are not exceeded.  Surface water 
runoff is to be disposed of to the drainage ditches or 
culvert at the existing site Greenfield runoff rates.  
Attenuation will also be provided for the 100 year plus 
climate change scenario. 

Development being at 
flood risk from fluvial 
sources (river/ 
ditchcourse flooding). 

     Minor Beneficial LT,IR The proposed surface water drainage strategy will limit 
runoff from the site.  For the majority of the site, 
attenuation basins will provide the necessary storage. 

Development 
drainage increasing 

flows in ditchcourse, 
combined with 
potential effects of 
climate change. 

     Minor Beneficial Lt,IR The proposed surface water drainage strategy will limit 
runoff from the site.  For the majority of the site, 

attenuation basins will provide the necessary storage. 

Increase in demand 
for water supply. 

     Negligible Neutral Lt,IR Consultation will be undertaken with Severn Water so that 
adequate water supplied can be provided for the site. 
 

Increase in foul 
drainage 

     Negligible Neutral Lt,IR Severn Trent Water has confirmed a direct connection to 
their treatment works will be possible and capacity is 
available. 

Heritage 
Assets 
 
Construction 
Phase 
 
 

Removal of 
archaeological 
deposits during 
construction. 
 
 
 

     Negligible 
/Minor 

Adverse LT,IR Geophysical survey followed by trial trench evaluation as 
part of a targeted programme of archaeological works to 
be undertaken post consent. 
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Completed 
Development 
 

Ground disturbance 
to below ground 
archaeological 
remains. 

     Negligible Neutral Lt,IT Mitigation by excavation during construction. 

 Combined effects on 
below ground 
archaeology with 
development 
elsewhere. 

     Minor Adverse Lt,IR Mitigation by excavation during construction. 

Ecology 

Construction 

Phase 
 

Partial removal of 
small sections of 
hedgerow to allow for 
access roads.  
Removal to take place 
outside the bird 
breeding season. 

     Minor Beneficial Lt,R Creation of new species rich hedgerows, trees and scrub 
planting within the proposed development to create new 
habitat links and creation of new species rich habitat 
corridors consisting of native species.  Gapping up of 
existing hedgerows to diversity canopy and long term 
management to retain and enhance value. 

Site clearance 
activities including 
removal of large 
sections of vegetation 
within these 
hedgerows, will take 
place over a short 
period of time outside 
the bird breeding 
season. 

     Minor Beneficial Lt,R Creation of new species rich hedgerows and new tree and 
shrub planting around site, to provide linkages.  Swales 
and green infrastructure created through middle of site, 
continuing linkages to habitats, to incorporate hedgerows 
and trees. 

Construction of 
buildings and road 
infrastructures in 
close proximity to 
trees lead to loss of 
some tree groups and 
possible losses 
through damage to 
roots of retained 
trees. 

     Minor Beneficial Lt,IR Trees in close proximity to urban development will have 
Root Protection Areas fenced off, which will avoid damage 
by construction.  Large areas of new native tree and 
shrub planting. 

Buildings will be 
demolished during 
development 

     Minor Beneficial Lt,IR Bat boxes to be provided on trees to provide alternate 
potential roost sites for bats. 

Removal of linkage 
habitats, such as 

     Moderate Beneficial St,IR Creation of hedgerow network and green infrastructure 
through site, so commuting across site can be achieved.  
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hedgerows and tree 
groups. Reduces 
foraging potential and 
isolates local bat 
populations. 

New grassland habitats and open water bodies create 
ideal foraging habitats.  All affects on habitat will be short 
term as the local bat population adapts to the changes.  
Artificial lighting will avoid illuminating habitats/trees via 
directional or shrouding lighting. 

 

 

 

 

 

 

 

 

 

 

 

 

Site clearance 
activities including 
partial removal of 
vegetation within 
hedgerows, will take 
place over a short 
period of time outside 
the bird breeding 
season.  Areas of 
farmland habitat will 
also be lost. 

     Negligible Neutral St,IR Retained and created habitats will provide foraging and 
refuge opportunities.  Scrub habitat will be created 
around green infrastructure providing a winter food 
source. 

