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Foreword 

As developer partners we believe that our site at Toton offers a 
unique opportunity to meet housing need in a highly sustainable 
location, and in a manner which offers real community benefit.

We will deliver much need housing including affordable housing, 
along with major investment in education, new public green 
spaces and a new local centre.  We have also safeguarded future 
economic development related to the potential High Speed Two 
Station Hub at Toton.

Our vision has always been for a mixed development, which is 
much more than a housing estate.  We see the quality of place 
created by our development as every bit as important as the 
number of homes we deliver.  Our commitment is to create a 
fantastic place to live, work, learn and relax and a development 
that all in Broxtowe can be proud of.

Together with our wider team we have invested time and energy 
working with local people and stakeholders to create the right 
masterplan for this site.  We have listened to people’s concerns 
and altered our designs as appropriate.  This has been an 
extensive and exhaustive process as we have sought to respond 
to different considerations over the last two years in particular 
through this revised planning application.  We will continue to 
listen as the planning process moves forward.

This Design and Access Statement provides a summary of our 
design approach and the journey that we have been through to 
arrive at the proposals submitted for planning in autumn 2015.  
We hope you read this with interest and recognise the benefits 
our approach can bring.

Thank you
Peveril Homes Ltd. / UKP (Toton) Ltd.

01 Vision
The Vision for development at Toton is  
the creation of a distinctive new place 
which embodies the best traditions of 
garden suburb development, and meets 
at the same time, the challenges of an  
up-to-date, highly sustainable and 
connected community.  This new place 
would become known as Lime Rise, 
reflecting mature trees in this area and 
proposed future planting.  This landscape 
setting will create a special sense of 
character and an attractive green setting.

The defining qualities of the garden 
suburb at Line Rise will be a rich 
landscape setting, distinctive tree lined 
avenues and houses set within gardens.  
This will be a comfortable and welcoming 
place to live.  Development will benefit 
from exceptional connectivity.  This will 
include proximity to new community 
facilities on site, ready access to local 
bus services and the Nottingham Express 
Transit and in the longer term possibly 
the High Speed Two Station Hub as well.  
New homes and businesses will also 
benefit from good digital connectivity to 
enable the opportunities this brings.

The quality of buildings and new houses 
will be evident from the first phase of 
development.  New design standards will 
be set. There will be a striking new local 
centre and landmark square.  

There will be a strong sense of arrival 
from the south and the north, defined 
by landscape and buildings and not by 
roads or highway infrastructure.

The expansive and attractive landscape 
is a defining part of the character of 
Lime Rise.  The public open spaces 
through the heart of the new community 
and encircling it, at its edges, provide a 
strong setting for new development.  The 
tree lined streets and avenues ensure all 
homes are connected to the landscape.  
Landscape and much as architecture will 
create a sense of place at Lime Rise.

The local centre and new square will 
create a focal point for the community.   
This will help meet local needs, ensuring 
the development creates a real place 
with a mix of uses and facilities.  The 
housing mix also provide opportunities 
for all with a specific focus on family 
homes, starter homes and homes for 
an aging population.  This will be much 
more than a housing estate.

The development will be of a scale 
and density which is comfortable and 
well-related to existing residential areas 
nearby.  The character of the garden 
suburb at Lime Rise will shine through 
in every aspect of the development, 
creating a wonderful place to live.
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Delivery of much needed new housing 
for the borough on a highly sustainable 
site reducing impacts elsewhere.  500 
new homes are proposed and these will 
strengthen and diversify housing choice.

Investment in new affordable housing with 
the delivery of 150 new affordable homes on 
site, to meet local housing need.

A new care home is proposed to meet 
the needs of an aging population on site.  
This along with homes on site which are 
designed to meet the needs of an aging 
population, will broaden local housing 
choice for older people.

Over eleven Hectares of new publicly 
accessible open space is provided for a 
variety of amenity and recreation functions, 
all open for community use.  This open 
space will also create new wildlife habitats.

Significant investment in local 
education, including land for a new primary 
school on site and a financial contribution to 
the constriction of that school and financial 
contribution to secondary education.  
The investment in education will create 
new school places and protect existing 
catchment areas for both primary and 
secondary education.

Creation of a new facilities including local 
shops, a restaurant and pub, a day nursery, 
community space and potentially a health 
plot.  This scheme is much more than a 
housing estate and would provide a range 
of local facilities to meet new and existing 
community needs.

A flexible and future-proof approach to the 
High Speed Two hub at Toton.  A significant 
area of land is reserved for potential future 
development related to the adjacent HS2 
Station Hub.  This could include a gateway 
development of regional scale, including 
hotel, employment uses, higher education, 
research and development, conferences 
for example.  This land had previously been 
included for residential use but has now 
been excluded from the revised application 
to ensure the opportunities from a potential 
HS2 hub are maximised.

Improvements to the local highway 
network that will make the existing situation 
better even taking account of the additional 
traffic resulting from the development.  New 
infrastructure will complement work to the 
highways undertaken through the NET 
scheme.

Removal of overhead power-lines 
and replacement with underground 
infrastructure.  The existing poor 
lines, particularly the large steel pylon 
transmission lines have detrimental 
effect on the visual amenity of the 
area locally and from wider afield and 
removing these will create local benefit.

A sensitive approach to site ecology 
and landscape assets to enhance 
biodiversity and landscape amenity.  The 
key selling point for this scheme will be 
its rich landscape setting and its green 
infrastructure.  Working with the existing site 
conditions is then vital.

Maximising the benefits of the new 
tram terminus by locking new housing 
development into this key piece of 
infrastructure.  This would also result in 
less traffic generation on this site, than 
the equivalent number of homes on other 
sites with much poorer public transport 
infrastructure.

02  
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SUMMARY OF THE PROPOSALS 

The application is submitted in outline 
form and seeks approval for a mixed use 
development comprising:

•	 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, 
•	 Bed residential care facility,
•	 11.12 Hectares of new 

public open space
•	 Plot for medical surgery (0.04 hectares),
•	 Plot for community use (0.08 hectares)
•	 Highways proposals,
•	 Drainage proposals,
•	 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.  This is not a matter 
reserved for subsequent consideration.  
BWB Consulting have prepared the 
highway drawings for the northern and 
southern access points and these have 
been reflected in the illustrative masterplan.  
The southern site access drawing is ref: 
NTT/301/110-03.  The northern site access 
drawing is ref: NTT/301/110-02.

LIME RISE, TOTON
Illustrative Master Plan

0 10050 Metres

www.ibigroup.com

Drawing / Rev: 5674_SP(90)03 / T
Reviewed / Drawn by: Ac / Ec

Scale: 1:1,000@A0
Job: 5674

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

Illustrative Masterplan
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PURPOSE OF THE DESIGN 
AND ACCESS STATEMENT 

This Design and Access Statement (DAS) 
supports an outline planning application for 
a residential-led mixed-use development.  

It will demonstrate the applicant’s 
commitment to delivering a high-quality 
sustainable community, in accordance 
with current planning policy and design 
best practice. The structure and content 
of the application will meet the guidance 
on outline planning applications and DAS’s 
set out in relevant planning regulations and 
guidance. The DAS will outline:

•	 The vision for development 
and design intent.

•	 The appraisal of the physical, social, 
economic and policy context and how 
the design positively responds to this

•	 How engagement with a range of 
stakeholders and local communities 
has influenced the proposals

•	 How the design has progressed 
from initial concept plans through 
to the design parameters for which 
planning approval is sought and 
design frameworks, focus areas 
and an indicative masterplan

•	 Explain the design principles and 
concepts for the scheme, in terms of 
amount, layout, scale, landscaping and 
appearance (where these are reserved)

•	 The above will include approximate 
location of buildings, routes and open 
spaces; upper and lower limits for 
the height, width and length of each 
building included in the proposed 
development; and area or areas where 
access points to the development 
proposed would be situated

•	 And demonstrate the quality which 
should be achieved through future 
reserved matters applications.

BACKGROUND 

These development proposals are the 
culmination of many years activity by Peveril 
Securities and UK Property Partnership.  
Originally submitted in 2012 and amended 
in 2013, the revised proposals reflect 
detailed work undertaken since 2013 by 
the development team and also Broxtowe 
Borough Council.  In this time the planning 
agenda for the site has evolved.  The site 
is now recognised as a Strategic Location 
for Growth and has been recognised in the 
emerging site planning framework for the 
Borough.

Alongside this planning work has been 
the emerging picture of High Speed two 
and the Toton Station Hub.  Toton is 
identified as being the regional station for 
the East Midlands and this key piece of 
infrastructure would be located adjacent to 
land controlled by the applicants.  

At this stage it is prudent to reserve the 
land close to and alongside the proposed 
station hub for associated uses, which 
can support and reinforce the station.  
Accordingly an area of nearly ten hectares 
has been excluded from the revised 
application for consideration in the future 
when HS2 is confirmed.  Importantly, this 
HS2 associated development would be as 
a regional gateway.  HS2 will strengthen 
and serve the whole of the region and 
the city centres and employment areas of 
both Derby and Nottingham.  The future 
mix of uses for the station gateway will 
need careful consideration in the context 
of the regional economic picture.  For 
now the revised application highlights this 
land for HS2 economic gateway use and 
excludes it from the application.  Further 
consideration of this area is however 
provided later in this document. 

The masterplan has benefitted from 
engagement with a variety of local 
stakeholders, local people and planners 
and elected members at Broxtowe 
Borough Council.  The scheme has 
benefitted from regional design review, via 
OPUN and this process has enhanced the 
scheme significantly.  The proposals set an 
exciting vision for this part of the borough 
and a framework for long term investment 
which will have a lasting and positive 
legacy.  This fully embraces the potential 
for High Speed Two.

03 
INTRODUCING  
LIME RISE
The revised planning 
application and 
accompanying Design and 
Access Statement have been 
prepared following an in-
depth review of the original 
scheme.  This has involved 
Broxtowe Borough Council, 
regional design review body 
OPUN, which provides 
independent design advice 
and other stakeholders.  
Key changes to the revised 
scheme include a future-
proof approach to the 
potential HS2 station hub 
development and a much 
more bold approach to 
design and masterplanning 
as directed by OPUN.  
This is a much improved 
proposal which will create 
an exemplary development.
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Aerial Red Line Plan 
SUMMARY OF THE 
PROPOSALS 

This DAS supports a planning 
application for a high quality mixed-
use development. The application 
is submitted in outline form and 
seeks approval for a mixed use 
development comprising:

•	 A maximum of 500 dwellings, 
•	 380 sq m convenience store, 
•	 2 No 95 sq m retail outlets, 
•	 3,000 sq m B1(a), 
•	 education floor space 

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

450 sq m),
•	 Pub/restaurant (Max 

700 sq m), 
•	 11.12 Ha of new open space
•	 80 space care facility
•	 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 point of access to the site 
are to be considered now. 
This is not a matter reserved 
for subsequent consideration.
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The proposals outlined in this DAS have 
been based on a thorough understanding 
of the site and its context.  This section 
explains how the appraisal has informed the 
design principles and outline scheme.

