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RE Planning application re-consultation - 25003710UT Land west of Stapleford Lane.msg

From: Catherine Townend <Catherine.Townend@nationalhighways.co.uk>

Sent: 15 June 2026 16:39

To: Darren.Ottewell@broxtowe.gov.uk

Cc: Alan Siviter <alan.siviter@pegasusgroup.co.uk>; Daniel Law <daniel.law@aecom.com>
Subject: National Highways response - Planning application re-consultation -
25/00371/0UT Land west of Stapleford Lane (aka Toton West)

Dear Darren,

Further to your re-consultation on 26 May 2026 and attached email from Pegasus,
please find attached our formal updated position.

You will be aware that new information was submitted to us on Friday (12 June),
however, the attached response does not include our comments on the new
information. This is still being reviewed.

In addition to our formal response, please find our more technical comments
below:

Distribution Assumptions
We welcome the details regarding the distribution to and via Zone G. While we are

content that the impact of the distribution to and via Zone G for MOSAs in
Broxtowe and Nottingham are unlikely to generate significant demand on the SRN
by the proposed development, we recommend the applicant re-visit the assigned
route for Charnwood, for which we consider the routing shall not be via Zone G,
but via the M1, as shown in the Google Map's Journey Planner below:
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RE: Planning application re-consultation - 25/00371/OUT Land west of Stapleford Lane

		From

		Alan Siviter

		To

		Darren Ottewell

		Cc

		Ryan Dawson; James Hicks

		Recipients

		Darren.Ottewell@broxtowe.gov.uk; Ryan.Dawson@broxtowe.gov.uk; james.hicks@pegasusgroup.co.uk



Good morning Darren,



Please find below a response to National Highways comments (which also includes a link to the data requested). 



Distribution Assumptions



NH state that: "Following a request for further clarification, we now acknowledge that the traffic distributed to zone G: Swiney Way (E) includes traffic continuing past this zone and destinated further to the east, via the A6005 Nottingham Road. From the information provided, it is not possible to distinguish what proportion of this zone G traffic is destined for zone G, and what is routeing through zone G. Further, the explanation given (paragraph 3.2.11) does not align with the distribution data in the Appendix D Excel Spreadsheet. This should be clarified or can be discussed on a call."



Firstly, for clarity distribution zone G accounts for the majority of traffic which would wish to travel to/from the A6005 Nottingham Road as well as traffic who wish to travel to employment centres within the MSOA in which zone G sits within: MSOA: Broxtowe 013 (E02005862). 



Paragraph 3.2.11 of the submitted TN states: "Firstly, for clarity, distribution zone G accounts for the majority of traffic which would wish to travel east of the site, towards Nottingham via the A6005 Nottingham Road as well as traffic who wish to travel to employment centres within the MSOA in which zone G sits within: MSOA: Broxtowe 013 (E02005862).” It is appreciated that the above may have been interpreted to read that Zone G would account for the majority of the trips heading east of the site.



However, for completeness, the meaning of this paragraph was to set out that to get to/from the A6005 Nottingham Road, the majority of these trips would go via Zone G, owing to the fact that some trips (to reach the A6005) would travel via Zone H and Stapleford Lane. It is hoped that this clarification addresses any confusion NH had in connecting the conclusion reached within this paragraph with the data presented within Appendix D of the submitted TN.



Notwithstanding the clarification above, the following further analysis is provided to help inform NH on the assumptions made on the distribution profile to Zone G (MSOAs Broxtowe 013 & 015) but also through Zone G.



To Zone G



Zone G represents a location where onward trips (eastbound) would pass through but also accounts for trips to the MSOA in which Zone G sits: Broxtowe 013 (E02005862), as illustrated below in the excerpt from NOMIS:







As shown in the distribution assumptions attached in Appendix D, 75% of traffic to the MSOA Broxtowe 013 (E02005862) has been routed through to / through Zone G to reach the employment destinations in this MSOA. 25% of traffic to this MSOA has been assumed to travel to the northern section of this MSOA, via distribution zone F, given this is a recommended route put forward by Google Map's Journey Planning Tool:







As such, it is considered reasonable and robust that a modest allowance has been made that to reach employment destinations (Broxtowe Day Service Assisted Living, Chilwell Family Hub Educational Centre, Sunnyside Spencer academy, Inham Nook Library and other commercial land uses in this northern section of Broxtowe 13) that some traffic may use Zone F, hence the proportionate split. 



