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CHAPTER 2: DESCRIPTION OF THE DEVELOPMENT 

 

Introduction 

 
2.1 The purpose of this Chapter is to describe the development the subject of this 

Environmental Statement.  It needs to be recognised, however, that the proposals 

are submitted in Outline form, with all matters reserved for future consideration 

apart from points of access.  Therefore, and in order to provide a robust framework 

in which to enable the assessment of environmental impacts to be undertaken, upper 

thresholds for the quantum of development are proposed, as described below, along 

with anticipated building sizes.  The proposals are demonstrated in the Illustrative 

Masterplan (GIS047_C [annotated] and GIS047a [non-annotated]), which is 

reproduced in Figure 2.1. 

 

The Development Proposals 

  
Development Mix 

 
2.2 The overall development mix is as shown in Table 2.1 (below):  

 

Table 2.1:  Proposed Development Mix 

Use Area (hectares) Percentage 

Residential 23.36 57.1 

Strategic Open Space 13.79 33.7 

Education 0.49 1.2 

Local Centre 0.35 0.8 

Employment 1.45 3.6 

Strategic Infrastructure 0.98 2.4 

C/U Agriculture to Domestic 
Curtilage 

0.38 0.9 

Medical Surgery 0.06 0.15 

Community Plot 0.05 0.15 

TOTAL 40.91 100 
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2.3 The individual uses listed in Table 2.1 (above) are described in more detail, in turn, 

below, along with a description of the other proposed works, in the following 

paragraphs of this Chapter.  

 

Residential  

 
2.4 Of the overall site area of some 4.63 hectares, approximately 23.36 hectares net of 

the site have been designated for housing purposes which can contribute a 

maximum of 775 dwellings. 

 

2.5 It is anticipated that there will be a range of house sizes on the site with an 

indicative split as shown by Table 2.2 (below): 

 

 Table 2.2:  Indicative Split of House Sizes 

Type Percentage 

1 bed apartments 1% 

2 bed apartments 1% 

2 bed terrace/semis 18% 

3 bed terrace/semis 16% 

3 bed detached 19% 

4 bed detached 26% 

5 bed detached 19% 

 

2.6 The need for affordable housing on the site is recognised.  Initial discussions with 

the Council have established a desire for 30% of the dwellings to be affordable.  

However, the Council has indicated that circa 150no of these should be provided on 

site with the remainder secured off site by way of a financial contribution. 

 

2.7 The on-site affordable houses are likely to comprise a range from 1 - 3 bed with the 

majority being 2 and 3 bedroom units.  The tenure split is to be the subject of 

discussion.  However, an indicative split is shown in Table 2.3 (below):  
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Table 2.3:  Indicative tenure split of affordable houses 

Type Percentage 

1 bed apartments 7% 

2 bed apartments 7% 

2 bed terrace/semis 50% 

3 bed detached 36% 

 

2.8 The tenure mix will be discussed with the Council during consideration of the 

application.   

 

2.9 As far as the overall height of development is concerned, the majority of dwellings 

on the scheme are likely to be 2 storeys in height.  However, as the visual 

assessment of the scheme justifies, 2.5 storey development is possible on the lower 

parts of the site in the higher density area, as demonstrated in the Design and 

Access Statement.  Furthermore there is a demand for bungalows and an 

appropriate location is adjacent properties that border the southern boundary of the 

site. 

 

Employment 

 
2.10 Some 1.45 hectares of land in the eastern portion of the site will be made available 

for employment uses.  This will comprise use-class B1 (a) office and B1 (b) research 

and development units (maximum 2,800 sqm floor space) and these buildings will 

generally be two storey in height. 

 

2.11 Access would be achievable off the main spine road with car parking provided in 

accordance with the Council’s standards.   

