
q) Integrates bat and/or bird boxes into the fabric of 
new buildings; and 

r) Ensures that the development would not prejudice 
the satisfactory development of a larger area. 

2. Applicants for housing developments of 10 dwellings 
or more will be required to submit a design and 
access statement which includes an assessment of 
the proposals against each of the ‘Building for Life 12’ 
criteria (see Appendix 2). 

3. In the case of major development on sites released 
from the Green Belt as part of this Local Plan, or the 
Aligned Core Strategy, or for any site within the Green 
Belt comprising 10 or more dwellings the development 
will be required to score 9 or more ‘greens’ in the 
Building For Life 12 or equivalent. 

4. In the case of householder development (including 
extensions, annexes, outbuildings and boundary 
treatments): 

a) All such development should be of a size, siting and 
design that makes a positive contribution to the 
character and appearance of the area and does 
not dominate the existing building or appear over-
prominent in the street scene; 

b) Two-storey side extensions should avoid a terraced 
or cramped effect: 

c) Dormers should not dominate the roof; 

d) Any development should not cause an 
unacceptable loss of amenity for the occupiers of 
neighbouring properties; 

e) Development (including fences, walls and other 
structures) should not cause risk to pedestrians or 
road users by reducing visibility for drivers when 
entering or exiting the driveway; 

f) Annexes should not be disproportionate to the size of 

the dwelling and the plot and should only be used 
in association with the main dwelling.

National Planning Policy

National Planning Policy is defined by the relevant 
paragraphs of the National Planning Policy Framework 
(NPPF). Planning Practice Guidance (nPPG) and the 
National Design Guide are supplementary to the NPPF. 
They are all material considerations in the determination 
of planning applications. 

The NPPF includes several objectives relevant to the 
proposal. Chapter 12 (paragraph 124–132) considers 
good design and sets out unequivocally, at paragraph 
124, that the creation of high-quality buildings and 
places is fundamental to the achievement of planning 
and development. The paragraph further states: ‘Good 
Design is a key aspect of sustainable development, 
creates better places in which to live and work and helps 
make development acceptable to communities.’

Paragraph 127 of the NPPF provides a set of design 
criteria which developments should ensure are achieved, 
including that developments:

• will function well and add to the overall quality of the 
area, not just for the short term but over the lifetime of 
the development; 

• are visually attractive as a result of good architecture, 
layout and appropriate and effective landscaping;

• are sympathetic to local character and history, 
including the surrounding built environment 
and landscape setting, while not preventing or 
discouraging appropriate innovation or change;

• establish or maintain a strong sense of place, using 
the arrangement of streets, spaces, building types 
and materials to create attractive, welcoming and 
distinctive places to live, work and visit;

• optimise the potential of the site to accommodate 
and sustain an appropriate amount and mix of 
development (including green and other public 
space) and support local facilities and transport 
networks; and

• create places that are safe, inclusive and accessible 
and which promote health and well-being, with a 
high standard of amenity for existing and future users; 
and where crime and disorder, and the fear of crime, 
do not undermine the quality of life or community 
cohesion and resilience.

Planning Practice Guidance identifies how good design 
can guide planning and development proposals and 
provides advice on key points to take into account in 
respect of design. 

Good design is set out in the National Design Guide and 
established but the following 10 characteristics:

• Context

• Identify

• Built Form

• Movement

• Nature

• Public Spaces

• Uses

• Homes and Buildings

• Resources

• Lifespan.

Whilst the application is made in outline, with all matters 
reserved except for access, design expectations at 
a broad level are met. The vision and objectives of 
the proposed development are translated though 
the concept design and provide a framework for 
the preparation and submission of reserved matters 
proposals.

”
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2.1.4 Historic Context

Situated to the north of the village 
of Stapleford, some four miles west 
of Nottingham, the site comprised 
farmland for most of its history but its 
character was heavily influenced by 
the Industrial Revolution.