In consideration of the MSOA: Broxtowe 015 (E02005864) which encompasses the area to the south of Broxtowe 013 (containing the Tesco Superstore and industrial / commercial land uses to the south of Chetwynd Road), it has been assumed that 100% of traffic to this MSOA would travel to Zone G to reach these destinations, given routing via Zone F would not be a practical journey (noting these key destinations fall someway further south in comparison to the aforementioned possible destinations in the northern section of MSOA Broxtowe 013). For NH’s reference, please see the below excerpt from NOMIS illustrating the location of Broxtowe 015:







Through Zone G



In terms of clarifying the status of traffic which would pass through Zone G, please see the below figure (and associated table) which set out the distribution routes from the site and identify the MSOAs in which traffic would travel through Zone G to reach: 







It is hoped that the above information provides further clarification on the distribution assumptions applied to route traffic to Zone G and also through it to onward destinations and that NH can now agree to the distribution methodology which has underpinned the capacity assessments undertaken to take. 



LinSig Modelling Information



It is understood that NH require the following further information to complete their review: 



• The actual LinSig models



• Existing Signal Controller Specification documents so that we can confirm the models have been built accurately



• Any observed signal timing data and analysis to support the modelled stage durations and cycle times



• Traffic flow analysis spreadsheets



• AutoCAD drawings of the junctions so that measured distances can be checked



• Calculations of the give way parameters



• Calculations of the saturation flow calculations



As such, please find the full suite of modelling files using the following We-Transfer link: https://we.tl/t-ATMd5SJAycCZRTwU This link also provides access to the signal controller specifications and information utilised to build the model. 



Could this be provided to National Highways as soon as possible.



Many thanks



Alan



Alan Siviter	 

​​​​	 

Associate Planner ‑ Planning	 

E Alan.Siviter@pegasusgroup.co.uk 
	

M 07971 539832 	

| 
	

T 01509 670806	 

4 The Courtyard | Lockington | Derby | DE74 2SL
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Offices throughout the UK and Ireland. We are ISO certified 9001, 14001, 45001. Pegasus Group is the trading name of Pegasus Planning Group Ltd [07277000] registered in England and Wales. Registered Office: 33 Sheep Street, Cirencester, GL7 1RQ. This email and any associated files, is intended for the exclusive use of the addressee only. If you are not the intended recipient you should not use the contents nor disclose them to any other person. If you have received this message in error please notify us immediately. We have updated our Privacy Statement in line with GDPR; please click here to view it.
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From: Darren Ottewell 
Sent: 20 May 2026 14:35
To: Alan Siviter 
Subject: FW: Planning application re-consultation - 25/00371/OUT Land west of Stapleford Lane
Importance: High



Alan,



Please see comments below received from National Highways.



Regards



Darren Ottewell



Senior Planning Officer



Broxtowe Borough Council



Planning and Economic Development



Chief Executive’s Department



Council Offices, Foster Avenue



Beeston, Nottingham NG9 1AB



www.broxtowe.gov.uk



0115 9173046



IMPORTANT:



The advice contained in this response is given in good faith but is not binding on the Council. The formal decision of the Council can only be given as a decision on a planning application. Notwithstanding the advice given, there is no guarantee that planning permission will be granted, or refused, for a future planning application relating to the matter which is subject to this enquiry.



