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Introduction

The character and identity of a place, the way it can 
function, its economic and social qualities, and the 
amount of energy used by its residents are all influenced 
by design. This document has been produced to support 
the potential development of four key areas within Selston 
Parish should they come forward for development, 
so that they maximise the opportunities to contribute 
positively to making Selston Parish a better place.

The main aim of this document is to help future design 
teams produce new development that both embodies the 
core principles of placemaking and which addresses the 
specific conditions of the site. 

It is set out in two sections:

Section 1 sets out general principles for any design to 
follow, including how streets are arranged, how landscape 
should be integrated, and how buildings should work to 
create safe spaces internally and externally.

Section 2 looks at the four potential development 
areas in detail, providing analysis and setting design 
requirements for the sites should they come forward.

To ensure development is of the highest quality, designers 
are encouraged to use this document in conjunction 
with Building for Life 12, the Government-endorsed 
standard for well designed residential neighbourhoods, 
and Manual for Streets, the Government guidance on 
highways design. Designers are also expected to have 
read and understood both the emerging Local Plan and 
the Residential Design SPD (2014).
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The importance of good design

Good design is about more than just aesthetics; well-
designed places let people have better lives by making 
places safe, easy to move through, economically and 
socially vibrant, and robust against climate change.

Design has a role to play in all aspects of how a place 
functions; it influences the movement economy, the level 
of walking and cycling, the way in which people can meet 
and socialise, where people can take recreation and 
leisure activities and the levels of crime within any given 
area.

How a neighbourhood is connected to its surroundings 
is an extremely important factor when determining 
the likelihood of residents from that area walking and 
cycling. Research has shown that poorly connected 
neighbourhoods have far lower walking and cycling trips 
than those that integrate well with local shops and other 
facilities, which in turn leads to more traffic, poorer air 
quality and higher health problems for people living there.

Designs that incorporate natural and existing site features 
into their layout help retain character and identity as 
well as helping to maintain ecology and biodiversity. 

If managed well and ‘designed in’, floor prevention 
measures can be of real amenity value to local people 
and a habitat for wildlife.

Buildings that do not properly manage public and 
private space offer poorer quality living environments for 
residents, and cannot provide the levels of overlooking 
needed to make public spaces safe to use. Public spaces 
which are not overlooked are often sites of antisocial 
behaviour and are not usable for play and leisure. 
However, well designed open space increases people’s 
levels of exercise and give people spaces to meet and 
socialise. 

Embedding character into new development helps an 
area as a whole be more recognisable, and helps to 
maintain links to a place’s history. 

Getting things wrong is extremely costly, as many design 
mistakes last a very long time, having impacts that extend 
for decades and which can be expensive to rectify. That 
is why it is critical to embed good design from the outset 
and to make sure that all new development follows urban 
design best practice.

Good quality design is an 
integral part of sustainable 
development. The National 
Planning Policy Framework 
recognises that design 
quality matters and that 
planning should drive up 
standards across all forms 
of development. As a core 
planning principle, plan-
makers and decision takers 
should always seek to 
secure high quality design.

Source: PPG: Design (2015)

“

”



Selston NDP Page 2

The emerging Ashfield District Local Plan contains Policy 
SD1, which relates to good design and offers useful 
requirements for all new development. This policy links 
to the existing Residential Design Guide (2014), which 
should be read in conjunction with this document.

Existing and emerging Policy

Good Design Considerations for 
Development Policy SD1: Good Design 
Considerations for Development Strategic 
Objectives

NPPF
1. The Council will expect all new development to 
be of a high quality sustainable design. Proposals 
must successfully integrate with and enhance their 
surroundings, be innovative where appropriate, and be 
adaptable to the evolving effects of climate change.

Development Form
2. Development proposals should demonstrate that 
account has been taken of the following factors:
a) The character of the area, including local materials 
(where deemed appropriate), architectural style and 
detailing, landscape features and boundaries;
b) Existing uses and activities;
c) Existing land forms, orientation, natural and historic 
landscape features;
d) The local pattern and grain of development, with 
respect to the arrangement of street layout and open 

spaces, block size, plots and building patterns;
e) The scale, shape, form and proportion of existing 
buildings, building lines and heights within the street 
scene;
f) The scale in relation to the surrounding topography, 
views, vistas and skylines;
g) Local landmarks, focal buildings and features, 
particularly heritage assets;
h) Opportunities to enhance gateways; and
i) Important views into, out of and through the area.

