
 

 

 
 
 
 
 
 
 

 
 
 
 
 
MEETING OF THE PLANNING AND DEVELOPMENT CONTROL 
COMMITTEE 
 
DATE: WEDNESDAY, 6 MAY 2026  
TIME: 5:30 pm 
PLACE: Meeting Rooms G.01 and G.02, Ground Floor, City Hall, 115 

Charles Street, Leicester, LE1 1FZ 
 
 
 
Members of the Committee 
 
Councillor Surti (Chair) 
Councillor Dr Moore (Vice-Chair) 
 
Councillors Agath, Chauhan, Cole, Joel, Kennedy-Lount, Kitterick, Modhwadia, 
Mohammed and Singh Patel 
 
Members of the Committee are summoned to attend the above meeting to 
consider the items of business listed overleaf. 
 
 

 
 
For Monitoring Officer 
 
 
 
 
 

Officer contact:  
Jessica Skidmore, Governance Services Officer, email: jessica.skidmore@leicester.gov.uk / Sharif 

Chowdhury, Senior Governance Services Officer, email: sharif.chowdhury@leicester.gov.uk 
Governance Services, Leicester City Council, City Hall, 115 Charles Street, Leicester, LE1 1FZ 

 



 

 

Information for members of the public 
 
Attending meetings and access to information 
 
You have the right to attend formal meetings such as full Council, committee meetings, City Mayor & 
Executive Public Briefing and Scrutiny Commissions and see copies of agendas and minutes. On 
occasion however, meetings may, for reasons set out in law, need to consider some items in private.  
 
Dates of meetings and copies of public agendas and minutes are available on the Council’s website at 
www.cabinet.leicester.gov.uk, from the Council’s Customer Service Centre or by contacting us using 
the details below.  
 
Making meetings accessible to all 
 
Wheelchair access – Public meeting rooms at the City Hall are accessible to wheelchair users. 
Wheelchair access to City Hall is from the middle entrance door on Charles Street - press the plate on 
the right hand side of the door to open the door automatically. 
 
Braille/audio tape/translation - If you require this please contact the Governance Services Officer 
(production times will depend upon equipment/facility availability). 
 
Induction loops - There are induction loop facilities in City Hall meeting rooms. Please speak to the 
Governance Services Officer using the details below. 
 
Filming and Recording the Meeting - The Council is committed to transparency and supports efforts to 
record and share reports of proceedings of public meetings through a variety of means, including social 
media. In accordance with government regulations and the Council’s policy, persons and press 
attending any meeting of the Council open to the public (except Licensing Sub Committees and where 
the public have been formally excluded) are allowed to record and/or report all or part of that meeting.  
Details of the Council’s policy are available at www.leicester.gov.uk or from Governance Services. 
 
If you intend to film or make an audio recording of a meeting you are asked to notify the relevant 
Governance Services Officer in advance of the meeting to ensure that participants can be notified in 
advance and consideration given to practicalities such as allocating appropriate space in the public 
gallery etc.. 
 
The aim of the Regulations and of the Council’s policy is to encourage public interest and engagement 
so in recording or reporting on proceedings members of the public are asked: 
✓ to respect the right of others to view and hear debates without interruption; 
✓ to ensure that the sound on any device is fully muted and intrusive lighting avoided; 
✓ where filming, to only focus on those people actively participating in the meeting; 
✓ where filming, to (via the Chair of the meeting) ensure that those present are aware that they 

may be filmed and respect any requests to not be filmed. 
 
Further information  
 
If you have any queries about any of the above or the business to be discussed, please contact: 
Jessica Skidmore or Sharif Chowdhury on governance@leicester.gov.uk or call in at City Hall. 
 
For Press Enquiries - please phone the Communications Unit on 0116 454 4151. 
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PUBLIC SESSION 

 
AGENDA 

 
NOTE: 
 
This meeting will be webcast live at the following link:- 

 
http://www.leicester.public-i.tv 

 
An archive copy of the webcast will normally be available on the Council’s 
website within 48 hours of the meeting taking place at the following link:-  
 

http://www.leicester.public-i.tv/core/portal/webcasts 
 
FIRE / EMERGENCY EVACUATION 
 
If the emergency alarm sounds, you must evacuate the building immediately by the 
nearest available fire exit and proceed to the area outside the Ramada Encore Hotel 
on Charles Street as directed by Governance Services staff. Further instructions will 
then be given. 

 
  
1. APOLOGIES FOR ABSENCE  
 

 
 
2. DECLARATIONS OF INTEREST  
 

 

 Members are asked to declare any interests they may have in the business to 
be discussed on the Agenda. 
 
Members will be aware of the Code of Practice for Member involvement in 
Development Control decisions. They are also asked to declare any interest 
they might have in any matter on the committee agenda and/or contact with 
applicants, agents or third parties. The Chair, acting on advice from the 
Monitoring Officer, will then determine whether the interest disclosed is such to 
require the Member to withdraw from the committee during consideration of the 
relevant officer report. 
 
Members who are not on the committee but who are attending to make 
representations in accordance with the Code of Practice are also required to 
declare any interest.  The Chair, acting on advice from the Monitoring Officer, 
will determine whether the interest disclosed is such that the Member is not 
able to make representations.  Members requiring guidance should contact the 
Monitoring Officer or the Committee's legal adviser prior to the committee 
meeting.  
  

3. MINUTES OF THE PREVIOUS MEETING  
 

 

http://www.leicester.public-i.tv/
http://www.leicester.public-i.tv/core/portal/webcasts


 

 

 Minutes from the meeting held on the 15th of April will come to the next 
meeting.  
  

4. ANY OTHER URGENT BUSINESS  
 

 

 The chair agreed to accept this as an urgent item in accordance with Section 
100B (4)(a) Local Government Act 1972, due to special circumstance for the 
following application:  
 

• 20251441 - 94-98 Regent Road  
  
  

5. PLANNING APPLICATIONS AND CONTRAVENTIONS  
 

Appendix 1 

 The Committee is asked to consider the recommendations of the Director, 
Planning, Development and Transportation contained in the attached reports, 
within the categories identified in the index appended with the reports.  
  

 (i) 20251441 - 94-98 REGENT ROAD  
 

Appendix 2 
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Wards: 
See individual reports. 

 
 

 
Planning & Development Control Committee Date: 6 May 2026  

REPORTS ON APPLICATIONS, CONTRAVENTIONS AND APPEALS 
 
Report of the Director, Planning and Transportation  
1 Introduction 
1.1 This is a regulatory committee with a specific responsibility to make decisions 

on planning applications that have not been delegated to officers and decide 
whether enforcement action should be taken against breaches of planning 
control. The reports include the relevant information needed for committee 
members to reach a decision. 

1.2 There are a number of standard considerations that must be covered in 
reports requiring a decision. To assist committee members and to avoid 
duplication these are listed below, together with some general advice on 
planning considerations that can relate to recommendations in this report. 
Where specific considerations are material planning considerations they are 
included in the individual agenda items. 

2 Planning policy and guidance 
2.1 Planning applications must be decided in accordance with National Planning 

Policy, the Development Plan, principally the Core Strategy, saved policies of 
the City of Leicester Local Plan and any future Development Plan Documents, 
unless these are outweighed by other material considerations. Individual 
reports refer to the policies relevant to that application. 

3 Sustainability and environmental impact 
3.1 The policies of the Local Plan and the LDF Core Strategy were the subject of 

a Sustainability Appraisal that contained the requirements of the Strategic 
Environmental Assessment (SEA) Directive 2001. Other Local Development 
Documents will be screened for their environmental impact at the start of 
preparation to determine whether an SEA is required. The sustainability 
implications material to each recommendation, including any Environmental 
Statement submitted with a planning application are examined in each report. 

3.2 All applications for development falling within the remit of the Town and 
Country Planning (Environmental Impact Assessment) Regulations 2017 are 
screened to determine whether an environmental impact assessment is 
required. 
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3.3 The sustainability and environmental implications material to each 
recommendation, including any Environmental Statement submitted with a 
planning application are examined and detailed within each report. 

