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SECTION 1: INTRODUCTION AND BACKGROUND TO THE 

APPLICATION 

 

1.1 This statement explains the content of the outline planning application submitted on 

behalf of Peveril Homes Limited and UKPP (Toton) Limited on land comprising some 

41.63 hectares off Toton Lane, Stapleford, Nottingham.  The area of the application 

site is shown on Figure 1. 

 

 

 

1.2 This statement forms part of the application documents that have been submitted to 

Broxtowe Borough Council.  The application, which is submitted in outline form, 

seeks approval for a mixed use development incorporating a maximum of 

775 dwellings, 380 sq m convenience store, 2 No 95 sq m retail outlets, 

2,800 sq m B1 units (B1(a) and B1 b)), education floor space (Maximum 

2,300 sq m), Day Nursery (Maximum 450 sq m), pub/restaurant together 

with an 80 bed hotel (Total Maximum 3,450 sq m), open space, change of 

use of agricultural land to domestic curtilages, plot for medical surgery 

(0.03 hectares), plot for community use (0.05 hectares)  highways, 
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 drainage, removal of electricity pylons and overhead cables, erection of 

terminal pylon, demolition of Bessell Lane Farm and outbuildings and 361 

Toton Lane and associated infrastructure. The points of access to the site are 

to be considered now; it is not a matter reserved for subsequent consideration.  An 

illustrative Master Plan, referenced 5674 GIS047C (annotated) and 5674 GIS047a 

(Not annotated), accompany the application and the annotated version is reproduced 

in Figure 2.  The application documents therefore comprise:  

 

a) The statutory application forms, certificate and declaration.  

 

b) Site location plan.  

 

c) An Environmental Statement, which considers the impact in environmental 

terms of the development of the site.  This assessment has been the subject 

of formal screening and scoping opinions as agreed with Broxtowe Borough 

Council. The Environmental Statement is supplemented by a number of 

Technical Papers, including: 

 

 Transport Assessment. 

 Framework Travel Plan 

 Flood Risk Assessment 

 Archaeology Desk-Based report 

 Geo-Environmental Report 

 Tree Assessment 

 Soil & Agricultural Land Classification Report 

 Ecology, Noise, Air Quality and Landscape & Visual Impacts Assessments 

are considered within the Environmental Statement.  

 

d) The illustrative masterplan, referenced 5674 GIS047_C (annotated) and 5674 

GIS047a - whilst this is an indicative plan, it has been prepared in sufficient 

detail to allow the Council to be able to assess the appropriateness of the 

development concept.  Scale parameters are addressed in the Design and 

Access Statement and later in this Planning Statement.   
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e) Design and Access Statement – this sets out the design philosophy behind 

the masterplan and has been prepared in accordance with Government/CABE 

publications.  

 

f) Statement of Community Involvement.  

 

g) The Section 106 Agreement – the proposed Heads of Terms of a Section 106 

Agreement are set out later in this statement. 

 

1.3 A Screening Opinion was submitted to Broxtowe Borough Council under the then 

Town & Country Planning (EIA) (England & Wales) Regulations 1999 on 5 November 

2009.  In correspondence dated 27 November 2009 the Council concluded that the 

proposal fell within Section 2 Category 10b and having assessed the potential 

impacts it comprised Environmental Impact development.  Hence an Environmental 

Impact Assessment accompanies this application.  A Scoping Opinion was submitted 

to Broxtowe Borough Council and a response was received on 12th April 2010.  

 



 

4 

 

 

 1.4 This statement describes the application site and sets out the proposals in section 2.  

Section 3 sets out the Planning Framework against which the proposals should be 

considered together with other material considerations.  Section 4 details the 

material considerations and draws out the main planning issues.  Section 5 assesses 

the identified alternative sites that could meet the identified need and Section 6 

provides a conclusion.  

 

1.5 This statement should be read alongside the Design and Access Statement, the 

Environmental Statement and the associated Technical Papers, which describe the 

application site in detail and the proposals on the masterplan. 
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SECTION 2: APPLICATION SITE & THE DEVELOPMENT 

PROPOSALS 
 

Application Site 

2.1 The application site covers some 41.63 hectares of land and is located approximately 

3 km to the east of Junction 25 of the M1 motorway. For technical highway reasons 

two strips of land to the west and east of Stapleford Lane and to the east of Toton 

Lane are included within the red line plan to enable highways works to be 

completed.  References within the Statement are to the main 41 hectare site to the 

west of Toton Lane/Stapleford Lane. 

 

2.2 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 

the Toton Sidings.  

 

2.3 The A52 links Junction 25 of the M1 with Nottingham and is a major route into the 

city centre. The application site does not extend to the A52 boundary along its full 

length as in the north-west corner of the site is an existing sewage treatment works 

and in the north east corner the southern part of the George Spencer Academy. The 

Academy straddles the A52 with a footbridge connecting the two sections. 
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 2.4 The eastern part of the site has a long frontage to Toton Lane/Stapleford Lane 

although again there are two existing uses which interject within the application 

boundary on its eastern side. One is a residential property known as Rose Cottage 

and the other is the electricity utility station fronting onto Stapleford Lane. Both will 

remain. 

 

2.5 Virtually the entire length of the southern boundary is bordered with residential 

properties ranging from one to two storeys in height. At the south west corner is a 

wooded area which links onto a green corridor which passes southwards into the 

Banks Road residential development. To the west lie Toton Sidings and the existing 

mainline railway track. In addition, there is an area of recently cleared ground which 

lies outside the control of the applicants.  On the north-west corner of the application 

site is Bessell Lane which serves a number of industrial uses and links into 

Stapleford.  

 

2.6 Within the site is Bessel Lane Farm which is located to the western end of the site. 

This comprises a small dwelling and outbuildings mainly constructed in brick and 

slate.  Access to this property is gained off Bessell Lane.  

 

2.7 The site falls westwards from Toton Lane / Stapleford Lane (at around 60m / 63m 

AOD respectively) in the east, towards the Erewash Valley and Toton Sidings in the 

west. The north-western edge of the site falls towards the Sidings with a low point of 

38m AOD.   The south-western edge of the site is elevated above the Sidings at 54 

AOD, with site levels falling towards the low point in the north-west.  There is a 

clearly identifiable ridge-line close to Bessell Farm and this runs on a north-south 

alignment with a high point of 55m AOD.  The southerly site boundary with existing 

neighbouring residential properties beyond reflects this gentle stepping-down in 

levels from east to west, with a high point of 64m AOD in the east and a low point of 

56m AOD in the west.  Plot and building levels along this edge will be carefully 

designed to ensure a sensitive interface.  Site levels also fall from the north and 

south, towards a central drainage ditch (and hedgerow) through the heart of the 

site.  This ditch runs on an east-west alignment (from 60m AOD in the east to 38m 

in the west) and this is an important feature influencing the whole design rational." 
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2.8 There are a number of trees and hedgerows which cross the site. The main 

hedgerow passes through the middle of the site and forms a historic boundary 

between Stapleford and Toton. Further details are provided within the Tree 

Assessment Report that accompanies the application. 

 

2.9 A public footpath links the site from Toton Lane to the green corridor in the south 

west corner of the site.  This provides links into the wider Erewash Valley Trail 

network.  

 

2.10 A 132Kv overhead electricity line with 2 no. pylons crosses the southern part of the 

site. It enters the site in the south west corner by the green corridor and passes 

eastwards to the utility station fronting onto Stapleford Lane. In addition, there are 

two routes of 33Kv and 11Kv overhead lines which pass through the site.  

 

2.11 The land has been in arable agricultural use for a considerable period of time.  All is 

let to a tenant farmer who has actively farmed the entire site for a number of years.  

Public access to the site is limited to passage along the public footpath that crosses 
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 the site from Toton Lane to Banks Avenue.  The proposal would involve the loss of 

17.6 hectares of Grade 2 and 25.4 hectares of Grade 3a land. 

 

2.12 Directly across Toton Lane/Stapleford Lane is the Park and Ride/ NET car park site. 

The Nottingham Express Transit Phase 2 will operate from Toton to the city centre 

and out to Clifton.  The scheme is now funded and the contractor appointed.  

Tramlink Nottingham is a consortium comprising Nottingham City Council, Alstrom, 

Keolis, Trent Barton and Vinci Construction.  Work has started and it is anticipated 

that the line will be operational by late 2014 or early 2015. Journey time to the City 

Centre will be approximately 30 minutes. 

 

 

 

2.13 Toton Sidings is located immediately to the west of the application site.  This area is 

allocated as a "Major Developed Site" within the Green Belt in the Broxtowe Local 

Plan.  It currently accommodates both the Nottingham main line rail route but also 

the rail maintenance depot. 

 

2.14 Whilst other accesses to the Toton Sidings area have been explored - from the 

south, off Bessell Lane to the north or via a grade separated junction off the A52 

undoubtedly the most convenient and deliverable access is through the application 

site onto Toton Lane.  In response, the future delivery of both a vehicular access and 

a potential tram extension through the application site to the Toton Sidings area 

represents a major opportunity that has influenced the site layout. This is dealt with 

in more detail in the Design & Access Statement. 
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Application Proposal  

2.15 The components of the development are shown on the Illustrative Master Plan.  

They comprise: 

 

a. Up to 775 dwellings. 

b. Maximum of 380 sq m GFA convenience store (Class A1). 

c. Maximum of 2 No 95 sq m GFA retail units (Class A1). 

d. Maximum of 2,800 sq m  GFA B1 a) and b) uses 

e. Maximum of total 3,450 sq m GFA pub/restaurant/hotel (80 bed)  

f. Maximum 450 sq m Day Nursery 

g. Maximum of 2,300 sq m Education space 

h. Potential Medical Surgery (0.03 hectares) 

i. Potential Community Plot (0.05 hectares) 

j. Public Open Space 

k. Change of Use agricultural land to domestic curtilages 

l. Demolition of Bessell Lane Farm and outbuildings and 361 Toton Lane.  

m. Removal of electricity pylons and overhead wires and erection of terminal pylon. 

 

Housing – Market and Affordable 

2.16 Of the overall site area of some 41 hectares approximately 23.36 hectares net of the 

site have been designated for housing purposes which can contribute a maximum of 

775 dwellings.   
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2.17 It is anticipated that there will be a range of house sizes on the site with an 

indicative split shown below.  

 

Table 1 – Indicative Housing Mix 

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% 

 

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

the Council have advised that 30% of dwellings should be affordable.  However, the 

Council has also indicated that circa 150 of these should be provided on site with the 

remaining secured off site by way of a financial contribution. 

 

2.19 The onsite affordable are likely to comprise a range from 1, 2 and 3 bedroom 

dwellings with the majority being 2 and 3 bedroom units.  The tenure split is to be 

the subject of discussion.  An indicative split is shown below. 

 

Table 2 - Indicative Affordable Housing mix.  

Type Percentage 

1 bed apartments 7% 

2 bed apartments 7% 

2 bed terrace/semis 50% 

3 bed detached 36% 

 

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

application. 
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 2.21 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 shown in the Design and Access 

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

location is adjacent to properties on the southern boundary of the site. 

 

Employment 

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

for employment uses.  This will comprise B1 a) and b) office/research and 

development units (maximum 2,800 sq m floorspace); buildings will generally be two 

storeys in height. 

 

 

2.23 In front of the offices will be a parade of local shops and services incorporating a 

convenience store, lockup shops, medical plot, day nursery and education space.  

The blocks would be set in a landscaped environment close to the two main 

highways frontages and would be set back away from Rose Cottage, which is to 

remain.  
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 2.24 Access would be achievable off the main spine road with car parking provided in 

accordance with the Council‘s standards.  This is a particularly sustainable location 

for offices being on the edge of a large residential area and across the road from the 

NET terminus.  Further details are provided in the Design and Access Statement.  

 

Retail and Leisure 

2.25 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 sq m) and 2 No retail units (Class A1) (Maximum 95 sq m each) are provided 

adjacent the B1 units and opposite the new school entrance.  The retail floorspace is 

proportionate to the scale of the development.  The retail area will cover 

approximately 0.35 hectares. 

 

2.26 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. 

 

2.27 The proposals also include the development of a hotel (80 bedroom max) and pub/ 

restaurant adjacent to the new vehicular access into the site from Toton Lane.  The 

pub/restaurant/hotel will cover a maximum of 3,450 sq m in total. 

 

2.28 Access to the hotel/restaurant 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.  

 

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

and external appearance will be considered at the Reserved Matters stage. 
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 Education Space & Day Nursery 

 

 

2.30 A new school building to serve the George Spencer Academy is proposed on site.  

Specific details of the floorspace 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. 

 

2.31 A maximum of 2,300 sq metres of floorspace will be provided on the site.  It is 

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

 

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

education works are also anticipated with the provision of additional floorspace for 

secondary and sixth form education.  This is the subject of on going discussion with 

the Academy and it is hoped to develop an Education Master Plan.  Delivery will be 

via the Section 106 Agreement.  

 

2.33 A Day Nursery (Maximum 450 sq m) is proposed adjacent to the school. 
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2.34 Access to the new school entrance will be via the main access serving the 

development.  The existing school access onto Toton Lane will be closed.  

 

Public Open Space 

 

 

2.35 Approximately 13.79 hectares of open space is to be provided.  Again, 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.  

 

2.36 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 indicative 

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

need to cross estate or other roads.  The open space areas also facilitate public and 

cycle access through the scheme.   

 

2.37 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 and 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. 
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2.38 A buffer is also retained along the Toton Lane/Stapleford Lane frontage.  Where 

possible the Lime trees will be retained and supplemented.  An open informal green 

area is created along the Toton Lane frontage. 

 

2.39 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.  

 

2.40 An area of allotments is proposed (0.5 hectares) creating 20 No 250 square metre 

size plots. There is also potential to provide allotments adjacent the Academy for 

curriculum use. 

 

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

south of the electricity sub station.  

 

2.42 A comprehensive landscape 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/Stapleford 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 Plot 

2.43 Two areas of land have been allocated on the Master Plan for potential use by the 

community and to provide medical facilities to serve the site and the broader 

community.  

 

2.44 The Medical surgery is located adjacent to the convenience store and office park and 

across the road from the education space and nursery.  The site covers 

approximately 0.06 hectares 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.  
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 2.45 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 will work with the Council 

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

 

Change of Use from Agricultural land to Domestic Curtilages 

2.46 A number of existing residential properties adjacent the southern site boundary have 

limited rear and/or side gardens.  Case law has established that there is no "right to 

a view"; however we are prepared to engage with residents and deed 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.   

 

2.47 It is recognised that this may not be acceptable to all residents and consequently the 

planning application refers to a change of use of agricultural land to domestic 

curtilages.  The land will be used to extend existing curtilages or as curtilages to the 

proposed dwellings. The area of land involved is shown on the illustrative Master 

Plan.  

 

Development Mix 

2.48 Hence the overall development mix is shown below.  

Table 3 – Development Mix 

Use Area (ha) 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 40.911 100 

 

                                                

1
 Total site area is 41.63 ha. The difference relates to the land on the eastern side of Toton Lane required 

highway works.  
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 Development Parameters. 

2.49 Following the Filton decision outline planning applications must indicate the 

maximum and minimum development parameters at the outset. The tables below 

indicate the development parameters for each of the built form typologies. 

 

Table 4 – Residential - Development Parameters 

Type Height (m) to 

ridge or 
equivalent 

Width (m) (house 

width viewed 
from street) 

Length (m) 

(Back into plot) 

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

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

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

Four Bedroom House 6.7m – 10m 7.0m – 13m 6m – 11m 

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

Multiple occupancy 

block 

6.7m – 12m 10m – 12m 10m – 12m 

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

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

 

Table 5 – Commercial /Community Uses – Development Parameters 

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 

 

Footpath/Cycle/Bridleway 

2.50 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.  
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 2.51 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 SW corner of the site.  There will be strong pedestrian desire lines into 

and out of the site and on to the Academy/NET terminus.  It is our 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 SW corner and through the 

site.  Links to Bessell Lane and onto Stapleford will also be strengthened.  

 

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

will significantly improve connectivity. 

 

2.53 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, pub/restaurant  

or the NET terminus.   

 

2.54 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 

2.55 Vehicle access into the site will be via two points off Stapleford Lane/Toton Lane.  

Approval of these points of access is requested as part of the application.  Details of 

the internal roads will form part of subsequent Reserved Matters submissions.  The 

two points of access are: 

 

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 this 

access will be the new access to the allocated Park and Ride/NET2 site.  The 

proposed access will be the fourth arm onto this junction.  It will also contain a 

Toucan crossing.  This northern access is the main access to the site.  
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 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.  

 

 

 

 

2.56 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 
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 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 with the 

proposals.  The local widening of Toton Lane involves some land outside the limit of 

the public highway but within the applicants' control; this is included within the red 

line site plan accompanying the application. 

 

2.57 Full details of the access arrangements are contained in the Transport Chapter in the 

Environmental Statement and the Transport Assessment.  

 

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

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

 

2.59 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.  

 

2.60 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/ ES Chapter. 

 

2.61 The red line planning 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.  Notice has been served 

on the NET Consortium. 

 

Additional Off-Site Highway Works 

2.62 Following public consultation a number of other off site highway works were 

identified. It is recognised that they 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. 
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 d. Delays in drivers gaining access onto Stapleford Lane from the Banks Road 

estate - Cleve Ave, Darley Avenue and Woodstock Road. 

e. Unacceptable waiting times at the Swiney Way lights. 

 

2.63 BWB Consulting were commissioned to undertake an initial assessment of the issues 

raised by residents and a number of solutions were 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 lane" for south bound traffic to gain access into Darley 

Avenue and improve the free flow of traffic southward. 

c. Provision of a "right turn lane" 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 Lane from the 

Banks Estate.  

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

lights potentially increasing green time by 20%. 

 

2.64 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 situation.  

 

Public Transport Improvements 

2.65 In recognition of residents‘ concerns regarding the loss of the bus service on the 

―Banks Road‖ estate we have investigated the possibility of reinstatement with the 

bus operator.  As a consequence, the applicants intend 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.  
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Overhead Electricity Cables and Pylons 

2.66 The large utility sub station complex on Toton Lane would remain; it is not within our 

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 would 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 Master Plan. 

 

2.67 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 enclosed as 

Appendix 1 which demonstrates deliverability.  
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Demolition 

2.68 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. 

 

Energy Efficient Statement 

2.69 We recognise 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. 

 

2.70 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 

 

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

in the Design & Access Statement.  

 

Phasing and Delivery 

2.72 It is anticipated that demand for properties on the site will be strong.  Robert Ellis – 

Residential are local agents with comprehensive knowledge of the housing market.  
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 Correspondence is enclosed as Appendix 2 and indicate strong demand for housing 

on the site. 

 

2.73 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.  

 

2.74 Business space, the convenience store, hotel and restaurant will be delivered as the 

development matures. 

 

2.75 The following phasing is anticipated: 

Table 6 – Indicative Phasing 

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  

 

A Phasing Plan 5674 GIS055 is attached as Figure 3  

 

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

programme will be agreed with the Authority.  
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 Section 106 Heads of Terms 

2.77 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. 

 

Statement of Community Involvement 

2.78 Broxtowe Borough Council adopted its Statement of Community Involvement in 

2009.  We have undertaken an extensive consultation. 

 

 

2.79 The planning application has been the subject of a variety of consultation modes: 

 

a. Extensive and detailed discussions with planning officers at the Council. 



 

26 

 

 

 b. Discussions with the George Spencer Academy. 

c. Public consultation exercise at the Japanese Water Gardens, Toton.  

d. Leaflet drop to all households in the George Spencer Academy catchment. 

e. Individual consultations with a number of residents immediately bordering the 

site. 

f. Establishment of a website.  

 

2.80 The Borough Council undertook a consultation exercise in July 2010 when there were 

604 (69.82%) objectors and 261 (30.17%) supporters of the principle of 

development on the Toton site.  We understood the main concerns to be: 

 

a. Loss of Green Belt 

b. Increased traffic 

c. Adverse impact on the George Spencer Academy catchment.  

 

2.81 Since then the Master Plan has responded to a number of issues; we have also 

engaged further with the George Spencer Academy. 

 

2.82 The public consultation event was held 2pm – 8pm on Tuesday 21st February 2012 

Some 5,000 leaflets we delivered to all households falling within the catchment area 

of the George Spencer Academy.  The results of the consultation are provided in 

detail in the Statement of Community Involvement submitted with the applications. 

 

2.83 This section of the statement has described the application site and application 

proposals in some detail to provide a clear understanding of the proposal.  The 

Statement now goes on to detail the relevant planning policy and background 

against which it should be assessed. 
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SECTION 3: PLANNING POLICY FRAMEWORK 

 

3.1 Formulation of the development proposals has taken account of the relevant 

planning policies, as expressed within the National Planning Policy Framework (March 

2012) and the Development Plan. The statutory development plan comprises the 

East Midlands Plan Regional Spatial Strategy (2009), the saved policies of the 

Broxtowe Borough Local Plan (2004) and the emerging policies as contained in the 

Greater Nottingham Aligned Core Strategy publications.  

 

National Planning Policy Framework 

 

 

3.2 The National Planning Policy Framework (NPPF) was published in March 2012 to 

rationalise national planning policy and promote sustainable economic development.  

In the Ministerial foreword Minister for Planning, Greg Clark, states: 

 

“The purpose of planning is to help achieve sustainable development. 

 

Sustainable means ensuring that better lives for ourselves do not mean 

worse lives for future generations. 

 

Development means growth. We must accommodate the new ways by 

which we will earn our living in a competitive world.  We must house a 
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 rising population, which is living longer and wants to make new choices.  

We must respond to the changes that new technologies offer us.  Our lives, 

and the places in which we live, can be better but they will certainly be 

worse if things stagnate”. 

 

3.3 Sustainable development is about positive growth and sustainable development 

should go ahead, without delay.  The golden thread that runs through both plan 

making and decision taking is a presumption in favour of sustainable development 

(paragraph 14). 

 

“For decision-taking this means: 

 

 approving development proposals that accord with the development 

plan without delay;  

 

 where the development plan is absent, silent or relevant policies are 

out of date, granting planning permission unless:  

 

o any adverse impact of doing so would significantly and 

demonstrably outweigh the benefits, when assessed against the 

policies in this Framework taken as a whole; or 

o specific policies in this Framework indicate development should be 

restricted”. 

 

The footnote to the final point includes reference to Green Belt; hence there is no 

presumption in favour in the green belt. . 

 

3.4 Whether plans and policies are up to date is considered at paragraphs 214 to 215.  

Paragraph 215 indicates that where a plan has not been adopted in accordance with 

the Planning and Compulsory Purchase Act 2004 procedures, policies should only be 

afforded ―due‖ weight according to their degree of consistency with the policies in 

the NPPF. 

 

3.5 Paragraph 7 establishes three dimensions of sustainable development – economic 

role, social role, environmental role and at paragraph 17 the document outlines the 



 

29 

 

 

 12 Core Principles that underpin both planning making and decision taking.  These 

are: 

 

1. Be generally plan-led.  Plans should be kept up to date and be based on joint 

working and co-operation to address larger than local issues.  

 

2. Be creative and find ways to enhance and improve the places in which people 

live.  

 

3. Pro-actively drive and support sustainable economic development.  The housing 

needs for an area should be objectively assessed.  Plans should take account of 

market signals and set out a clear strategy for allocating sufficient land for their 

area.  

 

4. Secure high quality and design.  

 

5. Take account of the different roles and character of different areas including 

protecting the Green Belts around them.  

 

6. Support the transition to a low carbon future.   

 

7. Contribute to conserving and enhancing the natural environment.  

 

8. Encourage the effective use of land by re-using land that which has been 

previously developed.  

 

9. Promote mixed use developments.  

 

10. Conserve heritage assets.  

 

11. Manage patterns of growth to make the fullest possible use of public transport, 

walking and cycling and focus significant development in locations which are or 

can be made sustainable.  
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 12. Take account of and support local strategies to improve health, social and 

cultural well-being.  

 

3.6 Alongside the presumption in favour of sustainable development, paragraphs 11 and 

12 reiterate that applications for planning permission should be determined in 

accordance with the development plan unless material considerations indicate 

otherwise. 

 

3.7 The NPPF at paragraphs 18 – 141 provides guidance with regard to a number of 

material issues that contribute to the delivery of sustainable development.  

Paragraphs 18-22 relate to building a strong, competitive economy and paragraphs 

29 – 41 to the promotion of sustainable transport. 

 

At paragraph 32 is states: 

“All developments that generate significant amounts of movement should 

be supported by a transport statement or transport assessment.  Plans and 

decisions should take account of whether: 

 

 The opportunities for sustainable transport modes have been taken up 

depending on the nature and location of the site, to reduce the need for 

major transport infrastructure;  

 Safe and suitable access to the site can be achieved for all people;  

 Improvements can be undertaken within the transport network that 

cost effectively limit the significant impacts of the development.  

Development should only be prevented or refused from transport 

grounds where residual cumulative impacts of development are severe”. 

 

3.8 Paragraph 34 goes on to state: 

 

“Plans and decisions should ensure developments that generate significant 

movements are located where the need to travel will be minimised and the 

use of sustainable transport modes can be maximised.  However this 

needs to take account of policies that are elsewhere in this Framework, 

particularly in rural areas”. 
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 3.9 The benefits of mixed use schemes rather than pure residential sites are considered 

at paragraph 38 where it states: 

 

“For large scale residential developments, in particular, planning policies 

should promote a mix of uses in order to provide opportunities to 

undertake day to day activities including work on site.  Where practical, 

particularly within large scale developments, key facilities such as primary 

schools and local shops should be located in walking distance of most 

properties”. 

 

3.10 Paragraphs 47 – 55 relate to ―delivering a wide choice of high quality homes‖ and at 

paragraph 47 it states: 

 

“To boost significantly the supply of housing, local planning authorities 

should: 

 

 use their evidence base to ensure that their local plan meets the full, 

objectively assessed needs for market and affordable housing in the 

housing market areas, as far as is consistent with the policies set out 

in this Framework, including identifying key sites which are critical to 

the delivery of the housing strategy over the plan period;  

 

 identify and update annually a supply of specific deliverable sites 

sufficient to provide five years worth of housing against their housing 

requirements with an additional buffer of 5% (moved forward from 

later in the plan period) to ensure choice and competition in the 

market for land.  Where there has been a record of persistent under-

delivery of housing, local planning authorities should increase the 

buffer to 20% (move forward from later in the plan period) to provide 

a realistic prospect of achieving the plan supply and to ensure choice 

and competition in the market for land;  

 

 identify a supply of specific, developable sites or broad locations for 

growth, for years 6-10 and, where possible, for years 11-15;  
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  for market and affordable housing, illustrate the expected rate of 

housing delivery through a housing trajectory for the plan period and 

set out a housing implementation strategy for the full range of housing 

describing how they will maintain delivery of a five year supply of 

housing land to meet their housing targets; and  

 

 set out their own approach to housing density to reflect local 

circumstances”. 

