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CHAPTER 12: SOCIO-ECONOMIC CONSIDERATIONS 

 

Introduction 

 

12.1 This chapter considers the socio-economic aspects of the proposals, which include 

residential, business, retail, leisure, education, medical and community development 

as well as the opening up of extensive sections of the site for the public through the 

provision of open space.  

 

12.2 The proposed development and land uses have potential to affect the local area in 

socio and economic terms, by way of:  

 

 A change in the population levels within the area, brought about by the proposed 

residential development of up to 775no. dwellings.  

 

 The provision of „affordable‟ dwellings, potentially comprising 30% of the total 

proposed dwellings, which will contribute to meeting local needs, with  

 

 The provision of new employment development, comprising a maximum of 2,800 

sqm B1(a) and (b) floor space.  

 

 The provision of new retail development, comprising a maximum of 570 sqm 

retail floor space. 

 

 The provision of new public house/restaurant and 80no. bed hotel, comprising a 

maximum of 3,450 sqm floor space.  

 

 The provision of education development, including a maximum of 2,300 sqm 

education floor space and a day nursery of a maximum of 450 sqm floor space. 

 

 The provision of a site for a potential medical surgery, comprising a maximum of 

0.03 ha. 
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 The „opening up‟ of a significant proportion of the site for public use, and the 

potential for this land to be used for a variety of purposes, including informal and 

formal recreation use and the provision of a plot for community use, comprising a 

maximum of 0.05 ha.  

 

12.3 It is these aspects of the proposed development that are the subject of the following 

chapter.  As such, the socio-economic make up of the settlement is considered and 

the manner which it could be affected by the proposed development assessed.  

 

Methodology 

 

12.4 To assess the impact of the application proposals, it is necessary to define the 

quantum, type and general form of development proposed, and to assess the 

changes against baseline situation.  Whilst the application is submitted in outline 

form, with all matters reserved apart from access, an upper threshold to the number 

of residential units has been defined in order to assess the implications of the 

proposals.  Using this assumption, the maximum projected changes to the existing 

situation can be identified and assessed.  

 

12.5 This chapter does not, however, seek to replicate the assessments undertaken in the 

preceding chapters, such as its impact upon infrastructure or changes to the visual 

appearance of the site, but rather to draw together those matters which have 

potential socio-economic effects.  It is for this reason the following aspects are 

considered, as it is these that the proposals will potentially affect:  

 

 Population 

 Housing 

 Employment 

 Services, including:   

 

o Shops 

o Education 

o Social and community provision (including health care) 

o Leisure and recreational facilities  
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 Residential amenity  

 

12.6 National and local planning guidance indicate the appropriate form that mitigation 

measures can take for any adverse impact that may be identified for the 

aforementioned topic areas.  Government guidance and Policies RC4, RC9 and T1 of 

the adopted local plan all seek appropriate contributions and infrastructure 

commensurate with a planned development, where these are reasonably required in 

order to proceed.  

 

Assessment Criteria 

 

12.7 The assessment criteria utilised will be the same as those used within the preceding 

chapters, in order to ensure that there is a comprehensive approach to the 

Environmental Statement as a whole, and to draw all matters together in the final 

chapter.  

 

Existing Situation 

 

12.8 The application site, referred to as land to the west of Toton Lane, Stapleford, is 

located to approximately 3 km to the east of Junction 25 of the M1 motorway.  The 

site is bordered by the A52 to the north and Toton Lane/Stapleford Lane to the east.  

To the south are existing residential properties in Toton, whilst to the west is Toton 

Sidings.  The site falls within the jurisdiction of Broxtowe Borough Council and is 

located wholly within the Toton and Chilwell Meadows ward. 

 

12.9 The baseline situation for each socio-economic indicator identified in paragraph 12.5 

is set out in turn below, before the likely effects of the proposals are considered and 

assessed.  

 

Population 

 

12.10 The population data for the Toton and Chilwell Meadows ward, as well as that for the 

Broxtowe District, East Midlands Region and England is set out in Table 12.1 below.
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Table 12.1:  Population Data 

 Area 

 Toton & 

Chilwell 

Meadows 

Ward 

Broxtowe 

Borough 

East Midlands 

Region 

England 

2012 

Population 

8,438 113,000 4,579,000 53,107,000 

 Source: ONS 2010-Based Subnational Population Projections, Mar 2012  

 

12.11 As well as quantifying population data, the population data demonstrates that the 

average age of the population of the borough is similar to the national average, 

being in the region of 39.7 years, compared to the national average of 38.6 years 

(2001 Census).  