3.4 Core Strategy Policy 2, addressing climate change and flood risk, sets out the 
planning approach to dealing with climate change. Saved Local Plan policies 
and adopted supplementary planning documents address specific aspects of 
climate change. These are included in individual reports where relevant. 

3.5 Chapter 14 of the National Planning Policy Framework – Meeting the 
challenge of climate change, flooding and coastal change – sets out how the 
planning system should support the transition to a low carbon future, taking full 
account of flood risk and coastal change. Paragraph 149 states “Policies 
should support appropriate measures to ensure the future resilience of 
communities and infrastructure to climate change impacts, such as providing 
space for physical protection measures, or making provision for the possible 
future relocation of vulnerable development and infrastructure.” 

3.6 Paragraphs 155 - 165 of the National Planning Policy sets out the national 
policy approach to planning and flood risk.   

4 Equalities and personal circumstances  
4.1 Whilst there is a degree of information gathered and monitored regarding the 

ethnicity of applicants it is established policy not to identify individual 
applicants by ethnic origin, as this would be a breach of data protection and 
also it is not a planning consideration.  Section 149 of the Equality Act 2010 
provides that local authorities must, in exercising their functions, have regard 
to the need to: 
a) Eliminate discrimination, harassment, victimisation and any other 

conduct that is prohibited by or under the Act; 
b) Advance equality of opportunity between persons who share a relevant 

protected characteristic and persons who do not share it; 
c) Foster good relations between persons who share a relevant protected 

characteristic and persons who do not share it. 
4.2 The identity or characteristics, or economic circumstances of an applicant or 

intended users of a development are not normally material considerations. 
Where there are relevant issues, such as the provision of specialist 
accommodation or employment opportunities these are addressed in the 
individual report. 

5 Crime and disorder 
5.1 Issues of crime prevention and personal safety are material considerations in 

determining planning applications. Where relevant these are dealt with in 
individual reports. 

6 Finance 
6.1 The cost of operating the development management service, including 

processing applications and pursuing enforcement action, is met from the 
Planning service budget which includes the income expected to be generated 
by planning application fees. 
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6.2 Development management decisions can result in appeals to the Secretary of 
State or in some circumstances legal challenges that can have cost 
implications for the City Council. These implications can be minimised by 
ensuring decisions taken are always based on material and supportable 
planning considerations. Where there are special costs directly relevant to a 
recommendation these are discussed in the individual reports. 

6.3 Under the Localism Act 2011 local finance considerations may be a material 
planning consideration. When this is relevant it will be discussed in the 
individual report.  

7 Planning Obligations 
7.1 Where impacts arise from proposed development the City Council can require 

developers to meet the cost of mitigating those impacts, such as increased 
demand for school places and demands on public open space, through 
planning obligations. These must arise from the council’s adopted planning 
policies, fairly and reasonably relate to the development and its impact and 
cannot be used to remedy existing inadequacies in services or facilities. The 
council must be able to produce evidence to justify the need for the 
contribution and its plans to invest them in the relevant infrastructure or 
service, and must have regard to the Community Infrastructure Levy 
(Amendment)(England) Regulations 2019.  

7.2 Planning obligations cannot make an otherwise unacceptable planning 
application acceptable.  

7.3 Recommendations to secure planning obligations are included in relevant 
individual reports, however it should be noted however that the viability of a 
development can lead to obligations being waived. This will be reported upon 
within the report where relevant. 

8 Legal 
8.1 The recommendations in this report are made under powers contained in the 

Planning Acts. Specific legal implications, including the service of statutory 
notices, initiating prosecution proceedings and preparation of legal 
agreements are identified in individual reports. As appropriate, the City 
Barrister and Head of Standards has been consulted and his comments are 
incorporated in individual reports. 

8.2 Provisions in the Human Rights Act 1998 relevant to considering planning 
applications are Article 8 (the right to respect for private and family life), Article 
1 of the First Protocol (protection of property) and, where relevant, Article 14 
(prohibition of discrimination). 

8.3 The issue of Human Rights is a material consideration in the determination of 
planning applications and enforcement issues. Article 8 requires respect for 
private and family life and the home. Article 1 of the first protocol provides an 
entitlement to peaceful enjoyment of possessions. Article 14 deals with the 
prohibition of discrimination. It is necessary to consider whether refusing 
planning permission and/or taking enforcement action would interfere with the 
human rights of the applicant/developer/recipient. These rights are ‘qualified’, 
so committee must decide whether any interference is in accordance with 
planning law, has a legitimate aim and is proportionate. 
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8.4 The impact on the human rights of an applicant or other interested person 
must be balanced against the public interest in terms of protecting the 
environment and the rights of other people living in the area. 

8.5 Case law has confirmed that the processes for determination of planning 
appeals by the Secretary of State are lawful and do not breach Article 6 (right 
to a fair trial). 

9 Background Papers 
 Individual planning applications are available for inspection on line at 

www.leicester.gov.uk/planning. Other reasonable arrangements for inspecting 
application documents can be made on request by e-mailing 
planning@leicester.gov.uk . Comments and representations on individual 
applications are kept on application files, which can be inspected on line in the 
relevant application record. 

10 Consultations 
 Consultations with other services and external organisations are referred to in 

individual reports. 
11 Report Author 

Grant Butterworth grant.butterworth@leicester.gov.uk (0116) 454 5044 
(internal 37 5044). 
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COMMITTEE REPORT 
  
  
  
20251441 94-98 Regent Road 

Proposal: 

Change of use from educational use (Class F1) to student 
accommodation (16 cluster flats including 98 bedrooms) (Sui 
Generis); construction of single storey extension at front; infill third 
floor extensions at the rear; access gate; associated landscaping 
and parking; alterations (amended plans received 12/03/2026 and 
23/04/2026) (subject to section 106 agreement) 

Applicant: Mr Charles Simmons 
App type: Operational development - full application 
Status: Smallscale Major Development 
Expiry Date: 7 May 2026 
RB TEAM:  PM WARD:  Castle 

 

 
©Crown Copyright Reserved. Leicester City Council Licence 100019264(2025). Ordnance Survey 
mapping does not imply any ownership boundaries and does not always denote the exact ground 
features. 

Summary  

• The application is brought to committee due to an objection by one of the 
ward councillors, Cllr Kitterick, on living conditions and insufficient outdoor 
amenity space provision. 

• The main considerations are the principle of development, design, 
neighbouring residential amenity and living conditions.  

2

38

110

99

6

Hotel

104

2

110

Stonesby Mews

1 to 7
44

99

6

Hotel

104

26 to 30

El Sub Stas
91

Reformed Church22

23

United

Stonesby Mews

1 to 9

1 to 7

Stonesby Square

44

St Stephen's

95

97

26 to 30

24

Reformed Church22

United

1 to 9
Stonesby Square

St Stephen's

24

The Regent
Sports and

73

Social Club

81 to 89

86 to 92

79

94

25

El
 S

ub
 S

ta

1

96

80

95

100

101

1 to 18

98

The Regent
Sports and

73

Social Club

El Sub Stas

81 to 89

86 to 92

79
91

94

25

23

38

El
 S

ub
 S

ta

1

96

80

95

95

97

100

101

1 to 18

98

68.9m

68.9m

68.9m

68.9m

Public Park

LB

Si
gn

al
 G

an
try

Ri
sin

g 
Bo

lla
rd

s

TCB

SM

SM

M
P 

98
.7

5

De Montfort Square

Statue

Public Park

LB

Si
gn

al
 G

an
try

Ri
sin

g 
Bo

lla
rd

s

TCB

SM

SM

M
P 

98
.7

5

De Montfort Square

Statue

)

)

2

))

)

)

)

2

))

)

PRINCESS ROAD EAST

TI
GE

RS
 W

AY

REGENT ROAD

DE
 M

ON
TF

OR
T 

ST
RE

ET

DE
 M

ON
TF

OR
T 

SQ
UA

RE

5

Item 5a



• No representations were received from neighbours.  
• The recommendation is to grant conditional approval subject to section 106 

agreement for NHS and open space contributions.  