Movement
3. Development proposals should create permeable and 
legible layouts that provide clear and direct access to, 
through and within the development for all potential users, 
including those with impaired mobility. In achieving this, 
proposals should ensure:
• They create effective pedestrian and cyclist routes / 

movement
• Creation of links to public transport routes;
• Integration, retention and/or reinstatement of existing 

footpaths,
• cycle routes and bridleways; and
• Where appropriate, creation of new routes linking to 

existing networks including rights of way within the 

countryside.

Public Realm
4. The public realm elements of a development proposal 
must complement the proposed building/s and seek 
to enhance its surroundings. Proposals must apply an 
appropriate balance of hard and soft landscape that 
contributes to the overall design of the scheme.

Safety
5. Through the application of secure-by-design, balanced 
with urban design principles, development proposals 
should incorporate measures to help reduce crime 
and the fear of it (including appropriate infrastructure). 
Applying layout principles that enhance natural 
surveillance, create active frontages and clearly delineate 
private and public space can considerably aid this 
process.

Standards
6. Development proposals will be expected to 
demonstrate how they have been designed to perform 
to a high standard when assessed against current best 
practice guidance and standards for sustainability, design
and place making.

In Ashfield, the design quality of new development 
over recent years has been mixed. It is important 
for the Council to raise the quality of new 
development in the District, especially in terms of 
crime prevention and sustainability.
Source: Ashfield Residential Design SPD (2014) ”

“
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Working with the site

Working with what you have on site enables new 
developments to make the most of their setting, 
embedding existing landscape and other natural features 
into the design in a way that helps maintain links to the 
history of the area whilst retaining the character of the 
site.

New development in Selston Parish should seek to work 
with the landscape, retaining important trees and other 
ecological features and using the topography to influence 
the alignment of streets. How existing settlements in 
Selston Parish relate to their underlying topography 
is a key element in forming their character, and new 
development should, where possible, be reflective of this 
character.

Existing trees and vegetation should, where practical, 
be retained in such a way as to add visual amenity and 
ecological value to the development. Existing trees and 
hedges can give new development a mature look and 
feel, and this adds value. However, difficult to maintain 
or manage greenery should be avoided, as this has the 
potential to cause problems in the future.

Surface water should be managed in a way that 
enhances the public realm and provides habitat for 
wildlife. Sustainable Urban Drainage (SUDs) have 
the potential to add extra character and amenity to 
developments but must be considered at the outset 
along with the design of streets and other spaces rather 
than retrofitted as an add-on.

A system of open and green spaces that respect natural 
features and are easily accessible can be a valuable 
local resource and helps create successful places. 
A high quality landscape, including trees and semi-
natural habitats where appropriate, makes an important 
contribution to the quality of an area.

Source: PPG: Design (2015)

“

”

Above: Landform and watercourses influencing route 
structure and developable land (Source: Sue McGlynn)

Images: Existing trees and water being used to generate 
place character and identity.
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Connecting to the neighbourhood
Development proposals should promote accessibility 
and safe local routes by making places that connect 
appropriately with each other and are easy to move
through. Attractive and well-connected permeable 
street networks encourage more people to walk and 
cycle to local destinations.

Source: PPG: Design (2015)

Movement is the lifeblood of settlements; places with 
well-integrated movement systems have been shown 
to be economically and socially vibrate, safe and energy 
efficient. New development in Selston Parish should 
not shy away from making strong links with the local 
neighbourhood, nor should it seek to create insular and 
overly private enclaves within existing neighbourhoods.

Instead, new development should make as many links 
with the surrounding street mesh as possible, but only 
where those links can be well overlooked, direct and 
legible. Routes that are poorly overlooked, that run 
adjacent to private gardens of between back fences, or 
that are unnecessarily indirect should be avoided.

Streets should be designed in a way that offers more 
than just a movement corridor for cars; they should be 
pedestrian and cycle friendly, have space for parking, 
and should slow traffic through their design rather than 
through retrofitted calming measures. 

Internally, where possible new streets should form a 
grid, with as many streets offering through movement as 
possible. Where this is not practical, dead ends should 
be short and should not be connected by blind alleys. 
Streets should vary in character, with their role in either 
local or wider movement evident from their design.

All streets should be simple and uncluttered, with decent 
lines of sight, low speeds and space for trees. Over-
engineered junction radii should be avoided, and all 
streets should be design to Manual for Streets principles.

“

”

Above: A grid of streets enables high permeability and 
easy movement, where as a nested hierarchy offers very 
little route choice.

Top right: Quieter streets like this mews in Upton can be 
more pedestrian focused.

Bottom Right: Mature trees and good sight lines give this 
street a high quality feel.

High permeability

Low permeability
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Making a place
Development should seek to promote character in 
townscape and landscape by responding to and 
reinforcing locally distinctive patterns of development, 
local man-made and natural heritage and culture, while 
not preventing or discouraging appropriate innovation.