 

12.12 The Census data also demonstrates that the population density of the Toton and 

Chilwell Meadows ward in the 2001 census averaged 18.92 persons per ha, 

compared with an average of 13.43 persons per ha for the borough, 2.67 persons 

per ha for the East Midlands region and 3.77 person per ha for England as a whole.  

 

12.13 As part of the preparation of the Core Strategies covering the Greater Nottingham 

area, the Councils have calculated what they consider to be the likely changes in 

population within the borough for the period up to 2026. These changes, which are 

based rescaled headship rates, are presented in Table 12.2 below and demonstrate 

that population growth will continue for the foreseeable future.  

 

Table 12.2:  Population and Change to Broxtowe Borough (2011-2026 and 2028) 

 2011 2026 2028 Change 2011 to 2028 

No. % 

Total 

population 

111,684 116,739 117,842 6,157 5.5 

 Source: Housing Projections Background Paper, June 2012 

 

12.14 Broxtowe‟s age profile is also expected to change between 2011 and 2028. The ONS 

2010-Based Subnational Population Projections show the number of residents aged 

65 and over will increase by 55.8%. At the regional level, the number of residents 
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aged 65 and over will increase by 47.1%. It is clear from the ONS projections that 

the Borough is likely to continue to be an ageing population. 

 

Housing 

 

12.15 The split of dwelling types and householder sizes currently within the Toton and 

Chilwell Meadows ward is shown by Table 12.3 below.  In the 2001 Census, the 

average household size in the Toton and Chilwell Meadows ward was 2.49 persons 

per household, which is slightly higher than the Broxtowe Borough average of 2.35. 

 

Table 12.3 – Household Types within the Toton and Chilwell Meadows Ward 

 Dwelling Size (Persons) 

 1 2 3 4 5 6+ 

2001 22.14% 37.80% 15.38% 18.98% 4.84% 0.86% 

 Dwelling Type 

 Flat/Maisonette/ 

Bedsit 

Terraced Semi Detached 

2001 5.88% 3.92% 33.24% 56.96% 

Source: Office of National Statistics: Census Data 2001 

 

12.16 These statistics do identify, however, that one or two person households now 

account for 59.9% of household sizes in the Toton and Chilwell Meadows ward, 

compared to 65% in the Broxtowe borough, 64% in the East Midlands Region and 

57.6% in England. 

 

Employment 

 

12.17 Since the adoption of the Regional Plan in March 2009, it has not been necessary to 

consider employment land availability against any set targets that have previously 

appeared in the Nottinghamshire and Nottingham Joint Structure Plan. It is left to 

the emerging Core Strategies of individual local authorities to define and quantify the 

need for employment development.   The borough take-up of employment land in 

2010/11 was 0.34 hectares, involving 4,081 sq metres, well below the annual 

average of 1.8 hectares take-up which had been achieved since 2001 and it is 

expected that this years take up is indicative of a longer term downward trend. It is 
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against this background that the implications of the proposals are assessed later 

within this chapter.   

 

Services 

 

12.18 The new dwellings and rise in population associated with the proposals will lead to 

additional demand for services and facilities.  This section deals with the social and 

community infrastructure required to service or associated with the new 

development, namely:  

 

 Education 

 Shops 

 Social and Community provision (including Health Care) 

 Leisure and recreational facilities 

 

Education 

 

12.19 With respect to education facilities, The George Spencer Academy is located adjacent 

to the northern end of the application site, as identified in Figure 12.1.  The George 

Spencer Academy is very popular in the community and has in the past had to turn 

away students.  It is understood that it currently accommodates a small number of 

students from outside its “catchment”.  The Academy also operates within a family 

group of Primary Schools.  The Academy has a capacity of 1,319 pupils (DoE 

information), though currently has 1,359 pupils on roll (Ofsted information), meaning 

it is, at present, oversubscribed.  It is against this background that the implications of 

the proposals are assessed later within this chapter.  

