
 
LAND WEST OF TOTON LANE  
NCC AND HA BRIEFING NOTE 

 
Background 
 
BWB Consulting have previously prepared a Scoping Study and Transport 
Assessment for development of the above site.  The Scoping Study was submitted to 
the Highways Agency (HA) and Nottinghamshire County Council (NCC) on 11 
November 2009.  The report was agreed by the HA on 30 November 2009.  The HA 
agreed the person trip rates, trip distribution and assignment, assessment year, 
modal split and study area. 
 
NCC also provided their comments on the Scoping Study on 30 November 2009.  
NCC deferred agreement of the trip generation and modal split to the HA.  However 
NCC stated that assessment of the development impacts should be undertaken 
using the Nottingham Housing Area (HMA) model. 
 
Timescales and the process for using the HMA model were therefore explored and 
reported back to the Client.  At the time it was considered by the Client that to fully 
engage in the modelling process would lead to an unacceptable delay in submission 
of the planning application for the development.  A TA report was therefore prepared 
following the methodology agreed with the HA. 
 
The TA was submitted to the HA and NCC for pre-application consultation in March 
2010.  The TA examined the impact of 1000 residential dwellings at the site, along 
with some employment, retail and leisure uses. 
 
Comments were received from the HA on the pre-application TA in June 2010.  No 
comments were received from NCC at the time.  Although following recent enquires 
NCC supplied their comments in April 2011 (originally prepared in May 2010). 
 
Within their comments NCC restate that the TA does not accord with the Nottingham 
HMA modelling protocal which requires the transport impacts of all major 
developments to be examined using the Nottingham HMA model.  Therefore they 
consider that the TA is incomplete and insufficient to support a planning application.   
 
Core Strategy Consultation 
 
More recently, as part of the Broxtowe Aligned Core Strategy, Broxtowe Borough 
Council (BBC) together with the councils of Erewash, Gedling and Nottingham City 
have collectively published a 'Housing Provision Position Paper' to present the review 
of the Government's Household Projections and to set out the thinking on housing 
provision.  
 
BBC have also consulted on the inclusion of strategic sites for allocation in the Core 
Strategy and broad locations of future housing growth.  Their web site identifies the 
Toton site as one of the Council's preferred sites to be allocated in the Core Strategy.  
 
In view of the above the Client intends to submit a planning application for a 
residential led mixed use development at the site in the early part of 2012.  The 
proposed development schedule is very similar to that examined in the previous TA 
work, however the number of residential units has reduced to 825 dwellings and 
there is now the requirement for inclusion of a primary school (175 pupils).  The 
development proposals are as follows: 
 



 
• 825 residential dwellings 
• 380sqm GFA convenience store 
• 2 x 95sqm GFA retail units 
• 2,800sqm GFA B1 
• 2,925sqm GFA pub/restaurant with 80 bed hotel attached  
• Primary school (175 pupils) 

 
A sensitivity test will also be undertaken in which the proposed site access and off-
site highway works proposed at Bardills Island will be design to accommodate a 
development of up to 1000 dwellings.  This will ensure that there is headroom at 
these junctions to allow for potential future development at the Toton Sidings site. 
 
In order to satisfy NCC’s requirements it is now proposed that the planning 
application will be supported by a TA based on output from modelling the site within 
the Greater Nottingham Transport Model, in accordance with the Nottingham HMA 
modelling protocal. 
 
Greater Nottingham Transport Modal (GNTM) 
 
BWB met with MVA Consulting to discuss the modelling requirements.  MVA have 
defined the modelling work as a three stage process: 
 

• Stage 1: Define the Area of Influence 
• Stage 2: Local area validation exercise 
• Stage 3: Future year scenario testing 

 
MVA have advised that the first stage is designed to give a broad indication of the 
potential transport impacts, define an area of influence, and identify a data collection 
programme for the local validation stage to be agreed with the HA and NCC as 
highway authorities.   
 
Following MVA’s advice BWB have commissioned MVA to undertake Stage 1 of the 
HMA modelling work.  The results are expected back shortly.   
 
Prior to commissioning Stages 2 and 3 of the modelling work, it will be necessary to 
agree a number of modelling inputs with NCC and the HA.  These include: 
 

• The person trips rates for the propsoed uses  
• The modal split for pedestrian and cycle trips (as these are not included with 

MVA’s model) 
• The committed development and infrastructure schemes to be modelled 

within the reference case and development case scenarios 
 

Person trip rates 
 
With respect to item 1 MVA have provided a Technical Note that they prepared for a 
previous development.  The note includes the person trips rates they propose to use 
for the Toton site.  Their note is enclosed at Appendix A.  MVA propose that these 
person trip rates are adopted for the propsoed development uses. 
 