 

3.11 Paragraph 48 refers to the inclusion of an element of windfalls and the five year 

supply where compelling evidence exists to support such.  At paragraph 49 it states: 

 

“Housing applications should be considered in the context of the 

presumption in favour of sustainable development.  Relevant policies for 

the supply of housing should not be considered up to date if the local 

planning authority cannot demonstrate a five year supply of deliverable 

housing sites”. 

 

3.12 Paragraph 50 relates to providing high quality homes and widening home ownership 

and creating sustainable mixed and inclusive communities.  The delivery of houses of 

different sizes, types and tenures including affordable homes is identified.   

 

3.13 Paragraphs 56 – 68 relate to good design across a range of developments. 

 

3.14 Paragraphs 69 – 79 relate to promoting healthy communities and at paragraph 70 

reference is made to social, recreational and cultural facilities and services needed by 

a community.  Particular reference is made to ―local shops, meeting places, 

sports venues, cultural buildings, public houses and places of worship‖. 

 

3.15 Paragraph 72 refers specifically to education facilities and the need to ensure that 

there are sufficient choices of school places.  It indicates that local authorities 

should: 

 

 “Give great weight to the need to create, expand or alter schools; and 
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  Work with school promoters to identify and resolve key planning issues 

before applications are submitted”. 

 

3.16 Paragraph 73 refers to the need to have access to high quality open space and 

opportunities for sport and recreation and paragraph 75 to the need to protect and 

enhance public rights of way. 

 

3.17 Section 9 relates to the protection of Green Belts and at paragraph 80 reiterates the 

five purposes of Green Belt as previously expressed in PPG2.  At paragraph 83 local 

authorities are encouraged to review Green Belt boundaries as part of the local plan 

process and it states: 

 

“Local planning authorities with Green Belts in their area should establish 

Green Belt boundaries in their local plans which set the framework for 

Green Belt and settlement policy.  Once established, Green Belt boundaries 

should only be altered in exceptional circumstances, through the 

preparation or review of the local plan.  At that time, authorities should 

consider the Green Belt boundaries having regard to their intended 

permanence in the long term, so that they should be capable of enduring 

beyond the plan period”. 

 

3.18 This paragraph provides Local Authorities an invitation to review their green belt 

boundaries as an integral part of their Development Plan review as they establish 

their settlement policy.  

 

3.19 In reviewing Green Belt boundaries, local authorities are advised: 

 

“When drawing up or reviewing Green Belt boundaries, local planning 

authorities should take account of the need to promote sustainable 

patterns of development (paragraph 84)”. 

 

3.19 Paragraph 85 provides advice on defining Green Belt boundaries and states: 

 

“When defining boundaries local authorities should: 
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  ensure consistency with the local plan strategy for meeting identified 

requirements for sustainable development;   

 

 not include land which is unnecessary to keep permanently open;  

 

 where necessary, identifying their plans areas of „safeguarded‟ land 

between the urban area and the Green Belt in order to meet longer 

term development needs stretching well beyond the plan period; 

  

 make clear that the safeguarded land is not allocated for development 

at the present time.  Planning permission for the permanent 

development of safeguarded land should only be granted following a 

local plan review which proposes the development;  

 

 satisfy themselves that Green Belt boundaries will not need to be 

altered at the end of the development plan period;  

 

 define boundaries clearly, using physical features that are readily 

recognisable and likely to be permanent”. 

 

3.20 Paragraphs 87 and 88 reiterate previous Green Belt advice and state: 

 

“As with previous Green Belt policy, inappropriate development is, by 

definition, harmful to Green Belt and should not be approved except in 

very special circumstances”. 

 

“When considering any planning application, local planning authorities 

should ensure that substantial weight is given to any harm to the Green 

Belt.  “Very special circumstances” will not exist unless the potential harm 

to the Green Belt by reason of inappropriateness, any other harm, is 

clearly outweighed by other considerations”. 

 

3.21 Section 10 relates to climate change and flooding and encourages local authorities to 

plan new developments in locations and ways which reduce greenhouse gas 

emissions and take account of the need to generate energy on site, where such is 
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 viable.  Development is directed towards areas of least flood risk unless a sequential 

test and exception test determine otherwise. 

 

3.22 Section 11 relates to the conservation and enhancement of the natural environment.  

Valued landscape should be protected and development should minimise its impact 

on biodiversity.  At paragraph 110 local authorities are advised: 

 

“Plans should allocate land with the least environmental or amenity value, 

where consistent with other policies in this Framework”. 

 

3.23 Paragraph 111 encourages the effective use of land by re-using land that has 

previously been developed. 

 

3.24 Paragraph 112 advises local authorities to take account of the ―economic and other 

benefits of the best and most versatile agricultural land‖. 

 

3.25 At paragraph 118 a series of biodiversity principles are set out which aim to divert 

development away from sensitive areas and encourage biodiversity enhancement 

where possible. 

 

3.26 Paragraph 123 advises local authorities that their decisions should avoid noise from 

giving rise to significant adverse impacts on health and quality of life and paragraph 

124 to take account of air quality. 

 

3.27 Paragraph 126 relates to the need to conserve the historic environment. 

 

3.28 Turning to plan making, paragraph 157 sets out the role of local plans and states: 

 

“Crucially, Local Plans should: 

 

 plan positively for development and infrastructure required in the area 

to meet the objectives, principles and policies of this Framework;  

 

 be drawn up over an appropriate timescale, preferably a 15 year time 

horizon, take account of longer term requirements, and be kept up to 
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 date;  

 

 be based on co-operation with neighbouring authorities, public, 

voluntary and private sector organisations;  

 

 indicate broad locations for strategic development on a key  diagram 

and land use designations on a proposals map;  

 

 allocate sites to promote development and flexible use of land, bringing 

forward new land where necessary, and provide detail on form, scale, 

access and quantum of development where appropriate;  

 identify areas where it may be necessary to limit freedom to change the 

use of buildings, and support restrictions with a clear explanation;  

 

 identify land where development would be inappropriate, for instance 

because of its environmental or historic significance;  

 

 contain a clear strategy for enhancing the natural, built and historic 

environment, and supporting Nature Improvement Areas where they 

have been identified”. 

 

3.29 At paragraph 158 local authorities are required to ensure that the local plan is based 

on: 

 

“Adequate, up to date and relevant evidence about the economic, social 

and environmental characteristics and prospects of the area.  Local 

planning authorities should ensure that their assessment of and strategies 

for housing and employment and other uses are integrated, and that they 

take full account of relevant market and economic signals”. 

 

3.30 With regard to housing, local authorities should have a clear understanding of 

housing needs for their area through the preparation of Strategic Housing Market 

Assessments.  This should identify the scale and mix of housing and range of tenure 

over the plan period which: 
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 - “Meets household and population projections, taking account of 

migration and demographic change.  

 

- Addresses the needs for all types of housing, including affordable 

housing and the needs of different groups in the community (such as, 

but not limited to, families with children, older people, people with 

disabilities, service families and people wishing to build their own 

homes). 

 

- Caters for housing demand and scale of housing supply necessary to 

meet this demand”. (Paragraph 159)  

 

3.31 At paragraphs 178 – 181 local authorities are reminded of their duty to co-operate on 

planning issues that cross administrative boundaries, particularly in relation to 

strategic matters such as housing.   

 

East Midlands Regional Plan (March 2009)  

 

3.32 The Government has announced its intention to revoke the Regional Spatial Strategy.  

The Localism Bill Act was passed in Parliament in 2011 and it is anticipated that the 

RSS will be formally revoked in 2012.  At the time of submission the RSS still forms 

part of the Development Plan.  

 

3.33 The Strategic Environmental Assessment for the East Midlands RSS has yet to be 

published for consultation. On 25th July 2012 Baroness Hanham CBE announced that 
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 the SEA for the respective Regions, including the East Midlands, would be published 

―in the coming weeks‖ with an 8 week consultation period.   

 

3.33 The East Midlands Regional Plan provides a broad development strategy for the East 

Midlands for the period up to 2026 under the provisions of the Planning and 

Compulsory Purchase Act 2004 and also represents the spatial element of the East 

Midlands Integrated Regional Strategy (IRS).   

 

3.34 The Regional Plan advises that, at the sub-regional level, the East Midlands is 

characterised by a wide range of contrasting environmental, social and economic 

conditions, dividing the Region into five sub-areas, with the application site falling 

within the Three Cities Sub-Area.  This sub-area comprises Derby, Leicester and 

Nottingham and the surrounding areas and contains almost have the Region‘s 

population, with the cities acting as major administrative, economic and cultural 

centres.  

 

3.35 It has been developed with the overall vision set by the East Midland Regional 

Assembly‘s Integrated Regional Strategy (IRS).  This states that the East Midlands 

will be recognised as a Region with a high quality of life and strong health 

sustainable communities with this being achieved for the benefit of present and 

future generations through the integration of: 

 

 A vibrant and competitive economy;  

 Cohesive and diverse communities;  

 A rich, diverse and attractive natural and built environment and cultural heritage; 

and 

 Sustainable patterns of development. 

 

3.36 Policy 1 of the Regional Plan relates to Regional Core Objectives and seeks to secure 

the delivery of sustainable development by meeting the following core objectives: 

 

a. To ensure that the existing housing stock and new affordable and market 

housing address need and extend choice in all communities in the Region.  
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 b. To reduce social inclusion.  

 

c. To protect and enhance the environmental quality of urban and rural settlements 

to make them safe, attractive, clean and crime free places to live, work and 

invest in.   

 

d. Improve the health and mental, physical and spiritual well being of the Region‘s 

residents.   

 

e. To prevent economic prosperity, employment opportunities and regional 

competitiveness.  

 

f. To improve accessibility to jobs, homes and services.  

 

g. To protect and enhance the environment.  

 

h. To achieve a ‗step change‘ increase in the level of the Region‘s biodiversity.   

 

i. To reduce the causes of climate change by minimising emissions of CO² in order 

to meet the national target.  

 

j. To reduce the impacts of climate change, in particular the risk of damage to life 

and property from flooding and sea level change and the decline in water quality 

and resources.  This will be achieved through the location, design and 

construction of new development.  

 

k. To minimise adverse environmental impacts of new development and promote 

optimum social and economic benefits through the promotion of sustainable 

design and construction techniques. 

 

3.37 Paragraph 1.4.2 of the Regional Plan advises that, in securing a proportion of energy 

from the centralised and renewable or low carbon sources, Planning Policy Statement 

1: Planning and Climate Change (which supplements PPS1) expects development 

plan documents to include policies which promote and encourage a proportion of the 

energy supply of new development to be secured from de-centralised and renewable 
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 or low carbon sources.  In the interim period, before DPDs are in place, all new 

developments of more than 10 dwellings, or for other uses exceeding 1,000 sq m 

floorspace, should seek to secure at least 10% of their energy from de-centralised 

and renewable or low carbon sources unless it can be demonstrated by the applicant, 

having regard to the type of development involved and its design, that this is not 

feasible or viable.  

 

3.38 Policy 2 of the Regional Plan relates to the promotion of better design and states: 

 

“The layout, design and construction of new development should be 

continuously improved, including in terms of reducing CO² emissions and 

providing resilience to future climate change, by: 

 

 Design-led approaches which take account of local, natural and historic 

character; 

 Minimising energy use, reducing the height impact of urban areas, 

using sensitive lighting, improving water efficiency, providing for 

sustainable drainage (SUDS) and management of flood water, reducing 

waste and pollution, securing energy from de-centralised and 

renewable or low carbon energy technologies, incorporating 

sustainably sourced and recycled materials wherever possible, and 

considering building orientation at the start of the design process; 

 Ensuring that all urban extensions that require an Environmental 

Impact Assessment achieve the highest viable levels of building 

sustainability; 

 Making the most efficient use of land; 

 Locating and designing access from new development to local facilities 

on foot, by cycle or by public transport; 

 Highway and parking design that improves both safety and equality of 

public space; 

 Design which helps to reduce crime and the fear of crime, supports 

community safety, promotes vitality, maintains amenity and privacy, 

and benefits the quality of life of local people; and 
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  Taking account of the need to develop carbon sinks and „green 

infrastructure‟ networks and provide for access to open space and the 

enhancement of biodiversity and landscape quality”. 

   

3.39 The Strategy seeks to locate new growth and regeneration in the areas which can, 

most sustainably, provide sites for development.  It seeks to concentrate new 

development and economic activity in an adjoining existing urban area and Policy 3 

states:  

 

“Development and economic activity should be distributed on the 

following basis: 

 

a. New development will be concentrated primarily in and adjoining 

the Region‟s five Principal Urban Areas (PUAs), the build up areas 

centred on Derby, Leicester, Lincoln, Northampton and 

Nottingham…” 

 

3.40 This policy therefore advocates the sequential approach to the distribution of new 

development and direct that, in the first instance, development is concentrated in 

and adjoining the region‘s Principal Urban Areas (PUAs), including Nottingham.  

Policy 3 Cities SRS1 defines the extent of the Nottingham PUA, with the application 

site falling within this remit.  The site therefore immediately adjoins the Nottingham 

PUA and is considered to be a first tier site for development.  

 

3.41 The Regional Plan identifies the five PUAs as settlement conurbations that can 

develop into sustainable urban communities where people will wish to live or work 

and invest, having the potential for:  

 

 A variety and choice of high quality, healthy, affordable and sustainable living 

and working environments; 

 A sufficient number and variety of jobs to meet employment needs, along with 

associated education and training opportunities; 

 Modern urban transport networks and modal interchanges with an emphasis on 

public transport provision; 
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  Vibrant central areas and local centres to serve communities with high quality 

services, to promote identity and social cohesion and to drive economic growth; 

and 

 Improved infrastructure capacity, including health care, recreational, cultural and 

other facilities and green infrastructure. 

 

3.42 Nottingham is located within the Three Cities Sub-Area for the purposes of the 

Regional Plan, with this sub-area containing the three largest cities of the Region – 

the principal urban areas of Derby, Leicester and Nottingham – all being major 

commercial, industrial, administrative and cultural centres.   

 

3.43 This sub-area includes the Nottingham-Derby Green Belt, which extends to over 

60,000 hectares, which is the main area of Green Belt lying entirely within the 

Region.  The Green Belt boundary is drawn tightly around the urban area of 

Nottingham and seeks to prevent the coalescence of the Nottingham and Derby 

conurbations and the towns in the Erewash Valley.   

 

3.43 A 2strategic review of the Green Belt was undertaken in relation to development 

requirements up to 2026 as part of the evidence base for the Three Cities Sub-

Regional Strategy. This is considered later in this statement. 

 

3.44 The Regional Plan advises that the integration of transport land use development is 

particularly important within the major built-up areas in this sub-area, and that areas 

of new development should be identified in sustainable locations, promoting, where 

possible, the use of previously developed land and contributing to regeneration 

initiatives.  In this respect, Derby, Leicester and Nottingham are acknowledged to 

have the potential to support sustainable transport facilities within the built up area, 

as well as inter-city linkages to reduce commuter journeys by cars.  

 

3.45 Policy 12 of the Regional Plan, relating to development in the Three Cities Sub-Area, 

states:  
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 “Development should support the continued growth and regeneration of 

Derby, Leicester and Nottingham, and maintain and strengthen the 

economic, commercial and cultural roles of all three cities in accordance 

with the policies and proposals in Section 4.2 below.  This will be achieved 

by ensuring that the agreed Growth Point Programme of Delivery for the 

Three Cities and Three Counties is achieved both in overall numbers of 

dwellings and in the agreed phasing of development and that provision is 

made for: 

 

 A mix of housing types; 

 A balance in the provision of jobs and homes within and adjoining 

urban areas to reduce the need to travel; 

 Employment land to meet the needs of indigenous manufacturing and 

distribution uses and to encourage new investment; 

 Regeneration of deprived inner urban areas and outer estates; 

 Enhancement of transport links and public transport accessibility both 

within and between the cities, to reduce car use, especially commuting; 

 Retailing, office, residential, entertainment and service uses within 

central areas, to provide for a mix of uses to support the vitality and 

viability of the city centres; and 

 The protection, development and enhancement of green infrastructure 

to address past environmental degradation and contribute to the 

development of sustainable communities…” 

   

3.46 Policy 12 therefore states that development should support the continued growth 

and regeneration of Nottingham achieving a mix of housing, a reduction in the need 

to travel through a balance of the provision of jobs and homes, job opportunities that 

meet indigenous manufacturing and distribution uses together with the 

encouragement of new investment, the regeneration of deprived inner urban areas 

and outer estates, the enhancement of transport links and public transport 

accessibility, and the development of green infrastructure.    

 

                                                                                                                                                  

2
 Nottingham Derby Green Belt Review (Lynette Hughes Notts CC and Steve Buffery (Derbyshire CC) comprising 

– Working Paper, Assessment & purposes and Role of the Green Belt; and “The green belt implications of 
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 3.47 Taking account of the then PPS3, the Regional Plan considers the following factors: 

 

 Market conditions within each Housing Market Area grouping; 

 Regional economic growth forecasts developed by Emda and consistent with the 

Regional Economic Strategy; 

 Housing land supply and the availability of previously developed land and under-

used buildings; 

 The environmental, social and economic implications of development; 

 The impact of development on existing and planned infrastructure; 

 Emerging ‗New Growth Point‘ designations; and 

 Emerging planning policy in adjacent regions. 

 

3.48 This analysis has been used to inform the strategic context for housing provision for 

each Housing Market Area Grouping and the district-based provision figures given in 

Policy 13.  The strategic context for housing provision for the Nottingham Core 

Housing Market Area includes:  

 

 Strengthening the role of Nottingham as a Principal Urban Area through urban 

intensification and planned and sustainable urban extensions; 

 Meeting affordable housing needs in a way that promotes a more sustainable 

pattern of development; 

 Producing greenhouse gas emissions and water usage compared with current 

trends to ensure development is sustainable in line with Policies 1 and 2 of the 

Regional Plan. 

 

3.49 Policy 13a establishes the extent of regional housing provision and provides the 

housing figures that local planning authorities should plan for over the plan period.  

In terms of the Nottingham Core HMA as a whole, the annual apportionment from 

2006 is 2,850 dwellings, with the total housing provision between 2006 and 2026 

being 57,000 dwellings.  In terms of the Broxtowe District, the annual apportionment 

from 2006 is for 340 dwellings, with the total housing provision required between 

2006 to 2026 being 6,800 dwellings.  The policy advises that a redistribution of 

housing provision within a HMA through the adoption of sound core strategies will be 

                                                                                                                                                  

preferred areas for growth in 3 Cities Sub-Regional Strategy”.  
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 acceptable provided that the HMA total provision is met and the policy of urban 

concentration for the Nottingham Core HMA is adhered to over the period 2006 to 

2026 such that at least 40,800 dwellings are provided within or adjoining the 

Nottingham PUA.  

 

3.50 Policy 14 establishes indicative targets for meeting the housing needs of the 

community through the provision of an adequate supply of affordable housing.  

These are provided as a guide to the level of affordable housing required for each 

Housing Market Area grouping, although the Regional Plan advises that such targets 

should be reviewed by Local Development Frameworks when full Housing Market 

Area assessments have been completed by the relevant local partnership.  The 

Regional Plan acknowledges that the housing market is dynamic, so it is not possible 

to establish static targets on the mix of dwelling size and type that should be 

provided, though states that local authorities should have a strategic vision of the 

kinds of communities they wish to foster, in particular neighbourhoods.  In respect of 

the market sector this should take into account a reasonable mix of housing being 

available, addressing any identified imbalance; the fact that certain dwelling types 

will not attract some types of household; and, that it may not be essential for every 

neighbourhood to be fully mixed.  In respect of the social sector, this should take 

into account recognition that the allocation system enables dwellings to be more 

regularly matched to households and that sufficient larger dwellings should be 

provided to allow households to grow.  

 

3.51 Policy 14 of the Regional Plan also identifies regional priorities for affordable housing 

and establishes an indicative affordable housing target of 17,100 affordable units for 

the Nottingham Core Housing Market Area.     

 

3.52 Policy 19 focuses on regeneration and the need to focus regeneration in those areas 

of the greatest need, including the PUAs.  

 

3.53 Policy 20 also relates to employment and seeks to ensure that employment land is 

delivered in a manner responsive to market needs, whilst encouraging the 

development of priority sectors identified in the Regional Economic Strategy and 

serving to improve the regeneration of urban areas and being of a scale consistent 
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 with the essential policy of urban concentration.  

 

3.54 The Regional Plan requires adequate recreational open space and a range of other 

sports facilities to be required, in both urban and rural areas, to serve existing and 

new populations, with provision being based on standards derived from assessments 

carried out by local authorities in line with PPG17 and best practice guidance.  Policy 

41 of the Regional Plan, relating to regional priorities for culture, sport and 

recreation, states, inter alia:  

 

“Local authorities should also work with county based sport partnerships, 

Sport England and other relevant bodies to ensure that there is adequate 

provision of sports and recreation facilities consistent with the priorities 

for urban and rural areas”. 

 

3.55 The Regional Plan recognises that growth on the scale advocated will inevitably lead 

to some increased demand to travel and this will necessitate careful management of 

the location of new areas of development and the encouragement of alternative 

means of transport which are mainly independent of private car use.  The core 

strategy of the Regional Transport Strategy therefore focuses on encouraging the 

development of sustainable travel patterns through:  

 

 Reducing the need to travel, especially by car and managing traffic growth and 

congestion;  

 Significantly improving opportunities for walking and cycling; 

 Promoting a step change improvement through reliability, capacity, quality, 

accessibility and coverage of the public transport network; 

 Making better use of existing transport networks through better management; 

and 

 Only developing additional highway capacity when all other measures have been 

considered. 

  

3.56 Policy 44 relates to sub-area transport objectives of the Regional Plan and, in respect 

of the Three Cities Sub-area, states:  
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 “The development of transport infrastructure and services in the sub-areas 

should also be consistent with the following objectives: 

 

T1 To reduce the use of the car in and around Nottingham, Derby and 

Leicester and promote a step change increasing the quality and quantity of 

local public transport provision, and facilities to encourage walking and 

cycling. 

 

T2 To improve public transport services between Derby, Leicester and 

Nottingham up to London, and the rest of East Midlands, and other key 

national cities such as Birmingham, Leeds, Manchester and Sheffield. 

 

T3 To develop the sustainable transport infrastructure and services needed 

to improve access to jobs and services from deprived inner urban areas 

and outer estates, and also to identify regeneration zones. 

 

T4 To improve public transport service access to East Midlands Airport.   

 

T5 To develop opportunities for modal switch away from road based 

transport and the manufacturing, retail and freight distribution sectors. 

 

T6 To reduce congestion and improve safety along the M1 corridor and the 

highway network generally”. 

  

3.57 The Regional Plan aims to set out a context for the sustainable regeneration and 

growth of the Three Cities Sub-area and takes into account, and is consistent with, 

the Three Cities and Three Counties New Growth Point designation.  It establishes 

the Core Strategy for the Three Cities Sub-area as:  

 

“The Three Cities Sub-area will be an area where the principles of 

sustainability are implemented through new development and 

regeneration.  This will involve the significant strengthening of 

complementary roles of the Three Principal Urban Areas by providing new 

jobs, homes, services, community facilities and green and environmental 

infrastructure in and around them.  The role of Sub Regional Centres will 
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 be maintained through appropriate development, and the needs of other 

settlements requiring regeneration will be met in a sustainable way.  

Natural and cultural assets will be protected and enhanced”. 

 

3.58 This vision will be achieved in the Three Cities Sub-area through the implementation 

of development in accordance with various objectives below, including, inter alia:  

 

 To recognise the inter-connectivity between the three PUAs in reducing the need 

to travel and the reliance on car base transport by integrating land use and 

transport planning taken account of the committed transport investment;  

 

 To provide high quality employment land and premises which meets the needs of 

growth sectors, particularly those which are high value and knowledge based;

  

 To ensure balanced communities through the supply of housing of the right 

types, mix, sizes and affordability;  

 

 To provide green infrastructure for existing and expanding communities, 

including access to greenspace and increases biodiversity, promotes healthy 

lifestyles and can be used for formal and informal recreation and educational 

purposes;  

 

 To provide the social and environmental infrastructure in accordance with the 

current deficits and additional demands. 

  

3.59 Whilst much of the growth within the Three Cities Sub-area will be brownfield 

regeneration, a significant element will be accommodated through mixed use 

sustainable urban extensions which will be developed to exemplary environmental 

standards, addressing issues of environmental capacity, integrating physically and 

socially with the existing urban area, providing general green and environmental 

infrastructure, sustainable transport links and having sufficient community facilities, 

either as part of the extension of by supporting existing facilities.  Where of sufficient 

scale and/or appropriately location, provision should be made for complementary 

employment uses.  
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 3.60 Policy 3 Cities SRS1 defines the extent of the principal urban areas with these 

including Toton/Stapleford, in which the site is situated.  

 

3.61 The RSS acknowledges that, in considering the development needs over the next 20 

years within the Nottingham Core HMA and Hucknall, a further review of the 

Nottingham – Derby Green Belt, covering the whole of that area, will need to be 

undertaken urgently in order to identify the most sustainable locations for growth.  

The East Midlands Regional Plan Report of the Panel (November 2007) concluded at 

para 14.14: 

 

―Given the strategic steer, we expect the detailed boundaries to be settled in the 

course of the current round of local planning‖.  

 

3.62 The RSS recognised that the review will need to consider locations both within the 

existing built up area and elsewhere, including areas currently within the Green Belt, 

relating to existing and future infrastructure provision and ease of access, particularly 

by public transport, to places of work and other facilities and services.  Subsequently, 

Policies Three Cities SRS2 refers to the sub-regional priorities for Green Belt areas 

and states:  

 

“The principal of the Nottingham – Derby and Burton – Swadlincote Green 

Belts will be retained.  However, a comprehensive review of the most 

sustainable locations for growth within the Nottingham Core HMA and 

Hucknall will be required urgently to consider how to accommodate future 

growth requirements over at least the next 25 years.  As this may include 

considering locations within Green Belt, when implementing this review 

through their Local Development documents, local planning authorities 

will have regard to: 

 

 The level of growth proposed in Policy 13a and in Three Cities SRS 

Policy 3 identifying the locations for future development; 

 Sustainable development principles; 

 The principles and purposes of including land in Green Belt set out in 

PPG2; and 
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  Where changes to the Green Belt are proposed, the retention of 

existing, or creation of new, defensible boundaries based on natural 

features or other barriers such as major roads. 