 

Social and Community Facilities (including Health Care) 

 

12.20 The existing social and community facilities, including shops/shopping areas, are 

identified by Figure 12.1.  As this demonstrates, there are a range of facilities within 

Stapleford and neighbouring Toton, many of which are within walking distance of the 

application site and include several schools and places of worship, two Post Offices 

and a large supermarket.  It is against this background that the implications of the 

proposals are assessed later within this chapter. 
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Residential Amenity 

 

12.21 The existing site is used primarily for the purposes of arable agriculture with little 

adverse impact upon the amenities of neighbouring residential properties.  The 

limited existing residential use of the site is non-intensive and would have a neutral 

impact upon the amenities of the neighbouring dwellings.  Part of the site also 

accommodates large electricity pylons at present.  The proposals would represent a 

significant intensification in built form and activity within the site and it is against this 

background that the implications of the proposals are assessed later in this chapter.

  

Impact of Development 

 

 The Change in Population 

 

12.22 The proposals the subject of this application will increase local population by 

providing up to 775no. additional dwellings.  At the current average household size 

of 2.49 persons per household in the Toton and Chilwell Meadows ward, this equates 

to a maximum of 1,929 persons residing on the site.  Given that the current 

population of the Toton and Chilwell Meadows ward is some 8,438 persons, an 

increase of up to 1,929 people equates to a potential increase of almost 23%.  On a 

borough-wide basis, the increase in population of 1,929 persons would equate to a 

potential increase of almost 1.75%.  However, as indicated by the Council‟s own 

projections, the borough‟s population is to grow, (5.5% between 2011 and 2028) 

and this development will help meet the housing requirements associated with this.  

Furthermore, given that an appropriate mix of housing will come forward, particularly 

affordable housing, it is likely that a significant proportion of those ultimately 

occupying the new units will live in the Toton and Chilwell Meadows ward.  

 

12.23 It is considered that the scale of increase in population that could occur as a result of 

the development would have a neutral impact.  Whilst it potentially equates to a 

population increase of the ward in which it is located in the region of 23%, and for 

the reasons set out above, this represents a maximum increase.  The nature of the 

impact associated with the change in population is therefore largely dependent upon 

the impact it has upon local resources and facilities.  In the light of this, and the fact 
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that a proportion of the population growth is indigenous, no specific impact nature is 

attributed to this increase here.  Its implications are, however, considered later in 

this chapter and other sections of this statement, as well as the planning statement.

  

The Provision of Housing 

 

12.24 The proposals will provide up to an additional 775 residential units.  The Council has 

expressed a desire for a yield of 30% affordable housing from the development, 

though with circa 120 to 150 affordable units being provided on site and the 

remainder being secured off site by way of a financial contribution.  

 

12.25 It is acknowledged that one of the sections of society most at need of consideration 

within new developments such as this is that in need of affordable housing.  Whilst 

all matters are reserved, apart from the points of access, specific consideration is 

made to these groups through the commitment towards the affordable housing 

contribution, both in terms of provision on site and off the site.  The proposals 

represent an important contribution to meeting this requirement.  The location, 

amount and type of housing proposed, given a significant proportion of affordable 

housing, is considered to be an appropriate response to the existing and projected 

requirements of the town and borough, and to have a beneficial effect upon them.  

The proposed housing therefore represents a moderate beneficial contribution to 

the settlement, and slight beneficial impact at the district level.     

 

Employment 

 

12.26 The proposals would provide circa 2,800 sqm of B1(a) and (b) floor space as part of 

a sustainable mixed-use development, along with circa 3,450 sqm of public 

house/restaurant/80no. bed hotel floor space and 570 sqm of retail floor space. 

Using the Drivers Jonas „Employment Density Guide 2010‟ it is calculated that the 

development proposals will create 389 jobs. Additional employment opportunities 

would also be generated by the extension of the George Spencer Academy and the 

potential medical surgery.  These employment opportunities could be taken up by 

residents living within the proposed development itself, in the clear interests of 

sustainability, though, notwithstanding this, however, the public transport linkages 

serving the site would ensure that they would be able to be accessed by modes other 
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than the private car.  A proposed day nursery on site would also enable people to re-

enter the employment market.  It is considered that the delivery of the proposals 

would contribute positively to the provision of a supply of high quality, diverse 

employment opportunities, to the benefit of the interests of the sustainable economic 

development and regeneration of the borough.  In light of this a moderate 

beneficial contribution is recorded.  