THE SITE AND ITS SURROUNDINGS 

The site comprises 31.35 hectares of land.  
The site is located to the immediate north of 
the existing neighbourhood of Toton and to 
the south of Stapleford, with its high street 
and wider communities.  The site is close 
to Junction 25 of the M1 and the recently 
opened NET (Nottingham Express Transit) 
Tram Terminus.  It is also directly adjacent to 
the proposed High Speed Two Station Hub 
earmarked by government for Toton Sidings.

The site is bound to the north by A52 Brian 
Clough Way, sewerage works and George 
Spencer Academy and playing fields.  The 
Academy is split across two sites, either 
side of the A52, with a pedestrian bridge 
across linking the two sites.

To the west, the site is bound by a footpath, 
Toton sidings, scrapyard and railway line 
beyond.  There is also significant change 
of levels towards this part of the site and 
between the footpath and the sidings.

To the south the site is bound by the 
rear boundaries of existing residential 
development.  The southern boundary 
also includes a planted area of public 
open space which extends towards the 
south west between the site and further 
housing areas to the south.

04 
UNDERSTANDING 
THE SITE & 
CONTEXT

Connections to City & Regions Plan 

NET Extension to Site

Map reproduced from www.the tram.net

Local Facilities Plan
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Connections to City & Regions Plan 

(1)

(2)

(3)
(4)

STAPLEFORD

TOTON

Site Boundary

Education Facility

Leisure Or Sports Centre

Place Of Worship

Police Station

Post Office

Supermarket

Railway Station

Railway

Landuse
Military

Golf Course

Railway

Residential

Other Open Space

Retail

Recreation Ground

Industrial

Commercial

Allotments

Park

Riverbank

Water

Waterway

Electricity Transmission Line

(1) George Spencer Academy
(2) Fairfield Primary School
(3) Chelwynd Road Primary School
(4) Bispham Drive Junior School

Local Facilities Plan
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To the east the boundary is formed by Toton 
Lane and a parcel of land accommodating a 
large electricity sub-station and a substantial 
domestic residence Rose Cottage.  The 
prevailing character of this eastern edge of the 
site is green, with densely planted edges to the 
sub-station and cottage and mature lime trees 
amongst other planting along Toton Lane.

Toton Lane has been upgraded and 
widened as part of the NET (Nottingham 
Express Transit) tram development.  This 
has changed the character of Toton Lane 
and the land beyond to the east.  This 
infrastructure work has improved highway 
conditions along Toton Lane.  This highway 
work has been undertaken with the design 
for highway access into the Toton site very 
much in mind.

The NET is a key new facility which links 
the site and this wider geography including 
Nottingham City Centre, Nottingham 
University and Queens Medical Centre.  
The NET development adjacent to the site 
includes the terminus facility and park and 
ride for the new tram line. This opened in 
late summer 2015.

The site itself comprises largely agricultural 
land, the majority of which is classified as 
3B and of fair quality.  This is low yielding 
land as evidenced by the existing farmer’s 
experiences cultivating this land over many 
years.  Indeed the land owners have not 
levied a charge on this land reflecting its poor 
yields.

The wider setting of the site is developed 
and urban in character.  The existing fields 
do not appreciably link with or contribute to 
any form of strategic green setting or a sense 
of separation between the different places 
around the edges of the site in visual terms.  
The differentiation between Stapleford and 
Toton will be important and this has been 
considered through detailed design.

There are a small number of existing 
buildings and structures on site.  These 
include dilapidated steel / concrete 
structures associated with previous uses 
on site, including the rose gardens.  None 
of these buildings are of townscape or 
architectural value and will be demolished.  
Bessell Farm is immediately to the west 
of the application site on land under the 
control of the applicants.  It now falls 
outside this application being within land 
reserved for future HS2 economic gateway 
development.  It is envisaged that the farm 
house will be demolished at some point 
in the future as proposals for that areas 
are confirmed.  The farm building is not of 
architectural or historic merit.

Several electricity transmission lines and 
associated pylons cross the south of the 
site in a broadly east-west direction.  It is 
proposed that these lines will be buried 
underground to enable development within 
the southern part of the site.  This includes 
three number smaller timber post lines and 
one large steel pylon line.  The removal of 
this electrical infrastructure will enhance the 
visual amenity of the wider area.

Site levels are illustrated on the associated 
plan and these have been crucial to the 
organisation and layout of the masterplan.  
The design works with the gently undulating 
land.  The site generally falls towards the 
centre from the edges from the north 
and from the south.  The site also slopes 
towards the sidings from east to west.  
There is a significant change in levels from 
the site to the Sidings of up to 10 metres in 
places.

There are a number of environmental and 
landscape features which are evident of 
site and which have been important to 
incorporate and which have influenced 
the scheme.  This includes significant 
trees, groups of trees and hedgerows and 
drainage channels.  The central drainage 
channel through the site is an important site 
defining feature.  It represents a low point 
as the site folds in and down on itself.  This 
channel will be used as an important part of 
the sustainable drainage of the site.

There is a public right of way (PROW) 
running through the site and the layout 
has reflected this alignment.  The site is 
otherwise private.  Proposals include the 
opening up of a very significant amount 
of new public open space and new 
connections across the site.  The PROW 
forms part of a crosslink and shortcut to 
the Erewash Valley Trail.  The route of the 
public right of way may be adjusted slightly 
through the development of the site, but the 
broad alignment is protected.
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WIDER CONTEXT AND 
LOCAL FACILITIES

In terms of local schools, it is proposed 
that a new primary facility be developed 
on site to complement the wider family of 
GSA feeder primaries and so this would be 
a new local facility on site.  There would be 
further investment at GSA to support an 
increased roll and to protect the existing 
catchment.  Through education from 5 to 
18 could then be provided on and directly 
adjacent to the site.  Add to this the 
proposed day nursery and even earlier care 
and education is contained on site.  This 
highlights the added value in sustainability 
terms of this site from an educational point 
of view with reduced travel to school as a 
result of development on this site.

The tram terminus has already been 
described as a key asset and since 
opening in late summer 2015 this new 
transport infrastructure has started to 
transform how people use public transport 
in this part of the city.  The tram terminus 
provides very significant benefits for the 
development of the site at Toton and 
potential future residents, providing a 
high quality sustainable public transport 
connection.  The possibility to extend the 
tram through the heart of the scheme to a 
future HS2 Station Hub and or on to Long 
Eaton in the future is safeguarded.

Local retail facilities are provided at both 
Toton and Stapleford.  Toton provides 
the nearest large format supermarket 

and also a small local centre including a 
post office, library and place of worship.  
Stapleford provides a much more diverse 
range of local shops and services including 
some high street names.  Stapleford is 
described by its residents as a small town 
and as such it does have a defined heart 
and high street.  Local health facilities are 
provided in Stappleford.  Should local need 
be demonstrated there could be further 
development of General Practitioners or 
dental facilities on site and a plot has been 
reserved for these uses.  Local facilities are 
mapped on the associated plan.

SITE AND CONTEXT 
SOCIAL HISTORY

Through research on the site and information 
forthcoming from public consultation aspects 
of the site and its history have emerged 
which have helped to inform the design to 
date.  This can also inform more detailed 
design, particularly landscape design in the 
future as part of reserved matters.

Gregory’s Rose Gardens, a historical 
business located on site, is important to 
recognise and this award winning rose 
garden attracted thousands of visitors each 
year at its peak in the 1960’s.  Propagating 
over 60,000 plants a year at its height, the 
gardens, which were established in the early 
1900’s operated up until their closure in the 
1980’s.  This gardens occupied land both on 
and close to the Toton site.  

The substantial areas of open space reflect 
the green heritage of the site.  This specific 
history will be recognised in some way, as yet 
to be confirmed.  This might could include 
the landscape design and planting palettes, 
dedicated gardens and open spaces, colours 
for buildings and architecture, or names for 
streets or squares.  The intention would be 
to develop a connection with the history of 
the site. 

Toton Sidings is a major attraction for railway 
enthusiasts and has been considered from a 
technical and social history perspective.  With 
the possible arrival of the HS2 Station Hub 
the railway dimension to the site would be 
more state-of-the-art than heritage railway.  
As such design ideas have not developed 
around the railway as a driver for sense of 
place as much as has been the case with the 
rose gardens.  Any future regional gateway 
development will draw upon appropriate 
national and international examples 
of integrated stations and commercial 
developments.

Images courtesy of



LIME RISE
UNDERSTANDING THE CONTEXT
PAGE 12

THE LOCAL CHARACTER 

Local Built Character

New development will need to respond 
positively to the existing context.  This is 
not about copying or imitating the existing 
but identifying some of the important 
characteristics from the site context and 
reflecting those on site through new 
buildings and architecture.

Key Influences for Lime Rise:

•	 Mature landscape providing 
structure to the place and a strong 
sense of greenery, composed of 
trees, open space and gardens.

•	 Houses set within gardens and 
creating continuity along street through 
strong frontages and landscape.

•	 Houses hugging and accentuating 
topography, with streets organised 
up and across terrain.

•	 A comfortable plot and grain with space 
between buildings in the tradition of 
garden suburbs, providing light and air.

•	 A diverse architectural palette with 
the best local buildings reflecting a 
simple domestic aesthetic including 
some arts and crafts interpretation.

•	 Gable fronted buildings providing 
greater interest within some street 
scenes than roofs orientated eave 
and ridge towards the street.

•	 Dormer bungalows and deep set 
roofs creating an effect of one 
and a half storey development to 
accentuate the domestic scale.

•	 Local colours including a variety 
of red and buff brick, dark roofs 
of mainly red and blue tile and 
near white rough cast renders and 
painted finishes, along with exposed 
structural and decorative timber.

Local Landscape Character

Development will change the character of 
this place but in doing so it will be vital to 
conserve the most important landscape 
features for the site and to create new value 
through an improved landscape and green 
infrastructure.  The following summarises 
the landscape context.

Key Influences for Lime Rise:

•	 Terrain and site topography 
which are instructive in terms of 
landscape design and development 
layout and for site drainage.

•	 Existing drainage ditches and field 
irrigation channels provide a focus 
for existing biodiversity and for site 
patterns that the landscape and layout 
design need to reflect and which can 
be utilised for future site drainage.

•	 The principle hedgerow through the 
heart of the site running east west is 
a key feature which is incorporated 
into the design.  This runs alongside 
an existing drainage ditch.

•	 Existing trees have been assessed 
and a number of important individual 
trees and tree groups are identified 
for retention through the layout.

•	 The mature landscape at Toton 
lane is important and should be 
strengthen as a green gateway.