The Site  
The application relates to two 4 storey buildings that were most recently in 
educational use (Class F1). The buildings date from the mid 20th Century with 94 
Regent Road being built in 1960s and 96-98 Regent Road being built in 1970s. 
The site is within an area of predominantly commercial buildings within the city 
centre.  
There is an existing car parking area to the front of 94 Regent Road providing 5 car 
parking spaces. 
There is a block of 26 residential flats to the north of the site at 79 Princess Road 
East, a row of 2.5 storey buildings to the east of the site along Regent Road that are 
mostly in use as commercial or community centre uses and 6 storey building to the 
west, currently being used for a mix of office and educational uses. 
In terms of planning designations, the site is in the city centre, within the strategic 
regeneration area and a primarily office area. In terms of constraints, the site is in a 
critical drainage area, the New Walk Conservation Area, an Article 4 Direction area 
to remove permitted development rights for the changes of use from residential 
dwellings within the C3 Use Class to Houses in Multiple Occupation within the C4 
Use Class.  
The buildings are currently vacant.  
Background 

Application 007430 for the erection of 4 storey office block at 94 Regent Road was 
approved on 07/06/1963. 94 Regent Road was constructed in accordance with this 
permission. 
Application 024096 for the demolition of dwellinghouses and development of site by 
erection of an office building at 96-98 Regent Road was approved on 14/04/1972. 
96-98 Regent Road was constructed in accordance with this permission. 
Application 20090749 for the change of use of 94 Regent Road and 96-98 Regent 
Road from offices (Class B1) to education (Class D1) was approved on 27/08/2009. 
This permission was implemented.  

The Proposal   
The proposal is for the change of use of both the building at 94 Regent Road and the 
building at 96-98 Regent Road from educational use (Class F1) to student 
accommodation, comprising of 16 cluster flats.  
The building would be altered internally to provide with 4 flats on each floor. All flats 
would have a communal area comprising of a kitchen/lounge space and all 
bedrooms would have an ensuite shower room. 
The ground floor would provide a communal lobby with lounge, workspace area and 
post area. 4 cluster flats would also be located at ground floor level. Three flats 
would have 6 bedrooms and one flat would have 5 bedrooms. There would also be a 
cleaners’ area. 
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The layout of the first and second floors would be identical with 4 cluster flats on 
each floor. Three flats on each floor would have 6 bedrooms and one flat would have 
7 bedrooms. All of the floors would have a cleaners’ area. 
The 5 bedroom cluster flat would measure 154sqm in total, with the communal area 
25sqm and the bedrooms ranging from 17 to 19sqm. 
The 6 bedroom cluster flats would measure between 150sqm and 202sqm, with the 
bedrooms ranging from 12sqm to 24sqm. 
The 7 bedroom cluster flats would be 183sqm, with the communal areas 25sqm and 
the bedrooms ranging from 14sqm to 20sqm. 
The layout of the third floor would be nearly identical to the first and second floors, 
but one of the 6 bed cluster flats would be 11sqm smaller than on the lower levels 
due to the existing setback of the third floor at 96-98 Regent Road. The bedrooms in 
this flat would be 11.5sqm to 14.5sqm. The communal area would remain the same 
as the lower floors. 
A single storey flat roof extension is proposed to the front of the buildings, fronting 
Regent Road. This extension would measure 3.3m in height, 12.3m in width and 
4.4m in total depth. The extension would be sited between the existing 4 storey 
projections at the front of both buildings and would be set 1.1m back from the 
forward most façade. The front elevation would be finished in cream monocouche 
render.  
There would be four infill extensions to the rear of the property at third floor level that 
would increase the floor area of the third floor to the same as the lower floors. 
Materials would be used to match the appearance of the lower floors. 
Alterations to the existing building include the installation of aluminium farmed doors 
at ground floor level at the rear of the buildings, the bricking up of existing windows 
that would not be needed with red/orange brickwork to match the existing, the 
installation of obscure glazing to some of the existing windows. 
Associated landscaping to the front and rear of the buildings are proposed, with an 
area dedicated for communal external amenity space at the rear. 
4 car parking spaces, including one accessible space, are proposed to the front of 
the site and 61 cycle parking spaces are proposed at the rear of the site and within 
the rear of the building. 
During the course of the application process amended plans have been received to 
remove a fourth floor upward extension to both buildings. A larger lobby/communal 
area has been provided at ground floor level. Bin storage has been moved to the 
rear of the building. 
An addendum Heritage Impact Assessment has been received to address the 
changes. 
A C3 flat conversion strategy showing how the property could be converted to C3 (ie 
non student) residential use has also been submitted during the course of the 
application process. 

Policy Considerations  
National Planning Policy Framework 2024  

7



Paragraph 2 (Primacy of development plan)  
Paragraph 11 (Sustainable development)  
Paragraph 56 (Planning obligations)  
Paragraph 57 (Planning conditions)  
Paragraph 58 (Tests for planning obligations)  
Paragraph 61 (Housing supply)  
Paragraph 73 (Small housing sites)  
Paragraph 85 (Economic growth)  
Paragraph 103 (Access to open spaces)  
Paragraph 109 (Transport impacts and patterns)  
Paragraph 110 (Development in sustainable locations)  
Paragraph 115 (Assessing transport issues)  
Paragraph 116 (Highways impact)  
Paragraph 117 (Highways requirements for development)  
Paragraph 118 (Travel plan)  
Paragraph 124 (Effective use of land for homes/other uses)  
Paragraph 125 (Urban land considerations)  
Paragraph 127 (Changing demand for land)  
Paragraph 129 (Making efficient use of land)  
Paragraph 131 (High quality, beautiful and sustainable buildings)  
Paragraph 135 (Good design and amenity)  
Paragraph 136 (Trees)  
Paragraph 139 (Design decisions)  
Paragraph 140 (Plans, Materials and Conditions) 
Paragraph 161 (Climate impacts)  
Paragraph 163 (Mitigate/adapt to climate change)  
Paragraph 167 (Sustainable heating e.g. heat pumps)  
Paragraph 181 (Flood risk considerations and SuDS)  
Paragraph 182 (Incorporating SuDS)  
Paragraph 187 (Natural environment considerations)  
Paragraph 193 (Biodiversity in planning decisions)  
Paragraph 196 (Land instability or contamination)  
Paragraph 198 (Noise and light pollution)  
Paragraph 199 (Air quality considerations)  
Paragraph 200 (Agent of change)  
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Paragraph 208 (Heritage as an irreplaceable resource)  
Paragraph 210 and 212 (Significance of heritage assets) 
Core Strategy 2014 and Local Plan 2006  
Development Plan policies are listed at the end of the report.   
Emerging Local Plan  
On the 26th of March 2026, the Council approved the Leicester Local Plan 2020-
2036 for adoption. The adoption of the emerging Local Plan is intended to take place 
in May 2026. Once adopted, there will be a judicial review period of six weeks. 
In accordance with paragraph 49 of the NPPF, weight can be given to the emerging 
Local Plan and as it progresses, more weight can be afforded to the policies in the 
emerging Local Plan. As such, I consider that the emerging local plan policies below 
can be afforded significant weight.  
The proposal would be subject to the following emerging policies: 
CCFR01 (Sustainable Design and Construction) 
CCFR02 (Energy Statement) 
CCFR05 (Managing Flood Risk and Sustainable Drainage Systems) 
CDA01 (Central Development and Management Strategy)  
CDA02 (New Development within Character Areas)  
CHA09 (New Walk Character Area)  
DI01 (Developer Contributions and Infrastructure) 
DQP01 (Design Principles) 
DQP03 (Inclusive Design) 
DQP04 (Landscape Design) 
DQP06 (Residential Amenity) 
DQP07 (Recycling and Refuse Storage) 
HE01 (The Historic Environment) 
Ho08 (Student Residential Accommodation Development)  
SL01 (Location of Development)  
T01 (Sustainable Transport Network) 
T02 (Climate Change and Air Quality) 
T07 (Car Parking) 
TCR03 (City Centre)  
  