 

This review will need to be done as part of the evidence base underpinning 

the next RSS review”. 

 

3.62 It acknowledges that further work on identifying the precise scale or urban 

extensions is required in the Nottingham Core HMA and Hucknall, with a study 

having been commissioned by the Three Cities and Three Counties New Growth Point 

Partnership to consider where the most sustainable locations for urban extensions 

could be identified.  This study would be used by the six relevant local planning 

authorities in the area to identify both the precise scale and location of sustainable 

urban extensions, sufficient to provide for the identified development needs until at 

least 2026, with an indication of where further future growth would be best sited if 

development needs continue beyond 2026.  Subsequently, Three Cities SRS Policy 3 

sets out the distribution of housing provision for each Housing Market Area.  In terms 

of the Nottingham Core HMA and Hucknall, the total housing requirement is 3,030 

dwellings per annum (DPA), of which at least 2,040 DPA should be within or 

adjoining the Nottingham PUA.  More specifically, in terms of the application site, 

there is a requirement in Broxtowe for 340 DPA of which at least 180 DPA should be 

within or adjoining Nottingham PUA, including sustainable urban extensions as 

necessary.  

 

3.63 The Regional Plan acknowledges, over the sub-area as a whole, there is a 

recognition that economic success needs to be underpinned by developing higher 

value, knowledge based employment, and the city has targeted relevant economic 

sectors and clusters for intervention to achieve this aim.  Studies acknowledge that 

the Three Cities Sub-area currently has an excess of land for employment purposes, 

but much of this land is of poor quality, poorly located and unattractive to the 

market.  Subsequently, Policy Three Cities SRS4 refers to employment land provision 

and states:  

 

“In reviewing employment land allocations in the sub-area, local planning 

authorities should have regard to Policy 20 and to the following factors: 
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 The housing distribution set out in Three Cities SRS Policy 3, in 

particular the sustainable urban extensions; 

 Supporting the regeneration of the city centres, including large scale 

office developments, leisure and retail; 

 The need to provide for the regeneration of deprived communities; 

 The needs of high technology sectors, and to support Science City 

proposals; 

 The need to serve the airport related development requirements of East 

Midlands Airport; 

 The need to promote local employment opportunities that would use 

out-commuting; and 

 Opportunities to address the green infrastructure deficit in the sub-

area”. 

 

Green Belt 

3.64 The Sketch Plan Green Belt for Nottinghamshire was published in 1956 to contain 

the growth of Nottingham and to prevent nearby towns from merging.  It was 

never submitted to the Minister for approval and the county‘s first Structure Plan of 

the 1970s provided the format for a statutory Green Belt.  Policy 16.28 in the 1980 

Structure Plan provided the Green Belt Policy. 

 

3.65 The Deposit Draft of the Nottinghamshire Green Belt Local Plan was produced in 

1982 but was not adopted until 1989.  Subsequently, the Green Belt Local Plan was 

incorporated within the local authorities‘ Local Plans. 
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3.66 The Barker Associates Report ―The Sustainable Availability Assessment of the 

Nottingham–Derby Green Belt‖ was published in 1999.  It proposed that the 

identification of locations for development outside of the urban areas should follow 

a process concerned with opportunity, impact and contribution.  With regard to 

Nottingham, its main conclusions were: 

 

 The main intent of the Green Belt is to prevent development taking place 

between Nottingham and Derby but the extent of the Green Belt is greater than 

is required for this purpose……; 

 

 In seeking locations for development associated with Nottingham and Derby 

there are areas which, according to sustainable development criteria, and the 

Government‘s policy guidance on residential development should be favoured 

but which are within the Green Belt. 

 

3.66 Its main recommendations were: 

 

“In establishing the distribution of the future development requirement 

between sub areas in the region, and in identifying the role of the major 

urban areas, Regional Planning Guidance should not be inhibited by the 

existence of the Nottingham-Derby Green Belt; 

 

 Regional Planning Guidance should make it clear that land within 

Green Belt should be examined in seeking locations for out of 

settlement development according to similar criteria as land outside 

the Green Belt; 

 

 Regional Planning Guidance should encourage planning authorities to 

promote a strong, positive and creative approach to development on 

the edge of urban areas, encompassing matters such as increasing 

residential densities, strengthening links and extending a new 
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 movement network, and creating a strategic network of open land 

with established access agreements.” 

 

3.67 The Broxtowe Local Plan 2004 was the subject of 

an examination and the Inspector reported in 2003.  

The Nottinghamshire-Derby Green Belt Review 

(Working Paper) for 2006 provides a background to 

the examination and states: 

“The initial strategy of the Deposit Draft of 

the Local Plan in 2000 was to remove a small 

number of sizeable areas of land from the 

Green Belt for housing or employment 

purposes.  This strategy was preferred to the 

only perceived alternative of removing a 

large number of small areas in order to meet 

Structure Plan requirements”.     

 

3.68 As the Local Plan process moved forward, Broxtowe Borough Council was no longer 

supporting all of the Green Belt releases.  The Inspector recommended the release of 

three sites – one in Awsworth and two in Kimberley.  These were not accepted by 

the Council, who found non Green Belt sites to meet the lower housing allocation 

then proposed in the Structure Plan. 

 

3.69 Paragraph 76 of the Working Paper states: 

 

“The Inspector commented that frequent reviews of Green Belt boundaries 

detract from the characteristic of Green Belt permanency.  Broxtowe did 

not seek to safeguard any land from the Green Belt to cater for a longer 

term that the current Local Plan.  This regional review of the Green Belt, 

required by RSS8, fulfils the Inspector‟s perceived need for a strategic 

review”. 

 

3.70 The Working Paper went on to look at the strategic Green Belt issues and at 

paragraphs 158 and 159 considered the issue in Broxtowe.  They state: 
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“Nottingham extends westwards to Beeston (including Bramcote and 

Attenborough) and Stapleford.  An area of Green Belt around the A52 

separates Beeston and Stapleford which is considered important from a 

local amenity point of view.  To the south of Beeston the area is washland.  

Growth to the north of Stapleford (perhaps up to the railway line) may be 

possible but given that this is an area which is particularly sensitive to the 

threat of merging towns in the Erewash Valley, it may be that such growth 

should not be favoured”. 

 

3.71 Elsewhere in Broxtowe options for extending Nottingham to the west are limited.  

The A6002, for the most part, is a firm defensible boundary.  It is a long distance to 

the next most defensible boundary of the M1 and a large area of land would be 

involved. Development here would have significant impacts on good quality 

landscape.  The Nottingham-Derby Green Belt Review – Assessment of Purposes and 

Role of the Green Belt was published in 2006 alongside the Working Paper.  It 

assessed both the existing Green Belt and proposed extensions to the Green Belt 

against the five purposes of Green Belt as set out in PPG2, together with its 

importance as part of the green infrastructure.  Sub Area 1 related to from 

Nottingham to Ilkeston and Long Eaton and included the areas of Green Belt around 

Beeston and Stapleford.  It recognised that the M1 and the A52 are key transport 

routes going through these areas of Green Belt and most of this area was within 

Broxtowe.   

 

3.72 Each of the Sub Areas was rated in accordance with their importance to maintain the 

five purposes of Green Belt and their contribution to green infrastructure.  A score 1 

was least important and a score of 5 most important.  The scores for the Nottingham 

to Ilkeston and Long Eaton Sub Area are shown in the table overleaf: 
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 Table 7 - The Nottingham-Derby Green Belt Review – Assessment of Purposes and 

Role of the Green Belt Ilkeston and Long Eaton Sub Area Scores 

Issue Score 

To check the unrestricted sprawl of large built-up areas. 5 

To prevent neighbouring towns from merging into one another. 4 

To assist in safeguarding the countryside from encroachment. 4 

To preserve the setting and special character of historic towns. 2 

To assist in urban regeneration. 4 

Total for PPG2 Five Purposes Assessment. 19 

 

Importance as part of green infrastructure 

 

4 

Total Assessment Score 23 

 

3.73 The Review assessed some 11 sites within the Green Belt and found that five scored 

high and six scored medium.  The high scoring sites were: 

 

a) Nottingham to Ilkeston and Long Eaton. 

b) Derby to Long Eaton. 

c) Derby to Ilkeston. 

d) Immediately North of Derby. 

e) North of Eastwood, Kimberley and Hucknall. 

 

3.74 The Nottingham-Derby Green Belt Review – The Green Belt Implications of Preferred 

Areas for Growth in the Three Cities Sub Regional Strategy was published in August 

2006 as an evidence base to the emerging Regional Spatial Strategy.  It recognised 

that a significant proportion of development was expected within the Nottingham 

PUA and other existing urban areas.  Urban extensions would be subject to 

consideration of their impact on the Green Belt.  With regard to Broxtowe it stated: 

 

“In Broxtowe Borough development is proposed to be located in or 

adjacent to the Nottingham PUA which includes Beeston and Stapleford 

and to support the settlements at Eastwood and Kimberley.  There is some 
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 urban capacity within these areas as identified in the Local Plan adopted in 

2004, but the proposals are for higher housing numbers than identified at 

that time.  Any need to expand outside of the current urban areas will 

require the release of Green Belt land.  The Green Belt Review indicates 

that the Green Belt in Broxtowe is by and large the most important area of 

Green Belt, therefore any extensions will need to be carefully considered 

and should be limited in extent.” 

 

3.75 The Nottingham-Derby Green Belt Review 2006 was the subject of debate at the 

East Midlands Regional Plan Panel in 2007. It formed part of the evidence base.  

 

3.76 The Panel recognised the Nottingham and Derry Green Belt Review (2006) but 

concluded: 

 

―But in not permitting the locating of urban extension to be decided on the 

basis of all recognised criteria, it is in our opinion, insufficiently radical‖.   

 

3.77 The Panel considered two Options for reviewing the green belt. Firstly to leave it as it 

is and only amend it after a more thorough review embracing all recognised 

sustainability criteria has been undertaken.  Or the preferred option which was to 

accept the East Midland‘s Assembly‘s view ―that the most important aspect of the 

Belt is to keep separate the urban areas of Derby and Nottingham and to recast 

the Belt so that, as regards Nottingham it becomes, as it were, the mirror 

image of Derby, providing for generous green block – more than a wedge – 

separating the two cities of Nottingham and Derby.  This would allow for 

necessary urban expansion to be planned on the basis of balancing all 

recognised sustainability criteria which do, of course, include the recycling 

of urban land, the avoidance of urban sprawl and the profligate use of land 

resources. “ 

 

3.78 At paragraph 14.11 of the Panel Report it went on to state: 

“We are not unmindful of the difficulties this will cause in terms of public 

perception, but in our considered professional opinion we believe it to be 

the rights course of action.” 
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 3.79 At paragraph 4.13 it stated: 

“We therefore recommend [R14.2] that the review required by Three Cities 

SRS Policy 2 be widened so that is not solely related to the Nottingham 

Principle Urban Area and that in undertaking that review the Green Belt 

should be recast so as to provide a separation between Nottingham and 

Derby without surrounding the city of Nottingham.” 

 

3.80 The Tribal Urban Studio Report – Appraisal of Sustainable Urban Extensions (June 

2008) is dealt with in detail elsewhere in this statement.  However, one of the criteria 

against which sites were assessed was Green Belt.  At paragraph 2.2.54 it states: 

 

“Given the East Midlands RSS Housing Targets for the Study Area, it is 

likely that some development on Green Belt land must occur.  However, in 

order to ensure development in the Green Belt is located in the most 

sustainable locations, the purposes and criteria underlying the original 

designation of the Nottingham-Derby Green Belt must be revisited.”  

 

3.81 The Tribal Report makes reference to the Report of the Panel following the 2007 

Examination in Public of the East Midlands Regional Spatial Strategy which stated 

that: 

 

“Whilst the published work is manifestly thorough and sound according to 

the remit set, its methodology permits the identification of areas for 

exclusion from the Green Belt in terms of Green Belt criteria only.  It does 

not, nor does it attempt to, identify areas for development on the basis of 

all recognised sustainability criteria, including for example, sustainable 

accessibility.” 

 

3.82 The Panel Report continues: 

 

“The Green Belt Review, rightly in our view, attempts to take account of 

the overall strategy of concentrating development in and immediately 

around the principal urban areas …. but in permitting the location of urban 

extensions to be decided on the basis of all recognised sustainability 

criteria, it is our opinion, insufficiently radical … [would recommend and 
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 accept] the Assembly‟s view that the most important aspect of the Belt is 

to keep separate the urban areas of Derby and Nottingham and to re-cast 

the Belt so that, as regards Nottingham it becomes, as it were, the mirror 

image of Derby, providing for a generous green block - more than a wedge 

– separating the two cities of Nottingham and Derby.  This will allow for 

necessary urban expansion to be planned on the basis of balancing all 

recognised sustainability criteria which do, of course, include the recycling 

of urban land, the avoidance of both urban sprawl and the profligate use 

of land resources.  We are not unmindful of the difficulties this would 

cause in terms of public perception, but in our considered professional 

opinion we believe it to be the right course…”  Given this strategic steer, we 

expect the detailed boundaries to be settled in the course of the current round of 

local planning. 

 

3.83 The Regional Spatial Strategy which is dealt with elsewhere in this statement did at 

Policy 3 Cities SRS2 indicate the need for a review of the Green Belt as part of the 

evidence base that would underpin the next RSS review.  At paragraph 4.2.17 it 

stated: 

 

“In considering the development needs over the next twenty years within 

the Nottingham Core HMA and Hucknall a further review covering the 

whole of that area will need to be done urgently in order to identify the 

most sustainable locations for growth.  This review will need to consider 

locations both within the existing built-up area and elsewhere, including 

areas currently within Green Belt, relating them to existing and future 

infrastructure provision and to the ease of access, particularly by public 

transport, to places of work and other facilities and services.” 

 

Broxtowe Borough Partnership – Our Sustainable Community Strategy 2010-20 

3.84 This document sets out the cross cutting objectives for the Borough.  It recognises 

there are a number of challenges: 

 

a. Employment – create more employment, create economic impacts. 

b. Community Safety – reduce crime and the fear of crime. 

c. Healthy Living – promote open space, active lifestyles. 
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 d. Children & Younger People – improve recreation facilities, engage with younger 

people.  

e. Housing – need to allocate land for the next 20 years. 

f. Environment – improve the quality of green spaces, reduce reliance on travel 

through schemes such as NET 2; tree planting. 

g. Community Relations – help people feel they can get on with each other. 

 

3.85 With regard to housing it states: 

 

“Greater Nottingham is required to allocate land for a substantial number 

of dwellings over the next 20 years, reflecting projected future demand.  

Broxtowe will, of course, need to take its share of this development which 

will be a huge challenge, but it also presents an opportunity to work with 

partners in the public and private sector to ensure that any new housing is 

of as high quality in terms of design and energy efficiency, with 

surrounding facilities which enhance quality of life.” 

 

Broxtowe Local Plan 2004 

 

3.86 The Broxtowe Local Plan was adopted in September 2004 and is the main reference 

document for forward planning in the Borough.  It was not prepared in accordance 

with the procedure within the Planning and Compulsory Purchase Act 2004 and 

consequently only "due" weight can be attached to its polices according to their 

degree of consistency with policies in the NPPF.  The Plan shows allocations for 
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 development to cover requirements up to 2011 and includes current planning policies 

against which new development proposals will be judged.  In 2007, policies in the 

local plan were scrutinised to select those which should be ‗saved‘ under a legal 

process required for all local plans to ensure that they are kept up to date.  Several 

of the local plan policies were ‗saved‘, with these being described below.  

 

3.87 Policy K1 states that:  

 

“The Council will assess development proposals in the context of the 

principles of sustainable development”. 

 

3.88 Policy K2 refers to economic development and states:  

 

“The Council will make provision for the development of a vibrant 

economy in the borough by: 

 

i. Encouraging development proposals which create additional employment 

opportunities or assist in diversifying the economic base, subject to 

compliance with other relevant policies of the plan; 

ii. Ensuring an adequate and diverse supply of land and premises for 

employment development; 

iii. Ensuring the provision of adequate transportation, infrastructure and 

services to support development; and 

iv. Reconciling the demands of economic regeneration with protection of the 

environment”. 

 

3.89 Policy K3 refers to housing development and refers to the development requirements 

of the Nottinghamshire Structure Plan.  The Structure Plan, however, has been 

superseded by the publication of the East Midlands Regional Plan in March 2009.  

Notwithstanding this, however, Policy K3 states that the Council will make provision 

for the housing needs of the community by:  

 

“a) Wherever possible, making best use of previously developed and 

land and buildings; 
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 b) Locating new houses in areas accessible to employment 

opportunities, shops and services, and with good access to public 

transport; 

c) Safeguarding valuable environmental and heritage features, 

including protecting the character and amenity of existing built up 

areas; 

d) Promoting high quality layout and design at higher densities of 

development; 

e) Securing the provision of an appropriate amount of affordable 

housing; and 

 f) Encouraging measures to maximise energy efficiency in housing 

layout and design”.  

 

3.90 Policy K6 refers to the environment and states:  

 

“Proposals for new development will be assessed in the context of existing 

land uses and developments of adjacent land, and planning permission will 

not be granted where the character and quality of the environment and 

the level of amenity currently enjoyed would be unreasonably harmed.  

Where exceptional circumstances have been demonstrated to support 

development which would result in damage to environmental assets, the 

Council would expect provision to be made to compensate for this harm”. 

 

3.91 Policy K7 relates to access and transport and states:  

 

“The Council will require new development is located and designed so as 

to minimise the need for travel and to encourage accessibility by public 

transport, cycling and on foot”. 

 

3.92 Policy E1 relates to the requirement for new development to be of a good design and 

states:  

 

“Planning permission will not be granted for development which does not 

include each of the following criteria where relevant: 
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 a) The creation or retention of a high standard of amenity for all users of 

the new development and occupiers of neighbouring property; 

b) Design features to enable safe and convenient use of buildings and 

facilities by people with limited mobility; 

c) Measures to assist in waste minimisation and recycling; 

d) A safe and secure environment, where necessary, including crime 

prevention features; 

e) A high standard of architectural design in terms of scale, mass and 

materials; 

f) Respect for the character and setting of the proposed development; 

g) A high standard of landscaping; 

h) A high standard of design of open spaces within the development, 

where provided; 

i) Safe and convenient access for vehicles, cyclists and pedestrians; and 

j) Sustainable techniques to minimise the impact of surface water 

discharges”. 

 

3.93 Policy E2 relates to energy efficient design and layout and states:  

 

“Planning permission will not be granted for development unless the 

applicant has demonstrated that the issues of energy efficient design and 

layout have been addressed”. 

 

3.94 Policy E8 relates to the Green Belt and states:  

 

“Planning permission will not be granted for development in the Green 

Belt except where it constitutes appropriate developments”. 

 

The policy includes a definition of ‗appropriate development‘ as stated in PPG2.  

 

3.95 Policy E9 relates to the visual impact of development on Green Belt and states:  

 

“Development in the Green Belt which is considered appropriate in 

accordance with the provisions of Policy E8, and development which is 

outside the Green Belt but conspicuous from within it, will not be 
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 permitted if the development, by reason of its siting, design and materials, 

would harm the open character in the former case of visual amenities of 

the Green Belt in both cases”. 

 

3.96 Policy E10 relates to activities in the Green Belt and states:  

 

“Within the context set by Policies E8 and E9, planning permission will be 

granted for uses of land in the Green Belt which provide opportunities for 

access to the open countryside, or for outdoor sport and recreation, and 

retain or enhance the attractiveness of landscape and secure nature 

conservation interests”. 

 

3.97 Policy E17 relates to sites or species protected by law and states:  

 

“Planning permission will not be granted for development that would 

detrimentally affect the species of wild animal or wild plant protected by 

law, or its habitat, unless it can be demonstrated that there is an over-

riding need for the development”. 

 

3.98 Policy E18 relates to local biodiversity issues and states:  

 

“Permission will not be granted for development which would adversely 

affect the conservation value of recognised habitats and species identified 

in Appendix 8 unless there is an over-riding need for the development 

which outweighs its conservation importance or unless any adverse effects 

can be addressed through compensatory measures, secured by planning 

conditions or negotiated agreements”. 

 

3.99 Policy E19 relates to other nature conservation resources and states:  

 

“On development sites of 0.5 hectares or more, wherever opportunities 

arise, the Council will seek, as appropriate, the enhancement of existing 

nature conservation resources and the provision of new resources”. 
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 3.100 Policy E20 relates to agricultural land quality and states:  

 

“Planning permission will not be granted for development which involves 

the loss of best and most versatile agricultural land (Grade 1 to 3a) unless 

each of the following criteria are met: 

 

a) There is an over-riding need for development; and 

b) There is a lack of new development opportunities in already 

developed areas and on lower grade agricultural land”. 

 

3.101 Policy E24 relates to trees, hedgerows and tree preservation orders and states:  

 

“Development that would adversely affect important trees and hedgerows 

will not be permitted”. 

 

3.102 Policy E25 relates to renewable energy development and states:  

 

“Planning permission will be granted for developments which incorporate 

renewable energy techniques, provided they would not cause harm to: 

 

a) Residential amenity; 

b) Landscape quality and character; 

c) The character and appearance of buildings; or 

d) Nature conservation interests”. 

 

3.103 Policy E26 relates to pollution and states:  

 

“Planning permission will not be granted for development which would 

result in a significant deterioration in air quality, significant loss of health 

or amenity to the occupants of nearby premises due to pollution, or 

contamination of either surface waters or the site of the development or 

other land nearby”. 

 

3.104 Policy E27 relates to protection of ground water and states:  
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 “Planning permission will not be granted for development which would be 

liable to result in the infiltration of contaminants into ground water 

resources, particularly in areas of high vulnerability, unless measures 

would be carried out as part of the development to prevent such 

contamination taking place”. 

 

3.105 Policy E28 refers to the protection of flood plain and flood risk and states:  

 

“Planning permission will not be granted for development within the high 

flood risk area shown on the proposals map, and within other parts of the 

catchments of the Rivers Trent and Erewash, which would increase the 

risk of flooding”. 

 

3.106 Policy E33 refers to light pollution and states:  

 

“Planning permission will not be granted for lighting schemes unless the 

applicants demonstrate that they will use the minimum amount of lighting 

necessary to achieve their purposes and incorporate measures to minimise 

any adverse effects of light beyond the site”. 

 

3.107 Policy E34 relates to the control of noise nuisance and states:  

 

“Planning permission will not be granted for housing and other noise 

sensitive development if the occupants, even with appropriate mitigation 

measures, would experience significant noise disturbance.  

Correspondingly, planning permission will not be granted for development, 

including the change of use of land, if, because of the noise it would 

create, even with the appropriate mitigation measures, the occupants of 

the housing, other residential premises, schools or other noise sensitive 

uses would be exposed to significant noise disturbance”. 
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 Broxtowe Borough Council Green Spaces Strategy 2009-19 

 

3.108 This recognises the need for green space and seeks to ensure that there is a balance 

between built form and green space.  The Strategy builds on the earlier Preliminary 

Vision Statement and Green Spaces Audit.   

 

3.109 The Strategy sets out the Broxtowe Green Space Standards which is shown in the 

Table below: 

 

Table 8 – Green Space Standards 

Green Space Type Maximum distance 
that household 

should be from a 
green space type 

Minimum size of green 
space type 

Parks & Gardens 500m 1 hectare 

Natural & Semi Natural Green 

Space 

300m 2 hectares 

Outdoor Sports Facilities 500m 1 hectare 

Amenity Greens Space 300m 0.25 hectares 

 

Emerging Planning Policy & Evidence Base 

3.110 Concurrent with and following the adoption of the RSS in 2009 Broxtowe has 

progressed its Local Development Framework alongside other Authorities in the 

"Nottingham Core" HMA.  A number of relevant background reports and consultation 

exercises have been undertaken which are now considered in turn. 
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 Tribal Urban Studio Study (“Tribal Report”)  

 

3.111 The Tribal Report (2008) was commissioned by the Nottingham Core3 Authorities and 

the Nottinghamshire County Council following the examination in public (EIP) of the 

draft East Midlands RSS.  The study assessed the suitability of land for sustainable 

urban extensions equally in all locations across the study area, regardless of the 

amount of land ridge to be required for the development over the RSS period.  The 

process for identifying the most suitable locations for the new housing was 

approached in two Parts.  Part 1 was an assessment of the broad locations for 

growth around the PUA and the sub-regional centres, concentrating on strategic 

issues that cut across and go beyond individual site boundaries.  Part 2 focused the 

assessment by concentrating on the assessment of individual sites within those broad 

directions for growth assessed as suitable for housing development, analysing site 

specific constraints and opportunities at a smaller geographical scale.  

 

3.112 A number of broad ―Directions of Growth‖ were identified and ―Direction G‖ was 

notated as ―Around Erewash Valley Towns‖ and included the Toton/ Stapleford area 

(see figure below). Within ―Direction G‖ three sites were identified: 

1. G1 – South of Common Lane, Bramcote 

2. G2 – Between Toton and Stapleford 

3. Toton Sidings. 

                                                

3
 Ashfield DC, Gedling BC, Erewash BC, Nottingham City, Rushcliffe BC and Broxtowe BC 
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3.113 The application site forms part of Site G2 and Figure 49 from the Tribal Report 

showing the extent of G2 is reproduced. 
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3.114 The Toton site is assessed under Section 4.14 of the Tribal Report, being termed Site 

G2 (between Stapleford and Toton).  The site is considered under the following 

headings:  

 

 Transport and accessibility; 

 Geo-environmental; 

 Landscape; and 

 Local policies. 

 

3.115 These topic areas are explored in more detail below.  

 

Transport and Accessibility 

3.116 The Tribal Report acknowledges that most of the area is beyond a 400m walk to a 

bus route, so new routes would be required to serve it.  Stapleford is described as 

having a choice of primary and secondary schools within 10 minutes, though few 

other local facilities.  Development of this site would bring housing land within 500m 

of the proposed tram terminus, giving good access to the city centre.  Furthermore, 

Toton/Stapleford Lane, where the tram is proposed to terminate, offers an 

opportunity for a mixed use spine that could act as a hub for new local services and 

shops.  

 

Geo-Environmental 

3.117 The site is not considered to comprise any significant geo-environmental constraints.  

It is acknowledged that there are underlying coal measures; no radon protection is 

necessary; no historic land filling activities have occurred on the site; there is no 

source protection zones across the site.  

