
 

1. 

 

CHAPTER 1: INTRODUCTION 

 

1.1 This Environmental Statement relates to an outline planning application submitted on 

behalf of Peveril Homes Ltd and UKPP (Toton) Ltd (the Applicant) to Broxtowe 

Borough Council in respect of land to the west of Toton Lane, Stapleford in 

Nottingham.  The application is for mixed-use development and includes the 

provision of public open space, landscaping and highway works. 

 

Context 

 
 The Site  

 

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

3 km to the east of Junction 25 of the M1 motorway. The site is bordered by the A52 

to the north and Toton Lane/Stapleford Lane to the east. To the south are existing 

residential properties in Toton, whilst to the west is the Toton Sidings.  The area of 

the application site is shown in Figure 1.1.  For technical highway reasons, two strips 

of land to the west and east of Stapleford Lane and to the east of Toton Lane are 

included within the application site to enable highways works to be completed. 

 

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

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

length as in the northwest corner of the site is an existing sewage treatment works 

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

Academy straddles the A52 with a footbridge connecting the two sections. 

 

1.4 The eastern part of the site has a long frontage to Toton Lane/Stapleford Lane 

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

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

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

remain. 

 

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

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



 

2. 

 

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

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

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

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

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

Stapleford.  

 

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

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

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

 

1.7 Generally, the site falls westwards from Toton Lane (at around 60m AOD) towards 

the Erewash Valley (at around 40m AOD by Toton Sidings. A low ridge line occurs 

along Toton’s residential edge (at a high point of 66m AOD and adjacent Toton 

Sidings (at a high point around Bessell Farm of 55m AOD).  Within the site land lies 

at around 63m AOD in the south east and 35m AOD in the north west.  

 

1.8 There are a number of trees and hedgerows which cross the site. The main 

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

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

Assessment Report that accompanies the application. 

 

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

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

network.  

 

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

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

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

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

 

1.11 The land has been in arable agricultural use for a considerable period of time. The 

land is currently let to a tenant farmer who has actively farmed the entire site for a 

number of years.  Public access to the site is limited to passage along the public 

footpath that crosses the site from Toton Lane to Banks Avenue. 
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1.12 Directly across Toton Lane/Stapleford Lane is the Park and Ride/ NET car park site. 

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

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

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

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

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

Centre will be approximately 30 minutes. 

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

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

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

rail maintenance depot. Toton Sidings was identified by the Government in January 

2013 as the preferred East Midlands hub for the HS2 route.  

 

The Proposed Development 

 
1.14 The proposals assessed for the purposes of this Environmental Statement are shown 

on the Illustrative Masterplan SK(90)09 [annotated] and SK(90)03 Rev E [non-

annotated]), which is reproduced in Figure 2.1.  This forms the “Assessment Plan” 

referred to in the following chapters of the Statement. 

 

1.15 The application seeks Outline planning permission with details of access included for 

consideration.  The development proposals are described in greater detail in Chapter 

2, though, in brief, comprise the following mix of uses and works: 

 

a. Up to 650 dwellings.  

b. 80 bed care facility (Class C2).  

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

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

e. Maximum of 3,000 sqm GFA B1 a) use 

f. Maximum of total 3,450 sqm GFA pub/restaurant  

g. Maximum 450 sqm Day Nursery  

h. Maximum of 2,300 sqm Education space 

i. Potential Medical Surgery (0.03 hectares)  

j. Potential Community Plot (0.06 hectares)  

k. Public Open Space  
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l. Demolition of Bessell Lane Farm and outbuildings and 316 Toton Lane.  

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

pylon.  

 

Scope of the Environmental Statement 

 
1.16 This Environmental Statement is concerned with the environmental impact of these 

proposals.  Initially, a Screening Request was submitted to Broxtowe Borough 

Council under the then Town and Country Planning (EIA) (England and Wales) 

Regulations 1999 on 5 November 2009.  In its subsequent Screening Opinion, dated 

27 November 2009, the Council concluded that the proposal fell within Section 2 

Category 10b of the Regulations and, having assessed its potential impacts, 

considered that it comprised EIA development.  In order to better understand the 

likely impacts of the proposed development, a request for a Scoping Opinion was 

sent to the Council on 24 February 2010, again under the requirements of the 1999 

Regulations.  A Scoping Opinion was subsequently produced by the Council on 12 

April 2010, which identified the following topic areas for consideration in the 

Environmental Statement:  

 

 Flood Risk and Drainage 

 Archaeology and Cultural Heritage 

 Ecology 

 Ground Conditions 

 Air Quality 

 Landscape and Visual Impact 

 Transport 

 Socio-Economic Considerations 

 

1.17 A copy of the aforementioned Screening Request, Screening Opinion, Scoping 

Request and Scoping Opinion are included in Appendices 1.1 to 1.4 respectively.  

Each topic area identified has been addressed within the Environmental Statement, 

with transport also being the subject of a full Transport Assessment and Travel Plan.
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Structure of the Environmental Statement 

 
1.18 The majority of this Statement is divided into separate chapters, which address the 

topic areas relevant to the proposals the subject of the application, as identified in 

the current Town and Country Planning (Environmental Impact Assessment) 

Regulations 2011.  

 

1.19 In order to introduce and set the context of each topic based treatment presented in 

the Environmental Statement, Chapter 2 describes in greater detail the development 

which is proposed, whilst Chapter 3 identifies the specific approach and methodology 

used to assess the likely impact of each topic area.  The cumulative effects of the 

development, and their inter-relations, are assessed in Chapter 13, the final chapter 

of this Statement, with reference to particular measures which are proposed to 

avoid, reduce or remedy any adverse effects.   

 

1.20 A number of Technical Reports accompany the Environmental Statement, as 

referenced in the “Project Team” table in the Preface to this Statement and with 

these bound separately. 

 

1.21 A Non-Technical Summary of the Environmental Statement is also provided, with this 

bound separately.  

 

 