•	 The interface with the greenway 
along the western edge alongside 
the railway is also important and 
the landscape of the site needs 
to integrate with this edge.

•	 The residential edge to the south 
includes a mature hedgerow which 
needs to be incorporated.

•	 There is a small neighbourhood park / 
wooded area to the south-west edge 
which also needs to be integrated.

The Site
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The Site

Looking east from near to Toton Sidings

Looking north adjacent to Toton Sidings

Looking west adjacent to Stapleford Lane
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DESIGN POLICY CONTEXT 

This section focuses on planning policy 
related to design, which have influenced 
the proposed development.  For further 
details on planning policy, please refer to the 
Planning Statement which accompanies this 
application.

National Design Policy Guidance

The National Planning Policy Framework 
(NPPF), published on the 27th March 2012 
by the DCLG, sets out the overarching 
planning policy framework in a single, 
coherent document.  The NPPF states 
that “At the heart of the planning system 
is a presumption in favour of sustainable 
development, which should be seen as a 
golden thread running through both plan 
making and decision-taking”.

Sustainable development is defined as 
development that meets the needs of the 
present without compromising the ability of 
future generations to meet their own needs. 
It has economic, social and environmental 
dimensions [NPPF, p2-4].

Importantly the NPPF recognises that 
“sustainable development involves seeking 
positive improvements in the quality of the 
built, natural and historic environment, as 
well as in people’s quality of life, including : 
replacing poor design with better design...
and widening the choice of high quality 
homes.”

Design is recognised as a Core Planning 
Principle, stating a need to “always seek 
to secure high quality design and a good 
standard of amenity for all existing and future 
occupants of land and buildings” [NPPF, 
para 17].  Good design is a key aspect 
of sustainable development, is indivisible 
from good planning, and should contribute 
positively to making places better for people 
[NPPF, para 56).

The importance of design is set out in 
identifying characteristics that ensure a 
quality of development [NPPF, para 58], in 
summary these state that the development 
should:

•	 function well and add to the overall 
quality of the area over its lifetime;

•	 establish a strong sense of place;
•	 optimise the potential of the site, 

create and sustain an appropriate 
mix of uses, and support local 
facilities and transport networks;

•	 respond to local character, 
history and reflect identity; 

•	 create safe and accessible 
environments; and

•	 use good architecture and 
appropriate landscaping to create 
visually attractive places.

The role of design in creating healthy 
communities is also highlighted. Planning 
decisions should aim to achieve places which 
promote safe and accessible environments, 
developments with clear and legible pedestrian 
routes and high quality public space which 

encourages active use. [NPPF, para 59].
Planning Practice Guidance, supporting the 
NPPF also notes the following.  

Well-designed places are successful and 
valued. They exhibit qualities that benefit 
users and the wider area.  Well- designed 
new or changing places should:

•	 Be functional;
•	 Support mixed uses and tenures;
•	 Include successful public spaces;
•	 Be adaptable and resilient;
•	 Have a distinctive character;
•	 Be attractive; and
•	 Encourage ease of movement

Local Design Policy Guidance

The Broxtowe Aligned Core Strategy Part 
1 is the central consideration and relevant 
policies include:

Policy 1 – Climate Change – seeks to 
ensure sustainable design and adaptation 
(materials, layout, form etc), to reduce 
carbon emissions and to ensure no issues in 
respect of flooding and drainage

Policy 8 – Housing size, mix and choice – 
seeks to create sustainable, inclusive mixed 
communities

Policy 10 – Design and Enhancing Local 
Identity - this is the main design policy now.

Policy 12 – Local Services and Healthy 
Lifestyles – not strictly a design policy 
but does relate to layout in that it seeks 
to provide developments that provides 
improved community services.

Policy 14 – Managing Travel Demand – 
seeks to promote sustainable methods  
of travel

Policy 16 – Green Infrastructure

Policy 17 – Biodiversity

Saved Policies of the Broxtowe  
Local Plan (2004);

E26, E27, E33, E34 - seek to protect air 
quality, groundwater contamination and light 
and noise pollution.

H5 – Affordable housing

H6 – Density (not sure how relevant this is  
to Toton as the numbers are set out)

H7 – Land not allocated for residential  
purposes (Im not too sure how relevant  
this is to Toton)

RC6 – Open space requirements

RC7 – New Playing Fields

RC8 – New Informal Open Space

RC14 – Footpaths bridleways and  
cycle routes.
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SITE OPPORTUNITIES 
AND CONSTRAINTS

Each of these sections will have a small 
amount of text and accompanying plan.  
Each section will also conclude with ‘Key 
Influences for Lime Rise’ 

SITE CONSTRAINTS 
This section provides a basic summary of 
the key site constraints which are described 
in greater detail in other technical reports.

Topography
The site falls towards the west from 
approximately 60m AOD around Toton Lane / 
Stapleford Lane to a level of approximately 40m 
AOD.  This is a fall of about 20 metres across 
the site in a distance of about 900 metres.  
Steeper slopes are evident towards the west.  
Bessell Farm (now off site) is located on a 
prominent ridge line and this location is visible 
from wider views.  The site also slopes gently 
towards a central drainage ditch and hedgerow 
which runs east-west through the site.

Hedgerows and drainage channels
There are a number of existing field 
drainage ditches on site and these will be 
utilised in the masterplan to respect terrain 
and support natural drainage.  The main 
drainage ditch runs through the site east-
west and follows the lowest point on site as 
levels fall towards the centre and west of 
the site.  This ditch is wet in storm events 
and dry for long periods of time in warmer 
months.  It drains the site and is not part of 
a wider drainage catchment.

This central drainage spine runs alongside 
a field boundary and hedgerow.  This 
hedgerow is mature and will be retained 
wherever possible in the design of the 
masterplan / landscape framework.  
There are other hedgerows which can 
also be retained to lend a maturity to the 
development and to conserve existing 
landscape quality and habitat. Overall there 
will be hedgerow gain.

Trees
A detailed tree assessment has been 
undertaken and the masterplan will retain 
trees identified in this report as of high 
value.  The tree group close to Stapleford 
Lane for example includes many high 
value trees of both individual and group 
value.  Wherever possible and across 
the site trees identified as of moderate 
value will be retained as sensible.  The 
widely spaced group of moderate quality 
trees close to Toton Lane are important 
and site access infrastructure and future 
development will need to be sensitive to 
these trees.  Tree T41 (weeping willow) is 
noted as a potential future veteran tree 
and the site access will be designed to 
retain this tree and it root protection zone.  
Moreover the gateway to the scheme 
should celebrate this important tree.

Noise Impact
The two main areas where noise impacts 
on the scheme is towards Toton Sidings 
and around the electricity sub-station, 
towards the west and east respectively.  In 
each case the impact on residential amenity 

within habitable rooms and garden areas is 
a consideration and will inform the design 
solution in these areas.  Noise is less of an 
issue alongside Toton Lane / Stapleford 
Lane and the A52 and in these locations 
other considerations, namely existing 
landscape and air quality (odour), define 
the potential development area.  Section 8 
summarises the noise contour plans and 
how the design has responded to these.

Odour
Assessment of odour from the sewage 
treatment work has been undertaken.  The 
impact of this is to locate development away 
from the immediate boundary of the works 
and also land immediately to the east owing 
to prevailing winds.

Electricity Pylons
Two large scale electricity pylons conveying 
132Kv overhead lines cross the site from the 
sub-station on an alignment westwards and 
southwards.  If this infrastructure remains 
on site it will have a very detrimental impact 
on both visual amenity and also the value of 
the site / development.  The intention is to 
remove the pylons and reroute the cables 
underground giving an improved masterplan.  
The underground route for the electrical 
cables does not unduly constrain the layout 
and street pattern of any future masterplan.

Site Access
Site access is determined based on a number 
of technical factors not least highway safety.  
There are two points of access.  To the 
north the principal site access / egress (1) is 

developed in conjunction with the new NET 
(tram) infrastructure.  To the south a secondary 
access / egress is located on Stapleford Lane 
(2) at a position where the road levels out and 
visibility is acceptable.  Access to George 
Spencer Academy (entrance to the south 
campus) is also required through the scheme 
as an alternative / replacement to the current 
access onto Toton Lane would / could be 
closed up.

Access will need to be retained to the 
greenway further to the south alongside Toton 
Sidings.  This would be based on pedestrian 
connectivity.  Visual and green links to the 
greenway to the west are also required.
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Site Constraints 

HISTORICAL EXEMPLAR SCHEMES

The Park Estate Nottingham

Described as one of the most remarkable 
residential estates in the United Kingdom 
The Park Estate is a fine example of Victorian 
domestic place-making in Nottingham.  
Formerly a deer park and meeting with much 
local opposition through its development the 
estate boats some of the finest domestic 
buildings in the whole of Nottingham.

The Park is composed on an axial plan 
centred on two linked circus to the north 
and south.  Street radiate around this circus 
concentrically and with connecting spokes 
extending to connect with the wider city.  This 
grand planned approach is less immediately 
evident on the ground as topography 
provides another layer which augments the 
character of streets and spaces.

Architecturally the palette is principally set 
by large Victoria mansions highly decorative 
and drawing on a limited range of materials.  
Today other architectural styles add to this 
mix to give accent to the overall vernacular.  

The defining quality of the Park is not the 
buildings though, it is the rich landscape with 
avenues of trees and formal open spaces 
establishing a dense and highly attractive 
green setting and structure.  This alludes 
to the great care taken to consider the 
landscape at the development of the estate 
and the patronage to invest in the landscape 
planting regime which has matured beautifully 
over the last 80 years.



LIME RISE
UNDERSTANDING THE CONTEXT
PAGE 18

Port Sunlight

Port Sunlight is a model village developed by 
the Lever family with the original development 
comprising 800 homes and community 
facilities between 1899 and 1914.

Local facilities included a church, a school, 
a public house, an art gallery, a cottage 
hospital and also a concert hall.  These 
facilities were designed to support this new 
population and provide for their daily needs.

The structure of the village is based on  
a combination of both an informal organic 
layout combining with deliberately shaped 
statements spaces, for example the 
cruciform open space linking the galley, 
Church and community hall.  The overall  
feel is very open with dynamic wide and  
~long spaces defined by both landscape  
and townscape.  Throughout the village 
there are clearly established vista and views 
to landmark features, buildings and building 
groups.

The mature landscape is now an essential 
part of the character of the village.  It defines 
and links the many wide open spaces and 
softens the strongly defined streetscape. 
Buildings include detached and paired 
cottages but mostly linked terraces, some of 
which are very long.  The diverse and highly 
articulated domestic architecture softens 
these long terraces and breaks down the 
scale. The design was influenced by the 
arts and crafts movement and buildings 
were developed around a pattern book of 
complementary and contrasting styles.
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Lessons for a new Garden 
Suburb at Toton

•	 Investment in high quality and 
appropriate planting is a key lesson and 
such planting can become a defining 
aspect of the new development at Toton 
and a key legacy setting element.