 

Retail and Leisure 

 
2.12 As it is the objective of the development to create a self sustaining community, as 

well as having good linkages to Toton, Stapleford and Nottingham, there will be a 

need for limited retail space within the site.  A small convenience store (maximum 

380 sqm) and 2 no. retail units (maximum 95 sqm each), [all use-class A1] are 

provided adjacent the B1 (a) and (b) units and opposite the new school entrance.  
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The retail floor space is proportionate to the scale of the development.  The retail 

area will cover approximately 0.35 hectares. 

 

2.14 Access will be directly off the main spine road.  A small car park will be provided and 

there will be sufficient room for servicing.  Landscaping will be introduced along the 

spine road frontage. 

 

2.15 The proposals also include the development of a hotel (80 no. bedroom max) and 

public house/restaurant (use-classes A4/A3) adjacent to the new vehicular access 

into the site from Toton Lane.  These will cover a maximum of 3,450 sqm. 

 

2.16 Access to the hotel/public house/restaurant/public will be off the spine road.  Both 

this frontage and that to Toton Lane will be landscaped.  Sufficient car parking and 

servicing areas will also be provided.  

 

2.17 An operator has not yet been identified and detailed discussions regarding design 

and external appearance will be considered at the Reserved Matters stage. 

 

Education Space & Day Nursery 

 
2.18 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.  It is anticipated the building will incorporate: 

 

a) School reception and entrance. 

b) Primary School 

c) Creative/Performing Arts space. 

 

2.19 A maximum of 2,300 sqm of floor space will be provided on the site.  It is anticipated 

this will be as combination of one, two and three storeys. 

 

2.20 In addition, although not directly forming part of the current application, off site 

education works are also anticipated with the provision of additional floor space for 

secondary and sixth form education.  This is the subject of ongoing discussion with 
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the Academy and it is hoped to develop an Education Masterplan.  Delivery will be 

via the Section 106 Agreement.  

 

2.21 A Day Nursery (maximum 450 sqm) is proposed adjacent the school. 

 

2.22 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.  

 
Public Open Space 

 
2.23 Approximately 13.79 ha of open space is to be provided.  The Design and Access 

Statement explains the strategy behind the open space designations on the 

Masterplan.  The importance of green corridors linking key components of the 

development and existing uses is recognised.  

 

2.24 Provision is made for equipped areas for children’s play and also certain other types 

of children’s play areas within the scheme.  These are shown on the Illustrative 

Masterplan in locations where children can have easy access to them without the 

need for crossing of estate or other roads.  The open space areas also facilitate 

public and cycle access through the scheme.   

 

2.25 The need to maintain a buffer immediately to the south of the A52 is recognised.  

The application site has a relatively small frontage to the A52 but it forms part of the 

larger green corridor incorporating the sewage works, school playing fields and 

George Spencer Academy site.  An additional football pitch is proposed in this area. 

 

2.26 A buffer is also retained along the Toton Lane/Stapleford Lane frontage.  Where 

possible, the existing Lime trees are retained and supplemented.  An open informal 

green area is created along the Toton Lane frontage. 

 

2.27 The existing green corridor which enters the site in the south west corner will be 

extended along the western part of the site to link to the football pitch in the north.  

This western area will provide informal walks which meander around a number of 

surface water attenuation ponds; some of which could be permanently wet.  
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2.28 An area of allotments is also proposed.  This covers approximately 0.5 ha and 

creates 20 no. 250 sqm plots. There is also potential to provide allotments adjacent 

the Academy for curriculum use. 

 

2.29 A landscape mound will be constructed adjacent the southern site entrance to the 

south of the electricity substation.  

 

2.30 A comprehensive landscaping scheme will be submitted at the Reserved Matters 

stage.  This will seek to retain existing hedges and trees where possible and enhance 

bio-diversity and landscape interest.  Additional Lime Trees will be planted along the 

Toton Lane frontage to replicate the existing line and the main East – West spine 

road will be tree lined.  A “Community Orchard” will be planted on the western edge 

of the site.  

 

Medical Surgery & Community Plots 

 
2.31 Two areas of land have been allocated on the Masterplan for potential use by the 

community and to provide medical facilities to serve the development and the 

broader community.  

