
                                                   
 

September 2013 



                                                   
 

  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
SIGNET PLANNING 
Strelley Hall 
Main Street 
Strelley Village 
Nottingham   NG8 6PE 
 
Telephone: 0115 906 1268   
Facsimile:   0115 906 1104 
 
   
Signet Ref:   HG0913 
 
Date:       30 September 2013 
 
 
COPYRIGHT 
The contents of this document must not be copied or 
reproduced in whole or in part without the written consent  
of Signet Planning

 NON-TECHNICAL SUMMARY OF  

ENVIRONMENTAL STATEMENT 

APPLICATION BY 

PEVERIL HOMES LTD AND UKPP (TOTON) LTD 

OUTLINE PLANNING APPLICATION WITH POINTS OF ACCESS TO 

BE DETERMINED FOR A MIXED-USE DEVELOPMENT 

INCORPORATING A MAXIMUM OF 650 DWELLINGS, 380 SQM 

CONVENIENCE STORE, TWO NO 95 SQM RETAIL UNITS, 3,000 

SQM B1(a) OFFICE UNITS, PUB/RESTAURANT (TOTAL MAXIMUM 

700 SQM), DAY NURSERY (MAXIMUM 450 SQM), 80 SPACE CARE 

FACILITY (MAXIMUM 3,800 SQM), SITE FOR MEDICAL SURGERY 

(0.03 HA), SITE FOR COMMUNITY USE (0.06HA), EDUCATION 

PROVISION (MAXIMUM 2,300 SQM), OPEN SPACE, HIGHWAYS, 

DRAINAGE AND ASSOCIATED INFRASTRUCTURE AND REMOVAL 

OF PYLONS AND OVERHEAD ELECTRICITY CABLES, ERECTION OF 

TERMINAL PYLON AND DEMOLITION OF BESSELL LANE FARM 

AND OUTBUILDINGS AND 316 TOTON LANE 

 

LAND TO WEST OF TOTON LANE,  

STAPLEFORD, NOTTINGHAM 

 

 

 

 

 

 

 

 

 

 



 

 

 

 
 

CONTENTS  

 Page No 

 

Introduction  1 

The Site  1 

The Proposed Development  1 

The Environmental Statement 1 

Flood Risk and Water Resources 1 

Heritage Assets  2 

Ecology  2 

Ground Conditions and Land Contamination 3 

Air Quality (and Odour)  4 

Noise  5 

Transport  6 

Landscape Character and Visual Resources 6 

Socio-Economic Considerations 6 

Cumulative Effects and Inter-Relations 7

  

APPENDICES 

 

Appendix 1: Site Location Plan 

Appendix 2: Illustrative Masterplan (annotated and non-annotated) 

Appendix 3: Illustrative Phasing Plan 

Appendix 4: Proposed Points of Access and Highways Works Plans 

 



 

 
  Page 1 

 

  
Introduction 
 

This document forms the Non-Technical Summary for the Environmental Statement 
accompanying a planning application submitted by Signet Planning on behalf of Peveril 
Homes Ltd and UKPP (Toton) Ltd.   
 
The Site 

 
The application site for the proposed development is shown edged red on the Site Location 
Plan included in Appendix 1.  The site area is approximately 41.63 ha.   
 
The Proposed Development 
 
The application is for outline planning permission with points of access included for 
determination and proposes a mixed use development incorporating a maximum of 650 
dwellings, a 380 sqm convenience store, 2 no. 95 sqm retail outlets, 3,000 sqm B1(a) office 
units, education floor space (maximum 2,300 sq m), a day nursery (maximum 450 sqm), 80 
space care facility (maximum 3,800 sqm), public house/restaurant (maximum 700 sqm), 
open space, site for medical surgery (0.03 ha), site for community use (0.06 ha), highways 
works, drainage works, removal of electricity pylons and overhead cables, erection of 
terminal pylon, demolition of Bessell Lane Farm and outbuildings and 361 Toton Lane and 
associated infrastructure on land to the west of Toton Lane, Stapleford, Nottingham. 
 
