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COMMITTEE REPORT 
 
 

 
20250928 Heacham Drive, Land to South 
Proposal: Erection of 60 dwellings, with access, open space, drainage, 

landscaping, and associated infrastructure. 
Applicant: Barratt David Wilson Homes North Midlands 
App type: Operational development - full application 
Status: Smallscale Major Development 
Expiry Date: 25 September 2025 
JL TEAM:  PM WARD:  Abbey 

 
 

 
©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 to be determined by the planning committee due to the number 

of objections received for this application.  
• Thirteen objections, 4 comments and 1 representation in support have been 

received for this application.  
• The objections relate mostly to the loss of open space, highway safety concerns, 

maintenance and lack of provision of sports facilities.  
• The main issues relating to this application include highways, biodiversity/ 

ecology, design and energy efficiency.  
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• The application is recommended for conditional approval, subject to completion of 
a S106 agreement.  

The Site 
The application site is currently vacant land, which has previously been used as 
playing fields. There was previously vegetation on the site, which has been cleared.   
  
The southern part of the wider site has been developed for residential use (306 
dwellings) (referred to as Phase 1) by the same applicant as this application. It is 
proposed that this development would form the next phase of the development. This 
application site covers an area of 2.41 ha, with 0.528ha of the land proposed to 
be allocated as open space.   
  
Part of the site was used during the construction works of Phase 1 for the storage of 
materials and construction vehicles. The site is largely surrounded by residential 
development, much of which is that developed under Phase 1. To the east of the site 
is Beaumont Leys secondary school, with the associated playing fields of the school 
to the northeast of the site.    
  
The site is in a critical drainage area and 1:1000 surface flood area. The site is in flood 
zone 1.  
 
Background  
 
There is an extensive planning history to this site.  
 
20222274 – Planning permission was refused on the site for the construction of 76 
dwellings and associated infrastructure. The reasons for refusal were:  
 
1. The proposal fails to appropriately consider and respond to the local context 

and the immediate surroundings of the site. The proposal is not justified in 
townscape terms and would not contribute positively to the area’s character 
and appearance in terms of design, massing and appearance. The resultant 
development would be car dominated with little visual relief from hardstanding 
which would have a detrimental visual impact on the street scene. As such the 
proposal would result in a poor design and would be harmful to the character 
and appearance of the area and the proposal is contrary to policy CS03 of the 
Core Strategy, saved policy PS10 of the City of Leicester Local Plan and to 
the relevant provisions of the National Planning Policy Framework (2021); in 
particular paragraphs 130 and 134 as supported by the National Design 
Guide.  

  
2. The applicant has failed to provide suitable pedestrian and cycle connectivity 

through the site and surrounding development, including pedestrian footpaths 
and appropriately located crossing places. The proposal is therefore contrary 
to saved policies AM01 and AM02 of the Local Plan, Core Strategy policy 
CS03 and paragraphs 110 and 112 of the National Planning Policy 
Framework (2021).  
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3. The proposed extensive provision of parking courts is considered to be an 
inappropriate and poor design feature resulting in large areas of hardstanding, 
a fragmentation of blocks and frontages and a poor level of amenity for 
neighbouring dwellings. Due to inadequate access widths and turning space 
within the parking courts and a poor relationship of some designated parking 
spaces to corresponding dwellings, this is also likely to result in an underuse 
of designated spaces causing additional on street parking demand to the 
detriment of highway and pedestrian safety. The proposal is therefore 
contrary to saved policies AM12 and PS10 of the Local Plan, Core Strategy 
policies CS03 and CS15, and paragraphs 110, 112, 130 and 134 of the 
National Planning Policy Framework (2021).   

  
4. The applicant has failed to demonstrate that vehicles would be able to travel 

through the site without compromising pedestrian, cyclist and vehicular user 
safety at a number of locations throughout the site. The proposal is therefore 
contrary to saved Local Plan policies AM01, AM02, Core Strategy policy 
CS15 and paragraphs 110 and 112 of the National Planning Policy 
Framework (2021).   

  
5. The proposed development would fail to provide an adequate amount of 

usable, publicly accessible open space, which would not provide a 
satisfactory living environment for future occupants. The proposal is therefore 
contrary to saved Policies GE09, GE16, H01, H07 and PS10 of the City of 
Leicester Local Plan, Policies CS03 and CS06 of the Core Strategy, the 
Residential Amenity SPD, and the relevant provisions of the National Planning 
Policy Framework (2021), in particular paragraphs 92, 119, 124, and 130, as 
supported by the National Design Guide.   

  
6. The future occupants of plots 312, 315, 328, 373 and 376 would not have an 

adequate level of private external amenity space. The proposal is 
therefore contrary to Core Strategy Policy CS03 and paragraphs 130 and 134 
of the National Planning Policy Framework (2021).   

  
7. Insufficient information has been provided by the Applicant 

to demonstrate how Biodiversity Net Gain can be achieved. Therefore, the 
proposal is contrary to Core Strategy policy CS17 and National Planning 
Policy Framework (2021) paragraphs 174 and 180.  

  
8. The proposal fails to provide an appropriate mix of affordable housing units. 

The proposal is contrary to Core Strategy policies CS06 and CS07 and 
National Planning Policy Framework (2021) paragraph 65.   

  
9. The applicant has failed to demonstrate that the proposal makes best use 

energy efficiency measures in the development and minimises carbon 
emissions. As such the proposal is contrary to Core Strategy policy CS02 and 
National Planning Policy Framework (2021) paragraphs 154 and 157.  

 
20211119 – Planning permission was refused on this same site for the construction 
of 96 dwellings with associated infrastructure. The reasons for refusal for the 
application were:  
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1. The proposed development would result in the loss of public open space and 

would fail to provide an adequate amount of open space, contrary to City of 
Leicester Local Plan saved policies H01, GE09 and GE16. 

 
2. The proposed development, by reason of the lack of usable, publicly accessible 

open space and failure to demonstrate adequate accessibility, would not 
provide a satisfactory living environment for future occupants.  The proposal is 
therefore contrary to saved Policies PS10 and H07 of the City of Leicester Local 
Plan, Policies CS03 and CS06 of the Core Strategy, the Residential Amenity 
SPD, and the relevant provisions of the National Planning Policy Framework 
(2021), in particular paragraphs 92, 119, 124, and 130, as supported by the 
National Design Guide. 