 

2.32 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 ha and will be reserved should additional Medical facilities, such 

as a surgery, be required in the locality. It can have a small parking area and use of 

the convenience store car parking.  

 

2.33 The “Community Plot” (0.05 ha) is located adjacent 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 would work with the 

Council and community groups to determine the best use of this site.  

 

Development Parameters 

 
2.34 Following the Filton decision, outline planning applications must indicate the 

maximum and minimum development parameters at the outset. Table 2.4 (below) 

indicates the development parameters for each of the built form typologies. 
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Table 2.4:  Development Parameters for Proposed Built Form 

Type Height (m) to ridge 

or equivalent 

Width (m) 

(house width 

viewed from 

street) 

Length (m) 

(Back into 

plot) 

Indicative 

Percentage 

1-Bed home 6.7m – 11m 10m – 11m 6m – 10m 1% 

2-bed house 5.7m – 9.6m 7m  - 11m 6m – 10m 21% 

3-bed house 6.7m – 9.6m 7m – 11m 6m – 11m 34% 

4-bed house 6.7m – 9.6m m – 13m 6m – 11m 25% 

5-bed house 6.7m – 9.6m 7m – 14m 6m – 11m 19% 

     

Single Garage 2.8m – 5.3m 2.8m – 3m 4.6m – 6m  

Double Garage 2.8m – 5.3m 4.6m – 6.2m 5m – 6m  

 

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

floorspace 

Offices 7m – 11m 14m – 18m 18m – 40m 2,800 sq m 

Pub/Restaurant 6m - 10m 20m – 40m 20m – 40m 3,450 Sq m 

Hotel 6m – 12.5m 15m – 22m 50m – 60m 

Education Space 6m – 11m 18m – 50m 30m – 50m 2,300 sq m 

A1 Retail 6m – 10m 30m – 40m 30m – 40m 570 sq m 

Day Nursery 6m – 10m 16m – 21m 21m – 30m  450 sq m 

 

Change of Use of Agricultural Land to Domestic Curtilages 

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

have limited rear and/or side gardens.  Planning case law has established that there 

is no "right to a view", though the applicant is 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 the applicant would complete this work as early as possible.  The 

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

domestic curtilages is shown on the Illustrative Masterplan. 
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Footpath/Cycle/Bridleway 

 
2.36 The Design and Access Statement shows the designation of open space within the 

site and the opportunity for a comprehensive network of pedestrian footways and 

cycle ways through the site.  

 

2.37 The existing east – south-west public footpath will largely remain in situ and be 

accommodated within a strong green corridor.  A small diversion will be required 

towards the south-west corner of the site.  There will be strong pedestrian desire 

lines into and out of the site and onto the Academy/Net terminus.  It is the 

applicant’s objective to provide a safe pedestrian route from Stapleford Lane through 

the site to the education space and new Academy entrance.  A further strong desire 

line to both the Academy and the NET terminus is anticipated from the south-west 

corner and through the site.  Links to Bessell Lane and on to Stapleford will also be 

strengthened.  

 

2.38 The site links onto broader Erewash Trail and improved access through the site will 

significantly improve connectivity. 

 

2.39 Cycle routes will also be incorporated.  Whilst there will be numerous movements 

within the scheme it is also recognised that much movement through the site by 

"non residents" will be to gain access to the Academy, employment, public 

house/restaurant or the NET terminus.   

 

2.40 The Council’s officers have also highlighted the fact that the existing bridle path on 

the eastern side of Toton Lane terminates.  This will be incorporated in the scheme 

and extended towards Bessell lane and the existing green corridor.  

 

Vehicular Access Arrangements 

 
2.41 Vehicle access into the site will be via two points off Stapleford Lane/Toton Lane: 

 

a) An all-movements junction controlled by signals. It will incorporate two left 

turns out onto Toton Lane and one right turn out from the site, with 

movements into the site being enabled from both the south and north.  

