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Mcs Hi

LAND OFF TOTON LANE, TOTON, NOTTINGHAM — J
ENVIRONMENTAL IMPACT ASSESSMENT SCREENING OPTION

I refer to your letter of 5 November 2009 in respect of the above.

I recently met with Paul Stone from your Strelley office to discuss this site and am
aware that a number of studies have already been undertaken (or in preparation) in
respect of the following.

1. Odour report (re adjacent sewage works)
2. Air quality
3. Ecological study
4. Archaeology
5. Ground conditions
6. Flood risk assessment

In addition we discussed other planning aspects relating to public transport, access
details, landscaping assessment, affordable housing and education issues.

You will no doubt be aware of the wider discussions being undertaken to explore the
potential for identifying (for the Core strategy) a wider site than your client’s land
ownership and this has been reflected in the illustrative masterplan that accompanied
your letter. Atihis stage I am unable to say whether the site will eventually be included
in the preferred Core strategy since that decision will be for the Council’s cabinet to
determine. However, it is clear to me that any potential for development in this location
must encompass a comprehensive approach to site delivery regardless of whether one
or other land owners wishes to proceed with an early planning application. As a
consequence I have dealt with the screening opinion on the basis of your submitted
masterplan that includes the other land ownership as I take the view this is the only
sensible way to deal with it.

I therefore attach my formal screening opinion which concludes that the combined
sites are large enough to fall within the guidelines covered by section 2 (Appendix 4) of
the 1999 (EIA) Regulations.
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2.
27 November 2009

I have given some thought as to the extent of the scoping of any such EIA and attach
extracts from the regulations as to the requirements of an EIA. For the Toton land this
should address the whole site covered by the masterplan. I am sure the work already
planned or undertaken will in large measures cover what is required here.

On a broader point I would discourage the making of any application on this site until
the formal Core Strategy process has run its course. This will clearly establish the
suitability (or otherwise) of this site for inclusion and it is unlikely that members would
support any application on “potential” green belt release until the formal planning
process has been completed. This would be even more unacceptable if somehow the
site was to be the subject of applications along the lines of land ownership rather than
on a comprehensive basis as that might prejudice the Council’s ability to consider how
the two sites would work together and be subject to appropriate 106 agreements etc.

Yours sincerely

S J Dance
Head of Planning and Building Control
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SCREENING OPINION — PRE-APPLICATION ENQUIRY 0911 O5OIIENQ
LAND OFF TOTON LANE, TOTON.

TOWN AND COUNTRY PLANNING (EIA) (ENGLAND AND WALES) REGULATIONS 1999

Proposal:
The proposal is for a mainly residential, but including a Hotel & Pub Restaurant and Si office use
and convenience store, development at Land off Toton Lane, Toton, Nottinghamshire. The site
edged in broken red lines consists of currently open land to the west sides of Toton Lane. The
proposals include the following:

West of Toton Lane:
A site area of 23 Hectares (approx)
17 Hectares. Residential development of approx 600 dwellings (average of 35 dph)
1.2 Hectares for Hotel & Pub Restaurant
0.5 Hectares 51 Offices
1.2 Hectare Convenience store and retail units
Open space, planting and landscape buffer zone.

Potential expansion:
The illustrative master plan indicates a further area of land to the south approx 19.5 Hectares (in
different ownership) for additional residential development and open space. I estimate that this
area could accommodate a further 400 dwellings at 35dph

To the west of the site the illustrative master plan includes a potential road connection towards the
Toton Sidings Area for further unspecified development.

In view of the composite nature of the site as a whole — currently acting as a strategic break
between Stapleford and Toton — it would be inappropriate for the purposes of this screening
opinion, to deal with the “West of Toton Lane” land as a separate entity from the other associated
land indicated on the illustrative master plan.