 
3. The proposal fails to provide an appropriate mix of affordable housing units, 

taking into account a requirement to provide "first homes". The proposal is 
contrary to Core Strategy policy CS06 and CS07, National Planning Policy 
Framework (2021) paragraph 65. 

 
4. The applicant has failed to demonstrate that all of the dwellings would provide 

adequate living conditions which would meet the requirements of Categories 
M4(2) and M4(3) accessibility standards (Building Regulations). The proposal 
is therefore contrary to policies CS03 and CS06 of the Core Strategy (2014). 

 
5. The proposal fails to appropriately consider and respond to the local context 

and the immediate surroundings of the site resulting in a cramped form of 
development. The proposal is not justified in townscape terms and would not 
contribute positively to the area’s character and appearance in terms of design, 
massing and appearance. The resultant development would be car dominated 
with little visual relief from hardstanding which would have a detrimental visual 
impact on the street scene. As such the proposal would result in a poor design 
and would be harmful to the character and appearance of the area and the 
proposal is contrary to policy CS03 of the Core Strategy, saved policy PS10 of 
the City of Leicester Local Plan and to the relevant provisions of the National 
Planning Policy Framework (2021); in particular paragraphs 130 and 134 as 
supported by the National Design Guide. 

 
6. The applicant has failed to demonstrate how biodiversity net gain can be 

achieved. Therefore, the proposal is contrary to Core Strategy policy CS17 and 
National Planning Policy Framework (2021) paragraphs 174 and 180. 

 
7. The applicant has failed to demonstrate that the proposal makes best use of 

solar gain, to incorporate energy efficiency measures in the development and 
to minimise carbon emissions. As such the proposal is contrary to Core 
Strategy policy CS02 and National Planning Policy Framework (2021) 
paragraphs 154 and 157. 

 
8. The applicant has failed to provide suitable pedestrian and cycle connectivity 

through the site and surrounding development, including pedestrian footpaths 
and appropriately located crossing places. The proposal is therefore contrary 
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to saved policy AM01 of the Local Plan, Core Strategy policy CS03 and 
paragraphs 110 and 112 of the National Planning Policy Framework (2021). 

 
9. The applicant has failed to demonstrate visibility splays and provide a swept 

path analysis for the whole development, both required to demonstrate that 
vehicles can safely move around and out of the proposed development without 
detriment to highway safety. The proposal is therefore contrary to Policies 
AM01 of the Local Plan, Policy CS03 of the Core Strategy and paragraph 111 
of the National Planning Policy Framework (2021). 

 
10. The proposed shared bin and cycle storage would result in facilities which 

would not be secure or pleasant to use resulting in poor amenity provision for 
residents. This would be contrary to saved Local Plan policies AM02, H07 and 
PS10. 

 
Phase 1 site: 
 
20191585 - Discharge of condition 21 (contamination scheme) attached to planning 
permission 20172015 
 
20182553 - Non-material amendment to planning permission 20172015. To allow for 
change in roof tiles, relocation of visitor parking, alterations to internal roads. 
 
20181742 - Non-material amendment to planning permission 20172015 to allow 
alterations to garage roofs, canopies to house types and approved materials. 
 
20172015 - Variation of condition 24 (plans) attached to planning permission 
20160871. (residential development of 314 dwellings (24 x 5 bed, 77 x 4 bed, 34 x 3/4 
bed, 75 x 3 bed, 95 x 2 bed and 9 x 1 bed) public open space, sports pitches and 
associated infrastructure. Section 111 & 106 agreement.) To allow for reduced 
numbers from 314 to 306 and change in some house types). (Amended plans) (subject 
to a s106 deed of variation) 
 
20171754 - Discharge of conditions attached to planning permission 20160871: 
condition 2 (lighting), condition 16 (construction method statement), condition 21 
(drainage) (amended plan 4/5/18) 
 
20171308 - Discharge of conditions attached to planning permission 20160871: 
condition 20 (tree retention details), condition 22 (employment skills plan) 
 
20171152 - Discharge of conditions attached to planning permission 20160871: 
condition 3 (LEMP), condition 4 (landscape management plan), condition 7 (mitigation 
plan). 
 
20160871 - Residential development of 314 dwellings (24 x 5 bed, 77 x 4 bed, 34 x 
3/4 bed, 75 x 3 bed, 95 x 2 bed and 9 x 1 bed) public open space, sports pitches and 
associated infrastructure. (Amended plans dated 23/1/17) Section 111 & 106 
agreement.  
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This 2016 application included a S106 agreement for the following financial 
obligations:  
 
• Affordable Housing on site. 

• Sport provision: on site provision or an off-site contribution of 
£500,000.00 

• Education: £1,820,818.36 

• Highway works: £290,000.00 

• NHS: £124,623.98 

• Bus shelter provision £20,500.00 
 

20150952 - Screening opinion as to whether an environmental impact assessment is 
required for development of site for up to 440 dwellings 
 
Earlier permission relating to larger site: 
 
20060853 – Outline application for residential development was approved subject to 
conditions and a S106 Agreement requiring community/healthcare/education 
provision and an on or off-site sports financial contribution.  
 
The 2006 proposal was for approval in principle of residential development on the 
site and for access. All other matters were reserved. The proposed accesses were 
from Heacham Drive and Somerset Avenue. The application included an indicative 
layout scheme, a transport assessment, and a flood risk assessment.  
 
The design and access statement/ masterplan indicated the following provisions: 
• 8ha of residential development and 5.9ha open space; 

• housing to be located towards the periphery of the site, to maximise security 
and allow the provision of a central open space/park; 

• a healthcare/community facility on the eastern boundary (if required); 

• a central park/open space area incorporating informal sports provision and an 
equipped play area; 

• formal sports pitches on the north-west of the site (the signed s.106 allowed 
for alternative provision off site); 

• a semi-circular green boulevard linking Heacham Drive and Somerset Avenue; 

• a separate pedestrian link from Somerset Avenue to Heacham Drive and to 
Beaumont Leys School; 

• housing fronting streets and the open space, with enclosed private gardens to 
the rear; 

• the predominant housing height would be two or two and a half storey, with the 
three or four storey buildings at focal points only; 

• adequate separation between proposed and existing housing; 
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• Heacham Drive re-aligned and new housing in the area of the former road; 

• smaller play areas and squares throughout the development; 

• emphasis on encouraging walking and cycling through provision of attractive 
pedestrian and cycle links. 