 

Landscape 

3.118 The Tribal Report acknowledged that the site comprises greenfield land, mainly in 

the form of open fields separating settlements, though also including a sewage 

works, school, nursery, and electricity sub-station, all of which compromise the 

feeling of undeveloped openness to varying extents.  The site is home to 

predominantly agricultural uses including two working farms (Bessell Lane and 
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 Wheatgrass).  

 

3.119 The report establishes that the site is undulating and is situated on relatively high 

land, sloping moderately down from a ridge to the south which protects views of 

Toton.  Agricultural fields and open space are edged by buildings.  The bell shaped 

topography gives this space character as the various settlements perch on the ridges 

at the edge of the open space.  The site also features a variety of hedgerows and 

public footpaths, with the landscape being of reasonably high quality.  There are 

views from low points on the site to the edges of surrounding settlements and, from 

higher points, there are long views over fields and hedgerows.  The site is bounded 

on the east and south and by the urban fringe of Toton.  The A52 defines the 

northern boundary and the Toton railway sidings clearly define the western edge of 

the site.  The report acknowledges that development of the site would inevitably 

result in, what the Report described as ―partial coalescence‖.     

 

Local Policy 

3.120 The Tribal Report acknowledges that the site comprises exclusively Green Belt land 

and is Grade 2 agricultural land (Majority is Grade 3a).  The north-west of the site is 

a sewage works and therefore contaminated land.  The report establishes that this is 

a potential constraint, as residential development may not be suitable nearby.  The 

sub-station west of Toton Lane is similarly contaminated land and the same 

considerations apply.  

 

3.121 The area covering and directly west of George Spencer Academy is designated as 

open space.  The Report acknowledges that the site would be suitable for mixed use 

development, with a retail/employment component around the park and ride 

site/Toton Lane.  The site is discussed in the Inspector‘s report into the Broxtowe 

Local Plan and is referred to as To2 (west and east of Stapleford Lane).  The 

arguments centre on whether the NET development outweighs Green Belt 

considerations.  The main points of the Inspector‘s report are as follows:  

 

 Although the primary reason for the proposed Chilwell extension is to serve the 

A52 related park and ride, it will still bring a new form of public transport on site, 

meaning that in transport terms, the site is potentially a highly sustainable 
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 location.   

 

 On the east of (Toton Lane), development would break down a well defined and 

long established boundary into the open countryside, and, if endorsed, it could 

prove difficult to refuse similar proposals.  

 

 To the west of Toton Lane, filling the gap between the large free standing 

electricity sub-station and the urban area of Toton cannot be constituted as 

―rounding off of the latter‖.  

 

 Generally, development would increase the degree and perception of coalescence 

of Chilwell and Stapleford. 

 

Summary and Recommendations of the Tribal Urban Study Report 

3.122 The Tribal Report concluded that the main considerations with regard to the 

suitability of the site for development relate to coalescence, amenity value and 

landscaping.  The numerous buildings and urban infrastructure that have been 

allowed to creep on to this site inevitably are to its detriment in amenity and 

landscape terms, given that they include sewage works and electricity infrastructure.  

Furthermore, the NET phase 2 extension to Bardills Island constitutes, as noted by 

the Inspector, a very strong argument for development that can be linked to 

sustainable transport.  

 

3.123 With regard to the entire G2 site the Report concluded: 

“The debate therefore boils down to the opportunity presented by the NET 

phase 2 extension versus varying interpretations of the Green Belt 

criterion of coalescence.  PPG2‟s wording is that Green Belts “prevent 

neighbouring towns from merging into one another”.  The key question 

here is the extent to which the towns to the west of Nottingham have 

already coalesced to a degree where they are no longer „neighbouring 

towns‟, ie they are separate towns?  .  They have certainly already 

coalesced to the extent that they are all covered within the Nottingham 

Principal Urban Area designation, which distinguishes them from the free 

standing sub-regional centres of Ilkeston and Hucknall, as well as from 

other towns adjoining the study area such as Eastwood, Kimberley and 
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 Radcliffe-on-Trent.  Development here, therefore, would seem not to 

constitute unrestricted urban sprawl into the urban countryside, as it is 

debatable whether the Green Belt gap within the PUA here could be 

genuinely described as „countryside‟; with it being more of an informal 

suburban amenity space.  

 

There is also precedent for north-south coalescence of settlements in the 

gap between towns in this location.  Along Chilwell Lane and Wollaton 

Road to the east, the boundary between Bramcote and Beeston/Chilwell is 

already indistinct.  In many other locations, it could also be argued that 

coalescence has occurred more clearly; certainly between Toton, Chilwell, 

Beeston and Attenborough; and to a more arguable extent, between 

Sandiacre and Long Eaton, where, as on this site, the A52 divides the 

towns.  

 

It is undeniable that if some or all of this site were developed coalescence 

would be inevitable.  However, given the severing effect of the A52 in this 

location, as well as many precedents in the local area, coalescence here is 

judged to be far less strategically significant than, for example, between 

the Nottingham conurbation itself and a free standing settlement in the 

countryside beyond, such as Kimberley or Ruddington.  Development 

would clearly constitute a northward extension of Toton, with Stapleford 

confined to the north of the A52, just as the identification of Long Eaton 

and Sandiacre as distinct places occurs in identical circumstances further 

west.   

 

Across the wider „gap‟ dividing Chilwell/Beeston from 

Stapleford/Bramcote, it has already been noted that amenity, 

topographical and landscape value tends to increase towards the north-

east, away from the existing development in the Green Belt to the west of 

Toton Lane.  Taking account of this increase in amenity value and the 

development west of Toton Lane, it would seem sensible to confine site 

boundaries here; still highly accessible to the tram but retaining a large 

(almost 2 sq km) amenity and Green Belt space to the east, between 
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 Stapleford/Bramcote and Chilwell/Beeston.  

 

Once the site boundary is confined to this location, development here 

would have highly defensible boundaries, with only 160m (the southern 

end of Stapleford Lane) of its entire 3.1km perimeter facing onto 

undeveloped land.  It would have the A52 to its north, Toton sidings to its 

west, the urban fringe of Toton to its south, and existing development 

along Toton Lane to its east.  

 

The opportunity for sustainable transport here, as well as the fact that 

coalescence concerns are less clear cut than in many other locations, tips 

the balance narrowly towards development.  The sustainable access 

considerations weigh even more heavily if the site forms a link in the 

development of a major regeneration corridor that includes new public 

transport and road access through to Toton Sidings and/or Stanton and 

Ilkeston town centres. 

 

For this reason, we would recommend that consideration be given to 

safeguarding the corridor for a future NET tramline extension through the 

site to ensure that development does not affect the prospects for the 

creation of such a sustainable transport corridor. In addition, some 

mitigation of the impact of the sewage works will be necessary.” 

 

3.124 As a consequence of the Part B assessment the extent of Site G2 was reduced to 

that to the west of Toton Lane; in effect the application site.  Figure 50 of the Tribal 

Report is reproduced.  It covers some 55.7 hectares (Application site 41 hectares) 

and was assessed as delivering between 12400-1900 dwellings.  The application is 

for a mixed use development with a maximum of 775 dwellings.  Toton Sidings (Site 

G3) also received favourable consideration in the Tribal Report. 
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3.125 The Tribal Report is a major piece of evidence to the emerging Aligned Core Strategy 

and recognised that green belt release was inevitable around the PUA (para 5.2.4) 

indicating that there was sufficient capacity within the green belt for 13,100 – 19,300 

new dwellings.   

 

Nottingham Core Housing Market Needs Assessment 2006-07 and 2009 

 

3.126 The Strategic Housing Market Assessment was prepared for the Nottingham Core 

Housing Market Area in 2006-07 and updated in 2009 by B.Line Housing Information 

and relates to affordable housing.  

 

3.127 The main conclusions with regard to Broxtowe were: 

a) In 2006 some 30% of the emerging households were unable to afford a 

market property; this has risen to 47% (para 2.2.3a & Fig 2.4) 



 

75 

 

 

 b) The 206 housing waiting list was 2,508 which reduced to 2,344 in 2009.  

However, gross need. Taking account of housed prices, led to an 

increase from 733 (2006) to 882 (2009) and a net increase from 168 

(2006) to 401 (2009). 

c) 2003-2009 there has been an overall increase in lower quartile house 

prices in Broxtowe. 

d) It was anticipated that during the 10 year period 2011-21 there would be 

885 emerging households per year 

e) Using the ONS population projections (2006) it assumed 1,000 net 

migration per year in Broxtowe.  This would require 80 dwellings/year 

(Table 5.6) 

f) Taking all of the data into acclivity it estimated a net annual need of 445 

dwellings. 

 

3.128 It also concluded that prices in Cotmanhay, Beeston, Eastwood and Kimberley have 

fallen significantly, reducing need in those areas.  High need is evident in Long 

Eaton, Sandiacre and Stapleford and Wollaton.  [my emphasis] 

 

Greater Nottingham Aligned Core Strategy (Issues and Options June 2009) 

 

3.129 At the outset the Councils of Ashfield, Broxtowe, Erewash, Gedling, Nottingham City 

and Rushcliffe with Derbyshire and Nottinghamshire County Councils resolved to 

prepare a new aligned and consistent planning strategy for Greater Nottingham. 

 

3.130 The Issues and Options paper 2009 identified a number of strategic issues, 

including:  

 Accommodating growth  

 Green Belt 

 Economy and employment land  

 Neighbourhoods and Play 

 Transport and Accessibility  

 New infrastructure to support growth  

 Green infrastructure and landscape character  

 Climate change 
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 3.131 It also included a number of draft spatial objectives:  

 

 High quality new housing: to manage an increase in the supply of housing to 

ensure local and regional housing needs are met; regeneration aims are 

delivered; and to provide access to affordable and decent new homes.  In doing 

so, there will be a rebalancing of the housing mix where required in terms of 

size, type and tenure, to maximise choice including family housing, supporting 

people into home ownership, and creating and supporting mixed and balanced 

communities.  

 

 Timely and viable infrastructure: to provide new and improved physical and social 

infrastructure where required to support housing and economic growth and make 

sure it is sustainable.  

 

 Economic prosperity for all: to ensure economic growth is as equitable as 

possible; create conditions for all people to participate in the economy, by 

providing new and protecting existing local employment opportunities, and 

improving access to training opportunities.  

 

 Excellent transport systems and reducing the need to travel: to ensure access to 

jobs, leisure and services is improved in a sustainable way, reducing the need to 

travel by encouraging convenient and reliable transport systems and through 

implementing behavioural change measures.  

 

 Strong, safe and cohesive communities: to create conditions for communities to 

become strong, safe and cohesive by providing appropriate facilities, encouraging 

people to express their views, by designing out crime and by respecting and 

enhancing local distinctiveness.  

 

 Regeneration: to ensure that regeneration supports and enhances opportunities 

for local communities and residents, leading to all neighbourhoods being 

neighbourhoods of choice, where people want to live.  

 

 Health and wellbeing: to create conditions for a healthier population by 

addressing environmental factors underpinning health and wellbeing; and 
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 working with healthcare partners to deliver new and improved health and social 

care facilities.  

 

 Opportunities for young people and children: to give all children and young 

people the best possible start in life by providing the highest quality inclusive 

educational, community and leisure facilities.  

 

 Environmentally responsible development addressing climate change: to reduce 

the causes of climate change and to minimise its impacts; through locating 

development where it can be highly accessible by sustainable transport; requiring 

environmentally sensitive design and construction; reducing the risk of flooding; 

and promoting the use of low carbon technologies.  

 

 Protecting and development new green infrastructure, including open spaces: to 

enhance and develop the network of multi-functional green spaces; improving 

access, environmental quality and biodiversity.  

 

3.132 Protecting and enhancing Greater Nottingham‘s individual character and local 

distinctiveness: to preserve and enhance its distinctive built heritage and landscape 

character of Greater Nottingham by protecting the historic environment and 

promoting high quality locally distinct design. 

 

Greater Nottingham Aligned Core Strategies - Options for Consultation February 

2010. 

 

3.133 The Nottingham Core Councils responded to the 2009 Consultation with the 

publication of a further Consultation document in February 2010.  Consultation on 

this was completed in March 2010 and at that time a pre-submission document was 

expected to be published in September 2010.   

 

3.134 At Policy 2, Spatial Strategy was outlined and each of the constituent districts 

identified their preferred Sustainable Urban Extensions.   Broxtowe Borough Council‘s 

position was somewhat different in that it identified five potential Sustainable Urban 

Extensions (SUEs); in effect those identified by the Tribal Report as potential sites, 

plus land west of Woodhouse Way.   
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3.135 Notwithstanding Broxtowe Borough Council‘s position, sub-section 1b) of Policy 2 

stated: 

 

“Approximately 9,880 homes in Sustainable Urban Extensions to the 

Principal Urban Area, at: 

 

 East of Gamston, in Rushcliffe (4,200 homes) 

 South of Clifton, in Rushcliffe (4,200 homes) 

 1,480 homes in Broxtowe on one or more Sustainable Urban 

Extensions yet to be determined.” 

 

3.136 Further guidance was provided at paragraph 3.2.16 and 3.2.15, where it stated: 

 

“In Broxtowe Borough, the Council has established general principles to 

apply to the choice of housing sites: 

 

 Any development should avoid causing coalescence of built-up areas. 

 Sites should be distributed across the borough to reduce the degree of 

localised impact, in proportion to the size of settlements served. 

 Sites must be well related to existing settlements. 

 

As a consequence the Borough Council accepts that there is a wider choice 

of potential sustainable urban extension sites and these would include 

land between Toton and Stapleford, to include Toton Sidings, Land north 

of Stapleford, West Coventry Lane, West of Bilborough Road, West of 

Woodhouse Way, together with other sites within the urban area.  

 

These site options will be the subject of a Development Plan document 

identifying: 

 

 The number of homes possible on each site 

 The pros and cons of development 

 Wherever the Council considers the site as suitable for development in 

the achievement of its obligations under the Regional Plan.” 
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3.137 Policy 3 relates to the Sustainable Urban Extension and states: 

 

“Area action plans, supplementary planning documents or master plans for 

Sustainable Urban Extensions will provide for: 

 

i. A mix of housing types, size and tenure, including affordable 

housing, to complement the housing mix of the housing market area 

as a whole and taking into account the existing mix of adjoining and 

nearby areas of housing. 

ii. A wide range of local employment opportunities where appropriate 

and approved access to existing employment locations, and training 

opportunities to be provided for as part of the development. 

iii. Supporting the existing local facilities to include retail, leisure, 

social, cultural, faith, community and health facilities, or where 

necessary providing new facilities to meet local needs but not 

undermining existing nearby centres. 

iv. New or expanded education facilities as requested by the scale of 

development, planned in such a way as to integrate existing and 

new communities. 

v. A high standard of design, creating a sense of place reflecting the 

local diversity of the area, and integrating with the existing built 

form of adjoining communities.  Opportunities for the development 

to assist in addressing regeneration needs in surrounding 

communities should be considered. 

vi. All buildings to be resilient to climate change, designed with the 

future climate in mind and highly water efficient, subject to Policy 1 

(Climate Change) as a minimum, but with consideration of higher 

standards where viability studies demonstrate this is achievable. 

vii. Modal shift away from the private car in accordance with the 

hierarchy set out in Policy 13, by: 

 behavioural change measures aimed at the development itself 

and the wider transport corridor; 

 ensuring all homes are located within easy walking distance of 

frequent high-quality bus or tram services; 
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  ensuring access to well designed and integrated walking and 

cycling routes to local facilities, employment locations and the 

wider area; 

 a design-led approach to car parking in the highway design. 

viii. Provision of new green infrastructure, linked to the wider green 

infrastructure network and having regard to the landscape 

character assessment to provide recreation areas and facilities, 

opportunities to incorporate sustainable drainage within the 

development, conservation of important natural, cultural and 

historical assets, and significant enhancements to biodiversity. 

ix. Consideration of the most appropriate means of local low or zero 

carbon energy generation. 

x. Local waste management facilities to facilitate greater re-use, 

recycling and more efficient waste treatment.” 

 

3.138 The outcome of the‖ Options for Constitution‖ (2010) are shown in the Table below : 

 

Table 9 – Analysis of ―Options for Consultation‖ responses. 

Site Object Support 

Land between Toton & Stapleford 176 127 

Land north of Stapleford 61 7 

Land west of Coventry Lane 53 3 

Land west of Bilborough Road 62 18 

Land west of Woodhouse Way 15 9 

 

3.139 Hence there was 42% support for the Toton proposal; considerably higher than the 

sites.  
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 Strategic Site Allocations Required in the Core Strategy (Cabinet July 11 2011)  

 

3.140 A further report was presented to Broxtowe's Cabinet on 12th July 2011 with regard 

to the Housing Paper consultation document.  It concluded that "the most 

sustainable sites to allocate in the Core Strategy are north of Stapleford 

and West of Toton." (my emphasis) 

 

3.141 With regard to the Toton site the report stated: 

 

“The Toton site also has the very significant advantage of sustainable 

transport links to the tram with the terminus and park and ride facility to 

be located a very short walk from this site on the east side of Toton Lane.  

The site is therefore best placed of the 5 competing ones to take the 

maximum benefit from the tram, which would not only support this 

important public transport facility but would also take more cars off the 

road than would be the case with a similar development less well 

connected to public transport.  The tram is expected to be operational by 

2014 and, even on the very most ambitious delivery timescales, only a 
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 very small number of dwellings could be complete and occupied by this 

time given that the Core Strategy is not expected to be adopted until late 

2012.  Both the Tribal consultants and the previous Local Plan Inspector 

attached weight to the sustainable transport benefits through the tram of 

allocating housing land in this location and since that time the delivery of 

the tram is more certain with funding and contracts now in place.  

 

It is therefore considered that there is the strongest case to allocate Toton 

in addition to Field Farm due to, on balance, lesser impact on the openness 

and purposes of including land in the green belt than other competing 

sites and especially on sustainable transport grounds being in close 

proximity to the tram.”   

 

3.142 The report also stated: 

 

“In terms of Toton, it is important to record that land to the west of Toton 

Lane was also resisted by the previous Local Plan Inspector for green belt 

reasons and in particular his concern regarding the perception of 

coalescence between settlements and his view that filling the gap 

between the large freestanding electricity sub-station and the urban area 

of Toton cannot be constituted as “rounding off the latter”. However, it is 

not considered that the green belt in this area serves the same strategic 

purpose of preventing Nottingham merging with Derby, which is a view 

shared by the consultant team undertaking the Tribal report who, in the 

context of considering the extent of the built development around the site, 

commented  that: 

 

“Development here would seem not to constitute unrestricted urban 

sprawl into open countryside, as it is debatable whether the Green belt 

gap within the PUA here could be genuinely described as “countryside”; it 

is more an informal sub urban amenity space”. 

 

It is important to note that the fundamental reason Nottingham has a 

green belt is to prevent Nottingham and Derby from merging into one 

another, as similar sized cities without the risk of merging with a large 
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 neighbouring settlement don‟t have green belt at all. Leicester is an 

obvious example in the East Midlands.  Therefore any potential merging of 

Toton and Stapleford is considered to be less of a strategic issue than 

encroachment into open areas of green belt to the west of the A6002 at 

Coventry Lane and Bilborough Road, given that this part of the green belt 

north of Toton is already surrounded by settlements within the 

Nottingham PUA. In addition the Toton Site is considered to be visually 

and physically well contained with the railway sidings to the west, Toton 

to the south, Toton Lane to the east and George Spencer School and the 

sewerage works to the north and beyond which is the A52. It is considered 

that this well contained site can be developed with up to 800 houses, 

additional local services and planned open space in such a way as to 

minimise any visual intrusion from new housing particularly as this 

number of houses will allow a separation to be maintained between the 

north of the site and the A52.  There are very limited views of any new 

development from Stapleford given the A52, George Spencer School and 

the sewage works all between the site and existing housing in Stapleford.  

In reaching this view members are advised that the figure of 800 houses 

does not include development on Toton Sidings, which is now considered 

to be faced with severe difficulties in ensuring any housing delivery over 

the Core Strategy period”.  

 

Greater Nottingham Aligned Core Strategies Housing Provision Position Paper 

July 2011 

 

3.143 The Housing Position Paper considered a number of potential household projection 

scenarios and resolved to recommend the ―In and out Migration in Balance‖ scenario.  

In essence for every person that migrates into the HMA one person will migrate out.  

 

3.144 In response Cambridge Econometrics the custodians of the CHELMER Model was 

commissioned to reappraise the housing requirements for the Housing Market Area.   

The CHELMER Model was originally developed and applied over a long period of time 

by the Population and Housing Research Group at Anglia Ruskin University.  It has a 

well-founded reputation. 
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3.145 The Model links population, households and dwellings, providing a framework to 

understanding the contribution different demographics and social factors have on the 

future population of an area.  The Model provides detailed demographic and housing 

projections for an area and follows a conventional demographic led approach which 

allows for the natural ageing of the population and the impact of migration.  

 

3.146 Three Scenarios were considered: 

 

1. Zero Migration 

2. Short Term Migration. 

3. Long Term Migration 

 

3.147 The CHELMER Model projections are shown in the Table below.  

 

Table 10 – CHELMER Model Household Projections 

 Dwelling Increase 
2011-28 (Nottingham 

HMA) 

4 District dwelling increase 2011-28 
( Broxtowe, City, Gedling & 

Erewash) 

(RSS Apportionment 73.6%) 

Zero Migration 54,000 39,744 

Short Term Migration 73,600 54,169 

Long Term Migration 75,500 55,568 

 

3.148 Using the apportionment the housing would be distributed as indicated in Table 10. 
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 Table 11 – Housing Distribution based on RSS Apportionment & CHELMER household 

projections 

Local 

Authority 

RSS 

Allocation 

% RSS 

Allocation 

CHELMER 

Scenario 1 

CHELMER 

Scenario 2 

CHELMER 

Scenario 3 

Broxtowe 6,800 12% 6,480 8,832 9,060 

Nottingham 

City 

20,000 35% 18,900 25,760 26,425 

Erewash  7,200 12.6% 6,804 9,273 9,513 

Gedling 8,000 14% 7,560 10,304 10,570 

TOTAL 42,000 73.6% 39,744 54,169 55,568 

Rushcliffe 15,000 26.4% 14,256 19,430 19,932 

TOTAL 57,000 100% 54,000 73,600 75,500 

 

3.149 Broxtowe was urged to reconsider the Options put forward in the consultation 

document.  The issue of in migration cannot be dismissed; migration is not balanced.  

The Councils need to take careful cognisance of para 159 of the NPPF and in 

particular that relating to migration and demographics.  There is clear evidence that 

this is an identified migration trend in the Nottingham area.  Hence as a base point 

the Councils were encouraged to adopt the findings of the CHELMER Scenarios 2 and 

3. 

 

3.150 In view of the Council‘s position CHELMER was re-commissioned to re review the 

economic and demographic evidence for the Nottingham HMA and conclude which 

part of the spectrum of existing household projection scenario is most supported by 

the evidence. 

 

3.151 It concluded that the preferred scenario in  the July 20112 position paper of 

―balanced migration‖ would ―represent a marked change from what might be 

expected on the basis of historical experience for two reasons: 

 

a. The outturn for future population growth depends on developments in 

international immigration for the UK as a whole.  Official projections currently 

assume this will remain high, albeit lower than the recent peak.  It seems 

plausible that a similar influence will be exerted on net international in migration 

into the HMA.  The Preferred Scenario of ―balanced migration‖ runs counter to 

this.  
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 b. The ―balanced migration‖ scenario is described as accommodating some growth 

in employment.  But what scale of employment is not made clear.  CHELMER‘s 

projections suggest that after 2015 the area could see jibs growth at a rate 

something like that seen over 2001-07 when net immigration was positive. 

 

3.152 This is reinforces our view that the evidence base does not support the level of 

housing proposed. 

 

Greater Nottingham Aligned Core Strategies June 2012  

 

 

3.153 The Greater Nottingham Aligned Core Strategies was approved for consultation by 

Broxtowe Borough Council‘s Full Council on 16 May 2012.  The document has been 

jointly prepared by Broxtowe Borough Council, Erewash Borough Council, Gedling 

Borough Council and Nottingham City Council and sets out the 19 Core policies. 

 

3.154 The Core Strategy previously included Rushcliffe Borough Council and this matter is 

dealt with at paragraph 1.1.5 which states: 

 

“Rushcliffe Borough Council is taking a different approach to determining 

housing figures for their Borough, and as it has not been possible to reach 

agreement on the distribution of new housing provision across Greater 

Nottingham they have produced their own Core Strategy.  At the same 
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 time all the Counties have continued to work together to ensure that 

planning policies of the Core Strategies are consistent across Greater 

Nottingham.  Apart from the housing numbers, this partnership approach 

has resulted in a high degree of alignment between the Core Strategies”. 

 

3.155 At paragraph 1.1.5 it highlights those areas where the policies have been 

―significantly amended‖ in the Rushcliffe Core Strategy.  Policy 2 – Spatial Strategy, 

Policy 4 employment provision and economic development, Policy 6 the role of town 

and local centres and Policy 7 have been considerably amended in the Rushcliffe 

Core Strategy. 

 

3.156 Policy 2: The Spatial Strategy states: 

 

“1. Sustainable development in the plan area will be achieved through a 

strategy of urban concentration with regeneration.  Most development 

will therefore be located in or adjoining the built up area of 

Nottingham, with development in the sub-regional centres aimed at 

regeneration and supporting their roles.  Key settlements where 

significant growth is planned are identified. 

 

2. The settlement hierarchy to accommodate this growth is defined on 

the key diagram and consists of: 

 

a) The main built up area of Nottingham; 

b) The two sub-regional centres of Hucknall; 

c) Key settlements identified for growth; 

 

i. Awsworth, Brinsley, Eastwood and Kimberley (including parts of 

Nuthall and Watnall),  in Broxtowe 

ii. Bestwood Village, Calverton and Ravenshead in Gedling 

 

d) In other settlements (not shown on the key diagram) development 

will be for local needs only. 
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 3. A minimum of 36,850 new homes (2011 – 2028) will be provided 

for, phased and distributed as follows: 

 

 2011-

2028 

2011-

2013 

2013-

2018 

2018-

2023 

2023-

2028 

Broxtowe BC 6,150 250 1,600 2,250 2,050 

Gedling BC 7,250 500 2,000 2,850 1,900 

Nottingham CC 17,150 1,050 4,500 5,900 5,750 

Total 30,550 1,800 8,100 11,000 9,650 

 
a) Approximately 23,640 homes in or adjoining the existing built up 

area of Nottingham in the following distribution:  
 
Broxtowe BC – 3,600 

Gedling BC – 2,840 

Nottingham CC – 17,150 

 

To include: 

 

i. Severn Trent and Boots site in Broxtowe (550 homes); 
ii. A sustainable urban extension at Field Farm, north of 

Stapleford, in Broxtowe (450 homes); 
iii. Remainder of Boots site, in Nottingham City (600 homes); 
iv. Stanton Tip, Hempshill Vale in Nottingham City (500 homes); 
v. Waterside Regeneration Zone, in Nottingham City (3,000 

homes). 
 