•	 Create strong axial effects but working 
closely with the terrain and local 
topography to complement this rather 
than overlay a forced development 
pattern.  Both of our examples offer 
differing approach and at Toton the 
approach is again different to combine 
grand effects and axial statements 
with particular local site conditions.

•	 Establish a framework for strong 
character areas and buildings 
to bring a sense of coherence 
and unity to the development as 
it evolves over many years.

•	 Both of our examples demonstrate 
the importance of establishing views 
and vista though the site to shape 
space creating exposure, enclosure, 
dynamic views and spaces and intimate 
streets and well defined spaces.

•	 Designing without the need to 
accommodate high levels of car 
ownership created places where 
buildings, boundaries and landscape 
were the principal the visual elements of 
street design.  This created the attractive 
streets which define these places.

•	 Conversely however, cars do now 
dominate the streets in these two 
examples as the layouts do not 
accommodate adequate parking on 
plot.  Hence the challenge at Toton is 
to accommodate modern levels of car 
parking within street scenes the equal 
of The Park and Port Sunlight.  This is 
what the masterplan seeks to achieve.

•	 At Port Sunlight there is a distinct heart 
to the community based on a primary 
school, church, gallery, community hall 
and public house.  These facilities as 
at Toton can meet clear local needs.

•	 At The Park there are very clearly 
defined gateways into the scheme 
which are designed to welcome people 
into this place and mark a transition of 
character.  Gateways to Toton should 
be created at key arrival points.

•	 Both of these places are excellent 
examples of the original design intent 
having been protected from degradation 
through the years by Conservation 
Area Status.  This purity of form 
and intent is instructive for Toton.
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DESIGN EVOLUTION 

In developing the masterplan for Toton 
the design team have followed a proven 
design process which reflects best practice.  
Early phases of design work focused on 
site and contextual analysis and review.  
This included detailed assessment of site 
constraints and opportunities.  Following 
on from this analysis a series of design 
concepts were explored which responded 
to the constraints and opportunities.  These 
ideas and options were then reviewed 
and developed into the preferred design 
approach, which has tracked through to 
the proposal as submitted.  Throughout this 
process the brief for the project has evolved 
in relation to technical information and wider 
stakeholder feedback.  These factors have 
shaped the masterplan.

The design solution for this site is a natural 
response to the site and so radically different 
approaches have not been explored.  The 
desire to work sensitively with the existing 
site assets has led the design and this 
has culminated in a plan which responds 
well to local circumstances.  Beyond an 
outline planning approval for this site further 
detailed design work will be required for all 
aspects.  This DAS should be referenced 
in the design of detailed aspects of the 
scheme in terms of architecture, landscape, 
infrastructure and place making.

SCHOOLS WORKSHOPS

Two workshops have been held with 
George Spencer Academy to understand 
their particular requirements through the 
masterplanning process.  Whilst the brief for 
their educational elements is not yet fixed, 
early working sessions have suggested 
GSA would be interested in managing the 
new Primary facility.  This would be located 
adjacent to GSA site within the proposal 
site and located at a prominent location 
on the new high street.  Potential further 
investment (secondary and post sixteen) 
in education facilities at GSA, as a result 
of the development, were also explored.  
Since these workshops the nature of the 
scheme has changed considerably and 
the proposals for education provision have 
also changed.  Ongoing dialogue has 
taken place focusing on both primary and 
secondary school provision.

PUBLIC CONSULTATION

A separate report summarises in detail 
the findings of the public consultation 
undertaken at the time of the original 
application.  The consultation event was 
very well attended and people made their 
views clear on the evening and through 
feedback forms.  Substantial changes 
were made to the masterplan at the time 
as a result of consultation.  This included 
adding the green buffer along the southern 
boundary and reducing the housing 
numbers on the site.  

Proposals have changed again building up 
to this revised application.

It was not considered appropriate to run a 
new public consultation event in advance 
of submitting this revised application.  
Consultations through the strategic area for 
growth working group have been helpful as 
has ongoing liaison with the Council.

COUNCIL CONSULTATIONS 

Consultations have been ongoing with 
Broxtowe Borough Council regarding the 
site at Toton for many years.  In developing 
proposals within this planning application a 
series of meetings and presentations were 
undertaken with both officers and elected 
members to explain the approach to the site 
and to seek feedback on both content and 
design.  Comments have been incorporated 
in the final revised designs.  This includes 
feedback from the strategic area for growth 
working group.

05 
DESIGN 
PROCESS 
THE JOURNEY
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REGIONAL DESIGN REVIEW 
OPUN REVIEW

The Master Plan (Rev H), the supporting 
Design and Access Statement and the 
broader Strategic Location for Growth at 
Toton was the subject of review by the 
OPUN Design Review Service on 18th 
August 2015.  The review included an 
overview by the Council and a summary 
of the scheme, before a site visit was 
undertaken.  Following this visit a short 
presentation of the scheme was made 
by the design team after which the panel 
discussion took place.  The whole process 
was very positive and presented a basis 
for meaningful engagement, thoughtful 
challenge and genuine opportunities for 
improvement to the scheme.

A formal response was received by letter 
dated 26th August 2015.  The panel 
commended the ambition of the design team 
and the comprehensive nature of the Design 
and Access Statement.  They provided the 
following recommendations which were then 
actioned by the design team.

•	 To test and develop the movement 
structure which underlay the scheme 
and to ensure this provided the full 
range of connections now and in the 
future.  This included the potential to 
extend the tram to and beyond HS2 
hub and the need for this line to be 
future proofed with scope for two lines. 
A need to strengthen the central green 
corridor / avenue through the scheme 

and for this to be extended eastwards 
towards Toton Lane and westwards 
towards the future HS2 hub.  This 
would then create a strong green a 
spine to the scheme. 

•	 Reduce the impact of highways as far 
as practical within the scheme and 
promote streets as people places.  At 
the northerly junction with Toton lane 
the suggestion was made to reduce the 
number of highway lanes and this was 
actioned. 

•	 Suggestions were made about re-
shaping the green space a little to 
reduce the amount of green ‘buffering 
space’ to the south and providing more 
useable green space within the heart 
of the development.  There was also a 
suggestion to extend the green corridor 
to Toton Lane including ‘bringing-
in’ Rose Cottage to the scheme, to 
develop this green connection along 
the public right of way. 

•	 The overall approach to landscape, as 
an integral part of the overall design, 
was welcomed.  Water attenuation 
areas were identified as needing to be 
more meaningful and robust areas of 
open space as well as areas for water 
storage. 

•	 The local centre was identified as 
an area for significant change and 
improvement including bringing the 
centre closer to Toton lane to avoid 

it being hidden away from the tram 
terminus.  In addition it was suggested 
that the road through the centre / space 
would undermine the quality of the 
proposed space as a pedestrian place.  
The centre was redesigned to take 
account of this review. 
Related to the local centre review, It 
was suggested that the relocation the 
Care facility to the Local Centre would 
provide benefit for both residents and 
the scheme overall. 

•	 The southern gateway was discussed 
at length and feedback in the letter 
urged the design team to take 
a bolder approach here and to 
create a strong gateway composed 
of high quality buildings defining 
and enclosing the greenway.  The 
fronts and backs of development 
plots were to be conventionally 
resolved, backs against backs and 
fronts overlooking other fronts.



LIME RISE
DESIGN PROCESS: THE JOURNEY
PAGE 22

Original Scheme - Illustrative Masterplan

Following receipt of comments the Design 
Tram met to reconcile the various issues. 
Following a detailed iterative process a revised 
Illustrative Master Plan (Drawing Ref:5674_
SK(90)09revK) 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 road width by one lane at 
the northerly junction 

•	 Revised Local Centre layout to create a 
focal point square. 

•	 The access road wrapping around the 
square with reduced vehicular speeds 
based on the corer radii around the 
space. 

•	 Relocation of the Care facility to the 
Local Centre. 

•	 No retail use on the Toton Lane 
frontage, but the retail use being visible 
from the gateway of the scheme. 

•	 The tram route to use the road where 
practical and for the road design 
to accommodate two tram lines to 
ensure the scheme is future proofed.

•	 Enhancement to the central green 
corridor / Avenue through thee scheme 
to form a green spine.  This links the 
square / Toton lane to the future HS2 
hub area. 

•	 Potential to extend the green corridor 
along the public footpath route to Toton 
Lane, with the provision of new green 
space along this route on land within 
the scheme.  This sets the precedent 
for any future redevelopment of Rose 
Cottage to similarly provide such a wide 
green corridor. 

•	 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 to allow for 
additional green spaces elsewhere. 

•	 Housing retained adjacent southern 
entrance but reconfigured to 
address urban design concerns 
and to create a much bolder vision 
for development in this location.

In our view this is a comprehensive design 
response to the matters raised by the 
panel.  This design review process has led 
to tangible improvements to the scheme 
and this is to the credit of both the panel 
and OPUN and the Council for engaging this 
process.  It was suggested that subsequent 
reserved matters applications may benefit 
from further review and this is something 
which the design team would be open 
to.  The changes made to the scheme as 
proposed have resulted in the enhancement 
of the design and masterplan.  Broxtowe 
Borough Council can be assured that this 
important scheme has been thoroughly 
assessed and necessary improvements 
made.  The scheme as now proposed will 
create the framework for an exemplary 
development.

The revised scheme can be compared with 
the original proposal opposite.
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LIME RISE MASTERPLAN
Indicative Layout (4)
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DESIGN EVOLUTION

Following detailed analysis, thorough 
assessments of opportunities and 
constraints and informed design review, 
and updated and revised urban design 
framework has been developed for the 
site, setting the basis for the illustrative 
masterplan.  The Urban Design Framework 
is composed by a number of overlain layers 
which combine to create the structure for 
this new place.  These layers comprise:

•	 Uses and activities – This includes the 
housing and the local centre which will 
give the scheme its life and vitality.

•	 Landscape – The landscape 
setting for the scheme.

•	 Development parcels / Blocks – the 
areas identified for the housing.

•	 Connectivity Access & Circulation 
– How people will access and 
move through the development.

•	 The green collar – The structural 
landscape to the edges of the scheme.

•	 Open space and Recreation 
– The areas which can 
support healthy lifestyles.

A strategic vision was also set out in 
order to provide structure to a number of 
key aspirations for the design concept.  
Strategic concepts and diagrams were then 
developed providing defined approach to 
the site proposals.

Key Objectives

•	 To accommodate a good 
mix of housing types;

•	 To incorporate wide variety of 
other uses to enhance vitality;

•	 To improve connectivity and 
permeability in and around site;

•	 To achieve development with 
good scale and massing;

•	 To deliver good quality landscape 
and open spaces;

•	 To implement a high level of 
sustainability credentials.

