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PREFACE 

 

This updated Planning Support Statement has been prepared in response to a number of 

changes to the original planning application submitted in September 2012 

(5/12/00585/OUT), the amendments submitted on 11th April 2013 and September 2013 and 

to local/national planning policy namely: 

1. The revocation of the Regional Spatial Strategy  

2. Identification of Toton as the HS2 Hub for the East Midlands. 

2. Aligned Core Strategy Examination and Inspector's letter 

3. Adoption of the Broxtowe Aligned Core Strategy Part 1 which includes provision of 

the Toton Strategic Location for Growth. The application site lies within the identified 

area. 

5. The legal challenge to the Aligned Core Strategy. 

6. Design Review conducted by OPUN 

 

Changes to the original and amended application submission relate to: 

1. Reduction in the red line planning application site boundary from 41.38 ha to 31.35 ha.  

The western boundary of the revised application site is now located further east away 

from Toton Sidings.  This will enable further consideration of this "residual" land as the 

HS2 Hub station scheme evolves.  It is anticipated that this "residual area” will be 

developed for a range of uses that maximise the economic benefits to the area of the 

HS2 Station Hub.  Potential uses include but are not limited to: 

 Employment 

 Academic  

 Leisure 

 Entertainment 

 Hotel 



 

 

 

 

 
The residual area is considered further in Section 5 of this statement and the Design and 

Access Statement. 

2. Reduction in housing numbers from 795 to 650 and now to 500. 

3. Strengthening of the central green corridor.   

4. Improved use of Public Open Space to the east of the tram route for more formalised 

activities and more naturalised bio diversity enhancement to the attenuation area to the 

west. 

5. Green corridor along the southern boundary of the site with a small element of housing 

adjacent the site entrance. 

6. Public open space covering 11.12 hectares  

7. The relocation of the twin track tram route (NET Stop to HS2 Hub) to the northern edge 

of the public open space before crossing south.  Potential tram stop along the route.  

Tram will use highways wherever possible. 

8. Potential for a bus only link through the development to the HS2 station 

9. Deletion of one of the two left turn lanes out of the site onto Toton Lane. 

10. Re-configuration and relocation of the "Local Centre"; this involves the re-routing of the 

road and uses within the "Local Centre".  

11. 80 bed care facility relocated adjacent the "Local Centre". 

12. School site relocated to the "Local Centre" 

13. Deletion of the change of use from agriculture to domestic curtilage. 

14. Deletion of the Hotel. 

15. Reservation of land for access to the HS2 hub – now outside of the revised red line 

boundary. 

16. Deletion of the Offices (B1(a)) 

17. Retention of Bessel Lane Farm.   

18. Sustainable drainage system capacity increased. 

 



 

 

 

 

 
In response to the revised site boundary, masterplan and development mix, Volume 1 of the 

Environmental Statement has been comprehensively updated and reissued, with the 

following supporting documentation included in Volume 2 of the Environmental Statement 

also being updated: 

 Flood Risk Assessment  

 Archaeological Desk Based Assessment  

 Ecological Technical Appendices 

 Air Quality and Dust (and Odour) Technical Appendices 

 Noise Technical Appendices 

 Transport Assessment  

 Travel Plan 

 Landscape and Visual Impact Technical Appendices. 

 

The following technical reports, as previously submitted, continue to be included in Volume 2 

of the Environmental Statement: 

 Geo-Environmental Assessment 

 Odour Report. 

 

The following technical reports do not form part of the Environmental Statement, though 

support the planning application and have been updated in accordance with the amended 

scheme: 

 Arboricultural Assessment 

 Soils and Agricultural Land Classification. 

 

A revised Design & Access Statement and Illustrative Master Plan are submitted.  

 

This Statement now considers the revised scheme in the context of revised and emerging 

planning policy 

  



 

 

 

 
SECTION 1: INTRODUCTION AND BACKGROUND TO THE 

APPLICATION 

 

1.1 This statement explains the content of the revised outline scheme submitted on 

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

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

site is shown on Figure 1. 

 

1.2 The revision, which is submitted in outline form, seeks approval for a mixed use 

development incorporating a maximum of 500 dwellings, 380 sq m 

convenience store, 2 No 95 sq m retail outlets, , education floor space 

(Maximum 2,300 sq m), Day Nursery (Maximum 450 sq m), 

pub/restaurant, an 80 bed residential care facility, open space, plot for 

medical surgery (0.04 hectares), plot for community use (0.08 hectares)  

highways, drainage, removal of electricity pylons and overhead cables, 

erection of terminal pylon, demolition of 316 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 SK(90)09 Rev K (annotated) and 5674 SK(90)03 Revision T (not 

annotated), accompany the application and are reproduced in Figures 2 and 3.  The 

additional documents supporting the amended scheme therefore comprise:  

 

a) The statutory amended application forms, certificate and declaration. 

b) Amended red line site location plan Drawing No 5674_GIS045 Rev K.  

c) Illustrative Master Plan, referenced 5674 SK(90)09 Rev K (annotated) and 

5674 SK(90)03 Revision T (not annotated) 

d) Drawing No NTT/301/110-02 P2 - Stapleford Lane/Bardills Island 

Improvement Strategy (Northern Access) (Figure 4) and Drawing No 

NTT/301/110-03 P2 - Stapleford Lane/Bardills Island Improvement Strategy 

(Southern Access) (Figure 5) showing detail of the two access points. 

e) An updated Environmental Statement, which considers the impact in 

environmental terms of the development of the site.  The original application 

was the subject of formal screening and scoping opinions as agreed with 

Broxtowe Borough Council. The amended proposal represents a much smaller 



 

 

 

 development which does not introduce anything fundamentally different to 

the original submission. The amended 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.  

 

f) The Illustrative Masterplan 5674 SK(90)09 Rev K (annotated) and 5674 

SK(90)03 Revision T (not annotated), whilst indicative, are prepared in 

sufficient detail to allow the Council to assess the appropriateness of the 

development concept.  Scale parameters are addressed in the amended 

Design and Access Statement and later in this amended Planning Statement. 

  

g) Amended Design and Access Statement – this sets out the design philosophy 

behind the masterplan and the potential for the “residual land” and has been 

prepared in accordance with Government/CABE publications. 

h) 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 

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

impacts it comprised Environmental Impact development.  Hence an Environmental 

Impact Assessment accompanied the application.  A Scoping Opinion was submitted 

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

 



 

 

 

 1.4 Whilst the revised proposal relate to a much smaller development it is considered 

prudent to treat it as an EIA development.  Hence a revised ES is submitted with the 

revised proposal.  

 

1.5 This statement describes the revised scheme 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 considers 

the "residual land" and Section 6 provides a conclusion.  

 

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

the revised Environmental Statement and the associated Technical Papers, which 

describe the application site in detail and the proposals on the masterplan. 

 



 

 

 

 
SECTION 2: APPLICATION SITE & THE DEVELOPMENT 

PROPOSALS 
 

Application Site 

2.1 The application site covers some 31.35 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 highway works to be completed.  

 

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 

an area of land (9.77 ha) which will be the subject of subsequent proposals that 

respond positively to the potential HS2 Station Hub at Toton.  Beyond that to the 

west are Toton Sidings where the HS2 hub is proposed.  

 

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. 

 

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. Further to the west, beyond the retained land, 

lie Toton Sidings and the existing mainline railway track and proposed HS2 station 

hub. In addition, there is an area of recently cleared ground which lies outside the 

control of the applicants.   

 



 

 

 

 2.6 The site levels fall westwards from Toton Lane / Stapleford Lane; in the centre is a 

bowl.  

 

2.7 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. 

 

2.8 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.  

 

2.9 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.  

 

2.10 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 

the site from Toton Lane to Banks Avenue.  The proposal would involve the loss of 

some Grade 2 and Grade 3a land however it is considered that the overriding need 

for housing outweighs any loss of best and most versatile land on this edge of urban 

area site.  

 

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

The Nottingham Express Transit Phase 2 operates from Toton to the city centre and 

out to Clifton.  Journey time to the City Centre is approximately 30 minutes. 

 

2.12 Toton Sidings is located to the west of the revised application site and beyond the 

“residual land”.  This area is allocated as a "Major Developed Site" within the Green 

Belt in the adopted Broxtowe Local Plan.  It currently accommodates both the 

Nottingham main line rail route but also the rail maintenance depot. 

 



 

 

 

 2.13 In January 2013 the Government announced its preferred HS2 route and stated that 

Toton was the preferred East Midlands hub. Its precise boundaries have yet to be 

defined. 

2.14 An access directly off the A52 is proposed to serve the HS2 hub; the route now lies 

to the west of the reduced red line site boundary.  

 

Application Proposal  

2.15 The components of the development, as revised, are shown on the Illustrative 

Master Plan.  They comprise: 

 

a. Up to 500 dwellings. 

b. 80 bed care facility (Class C2) 

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

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

e. Maximum of total 700 sq m GFA pub/restaurant 

f. Maximum 450 sq m Day Nursery 

g. Maximum of 2,300 sq m Education space 

h. Potential Medical Surgery (0.04 hectares) 

i. Potential Community Plot (0.08 hectares) 

j. Public Open Space 

k. Demolition of 316 Toton Lane.  

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

 

Housing – Market and Affordable 

2.16 Of the overall site area of 31.35 hectares approximately 16.11 hectares net have 

been designated for housing purposes which will contribute a maximum of 500 

dwellings.   