The person trip rates provided by MVA appear reasonable, with the exception of 
those proposed for the pub/restaurant/hotel use.  This use would be a ‘Premiere Inn’ 
style hotel, with associated ‘Beef Eater’ style restaurant, or similar.  On this basis the 
trip rates provided by MVA for the pub/restaurant appear high in comparison to those 



 
in the ‘Hotel, food and drink – pub/restaurant and hotel’ category of the TRICS 
database. 
 
It is therefore proposed that the trip rates previously agreed as part of the Scoping 
Study and TA for the pub/restaurant/hotel are reused.  These are as follows: 

• 0800 to 0900 hours 0.41 arrive       1.27 depart 1.68 two-way 
• 1700 to 1800 hours 2.29 arrive       0.62 depart 2.91 two-way 
• Daily   14.09 arrive       11.28 depart 25.37 two-way 

 
It will also be necessary to agree the intra-site trips for the mix of uses proposed. 
 
Modal Split 
 
MVA have advised that the levels of bus, rail and NET based public transport and 
car/HGV usage will be derived by the demand model element of the overall transport 
model.  However the model does not automatically include for external cycle and 
pedestrian trips which will have to be taken into account manually through reduction 
in the external person trips associated with the development that is assumed in the 
model.   
 
It is therefore proposed to again use the modal split information for pedestrian and 
cycle trips already agreed as part of the Scoping Study and TA for each of the 
development uses.  These are summarised at the below table. 
 

 

Residential Convenien
ce store Retail units B1 use Pub/restau

rant/hotel 

Average 
by trip 

across the 
site 

Cycle 6.0% 5.0% 0.4% 8.1% 0.0% 5.4% 

Pedestrian 15.0% 29.4% 32.9% 12.1% 1.8% 17.0% 

 
 
The only use not accounted for is the primary school (because this was not proposed 
at the time).  However given that this use would be expected to have a high intra site 
trip component this will not be particularly sensitive and hence it is proposed to use 
the average modal split figures across the site for the primary school. 
 
Committed development and infrastructure schemes 
 
In their letter dated 3 October 2011 MVA set out their proposed assumptions for the 
committed development and infrastructure schemes to be included within the 
reference and development case modelling.  This is included at Appendix B for 
agreement by NCC and the HA. 
 
BWB Consulting Ltd 
25/10/2011 
SD 
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Transport Assumptions 1 

Technical Note 

Project Title: Toton Stapleford 

MVA Project Number: TBC 

Subject: Transport Assumptions  

Note Number: TN001 Version: 6 

Date: May 2010 

 

1 Trip Generations 

1.1 The predicted trip generation from the proposed development have been derived from the 

TRICS database version 2009(b). The transport model requires overall person external trip 

generation levels for the development for the AM peak times (0800 to 0900) and PM (1700 to 

1800) hours.   

1.2 A summary of the total person trip rates and trip generation for each of the identified land uses 

is provided in Table 2. This does not take account of intra-site and pass-by which will be 

detailed later in this note. The base assessments will utilise the average trip rates for the 

residential element of the site , however, a sensitivity test using the 85th percentile rates may 

be requested. The detailed TRICS outputs are provided in Appendix A. 

Table 2: Summary of Trip Rates and Trip Generation by Land Use – Total People 

Trip Rates Person Generation 

AM Peak PM Peak AM Peak PM Peak 

Land Use Magnitude 

In Out In Out In Out In Out 

Residential 85% 3,000 Units 0.235 1.471 0.864 0.543     

Residential Average 3,000 Units 0.24 0.85 0.66 0.44 720 2,550 1,980 1,320 

B1 Employment 42,000 Sqm 2.12 0.23 0.21 1.60 890 97 88 672 

B2 Employment 27,000 Sqm 0.40 0.08 0.05 0.35 108 22 14 95 

B8 Employment 27,000 Sqm 0.09 0.04 0.05 0.13 24 11 14 35 

Primary Education 600 Pupils 1.28 0.26 0.03 0.05 768 156 18 30 

Food Retail 2,787 Sqm 5.44 3.56 10.71 11.07 152 99 298 308 

Non-Food Retail 2,323 Sqm 0.72 0.30 2.35 3.60 17 7 55 84 
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Café/Restaurant/Bar 1,672 Sqm 0.00 0.00 12.43 6.06 0 0 208 101 