06 
URBAN  
DESIGN 
FRAMEWORK 
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600m

400m 400m

Uses Landscape

Site Boundary
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Access

Landscape Zone
Sports Pitches - Formal & Informal Recreation
Sustainable Drainage - Water Attenuation Ponds
Children’s Play Areas
Retained Trees
Retained Wet Ditches as SUD’s
New SUD’s

•	 Defined development zones with primary land uses 
of residential areas, local hub (includes commercial, 
education, retail and employment uses) and landscape;

•	 Strategic location of local mixed-use hub benefiting 
existing/ new community with new central facilities, 
potentially benefit the extension of education facility 
and adding value to Park & Ride facility;

•	 Extend landscape into the heart of the site to improve 
amenity, bio-diversity and visual appearance.

•	 Improve landscape along Toton Lane with primary 
access in-line with junction to Park and Ride.

•	 Landscape acting as backbone of 
entire development, connecting 
spaces, providing wildlife corridors and 
defining routes with legible elements;

•	 Potential new houses within easy reach 
of high quality green open space; 

•	 New community allotments, 
community orchard, sports pitches, 
water attenuation ponds and SUDs 
promoting sustainable development;

•	 Good quality trees and hedgerow 
retained and strengthened with 
new trees/ hedgerows.

•	 New children’s play areas (NEAP, LAP, 
etc) integrated within overall landscape;
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Blocks Access Circulation

Safe Route to School
New Bus Corridor & Primary Vehicular Route
Potential Extension to Tram Route
Internal Access Routes

Potential New Access to George Spencer School

Public Right of Way & Cycle Network

Primary Access Point

Secondary Access Point

Safe Route to School
New Bus Corridor & Primary Vehicular Route
Potential Extension to Tram Route

Internal Access Routes

Potential New Access to George Spencer Academy

Public Right of Way & Cycle Network

Primary Access Point

Secondary Access Point

Potential New Pedestrian/Cycle Link

•	 Defined primary and secondary 
access into the site;

•	 Potential vehicular loop 
comprised of bus corridor and 
primary vehicular route serving 
internal vehicular network;

•	 Potential reserved zone 
for future tram route;

•	 Retention of existing public 
right of way with potential new 
pedestrian/ cycle network;

•	 Potential new access to 
George Spencer Academy .

•	 Developing perimeter block 
structure in response to topography, 
landscape, views and vistas;

•	 Orientation of blocks for 
maximising solar gain;

•	 Block structure providing strong and 
defined edge to green landscape;

•	 Strong and principal frontages along 
major routes and open spaces, 
providing strong visual character.
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GEORGE
SPENCER
ACADEMY

BARDILLS
ROUNDABOUT

Green Collar Open Space and Recreation

Green Collar•	 Green collar to north, south and west to connect with 
and continue strategic green spaces along the railway 
and to preserve a sense of green separation between 
the historic settlements of Toton and Stapleford;

•	 The Green Collar to the west includes green land alongside 
the railway edge and Toton Sidings.  Within the site this 
green area includes wetland areas for sustainable drainage, 
play space, allotments and a community orchard.  This will 
be a vibrant green area and will have substantial depth;

•	 The Green Collar to the north will play an important part in 
avoiding coalescence of Toton and Stapleford.  This will be a 
very substantial green corridor and will include public green 
open space within the site and the playing fields of George 
Spencer Academy and the Water Treatment Works.

•	 Provision of primary green open space 
in the heart of the development, 
creating strong focal point within 
the site and incorporating children’s 
play areas (NEAL, LAP);

•	 secondary green open spaces 
providing major community facilities;

•	 Primary spine road with strong 
landscape character and tree lined 
boulevard, linking spaces together;
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ILLUSTRATIVE MASTERPLAN

The Illustrative Masterplan demonstrates 
how the design concepts could be evolved 
into an indicative layout.  The intention is 
to demonstrate a high quality layout with 
a comfortable density in a high quality 
landscape setting. 

The layout provides clear definition of 
public and private space and a very strong 
structure. It creates articulation points at key 
corners and prominent locations.  This adds 
interest to the built form and these points 
will be marked with appropriate architecture. 

The development will be accessed from 
two accesses off Toton Lane/ Stapleford 
Lane. The route through local hub must 
be pedestrian friendly with potential traffic 
calming measures. The residential layout 
shall provide varied street hierarchy and 
promote a pedestrian friendly environment. 
The existing public right of way must be 
retained and improved. 

The development should be set within an 
attractive green setting and will need to 
incorporate:

•	 Open Space –The new development 
of the site envisages high quality 
green amenity space with new 
Children’s Play Areas. This should be 
easily accessible to new and existing 
community and overlooked by facing 
housing for natural surveillance. In 
addition, landscape buffer zones 

along A52 and Toton sidings must 
incorporate range of community 
facilities within woodland setting. 

•	 A Green Link - Including pedestrian 
and cycle access within an attractive 
green route, to link the new open 
spaces with surrounding amenity 
areas (Public Right of Way).  The 
new green link shall be a direct and 
convenient route (see below right). 

•	 Private Gardens - The appropriate 
amount of private amenity space 
shall be provided to each dwelling.

List of key structural elements:

•	 Local hub uses with strong frontages 
and pedestrian friendly environment;

•	 Potential new access to George 
Spencer School with potential 
extension of education offer;

•	 Good housing mix with variety, choice 
and good natural surveillance;

•	 New green space along Toton Lane/ 
Stapleford Lane improving environment 
and reduce noise intrusion;

•	 Straight forward route into the 
site with bus route and potential 
for future tram route;

•	 Vehicular and pedestrian routes 
with strong built frontages 
promoting natural surveillance;

•	 Development follows site 
topography, potentially assisting 
surface water run-off;

•	 Variety of new green open spaces 
incorporating children’s play areas 
and various community facilities;

•	 Shared surface along green spaces 
and houses set is green landscape.

•	 Backs of properties against backs 
of properties towards southern 
edge, ensures safety of new and 
existing properties. Potential to 
accommodate garden extension to 
some of the existing properties.
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This sub-section describes the scope for 
development that will be the content of the 
outline application.

Use & Amount of Development
The site extends to an area of some 31.35 
hectares.  The land uses on site will include 
residential, commercial, retail, education, 
employment, open space, highways and 
public realm.  The application is for the 
following uses and amount of development.

•	 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 (Maximum 700 sq m),
•	 11.12 Ha of new open space,
•	 80 space care facility 

(Maximum 3,800 sq m)
•	 Plot for medical surgery (0.04 hectares),
•	 Plot for community use (0.08 hectares)
•	 Highways,
•	 Drainage.

The table below outlines the areas given 
over to each use across the site and this is 
illustrated on the accompanying plan. 

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 Ha 100%

07 
DESIGN 
PRINCIPLES & 
PARAMETERS
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Garden Suburb Density
The overall site area is approximately 31.35 
hectares and will accommodate 500 homes.  
The gross residential area extends to some 
16.11 hectares of residential land.  This 
includes local roads and incidental spaces 
within the residential areas.  This delivers 
a net density of around 31 dwellings per 
hectare.  Development at this density 
provides an appropriate intensity and grain 
of housing to allow for the creation of the 
requisite garden suburb character.  In 
short the density ensures there is space to 
breath and for greenery, gardens and space 
between buildings.

Looking at the development as a whole, 
the density for this development taking 
into consideration the extensive landscape 
proposed which the residential areas 
sit within (some 11.12 hectares) is just 
17 dwelling per hectare.  This excludes 
consideration of strategic infrastructure. This 
is not a mass housing development.  It is 
a sensitive development which puts quality 
of housing development before numbers.  
The modest density is right for the site and 
will create opportunities for very special 
streets and spaces across the development.  
Landscape and open space make up over 
35% of the site once developed and this 
will have a very telling effect on the overall 
character and is both a generous and 
appropriate design response.  The vast 
majority of new housing developments 
across the UK provide nothing like this level 
of high quality public open space.

Housing Mix
The indicative housing mix is shown as 
follows, but this will be confirmed through 
detailed design.

•	 2% 1 bed apartments, (10 homes)
•	 2%  2 bed apartments, (10 homes)
•	 18% 2 bed terrace / semi-

detached houses, (90 homes)
•	 17% 3 bed terrace / semi-

detached (85 homes)
•	 16%3 bed detached (80 homes)
•	 26% 4 bed (130)
•	 19% 5 bed (95)

A small proportion of apartments may be 
provided (indicated as no more than 20 
units) but the vast majority of residential 
development will be houses. The exact mix 
will be determined at reserved matters stage 
in line with the principles and parameters set 
by these proposals.

Affordable housing 
Discussions with the Council have indicated 
a combination of on-site provision and off 
site financial contribution.  At this stage we 
indicate 150 affordable houses on site.  The 
tenure split is to be the subject of discussion.  
An initial indicative split as follows:
•	 1 bed – 12%
•	 2 bed – 63%
•	 3 bed – 25%

Affordable housing will be pepper-potted 
across the site in numerous small clusters 
and will be designed to be indistinguishable 
from private for sale housing.  The tenure 
mix will be discussed with the Council during 
consideration of the application.
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The Local Centre & Employment Uses
The local centre gathers together 
community uses towards the northern 
gateway to the scheme.  The benefit of this 
location is that commercial and community 
uses will be accessible from the site, but 
they will also be, visible and public facing 
beyond the site.  Uses will meet the needs 
of the sites residents, for example in terms 
of the retail uses.  The pub / restaurant 
is an important draw and will rely on this 
prominent location.  In terms of community 
facilities a health plot is reserved in the local 
centre.  Further afield there is a community 
plot provided in the north-west of the site.  
The day nursery will provide a useful facility 
for local people and its location adjacent 
to the new primary school and George 
Spencer Academy is sensible.

Education
The proposal is to provide education floor 
space up to a maximum of 2,300 sq m to 
meet the needs of a new through infant & 
primary school and new 6th form facility 
(and / or expansion to the Academy).  The 

floor areas have been generated following 
detailed work on the educational facility.  
This references Government standards - 
Briefing for Schools (BB98 & BB99).  

There is real commitment to meet education 
needs in a positive, creative and effective 
manner. The intention is for the developers to 
over provide in education terms and to work 
with GSA to ensure existing catchments are 
not adversely affected by the proposal.  A 
new primary school is shown as part of the 
local centre.  This will evolve over time and 
may be developed in stages to allow both 
primary and secondary use as the new 
primary school ‘fills-up’.  Once complete and 
when the new one form entry primary is up 
and running further development at GSA may 
be provided to meet secondary meds for the 
long term.  An education masterplan is being 
drawn up to provide an appropriate staged 
education strategy.