 
The Proposal 
 
This planning application is for 60 dwellings and associated infrastructure. Vehicular 
access to the development will be via Chelwood Road, with additional pedestrian and 
cycle access from Heacham Drive, Somerset Avenue and Upton Green. These 
pedestrian and cycle accesses are marked out on the plans submitted. 
 
Open space will be provided for the development, to the North of the site, including 
planting and swales. Additional planting and green verges will be provided throughout 
the development and around Green Edge. There is an existing play park and open 
spaces that have been provided through previous phases of the development which 
would be available for the use of the residents of this proposal.  
 
It is proposed that the proposal will include the following housing:  
 
Market Housing – 3x2 bed, 24x3 bed, 21x4+ bed 
Affordable Housing – 9x2 bed, 3x3 bed (making up 20% of the total housing provision). 
It is proposed that 9 of the properties will be for affordable rent and 3 for first homes.  
 
It is proposed that the dwellings will range from 1 – 2.5 storeys (with the majority 2 
storey) and will be a mix of terraced, semi-detached and detached properties. 
Affordable housing will be “pepper potted” around the development.  
 
It is proposed that the dwellings will meet M4(2) or M4(3) standards in relation to 
accessibility and adaptability.  
 
The Agent has confirmed that all of the affordable dwellings will meet the Nationally 
Described Space Standards (NDSS), but have pointed out that the market dwellings 
will only meet the accessibility and adaptability standards and there is no policy 
requirement for the dwellings to be NDSS compliant.  
 
Policy Considerations 
 
National Planning Policy Framework (NPPF) 
 
Paragraph 2 (Primacy of development plan)  
Paragraph 11 (Sustainable development)  
Paragraph 39 (Decision making) 
Paragraph 40 (Pre-application) 
Paragraph 48 (Determination in accordance with development plan) 
Paragraph 49 (Emerging local plan) 
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Paragraph 56 (Planning conditions and obligations)  
Paragraph 57 (Planning conditions)  
Paragraph 58 (Tests for planning obligations)  
Paragraph 61 (Housing supply)  
Paragraph 64 (Affordable housing) 

Paragraph 66 (Mix of affordable housing)  
Paragraph 96 (Health, inclusive and safe places) 
Paragraph 98 (Social, recreation and cultural facilities)  
Paragraph 103 (Access to open spaces)  
Paragraph 104 (Existing open space) 

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 137 (Design quality) 
Paragraph 138 (Design assessment) 
Paragraph 139 (Design decisions)  
Paragraph 140 (Plans, Materials and Conditions) 

Paragraph 161 (Climate impacts)  
Paragraph 163 (Mitigate/adapt to climate change)  
Paragraph 164 (Climate change and design)  
Paragraph 166 (Design and energy) 

Paragraph 167 (Sustainable heating e.g. heat pumps)  
Paragraph 181 (Flood risk considerations and SuDS)  
Paragraph 182 (Incorporating SuDS)  
Paragraph 187 (Natural environment considerations)  
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Paragraph 193 (Biodiversity in planning decisions)  
Paragraph 195 (Effect on habitats site) 

Paragraph 196 (Land instability or contamination)  
Paragraph 198 (Noise and light pollution)  
Paragraph 199 (Air quality considerations)  
Paragraph 216 (Non-designated heritage assets) 
 
Development Plan policies 
 
Development plan policies relevant to this application are listed at the end of this 
report. The most relevant policies for this application are Local Plan saved policies 
AM01, AM12, PS10 and UD06 and Core Strategy policies CS02, CS03, CS06, CS15 
and CS17. 
 
Supplementary Planning Documents (SPD)  
  
Affordable Housing SPD (March 2011)  
Biodiversity in Leicester SPG (October 2003)  
Residential Amenity SPD (adopted 2008)  
Climate change SPD (January 2011)  
Green Space SPD (July 2013)  
  
Other Guidance  
  
City of Leicester Local Plan Appendix One– Vehicle Parking Standards  
National Design Guide (DLUHC)  
Building For A Healthy Life 11 (Homes England).  
Economic Development Needs Assessment (2020) (emerging)  
Leicester City Council Waste Management guidance notes for residential properties.  
Technical Housing Standards – Nationally Described Space Standards  
  
Other legal or policy context  
    
Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires the 
determination of this application to be made in accordance with the 
development plan, unless materials considerations indicate otherwise.  
 
Emerging Local Plan  
Further to the above, the emerging Leicester Local Plan 2020-2036 is at an 
advanced stage in its examination process and is expected to be adopted by April 
2026 therefore some regard can be given to relevant future policies. 
 
Consultations 
 

• Air Quality - The site is not within the Air Quality Management Area (AQMA) 
and is located adjacent to residential units and within 100m of a school. 
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An Air Quality Assessment (AQA) has been submitted as part of the 
application, which has been conducted in accordance with guidance from the 
Institute of Air Quality Management (IAQM). The AQA has concluded that the 
site has a 'Medium' risk of dust impacts on the local area, and a 'Low' impact 
on human health, both for earthworks and construction activities. It has been 
estimated that the traffic flow generated will be below levels required for 
significant impact on the created receptors outside of the AQMA. 
 
It is recommended in Section 5.23 that EV charging points should be 
considered to improve air quality on the site. 
 
Mitigation measures are detailed in Tables E.5 and E.6. One of these highly 
recommended measures is the implementation of a Dust Management Plan 
(DMP) which should include mitigation measures which will reduce dust 
impacts to 'Not Significant'. I request a DMP to be secured by condition for 
this application. It must be approved by the Local Authority before works 
commence and should detail the mitigation measures which will be carried out 
to reduce dust emissions. I am happy with the application subject to this 
condition. 

• Education – No contribution requested. 