Demolition of 
buildings and removal 
of soil surrounding 
area of infestation.  
To take place over a 
long period of time. 

     Minor Beneficial Lt,IR Treatment of plants chemically or burial within controlled 
excavation, enclosed with impermeable membrane or 
removal off site.  Japanese knotweed treatment already 
taking place.  Continuous monitoring of area due to seed 
bank and immediate treatment before flowering.  The 
impact of the removal of invasive weeds will have a 
beneficial effect on the site. 

Operational 
Impacts 

Development occurs 
in close proximity to  

     Negligible Neutral Lt,IR Interpretation boards to be installed near the entrance to 
Toton Fields LNR, this will have information regarding the 
local wildlife measures to ensure protection of the 
environment; keeping dogs under control and staying on 
designated paths.  Dog bins will be installed within open 
public areas within site, to encourage dogs to use these 
areas and not the local countryside. Information packs to 
be circulated around residents to inform of the delicate 
nature of the environment and methods to conserve such 
areas.  New areas of open space to be created within 
development to attract new residents for dog walking etc. 

Ground 
Conditions  
and Land 
Contamination 

 
Construction 
Phase 

 
Enabling works to 

strip vegetation and  
topsoil from the site. 

     
 
 

 
 

Minor 

 
 

Adverse 

 
 

St, IR 

 
 

 
 
A site waste management plan will be produced by the 
main contractor prior to the commencement of the 
project.  This will describe the volumes and types of 

Compaction of 
shallow soils through 
construction traffic. 

     Minor Adverse Lt,IR 
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Spillages of fuels, 
lubricants and 
construction 
chemicals. 
 

     Minor Adverse St,R waste that are likely to be produced during a project and 
will set out the actions for recycling, recovering, re-use 
and disposal for each waste stream. 
 
The re-use of soils on site should be subject to a Material 
Management Plan. 
 
Good working practices will be recommended for the 
proposed development of the site. 

Removal of 
vegetation and 
migration of 
particulate loaded 
runoff into the 
surface drainage 
system. 

     Minor Adverse St,IR 

Exposure of 
demolition and 
construction workers 
to soil contamination 

     Minor Adverse St,IR 

Operational 
Phase 
 

Potential asphyxiation 
to end users due to 
inhalation of 
hazardous ground 
gases. 
 

     Moderate Beneficial Lt,IR A programme of gas monitoring should be completed 
comprising a minimum of six visits over a three month 
period to determine if gas protection measures are 
required.  Following the incorporation of gas protection 
measures (if required) and capping of landscaping and 
garden areas, all significant pollutant linkages associated 
with the site will be broken. 

Air Quality 
(and Odour) 
 
Construction 
Phase 
 

Risk of dust effects 
from earthworks, 
construction activities, 
and trackout. 
 
 

     Negligible Negligible St,IR There are no significant demolition activities associated 
with the proposed development.  Site specific measures 
will be implemented to reduce the risk of dust impacts 
from earthworks and construction activities. 

Operational 
Phase – Road 
Traffic 
Emissions 
 

Risk of impact on air 
quality from 
emissions of vehicles 
generated by the 
development. 

     Moderate Negligible Lt,IR No exceedences of air quality objectives have been 
predicted to occur at the existing or proposed receptor 
locations in 2013 and 2019.  It is therefore not necessary 
to mitigate road traffic emissions generated by the 
proposed development. 

Railway 
Emissions 
Assessment 
 
 
 

Risk of impact on air 
quality from adjacent 
railway sidings. 
 
 
 

     Minor Negligible Lt,R Any potential emissions of NO2 from the existing railway 
sidings are not expected to be significant and if is 
therefore not considered necessary to recommend 
mitigation measures. 
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Odour 
Assessment 
 
 

 
Potential impact of 
odour emissions from 
Bessell Lane 
Sewerage Treatment 
Works 

     
 

 
Minor 

 
Negligible 

 
Lt,R 

 
Considering the lack of odour complaints together with 
the results of a walkover survey, it is unlikely that an 
unacceptable odour impact from the sewerage treatment 
works will occur. 

Noise 
 
Construction 
Phase 
 
 

Construction noise 
affecting existing 
homes. 
 