 

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 2% 



 

 

 

 2 bed apartments 2% 

2 bed terrace/semis 18% 

3 bed terrace/semis 17% 

3 bed detached 16% 

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.  They are likely 

to comprise a range from 1, 2 and 3 bedroom dwellings.  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  12% 

2 bed a 63% 

3 bed  25% 

 

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

application. 

 

2.20 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.   

 

2.21 An 80 bed residential care facility (C2 use) will cover approximately 0.55 hectare.  

This is located adjacent the "Local Centre" 

 

Retail and Leisure 

2.22 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 in 



 

 

 

 the revised "Local Centre".  The retail floorspace is proportionate to the scale of the 

development.  The retail site will cover approximately 0.14 hectares.  There is no 

strategic retail floor space. 

 

2.23 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. 

 

2.24 The proposals also include the development of a pub/ restaurant adjacent to the new 

vehicular access into the site from Toton Lane.  The pub/restaurant will cover a 

maximum of 700 sq m in total.   

 

2.25 Operators have not yet been identified and detailed discussions regarding design and 

external appearance will be considered at the Reserved Matters stage. 

 

Education Space & Day Nursery 

2.26 New education space is proposed in the "Local Centre" and close to the George 

Spencer Academy. Specific details will be developed with the Education 

Authority/Academy.  A new access to the existing George Spencer Academy is also 

proposed off the new Spine Road.  The existing school access onto Toton Lane will 

be closed. 

 

2.27 A maximum of 2,300 sq metres of education floorspace will be provided on the site.  

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

 

2.28 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 Council and Academy and it is hoped to develop an Education Master Plan.  

Delivery will be secured via the Section 106 Agreement.  

 

2.29 A Day Nursery (Maximum 450 sq m) is proposed adjacent to the school. 

 



 

 

 

 Public Open Space 

2.30 Approximately 11.12 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.  

 

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

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

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.   

 

2.32 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. 

 

2.33 A narrow buffer is also retained along the Toton Lane/Stapleford Lane frontage.  

Where possible the Lime trees will be retained and supplemented.  

 

2.34 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.  

 

2.35 The central green infrastructure is extensive and will provide a green lung through 

the site linking the existing public footpath in the south west to Toton Lane.  There 

will be two distinct areas: 

 Land east of the potential tram route will be for a range of more formalised 

uses. 

 Land west of the tram route will be more naturalised and seek to enhance bio 

diversity around the attenuation areas.  

 



 

 

 

 2.36 A further green buffer is proposed along the southern boundary.  It is anticipated 

that this will be very natural in its end form and provide for informal waking and 

horse riding.  Additional landscaping will be introduced.  

 

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

south of the electricity sub station.  

 

2.38 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.  

 

Medical Surgery & Community Plot 

2.39 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.  

 

2.40 The Medical surgery is located adjacent to the convenience store and across the road 

from the education space and nursery.  The site covers approximately 0.04 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.  

 

2.41 The “Community Plot” (0.08 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.  

 

Development Mix 

2.42 Hence the overall development mix is shown below.  

Table 3 – Development Mix 

Use Area (ha) Percentage 

Residential 16.11 51.4 

Public Open Space 11.12 35.5 

Education 1.0 3.3 



 

 

 

 Pub/Restaurant 0.2 0.6 

Strategic Infrastructure 1.45 4.7 

Care Facility 0.55 1.9 

Medical Surgery 0.04 0.1 

Community Plot 0.08 0.2 

Day Nursery 0.23 0.7 

Retail 0.14 0.3 

Local Centre Square/Car Parking 0.35 1.1 

Shared Parking for Education 0.08 0.2 

TOTAL 31.35 100 

 

Development Parameters. 

2.43 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 

Pub/Restaurant 6m - 10m 20m – 40m 20m – 40m 700 Sq m 

Care Facility 6m - 11.5m 18m - 50m  20m- 50m 3,300 sq m 

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 

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

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

cycle ways through the site.  

 

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

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

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

and out of the site and 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.  An 

additional natural link will be provided along the southern green corridor.  

 

2.46 In addition and in response to the Council's comments, a further green corridor has 

been indicated along the new western boundary of the site; this will be widened 

once an application for the western half of the original site is progressed. 

 

2.47 The Illustrative Master Plan has also taken account of the potential HS2 Station at 

Toton.  The land between the revised planning application red line boundary and the 

Station will be the subject of further discussions at the appropriate time. However, 

the revised Illustrative Master Plan facilitates further pedestrian linkages from the 

site to the HS2 Station.   

 

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

will significantly improve connectivity. 

 

2.49 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 and at a later stage the HS2 station.   

 

Vehicular Access Arrangements 

2.50 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 and are 



 

 

 

 shown on Drawing Nos NTT/301/103Rev P2 - Stapleford Lane General Arrangement 

and Drawing Nos NTT/301/100Rev P2 - Toton Lane General Arrangement.  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 a left turn 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 

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

the fourth arm onto this junction and will also contain a Toucan crossing.  This 

northern access is the main access to the site.  

 

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

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

Lane and a pedestrian crossing in the site access.  

 

2.51 Once the HS2 hub access is constructed it could serve additional land for a range of 

uses.  There will not be a vehicular link from the HS2 hub access through the site to 

Toton Lane save for a dedicated bus route. 

 

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

Environmental Statement and the Transport Assessment.  

 

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

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

 

2.54 The “Transport corridor” is of sufficient width to accommodate a tram extension 

should such be desired in future years.  The tram can run on the proposed roads 

until turning south across the open space, heading towards the station.  

 

2.55 Off site highway improvements will also be undertaken.   

 

 

 

 



 

 

 

 Table 6: Off Site Highway Works 

Junction Intervention Drawing Number 

M1 Junction 25  Additional 60m lane on 
A52(T) east off-slip to 
provide dedicated left 
turn lane along with 
extended 3 lane 
provision 

NTT/301/110-04 Rev P2 

Bardills Island 
 Third traffic lane on 

A52(T) east approach 

 A 3 lane circulatory 
carriageway connecting 
the A52(T) east 
approach to the A52(T) 
west exit 

 A 3 lane exit of the 
A52(T) west exit  

 Extension of the A52(T) 
west approach right 
turn lane 

NTT/301/110-01 Rev P2 

Northern site access 
 Addition of a fourth arm 

at the Toton Lane/NET 
signal controlled T-
junction  

 Closure of the existing 
George Spencer 
Academy access on 
Toton Lane, to be 
accessed via the 
development 

NTT/301/110-02 Rev P2 

Southern site access  New signal controlled 
site access on Toton 
Lane with Toucan and 
pedestrian  crossing 
facilities 

NTT/301/110-03 Rev P2 

Stapleford Lane/Swiney 

Way/Banks Road 

crossroads junction 

 Upgrade pedestrian 
crossing facilities at 
junction to provide 
nearside pedestrian 
heads with on-crossing 
detection allowing 
intergreen periods to 
be controlled improving 
efficiency and reducing 
lost time at the junction 

 

Nottingham Road/Derby  Contribution towards  



 

 

 

 Road/High Road T-

junction 

providing MOVA control 
at the junction 

Stapleford Lane  Contribution to fund 
the TRO required to 
extend the existing 
30mph speed limit 

 

 

Full access details are provided within the Transport Assessment/ ES Chapter. 

 

Public Transport Improvements 

2.56 Funding to support identified public transport improvements will be negotiated in the 

Section 106 Agreement.  

 

Overhead Electricity Cables and Pylons 

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

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

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

metres across the site east to west.  This 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. 

 

2.58 The cable route is controlled by easements and way leaves; 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.   

 

Demolition 

2.59 No 316 Toton Lane will be demolished to facilitate the development.  It is neither a 

listed building nor one of local heritage interest. 

 

Energy Efficient Statement  

2.60 We recognise that climate change is capable of being a material planning 

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

with Policy 1 of the Aligned Core Strategy (Part 1). 

 



 

 

 

 2.61 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 

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

in the Design & Access Statement.  

 

Phasing and Delivery 

2.63 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 2016-17 with the 

delivery of a small number of houses - circa 25.  Thereafter, delivery will be circa 75 

units in 2017-18 with 135 units per year thereafter.  Hence the majority of units will 

be delivered over the period 2017 - 2021.  A School Master Plan will be developed 

with the George Spencer Academy/NCC and as a consequence education space will 

be delivered throughout the life of the development.  

 

2.64 Other facilities will be delivered as the development matures. 

 

2.65 The following phasing is anticipated: 

Table 7 – Indicative Phasing 

Year Phase Units Other development 

2016-17 1 25  

2017-18 2 75  

2018-19 3 135 Convenience Store 

School 

Care Facility 

2019-20 4 135 Pub/restaurant, 

School 

2020-21 5 130 School 

 

A Phasing Plan 5674 GIS055 Rev F is attached as Figure 6  

 

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

programme will be agreed with the Authority.  



 

 

 

  

Section 106 Heads of Terms 

2.67 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) Public transport infrastructure and improvements; 

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

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

f) Contributions/delivery of education facilities. 

g) Public transport improvements 

 

Statement of Community Involvement 

2.68 Broxtowe Borough Council adopted its Statement of Community Involvement in 

2009; extensive consultation has been undertaken. 

 

2.69 The original planning application has been the subject of a variety of consultation 

modes: 

 

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

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.  

 

2.70 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.  

 

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

engaged further with the George Spencer Academy. 

 

2.72 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. 

 

2.73 More recently our clients have attended the Strategic Location for Growth/HS2 

Working Group as participants and observers and general comments made with 

regard the site have influenced the layout. 

2.74 A further planning consultation has been instigated by the Council specifically with 

regard to the Strategic Location for Growth at Toton.  That consultation period 

expires on 23rd November 2015. 