• Environment Agency - The development falls within flood zone 1 and 
therefore we have no fluvial flood risk concerns associated with the site. 
There are no other environmental constraints associated with the application 
site which fall within the remit of the Environment Agency. 

• Housing - In line with the Core Strategy Policy 6, applicants are required to 
provide an appropriate mix of housing types, sizes, and tenures to meet the 
needs of existing and future households within the City.  
 
The proposal is to provide 60 Class 3 dwellings, a mix of two, three, four and 
five bed properties. These proposed properties will meet some of the current 
identified priority housing needs within the City.  
 
Policy 6 states that all new housing units should, where feasible, be designed 
to Lifetime Homes Standards with an appropriate proportion to wheelchair 
accessible standard. Lifetime Homes standards are now obsolete but given the 
introduction of the Building Regulations 2010 access to and use of dwellings 
Approved Document M Volume 1: 2015 edition including the 2016 
amendments; all new homes, where feasible, should now meet the national 
accessible and adaptable standard M4(2) and an appropriate proportion should 
be to the national wheelchair accessible standard M4 (3)(2)(b). 
 
Planning Gain Affordable Housing  
Affordable Housing sought from Market Housing:  
 
In line with Core Strategy Policy C7 and its supporting text, there is a 
requirement for the provision of 20% affordable housing which should be 
delivered on site without public subsidy.  
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It is noted the Housing Development Team have previously provided pre 
application advice to the applicant in relation to this site for which regards has 
been given to when commenting on this full planning application.  
The Government’s National Planning Policy Framework updated 12th 
December 2024 states that the requirement for a proportion of First Homes to 
be provided (as part of any Planning Gain affordable housing mix) no longer 
applies. The affordable housing should be in line with the housing mix and 
tenure provided at the pre application stage as set out below for a mixed 
tenure affordable housing scheme. 

 
HEDNA Mix (with Intermediate Affordable Housing): 81% Social/Affordable 
Rent and 19% Intermediate  
 
For rent (9 units)  

• 5 x 2 bedrooms/4 persons houses to National Accessible & Adaptable 
Standard M4(2).  

• 2 x 3 bedrooms/5 persons houses to National Accessible & Adaptable 
Standard M4(2).  

• 1 x 3 bedroom/5 persons bungalow to National Wheelchair Accessible 
Standard M4(3)(2)(b);  

• 1 x 4 bedrooms/7 persons houses to National Accessible & Adaptable 
Standard M4(2  

 
For intermediate (3 units)  

• 2 x 2 bedrooms/4 persons houses to National Accessible & Adaptable 
Standard M4(2).  

• 1 x 3 bedrooms/5 persons houses to National Accessible & Adaptable 
Standard M4(2).  

 
The applicant is proposing the following affordable housing mix: 
Affordable/Social Rent Housing: 9 Units (75%)  

• 5 x 2 bedroom/4 persons houses  

• 1 x 2 bedroom/ 5 person bungalow  

• 3 x 3 bedroom/5 person house 
  

First Homes mix: 3 Units (25%)  
• 3 x 2 bedroom/ 3 persons houses  

(information taken from the Floor Space Schedule)  
 
The housing development team are willing to compromise and accept a 2-bed 
wheelchair accessible bungalow in lieu of a 3-bed on the basis there is an 
identified housing need for this size and type of property. However, we wish 
this to be a 4 person bungalow complying with M4(3)(2)(b). As there is an 
identified housing need for a 4-bed affordable housing property, it is our 
preference for this type of property to be provided on-site.  
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Given the comment above regarding First Homes, please can you ask the 
applicant to clarify which intermediate product they wish to adopt on this site.  
We are pleased to see the applicant is proposing to build the new affordable 
housing to the National Technical Standards for Internal Space Standards.  
 
The above affordable housing is required to:  
a. be in locations agreed in advance with the Council’s Housing Development 
Team;  
b. be indistinguishable from the market units in terms of appearance, design, 
and quality; and  
c. benefit from proportionate provision of amenities such as car parking 
spaces, etc.  
In line with government guidance, the Affordable Housing should be secured 
via a Section 106 Agreement. 
 

• Land Pollution – No concerns or comments.  
• LLFA (Lead Local Flood Authority) - The site is within flood zone 1 and is 

within a Critical Drainage Area. A small section within the western part of the 
site is shown to be at ‘Low’ to ‘Medium’ risk to the impacts of surface water 
flooding. A drainage strategy report has been included which outlines that 
swales will be proposed with a new headwall to the attenuation basin 
constructed as part of the previous phases of development on the site. It has 
been outlined that the existing attenuation basin was constructed to 
accommodate flows from this proposed phase of development, however this 
is not clear from reviewing the original planning application for development at 
the site. Further details are required, such as SuDS design details and a 
maintenance plan, to be secured by condition.  

• Leicestershire Police (Designing Out Crime Officer) - The land to the 
South of Heacham Drive is covered by the Beaumont Leys policing area. 
There is an average of 150–200 reported crimes per month. These include 
incidents such as criminal damage, anti-social behaviour, and burglary. This is 
a relatively high crime rate, and with the increase in population and housing, 
additional pressure is likely to be placed on local policing resources. Notably, 
plots 310–331 overlook the green space and proposed play area, which 
promotes natural surveillance, a proven deterrent to crime and anti-social 
behaviour.  

Building on this, it is important that the plots surrounding this area, and 
throughout the development, incorporate clearly defined defensible space. 
The planning layout indicates that hedgerows and shrubs will be planted at 
the front of properties, which can help achieve this. However, it is essential 
that any foliage has a mature growth height of no more than 1 metre to 
maintain clear sightlines, support surveillance, and prevent opportunities for 
concealment.  
 
Plots 328–329 feature a large perimeter wall, as shown in the planning layout. 
Given their proximity to the play area, it is particularly important that a buffer 
of foliage is planted in front of the wall. This will help deter anti-social 
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behaviour and criminal activity, such as graffiti or damage caused by balls 
being kicked against the wall.  
 
Parking is provided either within the curtilage or directly in front of dwellings, 
and many homes include gable end windows, another design element I 
support. Additionally, the positioning of gates, particularly for plots 323–325, is 
well considered and will help deter unauthorised access to the rear of these 
properties.  
 