     

 
 

Slight/ 
Moderate 

 
 
 

Adverse 
 
 

St,IR 
 
 

In accordance with BS55228, Best Available Technique 
will be employed to control noise generation.  The highest 
levels of construction noise would occur during short term 
activities.  Mitigation measures including boundary 
screening to southern boundary where appropriate; 
restriction of construction hours; sensible routing of 
construction plan; monitoring of noise levels during noisy 
stages of the construction process. 
 

Operational 
Noise 
 

Transport noise 
affecting new homes. 
 

     

 
 

Negligible 
 
 

Neutral 
 
 

Lt,IR 
 
 

 
 
 
 
 
 
Introduction of appropriate mitigation measured with 
regard the layout and design of dwellings, relative to the 
existing or proposed noise sources, would ensure that the 
resultant noise levels are within appropriate guidance and 
standards.  The measures would be based on the 
employment of screening techniques and habitable room 
construction treatments to mitigate any potential peak 
noise sources. 

Development road 
traffic noise affecting 
existing homes. 
 

     
 
 
 

Negligible 
 
 
 

Neutral 
 
 
 

Lt,IR 
 
 
 

Existing industrial 
noise on new 
development. 
 

     
 
 
 

Negligible 
 
 
 

Neutral 
 
 
 

Lt,IR 
 
 
 

Proposed business 
unit fixed plant noise 
on existing or new 
homes. 

     Negligible Neutral Lt,IR 
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Transport 
 
Construction 
Phase 
 
 

      
 

Minor 
 

Adverse St,R 
 

Given the location of the site, adjacent to the trunk road 
network, HGVs would be able to access the site without 
the need to route through nearby residential areas.  
Construction staff would arrive from multiple locations but 
a bias towards the A52(T) would be likely.  No phase of 
the development would generate more construction traffic 
than the level of overall development traffic assessed 
within the TA.  Based on these assessments, it is 
concluded that the modest amount of daily construction 
traffic could be satisfactorily accommodated on the local 
highway network. 

 

Operational 
Phase 

Impacts on 
pedestrians, cyclists, 
equestrians and the 
community, including 
journey length and 
local travel patterns. 

     
 

Minor 
 
 

Beneficial 
 

Lt,IR 
 

Journey lengths within the study area would be 
unaffected and opportunities to cross Toton/Stapleford 
Lane would be improved. 
 

Amenity 
 

     

 
Negligible 

 
Neutral 

 
Lt,IR 

 
The development would lead to traffic increased on Total 
Lane between the northernmost site access and Bardills 
Island.  The proposals will see the closure of the priority 
controlled access to the George Spencer Academy, which 
will be accessed internally within the site.  Pedestrians 
and others will be able to access the school using off-road 
routes, and quieter internal development roads rather 
than travelling adjacent to Toton Lane. 
 

Severance 
 

     

 
Negligible 

 
Neutral 

 
Lt,IR 

 
There would be no material change in the existing sever 
severance on this section of Toton Lane.  Despite the 
existing severe severance, journeys would be unaffected 
due to the signal controlled crossing facilities that would 
be available on Toton Lane. 

 Impacts on vehicle 
travellers, including 
view from the road. 

     
 

Negligible 
 
 

 

Neutral Lt,IR The development would provide a landscaped area 
adjacent to Toton Lane, between the northernmost site 
access and the edge of the application boundary, which 

would be planted with semi-native Lime trees and would 
help to screen the development from the road.  The view 
from the road along this section of Toton Lane would 
remain largely unchanged. 
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 Driver stress. 
 

     
 

Negligible 
 

Neutral Lt,IR The development would not materially alter conditions 
with respect to driver frustration.  Vehicles speeds within 
the site would be limited by appropriate design.  Vehicle 
flows would also be low with HGV’s accounting for a very 
small proportion of the traffic within the site.  The fear for 
drivers would be low. 
 
The majority of vehicle movement to and from the site 
would be associated with residents and employees and 
therefore route uncertainty is likely to be low. 
 

 

Landscape 
Character and 
Visual 
Resources 

Landscape Impacts      
 

Minor-Major Adverse-
Beneficial 

Lt,IR The majority of the development occurs within an urban 
fringe landscape, within which there would be slight 
beneficial impacts upon the local landscape including the 
residential area of Toton, Toton Sidings, Toton Lane 
frontage, Stapleford Sewerage treatment works. 