From: PABC <pabc@broxtowe.gov.uk> 
Sent: 15 May 2026 15:20
To: Darren Ottewell <Darren.Ottewell@broxtowe.gov.uk>
Subject: FW: Planning application re-consultation - 25/00371/OUT Land west of Stapleford Lane



Afternoon Darren



Please see below regarding 25/00371/OUT



Kind Regards,



Harvey Virgo



Business Support Administrator



Broxtowe Borough Council



Executive Director’s Department



Council Offices, Foster Avenue



Beeston, Nottingham, NG9 1AB



Tel: 0115 9173764



www.broxtowe.gov.uk







From: Steve Freek <Steve.Freek@nationalhighways.co.uk> 
Sent: 15 May 2026 14:04
To: PABC <pabc@broxtowe.gov.uk>
Cc: Catherine Townend <Catherine.Townend@nationalhighways.co.uk>; Daniel Law <daniel.law@aecom.com>; Jessica Leung <jessica.leung@aecom.com>
Subject: Planning application re-consultation - 25/00371/OUT Land west of Stapleford Lane



FAO Mr D Ottewell



Hi,



I refer to the attached re-consultation in relation to the above referenced planning application. We have reviewed the traffic related submission dated April 2026, prepared by Pegasus group and the consultant, Mode transport planning on behalf of Bloor Homes for Outline Planning Application for up to 420 residential dwelling on the land located to the west of the B6003 Stapleford Lane in Broxtowe, Nottinghamshire (Broxtowe Borough Council’s Application reference 25/00371/OUT) (Toton West). 



We note there is another live Hybrid application of Full Planning permission for 69 dwellings and Outline Planning Permission: for the Construction of up to 351 at the same site (Broxtowe Borough Council’s Application reference 25/00928/FUL). Both applications are proposing a total of up to 420 residential dwellings at the site. 



The submitted documents include the Main Response Document titled “Highways Response to Consultee Comments” dated 17 April 2026, supporting appendices and signalised junction model reports.



Based on our review of the traffic related submission for this application, our comments are summarised as follows:



This is one of three sites where the live planning applications in the north of Toton area. The other two applications are 25/00306/OUT Outline planning application up to 880 dwellings (Toton North) and: 25/00255/FUL Full Planning Application for 155 dwellings (Toton East).



We acknowledge the statement from the applicant that a cumulative assessment for Toton West, East and North is now being prepared using the East Midlands Gateway Model (EMGM). 



When the full results of the cumulative assessment modelling exercise are completed, we will be in a better position to comment on any assessment of the impacts of the proposed development on the SRN and any need for mitigation which may be required to facilitate the development.



Nevertheless, we also acknowledge the applicant has used the standard approach to demonstrate the potential development traffic onto the highway network from this development proposal as a standalone site. Although we have reviewed this, we do advise that the position remains unchanged and aligned with the requirements of the SPD for a cumulative assessment being required to understand the implications of the full allocation before any individual sites within the allocation come forward.



Trip Distribution



As stated in our previous comments, we are generally content with utilising 2011 Census ‘Location of usual residence and place of work by method of travel to work’ data in MSOA level to distribute the Toton West development onto the road network. We welcome the applicant in providing us the Census data used for deriving the distribution in “Appendix D - Distribution Assumptions / Workings” of the Main Response Document.



Following a request for further clarification, we now acknowledge that the traffic distributed to zone G: Swiney Way (E) includes traffic continuing past this zone and destinated further to the east, via the A6005 Nottingham Road. From the information provided, it is not possible to distinguish what proportion of this zone G traffic is destined for zone G, and what is routeing through zone G. Further, the explanation given (paragraph 3.2.11) does not align with the distribution data in the Appendix D Excel Spreadsheet. This should be clarified or can be discussed on a call.



Background Growth Rate 



We welcome the applicant in correcting the TEMPro growth factors and we are now content with the amended growth factors as listed in Table 3.2 of the Main Response Document. We also welcome the applicant confirming 2028 as the opening year of the development.



Junction Model



The following junctions on the SRN have been assessed in LinSig within the report:



• Junction 1 – M1 Junction 25



• Junction 2 – A52 Bardills Roundabout



• Junction 3 – A52 Bramcote Island



The Park & Ride access junction should also be included in this list if the modelling for this junction or A52 Bardills Roundabout shows any queue interaction between the two in any of the scenarios modelled.