Open Space
The site will have a variety of open spaces. 
Approximately 11.12 hectares of green open 
space area will be provided with enhanced 

landscape, incorporating new Children’s Play 
Areas and a variety of community facilities. 
These new open spaces will provide a variety 
of opportunities for play and recreation 
with a further potential for improved wildlife 
habitat corridor along existing ditches and 
new SUDs.   New footpaths created through 
these areas also provide a more attractive, 
safe pedestrian connection to adjacent 
amenity areas using the Public Right of Way.  
Further information is provided on open 
space and landscape in section 3.

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 be the 
ability to extend in the future.  So many 
housing estates create tiny houses on tiny 
plots where people have to move if their 
circumstances change.  This will not be the 
case at Toton.

There will also be a rich mix of house types 
so that people do not need to move off 
site if they want to move from a house to a 
bungalow for example.  The local centre is 
designed to allow maximum street frontage 
so that units can be sub-divided or offer 
different formats for different uses.  Uses 
link together, for example the educational 
offer of the primary, secondary and post 
-16 is supported by a day nursery.  The 
employment provides a great deal of 
flexibility also.

Power Lines
The 132Kv overhead electricity pylon will be 
removed from the site and this will instead 
be rerouted underground beneath the roads 
on site.  This will be a significant benefit to 
the amenity of the area and wider views.  
The phasing plan indicates the timescale by 
which this enabling work will be concluded.  
A new terminal pylon will be located within 
60m of the existing south westerly pylon on 
site.  This is shown on the masterplan.  All of 
the other 33KV and 11Kv poles and cables 
will also be removed.

Layout Considerations

A place not a Large Housing Estate
The illustrative layout reflects a number of 
important design principles which mark this 
scheme out as different from so many large 
housing estates.  These principles are as 
follows:
•	 A fully connected street network 

based on streets and lanes 
and avoiding cul-de-sac.

•	 An outward facing scheme 
presenting attractive frontages to the 
adjacent green spaces and wider 
setting, particular to the west.

•	 Concentration of green space in 
large areas which generate collective 
value and structural qualities.

•	 A clear heart for the commercial 
and community facilities in the most 
viable location within the scheme.

•	 Sustainable transport orientated 
development with space provided for 
possible future NET (Tram) extension 



LIME RISE
PARAMETERS
PAGE 34

(two lines through the scheme) and 
also bus penetration through the site 
and on to HS2 hub in the long term.

•	 A garden suburb character and 
grain, with a lower density approach 
to housing development than is 
typically sought by house builders 
to respect the site and to the 
benefit of the street scene.

•	 Working with terrain and topography to 
organise the street and development 
patterns, and to develop site drainage.

•	 A green collar is proposed around 
the edges of the site, to provide a 
strong landscape buffer around the 
scheme and a green break between 
the site and wider development.

•	 A green spine running through the 
centre of the scheme, inclusing formal 
and informal public open space 
and areas for water attenuation, 
for play and recreation.

•	 Garden suburb character which 
creates a good contextual response 
with established neighbourhoods 
in the vicinity of the site. 

•	 Development blocks sizes are 
typically small and will allow for a 
choice of routes and good legibility.

•	 Street Trees forming attractive avenues 
which will mature over time and get 
stronger as the development ages.

Landscape as a Key Organising Element
The urban design framework defines the 
structural landscape elements which inform 
the layout.  These landscape elements are the 
principal organising elements for the whole 

scheme. These have been described already 
but to clarify their importance, these include:
•	 The green collar
•	 The green gateways
•	 The green spine to the scheme
•	 The street trees and avenues.

A clear Street Hierarchy
The layout proposes a connected three level 
street hierarchy:

•	 (Primary) Avenue – These two comprise 
of the two principal site access streets 
from Toton Lane/ Stapleford Lane 
from which all other access is taken 
into residential uses. The potential 
loop between two access points can 
incorporate new bus route.  Traffic 
calming will be designed into these 
primary streets to ensure vehicle speeds 
are controlled.  This will be through 
integrated design of street space and 
not the application of vertical measures.  
One of the key elements to the primary 
avenue is the inclusion of formal street 
tree planting referencing existing lime 
trees close to the site.  Buildings will have 
a small set-back from this avenue.  The 
design intent is a series of villas creating 
strong and formal domestic frontages 
along these avenues. Carriage way width 
will allow bus routes and to the north 
two way tram routing along the avenue.

•	 (Secondary) Streets – While having a 
similar street treatment to the primary 
avenues, the secondary streets will 
have a reduced carriageway width of 

at approximately 5m.  These street will 
provide local access to plots but will form 
part of the connected network.  They 
will be as important for pedestrian and 
cycle movements as for vehicles and their 
design will reflect this.  There is potential 
to incorporate a traffic calming scheme 
on these roads for a safer environment 
throughout residential zone.  This may 
be through deviation in carriageway 
alignment.  These streets will be informal 
and more intimate in scale, with buildings 
close to the street edge and with streets 
themselves narrower than the avenues.

•	 (Tertiary) Lanes / Shared surfaces 
– This third level to the street hierarchy 
provides the most pedestrian and 
people orientated street spaces within 
the scheme.  This might include ‘home 
zone’ type treatments which incorporate 
pedestrian priority and landscaping.  
These lanes shall be differentiated by 
surface treatments and landscape 
design.  They will be simple and free 
from clutter but careful siting of trees, 
on street parking for example should 
help to control traffic speeds.  The 
design intent in these lanes is to create 
a visual relationship between motorists 
in cars and pedestrians and residents 
within the street, such that people drive 
at, or close, to walking pace.  Again 
these lanes will be connected wherever 
possible.  These will be the most intimate 
lanes with a strong sense of enclosure 
and limited forward visibility along streets 
with building lines shaping space.

Avenue

Street

Lane
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This three level hierarchy provides a great 
deal of scope to create different types of 
streets and the application of this principle 
does not dictate that only three styles or 
type of street are possible.  A streets place 
in the hierarchy should inform design and 
this should be clearly legible to all users.

Integrating Car Parking Effectively
The recently complete tram terminus  
close to the site will make this a highly 
sustainable location and as a result we would 
expect to see associated reductions in car 
use on this site, compared to sites without 
such a resource.

The level of provision for parking will be 
agreed with Broxtowe Borough Council at 
the reserved matters stage.  The intention 
is to create a sensible approach, based 
on ample on plot parking to reduce street 
clutter and streets clogged with parked 
cars in the evening and at weekends.  The 
balance of parking for residential areas 
will be on plot and parking courts will be 
avoided wherever possible.  Parking to the 
side of dwellings can minimise impact on 
the street scene.  Parking to the front of 
houses will be avoided, on-mass as this 
can be unsightly.  Where tandem parking is 
proposed, on street visitor parking will be 
provided.  In the local centre parking areas 
will be carefully designed and located to 
minimize impact on the street scene.  The 
illustrative layout suggest how this might be 
done.  Appropriate parking levels will need 
to be agreed at the detailed design stage for 
this area based on the final designs.

Legibility
The layout creates a street pattern which  
will be readily distinctive, understandable 
and legible.  The layout does not rely on 
building elevations alone to help people 
orientate themselves and move around 
the scheme.  Of course buildings will be 
important in developing legibility.  Distinctive 
corner-turning buildings and striking 
frontages at prominent locations will act 
as local landmarks to aid way-finding.  
The design of streets themselves and 
structural landscape will also create a readily 
understandable place.

Continuity and enclosure
Avenues, streets and lanes will be composed 
to ensure continuity and enclosure.  This 
will not however be through solid walls of 
terraced housing.  The relaxed grain will 
create spaced villas, individual house or 
houses in pairs or short terraces.  Front 
boundaries and structural landscaping, for 
example street trees and hedgerows, will link 
buildings together and give streets their unity 
and coherence.  Enclosure along streets and 
open spaces through trees and landscape, 
in summer months particularly, is one of the 
defining qualities of the most successful 
garden suburbs.

Site Drainage
Incorporating sustainable drainage into the 
scheme has been an important requirement 
for the urban design framework and 
illustrative layout.  Given the space this 
has required, the drainage strategy has 
shaped the character of both landscape 
and built development.  The drainage 
strategy utilises existing drainage channels 
and site terrain to create a series of 
landscaped drainage channels, swales, 
attenuation areas and ponds.  The design 
of the system includes several tributary 
channels which run alongside streets 
and which link to the central drainage 
channel.  This central drainage channel is 
the existing filed drainage ditch described 
earlier in this document.  This principal 
drainage channel runs on a north-east / 
south-west orientation.  A series of new 
attenuation areas and ponds, some wet 
but most typically dry outside storm events 
are located within the site to the west.  
This will include wetland areas to support 
new habitats.  These ponds will store the 
majority of the surface water run-off, before 
this is discharged off site at green field 
run-off levels via the existing outfall.  The 
areas of SUDs have been designed based 
on technical assessments, but will be 
confirmed at reserved matters stage.

Access

Vehicular Access / Egress Points
The development will be accessed from 
two locations taken from Toton Lane/ 
Stapleford Lane.  The northerly of these 
access locations presents the principal 
gateway to the site and a route through 
the local centre.  Care has been taken to 
design the highway in a manner where 
traffic is calmed as it passes around a new 
landmark square for the local centre.  This 
area will be pedestrian friendly with traffic 
calming by virtue of tight (but technically 
sound) changes in carriageway alignment.  
The southerly access provides a further 
residential gateway into the scheme.

Improvements to the Pedestrian 
Environment / Experience on Stapleford 
Lane / Toton Lane
Significant works are already approved to 
Toton Lane as a result of the construction 
of the NET development.  The scheme will 
benefit from this and the principal northerly 
access point has been designed to enable 
site development as a natural extension 
of the Tram infrastructure.  This relates to 
vehicular access but also pedestrian and 
cycle crossing where recently completed 
pedestrian crossing facilities assist access 
from the tram terminus into the site.
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Other off-site works which will improve 
pedestrian accessibility include the 
following:
•	 Southern site access - New 

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

•	 Stapleford Lane/Swiney Way/
Banks Road crossroads junction 
– Upgrading of existing pedestrian 
crossing facilities at this junction

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

Pedestrian and Cycle Linkages
The existing Public Right of Way (PROW) 
is to be retained and improved through 
the site.  For a short distance part of 
the PROW will be re-routed along new 
residential roads, to ensure an appropriate 
design.  Pedestrian and cycle linkages are 
encouraged and enhanced through the 
site, both as an integral part of the road 
hierarchy described above and also, as a 
separate pedestrian/ cycle route network.  
The scheme links with the Erewash Valley 
Trail via the ‘short-cut circular walk’ route 
which runs through the site.  This route will 
be enhanced.  The Bridleway which follows 
the PROW to the site and which ends 
at the boundary of Toton and Stapleford 
opposite the site, will be extended through 
the development linking through the site 
and extending the existing Bridleway to the 
Erewash Valley Trail.