Further Relevant Documents  
Department for Communities and Local Government - Nationally Described Space 
Standard  (NDSS) 
Leicester City Council – Leicester Street Design Guide 2020  
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SPD Residential Amenity 2008  
Local Plan Appendix 001 – Vehicle Parking Standards 2006 
Student Housing SPD 2012 
Leicester City Corporate Guidance: Achieving Well Designed Homes 2019 
Green space SPD and calculations documents adopted April 2011 (revised July 
2013) 

Consultations  
Noise Pollution 
Providing the recommendations set out in the Noise Impact Assessment are 
implemented and a condition attached for construction hours, there are no concerns 
in relation to the proposal. 
Air Quality 
No objections to the application as submitted. 
Better Buildings 
No objections subject to the Sustainable Energy Statement being conditioned and 
operation of the sustainability measures have been installed. 
Conservation Advisory Panel (CAP) 
The Conservation Advisory Panel removed their original objection after the upward 
fourth floor extension was removed from the scheme. 
Local Highways Authority 
No objections subject to conditions. 
Lead Local Flooding Authority (LLFA)  
No objections subject to conditions securing additional details in relation to SuDS 
and foul drainage. 
Leicester, Leicestershire & Rutland Integrated Care Board  (LLRICB) 
Have requested a section 106 contribution of £39,200.00 for General Practice 
services. 
Parks/Green Spaces 
Have requested a section 106 contribution of £60,597.00 for the improvement of 
Open Space provision within the City Centre (New Walk, Victoria Park and/or Nelson 
Mandela Park) . 

Representations  
One objection was received in relation to the proposal. 
Cllr Kitterick has objected to the application for the following reasons: 

• The development as proposed will represent an unacceptable living 
environment for future occupants of the property as all the cluster flats are 
universally below the National Designated Space Standards. 

• There is a poor provision of open space. 
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Consideration  
Principle of Development  
Local Plan policies set out the importance of the city centre as a sub-regional 
shopping, leisure, historic, tourist and cultural destination.   
The site is within the strategic regeneration area as outlined in Core Strategy policy 
CS04, which is aimed to be the focus of major housing development, employment, 
and physical regeneration to provide the impetus for economic, environmental, and 
social investment and provide benefits for existing and future residents and those 
who work, visit and learn within the city.  

The site is located within the Professional Office Area as set out in Core Strategy 
policy CS10 and the Primarily Office Area set out in saved Local Plan Policy E06. 
Policy CS10 also supports business and economic development including provision 
of office space.  
The proposed development would not result in the loss of existing office space, as 
the office space was already lost when planning permission 20090749 for the 
change of use to educational use was implemented. As such, the loss of office space 
cannot be considered in relation to this application. 
Emerging Local Plan policy CHA09 for development within the New Walk character 
area sets out that development should be: 
• ‘…Delivering small scale offices and retaining existing offices where their quality 
permits (Class E (g)(i))  
• Allowing new education Uses (F1 (a))  
• Providing high quality residential (Class C3) and student accommodation (Sui 
Generis) on existing vacant plots  
• Supporting growth in residential uses    
• Encouraging the retention of existing office space where its quality permits, to 
maintain the dominance of these uses   
• Encouraging the renovation and re-use of empty buildings to maintain heritage 
character and reducing consumption of new materials  …’ 
As the previous office use has ceased, the policy encourages the renovation of 
empty buildings and student accommodation is an acceptable use in the area, the 
proposed student accommodation use is therefore considered appropriate for the 
location. 

The proposal site is within the city centre where Core Strategy (2014) Policy CS12 
‘City Centre’ is applicable. The policy supports residential development in the city 
centre area, “whether by conversion of redundant buildings or new build, where an 
acceptable living environment can be maintained or created”. Furthermore, Core 
Strategy policy CS06 requires the city to meet housing need and demand. 
  
Emerging Local Plan policy SL01 sets out that “the Council will support applications 
for student accommodation that help to meet the City’s requirement for 4,800 units 
over the plan period where appropriate in accordance with Policy Ho08”.  Emerging 
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policy SL01 sets out that there is a demand for student accommodation and so some 
weight is afforded to this in terms of the principle of the proposed use. The proposal 
meets the criteria set out in Ho08, except for the provision of a mix of uses on the 
ground floor; however this is encouraged and not required within the policy. 

The adopted Student Housing SPD (2012) provides criteria for new purpose-built 
student accommodation.  The criteria set out in the Student Housing SPD (2012) are 
set out as follows: 

• The development meets an identified need for the type of accommodation 
proposed; 

• Development is within reasonable walking distance of the two university 
campuses; 

• The scale of the development, including height and massing of the buildings, 
should be designed to not adversely conflict with adjacent properties or the 
general residential environment of the surrounding area; 

• When considered with existing nearby student housing provision, the 
development should not have an unacceptable cumulative impact upon 
surrounding residential neighbourhoods. 

• The layout, standards and facilities provided in the development ensure a 
positive living experience; 

• Appropriate management is in place to minimise potential negative impacts 
from occupants or the development on surrounding properties and 
neighbourhoods, and to create a positive and safe living environment for 
students 