Lighting design must adhere to BS 5489-1:2020, ensuring even distribution 
across the development. This is especially important for high-risk areas, such 
as properties adjacent to open green spaces, to eliminate dark spots and 
improve visibility.  
 
It is vital that both the positive features identified in this letter and the 
recommendations provided are implemented to ensure the development does 
everything possible to prevent crime and promote a safe, secure environment 
for all residents. 
 

• LLR ICB (NHS) - The development identifies a proposed housing 
development of 60 dwellings. We note that based on census data 2021, a 
household averages 2.42 patients per dwelling. The housing development will 
therefore result in a minimum population increase of 145.20 patients. 
The closest practice(s) to the development site is Manor Park Medical 
Practice and current data indicates that local residents mostly register with 
that GP. If all residents of this development were to register with Manor Park 
Medical Practice, it would increase their patient list by 1%  
There is one other practice whose patient boundary cover the proposed 
development; therefore it is reasonable to expect that they could also be 
impacted by the development.  
 
Spirit Primary Care Ltd Beaumont Leys  
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The tables above indicate the 145 additional patients will require almost 5 
hours of clinic time per week.  
LLR ICB would like to request that funding is allocated: Manor Park Medical 
Practice & Spirit Primary Care Ltd Beaumont Leys. 

 
The contribution requested would be £58,080.00.  
 

• Local Highways Authority -  
VEHICLE ACCESS:  
Two new proposed access junctions into the Phase 3 development will be 
taken off the recently constructed Chelwood Lane. These are to be provided 
in the form of side road simple priority junctions with Dutch Kerb style 
crossings to allow pedestrian and cycle priority. This is to allow continuation of 
the footway /cycle track which would continue along the site frontage on 
Chelwood Lane and connect into the footway and cycle paths through the 
green open space provided as part of Phases 1 and 2 of the development. 
The proposed junctions have been designed in accordance with the technical 
requirements set out within the Leicester Street Design Guide and have been 
subject to swept path analysis for refuse vehicle access which demonstrate 
turning is achievable. The proposed access junction designs are therefore 
acceptable.  
 
INTERNAL LAYOUT:  
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The internal layout provides a connected road layout, which is provided in a 
combination of traditional carriageway (5.5m wide) and separate footway and 
footway/cycle track (2.0m and 3.0m in width), and shared surface streets 
(total corridor width 7.5m min).  
 
The internal layout has been subject to on-going discussions with the 
applicant, in liaison with Planning colleagues, to resolve issues which were 
raised in the highway comments provided in October 2025, namely:  
 

• Concerns over the design of the pinch points Mews Street to the northwest 
and southeast of the development layout, and ability for vehicles to safely 
manoeuvre and pass pedestrians at these sections of narrowing. The location 
of two on-plot parking spaces on the Mew Street to the southeast was also 
incompatible.  
 

• Concerns that inconsiderate parking could restrict access past these pinch 
points, particularly for refuse and emergency service vehicles.  
 

• A number of points where connectivity for cyclists and pedestrians needed 
improving or relocating to avoid conflict points.  
 

• Various matters of detailed highway design in terms of the use of materials. 
 
In response, the applicant has submitted revised Planning Layout, drawing 
no. H7666/201e Revision P, and Refuse Vehicle Tracking, drawing no. 
H7666/502-01 revision D. The revised layout eases the horizontal alignment 
of the pinch points on the Mews Streets. Swept path analysis demonstrates 
that these now would operate better and should also allow vehicles to pass 
occasional parked vehicles in these areas. Previous issues in relation to the 
location of pedestrian crossing points and other matters of detail have also 
been resolved. The internal layout is therefore acceptable.  
 
It is intended that the internal highway layout will be offered for highway 
adoption and therefore will require an application for a s38 highway adoption 
agreement and submission of detail highway design drawings for highway 
technical approval. The proposed development would be subject to a 20mph 
zone, which has already been implemented for the Phase 1 and 2 highway 
layouts. A payment for the cost of the amendments to the existing 20mph 
zone Speed Limit Order (SLO) will be required from the applicant as part of 
the s38 highway agreement.  

 
PEDESTRIANS AND CYCLISTS:  

• The proposals include pedestrian and cyclist connectivity through the site, in 
accordance with NPPF para 117; notably:  

• The continuation of the footway/cycle track along the Chelwood Lane frontage 
and ‘Dutch Kerb’ style side road junctions, and where Main Street turns into 
the Green Edge street to the north of the layout.  
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• Provision of a 3.0m wide footway/cycle track along the ‘Main Street’ of the 
proposed development, continuing through the open space and connecting 
with a new section of shared use track on Somerset Avenue constructed as 
part of the Phase 1 development.  

• Continuation of footways across the Mews Street junctions to provide 
pedestrian priority at these points.  

• Provision of pedestrian crossing points on top of speed table plateaus to 
provide level and convenient crossing points which tie into pedestrian desire 
lines.  

• Pedestrian and cycle connections into the footway and cycle track provision to 
the northwest of the development layout, connecting into Heacham Drive;  

• New pedestrian paths provided through the green open space and a new 
pedestrian crossing point provided at the junction of Somerset Avenue and 
Lovington Lane.  
 
Furthermore, an existing pedestrian crossing point with refuge will be replaced 
by a new side-by-side parallel crossing is proposed on Heacham Drive, which 
allows both cyclists and pedestrians to cross. This would be delivered under a 
s278 highway agreement.  
 
Travel Packs, which were approved under discharge of condition application 
20222144, have been provided to residents of the Phases 1 and 2 
development. The applicants have stated (within section 4.14 or their 
Transport Note) that residents of the proposed Phase 3 development would 
be provided with the same Travel Pack.  
 
VEHICLE PARKING:  
Parking is provided on-plot for all dwellings; all having been allocated 2 
parking spaces. This meets policy requirements as set out in Appendix 1 of 
the City of Leicester Saved Local Plan Policies. 
  