In addition: 

vi. Gedling Colliery/Chase Farm in Gedling is identified as an 
area of future housing development. 

 

b) Approximately 1,600 homes in Gedling adjoining Hucknall Sub 

Regional Centre (which is in Ashfield District), comprising of 

sustainable urban extensions at: 

 

a) North of Papplewick Lane (600 homes) 

b) Top Wighay Farm (1,000 homes) 

c) Approximately 5,100 homes elsewhere, including in or 

adjoining the key settlements of: 
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 In Broxtowe 

i. Awsworth (up to 350 homes) 

ii. Brinsley (up to 200 homes) 

iii. Eastwood (up to 1,400 homes) 

iv. Kimberley (up to 600 homes) 

 

In Gedling 

v. Bestwood Village (up to 500 homes through new allocations, 

79 homes on existing commitments). 

vi. Calverton (up to 1,300 homes through new allocations, 218 

homes on existing commitments). 

vii. Ravenshead (up to 330 homes through new allocations, 116 

homes on existing commitments). 

 

d) Up to 260 homes will be provided in other villages not 

specifically identified above, solely to meet local needs. 

4. -  

5. -  

6. Major new transport infrastructure will be provided to encourage 

sustainable alternatives to using the private car, address the 

impacts of growth, and/or meet the objectives of the local transport 

plans as follows: 

 

a) Existing plan transport schemes which are essential to the delivery 

of the Core Strategy and with committed funding are:  

 

Public Transport 

i. Nottingham Express Transit Phase 2 (extension to Clifton and 

Chilwell); 

ii. Nottingham Midlands Station Hub 

 

Highway Improvements 

iii. Nottingham ring road improvement scheme; 

iv. A453 widening – from M1 to A52 (T) Clifton 
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 7. Strategic green infrastructure will be provided or enhanced in 

conjunction with the locations of major residential development 

identified along the strategic river corridors of the Trent, Erewash 

and Leen rivers, canal corridors, the Greenwood Community Forest 

and urban fringe areas.  Further detail is set out at Policy 16”. 

 

3.157 With regard to Broxtowe, paragraph 3.2.19 confirms that: 

 

“The majority of Broxtowe‟s housing provision is to be provided within or 

adjoining the main built up area of Greater Nottingham.  This is fully in 

accordance with the strategy of urban concentration with regeneration 

and will focus housing delivery in or adjacent to the main built up areas in 

the south of Broxtowe.  This will include delivery of housing together with 

employment development on the Boots/Severn Trent site which will be 

assisted by the infrastructure planned to be put in place to support the 

development of Enterprise Zone.  Areas in the urban south of Broxtowe 

benefit from being in the strongest housing sub-market, having the most 

comprehensive public transport links, particularly to Nottingham and 

being the greatest area of affordable housing need.  This strategy 

therefore performs best in terms of deliverability, sustainability and 

meeting local housing needs”. 

 

3.158 At paragraph 3.2.20 is goes on to state: 

 

“However, the housing numbers and distribution also reflect a strong 

desire to see a broad mix of housing provided within Broxtowe‟s 

boundaries to ensure sustainable settlements are able to expand to meet 

their growing needs at the same time as protecting the most strategically 

significant parts of the Green Belt, especially large uncontained areas 

between Nottingham and Derby.  Whilst the housing market has stalled in 

weaker housing sub-markets such as Eastwood in recent economic times 

there is no reason to suppose that further housing will not be provided 

here.  Historic delivery has been good, housing need is high, and the area 

is supported by good access to local services with Eastwood being the 

largest settlement with the widest range of services in Broxtowe outside 
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 of the Great Nottingham urban area with the need to provide new local 

employment opportunities here”. 

 

3.159 Policy 3: The Nottinghamshire-Derby Green Belt states: 

 

“1. The principle of the Nottingham-Derby Green Belt will be retained.  

The inner boundary of the Green Belt has been re-cast to 

accommodate the allocated sustainable urban extension at Field 

Farm as shown on the proposals map.  Development plan 

documents will review Green Belt boundaries to meet the other 

development land requirements of the aligned Core Strategy, 

particularly in respect of the strategic locations and the key 

settlements named in Policy 2.  

 

2. In undertaking any review of Green Belt boundaries, consideration 

will be given to whether there are any non-Green Belt sites that are 

equally, or more, sustainably located.  If there are no suitable non-

Green Belt sites, regard will be had to: 

 

a) The statutory purpose of the Green Belt, in particular the need 

to maintain the openness and prevent coalescence between 

Nottingham, Derby and the other surrounding settlements;  

 

b) Establishing a permanent boundary which allows for 

development in line with the settlement hierarchy and/or to 

meet local needs;  

 

c) The appropriateness of defining safeguarded land to allow for 

longer term development needs;  

 

d) Retaining or creating defensible boundaries”. 

 

3.160 Appendix C of the consultation contains housing trajectories for each of the local 

authorities.  Broxtowe‘s housing trajectory shows the following:  
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 a.  2011/12 - 2013/14 – projected completions significantly below the annual 

requirement. 

b.  2014/15 – 2015/16 – projected completions marginally above the annual 

requirement. 

c.  2016/17-2017/19 – projected completions significantly below the annual 

requirement. 

d.  2018/19 – 2027/28 – projected completions above the annual requirement.  

e.  Cumulatively delivery is consistently below the cumulative requirement and only 

reaches the target in 2026/27 

 

This is reproduced below. 

 

 

3.161 Hence the proposed housing trajectory will not deliver sufficient houses to meet the 

identified need until very late in the plan period.  This meet the NPPFs policy to 

significantly boost the delivery of housing and to promote growth.  
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Nottingham Core Sustainability Appraisal (June 2012) 

 

3.162 The Greater Nottingham Aligned Core Strategy Sustainability Appraisal was published 

in June 2012 for consultation.  It establishes fourteen sustainability objectives and 

assesses the impact of the Aligned Core Strategy on each.  Both the alternative 

growth scenarios and strategic site options are assessed and a scoring system for 

the impact ranging from very major/impact negative (---) to very major/important 

positive (+++) is employed.  It is understood that the Sustainability Appraisal has 

been produced by officers within the authorities with some external verification. 

 

3.163 Three growth options have been assessed – high growth (8,150 dwellings), Aligned 

Core Strategy growth (6,150 dwellings) and low growth (4,150 dwellings).  The 

Aligned Core Strategy which is out for consultation is based on the 6,150 figure for 

Broxtowe. 

 

3.164 Table 15 of the Sustainability Appraisal provides a summary of the sustainability 

appraisal for each of the potential strategic sites within Broxtowe.  It is reproduced 

as Appendix 3 and shown below. 
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3.165 The site that is the subject of the current planning application is effectively the third 

entry in the table (Land between Toton and Stapleford (excluding Toton Sidings)).  

On a straight forward point scale, which has been agreed with the Council officers, 

the Severn Trent site in Beeston scores the highest with the Toton site second.  The 

relative scores to all the other sites are shown in the re-sorted table. 

 

Table 12 – Aligned Core Strategy Sustainability Appraisal Site Option Scores 

Site Score 

Severn Trent 14 

Toton (excluding Sidings) 8 

Field Farm 7 

West of Coventry Lane 5 

West of Bilborough Road 5 

North of Stapleford (excluding Field Farm) 5 

Toton including the Sidings 4 

West of Woodhouse Way 3 

Eastwood 2 

Kimberley -2 

Awsworth -3 

Nuthall -3 

Brinsley -5 

 

3.166 This demonstrates that the Toton site excluding the Sidings scores significantly 

higher than all of the sites apart from Field Farm and Severn Trent at Beeston. 

 

3.167 Paragraph 9.37 of the Sustainability Appraisal states: 

 

“A site on land between Toton and Stapleford but excluding Toton Sidings 

has been considered and appraised for 800 dwellings.  The site performs 

well on sustainability grounds due in a large part to the greater certainty 

over the implementation of the tram and the removal of Toton Sidings 

from the site with subsequent less impacts on nature conservation and 

flood risk issues”. 

 



 

95 

 

 

 3.168 Appendix 6A relates to the various site options within Broxtowe and provides a 

detailed assessment.  At the time of writing the Sustainability Appraisal is the subject 

of consultation and representations will be made as we believe there are a number of 

anomalies and inaccuracies with regard to the application site.  

 

Rushcliffe Borough Council Position 

 

3.169 Rushcliffe Borough Council was one of the founding members of the Nottinghamshire 

Aligned Core Strategy Group.  The Regional Spatial Strategy indicated that Rushcliffe 

should accommodate some 15,000 homes out of a total of 57,000 across the 

Housing Market Area.  This represented some 26.3% of the total. 

 

3.170 Rushcliffe Borough Council is now preparing its own Core Strategy which supports 

the overall quantum of housing across the Housing Market Area but not the 

distribution.  It is of the view that the original RSS apportionment was flawed and as 

a consequence over allocated development in Rushcliffe. It is of the view that Green 

Belt in Rushcliffe is of equal value to that elsewhere in the HMA and its housing 

numbers should be reduced.  As a consequence, it is proposing to allocate a 

minimum of 9,400 dwellings 2011-2026 with a potential for a further 2,500 dwellings 

to the south of Clifton making a total of 11,900 dwellings; this is dependent on ythe 

dualling of the A453 to the M12 motorway. .  Hence there is a shortfall of 3,100 

dwellings over its original apportionment. 

 

3.171 This level of housing provision would result in a very significant shortfall against the 

likely requirements of the Greater Nottingham Housing Market Area.  There is a 

strong possibility that Rushcliffe‘s Core Strategy will be found unsound on this basis 

and as a consequence the residue of 3,100 houses (based on the RSS figures) will 

need to be taken up by other authorities such as Gedling, Broxtowe, Erewash and 

the City of Nottingham.  On the basis that it is unlikely that the City of Nottingham 

can accommodate any more housing than has been indicated, it would leave the 

other three authorities4 to take the additional 3,000 houses.  Potentially this could be 

1,000 additional houses per authority. 

 

                                                

4
 Broxtowe, Gedling and Erewash 
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 3.172 Until such time as this matter is resolved by co-operation between the local 

authorities, not only with Rushcliffe‘s Core Strategy be unsound but also the Aligned 

Core Strategies of the remaining authorities.  The strategy would not have been 

positively prepared as it would not sufficiently seek to meet objectively assessed 

development needs for the Housing Market Area.  There would be no justification 

both in Rushcliffe and the other authorities for their housing figures and none of the 

strategies would be backed by robust evidence.  As such, the strategies would not be 

consistent with national policy and particularly with the following paragraphs: 

 

 14 regarding meeting objectively assessed needs. 

 157 regarding co-operation with neighbouring authorities. 

 178-181 regarding planning strategically across local boundaries. 

 182 regarding examining Local Plans and the tests of soundness. 

 

3.173 There is a clear failure of the Duty to Co-operate between the constituent authorities 

of the Nottingham Core Housing of Market Area.  The NPPF states that housing 

needs should be assessed across Housing Market Areas.  There is no evidence to 

suggest that the Duty to Cop-operate test has been satisfied or that Rushcliffe will 

change its view.  

 

5 Year Housing Supply Position 

 

3.174  The Council published and adopted its LDF Annual Monitoring Report 1st April 2010 – 

31st March 2011 at the December 2011 Cabinet Meeting.  In view of the current 

uncertainly regarding the Regional Spatial Strategy, the 5 year housing supply is 

assessed by the Council against 4 scenarios: 

 

 1. The Development Plan (East Midlands RSS March 2009). 

 2. Option 1 RSS numbers previously put forward by the Council. 

 3. The adopted Local Plan (2004); and 

 4. Historic trends in housing delivery.  

 

3.175 The 5 year supply position is calculated commencing with 2012-13 and as a 

consequence an estimate of completions for 2011-12 of 117 has been made.  A 

commencement date of 2006, the start date of the RSS, has formed the base year.  
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 Any shortfall in delivery over the initial period 2006-2012 has been redistributed 

across the remaining plan period (residual method).   

 

3.176 The 5 year requirement position as expressed in the Annual Monitoring Report 

against the 4 scenarios is shown below: 

 

Table 13: Annual Monitoring Report 2011 – 5 year supply position.  

 Residual Method Adopted 
RSS 

Option 1 Local Plan Historic 
Trends 

A Requirement 2006-26 6800 5400 5500 4666 

B Completions 2006-12 1445 1445 1445 1445 

C Net requirement 

2012-26 (A-B) 

5355 3955 4055 3221 

D Annual requirement 

(2012-26) (C/14) 

383 283 290 230 

E 5 Year 
Requirement (D x 
5) 

1,915 1,415 1,450 1,150 

 

3.177 Turning to supply, the AMR indicates a total of 1,033 houses.  Hence, this does not 

meet the requirement under the NPPF for a 5 (or 6) year supply of deliverable 

housing units under any of the indicated scenarios.  The position is shown overleaf. 

 

Table 14 – Housing Supply Position based on the Annual Monitoring Report 4 

Scenarios.  

 Requirement Years Supply 

Adopted RSS 1915 2.7 years 

Option 1 RSS 1415 3.7 years 

Local Plan 1450 3.6 years 

Historic Trends 1150 4.5 years 

 

3.178 The above assumes that all identified sites with planning permission and those old 

allocations understood to be coming forward will all be built out during the 5 year 

period from April 2012.  The 5 year supply issue is considered further in this 

statement. 
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Housing Background Paper June 2012 

 

3.179 This states that housing provision is derived from the RSS.  The housing provision 

figures are shown in the table below. 

 

Table 15 – Housing distribution across the Nottingham Core Authorities (Housing 
Background Paper June 2012) 
 Regional 

Plan 
Provision 

2006-2026 

Regional 
Plan 

Provision 
2006-2028 

Completions 
2006-2011 

ACS 
Provision 

2011-2028 

Rounded 
ACS 

Provision 
2011-2028 

Broxtowe 6,800 7,480 1,328 6,152 6,150 

Erewash 7,200 7,920 1,674 6,246 6,250 

Gedling 8,000 8,800 1,562 7,238 7,250 

Nottingham 

City 

20,000 22,000 4,861 17,139 17,150 

Total 42,000 46,200 9,425 36,775 36,800 

 

3.180 This provides a total of 36,800 dwellings for Broxtowe, Erewash, Gedling and 

Nottingham City.  The paper then assesses the proposed housing provision against 

the test outlined in paragraph 182 of the NPPF. 

 

3.181 Positively prepared – the Background Paper considers that the rescaled housing 

figures are higher than those needed to meet the needs of the existing population of 

the area, and therefore are sufficient to allow for continued net in-migration into the 
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 area, albeit at a lower level than past rates.  This equates to around 1,200 in-

migrants per year as opposed to around 2,700 on average 2003-2010.  It also allows 

for an increase in economically active people of about 16,300.  The Councils consider 

the lower rate of in-migration to be appropriate for the area as they feel that recent 

in-migration has occurred at a time of high national migration and increasing student 

numbers and both of these are not expected to continue.   

 

3.182 This is of course contrary to evidence prepared by CHELMER and outlined earlier in 

this Statement; it considered that Net Nil Migration was not a realistic scenario in the 

knowledge that the clear trend over the last 5 and 10 years show a significant 

amount of net in migration.  

 

3.183 Justified and effective – the Background Paper recognises that the development 

industry has been calling for higher housing provision.  However, the Councils 

contend that not only is its proposed level of housing provision appropriate, any 

higher figures would be undeliverable, rendering the Core Strategy undeliverable, 

and therefore not in accordance with the NPPF. 

 

3.184 It considers the combined housing figures for the HMA to be extremely challenging, 

especially in comparison with past delivery rates and the Council‘s trajectories show 

that a significant uplift in current completions will be required if the plans are to 

achieve their totals.  To achieve figures more closely related to the 2008-base 

household projections is not considered feasible.  A plan including higher figures 

would not therefore meet the tests of soundness of being effective, as the plan 

would not be deliverable over its period.  The Council considers its approach is 

supported by the fact that in the short term at least viability on many sites remains 

fragile and several sites previously promoted by various Councils have to be 

reconsidered for alternative proposals.  It concludes that even with the release of 

significant amount of new suitable land that in itself would not be sufficient to lead 

to increases in housing completions at levels to deliver in excess of the combined 

Core Strategy housing provision levels.  The delivery of the Councils proposed 

housing figures rely heavily on the early return to good market conditions.  There is 

little evidence at the present time that that will occur. 
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 3.185 Recent reports by Savills Research Residential Property Focus for Quarter 4 2011 and 

Jones Lang Lasalles Property Predictions 2012 indicate that a lack of finance will 

remain a major constraint to house building. 

 

3.186 Any higher provision would have to take place on greenfield land as brownfield 

options have already been included in the current provision.  A likely effect of that 

would be to see greenfield sites developed at the expense of brownfield; such would 

have negative effects on regeneration strategies. 

 

3.187 With regard to affordable housing it recognises in table 6.1 there is a potential level 

of net affordable housing need of 445 per annum in Broxtowe hence a need of 7,565 

2011-2028.  Clearly that figure alone is greater than the total housing proposed in 

Broxtowe (6,150) over the same period.  The paper sets out an ambition to achieve 

1,845 affordable dwellings over the plan period out of 6,150 hence a 30% 

requirement.  Such a level will still be significantly below the demonstrated need of 

7,565 dwellings. 

 

Household Projections Background Paper June 2012 

 

3.188 This paper outlines the background to the householder projections in the Aligned 

Core Strategy and reaffirms the Council‘s commitment to the ―balanced migration‖ 

scenario, albeit with slight recognition of some net in migration.  
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3.189 Further work has been undertaken in response to the 2008-base projections 

provided in 2011 for years up to 2028 using the CLG headship rates.  It found that 

people per household is greater than projected, hence the number of households 

was less than projected and therefore the headship rates were lower than projected. 

 

3.190 The implication of headship rates, changing to slower rates in 2001 is that it is likely 

to result in a slower rate in the future.  As a consequence, the Council‘s asked its 

consultant, Edge, to rescale the headship rates so when applied to population 

projections they provided the estimated household numbers 2008 and 2010.  This 

predicts some 47,724 estimated households in Broxtowe when compared with 

48,295 indicated in the CLG projections; hence 97.9% of the projected figure. 

 

3.191 Whilst there may be statistical evidence that headship rates have fallen, there is no 

balanced evidence relating to overcrowding and the number of concealed 

households.  The Nottingham Core Strategic Housing Market Assessment 2006/07 at 

10.232 stated: 

 

“Given the way affordability has worsened since 2001, it is very probably 

that the number of concealed and sharing households has increased.  

Other sources confirm this.” 

 

3.192 Paragraph 4.7 of the Position Paper seeks to remove the potential link between lower 

headship rates and overcrowding although no evidence is provided.  It would be a 

leap of faith to assume that lower headship rates imply les demand for new houses.  

 

3.193 The main results of the recast forecast were: 

 

 The population of Greater Nottingham is forecast to increase by 72,700 (9.6%) 

between 2011 and 2028.  This compares with 51,800 (6.9%) using the CLG 

headship rates.  

 

 For the plan area (Broxtowe, Gedling and Nottingham) the increase is 46,700 

2011 to 2028.  
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  The annual net in-migration implied by the forecast 2011 to 2028 is 1,200 for 

Greater Nottingham and 40 each for Gedling, Nottingham and Broxtowe.  

 

 In comparison the trend base ONS/CLG 2008 based projections assume an 

annual average of 2,700 net migration into Nottingham over the same period.

  

 The number of economically active people aged 16+ is forecast to increase by 

16,300 in Greater Nottingham and 12,200 in Nottingham, Broxtowe and Gedling. 

 

3.194 This Section of the Statement has outlined all of the relevant planning policy and 

other material considerations.  The statement now assesses the main planning 

issues. 
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SECTION 4: PLANNING ANALYSIS 

 

Introduction 

4.1 In considering the development proposals the application is assessed within the 

context of the Development Plan and other relevant guidance as set out in the 

previous section and also other material considerations.  

 

4.2 Green Belt policy is a major issue in the determination of this planning application.  It 

is recognised that for planning permission to be issued ―very special circumstances‖ 

will have to be demonstrated and such will need to carry sufficient weight to 

outweigh the general presumption in the NPPF against inappropriate development in 

the green belt.  

 

4.3 This Section of the Statement assesses the main issues and considers Green Belt 

policy.  A number of key material planning considerations are assessed together with 

the ―very special circumstances‖ that support approval of the proposal.  

 

4.4 A number of issues emerge: 

 

1. How much weight should be afforded to the Broxtowe Local Plan and 

emerging Aligned Core Strategy? 

2 Does the proposal comply with the broad dimensions and core principles of 

sustainable development as set out in the National Planning Policy 

Framework? 

3.  Do "very special circumstances‖ exist to support the approval of this mixed 

use development in this green belt location? 

4. Will there be any unacceptable adverse impacts on the landscape due to 

development?  

5. Does the Council currently have a supply of deliverable housing sites as 

required by National Planning Policy Framework? 

6.  Is this a suitable and sustainable location for this development?  

7.  Is this site deliverable such that it would make a positive contribution to the 

provision of housing in the Borough in the short and medium term? 

8  Will the development deliver affordable housing benefits? 
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 9.  Does the development bring benefits to the wider community? 

10.  Will a high quality development result? 

11.  Will the development adversely impact on residential amenity? 

12.  Is the proposal compliant with advice contained within the NPPF regarding 

retail/commercial development? 

13.  Will the educational needs of the development and the existing communities 

of Toton and Stapleford be met? 

14.  Following enactment of Section 43 of the Localism Act 2011, are there any 

financial considerations that are material in the decision making?  

 

These are now assessed in turn. 

 

1.  How much weight should be afforded to the Broxtowe Local Plan and 

emerging Aligned Core Strategy? 

  

4.5 The Broxtowe Local Plan 2004 comprises the local element of the Development Plan 

and was prepared in accordance with processes and procedures that do not comply 

with those in the Planning and Compulsory Purchase Act 2004.  Its policies should 

therefore only be accorded due weight in the decision making process (NPPF para 

215). The Plan has failed to deliver sufficient houses over recent years such that 

there has been persistent under delivery; furthermore the Council does not have a 5 

year supply of deliverable housing sites.  Therefore housing policies, and by 

association green belt policies, are senescent and should not be relied upon in the 

determination of this planning application.  They will not deliver the fundamental 

objectives of the NPPF; sustainable development. 
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 4.6 The Aligned Core Strategy (ACS) has been under preparation since the mid 2000s 

and originally involved 6 local authorities in the Nottingham Core Housing Market 

Area.  The June 2012 Publication Version Aligned Core Strategies now relates to 

Broxtowe, Nottingham City, Erewash and Gedling.   The current timetable is for a 

submission to the Secretary of State in autumn 2012, Examination(s) in March 2013 

and adoption July/September 2013.  

 

4.7 Rushcliffe Borough Council was originally a full partner in the ACS but has latterly 

chosen to withdraw its support for the housing apportionment whilst still supporting 

the overall figure within the Housing Market Area.  In reality it is targeting some 

3,100 houses less then was allocated to it in the Regional Spatial Strategy.  Broxtowe 

Borough Council has objected to Rushcliffe‘s position and stated that the Rushcliffe 

Core Strategy will be unsound.  At the present time it is uncertain whether there will 

be a single Examination across the HMA or a series of Examinations.  In any event 

there appears to be a failure to co-operate amongst the HMA Authorities.  If 

Rushcliffe‘s position is found to be sound then Broxtowe is likely to have to 

accommodate  significantly more houses, even based on its own projections.  At the 

present time the ACS is not positively prepared or effective.  The duty to co-operate 

has not been demonstrated. 

 

4.8 As stated earlier, there are serious reservations that the ACS will meet the ―full 

objectively assessed needs‖ of the HMA in terms of both market and affordable 

housing. A target of 6,150 houses (2011-28) in Broxtowe is proposed.  The 

CHELMER Model indicates 6,480 houses against the non credible Zero Migration 

scenario, 9,273 when assessed against short term migration trends and 9,513 when 

assessed against the long term migration trends.  The short and long term migration 

trend projections are similar to the ONS household projection figures.  There is a 

significant difference between, on the one hand, Broxtowe‘s position of 6,150 over 

the Plan period and over 9,000 houses indicated by both CHELMER and the ONS.  

 

4.9 The Council has indicated that the ONS projections have been disregarded as it 

would: 

a) Involve the release of too much green belt land. 

b) Involve building houses at rates higher than has been achieved in the past. 
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 c) Require the evidence base to be reviewed which would be costly and time 

consuming, therefore delaying the ACS. 

 

4.10 Accordingly, it has adopted a ―capacity based approach‖. It is considered that a 

target of 6,150 will not meet the ―full objectively assessed need‖ in Broxtowe.  This 

approach is not evidence based and is unjustified and not positively prepared.  

 

4.11 Even adopting the Council‘s housing figures there is acceptance that green belt land 

will need to be released to meet the identified need.  Taking account of Field Farm 

there still remains at least 1,400 houses to find in the green belt. Adopting the 

CHELMER and ONS figures demonstrates that the need is significantly higher.  The 

ACS fails to review the green belt as an integral component of the evidence base but 

defers such for a subsequent DPD; an approach which is contrary to paragraph 153 

of the NPPF.  The need to review the green belt boundaries was highlighted in the 

RSS Panel Report, the RSS and the Tribal Report yet the Council has failed to 

complete this as an integral part of the ACS evidence base.  It has however indicated 

that Field Farm should be released in advance of any comprehensive review that 

takes account of all sustainability criteria.   This approach is not consistent with 

current national policy.  

 

4.12 The ACS seeks to allocate large areas of housing away from the Principal Urban Area 

in identified medium and weak sub housing market areas.  It has failed to take 

account of market signals.  In allocating housing in such areas the Plan and Housing 

trajectory will not be deliverable. 

 

4.13 The ACS proposes a housing trajectory that will under deliver even against the 

conservative targets identified by the Council.  There will be under delivery during 

the majority of years throughout the Plan Period.  Furthermore the trajectory will fail 

to deliver affordable housing at a time when the June 2012 Housing Background 

Paper is indicating an annual need of 445 dwellings.  There is no Housing Trajectory 

for Affordable Housing as required by the NPPF (para 47) 

 

4.14 The Local Plan policies are senescent and policies should only be afforded due 

weight, the ACS which is now progressing no longer fully involves all of the 
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 Authorities in the Nottingham Core Housing Market Area.  This combined with strong 

reservations with regard the housing projection evidence base that underpins the 

ACS demonstrates that little weight should be attached to either document in the 

determination of the application.  The ACS is not positively planned, not justified by 

the evidence and not effective as it will not be delivered.  Hence it is unsound.   