 

2.75 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. 



 

 

 

 
SECTION 3: PLANNING POLICY FRAMEWORK 

 

3.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 states that all 

planning applications must be determined in accordance with the Development Plan 

unless material considerations indicate otherwise. In this instance, the Statutory 

Development Plan comprises of the Broxtowe Aligned Core Strategy Part 1 and saved 

policies of the Broxtowe Local Plan (2004).  In addition to the Development Plan, 

there are other important considerations, including the National Planning Policy 

Framework.  

 

3.2 The purpose of this section is to set out the relevant planning policy background and 

other material considerations which are pertinent to the site and the proposed 

development, as well as identify any key issues which may assist in the 

determination of the application. For ease of reference, these are considered under 

the following headings: 

1. National Planning Policy Framework 

2. Aligned Core Strategy Examination Inspector's Report dated 24th July 2014 

3. Broxtowe Aligned Core Strategy Part 1 

4. Judicial Review 

5. Broxtowe Local Plan 2004. 

6. Broxtowe Site Allocations Local Plan Part 2. 

 

1. National Planning Policy Framework 

3.3 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 



 

 

 

 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”. 

 

3.4 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.  

 

3.5 Paragraph 7 establishes three dimensions of sustainable development – economic 

role, social role, environmental role and paragraph 8 advises that these roles should 

not be taken in isolation as they are mutually dependent. 

 

3.6 Paragraph 17 outlines the 12 Core Principles that underpin both planning making and 

decision taking.  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”. 

 

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;  

 

 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 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 

 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 with 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)”. 

 

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

 

“When defining boundaries local authorities should: 

 

 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”. 

 

3.21 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”. 

 

3.22 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 

viable.  Development is directed towards areas of least flood risk unless a sequential 

test and exception test determine otherwise. 

 



 

 

 

 3.23 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”. 

 

3.24 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. 

 

3.25 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. 

 

3.26 The NPPF sets out broad government policy to inform Core Strategies at the local 

level.  The Core Strategy is consistent with the NPPF. The revised proposal 

represents sustainable development which is the golden thread running through the 

NPPF.  It will deliver a high quality mixed use sustainable development in an 

excellent location.  It will deliver much needed housing, most of which will be 

delivered in the next 5 years and so support the adopted housing delivery trajectory 

for Broxtowe, which is in danger of slipping.  As will be demonstrated later in this 

Statement the revised proposal is consistent with the Core Strategy which also 

confirms that the site will be released from the Green Belt and will contribute to 

delivering the immediate local housing needs.  We conclude that the revised proposal 

is consistent with local and national policy. 

 

2. Aligned Core Strategy Examination Inspector's Report dated 24th July     

    2014 

3.27 The Aligned Core Strategy for the three Nottingham Core Authorities was the subject 

of Examination in 2013 and 2014.  The Inspector reported by letter dated 24th July 

2014.  The Report has a number of specific references to the Strategic Location for 

Growth at Toton and in particular paragraphs 68 – 76. 



 

 

 

  

3.28 At Para 69 the Inspector's stated: 

 

'Development of land at Toton, as at Field Farm, would not undermine 

the fundamental Green Belt objective of separating Derby from 

Nottingham as the railway sidings, with or without HS2 station, provide 

a strong barrier to the west. The merging of Toton and Stapleford would 

be mitigated by the presence of the A52 and by careful design of new 

development including the siting of green space. The land is greatly 

valued by local residents as an area of informal open space, but it is not 

of such high landscape quality or special wildlife habitat character that 

it has been designated for protection.' 

 

3.29 She continued at Para 70 to state: 

 

'The proposed HS2 station is not promised to be built until the early 

2030’s, and there remain doubts as to its precise location. Final 

decisions on HS2 and the position of any station are not a matter for 

Broxtowe  Borough Council and the other Councils, but will be made by 

Central Government. However, the Toton location has good 

sustainability credentials for new development, whether of not HS2 

goes ahead, being in the south of the Borough and adjoining the main 

built up area of Nottingham. It is within walking distance of the new 

tram terminus with park and ride facilities. Although the road network 

is very busy and local people question it's ability to accommodate 

additional traffic, the responsible transport authorities have 

considered the impact of new development and are satisfied that the 

network could cope, with appropriate improvements. I share the 

Council's view that the potential for land at Toton to help meet the 

requirements for housing and mixed use development in Broxtowe 

Borough constitutes the exceptional circumstances needed to remove 

the land from the Green Belt. It's potential to maximise the economic 

benefits from the proposed HS2 station reinforces the Councils' case 

for changing the Green Belt boundary at Toton.' 

 



 

 

 

 3.30 At paragraph 71 the Inspector made reference to our client's planning application. 

She stated: 

' amended drawings indicated that neither road access to the HS2 

station nor an extension to the NET line across the site would be 

prejudiced. The Council's proposed main modification to the ACS would 

be consistent with that proposal, providing for a minimum of 500 

homes. I support the modification to achieve an effective plan 

reflecting positive plan preparation.' 

 

3.31 The Inspector made further reference to our client's application site when she stated: 

 

' I have considered whether this site which has defensible boundaries, 

or a wider area of land, should be included as a strategic allocation in 

the Plan to expedite delivery.' 

 

3.32 At paragraph 76 the Inspector again refers to the planning application site : 

 

'Even though mixed use development of the site as proposed on land 

west of a Toton Lane/Stapleford Lane  would be sustainable and bring 

benefits independently of the HS2 project, a holistic approach seems 

sensible to maximise the potential benefits to the wider area as these 

become better understood.' 

 

3.33 It is clear from this that the Inspector concluded: 

a) Development at Toton would not undermine the primary objective of the green 

belt to maintain separation between Derby and Nottingham, 

b) The presence of the A52 and the potential for green space will mitigate any 

potential merging of Toton and Stapleford.   

c) The site does not have high landscape value. 

d) The site does not have high ecological value. 

e) The site has good sustainability credentials. 

f) The responsible highway authorities are satisfied that the network can cope 

with traffic subject to the appropriate improvements. 

g) The submitted planning application will not prejudice vehicular access to the 

HS2 station or the extension of the tram to the Station. 



 

 

 

 h) That the broader Strategic Location for Growth should satisfy a number of 

parameters 

(i) A minimum of 500 houses 

(ii) 18,000 sq m of employment floor space 

(iii) 16 ha of public open space. 

(iv) Should not prejudice vehicular access to the HS2 Station 

(v) Does not prejudice a tram extension to the HS2 Station. 

i) That exceptional circumstance, namely the need for housing and a mixed use 

development, exist for the removal of the planning application site from the 

green belt.  

 

3. Broxtowe Aligned Core Strategy Part 1 

3.34 The Broxtowe Aligned Core Strategy Part 1 was adopted by Broxtowe Borough 

Council in September 2014.  It provides strategic policy to direct growth in the 

Borough to 2028.   

 

3.35 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. 

 

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: 

 

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 

 

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”. 

 

3.36 Para 3.2.22 refers to Toton contributing in the delivery of economic growth, job 

creation and meeting local housing needs.  It also stresses the need to ensure that 

any development in the Toton Strategic Location for Growth does not prejudice the 

HS2 Station Hub. 

 

3.37 In addition to Policy 2, Policy 4 - Employment Provision and Economic Development 

refers at criterion e) to the generation of significant new economic development at a 

number of sites including "land in the vicinity of the proposed HS2 station at Toton". 

At paragraph 3.4.6 there is reference to a "minimum provision of 18,000 sq m of B 

Class employment floorspace" in the vicinity of the HS2 Station hub.  

 

3.38 The Key Diagram is provided at page 280 of the Corte Strategy and shows the 

application site falling within the Strategic Location at Toton. 

 

3.39 Appendix A to the Plan provides more detail in respect of the Strategic Sites.  Pages 

143 - 149 relate to "Land in the Vicinity of the Proposed HS2 Station at Toton".  The 

Indicative Plan on Page 149 provides a indication of the extent of the site and at 

page 143 reference is made to a minimum of 73 hectares.  It is clear from this plan 

that the application sites falls entirely within the identified site. 



 

 

 

  

3.40 The commentary to the Site Schedule accepts that there are no insurmountable 

technical issues that would delay or prevent delivery on the site.  In the concluding 

indicative assessment it states: 

 Site is close to the existing urban edge. 

 It has excellent public transport links to Nottingham and potentially the rest 

of the UK and Europe. 

 The site can be developed to garden city principles and maintain the identity 

of Toton and Stapleford 

 Delivery of housing could follow promptly 

 Development in the vicinity of the station should support such a significant 

scheme 

 No irresolvable constraints to development have been identified. 

 

3.41 Appendix C contains the Broxtowe Housing Trajectory.  This shows the anticipated 

delivery from Toton to assist in the provision of a 5 year supply in Broxtowe:  

 

Table 8: Housing Delivery Trajectory for Toton 

Year No of Housing Units 

2016-17 25 

2017-18 75 

2018-19 135 

2019-20 135 

2020-21 130 

Total 500 

 

3.42 This demonstrates that the Council has an anticipation in its adopted plan that the 

500 dwellings will be delivered in the next 5 years.  Furthermore, its 5 year housing 

supply figure is dependent on delivery from Toton. 

 

3.43 Other policies in the Part 1 Core Strategy referring to Climate Change (P1), Design 

and Enhancing Local Identify (P10), Transport Infrastructure Priorities (P15), Green 

Infrastructure, Parks and Open Space (P16), and Biodiversity (P17) have assisted in 

guiding the overall development framework for the site.  More detailed submissions 



 

 

 

 in compliance with these policies will be made through Reserved Matters 

submissions.  

