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Neighbourhood Plan 

Stapleford Town Council is taking the next steps towards 

producing a Neighbourhood Plan for Stapleford. An earlier 

version of a Neighbourhood Plan prepared in 2018 has been 

reworked due to issues raised by the community about some of 

its proposals. The Neighbourhood Plan process offers the chance 

for residents and businesses to have their say on future 

development within the town and influence how their 

neighbourhood evolves. Stapleford faces many challenges and 

opportunities over the coming years that we need to address. 

This newsletter highlights some of the key planning issues the 

town will be facing and some ideas to improve the quality of life 

of local residents and the local economy. To make sure our 

Neighbourhood Plan reflects the views of local people we need 

your input so we would be very grateful if you could complete the 

online questionnaire that accompanies this newsletter. The 

questionnaire results will help us prepare a draft version of the 

Stapleford Neighbourhood Development Plan. 

Key Features: 

Climate Change 

Town Centre 

Housing 
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Planning for Climate Change 

The fate of future generations depends on our ability to take radical action to deal with climate change. 

The global impacts of increased temperatures and severe weather are stark and intensifying, and will have 

major negative impacts on communities across the UK. From flooding to heat waves, our society will be 

increasingly defined by our ability to get control of carbon dioxide emissions and build our resilience. We 

have known about the science of climate change for more than quarter of century, but action has been far 

too slow. 

Many of the adverse impacts of climate change, such as extreme heat, flooding or water scarcity, will result 

in costs to local businesses and householders, and solutions to the problems they pose need to be 

developed locally. Adaptation to the risks presented by climate change is key to future-proofing Stapleford 

and making sure that new developments maintain and enhance the health and wellbeing of our local 

community, as well as its competitiveness. 

Stapleford Town Council declared a Climate Emergency on 6 September 2019. Operating at the closest 

level to communities, the Town Council is uniquely placed to inspire grassroots action, set a leadership 

example and provide a focal point for practical, local action on the climate emergency. 

Future Homes Standard 

The UK has a legal target to reduce its greenhouse 

gas emissions to net zero by 20501. New and 

existing homes make up about 20% of current 

emissions. 

The Future Homes Standard is a proposed 

government standard for new homes that will 

make them far greener (energy efficient) so that 

homes built now are fit for the future. This means 

that homes will need to be much better insulated 

and will have low-carbon heating - so no more 

fossil fuels such as gas. 

We cannot use the Neighbourhood Plan to set our 

own energy performance standards. However, we 

could make sure that the layout of new housing 

developments optimise the benefit of daylighting 

and passive solar gains as this can significantly 

reduce energy consumption. We can also support 

other steps to reduce overall home energy use and 

seek designs that manage surface water in a more 

sustainable way. 

1 https://www.gov.uk/government/news/uk-becomes-first-major-economy

to-pass-net-zero-emissions-law 
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Our Neighbourhood Plan should take a proactive approach to mitigating and adapting to climate 

change and take into account the long-term implications for flood risk. The Greater Nottingham 

Strategic Flood Risk Assessment (Addendum) was published in 2017 and includes updated flood risk 

mapping. 

The River Erewash flows through several urban areas to the west of Nottingham and as the river passes 

between Stapleford and Sandiacre, it begins to cause significant levels of flood risk to both residential 

and non-residential properties. 

National planning policy sets strict tests to protect people and property from flooding which all local 

planning authorities are expected to follow. Where these tests are not met, national policy is clear that 

new development should not be allowed2
• 

2 https://www.gov.uk/ guidance/flood-risk-an d-coasta I-change 

Cl Pion Boundorv Sustainable Drainage 

Systems (Su DS) 

Surface water run-off from housing, industry, and other 

urban development is a primary contributor to flooding. 

The built environment often includes large impermeable 

surface areas such as roofs, driveways and roads, which 

cause rainwater to run off into highway drains, 

contributing to flooding of other parts of the drainage 

network. 