At the turn of the 18th Century the 
Nottingham Canal was built (1.), 
linking Nottingham with Langley 
Mill 15 miles to the west. In the mid 
19th Century the Midland Main 
Line opened and the line linking 
Nottingham with Sheffield passes the 
site’s northern edge (2.).

Where Hulks Farm now stands, the 
historic map shows Codling’s Yard 
(3.), the nature of which is unclear.

The north section of the site (now 
McCann’s depot) (4.) was at one 
time a manufactory of ironfounder 
facings. By the mid 20th Century 
there were railway sidings here, 

which gave Sidings Lane its name. 
These were built for the transport 
of sand from a quarry which was 
located where the crematorium now 
stands (5.). The canal closed in the 
early 20th Century and this section 
is now a Local Nature Reserve and 
Public Right of Way.

To the south-west of the site lies the 
wooded Stapleford Hill, with the 
landmark Hemlock Stone on its 
southern slope overlooking Coventry 
Lane (6.). To the south, the stately 
grounds of Hills House which was 
demolished in 1969 is now Bramcote 
Hills Park (7.).

The Hemlock Stone
© commons.wikimedia.org

Historic map dated 1884 with the site shown by red outline
Reproduced with the permission of the National Library of Scotland

1.1. 

2.2. 

5.5. 

3.3. 

7.7. 

4.4. 

6.6. 

Stretch of Nottingham Canal
© tina.cordon, wikimedia.org

Hills House
© bramcotehistory.org



Swancar Bridge
© Richard Vince, geograph.org.uk
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2.1.5 Heritage

The application site is not located within any 
national or local nature, heritage or landscape 
designation.

The nearest conservation areas are Bramcote 
and Stapleford, which are each a mile and a 
half to the south, and Wollaton Hall Park which 
is a mile and a half to the east. None of these 
will be affected by the development.

The most significant heritage asset in the 
vicinity of the site is the Nottingham Canal/ 
Erewash Valley Trail which passes within 250 
metres of the site’s north boundary. There are 
two listed canal bridges on this stretch, one of 
which is prominently visible from the site. 

Conservation Area

Listed building or 
other structure

Nottingham Canal/ 
Erewash Valley Trail

Heritage Assets plan (not to scale)
© Google 2020

Wollaton

Bramcote
Stapleford

Swancar Bridge

The Site
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2.1.6 Urban Grain

Although there is no adjacent housing 
development, the site is situated in the middle 
of development to the west, south and east. 
There is an effective divide between the land 
to the north of the railway line which is rural 
and agricultural, and the land to the south 
which is more urban in character.

The villages of Stapleford, Bramcote and 
Wollaton are effectively suburbs of Nottingham, 
their urban identity dating mainly from 20th 
Century expansion. This is still ongoing, for 
example with the Field Farm Way development 
(‘A’ on the plan). 

The urban grain is predominantly mid to late 
20th Century residential in character, consisting 
of tightly arranged suburban homes. Streets 
tend to follow an informal grid of hierarchical 
streets, crescents and cul-de-sacs, linking with 
arterial routes.

The ‘perimeter block’ is a common street 
design feature, where houses in the block front 
on to a perimeter road with their rear gardens 
together forming a defensible private realm. 
Typically for their period, they tend to back on 
to open spaces.

The proposed development should reflect 
this suburban character with an informal grid 
of permiter blocks, but it should be outward-
looking, interracting with the woodland and 
open countryside.

Coventry Lane is an ancient highway, and 
it is appropriate that development should 
cluster around it. In the vicinity of the site it has 
been realigned and straightened, creating a 
requirement for traffic calming. 

WOLLATONWOLLATON

BRAMCOTEBRAMCOTE

AA

Urban Grain plan (not to scale)
© Google 2020

STAPLEFORDSTAPLEFORD

TROWELLTROWELL
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2.1.7 Character of the Area

The immediate context of the site is the 
expansive dual carriageway of Coventry Lane, 
from which the site is set back behind a wide 
border of trees. 