 

3.44 The revised proposal is entirely consistent with the Development Plan.  It satisfies 

the criteria set out in policies P2 and P4 and their supporting text and does not 

prejudice the delivery of the HS2 station.  "Residual Land" has been set aside next to 

the station hub and will be considered at a later date when the HS2 proposals are 

clearer. The revised scheme should be supported as it will aid delivery of the strategy 

set out in the Plan.  

 

4. Judicial Review 

3.45 The Aligned Core Strategy was the subject of a legal challenge brought under section 

113 of the Planning and Compulsory Purchase Act 2004 to quash, in part, the 

Greater Nottingham - Broxtowe Borough, Gedling Borough and Nottingham City - 

Aligned Core Strategies adopted by the Defendants in September 2014. 

 

3.46 At Paragraph  27 of the judgement Justice Jay stated: 

"It is common ground that the building of these homes will require a revision of 

the existing Green Belt boundary. These “Key Settlements”, and other “Strategic 

Locations” which are marked on the ACS with an asterisk, “will be allocated 

through Part 2 Local Plans”. On the other hand, “Strategic Allocations”, including 

the Interested Parties’ land at Toton, and land at Field Farm, are available for 

development from the date of adoption". 

 

3.47 Justice Jay at para 38 makes reference to the Core Strategy Inspector's letter when 

she stated: 

70. …I share the Councils’ view that the potential for land at Toton to help meet the 

requirements for housing and mixed use development in Broxtowe Borough 

constitutes the exceptional circumstances needed to remove the land from the Green 

Belt. Its potential to maximise the economic benefits from the proposed HS2 station 

reinforces the Councils’ case for changing the Green Belt boundary at Toton.  

… 

3.48 At Para 54 he stated: 

"Paragraphs 40 and 41 of her report indicate that the Inspector considered that 

the need for additional housing supply was acute, both generally and in this 

particular area. Paragraph 48 of the report indicates that in the Inspector’s view 



 

 

 

 the 30,550 figure was both feasible and deliverable, although at that stage she 

was stating in terms that consistency with other NPPF policies would be 

considered later in the report. Thus, Miss Ellis’ skeleton argument and 

submissions, I do not read the last sentence of paragraph 48 of the report as 

containing any finding about exceptional circumstances. We see such a finding at 

paragraphs 67 and 70 (in relation, respectively, to Field Farm and the Interested 

Parties’ land at Toton), and at paragraph 110. The “insurmountable obstacles”, or 

their absence, relate to matters of feasibility and deliverability. Even if I am wrong 

about this, and paragraph 48 is to be read as a harbinger of paragraph 111, it 

seems clear that what the Inspector must be taken to have meant is that the 

reason why the obstacles were surmountable was that exceptional circumstances 

existed." 

 

3.49 At paragraph 55 he considered the issue of exceptional circumstances and stated: 

"Field Farm and Toton are separately addressed because these sites were 

allocated in the ACS as land suitable for immediate development. The Inspector 

was considering specific sites, not strategic areas the precise delineations of 

which would require subsequent analysis and review. The key sentence in 

paragraph 67, “having regard to the housing requirements and limited 

availability of alternative, sustainable sites”, contains in these circumstances a 

logically coherent reason for holding that exceptional circumstances existed. Mr 

Turney sought to persuade me that the issue of limited availability could not 

sensibly add to the issue of objective assessment of need, but I cannot agree; 

this was a free-standing factor which was clearly capable of amounting to an 

exceptional circumstance. Additionally, an examination of all the reasoning 

contained within paragraphs 63-67 of the report reveals that the Inspector paid 

regard to the purposes of the Green Belt, the nature and quality of the proposed 

impingement, and the issue of sustainability. As for the latter, this Green Belt 

was drawn close to the City boundary and it would have been difficult to have 

undertaken sustainable development beyond the outer boundary of the Green 

Belt. This was an issue which, albeit hardly decisive, was properly taken into 

account – it is referred to specifically in paragraph 84 of the NPPF. All these 

factors were properly assessed in determining the existence of exceptional 

circumstances." 

 



 

 

 

 3.50 At Paragraph 62 

"Given these conclusions, the Interested Parties do not need to succeed on their 

separate submissions directed to the particular attributes of their land at Toton. 

However, I accept the submissions of Mr Richard Honey for the Interested Parties 

that his clients’ land may be separately considered. First, the subject land is a co-

ordinated, mixed-use site, and the Claimants in these proceedings are not 

challenging those aspects of the ACS which cover employment and transport. 

Secondly, detailed consideration was given at paragraphs 68-76 of the report to 

whether exceptional circumstances existed to justify the revision of the Green Belt 

to accommodate this particular mixed-use site. Given that the Interested Parties’ 

site was both highly sustainable and on built-up land, albeit within Green Belt, the 

robust conclusions appearing at paragraph 70 of the Report are hardly surprising. 

 

3.51 It is clear from the judgement that the site at Toton, including the entire red line 

planning application site is a sustainable site for development.  Furthermore Justice 

Jay considered the site to be a "Strategic Allocation" and that "exceptional 

circumstances" exist for the release of the site from the green belt.  This is a material 

consideration in the determination of the planning application and a "very special 

circumstance" in itself for allowing development on this site without delay. 

 

5. Broxtowe Local Plan 2004 

3.52 Whilst the Part 1 Core Strategy was adopted in September 2014 a number of polices 

from the Broxtowe Local Plan 2004 were saved.  The majority of these polices are 

more relevant to a subsequent Reserved Matters submission. 

 

3.53 Appendix E of the Aligned Core Strategy sets out those policies which are saved. The 

following are of relevance: 

i. E24 - Trees, hedgerows and Tree Preservation Orders. 

ii. H5 - Affordable Housing 

iii. H6 - Density of Housing 

iv. RC6 - Open Space requirements for new developments 

v. RC7 - New Playing Fields 

vi. RC8 - New Informal Open Space 

vii. RC14 - Footpaths, Bridleways and Cycle Routes 



 

 

 

  

3.54 These matters will be considered in much greater detail in the subsequent Reserved 

Maters submissions. 

 

6. Broxtowe Site Allocations Local Plan Part 2 

3.55 The Council has commenced preparation of the Part 2 Plan.  A Site Allocations Issues 

& Options was published for consultation in November 2014.  The Strategic Location 

at Toton was detailed under site M2.8 – Land in the vicinity of the proposed HS2 

station at Toton Schedule.  The Schedule identified there were no irresolvable 

constraints to delivery.   

 

3.56 The Preferred Approach to Site Allocations (Green Belt Review) was the subject of 

consultation in February 2015.  Land west of Toton Lane was identified as Zone 41; 

the current planning application sits entirely within that Zone.  It provided an 

assessment of how well the site performed against green belt criteria and stated: 

A. Check the unrestricted sprawl of settlements - the site is well contained by 

strong defensible boundaries.  Reference is made to the Core Strategy 

Inspector's comments which stated "development of the land at Toton . . 

would not undermine the fundamental green belt objective of separating 

Derby from Nottingham. . ." 

B. Prevent neighbouring settlements from merging into one another - It stated 

that whilst merging would exist "the topography of the site means that the 

perception of the reduced gap to existing housing in Stapleford would be 

limited as much of the site is not visible from existing dwellings in Stapleford 

and the screening of the A52 also mitigates this".  

C. Assist in safeguarding the countryside from encroachment – the Council’s 

assessment stated that the site already accommodates a considerable 

amount of inappropriate development which have reduced its countryside 

value. 

D. Preserve the setting and special character of historic settlements – it 

concluded that development of the site would not impact on heritage assets 

E. Assist in urban regeneration – no assessment  

3.57 This careful assessment concludes that the release of the site from the Green Belt 

would not harm the 5 principles of including land within the green belt. A point 

supported by both the Core Strategy Inspector and Justice Jay. 

 

3.58 The Part 2 Plan has yet to be the subject of consultation.  The Council at its Cabinet 

of 13th October 2015 resolved to pursue a Part 2 Plan delivery option of assessing 



 

 

 

 sites but incorporating a phasing mechanism such that green belt sites should only 

be released as a "Phase 2". Phase 1 would relate to brown field sites within 

settlement boundaries and Phase 2 sites would only be released once completions 

fell below the core strategy requirements.  Land at Toton including the current 

application site was excluded from Phase 2 and would be included as a Phase 1 site.  

Hence, available for immediate delivery in line with the Council's adopted Housing 

Trajectory. 

 

3.59 The application site has been examined at a number of stages in the evolution of the 

Core Strategy Part 1 and more recently Part 2.  It forms part of the identified 

Strategic Location for Growth in the adopted Core Strategy and both a Planning 

Inspector and a High Court judge have held that "exceptional circumstances” exist to 

justify the release of the site from the green belt. 

 

3.60 The revised scheme is entirely compliant with the policy requirements as set out in 

the Core Strategy and the criteria set by Broxtowe's Cabinet in December 2014.  It is 

compliant with adopted local and national planning policy. 

 

3.61 The revised proposal is consistent with National planning policy as set out in the 

NPPF and local policy as set out in the Core Strategy. It is sustainable development.  

There are no inconsistencies.  Approval of the revised proposal will aid in achieving 

the Council's own housing delivery trajectory as set out in the Core Strategy.  

 

3.62 This section of the statement has set out the relevant planning policy against which 

the revised proposal should be assessed; Section 4 analyses the proposal against the 

key issues. 