An Illustrative Masterplan showing the proposals is included in Appendix 2 and an 
Illustrative Phasing Plan is included in Appendix 3.   Proposed Highways Plans are included 
in Appendix 4. 
 
The Environmental Statement 
 
The Environmental Statement produced to accompany the planning application for the 
aforementioned development is concerned with assessing the environmental impacts (both 
positive and negative) of the proposals. The scope of work included within this assessment 
was agreed with the Council and includes consideration of the following: 
 
 Flood Risk and Water Resources 
 Heritage Assets 

 Ecology. 
 Ground Conditions and Land Contamination. 
 Air Quality (and Odour).  
 Noise 
 Transport. 
 Landscape Character and Visual Resources. 
 Socio-Economic Considerations.  

 
Flood Risk and Water Resources  

 
As part of the assessment, the likely impact of the proposed development upon local 
hydrology was considered, with particular consideration given to flood risk and water 
resources. 
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 The development is not considered as being at significant risk from flooding and may 
therefore proceed without being at subject to significant flood risk. 

 
Mitigation measures will be put into place to reduce possible movement of hydrocarbons and 
suspended solids during the construction phase. 

 
The proposed development has the potential to increase surface water runoff and cause 
flooding from heavy rainfall by reducing infiltration rates. It is intended to mitigate the 
increased surface water runoff in a surface water drainage strategy which restricts runoff 
from the proposed development to less than that of the existing and takes into account the 
impacts of climate change. The use of sustainable drainage techniques can help to reduce 
runoff and also provide some improvements to water quality before it is discharged to the 
watercourse. 
 
It is anticipated that, through consultation with Severn Trent Water, the appropriate water 
supplies can be provided for the development.  Mitigation measures will be put in place 
during the construction phase to reduce the potential for contamination and maintain water 
quality. 

 
Overall, mitigation measures can be included within the proposed development to reduce 
negative effects and in some cases, provide an improvement to the long-term situation of 
the site when compared to the existing site situation.  
 
Heritage Assets 

 
As part of the assessment, the likely impact of the proposed development upon heritage 
assets was considered. 
 
A Desk Based Assessment was undertaken and revealed no significant archaeological 
evidence within the application site. A review of the built environment has established that 
the proposed development will not significantly affect the setting of listed buildings in the 
local area nor will it have an effect upon any conservation area, registered parks and 
gardens or battlefields within the region. 

 
The application site, however, may lie in an area where as yet undiscovered archaeology 
may survive and further survey work may be required following the granting of permission, 
prior to the submission of a subsequent application for reserved matters consent. 
 
Ecology 
 
As part of the assessment, the likely impact of the proposed development upon features of 
ecological interest was considered. 
 
The site is dominated by arable fields with a number of hedgerows. Areas of poor semi-
improved and improved grassland habitats exist in the east of the site, which have very 
limited biological value.  Small isolated patches of scrub exist around the site, though these 
are isolated and have limited species diversity.  Other features present within the site 
include a small area of open water and three ditch systems. Two types of invasive weed 
were found within the site, Japanese knotweed and giant hogweed; the latter has possible 
health risks. Both of these species can out-compete native floral species and can potentially 
cause structural damage to infrastructure.  
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 Toton Field Local Nature Reserve lies immediately to the south of the site. 
 
Impacts of the development, which were considered to be potentially significant prior to any 
mitigation include: the partial loss of hedgerows; potential damage to retained trees through 
construction operation; potential loss of roosting opportunities within buildings; loss of 
habitat for birds; the spread of invasive species across the site; and the degradation of the 
adjacent Local Nature Reserve through increased public activity from the development. 
 