 

2.  Does the proposal comply with the broad dimensions and core principles of 

sustainable development as set out in the National Planning Policy 

Framework? 

4.15 The fundamental issue is whether the proposal represents sustainable development.  

Paragraph 7 of the NPPF outlines the three dimensions to sustainable development – 

economic, environmental and social.  The mix of uses on the site comply with the 

advice contained in paragraph 38 and enables the site to clearly demonstrate its 

sustainability credentials across all three dimensions.  The mixed use scheme, whilst 

presently in the Green Belt, will bring environmental benefits including biodiversity 

enhancement, removal of the overhead cables, proportionately less traffic for this 

scale of development coupled with its location close to the tram terminus and the 

provision of high quality open space. 

 

4.16 Economically the site will generate long term employment opportunities with the 

provision of B1 offices/research and development space, a new primary school and 

secondary expansion, hotel/public house, convenience store and potential medical 

facility; some 389 new jobs will be created plus education jobs.  The day nursery is 

much needed and will enable people to re-enter the employment market.  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. 

 

4.17 Socially the scheme will provide a wide range of housing, including affordable 

housing – rented and shared ownership.  Off-site funds will also be offered.  The 

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

masterplan allocates a medical plot.  Culturally, we are committed, as part of the 

emerging school plan, to deliver ―creative arts space‖ within the school.  
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 Furthermore, following extensive consultation, we have identified the community 

needs and have sought to satisfy such where possible.  Traffic concerns were at the 

forefront and in addition to undertaking the necessary off-site improvements we are 

committed to a range of improvements to Stapleford Lane which will specifically 

improve the current position.  The applicants also recognises concerns about the loss 

of the local bus service on the Banks Estate; this is important to the community and 

was an important social asset.  The applicants are prepared to subsidise its 

reinstatement. 

 

4.18 The three dimensions to sustainable development are mutually dependent.  There 

cannot be economic and social gain without some impact on the environment.  

Sustainable development delivers change and growth.  Overall it is considered that 

the mixed use proposal will not only satisfy the three dimensions (paragraph 7) but 

will achieve gains.  The development is sustainable. 

 

4.19 The Toton proposal has also been assessed against the relevant 12 Core Principles 

outlined in paragraph 17. 

 

1. The Local Plan is senescent and whilst the Aligned Core Strategy is emerging it is 

not sound and does not address the fundamental issue of allocating a sufficient 

and objectively assessed level of housing whilst acknowledging clearly this will 

involve Green Belt release.  

 

2. The scheme will enhance and improve the broader community by providing much 

needed market and affordable housing, employment opportunities, improved 

education and medical facilities and social and cultural benefits.  

 

3. The proposal represents sustainable development on a very sustainable site that 

has been supported by the Tribal report and more recently by officers of the 

Council.  It is the best placed Green Belt site in the draft Sustainability Appraisal 

scoring.  Furthermore it is considered that the analysis significantly underscores 

the site.  

The Accession Analysis (Appendix 4) also demonstrates the accessibility of the 

Toton site to non car means to a number of major employment, retail, leisure 
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 and medical destinations.  Toton scores highest against 6 of the 7 destinations 

and is 2nd highest in the 7th.  It is the most accessible option.  

 

4. There will be a very high standard of design as is demonstrated in the Design 

and Access Statement. All properties will have private green space and access to 

extensive areas of public open space across a range of typologies.     

 

5. Even to accommodate the conservative housing scenario suggested by the 

Council a review of the green belt is required.  The Council has chosen not to do 

this as part of the ACS but to defer such to a later document.  Toton has little 

strategic significance in terms of Green Belt; a point made by Tribal and Council 

Officers in reports to Full Council  It is well contained with development on three 

sides and on the fourth, to the east, the NET terminus; this will significantly 

change the character of this section of Toton Lane.  The land has no intrinsic 

character of value and there are no landscape designations.  The open space 

element on the site will be very significant (13.7 hectares) and be available to all.

  

6. The scheme will explore the use of renewable energy technology on the site.  

There are no flooding issues.  

 

7. The land has little environmental value.  There are no local, regional or national 

designations.  There are no protected species.  

 

8. The site is not brownfield.  However, the Council has said that it does not have 

sufficient brownfield land to meet the identified need; Green Belt release is 

inevitable.  

 

9. Following the March 2012 presentation  to the Council it is understood that Toton 

is the only strategic site currently being promoted that is genuinely mixed use 

with business space, a new school, secondary school expansion, day nursery, 

convenience store, hotel, restaurant and convenience facility.  As a result it will 

strengthen the Toton/Stapleford community.  

 

10. There are no heritage assets on the site.  
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 11. Toton is the most Sustainable Urban Extension site.  It is located immediately 

adjacent to the NET terminus which in itself is a significant advantage.  

Furthermore, the proposal includes new school, expansion to George Spencer 

Academy and business employment which will reduce the overall need to 

undertake journeys by car.  Bus services will penetrate the site and additional 

services will be sponsored.  Cycle and pedestrian routes will connect the site to 

existing facilities and the broader Erewash Trail.  A residential-led mixed use 

development at Toton represents the most sustainable solution in Broxtowe.  

Traffic movements from the Toton site will be at least 12% less than any other 

comparable site.  Paragraph 34 of the NPPF seeks to ensure developments are 

located so they minimise the need to travel and maximise the use of sustainable 

modes of transport; Toton will achieve this.  

 

12. The scheme provides for a new primary school, an over-size expansion of the 

George Spencer Academy incorporating a creative arts space which will also be a 

community hub.  Medical facilities can be provided on the site if required. 

 

4.20 This assessment demonstrates that the residential-led mixed use development will 

satisfy the relevant principles as set out in paragraph 17 of the NPPF, a highly 

sustainable development will result.   

 

3.  Do "very special" circumstances exist to support the approval of this mixed 

use development in this green belt location? 

4.21 The application site is located within the Green Belt, consequently advice within the 

NPPF and policies, although senescent, within the Broxtowe Local Plan are of 

relevance.  The proposal represents ―inappropriate development‖.  Paragraph 87 of 

the NPPF indicates that there is a presumption against inappropriate development 

and states that ―very special circumstances‖ need to be demonstrated to justify 

approval of such in the Green Belt. 

 

4.22 Both the Tribal report and the Council‘s own report to the Broxtowe Cabinet of 21 

July 2011 recognise that the site is not strategically important with regard to the 

Green Belt.  The strategic purpose of the Green Belt is to prevent coalescence 

between Derby and Nottingham and it is not considered that development of the site 

would adversely impact on this strategy.  The Tribal report concluded that the 
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 development of the site would not result in unrestricted urban sprawl; it is 

considered that this analysis is robust. 

 

4.23 The A52 is a very strong barrier between the potential merging of Toton and 

Stapleford and this together with a retained green corridor to the south of the A52 

will ensure that there is no physical coalescence.  This will be further supported by 

the setting back of development from Toton Lane and the introduction of additional 

landscaping. 

 

4.24 This part of the Green Belt is surrounded by settlements within the Nottingham 

Principal Urban Area and is visually well contained.  Locally it has residential 

development to the south, Toton Sidings to the west, the A52 to the north and the 

new NET2 Terminus and 1,400 space car park to the east.  In the locality there is 

already a high degree of urbanisation with power lines and pylons, sub-station, 

houses, the George Spencer Academy and sewage works.  The site is not 

strategically important in the Green Belt. 

 

4.25 Paragraph 80 of the NPPF sets out the five purposes of including land within the 

Green Belt.  These are: 

1. To check the unrestricted sprawl of large built up towns. 

2. To prevent neighbouring towns merging into one. 

3. To assist in safeguarding the countryside from encroachment 

4. To preserve the setting and special character of historic towns; and 

5. To assist in urban regeneration, by encouraging the recycling of derelict 

and other urban land. 

These are now considered with regard the application site. 

 

4.26 The first purpose of including land in the Green Belt is to check the unrestricted 

sprawl of large built up areas.  The Toton site is already surrounded by strong urban 

features with the industrial Toton Sidings to the west, existing residential properties 

to the south, the water treatment works, George Spencer Academy and A52 to the 

north and houses to the east.  Furthermore, the NET terminus and 1,400 space car 

park and ride site is across Toton Lane to the east.  As a consequence, of its 3.1km 
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 boundary only 160 metres are undeveloped; a characteristic highlighted in the Tribal 

report. 

 

4.27 The NPPF at paragraph 85 states that when defining Green Belt boundaries local 

authorities should use physical features that are readily recognisable and likely to be 

permanent.  The strong physical boundaries and the locality of the A52 to the north, 

Toton Lane/Stapleford Lane to the east and the Toton Sidings to the west.  They are 

both permanent and recognisable. 

 

4.28 The Green Belt Review (2006), Regional Spatial Strategy Examination Panel Report, 

the Tribal Report and subsequent reports by officers at Broxtowe Borough Council 

have all highlighted the most important aspect of the Green Belt is to maintain the 

physical separation between Nottingham and Derby.  The application site is not 

strategic in the Green Belt sense; again a matter recognised in the Tribal Report and 

officers reports to committee. 

 

4.29 The development will be contiguous with existing properties to the south and 

contained by three strong physical distinct and permanent boundaries.  The proposal 

will not harm the first purpose of including land in the Green Belt – to restrict sprawl.  

Once completed no further extensions beyond its boundaries are proposed. 

 

4.30 The site sits astride the parishes of Toton and Stapleford.  Stapleford as a settlement 

sits to the north of the A52 and Toton to the south.   The A52 is a two/three lane 

road in both directions and a strong physical barrier that separates the two 

settlements.  The Bardills roundabout is a large piece of highway infrastructure and 

again has a strong physical presence.  Notwithstanding the presence of the A52, the 

submitted scheme maintains a green collar which when coupled with the water 

treatment works and the George Spencer Academy site would have a width between 

160 m and 220 m measured from the A52 highway. Hence a green collar will remain.   

 

4.31 The consequences of merging needs to be assessed in terms of perception and 

visual considerations.  Visually much of the development sits in a bowl surrounded by 

existing urban form with very extensive green infrastructure.  Reference to the north 

green collar is made above.  To the west the green collar ranges in width from 70m 
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 to 170m with an average width of over 120 metres.  In addition, and following 

discussion with the Council‘s officers, development has been set back from Toton 

Lane/Stapleford Lane, trees retained and additional planting included.  

 

 

 

4.32 The issue of coalescence was formally considered and agreed by the Council‘s 

Cabinet in February 2011 at the launch of the Greater Nottingham Aligned Core 

Strategies – Options for Consultation February 2010 when at paragraphs 3.2.15 and 

3.2.16. it established general principles for selecting housing sites; one being ―Any 

development should avoid causing coalescence of built up areas‖.  It then 

went on to indicate the suitability of land between ―Toton and Stapleford” and as 

a consequence accepted that development of the site would avoid coalescence.  

 

4.33 It is recognised that the development will change the character of the locality but the 

visual break introduced on three sides of this site will reduce and relieve any views 

and perceived concerns of merging. 

 

4.34 The third purpose of including land in the Green Belt refers to safeguarding the 

countryside from encroachment.  The site is outside the current built framework and 
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 is countryside.  However, the landscape and visual impact assessment demonstrates 

that any impacts on the countryside would be localised.  Encroachment is mitigated 

by the topography and the extensive green infrastructure both around and 

throughout the site. 

 

4.35 Preserving the setting of the special character of historic towns is the fourth purpose 

of including land in the Green Belt.  There are no historic towns in the vicinity of the 

site. 

 

4.36 The fifth purpose of Green Belt is to assist in urban regeneration by encouraging the 

recycling of derelict and other urban land.  As a generalisation the use of Green Belt 

is likely to discourage rather than encourage the use of derelict and other urban 

land.  However, there is recognition in Broxtowe that Green Belt release is inevitable 

even to meet the Council‘s over-conservative housing number.  The Boots/Severn 

Trent site is the Council‘s major brownfield regeneration site.  Its development is not 

without its complications with the need to preserve the setting of a number of large 

listed buildings, fund decontamination costs, significant infrastructure and deal with 

the water treatment works. 

 

4.37 Many of the more challenging urban brownfield sites in the non PUA have remained 

allocated and undeveloped for many years, some pre-dating the 2004 Plan.  They 

have significant challenges and are located in much weaker housing market sub-

areas where developers are reluctant to invest.  The strongest sub-market for 

housing is in and adjacent the PUA and Toton is ‗strong‘ as recognised in the 

Council‘s own SHLAA assessment. This is confirmed in the letter received from local 

agent, Richard Ellis (Appendix 2) 

 

4.38 Delivery in the PUA has been limited due to a severe lack of sites within the urban 

framework and without Green Belt release this lack of delivery will continue. 

 

4.39 Overall it is considered that the development of the application site will not 

discourage the use of brownfield or other urban land.  It is considered that the fifth 

purpose of Green Belt is not materially compromised by the proposal.    
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 4.40 The Council does not have a five year supply of deliverable housing sites.  The latest 

annual monitoring report indicates that at best 4.5 years and at worst 2.7 years 

against the RSS allocation.  Paragraph 47 requires local authorities to ―boost 

significantly the supply of housing‖.  Councils should meet the ―full objectively 

assessed needs for market and affordable housing‖ and ―identify key sites which are 

critical to the delivery of the housing strategy‖.  A fuller assessment of the five year 

housing supply is provided later in this statement. 

 

4.41 Notwithstanding the fact the site is Green Belt, there is a recognition that the Green 

Belt will need to be reviewed.  Policy 3 of the consultation Aligned Core Strategy 

states as such.  Even if the preferred site at Field Farm is allocated there is still a 

need for Green Belt release for at least 1,400 dwellings.  Toton could provide half of 

this. 

 

4.42 The inevitability of further Green Belt release is a material consideration and a ―very 

special circumstance‖ that should be afforded considerable weight. 

 

4.43 This Section of the Statement has highlighted a number of ―Very Special 

Circumstances‖ that should be afforded considerable weight in the decision making 

process; notably: 

a. The inevitability of the need to release green belt to meet the objectively 

assessed housing needs of the HMA. 

b. The recognition of the need for a green belt review. 

c. The non strategic nature of the green belt in this location. 

d. The lack of a 5 year supply of deliverable housing sites. 

e. The senescence of housing and associated policies in the Broxtowe Local 

Plan and the unsoundness of the emerging Aligned Core Strategy. 

f. In the knowledge that green belt release is inevitable the limited impact on 

the 5 purposes of including land in the green belt. 

 

4.44 In addition there are a number of other ―very special circumstances‖ which will be 

delivered by this development. These are listed below and developed further in this 

statement. 

 

a) Improved educational provision; 
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 b) The suitability and strong sustainability credentials of the site for 

development; 

c) The contribution the site can make to the delivery of housing and in 

particular affordable housing for the Borough; 

d) The removal of the overhead power lines and pylon; 

e) Facilitating access through to the major developed site at Toton Sidings; 

f) The provision of off site highways improvements and public transport 

services.  

 

4.45 In view of the above, it is considered that the impact on the Green Belt is far 

outweighed by the benefits that will accrue from the development of the site.  These 

very special circumstances both individually and cumulatively carry sufficient weight 

to outweigh the general presumption against inappropriate development in the 

Green Belt.  Furthermore, no other harm has been identified.  

 

4. Will there be any unacceptable adverse impacts on the landscape due to 

development? 

4.46 A detailed Landscape & Visual Impact Assessment (L&VIA) has been undertaken and 

is considered in Chapter 11 of the Environmental Statement, which accompanies the 

planning application.  Whilst it is recognised there would be some adverse landscape 

impact it would be fairly localised and only during the construction phase.  Overall 

there would be landscape enhancement.  

 

4.47 The Illustrative Master Plan provides for extensive Green Infrastructure that retains 

key features and introduces considerable enhancement.  Tree planting in the form of 

woodland planting and the community orchard together with the retention of open 

areas ensure there is a soft edge to the development.  This will also reinforce the 

visual separation between Stapleford and Toton. 

 

4.48 The L&VIA assesses the landscape impacts after year 1 and year 15 as landscaping 

matures and demonstrates that for each of the 11 Landscape Character Areas there 

is no adverse impact in the long term. 

 

4.49 Visually, from the south, the site has a relatively restricted visual envelope due to the 

varied topography, existing vegetation and Toton‘s urban fringe.  The landscape 
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 strategy will reduce the impact when viewed from Toton Lane, Brian Clough Way 

(A52), Derby Road and Bessell Lane.  There are long distance views from Sandiacre 

and Stapleford but there will be no significant adverse effects. 

 

4.50 Overall it is concluded that the proposal would not result in adverse impacts that 

would significantly and demonstrably outweigh the benefits of the development.  

 

5.  Does the Council currently have a supply of deliverable housing sites as 

required by the National Planning Policy Framework? 

4.51 The Council‘s Annual Monitoring Report (2011) indicates a housing supply of 

between 2.7 and 4.5 years; this range arises from the Council assessing against 4 

scenarios.  The NPPF indicates at paragraph 47 the Council should have a 5 year 

supply of deliverable housing sites, as an integral tool to meet the objective to ―boost 

significantly the supply of housing‖.  Furthermore, this should be 5.25 years to 

ensure choice and flexibility and 6 years where there has been persistent under 

delivery.  

 

4.52 The Nottinghamshire Housing Provision Position Statement (July 2011) was approved 

for consultation by Broxtowe‘s Cabinet on 21 July 2011 and indicated a preferred 

housing population scenario of ―in and out migration in balance‖.  This equated to an 

additional 6,126 dwellings over the 17 year period 2011 – 2028; hence 360 dwellings 

per year; a 5 year need of 1,800 dwellings.  The current Annual Monitoring Report 

(December 2011) indicates a supply of 1,033 dwellings and consequently 

demonstrates just a 2.9 year supply of housing sites against the scenario. 

 

4.53 The more recent 2012 Aligned Core Strategy indicates a need for 6,150 dwellings 

(2011 – 28) which equates to 362 per annum.  The deliverable site need is 

therefore: 
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 Table 16 – Broxtowe‘s NPPF 5 Year Requirement  

Option Deliverable Houses Required 

5 years requirement 1810 

5 years + 5% 1,900 

5 years + 20% 2,172 

 

4.54 Whilst supply (1033) is considerably less than the 5 year requirement, Signet 

Planning considers the Council‘s supply figure and projection scenarios are not 

supported by the evidence available. 

 

4.55 Turning to supply, there is a particular over-reliance on historic allocations and their 

full delivery within a 5 year period.  This is against a background of some sites being 

allocated for almost 20 years.  Signet‘s analysis of the supply position is that 746 

dwellings and not 1,033 as indicated in the Annual Monitoring Report are 

―deliverable‖.  Hence, when tested against the four scenarios outlined in the Annual 

Monitoring Report there is between 1.9 and 3.2 years of deliverable sites.  This 

position is shown in the table below. 

Table 17 – Housing Supply – Broxtowe‘s AMR data and Signet Planning Analysis.  

Scenario Requirement Years Supply 
(Signet) 

Years Supply 
Broxtowe 

Adopted RSS 1,915 1.9 years 2.7 years 

Option 1 RSS 1,415 2.6 years 3.7 years 

Local Plan 1,450 2.5 years 3.6 years 

Historic Trends 1,150 3.2 years 4.5 years 

Housing Position Paper 

July 2011 

1,800 2 years 2.9 years 

 

4.56 Against the Housing Position Statement 2011 and the more recent Aligned Core 

Strategy Policy 2 figure (6,150) there is just two years supply based on Signet‘s 

figures and 2.9 years based on the Council‘s figures.  

 

4.57 The Council‘s housing preferred position is based on the ―in and out migration in 

balance‖ scenario.  Signet has commissioned Cambridge Econometrics to run the 

well-established Chelmer model against three alternative scenarios: 
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1. Zero migration. 

2. Continuation of short term migration trends. 

3. Continuation of long term migration trends. 

 

The outcome is shown below. 

Table 18 – Housing Supply Position based on CHELMER Scenarios.  

Scenario 5 year 

Requirement 

5 Year Supply 

Position – BBC‟s 

supply figure 

5 year Supply 

Position – 

Signet‟s 

1. Zero Migration 

 

1,905 1,033/381 = 

3 years 

746/381 = 

2 years 

2. Short Term Migration 

trends 

2,595 1,033/519 = 

2 years 

746/519 = 

1.4 years 

3. Long Term Migration 

Trends 

2,660 1,033/532 = 

1.9 years 

746/532 = 

1.4 years 

 

4.58 Cambridge Econometrics considers the zero migration scenario unrealistic in view of 

the clear historic short and long term migration trends which show greater in-

migration than out.  Signet Planning‘s analysis is that against the trend based 

migration scenarios there is no more than 2 years supply of deliverable housing sites 

and more likely less than 1.5 years.  

 

4.59 An analysis of the five year housing supply position with regard to the distribution of 

available sites has also been undertaken.  Using the Council‘s supply figures it shows 

that some 225 (22%) houses are in or adjacent to the Principal Urban Area and 808 

(78%) outside.  Completions over recent years indicate that some 66% have been 

within or adjacent to the Principal Urban Area and 34% outside.  The Principal Urban 

Area is a strong sub-housing market area hence it is unsurprising that the residual 

‗supply‘ from historic allocations and planning permissions is outside the PUA.  The 

five year supply is too reliant on delivery in the weaker of the two sub-housing 

market areas.  There is a geographical imbalance between the availability of sites 

and the demand for housing. The weakness of the non PUA location is recognised in 

the Council‘s SHLAA assessment.  
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4.60 The Nottingham Core Housing Market Area comprises the administrative districts of 

five local authorities – Nottingham City Council, Gedling Borough Council, Erewash 

Borough Council, Rushcliffe Borough Council and Broxtowe Borough Council.  The 

authorities have worked together to develop an Aligned Core Strategy with housing 

distributed in accordance with the apportionments outlined in the Regional Spatial 

Strategy.  More recently Rushcliffe Borough Council has resolved not to accept its 

apportionment whilst accepting the total quantum of housing to be provided.  As a 

consequence a minimum of 3,100 houses within the Housing Market Area may well 

have to be distributed across the remaining four authorities.  It is unlikely that the 

City Council can accommodate any more units and consequently the houses may 

need to be distributed amongst Gedling Borough Council, Erewash Borough Council 

and Broxtowe Borough Council.  Potentially this will increase the requirement in 

Broxtowe Borough Council by a 1,000 houses. 

 

4.61 Cambridge Econometrics was commissioned to review the Council‘s position.  It 

concluded that pursuing the ―balanced migration‖ scenario would represent a marked 

change from what might be excepted based on historical experience.  It is 

considered that the Council‘s Preferred Scenario is not supported by the evidence 

base.  

 

4.62 Whilst the Annual Monitoring Report is helpful in indicating the housing supply 

position against a number of scenarios the Council‘s position is considered to be 

unsound in five respects: 

 

a) Many of the dwellings within the indicated supply are not deliverable within the 

five year period; 

b) The five year supply position has not been tested against the figures indicated in 

the Housing Position Paper published in 2011; 

c) In any event the ―Preferred Option‖ – ―in and out migration in balance‖ scenario 

– is not supported by the CHELMER evidence there appears to be a general 

understatement of the number of dwellings actually required within the Housing 

Market Area and therefore within Broxtowe Borough. 

d) No account is taken of the under provision in Rushcliffe and hence the duty to 

co-operate has not been satisfied.  
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 e) There is an over reliance on historic allocations in weaker sub-housing market 

areas  

 

4.63 Appendix C of the recently published Aligned Core Strategy contains housing 

trajectories for each of the local authorities.  Broxtowe‘s housing trajectory shows the 

following:  

 

a. 2011/12 - 2013/14 – projected completions significantly below the annual 

requirement. 

b. 2014/15 – 2015/16 – projected completions marginally above the annual 

requirement. 

c. 2016/17-2017/19 – projected completions significantly below the annual 

requirement. 

d. 2018/19 – 2027/28 – projected completions above the annual requirement.  

e. Cumulatively delivery is consistently below the cumulative requirement and only 

reaches target in 2026/27. 

 

The trajectory is reproduced as Figure 4. 

 

4.64 Hence the proposed housing trajectory will not deliver sufficient houses to meet the 

identified need until very late in the plan period.  There will be chronic under delivery 

in the early years at a time when the NPPF seeks to boost housing supply and so 

provide the community with a choice in housing provision.  Restricting supply will 

also exacerbate the current situation and reduce affordability and the delivery of 

affordable housing. 

 

4.65 In the June 2012 Housing Background and Household Projections Background Papers 

the Council appears to take the view that current obstacles to delivery are a 

legitimate reason to reduce the housing requirement.  Past failures on delivery 

become a self fulfilling prophecy. The Council should address how these issues can 

be overcome and increase the supply. It is clear that there is a significant shortfall to 

meet the identified affordable housing need, let alone the market housing.  

Furthermore the Council is seeking to allocate land in weaker housing markets (eg 
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 Eastwood) rather than focussing on the ―strong‖5 housing markets such as 

Stapleford/Toton where supply is required.  In turn this strategy would help reduce 

prices and increase affordability; a point highlighted in the SHMA (2009). 

 

4.66 The Council takes the view that viability is a constraint to development; hence 

allocating more sites will not aid delivery. It is within the gift of the Council to deal 

with viability and help kick start the housing market. 

 

4.67 Notwithstanding the evidence base, and trends outlined in the Chelmer Report, the 

Council also seeks to considerably reduce the in migration component of household 

change.  It is a major component in the Nottingham HMA. 

 

4.68 Housing targets in the emerging Aligned Core Strategy do not reflect the objectively 

assessed need.  A 5 year supply of deliverable housing sites is not available when 

assessed against the Council‘s targets; as a result it is significantly short of what is 

believed to be an objectively assessed level of need.  The lack of a 5 year supply of 

deliverable housing sites is a material consideration in the determination of this 

application and is a ―very special circumstance‖ with regard to the NPPF and green 

belt release that should be afforded considerable weight.  

 

6. Is this a suitable and sustainable location for this development?  

4.69 The application site is a highly sustainable and suitable site to accommodate this 

mixed use development.  It is located directly across Toton Lane from the NET 

Terminus and park and ride.  This scheme is now fully funded and underway and it is 

anticipated that the tram will operate from late 2014/early 2015.  All properties on 

the site will be within easy walking distance of the tram stop such that housing on 

this unique site will result in less vehicular movements compared with housing on 

any other site in the Borough; resident usage of non car modes of travel is expected 

to be high and a Framework Travel Plan is submitted with this application.  