Sustainable drainage systems utilise or mimic natural 

landscape features to slow the flow of rainwater into 

drains, gutters and rivers. This can help to prevent them 

from getting overwhelmed during heavy rainfall, 

mitigating local flood risk. 

SuDS can be introduced in virtually any outdoor space 

from small gardens to large developments. Examples 

include: 

Green roofs - roofs that are covered with vegetation 

Permeable paving- e.g. gravel, pavers without mortar 

and grass reinforcement 

Retention ponds - open areas of shallow water, which 

provide temporary storage for excess water 

Detention basins - open, flat areas of grass that are 

usually dry, except after heavy rainfall 

Swales - shallow channels designed to store runoff 



In urban areas like Stapleford, roads, pavements, glass and concrete buildings, cars and people 

combine to heat up the air in a vicious cycle. When exposed to the sun during the day, the high density 

surfaces become very hot. With nowhere to go, this rapidly heats up the air around it, and at night, 

blocked in by high density materials, the heat struggles to escape. 

Multi-functional green infrastructure can reduce urban heat islands, manage flooding and help species 

adapt to climate change - as well as contributing to a pleasant environment which encourages people 

to walk and cycle. 

Broxtowe Borough Council's Green Infrastructure Strategy identifies the main networks which need 

protection. They include recreation grounds, amenity areas, allotments, wildlife sites and waterways. 

Our Neighbourhood Plan can support this by protecting green spaces and identifying opportunities to 

enhance the following corridors: 

Erewash Valley Corridor- forms the western boundary to Broxtowe Borough. This valley is identified 

regionally as a strategic green infrastructure corridor. 

Bramcote Corridor and Boundary Brook- this corridor runs from the Erewash valley in the east along 

the line of Boundary Brook to the north of Stapleford 

Erewash to Wollaton Corridor- this corridor runs from west to east of the Broxtowe boundaries and into 

Nottingham City where it connects to the southern side of Wollaton Park. 

Stapleford to Chilwell Urban Corridor- this corridor runs from the town boundary at the Erewash east 

across Stapleford and Chilwell to below the centre of Beeston following the line of the tram route. 

Toton Sidings Corridor- in the south western corner of Stapleford this corridor follows the railway line 

through Taton Sidings towards the River Trent corridor at Attenborough Nature Reserve. 

A52 Corridor South East of Stapleford- this corridor follows the A52 along the town's eastern boundary. 

Green Belt 

The Government attaches great importance to Green 

Belts and stresses that the fundamental aim of Green Belt 

policy is to prevent urban sprawl by keeping land 

permanently open. 

In Stapleford, the main areas of Green Belt are at Hill Top 

Farm, the River Erewash and Stapleford Hill. We strongly 

support the protection of the Green Belt in Stapleford. 
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Decarbonisation of energy supply means that the transport sector became the UK's largest contributor 

to Greenhouse Gas emissions in 2016, and transport contributed 28% of UK domestic emissions in 

20183
. 

Many traffic matters fall outside the scope of neighbourhood planning. For example, changes to traffic 

management on existing transport networks are usually a matter for the highway authority to deal 

with. So, changes to parking restrictions, speed limits, signage, weight restrictions and traffic circulation 

fall outside the scope of a neighbourhood plan. 

However, the Stapleford Neighbourhood Plan can ensure that new development takes advantage of 

Stapleford's proximity to main cycle routes and use these as a way of connecting the town to the wider 

area. 

3 https ://assets. publishing.service .gov. uk / gave rn ment/up loads/ system/uploads/attachment_ data/fi le/86288 7 /2018 _Fina l_green house _gas_ emissions _statistica !_release. pd 

Electric Vehicle Charging Points 

Past and current governments have supported measures to encourage the uptake of Electric Vehicles (EVs, 

sometimes referred to as Ultra Low Emission Vehicles or ULEVs) as they can contribute to a wide range of 

transport policy goals. These include improving air quality and reducing noise pollution. They may also have 

an important role in meeting the 2050 net zero greenhouse gas emission target. The Government has 

announced its intention to ban the sale of new petrol/ diesel powered vehicles from 2035. 