  
The applicant has submitted a statement of student need with the application that I 
consider addresses the above points 1-5 satisfactorily. Management plans have 
been submitted by the applicant, which I consider are sufficient to address point 6. 
However, I consider that further information is required, which can be provided pre-
occupation once more information is available in relation to the operation of the 
development. 
The site would meet criteria listed in the current SPD that the development is within 
reasonable walking distance to campuses of both the University of Leicester and De 
Montfort University. The site is not in a high-density suburban residential area where 
the proposed development could result in significant impacts on nearby residential 
occupiers. Flatted residential development is located close to the application site and 
is of a similar nature in terms of relationship with the public realm. 
The development of 98 student bedspaces would provide a material increase to the 
housing supply in the city. The proposal would provide accommodation for students, 
for which there is an evidenced need, and the extra provision would also relieve 
some pressure from student use of the private rented housing stock.  
The student management plan sets out how move-in and move-out periods will be 
managed, providing an appointment booking system, the promotion of sustainable 
travel options and sets out the car-free nature of the development. A management 
plan sets out how security, noise and communal areas will be managed. I am 
satisfied that the proposed use, if managed in accordance with the plans, would 
likely avoid any harmful impacts to the surrounding area and to the future occupiers 
of the site and the plan can be suitably conditioned. However, the applicant 
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acknowledges that further details can be submitted once there is more details about 
the end use can be provided. I consider it reasonable for these details to be secured 
by condition prior to the occupation of the development.  
I consider that the loss of educational space would not weigh significantly against the 
development and the proposed use would be appropriate in accordance with policy 
CS06 and emerging policies SL01, Ho08 and CHA09. I consider significant weight 
can be given in favour of the proposal in regard to the principle of development.  
Living conditions 
NPPF paragraphs 135f and 199, saved Local Plan policies PS10 and PS11 and 
emerging policies DQP03 and DQP06 require developments to provide a high 
standard of amenity for future residents.   
The cluster flats would all exceed the amenity and space guidance for Houses in 
Multiple Occupations as set out in the Leicester City Corporate Guidance: Achieving 
Well Designed Homes (2019).  
The bedrooms, all 11.5sqm and above, would provide space for the furniture 
required for occupation on a short to medium term including a single bed, a desk, 
cooking space within bedrooms that are 14sqm and above, wardrobe space and an 
en-suite shower room. The rooms provide suitable circulation spaces and therefore 
would provide suitable living conditions for the proposed use. 
Considering that, in addition to the bedrooms, there are internal communal areas 
suitable for kitchen and lounge facilities provided for each flat and a communal area 
provided within the lobby at ground floor level, I consider that the sizes of the flats 
would be appropriate for purpose student development.  
For avoidance of doubt the NDSS is a material consideration for proposals that fall 
within the Class C3 use class for residential proposals. As the proposal is for student 
accommodation that is a Sui Generis use (no use class), the NDSS cannot be 
applied directly to this proposal; however they can be used as a guide for 
assessment. Even when assessing the cluster flats against the equivalent NDSS 
standards for dwellings with comparable rooms, the proposed cluster flats would all 
exceed the minimum standards by at least 34sqm. 
In addition, the development provides the resident students with access to the 
shared outdoor amenity. SPD Residential Amenity (2008) sets out that 2sqm of 
private or communal amenity space should be provided for flats with two or more 
bedrooms. Although the cluster flats would provide 5 to 7 bed spaces each, they are 
still two or more bedroomed flats and so the scheme would require a total of 32sqm 
of communal amenity space. Approximately 65sqm of useable outdoor amenity 
space is provided at the rear of the property, which exceeds the requirement and is 
therefore considered to be acceptable especially when considered in the context of 
nearby open space at De Montfort Square, Nelson Mandela Park and New Walk and 
the proposed s106 improvement funding offered as part of the scheme. 
It is also worth noting that student occupation is predominantly used during term 
times for some 8 months of a year and often only for one academic year, during a 
time when students would have access to communal facilities on campus such as 
the library and other leisure-based spaces and often a main alternative residence. 
The applicant has provided a plan to indicate how the student accommodation could 
be re-configured through internal alterations into Class C3 residential units that meet 
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the NDSS standards. However, as the requirements for student accommodation are 
different to that for standard residential accommodation this development would be 
restricted to student accommodation through the approved description of the 
development, including the use class for student accommodation which is Sui 
Generis, and a condition.  
Under the provisions of the Town and Country Planning (Use Classes) Order no 
change of use from Sui Generis is permissible without the submission of a further 
planning application. Should someone wish in the future to change the use of the 
development, a full detailed planning application would be required to be submitted 
with all the required supporting documents for that proposal. The application would 
be assessed on its own merits, and the Council is in control of future applications for 
planning permission (subject to any call-in of the application by the Secretary of 
State or an appeal to an Inspector or the Secretary of State). If a future application is 
unacceptable, conditions may be imposed or planning obligations secured to render 
it acceptable, or if this is not possible, the application could be refused.  
One wheelchair accessible room has been provided on the ground floor, which has 
been designed to be M4(3) compliant. I consider it necessary to attach a condition to 
ensure that the room, communal area and associated accesses remain are 
compliant to the standard. 
I consider that all flats would have windows that would provide a reasonable level of 
outlook and light to all habitable rooms within the proposal. There would be a 
separation distance of 9.7m between bedrooms and the communal kitchen/lounges 
of the cluster flats sited at either side of the rear courtyard. As this is a city centre 
location and the scheme is for the conversion of an existing building, I consider that 
the relationship between these cluster flats is acceptable. 
A Daylight and Sunlight Assessment has been provided to assess whether sufficient 
light is afforded to each habitable room. Even with the previously proposed fourth 
floor extension, all habitable rooms were assessed to provide sufficient light for the 
future occupiers, so I consider this to be acceptable. 
The application site is within the city centre and near to buildings in commercial use. 
The applicant has submitted a Noise Impact Assessment to determine the noise 
levels for the future occupiers. The assessment identifies the potential noise sources 
and with noise measurements taken from the front of the site, adjacent to Regent 
Road and the rear of the site, close to the Regent Road Sports and Social Club. The 
report identifies that noise from the Regent Road Sports and Social Club was 
inaudible and the noise from Regent Road to the rear of the property was negligible.   
However, the report concludes that the Regent Road façade as medium risk from 
both noise and overheating and recommends acoustic trickle vents and mechanical 
ventilation for habitable rooms facing Regent Road. 
I accept the conclusion of the noise officer that if the recommendations made within 
the report are implemented during construction, then the environmental noise impact 
on the proposed flats will be adequately mitigated with windows closed. I consider it 
necessary for the insulation and overheating measures recommended within the 
report to be implemented prior to the first occupation of any dwelling. 
NPPF paragraph 199 requires proposals to mitigate air quality impacts. The Air 
Quality Officer has reviewed the proposal and accepted there are no significant 
issues with the proposal in relation to pollutants and is satisfied that the application 
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can be approved without the need for a condition to secure the provision of any 
additional information.  
The proposal would therefore not cause harm in regard to air pollution to future 
occupiers and as such accord with NPPF Paragraph 199. 
The proposed bin storage area would accommodate a satisfactory number of bins. 
The bins would be accessed from the rear of the site. I consider it necessary to 
attach a condition to ensure that the bin storage area is provided prior to first 
occupation of the flats. The bins would be collected by private bin collection 
company. I consider additional information in terms of a waste management plan to 
ensure that the arrangement would not result in a detriment to the living conditions of 
the future occupants. 
In conclusion, I consider that the proposal as amended would provide an acceptable 
level of accommodation for the future student occupiers and the proposal would 
comply with the relevant Local Plan and Core Strategy policies in regard to providing 
a satisfactory living environment. Speculation over future alternative residential uses 
would be subject to appropriate control.   
Residential Amenity (Neighbouring Occupiers) 
The proposed development is located near an existing residential blocks of flats at 
79 Princess Road East to the north. 
There would be no outlook from the rear of the proposed flats at the northern most 
part of the site towards the flats at 79 Princess Road East and the rear facing 
windows from the rear elevation of the main buildings would be over 24m from the 
windows within the nearby flats to the north. As such, I consider that the proposal 
would not have a significant effect on these properties. 
I consider that the infill extensions to the rear would have minimal impact on the light 
and outlook afforded to the habitable room windows of the flats at 79 Princess Road 
East, due to their size and positioning compared to the existing situation. 
There are no other residential properties within the vicinity that could be impacted by 
the development. 
I consider that the proposal would accord with saved local plan policy PS10 when 
taking into account the impact the proposed development would have on the amenity 
of nearby residential occupiers.  

Design and Heritage  
Core Strategy policies CS03 and CS18, NPPF paragraphs 135, 208, 210 and 212, 
and emerging local plan policies DQP01 and H01 require developments to be well-
designed and appropriate to the character and appearance of the area, whilst 
conserving the significance of heritage assets.  
The site is located within the New Walk Conservation Area.  
A flat roofed single storey extension is proposed to the front, which would be finished 
in cream silicone monocouche render with aluminium framed windows and doors. I 
consider it necessary for a condition to be attached to ensure that the materials 
details are submitted and approved in writing prior to external works commencing on 
the development. The extension would be set back 1.1m from the front most 
elevations of the existing buildings and so would not appear overly dominant when 
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viewed from Regent Road. The extension would provide a legible entrance to the 
development from Regent Road. 
Minor alterations are proposed to the building with some windows to the front and 
rear being obscure glazed. Infill brickwork and replacement windows and doors are 
proposed to the rear elevations. I consider that these materials details will need to be 
submitted within a materials schedule. I also consider it necessary for a small 
sample panel to be provided to allow for the composition and suitability of these 
materials to be assessed on site prior to the commencement of any external works. 
Enhanced landscaping is to be provided at the front and rear of the application site, 
which is appropriate.  
I consider it necessary to require specifications of external materials to be agreed via 
condition. Subject to this, the proposal would comply with the relevant adopted and 
emerging policies that relate to appearance and visual impact. The proposal would 
not result in a detrimental impact on the character and appearance of the New Walk 
Conservation Area. 
Sustainability  
Core Strategy policy CS02, emerging Local Plan policy CCFR01 and NPPF chapter 
14 require developments to be sustainably designed.  
The Sustainability Officer has confirmed that the approach outlined within the 
Sustainable Energy Statement and the submission is acceptable and can be suitably 
conditioned, providing additional details of the sustainable energy provisions are 
submitted. I consider this reasonable and necessary in accordance with NPPF 
paragraphs 166 and 167, Core Strategy policy CS02 and emerging policy CCFR01.  