Source: PPG: Design (2015)
All new development in Selston Parish should seek to 
promote local character and identity, because through 
doing so it is possible to protect and enhance what 
is already there for existing residents, and provide 
community and social cohesion for those new to the area.

A criticism often levelled at new development is that it 
‘lacks character’, with many new developments looking 
generic despite the wide range of building types and 
materials used. Often this is due to overly standardised 
approaches to streets and spaces, where very little room 
is given for the types of innovation that allow one place 
to be different from another. Also, too wide a range of 
materials and styles can confuse the identity of new 
development, with the lack of a coherent approach 
weakening the overall visual quality and diluting the overall 
character.

To maintain local distinctiveness, new development 
should be reflective of local aspects such as:

• the local landform and the way development sits 
upon it

• the local pattern of streets, blocks and the dimension 
of plots

• development style and vernacular
• built forms, massing, details and materials (including 

for street furniture and boundaries)

Developers should demonstrate how they have 
embedded local character in their Design and Access 
Statement.

“

”

Clockwise top left:

Active building fronts provide overlooking to the street, 
making it safer.

Buildings arranged in a perimeter block, with public 
streets and spaces to the front, and private gardens to 
the rear.

Perimeter blocks set up a ‘privacy gradient’, enabling 
active frontages whilst keeping gardens and rooms within 
a building private.
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Good design checklist
The Government attaches great importance to the 
design of the built environment. Good design is a key 
aspect of sustainable development, is indivisible from 
good planning, and should contribute positively to 
making places better for people.

Source: National Planning Policy Framework (2012)

“

”

Are there existing 
site features of 
note? 

Can these be 
integrated into 
the development 
to add character 
and preserve site 
identity?

How can new 
routes into and out 
of the development 
help link with 
existing areas and 
make finding your 
way around easy?

How should they 
cross the site?

Where should 
vehicles come 
into and out of the 
development? 

Are there any traffic 
issues to manage?

Where should 
pedestrians access 
the site? 

Are there any 
existing rights of 
way to consider?

Are streets designed 
to be pedestrian 
friendly so as to 
encourage walking?

Are vehicle speeds 
low and are there 
places to meet and 
socialise?

What are the needs 
of cyclists in the 
area and how have 
you accommodated 
these?

Is there enough 
parking for bikes?

Are buildings and 
spaces designed 
to be safe? Do 
buildings face the 
street and are their 
gardens secure?

Are public spaces 
well overlooked and 
do they have a clear 
use?

How are bins and 
recycling to be dealt 
with? 

Where are bins 
stored? Can people 
put bins away when 
after waste has 
been collected?

Below is a simple checklist to help designers when thinking about how to bring a site forward. It may 
also be helpful for other stakeholders looking at a development proposal, prompting examination of 
the design elements that are often left until too late in the design process or overlooked all together.

A more comprehensive checklist can be found in Building for Life 12 (see Appendix 2). 



Section 2: Development sites
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Introduction

This section looks at four areas that could be developed 
for new housing as proposed in the emerging Ashfield 
Local Plan. The purpose is to determine how best to 
bring forward development that demonstrates quality in 
urban design terms.

The sites are:

1. The land in the centre of Jacksdale, emerging Local 
Plan designation RA2b and RA2c.

2. The land to the west of Selston, emerging Local Plan 
designation RA2d.

3. The land to the east of Selston, emerging Local Plan 
designation RA2e.

4. The land to the east of Underwood, emerging Local 
Plan designation RA2a.

For each of the sites, analysis is undertaken, identifying 
landscape and other natural features of interest, with 
access points noted and assessed for modal choice, a 
route structure developed and a notional block structure 
planned. Precedent images are also shown to help show 
the look and feel of what might go on site.

These Plans are indicative only, but designers should 
take into account the principles they are trying to achieve 
should they be looking to develop the designs in further 
detail.

1

3 4

2
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This document uses concept masterplans to set out 
principles for design and layout for each of the potential 
development sites considered. A concept masterplan 
allows for general principles to be shown in a way that 
helps all stakeholders understand the physical form that 
development should take to achieve the wider aims and 
objectives for a given site. 

The plans produced for this document start by analysing 
the site for possible constraints to development, such as 
areas of flooding, steeply sloping land and noise, and for 
opportunities such as existing landscape features of note, 
the potential for views into and out of the site, and where 
existing rights of way and other access offer links beyond 
the site boundary.

The constraints and opportunities identified are then 
considered along with the general principles outlined in 
this section to produce a sequence of plans that ‘layer’ 
together to create a design concept. The ‘layers’ are:

Existing landscape and landform, with a general 
principle to retain existing features of note and to respond 
to the underlying landform in a way that is reflective of the 
local development pattern.