In addition to the on-plot parking, a total of 15 on-street parking spaces are 
proposed within parking lay-bys, to accommodate visitor and incidental 
parking along the Green Edge streets. The dimensions of the lay-bys meets 
technical requirements as set out in the Leicester Street Design Guide. It 
should also be noted that the highway layout would also accommodate 
incidental kerb side parking which would allow vehicles to pass.  
 
The level of parking provision is therefore acceptable.  
 
CONSTRUCTION TRAFFIC MANAGEMENT:  
The Construction and Ecological Management Plan, February 2026 – Rev B 
has been submitted for approval. Given that this is a later phase of the 
existing development, it is expected that the construction activities would be 
managed in much the same was as previous phases.  
 
Whilst the plan is broadly acceptable, critically the plan sets out the need for a 
construction access to be formed to avoid the need to route construction 
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vehicles through the residential development. It sets out three options; 
however, the applicants should identify just the one construction access which 
they intend to use in the plan. Of the 3 options, the Highway Authority 
supports option 2 as being the least disruptive for residents and would 
minimise damage to the recently constructed highway. This should operate as 
‘right turn in, left turn out, so that all construction vehicles are brought in via 
Heacham Drive.  
 
Section 3 refers to ‘all details will be included within the site-specific Traffic 
Management Plan’ as being provided as part of the Construction Phase 
Health and Safety Plan; this should be provided as part of the CEMP to be 
approved as part of the details.  
 
Section 6 refers to wheel washing and street sweeping to minimise dirt and 
debris being deposited in the highway. It should include the requirement for 
carefully managing run-off, as washing mud into the swales will cause 
blockages of this system and render it inoperable. Trapped gullies should be 
used and maintained (emptied) throughout. Somerset Avenue, including the 
section external to the development connecting to Parker Drive, and 
Heacham Drive should be swept regularly as they are public transport routes, 
and at least twice a day during wet weather and when they are undertaking 
earth works.  
 
Given the comments raised above, a condition is recommended for the 
submission and approval of a revised Construction and Ecological 
Management Plan to deal with these matters.  
 
There is no objection from the LHA, subject requested conditions relating to:  
a new parallel zebra and cycle crossing on Heacham Drive, sight lines to 
accesses, street works to be satisfactory, travel packs, parking spaces to be 
provided and retained, and construction method statement (for major 
schemes)  

• Noise Pollution - The submitted Acoustic and Overheating Assessment (Ref: 
26838-ENV- 0401-B) for the proposed residential development at Heacham 
Drive, Land to South has been reviewed. The acoustic assessment 
demonstrates that acceptable internal noise levels can be achieved through 
the proposed facade and ventilation design, and that the overheating 
assessment appropriately considers the proposed ventilation strategy for the 
dwellings. There are no objections, provided the development is carried out in 
accordance with the recommendations set out in the submitted report. 

• Parks and Gardens – The proposed residential development, within the 
Beaumont Leys ward, will result in a net increase in the number of residents 
within an area which already exhibits a deficiency in green space. The 
development proposals include the provision of on-site informal green space 
and natural green space, sufficient to cater for the needs of the new residents.  
 
The previous development phase provided an equipped play area which 
again is sufficient in terms of size and access to provide adequate play 
provision for the residents of this development.  
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In terms of outdoor sports space an outdoor gym and an informal kick-about 
space have previously been created to the south of the development site, 
however the ward still exhibits a deficiency and therefore additional provision 
is required to cater for the needs of the new residents.  
 
Therefore, we will be looking to make quality improvements to existing open 
space provision to minimise the impact of this development.  
 
Based on the formula from the Green Space SPD a contribution of £50,312 is 
required in response to this application. The contribution will be used towards 
the following open space improvements:  
For improvements to the existing multi-use games area on Beaumont Walk 
(off Heacham Drive) and/or for improved provision for ball games on Ingold 
Avenue open space.  

• Sustainability (Better Buildings) -  
 In previous response dated 23rd July 2025 it was requested that the 
applicant give further consideration to:  
• The use of heat pumps or another electric heating technology instead 
of gas boilers, and  
• Reducing the U-values of the sloping ceilings and the external walls.  
 
The applicant has subsequently issued a revised Sustainability Statement and 
a Rebuttal Response to these requests. The proposals relating to energy 
efficiency, energy using systems and carbon emissions remain unchanged 
from the original statement and the Rebuttal Response provides the 
applicant’s rationale for that. The argument made in the rebuttal is that the 
development will comply with the Building Regulations Part L and does not 
need to go further.  
 
Since the proposals remain unchanged, and the applicant has not indicated 
that my requested changes would be unfeasible or would make the 
development non-viable, the response also remains unchanged.  
If the application is approved, a two part condition should be attached to 
secure those aspects of the proposals that are positive in terms of energy 
efficiency and carbon emissions reduction.  

 
(Comments from 23rd July 2025 -  
 Core Strategy Policy CS02 is the current policy in force, and the applicant is 
encouraged to also have regard to the emerging Local Plan Policies CCRF01-
04.  
In summary, the current proposals cannot be supported. The reasons for this 
are:  
1. The use of gas boilers for the heating and hot water isn’t consistent with 

the policy requirement to mitigate climate change, given that options for 
lower carbon electric systems are available.  

2. The U-value targets for the sloping ceilings and external walls are higher 
than those of the Part L notional building, which represents the standard 
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newbuild spec. As such, the proposals don’t align with a best practice 
fabric first approach.  

 
Passive Design  
The overall layout, the mix of house types, the house orientations and the roof 
designs don’t suggest any particular prioritisation of energy efficiency or 
potential for PV electricity generation but, taking account of the other 
considerations and constraints affecting these decisions, there is no objection.  
 
The location and size of windows and rooflights generally offer enough 
daylighting of the main living spaces to limit the need for artificial lighting and 
resulting electricity demand. 
 
Building Fabric and Airtightness  
The proposed U-values for the fabric elements and air-permeability value for 
this development are set out below, in comparison with the values for the 
notional building and the limiting parameters under the Building Regulations 
Part L 2021. 
 