Highways/Parking  
NPPF chapter 9, saved local plan policies AM01, AM02 and AM12, Core Strategy 
policy CS14 and emerging local plan policies T01, T02, T03 and T07 set out 
guidance for highways considerations.  
The site is in a highly sustainable location, only 600m from the city centre, with 
walking a cycling links to all the services, facilities and amenities therein. Bus routes 
and the railway station are also within walking and cycling distance. Notwithstanding 
this, the proposed 4 car parking spaces, including one accessible space, are 
acceptable.  
The application site currently benefits from a dropped kerb footway crossing which 
serves a parking forecourt at 94 Regent Road, which provides 5 standard parking 
spaces and an accessible space. The applicant proposes to reduce the parking to 
three spaces and one accessible space. The site is being developed as a car free 
scheme. Therefore, it is anticipated that the three spaces would be restricted to use 
during dates at the start and end of the academic year. The applicant has submitted 
a Student Arrivals and Departures & Parking Management Plan which is intended to 
ensure that “the student move-in and move-out activity is managed safely, efficiently 
and without adverse impacts on the operation of the local highway network”.  
Whilst welcome, the document is not specific to the proposed scheme. The 
document suggests that a time slot will be allocated to arriving/departing students, 
spread over a number of days. I consider it necessary to attach a condition to ensure 
that a revised Student Management Plan is submitted prior to occupation. 
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It is proposed that a pre-arrival information pack will be issued to each resident prior 
to arrival. I recommend that a condition is attached to ensure that the details of the 
pack to be resubmitted for approval prior to the premises being taken into use to 
ensure that it is fit for purpose.  
The development includes parking for 61 cycles which is in excess of the 
requirement of one cycle parking space per two bedspaces. I consider it necessary 
for the cycle parking spaces to be conditioned to be provided and retained prior to 
occupation and details of the cycle stores to be submitted and approved.  
The applicant has submitted a Travel Plan Statement with an example of a Travel 
Information Pack attached at Appendix A. The documents fall short of what is 
required. However, revised documents can be conditioned to be submitted and 
approved prior to first occupation.  
Subject to the above conditions, I consider that the proposal is acceptable in relation 
to highways matters. 
Ecology  
Core Strategy policy CS17, emerging local plan policies NE01 and NE02 and NPPF 
paragraphs 187 and 193 require developments to preserve and enhance the 
ecological environment.  
The application form confirms that the proposal is exempt from biodiversity net gain 
(BNG) as it is under the de minimis threshold for BNG provision. 
Based on the information that has been provided and the location of the 
development site, it was considered onerous for protected species surveys to be 
submitted. I consider that a note to the applicant should be attached to ensure that 
they are aware of the implications if any protected species are found on site. 
The proposal is therefore acceptable in respect of protected species.  
Landscaping 
Saved local plan policy UD06, emerging local plan policy DQP04 and NPPF 
paragraph 136 require developments to retain trees of amenity value wherever 
possible and encourage new planting.  
A landscaping plan has been submitted with the application which provides details of 
soft and hard landscaping. Specific details of planting and maintenance have not 
been provided. As such, I consider it necessary to attach a condition to ensure that a 
Landscape and Ecology Management Plan (LEMP) is submitted prior to any external 
works commencing. 
I consider that the landscaping details are acceptable subject to the above condition. 
Flood Risk and Drainage  
Core Strategy policy CS02 and emerging policy CCFR01 require development to 
mitigate effects of flood water and limit surface water run-off.   
The site is in Flood Zone 1, a Critical Drainage Area and is also shown to be at very 
low risk from surface water flooding. A Drainage Strategy report has been submitted, 
which proposes the use of rainwater harvesting, permeable paving and 
bioretention/rain gardens prior to a connection into the public surface water sewer. 
SuDS design details and an updated maintenance plan are required, which can be 
secured by way of condition. 
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Subject to the condition I consider the proposed development would accord with 
policy.  
Developer Contributions  
The LLRICB (NHS) have requested a developer contribution £39,200.00 to mitigate 
the increased demand for their services that would arise from the change of use.   
The parks/green spaces service have requested a developer contribution of 
£60,597.00 as the proposed residential development, within the Castle ward, will 
result in a net increase in the number of residents within an area which already 
exhibits a deficiency in green space. Opportunities to create new open space to 
address the other needs of the new residents are limited and therefore the service 
will be looking to make quality improvements to existing open space provision to 
minimise the impact of this development.  
These contributions will be secured by a S106 legal agreement in accordance with 
Core Strategy policy CS19 and emerging local plan policy DI01.   
Conclusion  
The proposal would provide acceptable living conditions for future students in terms 
of suitable sizes of the cluster flats proposed and suitable indoor and outdoor 
amenity space. Subject to conditions, flood risk, drainage, highways, landscaping, 
the materials, the impact on the New Walk Conservation Area, sustainable energy 
would be acceptable and the management of the scheme. I therefore recommend 
conditional approval subject to prior completion of a section 106 agreement to 
secure financial contributions for the LLR ICB and parks/open spaces.  
  
I recommend that this application is APPROVED subject to conditions and 
completion of a S106 Agreement to cover NHS and Parks/Green Space 
contributions: 
CONDITIONS 
  
1. The development shall be begun within three years from the date of this 

permission. (To comply with Section 91 of the Town & Country Planning Act 
1990.) 

  
2. The flats shall only be occupied by students enrolled on full-time courses at 

further and higher education establishments, or students working at a medical 
or educational institution as part of their medical or education course. The 
owner, landlord or authority in control of the development shall keep an up-to-
date register of the name of each person in occupation of the development 
together with course(s) attended, and shall make the register available for 
inspection by the Local Planning Authority on demand at all reasonable times. 
(To enable the Local Planning Authority to consider the need for affordable 
housing in accordance with Core Strategy Policy CS07, and residential 
amenity standards for any alternative residential use in accordance with 
saved policies H07 and PS10 of the City of Leicester Local Plan and Core 
Strategy policies CS03 and CS06, and parking provision in accordance with 
saved policies AM02 and AM12 of the City of Leicester Local Plan.) 
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3. No construction or demolition work, other than unforeseen emergency work, 
shall be undertaken outside of the hours of 0730 to 1800 Monday to Friday, 
0730 to 1300 Saturday or at any time on Sundays or Bank Holidays, unless 
the methodology has been submitted to the City Council Noise and Pollution 
Control Team. The methodology must be submitted at least 10 working days 
before such work commences and agreed, in writing, by the City Council 
Noise and Pollution Control Team.  
The City Council Noise and Pollution Control Team shall be notified of any 
unforeseen emergency work as soon as is practical after the necessity of 
such work has been decided by the developer or by anyone undertaking the 
works on the developer's behalf.  
(In the interests of the amenities of nearby occupiers, and in accordance with 
saved policy PS10 of the City of Leicester Local Plan.)  

  
4. Prior to the commencement of development full details of the Sustainable 

Drainage System (SuDS) together with implementation, long term 
maintenance and management of the system shall be submitted to and 
approved in writing by the Local Planning Authority. No flat shall be occupied 
until the system has been implemented. It shall thereafter be managed and 
maintained in accordance with the approved details. Those details shall 
include: (i) full design details, (ii) a timetable for its implementation, and (iii) a 
management and maintenance plan for the lifetime of the development, which 
shall include the arrangements for adoption by any public body or statutory 
undertaker, or any other arrangements to secure the operation of the system 
throughout its lifetime. (To reduce surface water runoff and to secure other 
related benefits in accordance with policy CS02 of the Core Strategy. To 
ensure that the details are agreed in time to be incorporated into the 
development, this is a PRE-COMMENCEMENT condition). 

  
5. Prior to the commencement of development details of foul drainage, shall be 

submitted to and approved in writing by the Local Planning Authority. No flat 
shall be occupied until the drainage has been installed in accordance with the 
approved details. It shall be retained and maintained thereafter. (To ensure 
appropriate drainage is installed in accordance with policy CS02 of the Core 
Strategy. To ensure that the details are agreed in time to be incorporated into 
the development, this is a PRE-COMMENCEMENT condition). 

  
6. Prior to first occupation of any flat the noise insulation measures set out in the 

Noise Impact Assessment received 01/09/2025 shall be installed, retained 
and maintained thereafter.  (In order to secure a satisfactory living 
environment for occupiers, and in accordance with saved policies PS10 and 
PS11 of the City of Leicester Local Plan.) 

  
7. Prior to first occupation of any flat, mechanical ventilation with heat recovery, 

including capacity to provide four air changes per hour for all habitable rooms, 
shall be installed to each flat fronting Regent Road to meet the standards 
detailed in section 5 of the Noise Impact Assessment received 01/09/2025. 
The ventilation shall be installed in full accordance with the approved details 
and the installations shall be retained and maintained thereafter.  (In order to 
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secure a satisfactory living environment for occupiers, and in accordance with 
saved policies PS10 and PS11 of the City of Leicester Local Plan.) 