Key routes are identified next, showing how the site links 
back into the neighbourhood and where new and existing 
routes should cross the site.

A concept layout then shows how development might 
address the movement network and where open spaces 
might be created. Notional development frontages are 
shown.

What is a masterplan?

“Masterplans can set out the strategy for a 
new development including its general layout 
and scale and other aspects that may need 
consideration. 

The process of developing masterplans will 
include testing out options and considering the 
most important parameters for an area such as 
the mix of uses, requirement for open space or 
transport infrastructure, the amount and scale of 
buildings, and the quality of buildings. 

Masterplans can show these issues in an 
indicative layout and massing plan where the 
shape and position of buildings, streets and 
parks is set out. Masterplans can sometimes 
be submitted for outline planning permission 
or they can be adopted as local policy 
requirements.”

Source: PPG: Design (2015)

What the 
Government 
says about 
masterplanning:
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Jacksdale
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Jacksdale: Introduction

The land at Jacksdale is comprised of two sites that 
together have a capacity to deliver approximately 75 
dwellings on a site area of 2.65 hectares. 

The land nearest to Rutland Road in the south has 
capacity for around 15 dwellings on a site area of 0.51 
hectares, and the land to the north of the site is some 
2.14 hectares with a capacity for approximately 60 
dwellings.

Both sites sit in the middle of an existing residential area 
on land that is currently designated as greenfield.  

2.65 ha
Total area of site

75
Approximate number of new homes

Rutland Road

W
estdale Road

Ru
tla

nd
 R

oa
d

Wiltshire Ave

Derbyshire Dr

Shropshire Ave

Cheshire W
ay
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Jacksdale: Site photographs

1 2

3 4 5

1

1

2

34

5
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Jacksdale: Landscape

97.2m

75.6m

Both sites contain shrubs and scrub planting, small 
trees and grasses. There are several parts of the site 
that have more significant clumps of trees, with the main 
concentration of specimens to be found on the southern 
portion of the site near to Rutland Road.

The site is not flat; there is a high point to the centre of 
the northern site and the land falls towards the western 
and southern edge of the sites.

The existing landscaping presents an opportunity for the 
retention of some structural landscaping and trees where 
possible, which if integrated sufficiently well, could add 
character and maturity to any new development here.

Key:
Site boundary

Pedestrian access

Vehicle access

Development parcels

Vehicle routes

Existing green features

Pedestrian routes

Indicative block structure

Open space

Rutland Road

W
estdale Road

Ru
tla

nd
 R

oa
d

Wiltshire Ave

Derbyshire Dr

Shropshire Ave

Cheshire W
ay
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Jacksdale: Access

97.2m

75.6m

The site has the potential to be accessed from Westdale 
Road / Rutland road to the north west, and from Rutland 
Road to the south.

Further connections can be made from the eastern spur 
of Westdale Road, and via a footpath from Cheshire Way.

There may be the potential to add a connection from 
Wiltshire Avenue and routes to this point should be 
safeguarded for the future.

Key:
Site boundary

Pedestrian access

Vehicle access

Development parcels

Vehicle routes

Existing green features

Pedestrian routes

Indicative block structure

Open space

Rutland Road

W
estdale Road

Ru
tla

nd
 R

oa
d

Wiltshire Ave

Derbyshire Dr

Shropshire Ave

Cheshire W
ay
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97.2m

75.6m

Jacksdale: Constraints and opportunities

Constraints:

• Topography of the site will mean development here is 
highly visible from surrounding areas.

• The site is not well overlooked by neighbouring 
properties.

• Access to the site from the south is constrained by 
existing trees and the narrowness of the site.

Opportunities:

• The retention of existing trees and hedges could be 
used to add character to new development here.

• There is the possibility of adding new connectivity to 
the neighbourhood by providing new routes across 
the site.

• New open space could be provided to help manage 
how the development is viewed from the surrounding 
neighbourhood and would provide important amenity 
space.

Key:
Site boundary

Pedestrian access

Vehicle access

Development parcels

Vehicle routes

Existing green features

Pedestrian routes

Indicative block structure

Open space

Rutland Road

W
estdale Road

Ru
tla

nd
 R

oa
d

Wiltshire Ave

Derbyshire Dr

Shropshire Ave

Cheshire W
ay
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Jacksdale: Key routes

97.2m

75.6m

The sites have several points by which they could 
reasonably be accessed, both by pedestrians and for 
vehicles.

Access to the north western edge of the site is best made 
at the corner of Westdale Road and Rutland Road, whilst 
the southern portion of the site can be accessed from 
Rutland Road.