The proposals constitute a Schedule 2 Category lOb development as an urban development
project exceeding 0.5 Hectares

Assessment:
The application has been considered against the criteria set out in Schedule 3 of the Regulations:

1. Characteristics of develoDment
The proposed development as shown on the illustrative Master Plan, incorporating the land directly
to the south, covers some 42.5 hectares of open green belt land that would be freestanding as a
development area in broad terms. There is a school and sewage works to the north side and
existing residential development to the south.

At this stage the proposals are indicative blocks generally related to proposed uses with
limited layout information but showing the potential for road connections to Toton Lane and
broad assessment of the numbers of dwellings (based on 35dph) and supporting Hotel,
Pub, retail and 81 uses. For the purposes of this assessment it is assumed that the
employment/commercial uses include no special treatments or processes that would bring
the development into other categories of Schedule 2. There are no indicators from the
information available that the development would impact on the use of natural resources,
produce unexpected waste or create pollution or other nuisances or risk of accident
associated with substances or technologies.



2. Location of development
The land is currently designated as green belt performing a separation function of the relatively
narrow gap between Stapleford and Toton and is predominantly agricultural grade II land. There
are no statutory or non statutory, ecological, woodland or archaeological designations on the site.
There are no known issues of contaminated or filled land.
The A52 to the north represents a potential constraint in respect of noise and air quality issues but
this is not considered to be significant in the context of the EIA regulations. The railway sidings to
the west may also present issues of noise quality and part of the sidings area is designated as a
local Nature Reserve. There are no special landscape designations of the area.

3. Characteristics of the potential impact
The development as proposed would clearly reduce the strategic gap between Stapleford and
Toton. To that extent the impact of the development would be substantial visually in an area that
has served a green belt and separating function for many years. There would be loss of grade II
agricultural land. In the context of the ElA regulations there would be no impact on sites of
recognised environmental significance. However, the scale of the development as proposed
(including the land to the south within the illustrative master plan) is close to the suggested
threshold of 1000 dwellings. In my view this is sufficient alone to trigger the requirement for an EIA.

Conclusion
The Council has considered the development against the criteria set out in Schedule 3 of the
Regulations and has decided that an EIA is required for the development described in the
submitted enquiry (O/10501/ENQ) together with the associated adjacent land shown in the
illustrative master plan. In the Council’s view it would not be appropriate to separate this site based
on land ownerships alone as any development on either part would clearly establish the principles
of development for the whole site.

Yes No
EIA required D
Dated: 27th November 2009 Signed: S Dance



APPENDIX 4
Requirements of the Regulations as
to the content of environmental
statements

Below are the statutory provisions with respect to the content of
environmental statements, as set out in Parts I and II of Schedule 4
to the Town and Country Planning (Environmental Impact
Assessment) (England and Wales) Regulations 1999.

Under the definition in Regulation 2(1), ‘environmental statement’
means a statement:

(a) that includes such of the information referred to in Part I of
Schedule 4 as is reasonably required to assess the environmental
effects of the development and which the applicant can, having
regard in particular to current knowledge and methods of
assessment, reasonably be required to compile, but

(b) that includes at least the information referred to in Part II of
Schedule 4.

Part I

1. Description of the development, including in particular:

(a) a description of the physical characteristics of the whole
development and the land-use requirements during the
construction and operational phases;

(b) a description of the main characteristics of the production
processes, for instance, nature and quantity of the materials used;

(c) an estimate, by type and quantity, of expected residues and
emissions (water, air and soil pollution, noise, vibration, light,
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Appendix 4

heat, radiation, etc.) resulting from the operation of the proposed
development.

2. An outline of the main alternatives studied by the applicant or
appellant and an indication of the main reasons for his choice, taking
into account the environmental effects.

3. A description of the aspects of the environment likely to be
significantly affected by the development, including, in particular,
population, fauna, flora, soil, water, air, climatic factors, material
assets, including the architectural and archaeological heritage,
landscape and the inter-relationship between the above factors.