Direct pedestrian and cycle links will be 
made to Bessell Lane in the longer term, 
creating new connections to Stapleford.  
This is an important link to facilities in 
Stapleford.  The quality of Bessell Lane 
as a pedestrian environment is low and 
improvements should be sought to the 
street environment more generally, but this 
is beyond the remit (and control) of this 
development.

Bus Penetration through the site
It is important that in addition to the 
Tram facility close by the site is also fully 
accessible by bus.  Existing bus stops 
on Toton Lane / Stapleford Lane provide 
access to existing services as described in 
the Transport Assessment.  This will serve 
the scheme well in its early phases, before 
new bus services are delivered in later 
phases.  Bus penetration into the site will be 
important to ensure all homes are within a 
400m walk from a bus stop.  Two points of 
access / egress are advantageous for the 
bus circulation through the site so that the 
bus does not need to turn or double back.  
In the long term and with the construction of 
HS2 Station Hub the bus service will extend 
through the site to the station complex.  
It is envisaged a bus gate will provide a 
dedicated route close to the tram alignment.
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Connections to High Speed Two 
Toton Station Hub
Proposed station hub for HS2 is adjacent 
to the application site it is important that 
proposals at Lime Rise are designed to 
fully integrate with the station.  Access and 
egress to the station for private vehicles will 
be from the A52.  Land is reserved for that 
purpose.  Vehicular access to the station 
hub will not be provided through the site.  
Pedestrian and cycle connections will be 
provided through the site which can be 
extended to the station in due course to 
provide a strong legible route.  There is also 
a reserved tram route, wide enough for two 
way routing alongside the pedestrian / cycle 
route.  The land now excluded from the 
application will be designed in due course 
and access arrangements confirmed then 
for that area.  If HS2 is delivered there may 
need to be a resident parking scheme on 
site to avoid commuter parking blighting 
the scheme.  Development proposals at 
Lime Rise are fully designed to address the 
long term delivery of HS2 and associated 
gateway development.

Tram Link- Nottingham Express Transit
Directly adjacent to the site across Toton / 
Stapleford Lane is the park and ride facility 
and terminus for Nottingham Express 
Transit Phase 2.  This provides a high 
quality sustainable transport connection 
to Nottingham City Centre and other 
destinations including Nottingham University 
and Queens Medical Centre.  This is a key 
piece of infrastructure to support sustainable 
travel on site.  Pedestrian and cycle access 

facilities from the site to this facility will be 
provided.

The layout makes provision for the future 
extension of a Tram Route through the site 
to connect with the potential HS2 station 
hub.  Residential plots and landscape 
proposals reflect these requirements.  This 
will future proof the scheme.

Residential Roads
The residential layout will provide a 
varied street hierarchy and will promote a 
pedestrian friendly environment.  Through 
detailed design, the design of residential 
roads will promote a safe and attractive 
environment.  Street design should be 
simple and create liveable streets.  Passive 
traffic calming measures such as street 
trees, limited forward visibility, ‘formal’ on 
street parking bays will all be encouraged.  
Detailed highway design will embrace 
manual for streets ‘thinking’, but will also be 
adoptable and comply with regional / local 
standards.

Internal Circulation
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’.

Access to Education Facilities
New access to George Spencer Academy 
from the site for vehicular traffic and 
pedestrians will replace the existing access 
to the southerly campus of Toton Lane.  
Pedestrian / cycle connectivity will be 
provided from the spine road as it moves 
past the local centre / square.  The new 
primary school is also located in this part of 
the site and will share its access from this 
location.  Safe routes to school will provided 
through the scheme to GSA and the new 
primary school.

Landscape Character

Landscape quantum and quality is a 
recurring thread within this scheme.  It has 
been a driver of the design process.  The 
landscape is vital to the design and will hold 
the scheme together.  Landscape wraps 
and holds the development ensuring its 
green aspect is not lost.  It also provides the 
distinctive sense of place, being at the very 
heart of the garden suburb concept.  The 
key aspects of the garden suburb character 
being a strong landscape setting, with 
generous street tree planting, green plots 
and plentiful and rich open spaces.

Landmark Avenues & Tree Planting
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 again 
relates to terrain and also create a deliberate 
green heart to the site extending through the 
core of the developed.  Existing trees on site 
are retained wherever possible.

Extensive Open Spaces
The development will deliver good quality 
open spaces incorporating a variety of 
children’s play areas (LEAP and LAP’s) with 
good natural surveillance. This will be well 
overlooked by surrounding housing but 
not located too close to houses such that 
amenity would be compromised.  Additional 
open space and landscaping will be provided 
to achieve good amenity for residents. 
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Water (including SUD system)
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Formal Open Space

 

Sport facilities  
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Landscape Strategy



LIME RISE
PARAMETERS

PAGE 39

Landscape Strategy

Play Facilities
A range of formal and informal areas are 
provided to support play and recreation 
across the site.  These include the following.
•	 Neighbourhood Equipped Area for 

Play (Neap) x1,centrally located.
•	 Local Equipped Area for Play (Leap) 

x1, location to be agreed with LPA.
•	 Local Area for Play (Laps) as required 

by LPA to develop full site coverage.

The design of these spaces, including the 
age groups which these spaces are designed 
for and the type and design of equipment, 
will need to be considered at the detailed 
design stage. 

Sports Pitches
An area of formal sports pitches is 
provided to the north of the site adjacent 
to George Spencer Academy’s own sports 
pitches.  The area includes one full sized 
adult football pitch to appropriate space 
standards alongside 3 smaller pitches.  A 
Community Plot is proposed adjacent to 
these pitches.  The exact design of the 
pitches has not been fixed, nor has the 
extent of public access and management.  
There is potential for these pitches to be 
either fully accessible to the public or to be 
managed through GSA.  A combination of 
the above could also be created and further 
consultation is required to agree a brief with 
the Council and the Academy.  The needs 
of the wider area and the development 
itself should be weighed up when defining 
this brief.  Another consideration could be 
the role and function of the community plot 

development and the relationship of this 
with the sports pitches will be explored in 
due course.

Sustainable / Natural Drainage
Sustainable drainage is an integral part of 
the layout.  The green tributaries which feed-
into the main drainage ditch provide space 
for water storage in linear swales, conveying 
water steadily through the scheme.  These 
discharge water into the main (existing) 
drainage ditch (channel).  This main channel 
is a larger feature which will be designed to 
be wet for longer.  Ecological value will be 
enhanced.  This feature conveys water to a 
series of larger attenuation areas towards 
the west of the site and downstream in the 
SUDs catchment.

This series of large ponds are designed to 
be the final and detention area for surface 
water stored on site.  There will be a range 
of habitats and pond designs.  Some will be 
wetland areas with areas of standing water.  
Other areas would be more ‘wet and dry’ in 
character, providing planting and associated 
habitats to reflect this.  Other areas would 
be dry for long periods and would add to 
the green open spaces for play / recreation 
and would be shallow depressions only filling 
flood events.  These varied storage areas will 
be designed to be safe and attractive.

In addition to this, permeable surfacing for 
drives and water butts for properties will 
reduce water run-off.

The system, although designed in outline, 
has been tested in terms of appropriate 
areas and design dimensions to ensure 
water run-off from the site remains at green-
field levels.  Detailed designs will ensure 
the SUDs system is safe, useable and 
adoptable.

The local Centre Square
The local centre adds a further dimension 
to the open space framework and here a 
landmark square is created as a place and 
hub for community life.  The new / extended 
school, shops and other businesses will 
spill out onto this square.  This square 
has evolved considerably through design 
review, including with OPUN.  Traffic impact 
was seen as a challenge for the square as 
previously designed.  The new highway 
design wrapping around the site and itself 
calmed through surface treatment will be 
more successful.  Activity generating uses 
edge the space to the south.

Maintenance of Open Spaces
Appropriate management arrangements 
will be agreed with the Council.  There are 
various options for stewardship of open 
spaces and these will be agreed in due 
course.
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Appearance & Character
This application does not seek to set 
parameters or provide guidance for elevation 
appearance of buildings.   Further detailed 
design proposals will be provided at reserved 
matters stage.  The principles set within this 
application are based on quality and context.  
Firstly that built development will be of individual 
and collective merit and quality.  And second 
that the designs will be specific to the site, 
reflecting context.  For example housebuilders 
may wish to use familiar development footprints 
/ floorplans, but these will need to be elevated 
specifically to suite this important site.

Typically the development should reflect, or 
draw inspiration from the best characteristics 
and features from the local built vernacular. If a 
traditional approach is taken then this should be 
an authentic and accurate design language and 
not a pastiche of earlier styles.  Contemporary 
design would be equally welcome for the 
houses and also education and local centre 
uses.  More innovative housing design may 
have a role to play in establishing the character 
of the areas. 

Early phases will be crucial, both in terms 
of housing quality, but also in respect of the 
local centre and the buildings there.  The 
key design challenge there will be to create 
a sense of prominence and senses of place, 
defining the spaces with buildings which 
are both attractive and welcoming.  These 
should not be fashionable buildings and 
should create a timeless look and feel, being 
difficult to age thus creating a public face 
to the scheme which will be appropriate 

now and in the future.  To the south of the 
main square buildings should edge, define 
and animate the space.  This is about a 
street language with buildings edging and 
enclosing space.  The uses to the north 
have a dual role, finishing and framing 
the square and also sitting in the green 
space to the north.  A pavilion language is 
appropriate here with buildings set within 
the wider landscape.

Style or architectural language is not 
constrained at this stage other than to 
clearly state that standard and generic 
designs will 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. 

Housing will address the streets and 
spaces and provide secure internal spaces 
for gardens typically.  Corners will be 
treated with continuous active frontages 
wherever possible and not present blank 
gables.  Street scenes are expected to 
provide detail, variety and richness within a 
consistent, rhythmic street elevation that has 
been considered as a whole.
Within the layout, prominent locations, for 
example gateways, vista points and corner 
plots will be identified for local landmark 
buildings and features.  Around the edges of 
the scheme and enclosing the main green 
spaces, buildings of an appropriate scale 

and design will be required to create high 
quality, polite and distinctive frontages.

Garden villas are a format of development 
which offer inspiration for such areas as a 
building typology.  These may get looser 
towards the edges.  Paired and individual 
villas may give way to detached houses set 
within more generous plots.  In general the 
height and scale of buildings will respond 
to the streets and spaces that they face, 
in order to provide an appropriate level 
of enclosure and relationship.  As the 
street hierarchy changes so the language 
of buildings will respond with different 
levels of enclosure, spacing and frontage 
treatment and so on.  Further guidance will 
be prepared to guide reserved matters in 

this regard.