Directly opposite the access will be the new access to the allocated Park and 
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Ride/NET2 site.  The proposed access will be the fourth arm onto this 

Junction.  It will also contain a Toucan crossing.  This northern access will be 

the main access to the site. 

b) A second all-movements access located 230 metres further south onto 

Stapleford Lane. This will be signal controlled and contain a Toucan crossing 

on Stapleford Lane and a pedestrian crossing in the site access. 

 

2.42 Discussions have been held with the NET team based at Nottingham City Council to 

ensure that the main access design does not conflict with the NET access.  This has 

revealed that there is currently insufficient land within the NET control to deliver the 

necessary widening of Toton Lane/A52. The applicant has confirmed a willingness to 

co-operate with the NET team to ensure delivery and this is included within the 

application proposals.  The local widening of Toton Lane involved some land outside 

the limit of the public highway but within the applicant’s control; this is included 

within the red line of the Site Location Plan included in Figure 1.1 

 

2.43 The proposed access and highways works drawings are included in Figures 2.2 to 

2.6.  The two access points will link to enable bus penetration through the site. The 

internal highway structure is highlighted in the Design & Access Statement. 

 

2.44 The site layout also makes provision for the extension of the main access road into 

the Toton Sidings site to the west.  The “Transport Corridor” is also of sufficient 

width to accommodate a tram extension should such be desired in future years.  

 

Off-Site Highway Works 

 
 Essential Off-Site Highway Works 

 
2.45 Essential off-site highway improvements will also be undertaken.  Primarily this will 

involve improvements to Bardills Island and the provision of a dedicated left turn 

lane at the A52(T) west-bound off-slip at the M1 Junction 25.  Full access details are 

provided within the Transport Assessment and Chapter 10 of this Environmental 

Statement.  The red line application area has been extended to include land that lies 

outside the current highway boundary but within the extent of the land required to 

construct the Toton Lane/Stapleford Lane highway works. 
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Additional  Off-Site Highway Works 

 
2.46 Following public consultation a number of additional off-site highway works have 

been identified. It is recognised that these would make improvements to the existing 

traffic situation on Stapleford Lane.  Residents advised of a number of existing 

issues: 

 

a. Difficulty crossing Stapleford Lane. 

b. Southward bound queues due to the blocking of Stapleford lane by right turners 

into the Banks Road estate. 

c. Drivers using the "slip road" as a short cut to avoid queues. 

d. Delays in drivers gaining access onto Stapleford Lane from the Banks Road 

estate - Cleve Avenue, Darley Avenue and Woodstock Road 

e. Waiting times at the Swiney Way lights 

 

2.47 The applicant’s transport consultants were commissioned to undertake an initial 

assessment of the issues raised by residents and a number of solutions identified 

that would make a considerable difference to the free flow of traffic on Stapleford 

Lane and improve journey times for existing residents.  These relate to: 

 

a. Incorporating a pedestrian crossing point on the development's southern most 

access junction. 

b. Provision of a "right turn land" for south bound traffic to gain access into Darley 

Avenue and improve the free flow of traffic southward. 

c. Provision of a "right turn land" for south bound traffic to gain access into 

Woodstock Road and improve the free flow of traffic southward. 

d. Provision of a Puffin pedestrian crossing facility on Stapleford Lane close to the 

junction with Woodstock Road  

e. Introducing pedestrian crossing points will break up the flow of traffic in both 

directions thus making it easier for vehicles to join Stapleford Road from the 

Banks Estate.  

f. Provision of more intelligent software and phasing to the Swiney Way traffic 

lights potentially increasing green time by 20%. 
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2.48 These works, combined with the construction of new junctions to serve the 

development and the improvements to Bardills Island and the A52/M1 slip will make 

a significant improvement to the flow of traffic on Stapleford Lane.  These 

improvements would be privately funded; it is highly unlikely that the public purse 

will be in a position to improve the current position.  