 

4.70 Nottingham centre will be approximately 30 minutes away on the tram with stops at 

Beeston and the Queen‘s Medical Centre.  Accession Analysis clearly demonstrates 

Toton is the most accessible of the competing sites; this is considered later in this 

                                                

5
 As determine by the Council in its SHLAA assessments 
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 statement and full copy included as Appendix 4. Some movements will be via car and 

the site lies immediately adjacent to the A52 and close to Junction 25 of the M1. 

 

4.71 The Tribal report and the Council‘s report to Cabinet on 21 July 2011 recognise the 

close proximity of the site to the NET2 terminus and consider the site to be highly 

sustainable. 

 

4.72 The site is adjacent to the very successful George Spencer Academy and additional 

capacity will be generated to accommodate the generated need.  An additional 

primary school will be provided and improvements to the Secondary School and 6th 

form facilities made.  There will be no adverse impact on the existing school 

catchments for the George Spencer Academy or the feeder Primary Schools.  The 

education package will increase capacity beyond what is required to serve the 

development.  All residents of the development will be able to conveniently access 

the school on foot/cycle.   

 

4.73 Through the implementation of a School Plan a creative arts space will be provided 

that will also act as a community hub, further developing education and social 

capital.  

 

4.74 There will be employment opportunities on the site in the proposed B1 offices, the 

school, the hotel/restaurant and the convenient store.  Access to other major 
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 employment destinations such as Nottingham city centre, Queen‘s Medical Centre 

and business parks will be achieved via the tram. 

 

4.75 On site will be a convenience store and two small shops, the provision of a plot for 

medical facilities and a plot for community use.  If additional medical facilities are 

required on site then space has been reserved.  The community plot would be made 

available and developed following community consultation.  

 

4.76 Public open space covers over 13 hectares of the 41 hectare site and provides a 

range of topologies including children‘s‘ play facilities, informal areas, football 

pitches, allotments, community orchard, water bodies and trails.  

 

4.77 There are no ecological, heritage or landscape designations on the site that are 

major impediments to delivery. However, the scheme will retain existing hedges and 

trees, where appropriate, and we will submit a comprehensive landscaping scheme 

that will enhance bio-diversity across and landscape.  

 

4.78 The Toton Sidings major developed site in the Green Belt is located immediately to 

the west of the application site.  The Sidings has very poor vehicular access with only 

two real options, one to the south via the existing residential development and one 

to the north down Bessell Lane.  Toton Sidings could be developed in the future, as 

was anticipated in the Broxtowe Local Plan, and we will ensure that the Toton site 

layout provides a sufficiently wide central movement corridor to accommodate any 

future requirements or provide for a tram extension into the site.  The development 

will facilitate, and not prevent, the future development of the Sidings.  

 

4.79 The submitted scheme is for a mixed use development and is not just a ―housing 

estate‖.  The site will deliver a development that incorporates a range of uses that 

add to the site‘s sustainability – education provision, employment, leisure, modest 

retail, a range of open space typologies, plots for medical and community uses, cycle 

routes, improved pedestrian linkages, an extended bridleway and affordable and 

market housing.  This cocktail of uses will develop a fully inclusive sustainable 

development which will integrate with the adjacent areas of Toton and Stapleford.   
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 4.80 The Sustainability Appraisal has assessed a number of green belt sites and concludes 

that Toton is the most sustainable.  The Council‘s analysis has been challenged and 

representations submitted.  Signet‘s analysis demonstrates that the Council has 

significantly under scored the Toton site.  

 

4.81 As has been demonstrated, the development will deliver economic, environmental 

and social benefits. This is a highly suitable and sustainable location to meet the 

needs of the Borough. 

 

7. Is this site deliverable such that it would make a positive contribution to 

the provision of housing in the Borough in the short and medium term? 

4.82 The Council considers that it has to deliver at least 6,150 dwellings over the 17 year 

period 2011-28.  It also acknowledges there will have to be Green Belt release. 

 

4.83 Development of the site provides an opportunity to provide a range of homes from 1 

bed apartments to 5 bedroom houses over a 7 year period.  It will also contribute to 

the chronic shortage of affordable homes.  A delivery plan for the affordable will be 

agreed with the Council prior to commencement.  

 

4.84 The development phasing scheme set out in Section 2 shows that, subject to 

planning permission, initial delivery of houses will be in 2013.  

 

4.85 Planning officers have expressed some concern that delivery could be delayed due to 

the overhead power lines and the main access to serve the NET terminus.  The 

power lines will be grounded and do not impact on early phases; discussions are 

underway with the utility providers to ensure their removal to enable later phases to 

proceed.  Grounding of the cables – 132Kv, 33Kv and 11Kv is viable in view of the 

compensatory land release.  This will not impede development and correspondence 

at Appendix 1 confirms such.  

 

4.86 The access to the NET terminus will be co-ordinated with the delivery of phase 1; the 

applicants have the ability to complete the access if necessary.  Therefore, houses 

will be delivered on the site as indicated in the illustrative phasing plan. 
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 4.87 The education space will be delivered in accordance with a School Plan to be 

developed in conjunction with the George Spencer Academy and the Council.  

Business and commercial space will be delivered from phase 3 onwards.  

 

4.88 The site is in the control of the applicants; there are no legal impediments to 

delivery.  Furthermore, development of the site in the manner outlined in this 

statement is viable. 

 

8. Will the development deliver affordable housing benefits? 

4.89 There is a well documented shortage of affordable housing in the Borough; the 

Strategic Housing Market Needs Assessment 2009 identifies an annual need in 

Broxtowe of 445 dwellings.  Interestingly the SHMA identifies that there will be a net 

in migration of 1,000 people per year generating demand for 40 affordable dwellings 

per year.  If the Council considers this level of net in migration to be to high, at a 

time when the CHELMER analysis does not, then a revised SHMA is required as part 

of the evidence base. 

 

4.90 The Housing Background Paper 2012 indicates at Table 6.1 that there is a level of 

net affordable housing of 445 units per year over the next 17 years.  Hence some 

7,565; this is in excess of the 6,150 total allocation proposed for all forms of 

housing. 

 

4.91 Over the life of the ACS the Background Paper indicates that on an assumption of 

30% affordable housing delivery across the Borough will be a need for 1,845 

dwellings (108/year).  Hence the ACS is planning for a deficit of 5,720 affordable 

houses across Broxtowe.  In effect the council is planning to build 25% of identified 

need at a time when affordability in the Borough is worsening.  

 

4.92 The Council‘s Annual Monitoring Report (2010-11) indicates that delivery of 

affordable housing has been poor across the Borough and certainly well below the 

445/year stated in the SHMA and 2012 Housing Background Paper. Affordable 

Housing delivery is shown in Table 19 overleaf 
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 Table 19 – Affordable Housing Planning Permissions and Completions 

 04/05 05/06 06/07 07/08 08/09 09/10 10/11 TOTAL 

Affordable 

houses 

granted 

planning 

permission 

51 36 53 34 0 109 52 335 

Affordable 

completions 

0 0 17 56 34 0 100 352 

 

4.93 This demonstrates that against an annual need of 445 affordable units only 207 have 

been completed over a 7 year period; in effect a deficit of 2,908 affordable units.  

The proposal will deliver 30% affordable and as directed by the officers this will 

involve on site and off site provision.  This would provide an equivalent of 232 

affordable dwellings (30% of 775) and would represent a boost to supply.   

 

4.94 There is no indication in the ACS how the needs identified in the SHMA will be met.  

The NPPF at paragraph 47 requires councils to “for market and affordable 

housing, illustrate the expected rate of housing delivery through a housing 

trajectory for the plan period‖.  An Affordable Housing trajectory has not been 

published so it is unclear how the identified need will be met.  

 

4.95 Saved Policy H5 of the Broxtowe Local Plan indicates a requirement that 25% of the 

housing stock should be affordable.  Discussions with planning officers indicated a 

requirement of 30% and for circa 150 affordable houses provided on site.  In 

addition a financial contribution will be made for off site provision to improve stock 

and to build new units. 

 

4.96 The size and tenure mix of the on site affordable houses will be the subject of 

discussion with the Council and designed to meet locally identified needs.  

Furthermore, we would enter into an agreement with the Council to ensure that local 

people benefited from the provision of affordable homes.  

  

4.97 The design, external appearance and quality of the affordable houses will be 

indistinguishable from the market houses on the site.  The applicants will engage 
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 with Registered Providers and the Council to agree the mix, tenure and location of 

the affordable units.  It is anticipated they will be ―pepper potted‖ across the site. 

 

4.98 Against a background of persistent under delivery it is considered that the 

development will provide a significant number of affordable homes, designed to meet 

local needs. There is a severe shortage of affordable housing in the Borough as 

identified in the SHMA.  Delivery will comply with Policy H5, the interim Affordable 

Housing SPD, help meet the needs identified in the SHMA and Housing Background 

Paper 2012, advice in para 50 of the NPPF and policies in the emerging Core 

Strategy.   

 

4.99 The need for affordable housing in the area is established in the SHMA.  Discussions 

have been held with Nottingham Community Housing Association and it confirms the 

need, the suitability of the site and their interest in being involved to assist in 

delivery.  Correspondence from Nottingham Community Housing is reproduced at 

Appendix 5. 

 

4.100 The need for affordable housing has been demonstrated.  The applicants have 

committed to meeting the policy requirements.  The site is of a scale to quickly 

deliver affordable housing.  Against this background the deliverer of affordable 

housing is a very material consideration and is a ―very special circumstance‖ with 

regard to green belt and the NPPF.  

 

9. Does the development bring benefits to the wider community? 

4.101 This mixed use scheme incorporates a range of uses that will provide a community 

base for residents of the development and existing residents of Toton and 

Stapleford. 

 

4.102 The need for additional educational facilities is recognised and the applicants have 

engaged with the George Spencer Academy and these are considered later in this 

statement.  

 

4.103 The Stapleford NHS walk-in centre has recently closed although the surgery remains 

operational.  The Toton development will generate need and the applicants will 
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 discuss this with the Primary Care Trust and Broxtowe Borough Council.  A specific 

‗medical‘ plot has been set aside on the Master Plan should there be a need. 

 

4.104 A community plot has been set aside.  In conjunction with the Council and 

community the applicants will consider requests for community groups who need a 

new base. 

 

4.105 The school, office, hotel, restaurant/pub and convenience store will generate 

employment opportunities for new and existing residents.  There is a demand for 

such uses being located adjacent to a new and existing residential development and 

close to the NET Terminus.  Using the Drivers Jonas Deloitte ―‖Employment Density 

Guide‖ 2010 the site could broadly generate the following opportunities: 

 

Table 20 – Potential Job Creation at Toton 

Use Total Floorspace 
(sq m) 

Floorspace (sq m) 
/Full Time 
Equivalent 

Potential Jobs 

Offices (B1 a & b) 2,800 10 280 

A1 retail 570 20 28 

Restaurant 1,000 18 55 

Hotel 80 beds 1/3 beds 26 

TOTAL   389 

 

4.106 In addition jobs will be created at the new primary school, day nursery and existing 

George Spencer Academy.  

 

4.107 There will be extensive areas of open space providing various typologies.  The 

existing linear green way to the south will be extended into the site to link into 

Bessell Lane and through the body of our site to the NET Terminus and the George 

Spencer Academy.  Cycle routes will also be incorporated. 

 

4.108 A series of allotments will be created to serve existing and new residents and there 

will be a new sports pitch for local groups and the school.  A community orchard will 

also be planted. 
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 4.109 Following the February 2012 consultation, it was clear that highway concerns were 

uppermost in residents‘ minds.  The Transport Assessment demonstrates the site can 

be accessed in accordance with the requirements of the Highway Authority and the 

Highways Agency subject to provision of the necessary off-site highway works to 

Toton Lane and particularly at Bardills Island and A52 slip road.  These works will be 

undertaken as an integral part of the overall proposal and will significantly increase 

capacity on the Bardills Island/A52.  Full details of the works proposed are contained 

within the Transport Assessment. 

 

4.110 Notwithstanding the above, it was recognised that there were additional highway 

concerns regarding the current operation of Stapleford Lane in Toton.  Concerns 

were expressed that if the Toton scheme went ahead then existing queuing on 

Stapleford Lane would be exacerbated.  It is our belief that the improvements to 

Bardills Island will significantly improve the flow along Stapleford Lane but we 

recognise local concerns.  As a consequence, a number of improvements to 

Stapleford Lane have also been investigated and the applicants are prepared to 

undertake the following additional measures: 

 

1. Pedestrian crossing at the development‘s southern most access junction.  

 

2. A right-turn lane for southbound traffic to gain access into Darley Avenue.  

 

3. A right-turn lane for southbound traffic to gain access to Woodstock Road.  

 

4. Provision of a Puffin crossing on Stapleford Lane adjacent to Woodstock Road.

  

5. Provision of more intelligent software to improve capacity at the Swiney Way 

Junction. 

 

4.111 It is considered that these additional measures will significantly improve traffic flows 

along Stapleford Lane and allow residents on the Banks Estate to gain access.  

 

4.112 In addition, it is noted that the loss of the local bus service is a major concern to 

local residents and as a consequence the applicants have held discussions with the 

operator and are prepared to subsidise its reinstatement. 
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4.113 The proposal will deliver significant community benefits that will enhance the 

environmental, economic and social fabric of the locality.  A mixed use development, 

as opposed to just a residential estate, provides the ability to deliver these benefits.  

There is confidence about both deliverability and viability and the applicant is 

prepared to commit to such via a Section 106 Agreement.   

 

4.114 This highlights that a range of community and economic benefits will be generated 

by the development and it is considered that these represent ―very special 

circumstances‖ in terms of green belt and the NPPF.  

 

10. Will a high quality development result? 

4.115 One of the most important questions which should be asked when reviewing the 

masterplan and proposals for Toton is whether high quality development will result? 

 Is design quality high and is the approach to urban design for this site appropriate 

and responsive to context? The design decisions taken to the outline planning stage 

will indeed foster high quality development and place making as the scheme is 

implemented. 

 

4.116 It is valuable to reflect on what is meant by 'good design' for a scheme such as 

Toton.  'By Design' provides the following review... 'Urban design is the art of 

making places for people. It includes the way places work and matters 

such as community safety, as well as how they look. It concerns the 

connections between people and places, movement and urban form, 

nature and the built fabric, and the processes for ensuring successful 

villages, towns and cities.'  Creating the conditions for successful and people 

friendly places is at the heart of this definition. 

 

4.117 Proposals for Toton are in outline and accordingly detailed designs have not as yet 

been formulated.  At the outline stage, it is helpful to think of the urban designer and 

master planners role as one which establishes a strong design parameters for future 

site development as a basis for delivering people friendly places.  The best 

interpretation of this brief includes defining clear and site specific design principles 

and translating these into a skeletal framework for the development of the site. 
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  Together the principles and framework map the 'DNA' of the development and its 

essential elements. 

 

4.118 By Design is again helpful in defining the key tests for urban design and master 

planning for schemes such as Toton.  A series of aspects of development form need 

to be fully considered and these include the following.  The approach and 

performance at Toton is then presented. 

 

4.119 Layout - Urban Structure: The framework of routes and spaces that connect locally 

and more widely, and the way developments, routes and open spaces relate to one 

other. 

 

4.120 The important connections are identified within the design framework for Toton and 

these are essential elements for site development.  The existing public rights of way 

will be retained and integrated within the design.  Part of this also connects the site 

with the Erewash Valley Trail hence delivering wider pedestrian and cycle linkages. 

 The bridleway which runs to the edge of the site at Toton lane / Stapleford Lane will 

also be extended through the site.  Pedestrian and cycle links to the west and along 

the railway line are developed and also to Bessell Lane, providing good links with the 

local centre at Stapleford.  Pedestrian and cycle links from the site to Toton Lane / 

Stapleford Lane are also important and several links are developed. The structure 

maximises potential to connect with wider route and desire lines and this helps the 

scheme develop appropriate integration.  Internally the indicative layout established 

importance principles about the organisation of streets and the street hierarchy for 

the site.  The design approach is to deliver an open and connected layout with a 

choice of routes and good permeability.  So many housing estates are composed on 

flawed design principles of highway distributor roads and cul de sac.  Toton is 

different in that it reflects more traditional design philosophy. The structure creates 

an informal but carefully consider grid of streets which is developed specifically to 

respond to site levels and to create attractive and distinctive set-piece places. 

 Inspiration for this structure was developed from Nottingham's permanent garden 

suburb The Park. 

 

4.121 Layout - Urban Grain:The pattern of the arrangement of street blocks, plots and their 

buildings in a settlement. 
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4.122 The grain established through the design framework and indicative masterplan 

reflects the garden suburb and this creates a good fit and contextual response with 

established neighbourhoods in the vicinity of the site.  The design approach is to 

create strong and attractive buildings and streets set within rich landscape setting. 

The layout will allow for a choice of routes and good legibility.  The landscape, as 

much as the architecture, will develop the character of the place and this is a strong 

principle for the scheme.  In the local centre the grain and density increases and car 

parking is controlled to ensure that this greater intensity is not lost to a sea of 

parking. 

 

4.123 Landscape: The character and appearance of land, including its shape, form, 

ecology, natural features, colours and elements, and the way these components 

combine. 

 

4.124 The landscape of the scheme is vital to character and quality.  This will hold the 

scheme together.   In guiding future detailed design the DAS is very clear that street 

tree planting, parkland and naturalistic green space and open areas for cultivation 

and biodiversity are essential and whilst details are not provided the cornerstones of 

the approach are set out. Landscape, as a structuring element to the scheme relates 

to terrain and also create a deliberate green heart to the site extending through the 

core of the developed.  Landscape then wraps and holds the development ensuring 

its green aspect is not lost.  The rising ground towards Bessell Farm for example is 

retained as a green apron to the scheme and tree planting here accentuates the 

landscape setting and distant green views to site.  The local centre adds a further 

dimension to the open space framework and here a square is created as a place for 

community life.  The new / extended school, shops and other businesses will spill out 

onto this square. 

 

4.125 Density & Mix:  The amount of development on a given piece of land and the range 

of uses. Density influences the intensity of development, and in combination with the 

mix of uses can affect a place‘s vitality and viability. 

 

4.126 This is much more than a housing estate.  The facilities close by and created by the 

scheme add to its sustainability.  The proximity of an excellent school and the nearby 
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 Tram Terminus underline this as a highly sustainable location.  The new facilities 

which are proposed with the scheme including significant new office and 

employment development, health and community use, new shops and expanded 

education facilities all contribute to a sustainable design.  The housing mix meets 

local needs and provides a range of accommodation from starter homes to 

bungalows.  Larger aspirational properties are provided as are a variety of affordable 

homes spread in small clusters around the site and indistinguishable from private 

stock.  Principles for the design and location of affordable housing reflect best 

practice. 

 

4.127 Scale - Height & Massing: Scale is the size of a building in relation to its 

surroundings, or the size of parts of a building or its details, particularly in relation to 

the size of a person. Height determines the impact of development on views, vistas 

and skylines. 

 

4.128 The domestic scale of this development will be reflected in its grain and scale.  High 

quality domestic buildings will be created which develop a strong relationship with 

the landscape setting.  Typically houses will be two storey with taller accent features 

at prominent locations possibly including some two and half storey houses.  Since 

this is not a cramped or confined site often unpopular three storey houses of tight 

footprint and of often dominating height will be avoided.  The relationship with 

existing housing nearby has been carefully considered and height and stand-off 

controls imposed.  In the local centre greater stature and prominence is required but 

again this is in a domestic setting and so buildings of up to 3 storeys will be typical. 

 The overarching principle in terms of mass will be that architecture is authentic, 

well-articulated and coherent. 

 

4.129 Appearance: The craftsmanship, building techniques, decoration, styles and lighting 

of a building or structure.  Also the he texture, colour, pattern and durability of 

materials, 

 

4.130 Of all the aspects of form, appearance is the least resolved at this stage.  The key 

principle defined in the DAS is that development will exhibit architectural quality and 

will be relevant to the wider context of this part of Nottinghamshire.  Style or 

architectural language is not constrained at this stage other than to clearly state that 
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 standard and generic designs may not be accepted and that there should be a strong 

rationale for any future designs.  The housing element will set the tone and a further 

principle set out in the DAS is the need to design streets and lanes as coherent 

places with a sense of continuity and where buildings have group value.  For the 

local centre there could be a variety of design approaches for the school, retail 

buildings and so on.  The important principle to again ensure that quality is delivered 

is that each building should define the main high street and focal point square with a 

strong and active frontage.  Design cues are also set out to give designers in the 

future reference points for special features and the permanence of the rose gardens 

on and near to the site has been uncovered through the design process and 

referencing this through street and place names and through colour palettes for 

building materials is another areas where quality above the ordinary can be 

delivered. 

 

4.131 In summary and again drawing on key objectives in By Design the following 

assessment is offered. 

 

4.132 Character - A high quality garden suburb in the best traditions of the local geography 

formed with avenues of trees, large areas of good quality planting and open space 

and houses set typically in gardens.  The local centre which acts as a key gateway to 

the scheme is a focal point for the development providing a different character and 

local facilities.  This will be a place with its own distinct identity.  Different developers 

and designers may deliver different phases but the strong masterplan and clear 

design framework will ensure value is generated across the piece.  The strategic 

open spaces across the site will support this sense of totality. 

 

4.133 Continuity and enclosure - The design intent around creating quality streets and 

spaces will ensure continuity and enclosure.  This will not however be through solid 

walls of terraced housing.  The relaxed grain will create spaced villas, individually or 

in pairs and the front boundaries and landscape will link buildings together and give 

streets their unity.   

 

4.134 Quality of public realm - The public realm, which includes the landscaped open 

spaces will be the ―unique selling point‖ of this development. The street pattern is 

designed such that any house not fronting an open space directly will be located on 
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 a street which runs into a main open space maximising views to the green heart or 

edges.  Open spaces will be designed to maximise value but reduce maintenance 

burden. 

 

4.135 Ease of Movement - The scheme promotes walking and cycling through the design 

and orientation of the open and connected street pattern.  Routes to the local centre 

for example are numerous and direct, as are walking link to the Tram Terminus.  The 

'short-cut' route of the Erewash valley Trail linking through the site is also an 

advantage. 

 

4.136 Legibility - The layout creates a street pattern which will be readily distinctive, 

understandable and legible.  The layout does not rely upon building elevations to 

help guide people around the place.  Of course legible buildings will be important 

and the DAS highlights the importance of corner buildings and prominent frontages 

to act as local landmarks.  But the alignment of streets themselves and strategic 

landscape will create a readily understandable layout. 

 

4.137 Adaptability & Diversity - The design allows for the development to evolve and to 

change and flex over time.  For example plot sizes are such that for most houses 

there may well have the ability to extend in the future.  So many housing estates 

create tiny houses on tiny plots where people have to move if their circumstances 

change.  This will not be the case at Toton.  There will be a rich mix of house types 

so that people do not need to move off site if they want to move from say a house 

to a bungalow.  The local centre is designed to allow maximum street frontage so 

that units can be sub divided or offer different formats for different uses.  Uses link 

together for example the educational offer of the primary, secondary and post 16 is 

supported by a day nursery.  The employment provides a great deal of flexibility 

also. 

 

4.138 In summary, the design sets in place a framework which will create a sustainable 

and high quality place as development is delivered.  All design decisions have been 

taken to place people to the fore.  Proper place-making is essential for this scale of 

development and at every level this development will outperform standard estate 

designs.  The mixed nature of the scheme reinforces functionality for people‘s daily 

needs.  All of the strategic design decisions are taken thoughtfully and with 
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 deliberate intent to create a high quality garden suburb.  Principles in the DAS 

embody this intent and can guide future detailed design. 

 

11. Will the development adversely impact on residential amenity? 

4.139 The change to the area is recognised but the applicants are committed to improving 

public access across the site to the NET Terminus, the George Spencer Academy and 

provide greater enjoyment across the open space within the site.  Many existing 

residents will benefit from this. 

 

4.140 The applicants will secure the removal of the existing overhead power cables and 

pylon which will make a significant difference to the aspect of existing residents 

living to the south of the site. 

 

4.141 A number of properties adjacent the southern boundary have small size/rear 

gardens.  Whilst acknowledging that there is no right to a view the applicants will 

offer residents additional land (8 metres) to extend their gardens and the applicant 

will erect boundary fencing and lay turf.  This will be undertaken at no cost to 

residents. A mechanism for delivering this will be negotiated with the Council.  

 

4.142 Overall it is considered that the proposal will respect individual residential amenity in 

the locality such that no harm will arise. 

 

12.  Is the proposal compliant with advice contained within the NPPF regarding 

retail/commercial development? 

4.143 This application proposes a selection of town centre uses, namely a convenience 

store (380sqm gross) with two supporting retail/service units (2 x 95sqm gross), an 

80-bed hotel with a pub/restaurant (maximum 3,450sqm), GP surgery, office 

accommodation (2,800sqm) and day nursery (450sqm). The layout of this part of the 

scheme has been designed to form a neighbourhood parade of shops and services, 

which will promote linked trips on foot between the different uses. This part of the 

application is considered in the context of the NPPF, which promotes sustainable 

economic development and the creation of healthy, inclusive communities. 

 

4.144 The nearest defined centre to the application site is Stapleford Town Centre, which is 

approximately 1.8 km driving distance to the north of the application site. Aside from 
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 the hotel and office accommodation, the proposed facilities are of a scale and type 

primarily designed to serve the 775 proposed dwellings. The proposed facilities will 

help to meet the day-to-day needs of new residents, lessen the need to travel by car 

and limit additional demand on existing health and community facilities. It is 

considered that alternative sites in nearby centres will be less accessible from the 

new walk-in catchment of the proposed shops and services. 

 

4.145 The proposals will accord with NPPF paragraph 70 by ensuring an integrated 

approach to the location of housing, economic uses and community facilities and 

services. The proposed convenience store meets the criteria in saved Local Plan 

Policy S5, which covers retail development outside town centres, of between 100 

sqm and 1,000 sqm gross floorspace. Furthermore, emerging Core Strategy Policy 6: 

‗Role of Town and Local Centres‘ acknowledges major residential-led development 

may require retail development of an appropriate scale.  

 

4.146 The group of proposed shops and services includes a GP Surgery, pub/restaurant 

and children‘s nursery. Emerging Core Strategy Policy 12: ‗Local Services and Healthy 

Lifestyles‘ stipulates major new residential development should be supported by new 

or improved community facilities.  The proposals also accord with other parts of 

Policy 12 as the new community facilities are grouped together on one part of the 

site and will be accessible by a range of sustainable transport modes suitable to the 

scale and function of the facilities. 