 

Services 

 

Education 

 

12.27 The George Spencer Academy has been consulted about the likely level of pupil 

generated from the proposed development and the resulting requirement for school 

spaces.  At present, the Academy is oversubscribed, with a capacity of 1,319 pupils, 

though with 1,359 pupils currently on roll.  As set out in the planning statement 

accompanying this application, the proposals for this site will yield an average of 135 

dwellings per annum from Year 3.  Whilst any pupils generated will assist with 

ensuring the continued provision of school places by the site into the future, the 

development will require the provision of an additional primary school and additional 

secondary and sixth form capacity.  Whilst indicative at this stage, the applicants 

consider the need for extra capacity can be met by the provision of a new single 

entry primary school, reception, refectory, and creative arts space in a new building 

within the application site and the remodelling of some of the existing Academy 

building and its additions to provide additional capacity within the campus.  There is 

potential for the new primary school to be managed by the Academy.  

 

12.28 Following detailed discussions with the Academy, a new school building to serve the 

George Spencer Academy is proposed on site.  Specific details of the floor space will 

be developed with the Academy and the Council, though it is anticipated the building 

will incorporate: 

a. School reception and entrance. 

b. Primary School 

c. Creative/Performing Arts space. 
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12.29 A maximum of 2,300 sq metres of floor space for such educational purposes will be 

provided on the site.  It is anticipated this will be as combination of one, two and 

three storeys.  Access to the new school entrance will be via the main access serving 

the development.  The existing school access onto Stapleford Lane will be closed. 

 

12.30 A Day Nursery (Maximum 450 sqm) is proposed adjacent the school.  This could be 

operated by the George Spencer Academy or a commercial organisation.  As a 

consequence, the Academy could achieve one of its main ambitions to be an age 3 to 

19 year education provider. 

 

12.31 The close working relationship with the George Spencer Academy will deliver a 

school plan that provides for “through education” (3 to 19 year olds).  Capacity at 

the school will be enhanced; more students will be able to benefit from a higher 

education standard set by the George Spencer Academy.  This will raise education 

standards across the broader community. 

 

12.32 It is therefore considered that the development provides an opportunity to improve 

the education offer for the new and existing communities by the qualitative and 

quantitative improvement to the educational space and facilities.  The applicants are 

working closely with the George Spencer Academy to ensure delivery. Education 

improvement, without detriment to the existing catchments, is a material 

consideration in the determination of the planning application.  In light of this, a 

moderate beneficial impact is identified. 

 

Shops 

 

12.33 On site will be a convenience store and two small shops, which would, individually, 

be of a scale to serve the new resident population, though which would also benefit 

established surrounding residential areas by being within walking distance.  The 

principal purpose of these shops would be to serve an increased local need and, in 

light of this, a moderate beneficial impact is identified. 
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Social and Community Provision 

 

12.34 Specific considerations have been made to this aspect of the scheme, and the 

applicant remains committed to integrating the scheme into the social fabric of the 

area, not only through the design and layout, but also any emerging requirements 

associated with it.  Additionally, those people residing or employed on the site will 

use existing facilities within the area, which should support existing social, 

community and residential opportunities within the area, whilst also providing 

revenue to the Council for their upkeep.  In terms of on site provision, a 0.05 ha plot 

is identified for proposed community use.  The Community Plot is located adjacent to 

the new football pitch.  It will be afforded a vehicular access.  At this point in time its 

use is not known.  The plot would be reserved for community use and the applicants 

will work with the Council and community groups to determine the best use of this 

site.  In the light of this, a moderate beneficial impact is identified.  

 

Health 

 

12.35 The health needs of the community will be met with on-site facilities, if required, 

and, in this respect, the masterplan allocates a plot suitable for a medical surgery 

that would be available for development if so required.  The plot for the potential 

Medical Surgery is located adjacent the convenience store and office park and across 

the road from the education space and nursery.  It covers approximately 0.06 

hectares and will be reserved should additional medical facilities be required in the 

locality. It can have a small parking area and use of the convenience store car 

parking. In light of this, a moderate beneficial impact is identified. 