Mitigation will include the creation of significant green infrastructure that will incorporate 
new species rich corridors of movement with tree, shrub and hedgerow creation and 
associated standard trees.  Swales (shallow trough-like depressions in the land that can 
carry water) will be created and enhanced with native species and lined with trees and/or 
hedgerow providing a linkage through the site, several large waterbodies will be created and 
designed to provide maximum value to biodiversity, species rich neutral and wet grassland 
habitats will be created within the green infrastructure and adjacent to balancing facilities. 
Existing retained habitats will be enhanced by gapping up with additional species and the 
site will be managed to sustain and enhance biodiversity in the long term. This will include 
the removal of invasive weeds and monitoring for future outbreaks. 
 
The creation of these new habitats and the continuing management will ensure that the 
value is maximised and maintained in the long term, resulting in an improvement for habitat 
creation in the long term.  
 
Ground Conditions and Land Contamination 

 
As part of the assessment, the likely impact of ground conditions and land contamination 
were considered. 
 
Historically the site has been exploited for agricultural use since the earliest available 
mapping in 1880.  It has not been developed with the exception of the placement of 
electricity pylons in the central areas of the site, Bessell Lane Farm located in the western 
area of the site and a nursery and single house in the eastern area of the site.   
 
Potential contaminant sources at the site comprise activities associated with the farm and 
farming across the site, a former nursery site and made ground materials associated with 
the infilling of a former pond and associated with areas of previous development.  Off site 
sources comprise the Toton Sidings railway land immediately west of the site, the sewage 
treatment works located immediately north west of the site, a salvage yard approximately 
50m to the north west of the site and an electricity sub-station immediately east of the site. 
Although the site has been identified as having a low ground gas generation potential the 
high sensitivity end use means that six gas monitoring visits over a three month period are 
recommended as a minimum to characterise the ground gas regime. 
The proposed development will regenerate a currently inactive site.  Cost effective 
mitigation measures are proposed to mitigate environmental impacts in the context of 
geology and ground conditions present at the site. 
 
The preliminary risk assessment based on available information suggests that the site poses 
a low risk to human health and a low risk to controlled waters.  An intrusive investigation 
will be completed to confirm ground and groundwater conditions and confirm the presence 
of sources of contamination.  A remediation strategy will be developed following the 
investigation to mitigate against significant pollutant linkages.  Remediation techniques will 
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 be selected to avoid removal of material to landfill and increase re-cycling and re-use of soils 
on site.   
 
The earthworks programme will be incorporated into the site waste management plan and 
should ensure that soils and materials derived from demolition are handled appropriately 
and that recycling and re-use of materials is maximised.  A Material Management Plan will 
be developed under the Definition of Waste Development Industry Code of Practice to 
maximise recovery and re-use of soils at the site. 
 
Following implementation of the proposed mitigation measures the residual impacts are 
considered minor adverse to neutral during the construction phase and neutral to 
intermediate beneficial during the operational phase.  Intrusive site investigation information 
will be required for detailed design purposes. 
 
Air Quality (and Odour) 
 
As part of the assessment, the likely impact of air quality and odour issues were considered.   
 
A construction phase assessment was undertaken to determine the risk and significance of 
dust effects from earthworks, construction activities and trackout (the transport of dust and 
dirt onto the public highway and network) from the proposed development. There are no 
significant demolition activities associated with the proposed development.  

 
The risk of dust effects is considered to be within the low to high categories for earthworks 
and construction activities, depending upon the distance of work from existing sensitive 
locations in the vicinity of the site. The risk of dust impacts from trackout is considered to be 
medium. Site specific mitigation measures will therefore need to be implemented at the site. 

 
Air dispersion modelling has been undertaken to assess the potential impacts of road traffic 
generated as a result of the proposed development.  In addition, the proposed Nottingham 
Express Tram (NET) has also been considered in the assessment. 
 
All the existing sensitive locations considered are predicted to experience a negligible impact 
in terms of air quality in 2014 and 2020, the latter with the proposed development in place. 
All predicted concentrations are below the annual mean air quality objectives and therefore 
it has not been considered necessary to recommend measures to mitigate road traffic 
emissions. 