 
 

Taking the notional building values as a benchmark of a standard newbuild 
fabric performance, the target values for this development are partly 
consistent with a best practice fabric first approach to achieving energy 
efficiency, where the U-values improve on the notional building, but the 
sloping ceilings are relatively poor and the external walls could be better. The 
targets for these should be reduced to at least match, or preferably improve 
on the notional building, giving an overall fabric which could be considered to 
meet the best practice standard required in Policy CS02. From Table 2 in the 
Sustainability Statement the specification is subject to change up until detailed 
design stage. The concern with this is that changing the U-values can affect 
wall thicknesses and other elements of the design and we don’t want to end 
up in a situation where existing plans, if approved at application stage, then 
preclude later improvements to U-values. The final U-values at pre-
construction stage can be agreed via a two-part Energy Condition, but only 
provided that the applicant can confirm at this stage that improvements to the 
U-values as requested can be achieved without departing from the current 
site and floorplans.  
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Heating, Cooling, Ventilation and Lighting Energy Efficiency  
The site is not near to an existing or planned district heat network, so there is 
no requirement to connect, or to design for future connection. The 
Sustainability Statement proposes gas boilers for the space heating and hot 
water, with hot water storage cylinders also incorporating electric immersion 
heaters to enable use of electricity from PV panels to substitute for some gas 
use. 
 
Bearing in mind that grid electricity is now lower-carbon than natural gas, and 
is expected to continue reducing in carbon intensity, the use of gas boilers 
isn’t consistent with the policy requirement to mitigate climate change. There 
are electric technology options which would be feasible for this type of 
development, viable to install and would produce lower emissions. In addition, 
the policy requirement in Policy CS02 to achieve best practice energy 
efficiency would be much better served by the use of heat pumps, which offer 
seasonal efficiency levels in the region of 300% for low temperature systems, 
compared to around 90% which modern, efficient gas boilers offer. Heat 
pumps have been shown to operate very effectively and affordably in housing 
with good levels of thermal performance. Therefore, the proposals should be 
amended to replace the gas boilers with air or ground source heat pumps, 
unless evidence is provided to show conclusively that it would not be feasible. 
If this were the case, it would be expected that another form of electric space 
heating and hot water supply to be considered in preference to gas boilers. As 
a last resort, if it is shown conclusively that no form of electric system is 
feasible, then it would be expected that the proposed gas heating be designed 
to operate effectively with a low temperature system to allow for future 
transition to low temperature heat pumps. This would include the use of 
appropriately sized heat emitters and pipework. Finally, it is noted that the 
house designs submitted don’t indicate where the hot water cylinders would 
be located. Depending on the final choice of system, the plans need to show 
that the layouts are capable of accommodating the proposed equipment.  
In terms of the other technologies being proposed, the use of LED lighting of 
100lm/W, wastewater heat recovery and smart meters are welcomed.  
 
Renewable / Low Carbon Technology & Energy Supply  
As a partially renewable technology, heat pumps would meet the policy 
requirement to provide on-site renewable energy generation, meaning the PV 
panels would become optional.  
 
If heat pumps are proven not to be feasible in this development, then PV 
panels will be needed to meet the onsite renewable energy generation policy 
requirement. The details can be agreed through an energy condition at pre-
construction stage, and all houses with suitable roof areas to have arrays 
which make effective use of the space available.  
 
Construction Materials  
The commitment to using a number of Green Guide A and A+ rated products 
and to responsible sourcing of materials including wallboard, cement and 
timber is welcomed.  
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Carbon Emissions 
It is noted that energy and carbon calculations are yet to be done. If the 
objections at the start of this memo can be resolved, then in order to be 
satisfied that the detailed design of the development is mitigating climate 
change, the outcome of the SAP calculations and agreed final design in light 
of the carbon savings projected to be achieved should be provided. 
 

• Tree Officer - From aerial mapping the site seems to have been cleared of all 
trees, there are no objections to this proposal proceeding. 
It would be good if the proposed new tree planting of 52 trees goes ahead, as 
highlighted on the Landscape Proposals plan. 
 

• Waste Management - A paved or hard standing area of adequate size must 
be provided within the boundary of the property for up to a 360-litre refuse bin, 
a 240-litre garden bin, recycling bags and a food waste container. 

 
Representations 
 
One representation in support, four comments and thirteen objections have been 
received for the application. These are all summarised below:  
 
Support  
 

• Small step in helping fix the UK housing crisis.  
 
Comment 
 

• Should be a community hall.  

• Maintenance fee from Barratts should be removed as Council tax is too high.  

• Open space was originally going to be sports pitches. 

• Shouldn’t connect streets via Somerset Avenue.  

• A lot of anti-social behaviour.  

• A lot of rage driving.  

• Need services like sports ground, community hall, GP practice, not more 
houses.  

• Was told would be a sports ground – should honour this. 

• Can’t handle additional traffic and increase in people. 

• Sold as with a park to be completed in 2022, only constructed end of 2024, 
incomplete work, safety issue, should complete the existing work to phase 1.  

• Currently only one access for nearly 20 houses, will increase by 60 – 
concerns about congestion and lack of exits in emergency.  
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Object  
 

• Barratts assured the area would be an open space/ sports facilities when 
purchasing house – influenced decision to buy home.  

• Need open space for sports and recreation.  

• Area was proposed for green space.  

• Should remove maintenance fees and City Council should adopt the land.  

• Not enough green space or good gardens.  

• Open space is a nature area for wildlife and ventilation.  

• Seen various animals/ birds/ insects on the site.  

• No other public open spaces in the area.  

• Originally promised green space and sports pitches. No sports provided, small 
park is poorly maintained and unusable in wet weather – gets muddy and 
waterlogged.  

• No meaningful open green or recreation space. Not well planned. Adding 
more homes without addressing this is unacceptable.  

• Entire estate will only be accessed by Ashcott Avenue – narrow and sharp 
bend, more houses using this will be a safety concern. Need a second route 
via Somerset Avenue.  

• Concern about the private maintenance fee and Council tax – should not have 
to pay the maintenance fee – need more clarity on responsibilities.  

• No key infrastructure.  

• Deserve better planning and accountability.  

• New roads connect at Chelwood Lane, significant increase in traffic at the 
junction with Ashcott Avenue – already problematic due to blind corner and 
limited visibility.  

• Affect Ashcott Avenue/ Somerset Avenue – poorly designed and too narrow to 
accommodate current traffic – long queues.  