Visual Impacts      

 
Negligible-
Moderate 

Adverse/ 
Beneficial 

LT,IR Potential adverse impacts occurring during the particular 
phases of construction works would be restricted to 
localised areas situated within or immediately adjacent to 
the site.  However, the completed development would not 
result in permanent substantial or moderate adverse 
impacts.  Indeed, there would be a range of long-term 
beneficial impacts. 

Socio-Economic 
Considerations 

Change in Population 
 
 
 
 
 

    

 
 
 
 
 

 

 
 
 
 

Negligible 
 
 
 

 

Neutral 
 
 
 
 

 

Lt,IR 
 
 
 

 

The nature of the impact associated with the change in 
population is largely dependent upon the impact it has on 
local resources.  In light of this, and the fact that a 
proportion of the population growth is indigenous, no 
specific nature is attributed to this increase here. 

Provision of housing 
 

    
 

 
 

Slight/ 
Moderate 

 

Beneficial 
 

Lt,IR 
 

The proposals represent an important contribution to 
meeting the housing and affordable housing requirement. 
 

Employment 
 

    

  

 

 
Moderate 

 
Beneficial Lt,IR The delivery of the proposals will contribute positively to 

the provision of a supply of high quality, diverse 
employment opportunities, creating in excess of 389 jobs, 
plus construction jobs. 
 

Services 
 

    
 

 
 

Negligible-
Moderate 

Beneficial Lt,IR The development provides opportunities to improve the 
education for new and existing communities.  Retail floor 
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space would be provided of a scale to serve the new 
resident population.  Community and health plots would 
be provided in the development.  The development also 
provides a significant amount of new public open space, 
in addition to formal and informal recreation provision 
therein and allotments. 
 

Residential amenity     
 

 
 

Negligible Neutral Lt,IR The existing characteristics of the site and the proposed 
buffer zones are such that they would allow the proposed 
amount of development to be accommodated and 
integrated with surrounding uses without rise to any 
significant negative impact upon residential amenity. 

 
Key:  Geographical Level of Importance Nature of Impact 
 I = International   St = Short term 
 N = National   LT = Long term 
 R = Regional   R = Reversible 
 B = Borough   IR = Irreversible 
 Li = Local 
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Cumulative Effects 

 

13.5 Following the aforementioned analysis, an assessment of the cumulative effects of 

the proposals is also undertaken in a tabular form.  It is appropriate to note, 

however, that the assessment of cumulative effects is often better suited to 

assessing affects over a wider spatial area, rather than single projects of the type 

proposed.  

 

13.6 The assessment scores the impacts identified within the preceding chapters from 1 

to 5 on a plus and minus scale; -5 equating to a significant negative impact and +5 

to a very significant positive impact, with 0 relating to a neutral or nil impact.  

 

Summary of Environmental Impacts 

 

13.7 Table 13.1 summarises the environmental impacts of the proposals, in the light of 

the disciplines requested by the Scoping Opinion and taking into account the 

mitigation proposed.  From this table, it would appear that the development the 

subject of this application is principally to have an impact on the local/borough level.  

Furthermore, most aspects of the proposed development have a negligible to 

moderate impact upon the environment, ranging from beneficial to adverse.   

 

Cumulative Effects 

 

13.8 In order to seek to identify the overall impact of the proposals upon the surrounding 

environment, the following analysis seeks to quantify the changes identified above.   

 

Table 13.2: Cumulative Effects (following mitigation) 

Topic Construction 
Phase  

Operational Phase 

Flood Risk and Water Resources -2 +1 

Heritage Assets -1 0 

Ecology +1 +2 

Ground Conditions and Land Contamination -1 +2 

Air Quality (and Odour) 0 0 

Noise  -2 0 

Transport -1 0 

Landscape Impact and Visual Resources -2 +2 
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Socio-Economic Considerations 0 +3 

Cumulative -8 +10 

 
Weighting 
Score each impact 1-5, on a + to – scale, so that: 
-5  = very significant negative impact;  
-3  = moderate negative impact; 
-1  = slight negative impact; 
0  = neutral or no impact; 
+1  = slight positive impact; 
+3  = moderate positive impact; 
+5  = very significant positive impact 