 
Proposed points have also been considered in the air quality assessment. No exceedences of 
the air quality objectives have been predicted to occur at the proposed receptor points 
assessed in either 2014 or 2020.  It has therefore not been necessary to recommend 
measures to mitigate road traffic emissions generated from the proposed development.  
A qualitative assessment of railway emissions from the existing railway sidings has also been 
undertaken.  The local planning authority is not required to consider nitrogen dioxide 
emissions from the existing railway sidings as the sidings do not encompass a rail line which 
experiences a high level of diesel locomotive movements and the background nitrogen 
dioxide concentration is below the level which would require assessment. Any potential 
emissions of nitrogen dioxide from the existing railway sidings are therefore not expected to 
be significant and it is not considered necessary to recommend measures to mitigate rail 
emissions.  
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 A qualitative assessment has been undertaken to consider the potential for odour from the 
operational Bessell Lane Sewage Treatment Works to impact on proposed locations within 
the proposed development. Considering the lack of odour complaints together with the 
results of the walkover survey, which recorded no discernible odour, it is unlikely that an 
unacceptable odour impact from the Sewage Treatment Works will occur at the 
development site.  
 
The overall conclusion of the Air Quality (and Odour) assessment is that the proposed 
development will have a negligible/not significant impact on air quality.  It also concludes 
that air quality and odour levels at the site do not preclude it from being suitable for the 
proposed development. It should not be a reason for the refusal of planning permission. 
 
Noise 
 
As part of the assessment, the likely impact of noise was considered and assessed for the 
construction and operational phases of the proposed development.  The assessment has 
been undertaken to inform and guide the design of the development such that any likely 
noise impact on existing or proposed dwellings is minimised. 
 

To establish any likely impact from noise, a baseline noise survey was undertaken to 
establish the existing noise climate at the nearest existing or proposed receptors to the site. 
 

Subjective observations and the results of the noise monitoring at nearest residential 
properties indicate that intermittent noise from local and distant road traffic and intermittent 
rail movements form the general noise climate. 
 
During the construction phase there would be a variety of noise sources in use at different 
stages and their associated activities would vary from day to day. The highest noise levels 
are likely to occur during site preparation and construction of infrastructure. The peak noise 
activities do not normally occur over long periods of time and best practical means would be 
employed to control the noise being generated. It is concluded that the increase in noise, as 
a result of construction, is likely to result in a slight to moderate impact during peak noise 
events and a neutral to moderate effect at sensitive locations. 
 
During the operation of the site it is concluded in respect of the resultant residual impact, 
that with appropriate mitigation measures within the detailed design, there is likely to be a 
negligible impact and a neutral effect at sensitive locations. 

 
The assessment of impact on existing residential areas from any increase in road traffic 
noise during the daytime shows no significant change in noise levels and therefore there is 
likely to be a negligible impact and a neutral effect at sensitive locations. 
 

The assessment of impact on existing non-residential uses around the site shows that there 
is likely to be no restriction on the operation of these uses. 
 
In summary, no significant noise effects have been identified by the noise assessment in 
relation to site operational noise. 
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 Transport 
 

As part of the assessment, the likely impact of the proposed development on transportation 
was considered. 
 
The construction of the proposed development would be undertaken between 2014 and 
2020 and would have a slight adverse effect on the surrounding area during the 
construction process.  
 
Once completed the proposed development would have a neutral effect on amenity, 
severance, driver stress and the view from the road, and a slight beneficial impact on 
journey length and travel time.  
 
With the provision of the improvement measures identified within the Transport Assessment 
and Travel Plan there would be no material irreversible adverse environmental transport 
impacts as a result of the proposed development.   

 
Landscape Character and Visual Resources 
 
As part of the assessment, the likely impact of the development on landscape character and 
visual resources was considered.  
 