 

 

 

 
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 The main issues are: 

1. Is the proposed mix use development consistent with policies in 

the Broxtowe Core Strategy Part 1? 

2. Will the site contribute to the delivery of housing in the next 5 

years? 

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. Is this a suitable and sustainable location for this development?  

6. Is the mix of development appropriate for this site adjacent the 

potential HS2 hub? 

7. Will a high quality development result? 

8. Will the development adversely impact on residential amenity? 

9. Will the educational needs of the development and the existing 

communities of Toton and Stapleford be met? 

10. Following enactment of Section 43 of the Localism Act 2011, are 

there any financial considerations that are material in the decision 

making? 

 

4.3 This Section of the Statement considers these points in turn. 

 

1. Is the proposed mix use development consistent with strategy set out in 

the Broxtowe Core Strategy Part 1? 

4.4 The application site forms a central part of the Toton Strategic Location for Growth 

as identified in Policy 2 and 4 and the Toton Site Schedule (Appendix A of the 

adopted Core Strategy). 



 

 

 

  

4.5 The Core Strategy and subsequent December 2014 Cabinet and Working Group 

meetings have established a series of criteria that must be satisfied in developing the 

SLG.  The revised planning application ensures that ALL of the criteria are met or 

capable of being achieved across the broader SLG.  Table 9 below sets out the 

criteria: 

 

Table 9: Development Parameters 

Criteria Action 

Minimum of 500 houses Included in the planning application 

18,000 sq m of B employment space This will be delivered across the broad SLG 

16 hectares of open space across 

the SLG 

The revised application site covers 31 
hectares and incorporates 11 ha of green 
infrastructure (35.5% of the revised site). 
This is disproportionally high and will 
ensure the objective is achieved  

Not to prejudice vehicular access to 

the HS2 Hub 

The identified route off the A52 is outside 
the revised application site boundary and 
is not prejudiced 

Not to prejudice a tram route 

through the site to the HS2 Hub 

from the NET Terminus 

A twin track tram route is provided for 
through the site . 

Adequate land for school expansion Education space is shown on the master 
plan. 

Footpath enhancement There will be numerous additional public 
footpaths across the site and linking to 
existing routes 

A north-south wildlife corridor A wildlife corridor has been introduced 

adjacent the western boundary of the 

revised red line. 

No Strategic Retail  Only a small convenience store and 2 No 

lock up shops to serve local needs are 

included in the application. 

 

4.6 The table above demonstrates that the identified criteria will be achieved and the 

proposal will not prejudice broader delivery across the SLG and the aim to maximise 

economic development associated with HS2.  The proposal is compliant with the 

Core Strategy and the additional parameters by the Council's Full Council. 

 



 

 

 

 2. Will the site contribute to the delivery of housing in the next 5 years? 

4.7 The Council's Housing Trajectory set out in Appendix C of the Core Strategy 

demonstrates that the Council has some dependency on the Strategic Location for 

Growth at Toton in meeting its 5 year housing supply.  Whilst the Council indicates a 

desire to formally identify the specific site boundaries through the Part 2 Plan 

process it is unlikely that such will be adopted until late 2016 and hence housing 

delivery delayed. The Trajectory shows some 500 houses delivered from Toton by 

2021. First delivery is 35 units in 2016-17. This is unlikely to be achieved unless the 

Council determines the planning application in a timely manner. 

 

4.8 Failure to demonstrate a 5 year supply due to the non-delivery of housing on sites 

such as Toton will only place greater pressure on the development of non-allocated 

green field sites. The Council is also reliant on the delivery of a significant amount of 

housing from Field Farm - the Trajectory shows 150 units 2014-16.  It is considered 

that very little of this will be achieved. 

 

4.9 A report presented to the Greater Nottingham Joint Planning Advisory Board on 

September 24th 2015 highlighted the severe under delivery of housing across the 

Borough. This demonstrates that the 2011-15 anticipated delivery was 920 units 

whilst just 435 were delivered; less than 50%. A serious delivery problem is arising 

in Broxtowe. Identified sites need to be developed without delay; Toton can deliver 

housing now - both affordable and market housing. 

 

4.10 It is intended that three builders will be operational on the site at any one time and 

the indicative phasing outlined in Section 2 of this Statement is deliverable.  Once 

outline planning permission is issued work will commence without delay on the 

following: 

a. Reserved Matters submissions 

b. Submission of details for discharge of pre-commencement conditions. 

c. School plan for delivery of the education space 

d. Completion of agreements with regard to highways and drainage adoption. 

e. Grounding of the overhead cables and removal of the pylons. 

 



 

 

 

 4.11 The site is deliverable and the Design Team is able to work with the Council to 

implement the programme in a speedy manner.  

 

3. Do "very special" circumstances exist to support the approval of this  

mixed use development in this green belt location? 

4.12 The application site is located within the Green Belt, consequently advice in the NPPF 

and saved policies in the Broxtowe Local Plan are relevant.  The proposal represents 

“inappropriate development” in the green belt.  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. 

 

4.13 These matters have been considered at length by the Council during the extensive 

plan making process.  More recently the Preferred Approach to Site Allocations 

(Green Belt) 2015 looks at "Land West of Toton" (Zone 41) which incorporates the 

application site. The Council assessed each site against the 5 principles for including 

land within the green belt as set out in para 80 of the NPPF.  

 

4.14 The results of this assessment have been considered earlier in this Statement and it 

is clear that the Council recognises that development of the site would have no 

impact on the strategic importance of the green belt.  Furthermore, it scores well 

against the 5 principles.   

 

4.15 A number of “Very Special Circumstances” exist that should be afforded considerable 

weight in the decision making process; notably: 

a The site is wholly contained within the Strategic Location for Growth 

identified in Policy 2 of the adopted Development Pan - the Aligned Core 

Strategy where a mixed use development will occur.  The SLG covers at 

least 75 hectares and the application site covers 31 hectares of this. 

b.  The Core Strategy Examination Inspector concluded that exceptional 

circumstances had been demonstrated to justify the release of the site, as 

part of the more extensive SLG, from the green belt. 

b. Justice Jay in his judgement agreed with the Inspector that there were 

exceptional circumstances for the release of the site from the green belt. 



 

 

 

 c. The inevitability of the need to release green belt to meet the objectively 

assessed housing needs of the HMA. 

d. Recognition by the Inspector, the Council and the earlier Tribal Report of 

the non strategic nature of the green belt in this location. 

e. The Council is reliant in the delivery of housing from this site over the next 

5 years and without delivery it will not be able to demonstrate a 5 year 

supply.  Delivery from the site is anticipated 2016-17. 

f. The limited availability of alternative sites to deliver housing in a 

sustainable manner.  This is particularly pertinent in view of Broxtowe's 

decision (October 2015) to deal with all "green belt" sites as Phase 2 of 

the Part 2 sites with Phase 1 including urban sites , Field Farm and land at 

Toton. Toton is seen as delivering housing in Phase 1.  

 

4.16 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; 

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 HS2 Station Hub; 

f) The provision of off site highways improvements and public transport 

services.  

 

4.17 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.  These issues have been thoroughly tested at Examination and in the High 

Court.  Furthermore, no other harm has been identified.  

 



 

 

 

 4. Will there be any unacceptable adverse impacts on the landscape due 

to development? 

4.18 A detailed Landscape & Visual Impact Assessment (L&VIA) has been undertaken and 

is considered in Chapter 12 of the Environmental Statement, which accompanies the 

revised 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.  

 

4.19 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 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. 

 

4.20 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. 

 

4.21 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 

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. 

 

4.22 Overall it is concluded that the proposal would not result in adverse landscape 

impacts that would significantly and demonstrably outweigh the benefits of the 

development.  

 

5. Is this a suitable and sustainable location for this development?  

4.23 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 which is now operational.  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.   The road design will 

allow for bus penetration. 

 

4.24 The already excellent sustainability credentials of the site have recently been 

enhanced with the announcement that the HS2 hub station is likely to be constructed 

at Toton.  Furthermore the site’s sustainable location has been acknowledged in the 

adopted ACS which promotes (Policy 2) a “Strategic Location for Growth” at Toton. 

 

4.25 The site is adjacent to the very successful George Spencer Academy and additional 

capacity will be generated to accommodate the generated need.  Additional 

education space will be provided through the development.  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.   

 

4.26 There will be employment opportunities on the site in the school, the 

hotel/restaurant and the convenience store.  Access to other major employment 

destinations such as Nottingham City Centre, Queen’s Medical Centre and business 

parks can be achieved via the tram. 

 

4.27 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 medical facilities are required on 

site then space has been reserved.  The community plot would be made available 

and developed following community consultation.  

 

4.28 Public open space covers over 11 hectares of the 31 hectare site and provides a 

range of topologies including children’s’ play facilities, informal areas, sports pitches, 

water bodies and trails.  

 

4.29 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 a comprehensive landscaping scheme that will 

enhance bio-diversity across and landscape will be submitted as part of a Reserved 

Matters application.  



 

 

 

  

4.30 The HS2 hub site lies to the west and 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 and an access off the A52.  The development will 

facilitate, and not prevent, the future development of the HS2 hub.  

 

4.31 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 

adds to the site’s sustainability – education provision, leisure, modest non strategic 

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.   

 

4.32 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. This has been accepted by both the Examination Inspector 

and Justice Jay in his judgement. 

 

6. Is the mix of development appropriate for this site adjacent the 

potential HS2 hub? 

4.33 The application site forms part of the broader SLG and part of the much broader 

Nottingham Core where HS2 benefits will accrue. Land to the east of Toton Lane and 

to the south of the NET line also lie within the SLG and have the ability to 

accommodate further housing and employment.  

