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Summary

o Brought to committee given the number of objections

o 15 Objections from 13 Leicester addresses on the grounds of
character, noise and disturbance, traffic, parking, anti-social behaviour,
crime and general safety, loss of a family home.

o Issues are the principle of the use, impacts on residential amenity and
traffic

o Recommended for approval



The Site

135 Evington Lane is a detached two-storey dwellinghouse situated within a primarily
residential area.

Background

There is no relevant recent planning history.

The Proposal

The proposal is for a change of use from a dwellinghouse (class C3) to a residential
care home (class C2).

There would be a kitchen, laundry room, WC, living room/sitting area, play room,
office and 1 bedroom on the ground floor. There would be 4 bedrooms with en-
suites, a bathroom, a dressing room and a store room on the first floor. No external
alterations are proposed.

The applicant states that:

o The care home would be used for young people with learning
disabilities.

o It would be registered as a Young People’s home under the Care
Quality Commission.

o There will be full time staff on site at all times with 3 members per shift.
The shift pattern would be 7am-3pm, 3pm-10pm, and 10pm-7am.

o There would be a maximum of 2 cars on site. Staff would be picked up
from their homes to come to work.

o The site layout shows that 3 parking spaces can be accommodated at
the front of the house.

o There would be planned and timed visitor (professional or relative)
appointments. Professional visitor appointments would be once/twice
per month.

Policy Considerations

National Planning Policy Framework (NPPF) 2019

Paragraph 2 states that applications for planning permission must be determined in
accordance with development plans unless material considerations indicate
otherwise.

Paragraph 11 states that there will be a presumption in favour of sustainable
development.

Paragraph 108 states that development proposals should take up appropriate
opportunities to promote sustainable transport modes; ensure safe and suitable
access can be achieved for all users and; any significant impact (in terms of capacity
and congestion), or on highway safety, can be cost effectively mitigated to an
acceptable level.



Paragraph 109 states that development should only be refused on highways grounds
if there would be an unacceptable impact on highway safety, or the residual
cumulative impacts on the road network would be severe.

Paragraph 127- Planning policies and decisions should ensure that developments:

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

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

c) are sympathetic to local character and history, including the surrounding built
environment and landscape setting, while not preventing or discouraging appropriate
innovation or change (such as increased densities);

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

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

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

Development Plan
Development plan policies relevant to this application are listed at the end of this
report.

Supplementary guidance
Appendix 1 CLLP 2006 - Vehicle Parking Standards.
Supplementary Planning Document (SPD): Residential Amenity

Consultations
Highways team — The development is unlikely to have a severe traffic impact.

Representations

There have been 15 objections (1 of which included a petition with 9 signatures)
received from 13 different Leicester City addresses raising the following concerns:
o Potential for additional disturbance/noise or anti-social behaviour
(and/or criminal behaviour) from occupants and concerns over safety
for neighbours including children & the elderly;

o There would be increased traffic in and around the site particularly
around staff changes;

o There would not be enough parking on site leading to further on street
parking in the area, including on Coplow Avenue;

o The care home at 94/96 Evington Lane also causes additional
traffic/parking need so this proposal would add to that;

o The proposal would affect neighbouring house prices;

o Hazardous materials (no further information given);

o Smells (no further information given);



o Density of the use;

o Design of the property;

o Concern that there would be more than 3 staff on site contrary to the
applicant supporting information;

o Loss of a family home.

Consideration
Principle of development

The City Council aims to facilitate the provision of a range of accommodation to meet
the special housing needs of all City residents. The Council’'s Core Strategy Policy
CSO06 supports the provision of supported housing to meet other identified special
needs.

The property is located outside a restricted hotels, hostels and residential institutions
area where saved policy H16 of the City of Leicester Local Plan presumes against
new such uses.

Whilst there is a care home nearby at 94/96 Evington Lane, there generally does not
appear to be a high concentration of such uses in the immediate locality. The
property is surrounded by predominantly residential properties. Whilst the change of
use would result in the loss of a family house, the proposed 5 bed care home will be
a managed provision where assisted living is provided for the residents. | consider
the principle of the use is in accordance with the aims of Core Strategy policy CS06.

Occupier amenity, character and appearance

Each of the 5 bedrooms will be provided with good outlook from the existing
windows. | consider an acceptable level of amenity will be provided in terms of
outlook and natural light for each of the residents. | also consider that the proposal
would not represent an overly high density of use of the property.

The five young people to be housed will be accommodated within the existing
bedrooms. There would be regular comings and goings to and from the house
particularly at shift changes, however this is unlikely to be significantly above the
levels expected in a family house.