  
8. The development shall not be occupied until the approved store for refuse 

bins has been provided in full accordance with the approved plans and is 
accessible to all occupiers. The bin store shall be retained thereafter for the 
storage of refuse in connection with the use and occupation of the 
development and all refuse bins shall be kept within the designated area other 
than on refuse collection days. (To ensure adequate facilities for the storage 
and collection of refuse and to protect the amenity of the area in accordance 
with saved policy PS10 of the City of Leicester Local Plan and Core Strategy 
policy CS03). 

  
9. Prior to the commencement of any external works, a full materials schedule 

including all external materials shall be submitted to and approved in writing 
by the Local Planning Authority. The materials shall be in broad accordance 
with the specifications submitted as part of this application and shall include 
manufacturers specifications and RAL colour. (In the interests of visual 
amenity and the character and appearance of the New Walk Conservation 
Area, and in accordance with Core Strategy policies CS03 and CS18). 

  
10. Prior to the commencement of development full design details of on-site 

installations to provide energy efficiency and renewable energy measures, in 
accordance with the information provided within the Energy Statement Ref: 
22833 received 06/10/2025, shall be submitted to and approved in writing by 
the Local Planning Authority. The development shall be constructed in 
accordance with the approved details. No part of the development shall be 
occupied until evidence demonstrating satisfactory operation of the approved 
scheme including on-site installation has been submitted to and approved in 
writing by the City Council as Local Planning Authority. The installations shall 
be retained and maintained thereafter. (In the interests of securing carbon 
reduction and energy efficiency and in accordance with Core Strategy policy 
CS02. To ensure that the details are agreed in time to be incorporated into the 
development, this is a PRE-COMMENCEMENT condition).     
       

  
11. No part of the development shall be occupied until the following works have 

been carried out in accordance with the written details approved in advance 
by the Local Planning Authority: (a) alterations to footway crossing(s); (b) 
reinstatement of any redundant footway crossings and or damaged or altered 
areas of footway or other highway. (To ensure a satisfactory means of access 
to the highway, and in accordance with saved policy AM01 of the City of 
Leicester Local Plan and Core Strategy policy CS03.) 

  
12. No part of the development shall be occupied until secure and covered cycle 

parking for 61 cycles has been provided in full accordance with written details, 
including plans and elevations to show the design of the cycle stores, to be 
submitted to and approved in writing by the Local Planning Authority. The 
cycle parking shall be retained thereafter for its designated use. (In the 
interests of the satisfactory development of the site and in accordance with 

20



saved policy AM02 of the City of Leicester Local Plan and Core Strategy 
Policy CS03). 

  
13. Before the occupation of any part of the development, all parking areas shall 

be surfaced and marked out in full accordance with the approved plans. The 
parking areas shall be retained for parking and not used for any other purpose 
throughout the lifetime of the development. (To ensure that parking can take 
place in a satisfactory manner, and in accordance with saved policy AM01 of 
the City of Leicester Local Plan and Core Strategy policy CS03.) 

  
14. Notwithstanding the submitted Travel Plan Statement received on 06/10/2025, 

no part of the development shall be occupied until a Travel Plan for the 
development has been submitted to and approved in writing by the Local 
Planning Authority and shall be carried out in accordance with a timetable to 
be contained within the Travel Plan, unless otherwise agreed in writing by the 
Local Planning Authority. The plan shall (a) assess the site in terms of 
transport choice for staff, users of services, visitors and deliveries; (b) 
consider pre-trip mode choice, measures to promote more sustainable modes 
of transport such as walking, cycling, car share and public transport (including 
providing a personal journey planner, information for bus routes, bus 
discounts available, cycling routes, cycle discounts available and retailers, 
health benefits of walking, car sharing information, information on sustainable 
journey plans, notice boards) over choosing to drive to and from the site as a 
single occupancy vehicle users, so that all users have awareness of 
sustainable travel options; (c) identify marketing, promotion and reward 
schemes to promote sustainable travel and look at a parking management 
scheme to discourage off-site parking; (d) include provision for monitoring 
travel modes (including travel surveys) of all users and patterns at regular 
intervals, for a minimum of 5 years from the first occupation of the 
development brought into use. The plan shall be maintained and operated 
thereafter. (To promote sustainable transport and in accordance with saved 
policies AM01, AM02 and AM11 of the City of Leicester Local Plan and 
policies CS14 and CS15 of the Core Strategy). 

  
15. Prior to occupation of the development, each unit of the development shall be 

provided with a hard copy as well as a digital link of a 'Residential Travel 
Pack'. An electronic copy will also be provided as part of a weblink for future 
occupiers. The contents of the Pack shall be submitted to and approved in 
advance in writing by the Local Planning Authority. The Pack shall include 
web and mobile phone app links to a sustainable travel journey planner, 
walking, cycling and bus online maps, links to sustainable travel discounts 
available, links to real time bus and rail availability, local taxi information, car 
share information, the citywide Hop! service, links to ‘park and ride’ 
availability, a map of the local electric car charging points available. A map is 
needed showing corresponding links of the local amenities and facilities in the 
area to promote sustainable trips. (In the interest of sustainable development 
and in accordance with saved policy AM02 of the City of Leicester Local Plan 
and policy CS14 of the Core Strategy). 
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16. Notwithstanding the submitted Student Arrivals and Departures & Parking 
Management Plan, an updated Student Management Plan shall be submitted 
to and approved in writing by the Local Planning Authority before the first 
occupation of the development. The plan shall set out procedures for:   
(a) how the arrival and departure of students at the start and end of tenancies 
will be managed;  
(b) how servicing and deliveries will be managed;  
(c) the level of parking provision for all forms of vehicles including bicycles 
and powered two wheelers  
(d) the security of the development and its occupiers;   
(e) maintaining the external areas of the site;    
(f) dealing with any issues or complaints arising from the occupiers of nearby 
properties, including details of how management contact details will be made 
available to neighbours.    
The development shall be operated in accordance with these approved 
details. (To ensure the impact of the scheme on highway safety, the 
surrounding area and in the interests of the safety and security of its 
occupiers, is acceptable, and in accordance with policies CS03, CS06, CS14 
& CS15 of the Core Strategy and saved policies AM12 & PS10 of the City of 
Leicester Local Plan 2006.) 

  
17. Prior to the commencement of any external works, a detailed Landscape and 

Ecological Management Plan (LEMP), in broad accordance with Proposed 
Site Plan ref 25009-P-102 rev B, received 12/03/2026, showing the treatment 
and maintenance of all parts of the site which will remain unbuilt upon shall be 
submitted to and approved in writing by the Local Planning Authority. No part 
of the development shall be occupied until the LEMP has been implemented 
in accordance with the approved details. This scheme shall include details of: 
(i) new tree and shrub planting, including plant type, size, quantities and 
locations; (ii) means of planting, staking, and tying of trees, including tree 
guards; (iii) other surface treatments; (iv) any changes in levels; (v) the 
position and depth of service and/or drainage runs (which may affect tree 
roots); (vi) any boundary treatment. 
For a period of not less than five years from the date of planting, the applicant 
or owners of the land shall maintain all planted material. This material shall be 
replaced if it dies, is removed or becomes seriously diseased. The 
replacement planting shall be completed in the next planting season in 
accordance with the approved landscaping scheme. (In the interest of 
biodiversity, amenity and the character and appearance of the area, and in 
accordance with saved policy UD06 of the City of Leicester Local Plan and 
Core Strategy policies CS03 and CS17.). 
 

18. Notwithstanding the submitted Management Plan received 06/10/2025, prior 
to the occupation of any unit, a revised, site-specific management plan, 
including staffing arrangements, cleaning arrangements, noise mitigation and 
attenuation Issues and security measures, shall be submitted to and approved 
in writing by the Local Planning Authority. At all times the scheme shall be 
managed and operated in full accordance with the approved plan. (To ensure 
the development is properly managed so as to minimise its effect on the 
surrounding area and in the interests of the safety and security of its 
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occupiers in accordance with saved policy PS10 of the City of Leicester Local 
Plan and Core Strategy policies CS03, CS06 and CS15).  