Pedestrian access to the site is currently possible from 
both the places mentioned above, with additional access 
possible from Cheshire Way in the south and from 
Westdale Road to the east, although this would require 
some negotation.

There is an opportunity to provide a street that connects 
through the site from the north eastern boundary to 
Rutland Road in the south, albeit this should be designed 
to ensure moderate traffic speeds and in a way that 
implies a route for more local access.

Access to the site for pedestrians should pick up and 
reinforce the existing pedestrian links to Cheshire Way 
and Westdale Road.

Key:
Site boundary

Pedestrian access

Vehicle access

Development parcels

Vehicle routes

Existing green features

Pedestrian routes

Indicative block structure

Open space

Rutland Road

W
estdale Road

Ru
tla

nd
 R

oa
d

Wiltshire Ave

Derbyshire Dr

Shropshire Ave

Cheshire W
ay
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Jacksdale: Concept masterplan

97.2m

75.6m

The concept masterplan seeks to develop the site in a 
way that is sensitive to the topographical and landscape 
features, keeping development away from the highest 
points of the site that are visible from the surroundings 
and retaining trees and hedgerows where possible.

In keeping existing landscape features, there is scope to 
provide an area of open space on the corner of Rutland 
Road and Westdale Road, which would help retain some 
space for existing residents whilst mitigating the impact of 
the development when viewed from this area.

Most existing properties back on to the site, which allows 
new development to ‘close the block’ and protect existing 
back gardens from access by the public.

Key:
Site boundary

Pedestrian access

Vehicle access

Development parcels

Vehicle routes

Existing green features

Pedestrian routes

Indicative block structure

Open space

Rutland Road

W
estdale Road

Ru
tla

nd
 R

oa
d

Wiltshire Ave

Derbyshire Dr

Shropshire Ave

Cheshire W
ay
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Jacksdale: Concept masterplan

97.2m

75.6m

Access via Rutland Road north to Rutland Road south

New open space

New development protects the plots of existing 
properties

Existing landscape helps add character and amenity
Larger properties set in more generous plots would be 
appropriate here

Access via Rutland Road

Rutland Road

W
estdale Road

Ru
tla

nd
 R

oa
d

Wiltshire Ave

Derbyshire Dr

Shropshire Ave

Cheshire W
ay

Pedestrian access from Westdale Road
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Jacksdale: Precedents and examples

1 2

1. Houses nestled in amongst existing mature trees, 
with open space protecting root areas and low key 
routes offering access.

2. Parking softened by embedded landscaping and the 
retention of existing vegetation.

3. Existing hedgerows retained and managed as part of 
the public realm, framing open space.

4. Large trees add maturity and quality to new homes, 
and enable key linear features.

3 4

97.2m

75.6m

1
2

3

4



Selston NDP Page 20Selston NDP

Selston East



Selston NDP Page 21Selston NDP

Selston East: Introduction

There are two sites that make up development land on 
the eastern edge of Selston, and together they amount 
to 9.2 hectares of land. Both sites sit adjacent to the M1 
motorway, and as such contain a noise buffer that forms 
the eastern edge of the sites.

The northern most portion of the site is 3.2 hectares and 
currently contains Kirkby Lane Farm. It is adjacent to Park 
Lane and is bounded on its western edge by residential 
dwellings.

The southern portion of the site is 6 hectares and is 
bounded by residential to the western edge. A farm 
access route runs from Bourne Avenue along the 
boundary between the two parts of this development area 
and across the M1 to farm buildings.

The sites currently sit within the greenbelt, but are 
deemed likely to become developable following a review 
of the greenbelt and Parish boundary.  

9.2 ha
Total area of site

110
Approximate number of new homes

Bo
ur

ne
 A

ve

Pa
rk 

La
ne

Oakham Dr
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Selston East: Site photographs

1 2

3 4 5

21
3

4

5
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Selston East: Landscape

There are two major landscape elements on site; existing 
hedgerows to the north and the noise buffer along the 
entire eastern edge.

The trees and other vegetation to the edge of Park Lane 
are reasonably substantial, as are the hedgerows that 
cross the site. Beyond this, the site is relatively flat and 
free of substantial landscape features.

The existing landscape features present an opportunity to 
add character to any new development and to help retain 
a link with the sites historical use. The noise buffer to the 
M1 may offer opportunities for providing amenity routes 
through a green space with play areas within.

Key:
Site boundary

Pedestrian access

Vehicle access

Development parcels

Vehicle routes

Existing green features

Key views

Pedestrian routes

Indicative block structure

Open space

Existing farm

Existing access routes

Play area

Bo
ur

ne
 A

ve

Pa
rk 

La
ne

Oakham Dr
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Selston East: Access

The sites have the potential to be access from a number 
of places, both to the north and to the west. There is 
limited scope for access from southern portion of the site.