 

4.147 In terms of the proposed hotel, it will be in an ‗out-of-centre‘ location once other 

elements of the scheme have been built but it does have good levels of public 

transport accessibility due to the nearby NET terminus. The hotel development is 

expected to draw some car-borne trade from the nearby M1 and A52 but will enable 

guests to travel into the city centre using the NET transit system rather than their 

cars. Locating this type of development in or on the edge of nearby centres is not 

considered to be viable as these centres are not immediately adjacent to the 

strategic road and public transport routes between the M1 junctions for Nottingham 

and Nottingham City Centre. 

 

4.148 The proposed office development, will support emerging Core Strategy Policy 4: 

‗Employment Provision and Economic Development‘ which places a particular 
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 emphasis on B1(a & b) office development as part of providing for a science and 

knowledge-based economy. This policy distributes a minimum of 34,000 sqm of new 

office and research development to Broxtowe between 2011 and 2028.  

 

4.149 The proposed office development is within 500 metres of the NET terminus, which is 

considered to be a public transport interchange. Once other elements of the 

application proposal have been built, the office development will form part of the 

urban area. Therefore the office component of the proposed scheme is considered to 

meet the definition of ‗Edge-of-Centre‘ in the NPPF glossary. It is understood there 

are no sites within nearby centres capable of accommodating 2,800 sqm of office 

floorspace with associated parking and servicing arrangements. The proposed office 

floorspace will enhance the sustainability of the scheme as a whole by providing local 

employment opportunities for the scheme‘s residents and, of course, people already 

living nearby. Furthermore, the application site is also considered to be a sustainable 

location for office accommodation as it will benefit from having a day nursery and 

top-up shopping provision within walking distance. 

 

4.150 In terms of the level of impact on nearby centres, aside from the hotel and office 

accommodation, the remainder of the proposed town centre uses are of a size and 

nature designed to meet the increased local demand that will arise from the 

construction of the 775 new dwellings. The proposals will also attract some passing 

trade from Toton Lane, which will help to sustain these facilities. It is considered that 

the proposals are unlikely to draw significant trade from nearby centres. Therefore 

the negative impact on these centres will be negligible, indeed the proposals will 

provide positive impacts for the local area by creating a significant number of jobs in 

a wide variety of employment sectors. Specifically in terms of Stapleford Town 

Centre, the centre has a large, high density walk-in catchment, which will not overlap 

with the walk-in catchment of the application site to a significant extent. 

 

4.151 The hotel and restaurant/pub, will also generate economic benefits to the local 

economy through the creation of new employment and additional expenditure from 

new visitors to the area. The hotel is expected to compete with other nearby out-of-

centre hotels such as the Novotel and Best Western on Bostocks Lane but with the 

added benefit of better access to Nottingham City Centre via the NET transit system. 

No hotels of the type proposed have been identified within nearby centres, 
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 furthermore, hotel restaurants and restaurant/pubs are not destination draws – they 

are support services. Therefore the impact of the proposed hotel and restaurant/pub 

on these centres is also expected to be negligible. 

 

4.152 In terms of the potential impact of the office floorspace on nearby centres, the 

Nottingham City Region Employment Land Study Final Report, 2007 (RTP) does not 

identify a significant office sector in these centres. Based on 2004 figures stated in 

the Report, the second largest office market in the region is in Nottingham City 

Centre (Leicester City Centre is the largest) with 871,000sqm of office floorspace 

stock. The 2,800 sqm of office floorspace proposed in this application is miniscule in 

comparison to the office floorspace stock in Nottingham City Centre. In addition, the 

Report also identifies the key differences between the ‗City Centre Market‘ and the 

‗Out-of-Town Market‘ for office accommodation. It is argued that the proposed office 

development is therefore likely to compete for occupiers with other ‗out-of-town‘ 

office floorspace rather than offices within the city centre or indeed office floorspace 

within smaller centres. 

 

13. Will the educational needs of the development and the existing 

communities of Toton and Stapleford be met? 

4.153 The development will require provision of an additional primary school and additional 

secondary and sixth form capacity.  Whilst indicative at this stage, the 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 school and additions to provide additional 

capacity within the Academy campus.  There is potential for the new primary school 

to be managed by the Academy. 

 

4.154 Need for a day nursery site has also been identified and 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 a 3 – 19 year education 

provider.  

 

4.155 Data from the education authority indicates that the site will generate 21 primary 

spaces per 100 dwellings and 16 secondary spaces per 100 dwellings.  The new 
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 primary school and additional secondary space proposed will be more than sufficient 

to accommodate demand from the site. 

 

4.156 George Spencer Academy is very popular in the community and has in the past had 

to turn students away.  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 additional primary school and secondary 

school capacity will ensure that there is no adverse impact on anybody residing 

within the catchment of the Academy or the feeder primary schools.  In fact capacity 

will rise such that the George Spencer Academy may well be able to extend the 

existing catchment and/or provide more places for students outside its catchment 

and so provide more opportunities for the existing community. 

 

4.157 Discussions have taken place with the Governors of George Spencer Academy.  If 

planning permission is forthcoming the Governors have resolved to work in 

partnership and provide educational advice to ensure that a high quality education 

package, that meets the needs of the existing residents and those on the new 

development, is delivered.  The applicants are committed to working with the 

Academy and developing an education Master Plan.  

 

4.158 It is 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.  Furthermore, delivery 

of education provision is a ―very special circumstance‖ in terms of the NPPF that 

should be afforded considerable weight.  

 

14.  Following enactment of Section 43 of the Localism Act 2011, are there any 

financial considerations that are material in the decision making?  

4.159 The Localism Act 2011 received Royal Assent on 15th November 2011.  Section 143 

of the Act, which amends Section 70(2) of the Town and Country Planning Act 1990 

introduced ―local financial considerations‖ as a matter which a local planning 
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 authority must have regard to when determining planning applications.  With regard 

to the planning application the development will deliver a range of financial benefits: 

 

a. Section 106 contributions – the draft Heads of Terms are listed earlier in this 

statement.  Potentially there here will be ―planning gain‖ relating to such 

issues as: 

 

1. Education 

2. Affordable housing 

3. Medical facilities 

4. Off site highway works & Integrated Transport contribution 

 

b. New Homes Bonus – using the DCLG calculator it is estimated that the 

development will generate over £6m of New Homes Bonus monies.  This will 

be paid directly to Broxtowe Borough Council and Nottinghamshire County 

Council.  Furthermore the money will be recycled into the local economy.  

 

c.  Development Value – the proposal represents a multi million pound 

investment in the local economy.  Peveril Homes is a locally based company 

who use local labour, contractors and suppliers.  Once houses are occupied 

there will be a multiplier effect for local businesses such as suppliers of 

carpets, curtains, white goods, garden furniture etc.  This will add a further 

amount into the local economy.  

 

4.160 Financial matters should be taken into consideration in the determination of the 

planning application.  The development will inject significant funding into the local 

economy both directly and indirectly.  The New Homes Bonus, in particular, will 

deliver a large fund for the Council to invest in the immediate locality of the site.  

 

4.161 This Section of the Statement has carefully assessed the proposal against the main 

material considerations.  The Toton site is not only appropriate for this residential led 

mixed use development but is also the best site.  It is highly sustainable and 

compliant with the NPPF for a number of reasons: 
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 a. The Local Plan policies with regard to the delivery of housing are senescent and 

the emerging Corte Strategy is likely to be found unsound. 

b. Development would accord with the three dimensions and twelve core principles 

of sustainable development (paras 7 and 17) and the policies within the NPPF 

c. There are a number of ―very special circumstances‖ which carry sufficient weight 

individually and cumulatively to outweigh the general presumption against 

inappropriate development in the green belt.  There is no other harm to the 

Green Belt.  

d. There will be no significant adverse impact in visual and landscape terms.  

e. The Council does not have a 5 year supply of deliverable housing site and is 

proposing a housing trajectory that shows a very significant under provision until 

the end of the plan period.  The Toton site can deliver housing in 2013 and 

ensure early supply. 

f. The Toton scheme will deliver extensive social and economic benefits – 

affordable housing, education space, medical facilities, employment etc. 

g. There is no adverse impact on residential amenity. 

h. Significant off site highway improvements will relieve the current problems on 

Toton Lane. 

i. The scheme will deliver financial benefits. 

 

4.162 The proposal represents sustainable development on a Green Belt site where ―very 

special circumstances‖ exist to warrant its approval.  Any adverse impacts of the 

development would not significantly and demonstrably outweigh the benefits 

outlined in this statement 
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SECTION 5: ALTERNATIVE SITES ASSESSMENT 

5.1 The Aligned Core Strategy has been under preparation since 2008.  The Tribal report 

was published in 2008 and the Aligned Core Strategy Issues and Options 

Consultation in 2009.  The full chronology is as follows: 

 

1. Tribal Urban Study report – June 2008. 

2. Regional Spatial Strategy adopted March 2009. 

3. Aligned Core Strategy Issues and Options –June 2009. 

4. Aligned Core Strategy Options for Consultation – February 2010. 

5. Strategic Housing Allocations – July 2011. 

6. Housing Position Paper – July 2011. 

 

5.2 These consultation documents have set out the Council‘s vision for the Borough and 

have all acknowledged that Green Belt release, to meet local needs, was inevitable. 

 

5.3 The concept of Sustainable Urban Extensions was fully developed in the Tribal report 

(2008) where a number of potential sites were identified, examined, sieved and 

reduced down to a smaller group of potential development sites.  Over the past four 

years five sites have been identified by the Council as potential Sustainable Urban 

Extensions: 

 

1. Toton. 

2. North of Stapleford (Field Farm and east of Field Farm). 

3. West of Coventry Lane. 

4. West of Bilborough Road. 

5. West of Woodhouse Way. 

 

These are located on Figure 5. 

 

5.4 SHLAA submissions were made for each site and Broxtowe Borough Council has 

recently reviewed and republished the results.   
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 1. Toton – site 131 – site adjacent to the NET with substantial transport benefits.  

Forms part of a narrow Green Belt gap.  Some open land could be retained to the 

north.  Power lines will need to be re-routed.  Toton is a strong housing market.  

There are no known constraints to development. 

 

2. North of Stapleford – sites 108, 123 and 356 – an application has now been 

received for Field Farm.  More comprehensive development may be able to take 

place.  This is a weak housing market.  There are no known constraints.  

 

3. West of Coventry Lane – site 104 – this forms part of the Tribal site H2 where 

some development may be appropriate.  There would need to be a residential-led 

mixed development.  Strong housing market.  

 

4. West of Bilborough Road – sites 178 and 298 – it concluded that this was part of 

site H2 identified by Tribal.  It may be suitable as part of a wider release of 

Green Belt.  Moderate housing market.  

 

5. West of Woodhouse Way – site 107 – the site was previously considered for 

employment development in the previous Local Plan where the Inspector 

concluded it would represent major encroachment and increase coalescence.  

The site was considered unsuitable by Tribal due to coalescence. Moderate 

housing market 

 

5.5 The sites were the subject of public consultation in February 2010 and the results of 

the exercise in terms of numbers of representations received are shown in the table 

below. 

 

Table 21 – Potential Sites - Public Response to February 2010 consultation.   

 Objection Nos. Objection % Support Nos. Support % Total 

Toton 176 58% 127 42% 303 

North of 

Stapleford 

61 89% 7 11% 68 

Coventry Lane 53 94% 3 6% 56 

Bilborough Road 62 78% 18 22% 80 

Woodhouse Way 15 63% 9 37% 24 
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This demonstrates, in percentage terms, that there was more support for the Toton 

site than any other of the options. 

 

5.6 The July 2011 report to Cabinet at Appendix 4 assessed the merits of each of the 

five sites and the conclusions were: 

 

1. Toton 

 

 Capacity 800 dwellings.  

 Opportunities for sustainable transport.  

 Coalescence concerns but ―less clear cut than elsewhere, tips the balance 

narrowly towards development‖ (my emphasis).  

 Access can be achieved.  

 10-15 minute walk to parade of shops.  

 No ownership problems.  

 Site adjacent to an area of high housing need and as indicated in the 

Strategic Housing Market Assessment.  

 Site immediately adjacent the NET extension. 

 

2. Land at Field Farm, North of Stapleford 

 

 450 dwellings. 

 Tribal – no issues of coalescence or sprawl. 

 Previously identified in the 2004 Local Plan Examination. 

 No ownership issues. 

 5 minute walk to bus stop. 

 10—15 minute walk to parade of shops. 

 

3. West of Coventry Lane 

 

 Over 1,000 houses. 

 70% greenfield. 

 Tribal – no issues of coalescence or sprawl. 
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  Local Plan Inquiry 2004 – encroachment into Green Belt, lack of 

defensible boundaries, sites should not be developed. 

 5 minutes to bus stop. 

 10-15 minutes to district centre. 

 

4. West of Bilborough Road 

 

 Over 1,000 houses. 

 Tribal – no issue of coalescence or sprawl. 

 Landscape setting appears to allow development. 

 Mature landscape adjacent. 

 Site adjacent and weak housing market area. 

 Several landowners. 

 5 minute walk to bus stop. 

 10-15 minute walk to a small parade of shops. 

 No tram stop within 20 minute walk. 

 

5. Land West of Woodhouse Way 

 

 300 dwellings. 

 Tribal concluded the site to be unsuitable. 

 Local Plan Inspector concluded that this area to be sensitive Green Belt. 

 All Grade 2 agricultural land. 

 Motorway noise. 

 Adjacent to a moderate housing market. 

 A number of private owners. 

 15 minutes from a bus stop. 

 10-15 minute walk from a small parade of shops. 

 20 minute walk to tram stop. 

 

5.7 The draft Sustainability Appraisal has been considered earlier in this statement and 

whilst there are strong reservations about the Council‘s scoring method it does 

demonstrate that Toton and Field Farm are considerably more sustainable than the 

other three sites; west of Woodhouse Way scores particularly poorly.  Toton is the 

highest scoring site. 
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 Accession Analysis 

5.8 Sustainability comprises many components.  The need to encourage people to use 

non-car modes of transport and to reduce journeys is a very key component.  The 

National Planning Policy Framework encourages mixed use developments to help 

reduce the number and length of car trips and encourages the use of public 

transport.  To this end Signet planning has examined the transport sustainability of 

the Toton site together with the other identified sites using Accession modelling. 

 

5.9 Accession is a software programme endorsed by the Government and designed by 

the Department of Transport as a particular tool to measure public transport 

accessibility. 

 

5.10 The full methodology and results are enclosed in Appendix 4.  The methodology is 

based on assessing accessibility to a number of key destinations for each of the 

potential sites.  As land at Field Farm is now the subject of a formal planning 

application the ―north of Stapleford‖ area has been sub-divided into Field Farm and 

east of Field Farm. 

 

5.11 Following consideration of a range of alternatives a number of key destinations have 

been identified which are as follows: 

 

1. Beeston town centre. 

2. Boots. 

3. Nottingham University. 

4. Queens Medical Centre. 

5. NG2. 

6. Nottingham Railway Station. 

7. Nottingham City Centre. 

 

5.12 The methodology takes account of walking and waiting times and public transport 

timetables during the am peak.  The results of the analysis are indicated in the table 

overleaf. 
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Table 21 – Accession Analysis Site Scores  

SITE DESTINATION  

 Beeston Town 

Centre 

Boots 

Site 

Nottingham 

University 

QMC Ng2 Railway 

Station 

Nottingham 

City Centre 

Cumulative 

Score 

         

1. Toton 1 1 1 1 1 1 2 8 

2. Field Farm 5 5 3 3 5 4 6 31 

3. East of Field 

Farm 

4 4 2 2 4 3 5 24 

4. West of 

Coventry Lane 

3 3 5 6 3 6 4 30 

5. West of 

Bilborough Road 

2 2 4 4 2 5 3 22 

6. West of 

Woodhouse Way 

6 6 6 5 6 2 1 32 
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 5.13 This demonstrates that Toton is by far the most accessible to the main destinations.  

There is a considerable margin between the Toton score (8) and the next most 

accessible site - West of Bilborough Road (22).  Field Farm, which is the subject of  

5.14 the current application, scores 31, west of Woodhouse Way scores 32 and land west 

of Coventry Lane 30.  This demonstrates how inaccessible they are and how 

unsustainable development would be in such locations.  With regard to Field Farm it 

highlights the need for the Council to re-assess its insistence on over-reliance on the 

previous Local Plan Inspector‘s report regarding this site; sustainability credentials 

have changed significantly in the intervening period. 
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5.15 Toton is ranked highest for six of the seven destinations and for the seventh 

destination – the city centre – it is ranked second.  The table clearly demonstrates 

the significant advantage that the development of Toton has in terms of accessibility 

to essential services and particularly the district centre of Beeston, major employers, 

transport interchanges such as the railway station and the retail and leisure facilities 

in the city centre.  No other site is as accessible as the Toton site. 

 

5.16 The Council invited the promoters of the five sites to make a presentation to the 

Council on 22 March 2012.  The Toton site is the only mixed use development put 

forward, all other sites, save for a small convenience store on Woodhouse Way, were 

entirely residential in nature.  Toton is more than a residential development; it has a 

wide range of every day uses and on-site employment provision.  The National 

Planning Policy Framework at paragraph 38 promotes mixed use development on 

large sites such as is required in Broxtowe so as to provide opportunities to 

undertake day to day activities including work on site.  Only Toton achieves this 

objective. 

 

5.17 This brief assessment of the identified strategic sites has demonstrated that Toton is 

the most sustainable site to locate development for the following reasons: 

 

1. The Council has acknowledged in its report to Cabinet of July 2011 that Toton 

has ―very significant advantages of sustainable transport links to the 

tram…  The site is therefore best placed of the five competing sites to 

take the maximum benefit of the tram‖.  
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―It is therefore considered that there is the strongest case to allocate 

Toton in additional to Field Farm due to, on balance, lesser impact on 

the openness and purposes of including land in the Green Belt than 

other competing sites and especially on sustainable transport grounds 

being in close proximity to the plan”.  

 

2. Toton is the only mixed use development providing such day to day services as 

employment, convenience store, medical facilities, community facilities, new 

primary school and extension to the George Spencer Academy.  It is NPPF 

paragraph 38 compliant.  

 

3. Toton, unlike most of the other sites, is located within a ―strong housing 

market‖;  the Council is responsible for allocating sufficient land in the right 

place to support growth and innovation.  Furthermore, a number of historic 

allocations have remained undeveloped simply because they have been allocated 

in weak housing market areas.  Toton provides an ideal sustainable site within a 

strong housing market area.  

 

4. The Sustainability Assessment demonstrates that Toton is the most sustainable 

Green Belt option and save for Field Farm scores considerably higher than the 

other competing sites.  

 

5. The Accession modelling clearly demonstrates the sustainable credentials of the 

site.  It scores highest on accessibility to all destinations save for one where it is 

the second highest scorer.  The majority of sites score poorly.  The need to 

promote Public Transport and encourage the use of non-car modes of transport 

and to shorten journeys is a fundamental principle within the NPPF and to 

deliver the objectives of the emerging Core Strategy.  The Accession modelling 

results clearly demonstrate that approval of many of the other competing sites 

would not achieve these objectives and would result in significantly higher car 

movements than those associated with Toton.  It is already clear from our 

transport analysis that the Toton site will generate at least 12% less vehicular 

movements than any other comparable site due to its proximity to the NET 

terminus. 
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5.17 Of the alternative sites identified by the Tribal Report, the Council and potential 

developers it is concluded that Toton is a very sustainable option. This is supported 

by a the statements in Council documents identified in this section of the Planning 

Statement, the Tribal Report and in particular the Accession Analysis commissioned 

by the applicant.   
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SECTION 6: SUMMARY AND CONCLUSIONS 

6.1 The application by Peveril Homes and UKPP (Toton) Limited seeks to delivery 

housing and jobs on a 41 hectare highly sustainable site on the edge of the Principal 

Urban Area within Broxtowe Borough.  

 

6.2 Policies in the Development Plan, which still comprises the East Midlands RSS and 

the Broxtowe Local Plan, with regard to housing delivery are senescent.  The 

emerging Aligned Core Strategy is unsound for reasons outlined in this Statement. A 

"constrained" approach to housing delivery will not meet the objectively assessed 

needs of the Borough. To significantly  boost the supply of housing and so meet the 

requirements of the NPPF the Council needs to take a positive approach to 

sustainable development  

 

6.3 The site is located in the green belt and it is acknowledged that the proposal 

represents inappropriate development which by definition is harmful to the green 

belt.   

 

6.4 However, it is considered that "very special circumstances" exist to warrant its 

approval.  This statement has demonstrated that such exist and are: 

 

i. The current Development Plan will not deliver housing to meet identified needs. 

 

ii. The Council does not have a 5 year supply of deliverable viable housing sites.  

Hence, it is not able to demonstrate a 5 year plus 5% or 5 year + 20% supply to 

significant boost housing supply.  The proposed housing trajectory will not 

deliver a 5 year supply; the ACS is dependent on sites being delivered towards 

the end of the Plan period.  The availability and deliverability of those sites is at 

best uncertain. Toton is deliverable now and would deliver houses within the 

first 5 years in a very sustainable manner.   

 

iii. The Aligned Core Strategy consultation underestimates the quantum of housing 

needed to meet the objectively assessed needs whilst recognising that green 

belt release is inevitable.  The Council has resolved not to review the Green Belt 
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 boundaries as an integral part of the ACS but to defer to a subsequent 

document.  Even just taking account of the Council‘s housing numbers there is a 

requirement for at least 1400 additional dwellings in the green belt; it is 

considered that figure will be much higher.   

 

iv. The Tribal Report and subsequent officer reports have confirmed that the Toton 

site does not make a significant contribution to the strategic attributes of the 

green belt around Nottingham.  Its loss to development would not adversely 

impact the 5 purposes of including land in the green belt.  The A52, Toton Lane 

and Toton Sidings provide defensible boundaries.  

 

v. It is understood that the Toton scheme is the only genuine mixed use green belt 

scheme before the Council.  It mixed use nature in such close proximity to the 

NET terminus accords with policy advice in paragraphs 34, 37, and 38 of the 

NPPF. 

 

vi. There has been a failure to co-operate with Rushcliffe Borough in determining 

the distribution of housing across the HMA.  This could result in further housing 

need in Broxtowe. 

 

vii. There is a severe shortage of affordable housing in Broxtowe; Nottingham 

Community Housing Association recognise this need and the part the 

development could play in helping meet need.  Delivery of affordable housing is 

very constrained; the site provides for 30% affordable with on site provision and 

off site contribution. 

 

viii. Toton is the most sustainable green belt site and this is acknowledged in the 

Sustainability Appraisal and in officer reports.  The mixed use nature of the 

development emphasises this.  The Accession modelling demonstrates that the 

site is significantly more sustainable than any of the alternative sites. 

 

ix. The proposal will generate a number of community benefits: 

 

a. New Primary School. 



 

157 

 

 

 b. Additional Secondary School space over and above that required to serve the 

development and the resultant improved education offer to the broader 

community.   This will also incorporate a ―creative arts space‖ to act as a 

community hub. 

c. Employment – up to 380 jobs plus education jobs. 

d. A medical plot to serve the existing and new residents.  

e. A community plot to strengthen the social capital of he area.  

f. A site in a strong housing market area adjacent a highly popular school and 

the NET terminus.  

g. Removal of overhead electricity lines and pylon. 

h. Whilst the number of houses has been reduced from 1,000 to 775 the off site 

highway improvements have not been commensurately diluted; hence there 

is betterment. 

i. Improvements to Bardills Island to improve the free flow of traffic 

j. Re-instatement of the No 17 bus service giving improved connectivity for 

existing and new residents. 

k. Additional highways improvements on Stapleford Lane to ease flows, increase 

capacity and facilitate better access off the Banks Road estate. 

 

6.5 It is considered that these represent ―very special circumstances‖ that support 

inappropriate development in the green belt.   

 

6.6 Furthermore, the proposal will not result in any other harm and that any adverse 

impacts would not significantly and demonstrably outweigh the undoubted benefits 

of the development. 

 

6.7 The proposal satisfies each of the three dimensions (paragraph 7 NPPF) and 12 core 

principles (Paragraph 17 of NPPF) of sustainable development.  The site is regarded 

as being the most sustainable of the alternative Sustainable Urban Extensions.  It is 

well located 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 is transport through the site.  The mix 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.  
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 6.8 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.  

 

6.9 There is a presumption in favour of sustainable development and notwithstanding 

the site‘s green belt location and having taken account of the senescence of the 

Development Plan policies and the unsoundness of the emerging Aligned Core 

Strategy and the ―very special circumstances‖ it is considered that the proposal 

accords with policy as expressed in paragraph 14 of the NPPF.   

 

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

submission and the accompanying Design & Access Statement.  The scheme will be 

fully inclusive with a quantum of affordable housing of various tenures and sizes to 

meet local needs. 

 

6.11 There will be no adverse impacts on residential amenity.  Only a small number of 

residential properties border the site and garden extensions will be offered to those 

residents to enhance their amenity.  Bungalows have also been introduced along that 

boundary and the density reduced.  The pylon and overhead cables will also be 

removed.  

 

6.12 An extensive public consultation exercise has been undertaken and comments acted 

upon and the scheme amended.  House numbers have been reduced from 1,000 to 

775, improved off site highway works agreed, additional education space provided 

and green infrastructure improved.  A high quality scheme evolved that is viable and 

deliverable. 

 

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

education benefits in conjunction with the 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.   

 

6.14 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 



 

159 

 

 

 been submitted with the application that shows an east to west progression across 

the site.   Both accesses will be constructed in the early phase with the first houses 

ready for occupation in 2013 just ahead of the NET opening.  By late 2014 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 

build 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.  

 

6.15 Overall it is considered that this mixed use development will deliver much needed 

market and affordable housing and the essential elements needed for everyday living 

on the most sustainable site in the Borough.  It accords with the National Planning 

Policy Framework and the Council is asked to support it and issue planning 

permission.  
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Figure 1:  Site Location Plan 
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Figure 2 – Illustrative Master Plan 
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Figure 3:  Illustrative Phasing Plan 
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Figure 4:  Broxtowe Housing Trajectory (ACS June 2012) 
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Figure 5:  Alternative Sites 
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Appendix 1:  Correspondence from Hamer Associates  
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Appendix 2:  Accession Analysis 
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Appendix 3:  Letter from Robert Ellis 
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Appendix 4:  Letter from Nottingham Community Housing Association 
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