 

4.34 The revised application site provides for approximately 10 ha of land within the 

applicants control to be reserved for future development that maximises the benefits 

of the HS2 station hub.  This area when combined with other land adjacent the 

station will provide a strong economic hub.  The revised Design & Access Statement 

that accompanies the revised application and Section 5 of this Statement provide 

some initial thoughts as to how the residual land could be developed.  The economic 

value of the 500 houses in close proximity to the HS2 Station Hub should not be 

underestimated.  High speed access to major cities and high value employment will 

result in increased spend in the local economies.  If the entire SLG was to be used 



 

 

 

 for primarily employment then it would not generate the broader benefit with 

employees returning to their homes, many of which would be outside the Borough 

and East Midlands, to spend in their respective local economies 

 

4.35 Whilst not part of the current application land to the east of Toton Lane, within the 

Strategic Location for Growth, could accommodate further B1(a) floor space and 

housing.  As this area is closest to the NET terminal it has the ability to be delivered 

early.  

 

4.36 Furthermore, if excessive levels of employment were allocated on the SLG it could 

adversely impact the ability of other sites to attract employment and so regenerate.  

Such areas as the Boots EZ, Eastside, Southside and Waterside Regeneration areas 

in Nottingham could be at risk.  The City Centre office policy (Nottingham & Derby) 

could also be adversely impacted, with employers potentially choosing Toton ahead 

of the city centre.  

 

4.37 It is concluded that the proposed mix accords with the objectives for the SLG as set 

out in Policy 2 and the accompanying text to the ACS. 

 

7. Will a high quality development result? 

4.38 It is critical that a high quality development results at Toton.  The design decisions 

taken at the outline planning stage will indeed foster high quality development and 

place making as the scheme is implemented. 

 

4.39 Section 7 of the National Planning Policy Framework relates to good design.  

Paragraph 56 places great importance on design and that it is a key element of 

sustainable development.   

 

4.40 The Planning Practice Guidance also refers to good design and that such is about 

"creating places, building spaces, or spaces that work well for everyone,  look good, 

last well, and will adapt to the needs of future generations".  

 

4.41 It is valuable to reflect on what is meant by 'good design' for a scheme such as 

Toton. Whilst advice within "By Design" has been replaced by the NPPF/PPG it still 

provides a framework for assessment. It articulates this as follows - '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. 

 

4.42 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 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. 

Together the principles and framework map the 'DNA' of the development and its 

essential elements. 

 

4.43 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. 

 

4.44 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. 

 

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. 

Pedestrian and cycle links to the west and along the railway line are developed. 

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. 

 

4.45 Layout - Urban Grain: The pattern of the arrangement of street blocks, plots and 

their buildings in a settlement. 

 

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. 

 

4.46 Landscape: The character and appearance of land, including its shape, form, 

ecology, natural features, colours and elements, and the way these components 

combine. 

 

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. 

 

4.47 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. 

 

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 

Tram Terminus underline this as a highly sustainable location; this is further 

increased with the future development of the HS2 Station Hub. The new facilities 

which are proposed with the scheme including health and community use, new 

shops and expanded education facilities all contribute to a sustainable design. The 

housing mix will meet 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. 

 

4.48 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. 

 

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 the architecture is authentic, 

well-articulated and coherent. 

 

4.49 Appearance: The craftsmanship, building techniques, decoration, styles and lighting 

of a building or structure.  Also the texture, colour, pattern and durability of 

materials, 

 

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 

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 the focal point square should 

have a strong and active frontage. 

 

4.50 In summary and again drawing on key objectives in "By Design" the following 

assessment is offered. 

 

4.51 Character - this will reflect 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 

place.  The strategic open spaces across the site will support this sense of totality. 

 

4.52 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.  The landscape proposal and planting will also provide enclosure 

and continuity across the scheme supporting legibility and a sense of place. 

 

4.53 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 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.  The recently redesigned central square within the local centre provides a 

focal point for the community facilities within the scheme and the design of this 

space will help define a key gateway into the development. 

 

4.54 Ease of Movement - The scheme promotes walking and cycling through the design 

and orientation of the open and a connected street pattern and well-integrated 

pedestrian connection, new and existing. Routes to the local centre for example are 

numerous and direct, as are walking links to the Tram Terminus. The 'short-cut' 

route of the Erewash Valley Trail linking through the site is also an advantage.  The 

routes around the scheme will support more active lifestyles with opportunities for 

walking, jogging, running, pram-pushing and so on, all within an attractive and 

typically well-overlooked green setting. 

 

4.55 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 

features will create a readily understandable layout.  The manner in which landscape 

extends through the heart of the scheme is important.  The tree-lined avenue, which 

forms a spine through the development, extending from the northerly site access, 

through the local centre and its square, through the residential area and towards the 

HS2 station Hub is a key feature.  This spine will form a processional green-route 

though the development. 

 



 

 

 

 4.56 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 compact houses on tiny plots, where people have to move-house if their 

circumstances change.  This will not be the case at Toton. There will be space within 

plots for accommodation to flex.  The density and grain will provide an ability to 

extend and change house designs in response to changing needs.  This quality is 

evident in many successful and robust garden suburb.  There will be a rich mix of 

house types.  People will not need to move off site if they want to move from say a 

house to a bungalow. The housing mix will cater for an aging population in 

particular.  The care facility provides an obvious response to this agenda.  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. 

 

4.57 The Master Plan (Rev H) and the broader Strategic Location for Growth at Toton was 

the subject of review by the OPUN Design Review Service on 18th August 2015. A 

formal response was received by letter dated 26th August 2015 when the main 

design issues were: 

 

 A need to strengthen the central green corridor and for it to be extended 

eastwards towards Toton Lane.  This would create a strong green avenue 

through the scheme. 

 The relocation of a two track tram route further north on the edge of the 

central green corridor. The use of road surface for the tram lines wherever 

possible  

Distinct high quality green spaces in the central corridor. 

 Attenuation areas could create meaningful and robust areas of open space 

 Landscaping should form an integral part of the overall design and should 

be integrated with highways. 

 Should explore the possibility of running the tram on roads rather than a 

parallel route 

 Locate the tram closer to the housing on the north side of the Central POS. 

 This will also reduce potential conflict with users of the open space 



 

 

 

  Look to green the tram route and avoid a plethora of unnecessary 

paraphernalia such as fencing and excessive signage  

 Panel recognised tension between the Design Team's place making/ design 

aspirations and the "6cs Regional Highways Guidance" . Must ensure that a 

Manual for Streets scheme evolves that does not allow highways to 

dominate 

 The access onto Toton Lane is over engineers and could be reduced in 

width. This could provide a catalysts for other design changes 

 Concerned about the lack of a built frontage to Toton Lane resulting in the 

Local Centre being hidden from view and creating a weak relationship with 

the tram stop 

 Architecture and landscape quality should be brought closer to Toton Lane 

 Reduce the size of the access road 

 Provide a robust visual connection from the Local Centre to the green 

corridor and Toton Lane. 

 Consider relocating the Care facility to the Local Centre. 

 The principle of providing housing adjacent the southern access is supported 

 Need to improve the relationship between the houses and the open space; a 

more bold approach should be adopted with a more defined open space and 

properties fronting onto this. 

 Acknowledged that Rose Cottage does not form part of the application but 

need to consider how this area might be integrated with the main site. 

 

4.58 In addition to the above further design comments were received from the Council: 

 Note that OPUN recommends that the Local Centre should move eastwards. 

 This is accepted provided that a landscape buffer, continuing the line of trees 

along Toton is provided 

 More of the community based activities could also be located in the Local Centre 

to the north of the access road and a social space created 

 Local Centre should be designed to serve the residents of the new scheme first 

and users of the tram stop and motorists second 

 Having the A1 unit on the Toton Lane front should be avoided 

 Agree that level of detail can be agreed at the Reserved Matters stage 



 

 

 

  Ultimately need a balance between moving the Local Centre further east and 

ensuing that its design creates a social space 

 

4.59 Following receipt of the two sets of comments the Design Team met on numerous 

occasions to reconcile the various issues. Following a detailed iterative process a 

revised Illustrative Master Plan (Drawing Ref: SK(90)03 Rev T) is submitted. This has 

incorporated the principles set out by OPUN and the Council. The main changes 

being: 

 Relocation of the Local Centre eastwards 

 Reduction in the spine road width by the deletion of one of the two left turn 

out lanes on the northern access. 

 Revised Local Centre layout to create a social space. 

 Redesign of road space around, rather than through the new square to slow 

traffic and ensure the space was a place for people and not cars. 

 Relocation of the Care facility adjacent to the Local Centre so that residents are 

closer to local facilities and for the scale of this development to support the 

local centre. 

 No A1 use on the Toton Lane frontage 

 Tram route to use the road where practical 

 Enhancement to the central green corridor 

 Potential to extend the green corridor along the public footpath route to Toton 

Lane 

 Differentiation between usable public open space to the east of where the tram 

route crosses the green corridor and naturalise attenuation ponds to the west. 

 Southern open space corridor reduced in width in certain locations 

 Housing retained adjacent southern entrance but reconfigured 

 

4.60 In our view this is a comprehensive design response to the matters raised and will 

create a very high quality mixed use development. 

 

4.61 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 

deliberate intent to create a high quality garden suburb.  Principles in the DAS 

embody this intent and can guide future detailed design. 

 

8. Will the development adversely impact on residential amenity? 

4.62 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. 

 

4.63 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. 