The only buildings in the vicinity of the site 
are the crematorium and Hulks Farm. The 
crematorium has its own unique identity and 
aesthetic, and is virtually hidden from public 
view. Hulks Farm is a collection of utilitarian 
agricultural buildings of various ages, centred 
on the farmhouse which is a modernised mid-
20th Century hipped villa.

A vernacular reference may be the 
neighbouring Swancar Farm Country House to 
the north-west. 

Development in the locality is largely 20th 
Century, eclectic in style and variable in 
quality. There is no distinctive vernacular.

Coventry Lane itself is characterised by 
broad verges bounded with walls, fences, 
planting and occasional buildings. It is a busy 
circulation route, and buildings tend to turn 
their backs to it or front it over wide verges 
and barriers. There is a mix of commercial and 
domestic buildings with a wide variety of sizes, 
styles and quality.

The site entrance

Swancar House Coventry Lane junction with Longden Close south of the site
© Google 2020

Hulks Farm

Coventry Lane junction with Sharnford Way north of the site
© Google 2020

Single house on Coventry Lane
© Google 2020
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Bramcote Hills Park

Eastcote Avenue POS

Central Avenue 
play area

Hickings Lane 
recreation ground

Ilkeston Road 
recreation ground

Stapleford Hill Wood

B

1000 metres
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2.1.8 Local Amenities

The site is within easy walking 
distance of a number of shops, a 
post office, pubs, restaurants and 
takeaways, places of worship and 
garages.

Shop

Public house

Restaurant

Takeaway

Day nursery

Primary school

Secondary school

Allotments

Post office

Pharmacy

Community centre

GP surgery

Residential/ Care home

Garage

Place of worship

Crematorium

Public open space

Local Amenities plan (not to scale)
© Google 2020

200 metres

400 metres

600 metres

800 metres

1400 metres

1200 metres
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Broxtowe Borough Council’s Local Plan 
2018–2028 sets out the Borough’s Green 
Space Standard in Table 6. This standard 
dictates the maximum distance which any 
household should be from various types of 
green space. 

The Council’s Green Infrastructure Strategy 
2015–2030 page 249 maps the buffer 
zones for the various categories of existing 
green space.

The entire site lies within the buffer zones 
for outdoor sports facilities and parks and 
gardens. Only part of the site lies within 
the buffer zones for amenity greensapce 
and natural greenspace, however in view 
of the fact that the site is adjoined by 
Stapleford Hill Wood with direct access to 
Bramcote Hills Park to the south and open 
countryside to the north, this is considered 
to be acceptable.

Extract from Broxtowe BC GIS 2015–2030 map 2.10 
Bramcote Corridor and Boundary Brook Opportunities 
(not to scale)

The site

Amenity Greenspace Buffer (300m)

Natural Greenspace Buffer (300m)

Parks and Gardens Buffer (500m)

Outdoor Sports Facilities Buffer (500m)
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800 metres
1000 metres

1200 metres

Key

A52 to 
Nottingham

A6007 to 
Ilkeston

A52 to 
Derby

A6002 to 
M1 J26
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2.1.9 Transport and Accessibility

The Transport Assessment submitted with 
this application details the site’s private 
and public transport connections. 

The site is excellently placed for access 
to Nottingham, Derby and the wider 
Midlands.It is four miles from Junction 26 
of the M1, and three and a half miles 
from the proposed HS2 station at Toton.

The sole vehicular access to the site is via 
the existing junction on Coventry Lane. 
Existing footpath links to the west can be 
retained and augmented.

There is a comprehensive network 
of footpaths in the vicinity of the site 
affording access to local amenities and 
the countryside.

Policy 3.4 of the Broxtowe Local Plan 
presents development requirements 
for the scheme, which include the 
enhancement of connections and 
highways.

The Local Plan identifies the absence of 
bus route in the immediate vicinity of the 
site and requires that the development 
will assist in securing a bus route.