 

Public Transport Improvements 

 
2.49 In recognition of residents’ concerns regarding the loss of the bus service on the 

“Banks Road” estate, the applicant has investigated the possibility of reinstatement 

with the bus operator.  As a consequence, the applicant is prepared to subsidise a 20 

minute service that links the estate and the application site with Beeston, Stapleford 

and the city centre.  This will be delivered by the Section 106 Agreement. 

 

Overhead Electricity Cables and Pylons 

 
2.50 The large utility substation complex on Toton Lane would remain; it is not within the 

applicant’s control.  However, there is an opportunity to “ground” the existing 132 Kv 

overhead cables and remove the pylons.  The overhead cables run for some 600 

metres across the site east to west.  This will all be removed together with the two 

pylons.  A new terminal pylon will be erected in the South West corner of the site; an 

approximate position is shown on the Illustrative Masterplan. 

 

2.51 The cable route is controlled by easements and way leaves and initial discussions 

have been held with the utility providers.  Grounding is practical, viable and desirable 

and provides significant visual benefits.  The 33Kv and 11Kv power lines crossing the 

site will also be removed.  A copy letter from Hammer Associates is appended to the 

Planning Statement, which demonstrates deliverability.  

 

Demolition 

 
2.52 No. 361 Toton Lane and Bessell Farm and outbuildings will be demolished to 

facilitate the development.  Neither building is listed or of local heritage interest. 
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Energy Efficient Statement 

 
2.53 The applicant recognises that climate change is capable of being a material planning 

consideration.  A full range of measures will be investigated to ensure compliance 

with Policy E2 of the Broxtowe Local Plan (2004) and Policy 1 of the emerging 

Aligned Core Strategy.  This will include building orientation, the incorporation of 

solar panel and photovoltaics, ground source heat pumps etc ensuring better than 

Building Regulations standard of insulation and air tightness. 

 

2.54 The precise details will be developed with the Council as the development moves 

forward.  The scheme will take a number of years to complete and technology will 

develop over the life of the site.   

 

Buildings for Life 

 
2.55 An initial Building for Life assessment has been undertaken and full details are found 

in the Design & Access Statement.  

 

Phasing and Delivery 

 
2.56 It is anticipated that demand for properties on the site will be strong.  To meet the 

anticipated demand, the development will deliver 135 units per annum once 

infrastructure is in place.  A start on-site is anticipated in 2013 with the delivery of a 

small number of houses.  Thereafter, delivery will be circa 75 units in 2014 with 135 

units per year thereafter.  Hence the majority of units will be delivered over the 

period 2015 - 2019.  A School Master Plan will be developed with the George 

Spencer Academy and as a consequence education space will be delivered 

throughout the life of the development.  

 

2.57 The business space, convenience store, hotel and public house/restaurant will be 

delivered as the development matures. 

 

2.58 The phasing of the development is anticipated as shown in Table 2.5 below: 
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Table 2.5: Anticipated Phasing of Development 

Year Phase Units  Other development 

2013 1 25  

2014 2 75 Offices 

2015 3 135 Convenience Store 

Offices 

School 

2016 4 135 Pub/Hotel, Offices 

School 

2017 5 135 School 

2018 6 135  

2019 7 135  

 

2.59 An Illustrative Phasing Plan (GIS055) is reproduced in Figure 2.7.  

 

2.60 Affordable housing will be delivered throughout the individual phases; a delivery 

programme will be agreed with the Authority.  

 

Section 106 Heads of Terms 

 
2.61 It is anticipated that a number of matters will be included in the Section 106 

Agreement:  

 

a) The provision of affordable housing within the scheme; including part 

payment for off-site provision; 

b) Essential off-site highway improvements; 

c) Non-essential off-site highway improvements; 

d) Public transport infrastructure and improvements; 

e) The maintenance of the public open space on the site; 

f) The specific maintenance of children’s play areas within the scheme; 

g) Contributions/delivery of education facilities. 

 

 