There are no external alterations required in order to facilitate the change of use to a
care home. | do not consider the proposal would adversely affect the residential
character or appearance of the property or have any negative visual impact on the
surrounding residential area or the street scene. | conclude that the proposal would
comply with policies CS03, CS08 and PS10 and is acceptable in visual and
residential amenity terms.

There is a large sized garden area with a shed at the rear of the house, with
boundary fencing on all sides which would provide satisfactory private amenity area,
storage for cycle and bins for the residents.

Access and parking




Policy CS14 of the Leicester Core Strategy (2014) states that development should
be easily accessible to all future users, and that it should be accessible by alternative
means of travel to the car, promoting sustainable modes of transport such as public
transport, cycling, and walking and be located to minimise the need to travel.

Appendix 1 of the City of Leicester Local Plan sets out the parking requirements for
the City. There is on-site parking available for three vehicles at the site. Whilst there
are double yellow lines directly in front of the property, there is unrestricted parking
nearby on Evington Lane and Coplow Avenue. Moreover, there are bus services
along Evington Lane.

| acknowledge concerns over existing parking space on Coplow Avenue and
concerns that the nearby existing care home has contributed to this. However, given
the number of residents and the care staff likely at any one time, | consider that the
proposal will not have a detrimental impact on local on street parking capacity and
the highway/parking impact of the proposal would not be severe.

As such | do not consider that the proposal is contrary to saved policy AM11 of the
City of Leicester Local Plan, Core Strategy policy CS14 or paras 108 and 109 of the
NPPF.

Within Class C2 the property could be used for a residential school, college, training
centre or health facility. These uses could result in additional comings and goings,
general disturbance, and greater parking demand. Further consideration for these
types of uses is necessary and for this reason | am recommending a condition that
restricts the uses of the property to a care home.

Other matters
The issues/concerns over the use of the property, amenity, access and parking
raised by the residents have been addressed above.

Care homes are regulated by relevant social care bodies. The property would
provide a home for five young people (likely to be ages 16-25) with staff assisting to
provide them with a living environment similar to a typical family home. | accept the
applicant’s information that indicates there would generally be 3 staff at a time.

The proposal is a managed provision. Issues relating to crime and anti-social
behaviour would not be likely to arise directly from the proposed use. Any
behavioural issues would be managed by the care team and other enforcement
agencies. Likewise, emotional needs and behavioural issues, security and
supervision and health care provisions are matters for the care team and other
agencies.

The planning system does not have a legal or policy basis to take into account
nearby house prices in decision-making.

‘Hazardous materials’ and ‘smells’ were listed as a concern in representations
however | do not have any concerns over these issues.

Conclusion



| consider that the use of the property as a small care home is an acceptable use
within a residential area.

The property will be used in a way that is similar to a typical family house and as
such, | do not consider the proposal would cause unreasonable harm to the
amenities of neighbouring properties or result in detrimental impact on the residential
character of the surrounding area.

The development is not likely to cause severe harm to the local highway network or
result in substantial additional parking demand.

| consider that the proposal would be in accordance with the aims of the NPPF and
development plan polices and guidance.

| recommend approval subject to the following conditions:

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. Notwithstanding the provisions of the Town and Country Planning (Use
Classes) Order 1987, as amended, or any order amending or revoking and replacing
that Order with or without modification, the premises shall not be used for any
purpose other than for a care home within Class C2 of the Order, unless otherwise
approved in writing by the local planning authority. (To enable consideration of the
amenity, parking and highway safety impacts of alternative Class C2 uses, in
accordance with Policies CS03, CS06 and CS14 of the Leicester Core Strategy
(2014) and saved Policies PS10 of the Local Plan (2006.)

3. This consent shall relate solely to the submitted plans received by the City
Council as local planning authority on 17/2/2021, unless otherwise submitted to and
approved by the City Council as local planning authority. (For the avoidance of
doubt.)

NOTES FOR APPLICANT

1. The City Council, as local planning authority has acted positively and
proactively in determining this application by assessing the proposal against all
material planning considerations, including planning policies and representations that
may have been received and subsequently determining to grant planning permission
with appropriate conditions taking account of those material considerations in
accordance with the presumption in favour of sustainable development as set out in
the NPPF 2019.

Policies relating to this recommendation

2006_AM11 Proposals for parking provision for non-residential development should not exceed
the maximum standards specified in Appendix 01.



2006_H16

2014_CS08

2014_CS14

2014_CS06

2006_PS10

2014_CS03

Planning permission will not be granted for new or extended hotels, hostels and
residential institutions within Restricted Zones unless criteria can be met.

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.

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
maintain a Transport Network that will maximise accessibility, manage congestion
and air quality, and accommodate the impacts of new development.

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.

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

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".