Vehicular access is most likely to come from Park Lane 
to the north. On the western edge, Oakham Drive 
and Bourne Avenue offer reasonable opportunities for 
vehicle access. Bourne Avenue in particular needs to 
be incorporated into any future movement structure as 
it provides for links to the farm across the M1. Another 
track to Kirkby Lane Farm runs along the north eastern 
boundary and should be retained to help separate 
farm traffic from the residential streets within the new 
development.

For pedestrians, there is scope to provide access from 
Oakham Drive near to the existing hedgerow in the south, 
and from Royal Oak Drive at the very southern tip of the 
site. Further links to the north can be provided, linking in 
to wider routes that pick up farm tracks adjacent to the 
M1.

Key:
Site boundary

Pedestrian access

Vehicle access

Development parcels

Vehicle routes

Existing green features

Key views

Pedestrian routes

Indicative block structure

Open space

Existing farm

Existing access routes

Play area

Bo
ur

ne
 A

ve

Pa
rk 

La
ne

Oakham Dr
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Selston East: Constraints and opportunities

Constraints:

• Noise from the M1 could impact on future residents.
• There is potential for contaminated and unstable 

land, due in part to former mining uses and landfill 
from former railway uses.

• The greenbelt and Parish boundary are currently 
policy constraints.

Opportunities:

• Provide new open space to serve new and existing 
residents.

• Provide new routes to link back into the 
neighbourhood and to the countryside beyond.

• Protect and enhance existing green features to 
provide green infrastructure corridors through the 
site.
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Selston East: Key routes

For vehicles, a new route links the two portions of the 
site from Park Lane, and if possible should link through 
to Oakham Drive. This should allow new development 
to mesh with the existing neighbourhood and to enable 
physical and social integration with its surroundings.

For pedestrians, routes across the site from Royal 
Oak Drive, Bourne Avenue, and from Oakham Drive to 
the open space on the western boundary should be 
provided. Further footpaths along the western boundary 
have the potential to link in to the wider countryside 
beyond the site edge to the north. Existing access to the 
two farm sites should be retained.
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Selston East: Concept masterplan

The concept masterplan seeks to maintain and enhance 
existing green features on site and to provide buildings 
arranged in perimeter blocks, so that where possible, 
publicly accessible space is overlooked by dwelling 
fronts.

There is scope to provide an amenity space with play 
equipment at the junction between the route running 
from Park Lane and the pedestrian access from Bourne 
Avenue; placing it here means it will be easily accessible 
from existing residential areas to the south and west.

By maintaining wide green corridors, views through the 
site are maintained, allowing people to know that there is 
accessible green space on the eastern boundary. Views 
along Park Lane will need careful management, but the 
existing green features here plus any drainage systems 
should help in maintaining the visual transition from open 
countryside to the urbanised village along this approach.
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Selston East: Concept masterplan

Retained structural landscaping

Existing farm

New green space with play area

Pedestrian access via Bourne Avenue

Possible access via Oakham Drive

Access via Park Lane

Pedestrian access from Oakham Drive

Green corridors linking to open space beyond

Development arranged in perimeter blocks

Key views onto site edge
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Selston East: Precedents and examples

1 2

1. New open space bounded by routes and containing 
existing trees.

2. Trees in private plots lining the street, linking green 
spaces with green streets.

3. Linear green pedestrian routes through the site.
4. Rural edge of the site, with pedestrian routes and 

play spaces.

3 4

1

2
3

4



Selston NDP Page 30Selston NDP

Selston West
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Selston West: Introduction

The three sites that make up the developable area on the 
western edge of Selston cover 6.53 hectares.

The site to the south west of the area is 0.33 hectares, 
and a low hedge runs along the Alfreton Road frontage 
and the is bounded by residential development to the 
west and by a public house to the east.

The central portion of the site is 2.2 hectares. This site 
has some frontage onto the Nottingham Road to the 
south, and is bounded by residential development to the 
north.

The final portion of the site is 4 hectares. The site adjoins 
open countryside to the east and is bounded on its other 
edges by residential development.

6.53 ha
Total area of site

137
Approximate number of new homes
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Selston West: Site photographs
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Selston West: Landscape

In terms of existing landscape features of note, 
there is very little within the site that might impact on 
development. Mature hedgerows exist along some of 
the edges and to the main frontages to the south, and 
a more established belt of vegetation forms the eastern 
boundary.

A small stream runs along the southern edge of the site 
and may impact on the developable area to the frontage 
to Nottingham Road.