Although EVs can be charged at home (which mitigates the time needed and enables users to take 

advantage of cheaper rates overnight), many Stapleford residents live in homes with on-street or shared 

parking where vehicles cannot be charged. Other parts of the town have been built to a Rad burn design4 

with housing at high densities with rear parking courts. Range anxiety- fears over the distance EVs can 

travel between charges - is also cited as a barrier to people opting to buy EVs. 

To support the growth of EVs in Stapleford, our Neighbourhood Plan could aim to require new 

developments to provide electric vehicle charging points. 

4 https:/ /en. wiki ped ia .org/wiki/Radbu rn _design_ housing 



The arrival of High Speed Two (HS2) in the East Midlands is a once-in-a generation opportunity to boost 

inward investment, development and economic growth. The HS2 East Midlands Hub proposed at Toton 

will provide a step change in UK-wide connectivity, linking passengers to Birmingham, Manchester, 

Sheffield, Leeds and beyond, vastly reducing current journey times. Once operational, it would be 

within 20 minutes of Birmingham, half an hour of Leeds and less than an hour from London 

East Midlands Growth Zone at Toton 

The East Midlands hub station proposed at nearby 

Toton would be one the best served stations on 

the high speed network. 

Midlands Connect have plans to connect the hub 

to major centres in the region including 

Nottingham, Derby, Leicester and East Midlands 

Airport. This includes proposals for the hub 

station to link to existing motorway, conventional 

rail and tram networks. 

The 2017 East Midlands HS2 Growth Strategy 

contains a long-term development framework for 

the Toton area. It envisages a mix of uses around 

a station hub, with employment 

(including the Toton Innovation Campus}, 

residential, transport interchange, green 

infrastructure and supporting community facilities 

including retail. 

What does it mean for Stapleford? 

High Speed Two in Nottinghamshire will bring 

widespread regeneration, development and highly

skilled jobs. We need to ensure Stapleford benefits 

from these opportunities. 

However, we are planning for HS2 over a 25 year 

horizon- the workforce we are planning for are now 

schoolchildren. This is the first generation who have 

grown up with digital technology and are comfortable 

using it for everyday tasks. They are likely to have a 

very different experience of work- with up to 5 careers, 

15 homes and 17 jobs over a working lifetime. They will 

be more entrepreneurial and collaborative than 

previous generations and less interested in owning a 

car or house5
• 

HS2 may affect Stapleford's house prices and 

affordability- it is expected that prices will increase, 

population profile may shift, and affordability 

pressures may worsen. 

5 East Midlands HS2 Growth Strategy: World Class - Locally Driven 
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Safeguarding 

Bessell Lane 

1 
J 

Outside of the Town Centre, Stapleford's 

main employment area is at Bessell Lane 

where there is a small industrial estate. The 

main occupiers on the industrial estate are 

Kennelpak pet food suppliers and a UPS 

Customer Service Centre. Between Bessell 

Lane and the railway are a number of smaller 

business units, but the whole area is a little 

run-down. Bessell Lane also provides access 

to allotments and Kelvin Close- a 

development of 23 bungalows. 

Bessell Lane has the potential to provide local 

road access to the Taton Hub Station 

providing a bus, coach and taxi route - as well 

as safe cycle route. 

Proximity to the Taton Hub Station might 

stimulate regeneration opportunities 

Safeguarding is a process that protects the land potentially required for HS2 from any conflicting 

developments. Safeguarding is kept under review and updated as the project evolves and as the level of 

engineering detail provides a greater understanding of the land required. This is to ensure that land 

which is not required for construction or operation of HS2 is not unnecessarily blighted for extended 

periods. 