4. A description of the likely significant effects of the development on
the environment, which should cover the direct effects and any
indirect, secondary, cumulative, short, medium and long-term,
permanent and temporary, positive and negative effects of the
development, resulting from:

(a) the existence of the development;
(b) the use of natural resources;
(c) the emission of pollutants, the creation of nuisances and the

elimination of waste,

and the description by the applicant of the forecasting methods used
to assess the effects on the environment.

5. A description of the measures envisaged to prevent, reduce and
where possible offset any significant adverse effects on the
environment.

6. A non-technical summary of the information provided under
paragraphs 1 to 5 of this Part.

7. An indication of any difficulties (technical deficiencies or lack of
know-how) encountered by the applicant in compiling the required
information.

Part II

A description of the development comprising information on the site,
design and size of the development.
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Environmental impact assessment

2. A description of the measures envisaged in order to avoid, reduce
and, if possible, remedy significant adverse effects.

3. The data required to identify and assess the main effects which the
development is likely to have on the environment.

4. An outline of the main alternatives studied by the applicant or
appellant and an indication of the main reasons for his choice, taking
into account the environmental effects.

5. A non-technical summary of the information provided under
paragraphs I to 4 of this Part.
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APPENDIX 5
Checklist of matters to be
considered for inclusion in an
environmental statement

This checklist is intended as a guide to the subjects that need to be
considered in the course of preparing an environmental statement.
It is unlikely that all the items will be relevant to any one project.
(See paragraphs 31 and 32 of the main text.)

The environmental effects of a development during its construction
and commissioning phases should be considered separately from the
effects arising whilst it is operational. Where the operational life of a
development is expected to be limited, the effects of decommissioning
or reinstating the land should also be considered separately.

Section 1

Information describing the project

1.1 Purpose and physical characteristics of the project, including details of
proposed access and transport arrangements, and of numbers to be
employed and where they will come from.

1.2 Land use requirements and other physical features of the project:

(a) during construction;
(b) when operational;
(c) after use has ceased (where appropriate).

1.3 Production processes and operational features of the project:
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Environmental leppact assessment

(a) type and quantities of raw materials, energy and other resources
consumed;

(b) residues and emissions by type, quantity, composition and
strength including:

(i) discharges to water;
(ii) emissions to air;
(iii) noise;
(iv) vibration;
(v) light;
(vi) heat;
(vii) radiation;
(viii) deposits/residues to land and soil;
(ix) others.

1.4 Main alternative sites and processes considered, where appropriate,
and reasons for final choice.

Section 2

in formation describing the site and its environment

Physical features
2.1 Population — proximity and numbers.

2.2 Flora and fauna (including both habitats and species) in particular,
protected species and their habitats.

2.3 Soil: agricultural quality, geology and geomorphology.

2.4 Water: aquifers, water courses, shoreline, including the type, quantity,
composition and strength of any existing discharges.

2.5 Air: climatic factors, air quality, etc.

2.6 Architectural and historic heritage, archaeological sites and features,
and other material assets.

2.7 Landscape and topography.

2.8 Recreational uses.
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Appendix 5

2.9 Any other relevant environmental features.

The policy framework
2.10 Where applicable, the information considered under this section

should include all relevant statutory designations such as national
nature reserves, sites of special scientific interest, national parks,
areas of outstanding natural beauty, heritage coasts, regional parks,
country parks and designated green belt, local nature reserves, areas
affected by tree preservation orders, water protection zones,
conservation areas, listed buildings, scheduled ancient monuments,
and designated areas of archaeological importance. It should also
include references to relevant national policies (including
Planning Policy Guidance notes) and to regional and local plans
and policies (including approved or emerging development
plans).

2.11 Reference should also be made to international designations, e.g.
those under the EC ‘Wild Birds’ or ‘Habitats’ Directives, the
Biodiversity Convention and the Ramsar Convention.