An existing play area bounds the site in the northern 
corner. The site is gentle sloping to the south, and long 
views from footpaths in the open countryside beyond 
should be considered.
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Selston West: Access

Being bounded by a fairly well interconnected grid of 
streets, many of which run to the edge of the site, means 
that there are several opportunities to access the site.

For vehicles, access can be made from Alfreton Road 
and Nottingham Road to the south, and potentially a 
minor access from Lindley Street from the north west.

Pedestrian access can be made from the existing 
rights of way that run from Nottingham Road to Walters 
Crescent and from Alfreton Road to Lindley Street. A 
further access from the existing play area at the corner 
of Valentine Avenue and Launds Avenue can be made. 
Access to the footpaths in the open countryside to the 
north and east should also be made.
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Constraints:

• Existing rights of way across the site need to be 
respected.

• Mature hedgerows at the boundaries should be 
protected and where possible enhanced.

• Some flood risk may occur for the area fronting the 
Nottingham Road.

• Suitability of vehicular access from Lindley Street 
- may need to be minor - and vehicle speeds on 
Nottingham Road.

• Concerns over the suitability of vehicular access from 
Nottingham Road; may require mitigation.

Opportunities:

• Provide new routes and spaces that connect all 
residents to the countryside beyond.

• Create a network of streets that meshes new 
development with existing neighbourhoods.

• Provide new open space to serve new and existing 
residents.

Selston West: Constraints and opportunities
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Selston West: Key routes

There is the opportunity here to develop a street mesh 
that reflects the rectilinear pattern of the surrounding 
residential areas and which runs route to the edge of 
the current development land. This allows for future 
expansion should it be necessary.

Vehicle connections can be made between Alfreton 
Road, Nottingham Road and a lower key connection 
at Lindley Street, with internal streets providing further 
interconnections.

Pedestrian access along the existing rights of way, plus 
from the existing play area and from Walters Crescent 
complete the movement framework.
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Selston East: Concept masterplan

The concept masterplan for this collections of sites uses 
a simple rectilinear block structure and an interconnected 
mash of streets to form an extension to the existing 
neighbourhoods. New streets run to the boundary to 
allow for views out onto the open countryside.

A space has been left on the southern boundary to allow 
for water management, and the surface water of the site 
is connected to this through a swale along the existing 
public right of way. Further swales may be possible and 
should be incorporated into the public realm.

The existing play area to the north of the site has been 
extended and the facilities here should be upgraded as 
part of this development. New built frontage to Alfreton 
Road and Nottingham Road is provided.
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Selston East: Concept masterplan

Single storey development may be appropriate here

New development ‘closes the block’ with existing 
dwellings

Sustainable drainage system

Extended and improved open space and play area

New access from Alfreton Road

Existing rights of way protected and enhanced

Development arranged in perimeter blocks

Key views into and out of the site

New access from Nottingham Road

Existing landscape features retained and enhanced

Lin
dle

y S
t

Walters C
rescent

Desborough Rd

Valentine Ave
Launds A

ve

Nottingham Rd
Alfreton Rd



Selston NDP Page 39Selston NDP

Selston East: Precedents and examples

1 2

1. Linear streets lined by a strong green edge.
2. Simple, uncluttered street treatment for low key 

routes within the site.
3. Sustainable urban drainage integrated into public 

space with overlooking.
4. Landscaping used to create deflections in the 

carriageway to slow cars.
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Underwood: Introduction

The site in Underwood is an amalgamation of three 
small sites that together have an area of 1.13 hectares 
and have the potential to deliver 21 new dwellings. The 
development area sits as backland to existing residential 
development to the north, east and west, with park land 
to the south.

The site sits atop a hill and features a large number of 
mature trees. There is a narrow access route between 
existing dwellings on the Church Lane frontage.

1.13 ha
Total area of site

21
Approximate number of new homes
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Underwood: Site photographs
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Underwood: Landscape

A large number of mature trees exist on site and a full 
tree survey will be needed before any development 
on site comes forward. Planting to the park edge is 
particularly dense, although on initial inspection not all of 
the specimens are mature or of high quality, offering some 
scope for opening up this edge.

New development should be planned in a way that retains 
as many of the mature trees on site as possible, both to 
protect the character of the site and to add quality to the 
new development provided.
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Underwood: Access

Scope for access is limited to just the single vehicular 
route from Church Lane to the west, although there is 
scope to add a pedestrian access along the edge of the 
site to the south.

The access from Church Lane is narrow and constrained, 
and care will be needed when designing this junction. 
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Underwood: Constraints and opportunities

Constraints:

• Mature trees and existing vegetation cover most of 
the site.

• Access for vehicles is constrained due to a narrow 
entrance.