For us to undertake a thorough review of the LinSig modelling work, we require the following supporting documentation for each of the modelled LinSig junctions highlighted above:



• The actual LinSig models



• Existing Signal Controller Specification documents so that we can confirm the models have been built accurately



• Any observed signal timing data and analysis to support the modelled stage durations and cycle times



• Traffic flow analysis spreadsheets



• AutoCAD drawings of the junctions so that measured distances can be checked



• Calculations of the give way parameters



• Calculations of the saturation flow calculations



Regards



Steve Freek, MCIHT



Assistant Spatial Planner – Nottinghamshire, Derbyshire, N Leicestershire



National Highways (Area 7), Stirling House, Lakeside Court, Osier Drive, Sherwood Business Park Nottingham NG15 0DS



Tel: 0300 470 4457



Mob: 07712 543047



Email: steve.freek@nationalhighways.co.uk



My working days are Tuesday - Friday



For information about our engagement with the planning system please visit: : https://nationalhighways.co.uk/our-roads/planning-and-the-strategic-road-network-in-england/ 







-----Original Message-----
From: Planning M <PlanningM@nationalhighways.co.uk> 
Sent: 28 April 2026 14:06
To: Steve Freek <Steve.Freek@nationalhighways.co.uk>; Catherine Townend <Catherine.Townend@nationalhighways.co.uk>
Cc: Planning M <PlanningM@nationalhighways.co.uk>
Subject: FW: Planning application consultation - 25/00371/OUT



swept for the presence of computer viruses..



This email may contain information which is confidential and is intended only for use of the recipient/s named above. If you are not an intended recipient, you are hereby notified that any copying, distribution, disclosure, reliance upon or other use of the contents of this email is strictly prohibited. If you have received this email in error, please notify the sender and destroy it.



National Highways Limited | General enquiries: 0300 123 5000 |National Traffic Operations Centre, 3 Ridgeway, Quinton Business Park, Birmingham B32 1AF | https://nationalhighways.co.uk | info@nationalhighways.co.uk



Registered in England and Wales no 9346363 | Registered Office: Three Snowhill, Snowhill Queensway, Birmingham, B4 6GA



Consider the environment. Please don't print this e-mail unless you really need to.



Disclaimer



This email and any attachments are confidential and intended solely for the use of the individual to whom it is addressed. If you are not the intended recipient be advised that you have received this email in error and that any use, dissemination, forwarding, printing or copying of this email is strictly prohibited. If you have received this email in error please contact Broxtowe Borough Council on Customerservices@broxtowe.gov.uk or telephone 0115 917 7777 . Senders and recipients of email should be aware that, under current legislation, the contents may be monitored and will be retained. The contents of the email may have to be disclosed in response to a request. This disclaimer confirms that this email message has been swept for the presence of computer viruses..
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Distribution Assumptions

MSOA Destination to Zone G _ Destination Via Zone G _ Alternative Route and Zone to MSOA _ Toton Percentage of Overall Distributuion to MSOA

[E02002898 : Nottingham 031 |No |Yes |Zone E and Zone H 7%
[E02005864 : Broxtowe 015 |Yes No No alternative route 5%
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LinSig Modelling
As part of this LinSig model audit for the Toton West application, we have

reviewed LinSig models and signal controller specification documents for the
following junctions:

M1 Junction 25

AS52 Bardills Roundabout

A52 Bramcote Island

B6003 Toton Park & Ride Access

General Comments for all Junctions modelled

Following our request, correspondence from the applicant confirmed that
supporting information utilised to build the models would be provided. However the
link provided to access the model files only includes the LinSig models and
Controller Specification documents for each of the four junction sites.