  
19. The development shall not be occupied until a waste management plan has 

been submitted to and approved in writing by the Local Planning Authority. 
The plan shall include details of:   
(a) location and surfacing of refuse collection point and refuse store,   
(b) signage directing residents to the refuse store and advising them of 
contact details for the management company, such signage to be retained 
throughout the lifetime of the development and updated within seven days 
when such contact details change,   
(c) provision for persons with mobility and other limitations to use the refuse 
store,   
(d) arrangements for cleaning and maintenance of the refuse collection point 
and refuse store,   
(e) contact details for any management company responsible for the site,   
(f) provision for any change to the management company, or change to 
contact details for that company, to be advised to the local planning authority 
within seven days of the change of responsibility or details taking effect.   
The development shall not be occupied or used other than in accordance with 
the approved plan.   
(To ensure adequate facilities for the storage and collection of refuse and to 
protect the amenity of the area in accordance with saved policy PS10 of the 
City of Leicester Local Plan and Core Strategy policies CS03, CS06 and 
CS15). 

  
20. The development shall be carried out so as to provide level access throughout 

the communal parts of the development in accordance with the requirements 
of Part M of the Building Regulations, and also to provide 1 wheelchair 
accessible accommodation unit.  On completion of the scheme and prior to 
occupation of any part of the development a completion certificate signed by 
the relevant inspecting Building Control Body shall be submitted to the City 
Council as local planning authority certifying compliance with the above 
standard. (To ensure that the development provides access for all in 
accordance with Core Strategy policy CS03.) 

  
21.     The proposed development shall relate solely to the following approved plans:  

SUBMITTED 12th March 2026 
• Proposed Site Plans, 25,009-P-102 rev B 
• Proposed Ground and First Floor Plans, 25,009-P-110 rev F 
• Proposed Elevations 1 of 3, 25,009-P-120 rev B 
• Proposed Elevations 2 of 3, 25,009-P-121 rev B 
• Proposed Elevations 3 of 3, 25,009-P-122 rev B 
SUBMITTED 23th April 2026 
• Proposed Second and Third Floor Plans, 25,009-P-111 rev E 
(For the avoidance of doubt) 

  
NOTES FOR APPLICANT 
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1. There are statutory exemptions and transitional arrangements which mean 
that the biodiversity gain condition does not always apply. 
Based on the information available, this permission is considered to be one 
which will not require the approval of a biodiversity gain plan before 
development is begun because the following statutory exemption/transitional 
arrangement is considered to apply:  
Development below the de minimis threshold, meaning development which: 
i) does not impact an onsite priority habitat (a habitat specified in a list 
published under section 41 of the Natural Environment and Rural 
Communities Act 2006); and 
ii) impacts less than 25 square metres of onsite habitat that has biodiversity 
value greater than zero and less than 5 metres in length of onsite linear 
habitat (as defined in the statutory metric). 

  
2. Please note it is a criminal offence to kill, injure or disturb protected species 

and their habitat in accordance with the Wildlife and Countryside Act (1981) 
as amended and The Habitat & Species Regulations (2010). If during the 
demolition a protected species is found, work must cease immediately and a 
suitably qualified ecologist or Natural England be contacted. 

  
3. Leicester Street Design Guide (First Edition) has now replaced the 6Cs 

Design Guide (v2017) for street design and new development in Leicester. It 
provides design guidance on a wide range of highway related matters 
including access, parking, cycle storage. It also applies to Highways Act 
S38/278 applications and technical approval for the Leicester City highway 
authority area.  The guide can be found at:  
https://www.leicester.gov.uk/your-council/city-mayor-peter-soulsby/key-
strategy-documents/ 
The Highway Authority’s permission is required under the Highways Act 1980 
and the New Roads and Street Works Act 1991 for all works on or in the 
highway. 
For new road construction or alterations to existing highway the developer 
must enter into an Agreement with the Highway Authority. For more 
information please contact highwaysdc@leicester.gov.uk. 

  
4. It is unlikely that any construction or demolition work will be agreed outside of 

the hours detailed within condition 3 unless the City Council Noise and 
Pollution Control Team is satisfied that: 
a) the work will not be detrimental to occupiers of neighbouring properties or; 
b) the developer can demonstrate that there is no practicable alternative to 
the proposed work taking place outside of these hours. 

  
5. The City Council, as local planning authority has acted positively and 

proactively in determining this application by assessing the proposal against 
all material considerations, including planning policies and any 
representations that may have been received. This planning application has 
been the subject of positive and proactive discussions with the applicant 
during the process (and/or pre-application).  
The decision to grant planning permission with appropriate conditions taking 
account of those material considerations in accordance with the presumption 
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in favour of sustainable development as set out in the NPPF 2024 is 
considered to be a positive outcome of these discussions.  

  
Policies relating to this recommendation 
2006_AM01 Planning permission will only be granted where the needs of pedestrians and people 

with disabilities are incorporated into the design and routes are as direct as possible 
to key destinations.  

2006_AM02 Planning permission will only be granted where the needs of cyclists have been 
incorporated into the design and new or improved cycling routes should link directly 
and safely to key destinations.  

2006_AM12 Levels of car parking for residential development will be determined in accordance 
with the standards in Appendix 01.  

2006_E06 Planning permission granted for the development of B1 offices and criteria for the 
development of complementary uses.  

2006_H07 Criteria for the development of new flats and the conversion of existing buildings to 
self-contained flats.  

2006_PS10 Criteria will be used to assess planning applications which concern the amenity of 
existing or proposed residents.  

2006_PS11 Control over proposals which have the potential to pollute, and over proposals which 
are sensitive to pollution near existing polluting uses; support for alternative fuels etc.
  

2006_UD06 New development should not impinge upon landscape features that have amenity 
value whether they are within or outside the site unless it can meet criteria.  

2014_CS02 Development must mitigate and adapt to climate change and reduce greenhouse gas 
emissions. The policy sets out principles which provide the climate change policy 
context for the City.  

2014_CS03 The Council will require high quality, well designed developments that contribute 
positively to the character and appearance of the local natural and built environment. 
The policy sets out design objectives for urban form, connections and access, public 
spaces, the historic environment, and 'Building for Life'.  

2014_CS04 The Strategic Regeneration Area will be the focus of major housing development and 
physical change to provide the impetus for economic, environmental and social 
investment and provide benefits for existing communities. New development must be 
comprehensive and co-ordinated. The policy gives detailed requirements for various 
parts of the Area.  

2014_CS06 The policy sets out measures to ensure that the overall housing requirements for the 
City can be met; and to ensure that new housing meets the needs of City residents.
  

2014_CS08 Neighbourhoods should be sustainable places that people choose to live and work in 
and where everyday facilities are available to local people. The policy sets out 
requirements for various neighbourhood areas in the City.  

2014_CS10 The Council will seek to ensure that Leicester has a thriving and diverse business 
community that attracts jobs and investment to the City. The policy sets out proposals 
to achieve this objective.  

2014_CS12 In recognition of the City Centre's role in the City's economy and wider regeneration, 
the policy sets out strategies and measures to promote its growth as a sub-regional 
shopping, leisure, historic and cultural destination, and the most accessible and 
sustainable location for main town centre uses.  

2014_CS14 The Council will seek to ensure that new development is easily accessible to all future 
users including by alternative means of travel to the car; and will aim to develop and 
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maintain a Transport Network that will maximise accessibility, manage congestion 
and air quality, and accommodate the impacts of new development.  

2014_CS15 To meet the key aim of reducing Leicester's contribution to climate change, the policy 
sets out measures to help manage congestion on the City roads.  

2014_CS17 The policy sets out measures to require new development to maintain, enhance and 
strengthen connections for wildlife, both within and beyond the identified biodiversity 
network.  

2014_CS18 The Council will protect and seek opportunities to enhance the historic environment 
including the character and setting of designated and other heritage assets.  

2014_CS19 New development must be supported by the required infrastructure at the appropriate 
stage. Developer contributions will be sought where needs arise as a result of the 
development either individually or collectively.   
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