Opportunities:

• Open up frontage to the park to allow park views for 
new dwellings.

• Where possible, retain existing trees to add character 
and quality to the new residential setting.
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Underwood: Key routes

There is limited scope to create an internal street network, 
but by adding a connection for pedestrians through the 
site to the park beyond, new residents can benefit from 
open space on their doorstep.

Routes should run to the eastern edge of the site so that 
should this site come up for development, it is accessible.
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Underwood: Concept masterplan

The concept masterplan for Underwood seeks to retain 
as many high quality existing trees as possible, using 
them to either frame views, bring greenery to the streets 
or to keep them in private gardens.

The layout has the potential to provide overlooking onto 
the park, with a line of existing trees filtering views for 
properties lining this edge.

To the north, there is the potential to deliver larger 
properties in generous plots in a leafy setting. 
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Underwood: Concept masterplan

Large dwellings set within mature landscape

New development ‘closes the block’ with existing 
dwellings

Existing park edge trees retained

Mature tree retained in public realm

Pedestrian access to the park

Existing trees retained to provide a mature feel

Vehicular access from Church Lane

Old Chapel Ln
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Underwood: Precedents and examples

1 2

1. Houses nestled in amongst existing mature trees, 
with open space protecting root areas and low key 
routes offering access.

2. Parking softened by embedded landscaping and the 
retention of existing vegetation.

3. Existing hedgerows retained and managed as part of 
the public realm, framing open space.

4. Large trees add maturity and quality to new homes, 
and enable key linear features to the park edge. 3 4
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Appendix 1: Manual for Streets

Manual for Streets (MfS) replaces Design Bulletin 32, 
first published in 1977, and its companion guide Places, 
Streets and Movement.

It puts well-designed residential streets at the heart of 
sustainable communities. For too long the focus has 
been on the movement function of residential streets. The 
result has often been places that are dominated by motor 
vehicles to the extent that they fail to make a positive 
contribution to the quality of life. 

MfS demonstrates the benefits that flow from good 
design and assigns a higher priority to pedestrians and 
cyclists, setting out an approach
to residential streets that recognises their role in creating 
places that work for all members of the community. MfS 
refocuses on the place function of residential streets, 
giving clear guidance on how to achieve well-designed 
streets and spaces that serve the community in a range 
of ways.

MfS updates the link between planning policy and 
residential street design. It challenges some
established working practices and standards that are 

failing to produce good-quality outcomes, and asks 
professionals to think differently about their role in creating 
successful neighbourhoods.

It places particular emphasis on the importance of 
collaborative working and coordinated decision-making, 
as well as on the value of strong leadership and a clear 
vision of design quality at the local level.

Research carried out in the preparation of Manual for 
Streets indicated that many of the criteria routinely applied 
in street design are
based on questionable or outdated practice.

For example, it showed that, when long forward visibility 
is provided and generous carriageway width is specified, 
driving speeds tend to
increase. This demonstrates that driver behaviour is not 
fixed; rather, it can be influenced by the environment. 

MfS addresses these points, recommending revised key 
geometric design criteria to allow streets to be designed 
as places in their own right while while still ensuring that 
road safety is maintained.

Manual for Streets, TFL
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Building for Life 12 is the industry standard, endorsed 
by government for well-designed homes and 
neighbourhoods that local communities, local authorities 
and developers are encouraged to use to help stimulate 
conversations about creating good places to live.

The 12 questions reflect our vision of what new housing 
developments should be: attractive, functional and 
sustainable places. Redesigned in 2012, BfL12 is 
based on the National Planning Policy Framework and 
the government’s commitment to not only build more 
homes, but better homes - whilst also encouraging local 
communities to participate in the place making process.

The questions are designed to help structure discussions 
between local communities, local planning authorities, 
developers and other stakeholders.

BfL12 is also designed to help local planning authorities 
assess the quality of proposed and completed 
developments; it can be used for site-specific briefs and 
can also help to structure design codes and local design 
policies.

BfL12 comprises of 12 easy to understand questions 
that are designed to be used as a way of structuring 
discussions about a proposed development. There are 
four questions in each of the three chapters:

• Integrating into the neighbourhood 
• Creating a place
• Street and home

Based on a simple ‘traffic light’ system (red, amber and 
green) we recommend that proposed new developments 
aim to:

• Secure as many ‘greens as possible,
• Minimise the number of ‘ambers’ and; 
• Avoid ‘reds’.

The more ‘greens’ that are achieved, the better a 
development will be.

A red light gives warning that a particular aspect of a 
proposed development needs to be reconsidered.

Building for Life 12, the BfL Partnership

Appendix 2: Building for Life 12
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