 

4.64 New residential properties will be positioned such that they will not create any 

overlooking or overbearing with existing properties. 

 

4.65 The Highway works undertaken as part of the NET works have significantly improved 

traffic flows along Toton Lane; there is sufficient capacity in the junctions to 

accommodate this much reduced development. Further minor improvements will 

need to be completed. Overall it is considered that benefits will accrue to local 

residents. 

 

4.66 The proposal will respect individual residential amenity in the locality such that no 

harm will arise and benefits will accrue.  

 

9. Will the educational needs of the development and the existing 

communities of Toton and Stapleford be met? 

4.67 The development will require the provision of additional education capacity.  Land is 

allocated on the site close to the existing George Spencer Academy.  There is 

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

 

4.68 Need for a day nursery site has also been identified and this could be operated by 

the George Spencer Academy or a commercial organisation.   

 



 

 

 

 4.69 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 

education space proposed will be more than sufficient to accommodate demand from 

the site. 

 

4.70 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 education space 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 should 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. 

 

4.71 Discussions have taken place with the Governors of George Spencer Academy.  If 

planning permission is forthcoming it is hoped 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.  

 

4.72 It is considered that the development provides an opportunity to improve the 

education offered for new and existing communities by the qualitative and 

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

work closely with the George Spencer Academy/NCC 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.  

 

10. Following enactment of Section 43 of the Localism Act 2011, are there 

any financial considerations that are material in the decision making?  

4.73 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 

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 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 in excess of £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.  Further details are available in the 

Environmental Statement. 

 

4.74 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.  

 

4.75 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: 



 

 

 

  

a. Development would accord with the three dimensions and twelve core principles 

of sustainable development (paras 7 and 17) and the policies within the NPPF. 

b. The development is consistent with the housing and employment strategy for 

the Borough as set out in the adopted Core Strategy. 

c. There are a number of “very special circumstances”.  In particular the adopted 

Core Strategy, the Examination Inspector's report and the Justice Jay High Court 

judgement are clear in identifying "exceptional circumstances" for releasing the 

site from the green belt.  These "very special circumstances" 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. The proposal will deliver a mix of uses on the site which is consistent with the 

criteria set out in the Core Strategy Part 1 and the Council's Cabinet of 

December 2014.  The proposed mix is viable and deliverable. 

e. There will be no significant adverse impacts in visual and landscape terms.  

f. The Council does not have a 5 year supply of deliverable housing sites and is 

consistently under delivering against its target.  The Core Strategy Housing 

Delivery Trajectory indicates that the SLG will deliver very significant numbers of 

houses in the next 5 years.  The Toton site can deliver housing in 2016 and 

ensure early supply. 

g. The Toton scheme will deliver extensive social and economic benefits – 

affordable housing, education space, medical facilities, employment etc. 

h. A high quality development will result 

i. There is no adverse impact on residential amenity. 

j. Off site highway improvements will further improve traffic flows on Toton Lane. 

k. The scheme will deliver financial benefits. 

 

4.76 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 



 

 

 

 
SECTION 5: “TOTON ECONOMIC GATEWAY” & HS2 STATION 
   HUB 
 

5.1 In January 2013 the Government announced that Toton would be the preferred 

station hub site for the East Midlands. Whist Breaston was briefly identified as a 

potential site Toton was confirmed as the East Midlands preferred station hub in 2015. 

 

5.2 The HS2 station whilst located in Broxtowe Borough is a resource for the East 

Midlands.  In addition to facilitating links to major cities such as London Leeds, 

Birmingham and Manchester it will also have significantly improved links to Derby and 

Nottingham. 

 

5.3 What will happen around Toton is still uncertain.  It may become an economic hub in 

itself or just a link to established economic areas in the city centres.  There is a finite 

level of development that could be accommodated at Toton without adversely 

impacting on the East Midland’s city centres and Enterprise Zones such as Beeston.  

There will be debate as to whether Toton is a destination, or a hub to distribute 

passengers elsewhere. 

 

5.4 HS2, subject to funding, is unlikely to be operational until the early 2030s.  The need 

for housing is now and urgent.  Housing at Toton is needed to deliver the Council’s 

housing trajectory and in particular its 5 year supply.   

 

5.5 In response to these tensions our Client has revised the planning application by 

reducing the red line by almost 10 ha.  The area nearest to the HS2 hub is no longer 

within the red line application site boundary.   

 

5.6 The illustrative masterplan has responded further to the HS2 announcement with the 

inclusion of a twin track tram route through the site that would link the existing NET 

terminus with the HS2 hub, the provision of a potential bus route to the HS2 hub and 

the protection of the vehicular access route off the A52.  Pedestrian cycle routes will 

also feed towards the Station. 

 

5.7 Our clients are not in a position to submit a planning application on the omitted land 

as there are still a number of unknowns.  However a range of potential uses has 



 

 

 

 been identified for our clients’ and the adjoining land which could form a “Toton 

Economic Gateway”. Potential uses include: 

 Conference Centre 

 Hotel 

 Science Park 

 High Specification Offices 

 Research and Development 

 Academia 

 Leisure 

5.8 Our clients’ land is of course part of a much wider area in the vicinity of the HS2 

Station hub and forms part of the broader Strategic Location for Growth at Toton.  

Land within our clients’ control is but one part of a much broader economic hub that 

could evolve around the HS2 station. Whilst it is early days a number of potential 

development areas can be identified: 

1. The Station site.  Whilst there is little detail regarding the station design it 

will be on a number of levels.  The tram will arrive at an upper level 

where investment opportunities will arise.  There will be further 

opportunities to develop within and around the immediate environs of the 

new station to maximise investment. 

2. Our clients’ 10 ha site to the east of the station hub.  The new road 

access to the HS2 station will afford an opportunity to front a range of 

uses. This area will create a major gateway from and to the station and is 

ideally placed to accommodate high quality office space, hotel and 

conference centre.  

3. Land to the west of the station – this is in the main owned by DB Shenker 

and currently accommodates the Toton Maintenance depot.  Erewash BC 

has recently issued its “Toton HS2 Hub Station Area Plan” (August 2015).  

It identifies a potential relocation of the DB Shenker operation and 

creation of a Rail Park at the Stanton Ironworks site; this would free up 

their existing site for significant employment development.  This would be 

accessed via an extension of the new HS2 road off the A52 which would 

pass over the HS2 line. 



 

 

 

 4. Erewash BC also proposes an Employment site at Mark Street, Sandiacre 

to encourage the development of local businesses to benefit from the HS2 

development. 

5. Land to the south of the Station Hub – tjis has been the subject of 

controversy and a Village Green Application.  However, it is well placed in 

close proximity to the station to provide employment opportunities in the 

future. 

 

5.9 A broader master plan will be developed as further details and certainty around the 

HS2 Station Hub evolve. 

 

5.10 The revised planning application does not prejudice the future development of the 

HS2 Station Hub.  Our clients’ have responded positively to the HS2 station 

announcement by reserving 10 hectares of the original planning application site to be 

incorporated into a broader “Toton Economic Gateway”.  There is significant potential 

on our clients’ site and other land in the immediate vicinity of the station to create 

significant economic benefit across a range of uses.  However, the Station will not be 

operational until after the expiry of the Plan period.  We will work closely with the 

Council and other interested parties to deliver the “Toton Economic Gateway” and so 

maximise the economic benefits to the area.  

 

  



 

 

 

 
 SECTION 6: SUMMARY AND CONCLUSIONS 

6.1 The revised scheme submitted by Peveril Homes Limited and UKPP (Toton) Limited 

seeks to deliver housing and jobs on a 31 hectare highly sustainable site on the edge 

of the Principal Urban Area within Broxtowe Borough.  

 

6.2 The site is located in the green belt and it is acknowledged that against that 

background the proposal represents inappropriate development which by definition is 

harmful to the green belt.   

 

6.3 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. 

It is inevitable that green belt land will have to be released to meet the housing 

need.  Land at the SLG at Toton is in a highly sustainable location adjacent the 

urban settlement boundary.  The application site lies wholly within the SLG at 

Toton.  

ii. The SLG at Toton is identified in the Development Plan as being suitable to 

accommodate a minimum of 500 houses. 

iii. Both the Examination Inspector and Justice Jay in his High Court judgement 

stated that "exceptional circumstances" existed to justify release of the site from 

the green belt  

iv. 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 

significantly boost housing supply.  There has been a consistent under delivery 

in recent years such that Broxtowe is now a "20% buffer authority" As a 

consequence the 5 year requirement has increased further.  The adopted 

Housing Trajectory shows significant delivery from the SLG in the next 5 years.  

Without its release there will be further slippage. The Council has accepted that 

it is seriously under delivering in a paper to the October 2015 Joint Planning 

Advisory Board. Toton is deliverable now and would deliver houses within the 

first 5 years in a very sustainable manner.  

v. There is a severe shortage of affordable housing in Broxtowe. 



 

 

 

 vi. Toton is the most sustainable green belt site and this is acknowledged in the 

Sustainability Appraisal, and in officer reports. 

vii. There is a lack of alternative sustainable sites to deliver the housing.  

viii. The proposal will generate a number of community benefits: 

a. Additional education space disproportionate to the needs generated from the 

site.  

b. A medical plot to serve the existing and new residents.  

c. A community plot to strengthen the social capital of he area.  

d. A site in a strong housing market area adjacent a highly popular school and 

the NET terminus and the proposed HS2 Station Hub.  

e. Removal of overhead electricity lines and pylon. 

f. Whilst the number of houses has been reduced from 1,000 to 500 the offsite 

highway improvements have not been commensurately diluted; hence there 

is betterment. 

g. Further improvements to Bardills Island to improve the free flow of traffic 

 

6.4 It is considered that these represent “very special circumstances” that support 

inappropriate development in the green belt.   