Section 3

Assessment of effects

Including direct and indirect, secondary, cumulative, short, medium
and long-term, permanent and temporary, positive and negative
effects of the project.

Effects on human beings, buildings and man-made feattcres
3.1 Change in population arising from the development, and

consequential environment effects.

3.2 Visual effects of the development on the surrounding area and
landscape.

3.3 Levels and effects of emissions from the development during normal
operation.

3.4 Levels and effects of noise from the development.

3.5 Effects of the development on local roads and transport.
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Environmental impact assessment

3.6 Effects of the development on buildings, the architectural and historic
heritage, archaeological features, and other human artefacts, e.g.
through pollutants, visual intrusion, vibration.

Effects on flora, fauna and geology
3.7 Loss of, and damage to, habitats and plant and animal species.

3.8 Loss of, and damage to, geological, palaeontological and physiographic
features.

3.9 Other ecological consequences.

Effects on land
3.10 Physical effects of the development, e.g. change in local topography,

effect of earth-moving on stability, soil erosion, etc.

3.11 Effects of chemical emissions and deposits on soil of site and
surrounding land.

3.12 Land use/resource effects:

(a) quality and quantity of agricultural land to be taken;
(b) sterilisation of mineral resources;
(c) other alternative uses of the site, including the ‘do nothing’ option;
(d) effect on surrounding land uses including agriculture;
(e) waste disposal.

Effects on water
3.13 Effects of development on drainage pattern in the area.

3.14 Changes to other hydrographic characteristics, e.g. groundwater level,
water courses, flow of underground water.

3.15 Effects on coastal or estuarine hydrology.

3.16 Effects of pollutants, waste, etc. on water quality.

Effects on air and climate
3.17 Level and concentration of chemical emissions and their

environmental effects.
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Appendix 5

3.18 Particulate matter.

3.19 Offensive odours.

3.20 Any other climatic effects.

Other indirect and secondary effects associated with the project
3.21 Effects from traffic (road, rail, air, water) related to the development.

3.22 Effects arising from the extraction and consumption of materials,
water, energy or other resources by the development.

3.23 Effects of other development associated with the project, e.g. new
roads, sewers, housing, power lines, pipe-lines, telecommunications,
etc.

3.24 Effects of association of the development with other existing or
proposed development.

3.25 Secondary effects resulting from the interaction of separate direct
effects listed above.

Section 4

Mitigating measures

4.1 Where significant adverse effects are identified, a description of the
measures ro be taken to avoid, reduce or remedy those effects, e.g:

(a) site planning;
(b) technical measures, e.g:

(i) process selection;
(ii) recycling;
(iii) pollution control and treatment;
(iv) containment (e.g, bunding of storage vessels).

(c) aesthetic and ecological measures, e.g:

(i) mounding;
(ii) design, colour, etc;
(iii) landscaping;
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Environmental impact assessment

(iv) tree plantings;
(v) measures to preserve particular habitats or create

alternative habitats;
(vi) recording of archaeological sites;
(vii) measures to safeguard historic buildings or sites.

4.2 Assessment of the likely effectiveness of mitigating measures.

Section 5

Risk of accidents and hazardous development

5.1 Risk of accidents as such is not covered in the EIA Directive or,
consequently, in the implementing Regulations. However, when the
proposed development involves materials thnt could be harmful to the
environment (including people) in the event of an accident, the
environmental statement should include an indication of the
preventive measures that will be adopted so that such an occurrence
is not likely to have a significant effect. This could, where
appropriate, include reference to compliance with Health and Safety
legislation.

5.2 There are separate arrangements in force relating to the keeping or
use of hazardous substances and the Health and Safety Executive
provides local planning authorities with expert advice about risk
assessment on any planning application involving a hazardous
installation.

5.3 Nevertheless, it is desirable that, wherever possible, the risk of
accidents and the general environmental effects of developments
should be considered together, and developers and planning
authorities should bear this in mind.
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