 

13.9 The assessment of cumulative effects demonstrates that whilst the impact of the 

construction phase would be negative,  the overall impact of the development, when 

completed, will be significant positive.  The drawbacks to the cumulative 

assessment for proposals of the site have, however, already been identified, and the 

particular impacts, both positive and negative, (associated with the proposals) have 

been addressed within the preceding chapters to this statement.  Whilst a detailed 

assessment of the planning merits of the scheme as a whole are left to the planning 

statement accompanying the application, it is appropriate to draw together the 

findings of this statement.  

 

Summary and Conclusions 

 

13.10 On balance, the proposals are considered to generally lead to a significant 

positive form of development, as the potential negative effects can largely be 

minimised through mitigation measures incorporated into the scheme.  Indeed, the 

analysis considers a worse case scenario and environmental effects may well not be 

as significant even as indicated.  

 

13.11 In summary, the development of the application site is considered to adhere to 

Government and local guidance and objectives, particularly in terms of the economy 

and regeneration, and demonstrates the following indicators of sustainable 

development.  

 

 The proposal satisfies each of the three dimensions and 12 core principles of 

sustainable development referred to in Paragraphs 7 and 17 of the NPPF 

respectively.  The site is regarded as being the most sustainable of the 

alternative Sustainable Urban Extensions in the Tribal Report.  It is well located 



351. 

 

to the NET terminus which affords it a major advantage over other sites.  

Sustainable means of travel will be promoted due to this proximity and the 

penetration of public transport through the site.  The mixed use nature on the 

development will encourage walking/cycling to work, school, leisure and for day 

to day convenience purchases; all will be available within the site. 

 

 There are no local, regional or national designations on the site and the 

landscape/visual implications of development can be mitigated.  There are no 

issues of noise, air quality or odour. 

 

 The high quality nature of the development is demonstrated in the application 

submission and the accompanying Design and Access Statement.  The scheme 

will be fully inclusive with a quantum of affordable housing of various tenures 

and sizes to meet local needs. 

 

 There will be no significant adverse impacts on residential amenity.  Only a small 

number of residential properties border the site and a substantial green wedge 

will be maintained between these proposals and the proposed development. The 

pylon and overhead cables will also be removed. 

 

 An extensive public consultation exercise has been undertaken and comments 

acted upon and the scheme amended.  House numbers have been reduced to 

650, improved off site highway works agreed, additional education space 

provided and green infrastructure improved.  A high quality scheme evolved that 

is viable and deliverable. 

 

 A Section 106 Agreement will be entered into with the Council to deliver the 

education benefits in conjunction with George Spencer Academy, affordable 

housing on and off site, delivery and maintenance of the extensive public open 

space, off site essential and non essential highway works and the provision of 

medical facilities. 

 

 There are no impediments to delivery.  The site is controlled by the applicants 

who have collaborated to deliver the scheme as a whole.  An illustrative Phasing 

Plan has been submitted with the application that shows an east to west 
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progression across the site.  Both accesses will be constructed in the early phase 

with the first houses ready for occupation in 2014 just ahead of the NET 

opening.  By late 2015 just over 100 houses will be available with the majority 

following opening of the tram line in late 2014.  The overhead cables and pylon 

will be removed to ensure continuity of bulk across the site; expert consultants 

are now engaging with Western Power & Distribution.  Education space will be 

delivered alongside the housing following the preparation of an Education Plan 

for both Primary School, and secondary School provision; this will be delivered 

via the Section 106 Agreement.  The commercial elements will be delivered 

Phase 2 and beyond. 

 

 Overall, the proposals for the mixed use development Framework accord with 

the National Planning Policy Framework and will deliver much needed market 

and affordable housing and the essential elements for everyday living on the 

most sustainable site in the Borough. 

 

13.12 This statement relates to the mixed-use development of a 41.63 hectare site to the 

west of Toton Lane, Stapleford, Nottingham and the proposals within the site adhere 

to the overarching policies and objectives of national and local policy and the 

objectives of sustainable development. 