 

6.5 The proposal satisfies each of the three planning 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 and HS2 hub 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 

mixed use nature of the development will encourage walking/cycling to work, school, 

leisure and for day to day convenience purchases; all will be available within the site.  

 

6.6 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.  

 

6.7 There is a presumption in favour of sustainable development in the Aligned Core 

Strategy and the proposal represents Sustainable Development.   

 



 

 

 

 6.8 The high quality nature of the development is demonstrated in the application 

submission and the accompanying Design & Access Statement.  It has been the 

subject of a "Design Review" by OPUN who were generally complementary of the 

scheme.  It has been further refined to take account of the matters raised.  A very 

high quality scheme will evolve.  

 

6.8 There will be no adverse impacts on residential amenity.  The pylon and overhead 

cables will also be removed.  

 

6.9 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 

650 and now to 500, improved off site highway works agreed, additional education 

space provided and green infrastructure improved.  A high quality scheme evolved 

that is viable and deliverable. 

 

6.10 An area of land at the western end of the original site has been removed from the 

application site to ensure that it can be considered holistically with the broader HS2 

Station Hub.  Full details of this will not be available for some time and the Station 

delivered outside the Plan period.  The revised proposal does not prejudice the HS2 

Station Hub delivery. Our clients are eager to work with the Council and other 

partners to maximise the economic benefits that will accrue in the long term from 

the HS2 Station Hub. 

 

6.11 A Section 106 Agreement will be entered into with the Council to deliver the 

education space, affordable housing on and off site, delivery and maintenance of the 

extensive public open space, off site essential highway works and the provision of 

medical facilities.   

 

6.12 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 

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 2016-17.    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; this will be delivered via the 

section 106 Agreement.   

 

6.13 In terms of the planning balance it can be summarised as follows; 

Table 10: Planning Balance 

Dimension Potential Benefits Potential Adverse Impacts 

Economic  Construction jobs 
 Jobs created across a range 

of uses - pub/restaurant, 
school, day nursery, retail, 
medical, care facility etc  

 New Homes bonus 
 Rateable income 
 Increased spending in the 

local economy. 
 Tram route extension route 

secured through the middle 
of the site. 

 Bus link to HS2 hub secured 
through the site  

None 

Social  Additional education space in 
excess of the scale of 
development 

 Delivering Market Housing in 
accordance with the adopted 
Development Plan 

 Affordable Housing 
 Medical plot 
 Community Plot 
 Retail facilities 

 Hotel/pub 
 Highway improvements 

None 

Environmental  Enhanced biodiversity 
opportunities within the site. 

 Extensive green 
infrastructure 

 North - south bio diversity 
corridor 

 Some unavoidable harm 
to local landscape 
character and views as a 
result of green field 
development 

 

 

6.14 Overall it is considered that this mixed use development will deliver much needed 

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’s adopted Core Strategy in every respect. The Council is 

asked to support the revised planning application and issue planning permission. 



 

 

 

  

Figure 1:  Site Location Plan - Drawing No 5674_GIS045 Rev K 
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Figure 2 – Annotated Illustrative Master Plan - Drawing No 5674 SK(90)09 Rev 

K 
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Figure 3 – Illustrative Master Plan 5674 SK(90)03 Rev T 
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Figure 4 – Drawing No NTT/301/110-02 P2 - Stapleford Lane/Bardills Island 

Improvement Strategy (Northern Access) 

 



A

5

2

 
W

(
M

1
)

B

6
0
0
3

G

D

N

C

T
R

A

5

2

 
E

O

v

e

r
h

e

a

d

 
E

l
e

c

t
r
i
c

i
t
y

C

a

b

l
e

s

NOTES

1. DO NOT SCALE THIS DRAWING. ALL DIMENSIONS MUST BE

CHECKED/ VERIFIED ON SITE. IF IN DOUBT ASK.

2. THIS DRAWING IS TO BE READ IN CONJUNCTION WITH ALL

RELEVANT ARCHITECTS, ENGINEERS AND SPECIALISTS

DRAWINGS AND SPECIFICATIONS.

3. ALL DIMENSIONS IN MILLIMETRES UNLESS NOTED

OTHERWISE. ALL LEVELS IN METRES UNLESS NOTED

OTHERWISE.

4. ANY DISCREPANCIES NOTED ON SITE ARE TO BE REPORTED

TO THE ENGINEER IMMEDIATELY.

KEY

P1 24.09.15 PRELIMINARY ISSUE CHAJ

  c  Copyright BWB Consulting Ltd

Drawing No. Revision

Drawing Status

Size

Drawing Title

Project Title

Scale

Reviewed

Drawn

A1

ISSUES & REVISIONS

Rev Date Details of issue / revision RevDrw

Client

CONSULTANCY | ENVIRONMENT
INFRASTRUCTURE | BUILDINGS
CONSULTANCY | ENVIRONMENT
INFRASTRUCTURE | BUILDINGS
CONSULTANCY | ENVIRONMENT
INFRASTRUCTURE | BUILDINGS
CONSULTANCY | ENVIRONMENT
INFRASTRUCTURE | BUILDINGS

Birmingham | 0121 233 3322

Leeds | 0113 233 8000

London | 020 7234 9122

Manchester | 0161 233 4260

Nottingham | 0115 924 1100

www.bwbconsulting.com

Birmingham | 0121 233 3322

Leeds | 0113 233 8000

London | 020 7234 9122

Manchester | 0161 233 4260

Nottingham | 0115 924 1100

www.bwbconsulting.com

Birmingham | 0121 233 3322

Leeds | 0113 233 8000

London | 020 7234 9122

Manchester | 0161 233 4260

Nottingham | 0115 924 1100

www.bwbconsulting.com

Birmingham | 0121 233 3322

Leeds | 0113 233 8000

London | 020 7234 9122

Manchester | 0161 233 4260

Nottingham | 0115 924 1100

www.bwbconsulting.com

Birmingham | 0121 233 3322

Leeds | 0113 233 8000

London | 020 7234 9122

Manchester | 0161 233 4260

Nottingham | 0115 924 1100

www.bwbconsulting.com

Birmingham | 0121 233 3322

Leeds | 0113 233 8000

London | 020 7234 9122

Manchester | 0161 233 4260

Nottingham | 0115 924 1100

www.bwbconsulting.com

Birmingham | 0121 233 3322

Leeds | 0113 233 8000

London | 020 7234 9122

Manchester | 0161 233 4260

Nottingham | 0115 924 1100

www.bwbconsulting.com

Birmingham | 0121 233 3322

Leeds | 0113 233 8000

London | 020 7234 9122

Manchester | 0161 233 4260

Nottingham | 0115 924 1100

www.bwbconsulting.com

P2NTT/301/110-02

PRELIMINARY

AJ

CH

1:500

STAPLEFORD

LANE/BARDILLS ISLAND

IMPROVEMET STRATEGY

(NORTHERN SITE ACCESS)

LAND WEST OF TOTON

LANE, NOTTINGHAM

PEVERIL HOMES LTD &

UKPP (TOTON) LTD

P2 28.09.15 RED LINE BOUNDARY AMENDED CHAJ

AutoCAD SHX Text
Tennis Court

AutoCAD SHX Text
316

AutoCAD SHX Text
320

AutoCAD SHX Text
Nursery

AutoCAD SHX Text
Path (um)

AutoCAD SHX Text
TOTON LANE

AutoCAD SHX Text
Nursery

AutoCAD SHX Text
BM 61.95m

AutoCAD SHX Text
Mast

AutoCAD SHX Text
61.6m

AutoCAD SHX Text
59.7m

AutoCAD SHX Text
School access to be closed and crossing removed with access taken from new site access junction. This removes a barrier to smooth traffic flow on the approach to the roundabout and provide a safer access to the school

AutoCAD SHX Text
NET junction to be amended to provide a right turn lane

AutoCAD SHX Text
Site access arm to be added to the NET junction with traffic signal controlled crossing facilities

AutoCAD SHX Text
Increased extent of public highway as a result of the improvement scheme (shown outlined in red)

AutoCAD SHX Text
Existing build out to be removed to provide two through lanes

AutoCAD SHX Text
N



 

 

 

 
Figure 5 – Drawing No NTT/301/110-03 P2 - Stapleford Lane/Bardills Island 

Improvement Strategy (Southern Access) 
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Figure 6 – Phasing Plan - Drawing No GIS055 Rev F 

 



1 
7.26 ha

1 
2.55 ha

2 
3.28 ha

2 
1.01 ha

3 
6.08 ha

3 
2.36 ha

4 
4.87 ha

4 
3.69 ha

LIME RISE, TOTON
Indicative Phasing Plan

0 10050 Metres
www.ibigroup.com

Drawing / Rev:GIS055 / F
Reviewed / Drawn by: AC / EC

Scale: 1:2,000@A2
Job: 5674

© Crown copyright.  All rights reserved. Licence number LIG0358 2015.
Contains Ordnance Survey data © Crown copyright and database right 2015.

Key
Potential bus route
Site Boundary 31.35 ha
Phase 1
Phase 2 
Phase 3 
Phase 4 

Powerlines to go underground in 

phases 2, 3 & 4

Interim bus route to be delivered

 in phases 1 & 2



 

 

 

 
Figure 7 – Broxtowe Housing Trajectory Aligned Core Strategy 2012 

 





 

 

 

  

  

 

 