 

Leisure and Recreational Facilities 

 

12.36 In total, the Illustrative Masterplan shows approximately 13.79 ha of open space to 

be provided within the development.  Provision is also made for equipped areas for 

children‟s play and also certain other types of children‟s play areas within the 

scheme.  An additional football pitch is proposed in the vicinity of the George 

Spencer Academy.  A 0.5 ha plot would accommodated 20no 250 sqm allotments, 

whilst a community orchard would be planted to the western edge of the site.  The 

Illustrative Masterplan shows the provision of land around and through the site for 
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recreation purposes and includes the provision of pedestrian/cycling routes through 

the scheme.   

 

12.37 The provision of this new public open space, where there is currently no formal 

provision, represents a significant local opportunity, particularly when combined with 

the formal and informal recreation provision contained therein.  These elements of 

the proposal are, therefore, considered to represent a moderate beneficial impact. 

 

Residential Amenity 

 

12.38 Policies H7 and H8 of the Broxtowe Borough Local Plan recognises that both 

residential and non-residential development can cause disturbance to existing nearby 

residents and result in a significant reduction in the quality of their residential 

amenities. 

 

12.39 The Illustrative Masterplan forming part of the application shows how the proposed 

amount of development could be accommodated within the site.  However, the 

application, being submitted in outline form, does not seek formal approval for 

matters of layout, scale or design, with these matters being the subject of an 

application for reserved matters approval at the detailed design stage.  

 

12.40 In general terms, however, the characteristics of the existing site are such that the 

amount of development proposed could be adequately accommodated without rise to 

any significant negative impacts upon existing residential amenities.  The preceding 

chapters demonstrate how future residents would be afforded appropriate levels of 

residential amenity, including in terms of Air Quality and Odour (Chapter 8) and 

Noise (Chapter 9).  

 

12.41 The employment and leisure uses have been located to the eastern edge of the site, 

away from existing and proposed residential properties.  In this respect, activity 

associated with the commercial element of the scheme would have little significant 

negative impact upon residential amenities, particularly as, by definition, B1 uses are 

those which can be generally undertaken within residential areas.  
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12.42 As addressed in the Design and Access Statement and demonstrated in the 

Illustrative Masterplan, the proposed dwellings have been sited appropriate distances 

from the site boundaries, particularly those adjacent to existing residential areas.  A 

number of residential properties adjacent to the southern boundary of the site 

currently have limited rear and/or side gardens.  Planning case-law has established 

that there is no "right to a view", though the applicants are prepared to engage with 

residents and give them additional land as “garden extensions” (approximately 8 

metres), secure the boundaries and cover all legal expenses.  There will be no cost 

to existing residents and we would complete this work as early as possible.  The 

extent of the areas the subject of the proposed change of use from agricultural land 

to domestic curtilages is shown on the Illustrative Master Plan.  

 

12.43 The Design and Access Statement explains the distribution of the varying scales of 

development throughout the site.  However, in terms of the substantial distances to 

be retained between existing and proposed buildings, it is considered that the 

proposals would result in no significant overlooking or loss of privacy, nor appear 

overbearing.  

 

12.44 The proposed development involves the removal and burying of existing overhead 

power lines, which, at present, are carried by large and unsightly electricity pylons.  

The removal of these structures will significantly improve the outlook from a number 

of the existing and proposed residential properties. 

 

12.45 The proposed development would result in an increase in vehicular activity along 

Toton Lane, although, as addressed in the Transport Assessment and Chapter 10 of 

the ES, the existing highways have sufficient capacity to accommodate the proposed 

amount of development and, further to this, road widening and highway 

improvements are proposed to lengths of Toton Lane and Stapleford Lane.  It is 

therefore considered that there would be no danger resulting from the increased 

vehicular activity and that levels of noise from such traffic would not be significant.   

 

12.46 On this basis, the proposals are considered to result in a neutral impact being 

identified.   
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Mitigation Measures 

 

12.47 The socio-economic issues considered within this chapter are, to a large extent, 

linked.  Similarly the mitigation measures are also.  

 

12.48 The increase in the scale of population resulting from the residential development 

proposed is considered to be of moderate beneficial impact with respect to the 

ward in which the site is located and the borough.  Whilst not so significant at a 

district level, the proposals will meet some indigenous growth and district-wide 

requirements.  Indeed, there will be a balance between the increased numbers 

assisted with the long term viability and vitality of local services and opportunities, 

and increased pressures upon others.  