Design cues are highlighted for example 
the Rose Gardens described earlier 
in this document, which could give 
designers of future reserved matters 
schemes inspiration.  Referencing 
the gardens through street and place 
names, and through colour palettes for 
building materials is another ways is just 
one example of how inspiration may be 
sought.  What is important is that a strong 
concept, however this is derived, is vital to 
the success of the built language on site.  
Standardised design will not be appropriate.
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Scale

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 2 storey with taller accent features 
at prominent locations including some 
2.5 storey houses where urban design 
considerations require greater stature.

Since this is not a cramped or confined 
site, often unpopular ‘3 storey town house’ 
format houses with tight footprint and 
impractical accommodation will be avoided.  
Two and a half or three storey development 
will provide good quality internal space 
for residents.  The design brief is for 
more practical and comfortable housing 
development.

The relationship with existing housing 
nearby has been carefully considered and 
height and stand-off controls imposed (see 
section 4).  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 may be appropriate.

The overarching principle in terms of mass 
will be that architecture is authentic, well-
articulated and coherent.  Well-mannered 
buildings of comfortable scale are required 
through detailed design.

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

Residential Scale Parameters
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The housing should be a mix of scale, 
proportion and heights, but all within 
a domestic language.  Housing will be 
predominantly family houses with private 
gardens. The taller houses up to 2.5 storey 
will be provided at prominent locations 
to achieve emphasis and create variation 
in skyline.  Predominantly this should be 
included at the following locations:

•	 At corners of major streets 
to define a gateway

•	 Housing overlooking the play 
area and recreational space

•	 Other locations along any long 
continuous frontages in order to 
add interest to the street scene.

The overall development shall provide 
a diverse skyline with continuous 
variations in scale and massing 
to avoid a monotonous feel.

In due course a detailed application will be 
required and it is at that time that detailed 
judgements and decisions will be made on the 
exact scale and massing of buildings, subject 
to local circumstances and adjoining uses.

The following tables show details of 
individual built form with potential 
parameters of height, width, length, 
indicative percentage (housing) and floor 
space (local centre uses).

Street scenes will be composed of a range 
of building types including detached, semi-
detached and terraced formats.  In respect 
of semi-detached and terraced properties 
it is relevant to note that the house lengths 
defined above will be linked and therefore 
extended.  Definition of individual houses will 
be retained through the design to articulate 
the street and individual home.  An indicative 
maximum length for semi-detached 
dwellings is 22m.  An indicative maximum 
length for terraced properties is 40m.

Commercial /Community Building 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

The ‘lengths’ identified in the two tables 
are considered to represent the principal 
elevation of the building facade.  This facade 
will be broken down and carefully articulated 
through architectural design to avoid any 
building, and this will be particularly for 
the larger residential buildings (e.g. care 
home / multi-occupancy block) and the 
community and commercial buildings.  
Appropriate rhythm and proportion will 
ensure that buildings of significant length 
are comfortably accommodated within the 
street scene.
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Land Excluded from the Revised 
Application: Land Reserved for 
High Speed Two -Toton Station 
Hub Economic Gateway

Toton was confirmed as the East Midlands 
‘preferred’ station hub in 2015.  The HS2 
station whilst located in Broxtowe Borough 
is a resource for the East Midlands, 
providing economic benefit to the wider 
region and the cities of both Nottingham 
and Derby in particular.
 
The proposed station hub is adjacent to 
the application site and associated land in 
the ownership of the applicant.  Indicative 
access from the A52 to the station has 
been shown on the illustrative masterplan 
based on feasibility work to date by the HS2 
team.  This route has been safeguarded.  In 
addition a large area of land immediately 
adjacent to the station hub, extending to 
almost 10 hectares, has been reserved 
for future consideration as part of an 
HS2 related development.  This land is 
now excluded from the revised Lime Rise 
application, but is addressed in overview in 
this section of the D&AS.

Proposals will come forward for the 
development of this land at a point to be 
confirmed in the future, to respond to - and 
maximise - the opportunities presented by 
the HS2 station hub.  The extent of this 
area, at almost 10 hectares, provides an 
opportunity for a wide range of development 
opportunities and for development of 
significant scale.

The vision for this area is for a gateway 
development, providing a high quality 
buildings and landscape.  This land could be 
developed for a number of uses, including 
science, offices, hotel, conference centre, 
research and development, academia 
and leisure.  At this time the nature of this 
gateway development is not fixed.  The 
intensity and quality of any such scheme will 
be critically important, in creating a gateway 
to the East Midlands.  A schematic layout 
and computer generated image have been 
prepared to ‘explore’ ideas for this gateway 
area and to give a flavour of what it could 
be like.  The development would provide a 
gateway arrival space.  Buildings would be 
of a significant scale and prominence.  The 
public realm would be akin to a city centre 
scheme.  This is not a ‘parkway’ station.  
Nor is it a business park.  It is a distinct and 
striking development.  From preliminary 
work it is envisaged over 750,000sqft of 
floor-space could be provided as part of 
this development, on land within our clients 
control.

Whilst now outside the scope of the revised 
application the design team have fully 
considered the potential of our clients’ area 
and have ensured both adequate land is 
available to fully realise the gateway concept 
and that the grain of proposals at Lime Rise 
can fully connect to the future scheme.  This 
was a topic discussed at the recent OPUN 
Design Review.  Indicative development 
parcels have been ‘sketched-out’ (see 
p45) for this area with a suggestion of both 
connections and public realm.  This helps 

to develop the embryonic brief for this area.  
Strong visual connectivity to and through 
development at Lime Rise Toton, to the HS2 
station and associated development will be 
established by way of extending the tree 
lined avenue.  This will provide pedestrian, 
cycle and bus linkages.  Highway access 
from Lime Rise to the station area is not 
possible based on highway proposals 
for HS2 and Lime Rise.  The landscape 
character of this link can be confirmed by 
future detailed work but it is envisaged that 
it will be both distinctive and striking in its 
design, providing a clear and legible link to 
the station hub.  In addition a new two-line 
tram route will extend to the station hub 
to provide full connectivity with NET.  The 
original application envisaged a single tram 
line through the scheme. Two tram lines will 
‘future proof’ the scheme in respect of the 
future extension of the line to the station 
and beyond to Long Eaton.  Should HS2 
not be delivered in the future, or the station 
for the east midlands be located elsewhere 
then consideration will be given to other 
development scenarios, but this is a long 
term consideration.  The development at 
Lime Rise, benefiting from the NET would 
remain a highly sustainable development.
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HS2 Gateway Related Development PlanComputer generated image of HS2 gateway development
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HS2 Gateway Related Development Plan
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Development Phasing
This is a long term project which can deliver 
value early on, but also create legacy into 
the future.  The associated plan shows the 
following phased approach.

Affordable housing will be delivered 
throughout the individual phases; a 
delivery programme will be agreed with the 
Authority.  Other facilities will be delivered 
as the development matures.  The planning 
statement notes the following with regard to 
development outputs from the scheme to 
meet local housing needs.

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 increase 
up to the 135 units per year.  Hence the 
majority of units will be delivered over the 
period 2017 - 2021.  A School Masterplan 
will be developed with the George Spencer 
Academy/NCC and as a consequence 
education space will be delivered 
throughout the life of the development.

The link between delivery of homes and 
the availability of school places is vitally 
important, not least as developers look to 
sell homes and develop an aspirational place 
to live.  The school masterplan will identify a 
staged approach to the provision of school 
places as the scheme develops.

The quality of built development, 
infrastructure and landscape in early 
phases of the construction of Lime Rise will 
be critically important in establishing the 
benchmark for this scheme.

At this stage it is not clear as to the definitive 
timescales for delivery of HS2 construction 
at Toton.  As a result, the timing of any future 
planning application for the development 
on land reserved for the HS2 Station Hub 
Economic gateway is not yet known.  The 
applicants will liaise fully with Broxtowe 
Borough Council and Government in respect 
of HS2 and the land they control.

Sustainability Standards
Sustainability will be promoted in 
construction and design specification.  
Designing homes which are highly thermally 
efficient is the objective so that lower levels 
of energy consumption are required to 
heat homes in particular.  The baseline 
for this scheme will be current building 
regulations.  Code for Sustainable Homes 
(CSH) sets out target codes for new homes 
to meet.  The residential development 
proposed at Lime Rise shall aspire to 
a target of CSH Code Level 3 and this 
level will be reviewed for each phase of 
housing development.  For non-residential 
buildings, such as the retail buildings, 
school and other buildings, BREEAM 
accreditation will be used to demonstrate 
sustainability and all buildings should 
aspire to a ‘Very Good’ rating or better.

Secured by Design
Buildings and Spaces are expected to meet 
the Secured by Design standard.  The new 
development will meet this standard where it 
is sensibly applied.  

Building for Life
The original planning application in 2012 
was supported by an initial Building for 
Life 12 review.  Whilst some of the content 
of the scheme has evolved considerably, 
the conclusions of that review remain 
consistent.  The scheme as designed is 
‘on-track’ to secure the Built for Life 12 
standard.  It is suggested that rather than 
rewrite the original review, to reach largely 
the same conclusions, the approach from 
here should be to require a Built for Life 
review for each substantive phase of the 
scheme.  That would place each phased 
parcel of the scheme, in the context of the 
overall masterplan and to assess quality on 
that basis on the details coming forward.  
For the purposes of the substantive 
phases, this should be determined by the 
series of reserved matters.  The reserved 
matters should trigger the review for that 
development area.
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This document explains the vision for 
this exceptional development.  It shows 
how careful and collaborative design and 
masterplanning have resulted in framework 
for development, which can support and 
enable the creation of a very special place 
indeed.

A thorough and robust design process has 
been followed and this has taken place over 
many years.  This includes detailed site and 
context analysis, creative interpretation of 
opportunities and constraints, consultation 
and engagement and most recently 
independent design review.  The approach 
to thus development has been design-led 
throughout.  Key principles of connectivity, 
landscape quality, local distinctiveness, and 
contextual fit have been prioritised.  Mixed 
uses have been included to meet local 
needs.  The scheme is also future-proofed 
in respect of the HS2 development now 
making strong provision for future economic 
gateway development.

The extensive landscape framework will set 
the basis for a very ‘green’ development.  
Open spaces and trees, new and existing, 
will form a strong ‘green collar’ and 
heart retaining a sense of openness and 
separation between the historic settlements 
of Toton and Stapleford.  The landscape 
as much as the buildings will define the 
character of development at Lime Rise.

This approach is very different to that 
of many large housing schemes where 
the design agenda for the site extends 
no further than an estate layout.  The 
masterplan and associated material, 
including this design and access statement 
creates the structural framework and 
planning parameters to deliver an 
exceptional development.  Development will 
be sustainable and deliverable.

Altogether this is a unique opportunity and 
an exciting project, which is recommended 
to local people and the wider population 
of Broxtowe and to Broxtowe Borough 
Council.  Lime Rise can set new standards 
for the Borough.
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