In Stapleford, the main safeguarding areas affected are: 

1. Business and residential properties on Bessell Lane/Palmer Drive associated with the A52 Brian Clough

Way/Bessel I Lane underbridge. Some land and at Archers Field Recreation Ground would be lost;

2. Residential properties and the Midland Hotel which are affected by highway works associated with the

B501 O Derby Road overbridge.
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Stapleford District Centre is a relatively healthy 

centre; however, it under-performs compared to 

other centres in the Broxtowe area. 

The centre straddles Derby Road and extends some 

way up Church Street and Nottingham Road. 

The majority of retailers are independent, but there 

are some national retailers such as Sainsbury's Local 

and Greggs. There is a Lidl store a short distance to 

the south and a new Aldi store to the northeast. 

There are signs of recent investment along Derby 

Road, including Iceland and Wetherspoons public 

house (Admiral Sir John Borlase Warren). 

The environmental quality of the centre is dated and 

suffers because of its disjointed linear layout. The 

central primary shopping area is broken up by 

residential properties and the quality of the public 

realm is variable. 

There are a number of vacant units but these tend to 

be relatively small. One of the centre's disadvantages 

is that it doesn't have a significant focal point. 

The centre is accessible by car and is well-served by 

public transport. 

COVID-19 

Ac 2 

The Government's measures to prevent the spread of COVID -19 led to the closure of businesses in 

selected sectors causing activity either to cease completely or to be significantly reduced. Stapleford's 

non-food shops, pubs and restaurants were particularly affected by the shutdown. The impact on 

consumer and business confidence is ongoing as the lockdown is relaxed, reducing the viability of 

closed or partially open operations. Footfall in the Town Centre in the week beginning 22 June 2020 

was down 45% compared to the previous year. 

In addition to the loss of jobs, residents who rely on the centre for goods and services are affected. This 

could have a significant impact on people's quality of life, particularly for older people and those with 

lower mobility. 
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'High Street' 

Stapleford developed around a fording point of 

the River Erewash, linking the Danish boroughs of 

Nottingham and Derby. The earliest written 

reference to the place is from Domesday Book, 

but it is likely that a pre-conquest settlement 

existed here because both a church and priest are 

recorded. 

There are 17 Listed Buildings in Stapleford. They 

include the Grade II* Church of St Helen together 

with its gates and Anglo-Saxon Cross. The cross is 

also a Scheduled Monument. Church Street and 

Nottingham Road have been designated as 

Conservation Areas. 

The above places have already been designated 

and offered protection through national and local 

planning policies, however there may be other 

buildings and sites that make a positive 

contribution providing local character and sense 

of place because of their heritage value that can 

be protected by our Neighbourhood Plan. 

A high street is a critical component of any town. It is usually the prime retail street where a lot of the "town 

life" occurs. Stapleford's 'High Street' is focused along Derby Road- a busy road which detracts from the 

overall enjoyment of the area. The narrow pavements restrict pedestrian movement. Existing roads are not 

conducive to cycle movement. 

The high street is spread out along a considerable distance, lowering the walkability of the street. The town 

centre is approximately 0.7km in length which far exceeds the guidance for desired 0.2km walking distance 

on high streets. 

The Primary Frontage is defined by the Broxtowe Local Plan and focused along one side of Derby Road. 

Policy 1 0 ('Town Centre and District Centre Uses') of the Part 2 Local Plan provides some protection against 

some changes of use in the town centre. However, as of 1 st September 2020, the existing town centre use 

classes in relation to shops, financial and professional services, restaurants and cafes, offices, and learning 

and community uses, were subsumed into three new overarching use classes, reducing the level of control 

which the Council has. 
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In September 2019 the Government announced that £3.6bn 

was being made available to regenerate over 100 towns across 

the UK. Stapleford was chosen as one of the towns to receive 

funding. Each town is set to receive up to £25m worth of 

investment in a number of areas. 