To support the review of the modelling work for each junction location, the
following additional information was requested through previous consultations, and
this should be provided:
e Any observed signal timing data and analysis to support the modelled stage
durations and cycle times
e Traffic flow analysis spreadsheets
e AutoCAD drawings of the junctions so that measured distances can be
checked (PDF files have been received, but these should be provided in
CAD file format if available)
e Calculations of the give way parameters used in the models
e Calculations of the saturation flow calculations (or assumptions made)

The applicant should explain how the modelled cruise times have been



determined. If cruise times have been calculated outside of the model by applying
an average speed to a distance, we recommend that these calculations are done
within LinSig (on the connectors) so that we can understand what assumptions
have been made.

The applicant should provide evidence to support the validation of LinSig models.
This should compare modelled queue lengths or Degree of Saturation values on a
lane-by-lane basis against site observations.

M1 Junction 25

The two lanes on Arm 14 should not be modelled with different lane lengths as the
difference in distances may affect the vehicle routing across the roundabout with
different journey times for the same O/D pairs. If one of the two lanes is fed from
the other, this should be modelled as a flare even if the queues do not stretch
back to the flare point.

Based the above, the applicant should review the lane lengths of the long lanes on
the other roundabout entries to ensure they are consistent and do not affect the
choice of vehicle routes. We appreciate that lane lengths may have been reduced
to reflect flares that have not been possible to model (LinSig can only model one
flare off a long lane). However, as queues do not reach back past these secondary
flare points, the adjacent long lane lengths should be consistent to ensure that
routing choices are not affect by unrealistic differences in journey time values.
Such an update would not have a significant effect on the model results.

On the M1 Southbound off-slip, lane 2 is signed for the A52 Derby, but this
movement is not allowed with the current model structure. Arm 6 lane 2 should be
fed by Arm 1 lane 2, rather than Arm 1 lane 3 as it is currently modelled.

A52 Bardills Roundabout — Existing
On Arm 7, the lane length has been set to the distance back to the A52

roundabout entry (Arm 4). It would be more appropriate if this lane length value
was set to the distance back to the roundabout circulatory so any queues over this
distance would be highlighted. The distances between the stoplines on Arm 4 and
Arm 7 should be entered on the connectors between the two (as custom lane
lengths) to determine the respective cruise times. A general rule of good practice
LinSig modelling is to have the stopline-to-stopline distances entered on the
connectors and the arm lane lengths represent the available storage area on
those arms.

On Arm 2 (Garden Centre), the applicant should confirm how the give way
parameters were determined, and also review the Clear Conflict values that have
been used on each movement. These Clear Conflict values should represent the
time it takes vehicles from Arms 1 and 8 to clear the conflict point with Arm 2.
Please refer to the LinSig User Guide for further details. Traffic coming out of Arm
2 only gives way to roundabout traffic on the lane it is entering and none of the
adjacent offside lanes. The approach adopted risks being overly optimistic, as
drivers are more likely to be more cautious when vehicles are on the lanes
adjacent to the lane they are entering, in-case they change lanes. As such the
applicant should review the opposing lanes which the movements give way to.
The suitability of the give way parameters will be ultimately determined by the



accuracy of the model validation.

The phase minimums for Phases J and K do not correspond to the values in the
controller specification document. Although the models do not see these phase
minimums violated, it is good practice to have the models match the controller
specification document. Whilst you have included all the stages that are present in
the controller, even if they are not modelled, the prohibited stage movements
should also be shown. As we do not know how this LinSig model may be used in
the future, we consider it should match the controller specification document as
accurately as possible.

The applicant should explain how the cruise times have been determined. Some
connectors have a mean cruise time and a custom lane length. The entered mean
cruise times suggest mean cruise speeds between 30 and 40kph. As the
roundabout has a speed limit of 40mph (64kph), the applicant should consider
whether these modelled cruise times represent average undelayed cruise speeds
observed at the junction.

Although we have not received any observed signal data, the stage sequence
used should be explained. The CLF plans suggest that Stage 2 is not called. The
applicant should present observed data to indicate that it is, if it is being modelled
as such.

Please can you explain how the pedestrian intergreen values have been
determined as they do not all correspond with the information in the controller
specification document.