 

12.49 Any increases will, however, be mitigated for through appropriate improvements and 

services, being the provision of community facilities and recreation opportunities on 

the site while contributions for the improvement of education provision and, 

potentially, health provision off-site.  The scale of development, and the associated 

Heads of Terms of a legal agreement, are considered to be appropriate to ensure 

that the proposals would result in a neutral impact being identified.  The provision 

of additional services and infrastructure commensurate with the development is an 

approach that is recognised by the development plan policies, particularly Policy RC4 

of the local plan, as set out earlier.  

 

12.50 The impact in the increase in housing is directly associated with the increase in 

population.  Whilst the mix of housing remains to be formally agreed with the 

Council, the provision of affordable housing represents a beneficial impact in terms 

of its contribution towards those sections of the community for which there is an 

identified need.  The potential impact of housing has, therefore, been mitigated 

through the preparation of a suitable Illustrative Masterplan, and the imposition of 

suitable conditions.  
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Monitoring Programme 

 

12.51 The proposed development should not require any monitoring in respect of socio-

economic considerations, beyond any conditions that may be attached to a 

forthcoming permission.  

 

12.52 Any conditions imposed irrespective of the development, or the use of various 

components of the site, will be subject of scrutiny by adjoining future residents.  This 

will provide in situ monitoring of the site and its use.  

 

Alternative Scenarios 

 

12.53 Consideration of alternative scenarios has been restricted to the form and mix of the 

proposed development.  The alternatives considered have therefore been largely 

restricted to matters of design, and achieving appropriate forms of layout and 

access.  

 

12.54 However, if the site were not to be developed, the „do nothing‟ scenario, the socio-

economic benefits identified above would not be forthcoming.  There would be no 

contribution to local housing need, particularly the identified affordable housing 

requirement.  The site would also not contribute to the provision of employment 

opportunities, not provide the aforementioned education improvements to the 

George Spencer Academy and not include the public open space, recreation 

opportunities or links identified.  

 

Robustness of Analysis 

 

12.55 The assessment of the existing situation within the area, and the potential effects of 

the development, is considered to be robust, insofar as any such assessment can be.  

For instance, social circumstances are always evolving, whilst data being relied upon 

is being collated.  Suitable conditions and legal agreement will, however, be put into 

place to ensure that the development is integrated into the area, and any 

forthcoming reserved matters submissions will address any change in circumstances. 
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Summary and Conclusions 

 

12.56 The proposed development could increase the population of the area by up to 1,929 

persons.  In the context of a ward and borough of some 8,438 and 113,000, this 

represents a change of 23% and 1.75% respectively.  This increase can however be 

accommodated in social as well as physical terms.  In the light of this, and the other 

initiatives identified, the change in population is considered to have a neutral impact 

in and of itself.  

 

12.57 The housing proposed would have a beneficial impact, as the range of dwellings 

meeting existing and emerging needs within the town for market and affordable 

housing would be provided, particularly through the inclusion of a significant 

proportion of affordable housing.  

 

12.58 The employment development proposed would have a moderate beneficial 

impact, as the amount and type of provision proposed would help to maintain an 

adequate supply of high quality and diverse employment opportunities, particularly in 

the locality of the application site.  

 

12.59 The increased demand for services, facilities and retail opportunities will be partially 

met within the site itself.  Those requirements not met on site will lead to beneficial 

effects for local providers for increased patronage.  Indeed, the development will 

come forward at a time when certain community facilities require increase 

patronage.  Any additional requirements above and beyond this will be met through 

appropriate contributions, in accordance with Policy RC4, which will mitigate against 

the otherwise potentially adverse effects of increased demand.  With no harm to 

existing facilities, the improvements in the number of affordable units, as well as the 

recreational and leisure opportunities and increased support for local schools and 

outlets, the proposals are considered to have a moderate beneficial impact. 

  

12.60 The existing characteristics of the site and the proposed buffer zones are such that 

they allow the proposed amount of development to be accommodated and 

integrated with surrounding uses without giving rise to any significant negative 

impact upon existing or proposed residential amenity, as demonstrated in the 
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Illustrative Masterplan and are therefore considered to have a neutral impact.  

 

12.61 On balance, however, the effect of the proposed development upon socio-economic 

concerns is considered to be moderately beneficial rather than harmful. 