Broxtowe Borough Council have created an Executive Town 

Deal Board that is tasked with creating and submitting a Town 

Investment Plan (TIP) for Stapleford. The Borough Council is 

being supported by GT3 Architects. A Stakeholder Group is 

also in place to feed into the Executive Board and support the 

production of the TIP. Alongside this the Borough Council has 

consulted residents, businesses and other local organisations 

for their own ideas and thoughts. 

As the Town Investment Plan for Stapleford develops, there 

will be further opportunities to feedback on the ideas and the 

delivery plan, which will set out how, where and when any 

included projects will take place. Due to COVID-19 restrictions 

this is being done through online consultations as well as 

written communications and press releases. 

Using the outcomes from each of the consultations - a 

common set of headlines has been identified. The headlines 

correspond with Strategic Objectives identified in the Vision 

Document. 

A52 

Towns Deal 

Highlights 

Create new links 

in the cycle network 

Take advantage of Stapleford's 

proximity to main cycle routes to 

connect to the wider area. 

Foster the sense of 

community spirit 

The sense of community was 

consistently raised as a major 

positive point of Stapleford. 

The need to provide a range of 

community led functions/activities 

was highlighted in the consultation. 

Encourage business 

growth and local skills 

Skills based objectives are 

challenging as they rely on 

coordination of educational 

resources. 
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Project 1: Cycle 

To reduce usage of cars within Stapleford and to 

encourage the greater use of sustainable transport, 

there are proposals to improve and add to the town's 

existing cycle infrastructure. Plans include: 

1. Connecting Stapleford to the National Cycle

Network 67

2. Enhance/provide new cycle facilities in the town

such as secure bike parking

3. Implement signage/wayfinding around the town to

improve awareness of cycle routes

4. Implement a Cycle Network Route that connects the

northern and southern fringes of the Stapleford to

the Town Centre

5. Connect Stapleford to Taton Tram station and the

future East Midlands Hub Station

Source: Stapleford Town Deal 

Project 2: Town Centre Redevelopment 

To reinvigorating the Town Centre, proposals include the 

regeneration of an existing building in the Town Centre 

into a multi-use development space. By creating a central 

focus in Stapleford with a diverse offer, we aim to 

encourage increased footfall and stimulate inclusive 

growth and prosperity. This flexible new development can 

be adjusted depending on market demand and local need. 

In addition, to increase accessibility and encourage footfall 

in the Town Centre, an underused building could be 

redeveloped for market stalls. 

To provide a high quality, pedestrian-friendly Town 

Centre, the Town Deal Board is looking to implement 

traffic calming measures in the High Street. It hopes to 

encourage residents to travel into and around the Town 

Centre through sustainable forms of transport including 

through cycling or walking. 
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Project 3: Community Leisure 

Development 

:!:' ' 

j 

The Town Deal Board propose to enhance the 

recreational offer in Stapleford. A new purpose-built 

pavilion will provide space for community events and 

increase the provision of leisure activities. 

The Community Leisure Hub will support a range of 

community activity such as fitness classes, yoga, 

community exhibitions, dancing, club groups, elections, 

meetings and event hire. Additional facilities may 

include multi-purpose rooms, bar/cafe, kitchen, offices, 

computer room, cycle storage, changing rooms and 

supporting ancillary spaces. 

A5l 



In 2019 there were 7,090 dwellings in Stapleford. 38% were semi-detached, 25% terraced, 16% flats and 

14% detached. Only 6% were bungalows. 

The majority of households in Stapleford own their own home. The private rental market is relatively 

small, with only a small number of households in private rented properties. There is also a relatively 

high number of social rented households, though the number of social rented households dropped 

more sharply than in England as a whole over the period between 2001 and 2011. 