Site access

Existing Designated Public 
Footpath/ Bridleway 

Existing informal footpath 
access to the site

Bus route

Major road route

Transport & Accessibility plan (not to scale)
© Google 2020

1400 metres



2.2 Site Analysis

2.2.1 Access

The existing single point of access to the site 
from Sidings Lane, connecting to the A6002 
Coventry Lane is to be utilised and upgraded 
to serve the site.

The existing access from Sidings Lane is a 
priority junction with ghost right turn lane. 
With some improvements, it is suitable for 
and capable of accommodating traffic flows 
generated by the proposed development.

Existing and proposed pedestrian and cycle 
accesses have been incorporated into the 
scheme.

2.2.2 Topography

A detailed topographical survey of the site 
forms part of this submission.

The site slopes down from south-east to north-
west. The high point is beside the road (‘A’ 
on the plan), where the east leg of the site is 
relatively level; the site’s west leg (‘B’) slopes 
down to the brook on the north border (‘C’). 
Between the east and west legs there is a 
steep bank (‘D’).

The industrial depot in the north corner (‘E’) 
occupies an artificially elevated plateau.

2.2.3 Boundaries & Adjacent Uses

The north-east boundary abuts Hulks Farm 
(‘F’), which is included within the same 
allocation as this site in the Local Plan but 
does not form part of this application. The 
south-east boundary against Coventry Lane 
is separated from the road by a triangle of 
wooded land (‘G’). To the south the internal 
corner between the site’s legs is occupied by 

Bramcote Crematorium (‘H’), this is a sensitive 
boundary which is currently delineated 
by a tall mesh fence and strips of scrubby 
woodland. The south and east boundaries 
adjoin Stapleford Hill Wood (‘J’), a Local 
Nature Reserve which is a sensitive ecological 
area and offers potential for recreational 
access. The north-west boundary  is formed 
by the brook (‘C’), which is a significant 
ecological and amenity feature. The north 
boundary is formed by the elevated railway 
line (‘K’).
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Topographical survey overlaid on satellite image (not to scale)
© Google 2020
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2.2.4 Daylight and Sunlight

The site slopes generally down from south to north. 
There are mature trees on the south and west 
boundaries, and Stapleford Hill rises directly to the 
south. In order to establish the effects of this on 
any development of the site, a sun path analysis 
was undertaken.

The topography of the site and its environs wre 
modelled in three dimensions and geo-located 
to its global position. The movement of the sun 
throughout the year was then plotted to track the 
shading effect of trees around the site.

The images below demonstrate the potential 
for shading on the site at noon on the four 
key astronomical dates. The modelled data is 
identified on the concept layout plan.

The sun path analysis establishes that areas of 
shade are seasonal and limited to certain times 

of the say. The indicative shade is as a result of 
tree shade and not the slope of land. In winter, 
the effects are much less when the trees are 
in reduced leaf. In the summer months, when 
sunshine hours are longer and when residents 
might reasonably expect to use their gardens 
over a longer part of the day, there would be 
minimal impact on rear garden spaces. 

Notably, the sun paths assume a cloudless sky 
and relate only to the shade effects of direct 
sunlight. Daylighting is however a result of both 
direct and indirect sources and includes direct 
sunlight (as illustrated), diffused skylight, and light 
reflection from buildings and other objects. 

The sun paths identify shade from the sun. It must 
not be inferred that the shaded areas will be dark.

Future full or reserved matters application(s) can, 
if necessary, be supported by detailed daylight 
and sunlight assessment once the layout and 

design have been finalised. Design development 
is an evolving process. Inclusive of this process, 
the small proportion of affected units will be 
carefully considered having specific regard to 
daylight and sunlight amenity.

12 p.m. on 20th June
(mid summer)

12 p.m. on 22nd September
(autumn equinox)

12 p.m. on 21st December
(mid winter)

12 p.m. on 20th March
(spring equinox)
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