Health Centre – GP 

Surgery 

1,000 Sqm 5.99 2.56 4.14 5.80 59 26 41 58 

Community Uses 2,500 Sqm More information needed on the community uses envisages 

Total Generations 2,738 2,968 2,716 2,703 

 

1.3 Should the levels of residential development be significantly reduced then it is assumed that the 

number of school places on the site will reduce accordingly as the relationship between numbers 

of house and school pupils is believed to be at the upper limit for this type of development. 

2 Intra-site and Pass-by Trip Assumptions 

2.1 The levels of interaction between the various land uses within the site will vary significantly 

depending on the development type. These interactions will be predominantly associated with 

trips between the residential element and other uses, although there may be some minor 

interaction between the other elements of the site.  

2.2 Pass-by trips are generally associated with retail trips and are trips that would already be on the 

local network in the vicinity of the site that will divert from their journey to access the site. As 

the routes around the site are generally low volume rural routes this element will be very 

limited and therefore we do not propose to include reductions in the overall generation for pass-

by movements. 

2.3 Details of the assumed intra-site percentages for each of the land uses are provided in Table 3. 

This assumes that all the interactions are between the residential element of the scheme and 

the other uses. This also takes account of the potential for some of these trips to be linked trips 

which then proceed out of the site (ie home-child’s school-work).  
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Table 3: Summary of Intra-Site Trips 

Intra-site Percentages Intra-site Trips 

AM Peak PM Peak AM Peak PM Peak 

Land Use Magnitude 

In Out In Out In Out In Out 

Residential 3000 Units Based on other land uses 239 958 481 470 

 

B1 Employment 42,000 Sqm 10% 0% 0% 10% 89 0 0 67 

B2 Employment 27,000 Sqm 10% 0% 0% 10% 11 0 0 10 

B8 Employment 27,000 Sqm 10% 0% 0% 10% 2 1 1 4 

Primary Education 600 Pupils 90% 90% 20% 20% 691 140 4 6 

Food Retail 2,787 Sqm 80% 80% 80% 80% 122 79 238 246 

Non-Food Retail 2,323 Sqm 10% 10% 20% 20% 2 1 11 17 

Café/Restaurant/Bar 1,672 Sqm 90% 90% 90% 90% 0 0 187 90 

Health Centre – GP 

Surgery 

1,000 Sqm 70% 70% 70% 70% 41 18 29 41 

Local Centre 2,500 Sqm More information needed on the community uses envisages 

Total Intra-site (Non-residential) 958 239 470 481 

Total Intra-site (including residential) 1,197 1,197 951 951 

Overall External trips generated 1,541 1,771 1,765 1,752 
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2.4 This assumes the onsite infrastructure and the development implementation will be phased in 

such a way to ensure a high level of interaction is possible within the development. 

3 External Trip Distributions 

3.1 The model will derive the trip distributions of the site based on a gravity type approach that 

takes account of the attractiveness of various areas based on existing surveys and the 

accessibility of these areas in terms of mode and levels of congestion, journey times.  

3.2 During the modelling exercise we will produce network plots which will identify the distribution 

of movements to and from the site and ensure that this is generally representative of the 

expected percentage distribution for this type of site. 

4 Modal Splits 

4.1 The levels of bus, rail and NET based public transport and car/HGV usage will be derived by the 

demand model element of the overall transport model. This is based of the relative costs of 

undertaking the journey by each of these individual modes. A combination of modes using park 

and ride will also be assessed. 

4.2 However, the model does not automatically include for external cycle and pedestrian trips which 

will have to be taken into account manually through a reduction in the external person trips 

associated with the development that is assumed within the model. To ensure that these trips 

are included in the assessment, we proposed to identify the areas within walking/cycling 

distance of the site and reduce these trips as a proxy for the pedestrian/cycle mode share. The 

level of this reduction will depend on the linkages between these areas and the likelihood of the 

use of walk and cycle modes for that particular journey. A range of 1% to 5% mode share for 

the identified journeys is likely to be assumed. 

5 Vehicle Occupancy Levels 

5.1 The vehicle occupancy levels used in the model have been derived from national government 

standards (WebTAG). These vary by year and take account of national trends in overall vehicle 

occupancy levels. 
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