Affordability 

In the period between 2010-2018, house prices have 

risen, though there was fluctuation in prices between 

201 O and 2014. The house type seeing the greatest 

appreciation was terraced properties followed by 

semi-detached properties, suggesting that these are 

the most popular forms of housing in Stapleford. 

The affordability of housing is influenced by housing 

costs and incomes, which affect households' ability to 

afford different housing products. 

Many newly forming households (e.g. children 

currently living with parents) in Stapleford will not be 

able to buy or rent at local housing market costs. 

There are also many households in Stapleford living 

in unsuitable housing (e.g. overcrowded housing). 

Around 40 social/affordable houses are required each 

year in Stapleford. 

Housing type and size 

Our Neighbourhood Plan needs to assess local housing needs, including the needs of particular 

groups of people e.g. older people. The existing housing mix is also important in considering what 

future mix of housing is appropriate for Stapleford to deliver a mixed and balanced community. 

We are working on a housing needs assessment that will identify the mix of housing that is needed 

to meet the needs of people living locally. 



Field Farm is a development of about 

450 houses to the north of Stapleford. 

The first phase of the development 

containing 118 homes (including 33 

affordable homes) is under 

construction. A planning application 

(Ref: 20/00116/FUL) has been 

submitted for the remaining 332 

houses. 

(132 new homes in detail and 200 in 

outline) has now been approved. A mix 

of house types and sizes is proposed 

and includes 25% affordable housing. 

There will also be a local centre. 

Coventry Lane 

An outline planning application (Ref: 20/00352/OUT) has been submitted to the Borough Council for 

residential development on the Land to the West of Coventry Lane site. The application has also been 

approved by the Borough Council. 

Residential development of up 190 dwellings is proposed on site, including 30% affordable housing 

provision. The site forms the major part of a residential allocation within Broxtowe Borough Council's 

Part 2 Local Plan. The allocation is for 240 dwellings and includes land to the north east of the 

application site. 
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Stapleford needs more homes, particularly affordable homes, but without building on Green Belt or 

important green spaces, there is little land left. If we do not increase the supply of sites, housing will be 

less affordable. If you own land in and around Stapleford that could be developed for much needed 

housing, please provide the Town Clerk with a site location plan, ownership details etc. 

Town centre living 

Stapleford Town Centre has good access to 

services, facilities and public transport. There 

are areas of brownfield and under-used land 

that could be redeveloped for housing and 

empty properties that could be brought back 

into use. The re-use of existing vacant space is 

a cost-effective means of creating additional 

housing accommodation with other benefits to 

the social life and economic vitality of the town 

centre. 

We also need to optimise the use of land to 

meet the need for housing. This could include 

the use of minimum density standards and 

taller buildings particularly in the Town Centre. 

New Permitted Development Rights allow 

some homes to be extended upwards, subject 

to certain conditions. 

Housing Renewal 

Within some of our estates 

there are areas of housing in 

need of significant 

improvement or replacement. 

We can use our 

Neighbourhood Plan to 

identify housing renewal 

areas. 



Along with this newsletter we have prepared an on line 

questionnaire which seeks your views on the main planning 

issues facing Stapleford. We encourage every member of 

your household to complete this questionnaire. Your 

answers to these questions will help us prepare the 

Neighbourhood Plan. 

The questionnaire is available using the QR code below or 

online at https://www.surveymonkey.co.uk/r/StaplefordNP 

If you do not have access to the internet please contact the 

Town Clerk for a hardcopy version of the questionnaire. 

Please also contact the Town Clerk if you would like this 

newsletter in another language or format. 

Please complete the questionnaire no later than: 

17:00hrs on Sunday 21 st March 2021 

Contact Us 

To find out more about the neighbourhood 

plan, please get in touch: 

Stapleford Town Council 

01159391818 

town.clerk@stapleford-tc.gov.u k 

Carnegie Civic & Community Centre 

Warren Avenue 

Stapleford 

Nottingham 

NG9 8EY 

www.stapleford-tc.gov.uk 