The magnitude of change would be high, resulting from the proposed change of use of 
agricultural land with few features of value, into a high quality mixed use development.  The 
proposed Green Infrastructure framework would ensure the protection and enhancement of 
existing features of value.  The existing public footpath would be retained and enhanced 
within the Green Infrastructure framework to ensure that access to the Erewash Valley is 
maintained.  The proposals include belts of woodland, an orchard and other tree planting, 
allotments, areas of open space and sports provision which would be created adjacent to 
Toton Sidings and Brian Clough Way (A52).  It will be beneficial to the local landscape by 
creating a soft edge to the development.  There would also be planting within the landscape 
strip frontage along Toton Lane.  The proposed Green Infrastructure will ultimately create a 
robust woodland buffer along the northern and north western edge of the development 
which will provide visual separation between the settlements of Toton and Stapleford.   
 
Potential adverse impacts occurring during the particular phases of construction works 
would be restricted to localised areas situated within or immediately adjacent to the site.  
However, the completed development would not result in permanent substantial or 
moderate adverse impacts.  Indeed there would be a range of long term beneficial impacts. 
 
Socio-Economic Considerations 
 
As part of the assessment, the social and economic impacts were considered. 
 
The proposed development could increase the population of the area by up to 1,619 
persons.  In the context of a ward and borough of some 8,438 and 113,000, this represents 
a change of 19% and 1.4% respectively.  This increase can however be accommodated in 
social as well as physical terms.  In the light of this, and the other initiatives identified, the 
change in population is considered to have a neutral impact in and of itself.  

 
The housing proposed would have a beneficial impact, as the range of dwellings meeting 
existing and emerging needs within the town for market and affordable housing would be 
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 provided, particularly through the inclusion of a significant proportion of affordable housing.
  
The employment development proposed would have a moderate beneficial impact, as the 
amount and type of provision proposed would help to maintain an adequate supply of high 
quality and diverse employment opportunities, particularly in the locality of the application 
site.  
 
The increased demand for services, facilities and retail opportunities will be partially met 
within the site itself.  Those requirements not met on site will lead to beneficial effects for 
local providers for increased patronage.  Indeed, the development will come forward at a 
time when certain community facilities require increased patronage.  Any additional 
requirements above and beyond this will be met through appropriate contributions, which 
will mitigate against the otherwise potentially adverse effects of increased demand.  With no 
harm to existing facilities, the improvements in the number of affordable units, as well as 
the recreational and leisure opportunities and increased support for local schools and 
outlets, the proposals are considered to have a moderate beneficial impact.   
 
The existing characteristics of the site and the proposed buffer zones are such that they 
allow the proposed amount of development to be accommodated and integrated with 
surrounding uses without giving rise to any significant negative impact upon existing or 
proposed residential amenity and are therefore considered to have a neutral impact.  
 
On balance, however, the effect of the proposed development upon socio-economic impacts 
is considered to be moderately beneficial rather than harmful. 
 
Cumulative Effects and Inter-relations 
 
The Environmental Statement includes an assessment of the likely cumulative effects of the 
proposals.  This assessment identifies that impacts are largely restricted to local level and 
that the development, post mitigation, ultimately has a significant positive impact.  
Furthermore, the negative impacts are predominantly slight, with, as qualified by the 
individual chapters forming part of the Environmental Statement, most being readily 
mitigated against. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
This summary has been produced by Signet Planning Limited to accompany the outline planning 
application for a mixed-use development on land to the west of Toton Lane, Stapleford. Further 
copies of this summary can be received free of charge by emailing stonep@signetplanning.com or 
calling 0115 906 1268. The application can be viewed in full at Planning and Building Control, 
Broxtowe Borough Council, Council Offices, Foster Avenue, Beeston, Nottingham NG9 1AB.  

mailto:stonep@signetplanning.com
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Illustrative Masterplan 
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Illustrative Phasing Plan 
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Proposed Points of Access and Highway Works Plans 
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