A52 Bardills Roundabout — Mitigation Tests
The applicant should provide the CAD files for the two mitigation options that have
been modelled.

We note that the cycle time values have been changed in the Composite
Mitigation model. These changes should be justified.

AS52 Bramcote Island

As with the Bardills model, on the give way entries, the applicant should justify
movements only giving way to movements they cross and those going into the
lane being entered. Some drivers entering the roundabout would be cautious
about vehicles on other lanes on the roundabout in-case they changed lane. The
suitability of the give way parameters will be ultimately determined by the accuracy
of the model validation.

The applicant should provide the reasoning for reducing the clear conflict
distances from the default value of 2 seconds. As the lane lengths on the adjacent
roundabout circulatory lanes are the same for all lanes on those arms, we do not
consider that the clear conflict values can be zero for all movements.

B6003 Toton Park & Ride Access — Existing
We recommend that the applicant update the lane lengths on Arms 1 and 3 so that

they go back to upstream constraints (i.e. the A52 Bardills Roundabout and the
mini-roundabout within the Park & Ride site). If queues reach this point in any



scenario, the queue length value will be highlighted.

The applicant should explain how the pedestrian intergreen values have been
determined. These values are variable and the controller specification document
details how long they could be if they are fully demanded.

The applicant should ensure that all phase delay values correspond with those
shown in the controller specification document as we have spotted a number of
inconsistencies.

The junction has been double cycled with Stage 4 being called every other cycle.
The applicant should provide evidence to demonstrate whether this is how the
junction actually operates.

B6003 Toton Park & Ride Access — Proposed
The applicant should provide a CAD drawing of the proposed layout so that

measurements can be checked, as well as some narrative to explain the new
stage sequence and cycle time values that have been modelled.

To ensure consistency with the existing layout model when it comes to reporting
overall junction results, we recommend that cruise times to the exit arms are the
same between the two models.

Kind regards

Catherine Townend

Spatial Planner

Operations Directorate (Midlands) — Nottinghamshire, Derbyshire, and North
Leicestershire

catherine.townend@nationalhighways.co.uk

Mobile: +44 (0) 7710 365579

Web: www.nationalhighways.co.uk

My working days are Monday to Thursday
Upcoming leave:

For information on working with National Highways on planning matters, please
see the below guidance:

https://nationalhighways.co.uk/media/2depj2hh/final-cre23_0370-nh-planning-
guide-2023.pdf

From: Darren Ottewell
Sent: 26 May 2026 14:07
To: Steve Freek

Cc: Catherine Townend


mailto:catherine.townend@nationalhighways.co.uk
https://url.uk.m.mimecastprotect.com/s/Q7DzClOqNUALml5FyiMJhzdNkI/
https://url.uk.m.mimecastprotect.com/s/ZAtpCmwrgsAv8qKF9s8mhRFJAR
https://url.uk.m.mimecastprotect.com/s/ZAtpCmwrgsAv8qKF9s8mhRFJAR

Subject: Planning application re-consultation - 25/00371/0UT Land west of Stapleford
Lane
Importance: High

Some people who received this message don't often get email from darren.ottewell@broxtowe.gov.uk. Learn why
this is important

Good Afternoon,
Following on from your email dated 15 May 2026, please find attached a file containing
modelling information.
For NH
I’ve also attached a copy of the email from the agent with an explanation included of the
additional work.
Please advise if you would like a formal re-consultation?
Kind Regards
Darren Ottewell
Senior Planning Officer
Broxtowe Borough Council
Planning and Economic Development
Chief Executive’s Department
Council Offices, Foster Avenue
Beeston, Nottingham NG9 1AB
www.broxtowe.gov.uk
01159173046
IMPORTANT:

The advice contained in this response is given in good faith but is not binding on the
Council. The formal decision of the Council can only be given as a decision on a planning
application. Notwithstanding the advice given, there is no guarantee that planning
permission will be granted, or refused, for a future planning application relating to the

matter which is subject to this enquiry.
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