• Road is too narrow for 2-way traffic especially with on street parking – creates 
congestion and affect emergency service access.  

• Need new road connection to Somerset Avenue to distribute traffic more 
evenly.  

• Number of houses are excessive for plot – density will artificially inflate 
property prices – unsustainable and result in negative equity – long term 
consequences.  

• Expected open space – breached expectations and will reduce quality of life. 

• 60 units will result in overcrowding, unsustainable and not well balanced.  

• Reduce/ eliminate parking spaces – exacerbate existing shortages.  

• Estate is not designed for the proposed volume of cars – highway safety risk.  
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• More non-permeable surface will result in surface water flooding in area 
where SuDS are proposed.  

• Change the character and reduce residential amenity.  

• Loss of trees, green buffer and wildlife habitat – harm local biodiversity.  

• Breach original developer agreement.  

• Nothing built for community – other estates have facilities.  

• Council should adopt the land – more houses, more council tax and less land 
to maintain.  

• 428 homes and nothing built for the community – not acceptable to accept the 
S106.  

• Should abolish maintenance fee as land was meant for sports and 
development will generate income from Council tax.  

• No direct access to Somerset Avenue.  

• Roads are already dangerous without additional traffic.  

• Purchased with expectation of sports facilities – misleading and disappointing, 
undermines trust.  

• Current park is incomplete, poorly maintained and poses safety risk – should 
upgrade to meet community need.  

• Somerset Avenue is used as a shortcut by speeding traffic – safety and 
disturbance issues.  

• Infrastructure is already under pressure, concerns regarding water pressure 
and utility capacity.  

• No clear benefit to the existing community – no investment in services, 
infrastructure or facilities. Appears to prioritise developer profit over long term 
community wellbeing.  

• Need completion and proper maintenance of originally promised community 
amenities.  

• Reduction in green space.  

• Make neighbourhood chaotic and dirty.  

• Multiple applications to build – infringement on original permission.  

• Developer has made a mess of the area.  

• Hedge on Heacham Drive previously well maintained, now a mess with big 
sections missing.  

 
Consideration  
 
Principle of development  
 
The site is currently in an area designated as green space/potential development 
and the policies within the 2006 Local Plan and 2014 Core Strategy both apply. 
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Saved Local Plan policy ‘GE09. Green Space’ is set out below, along with policy 
GE16 which is specific to the Blackbird Road Playing Fields area in which this site 
sits.  
 
GE09. Green Space  
Planning permission will not be granted for any development, which would endanger 
or encroach upon Green Space as shown on the Proposals Map unless:  
a) nature conservation and landscape value is protected in accordance with Policies 
GE02–GE05 and UD06; and  
b) such development would not in itself create an area of public open space 
deficiency as defined in paragraph 10.34; and  
c) a local assessment of need identifies the land as surplus to requirements. In 
addition planning permission for any development on Green Space will only be 
granted where:  
d) it would service or improve the character of open space uses of the land and the 
green and open character of the area continues to dominate; or  
e) it involves the development of playing fields in accordance with Policies GE15, 
GE16 and GE17; or  
f) it involves the future of allotments in accordance with Policy GE19.  
 
GE16. Blackbird road playing fields policy area  
Development of the Blackbird Road Playing Fields Policy Area as shown on the 
Proposals Map should be in accordance with Policy H01. The City Council will 
require proposals to:  
a) be part of a comprehensive scheme for the whole site;  
b) provide for 5.9 hectares of open space of which a minimum of 3 hectares is 
publicly accessible and overlooked by development. The remaining open space will 
provide for additional sport and recreational facilities.  
c) incorporate pedestrian and cycle routes across the site to the adjoining school.  
d) address the demand for community uses in the area.  
 
An Open Space assessment has been submitted to assess the need for the open 
spaces which provides mitigations that will be applied for loss of this space. It is 
noted that the land has long been derelict and could expand on current housing 
provision.  
 
As per policy GE16, the expectation was that 5.9 hectares of open space be 
provided across both phases of the development, with 3 hectares of publicly 
accessible open space being provided and the remaining for additional sports and 
recreation facilities. I am satisfied that the full 5.9 hectares is no longer required 
given the previous S106 contributions to sports provision at St Oswalds Road and St 
Margaret’s Playing fields. 3 hectares of publicly accessible open space should still be 
met over both phases of development, and whilst the total amount of open space will 
meet this, it is not evident that all the open space is publicly accessible and 
overlooked as required by the policy e.g. around the drainage pond. However a 
further s106 Open space contribution of £50,312 is offered to meet this requirement.  
In regard to the sports facility, it should be noted that significant offsite contributions 
were already provided in the previous adjacent permission to meet the expectations 
confirmed by Sport England. Therefore, a sports facility is not required. 
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It would be important to note that the Council is currently unable to demonstrate a 5 
year housing land supply. Due to this and the emerging site allocation in the Local 
Plan, more weight can be given to this proposal as extension of an existing housing 
site allocation under the Local Plan (2006) and Core Strategy (2014) policies.  
 
Emerging policy  
 
Given the emerging Local Plan is due for adoption later this year, it would also be 
important to consider the emerging policies.  
 
The emerging Local Plan has been through the examination process and is due to 
be considered at a full Council meeting on 26th March 2026.  At present, the policies 
in the emerging local plan do not form the development plan and cannot be afforded 
full weight but can be given significant weight given the advanced position.  
 
The most pertinent policy to this planning application is policy Ho01, as the emerging 
Local Plan designates the land as a housing site allocation (Site 1042 - Land off 
Heacham Drive (Phase 2) (former playing fields)), designation of this will replace the 
Green Space allocation in part. Adjoining the housing site allocation is a designation 
for open space (Policy OSSR02), which has been retained in part to aid in green 
infrastructure connectivity with the existing housing development. Firstly, as the 
proposal is for housing development, the overall principle of development fits in with 
the proposed allocation in the emerging Local Plan. As per emerging policy Ho05, 
there is also an expectation that this proposal meets the minimum density of 35dph, 
which equates to around 53 dwellings after taking account of the developable area. 
As this proposal is for 60 dwellings, this meets and exceeds this capacity which 
planning policy supports.  
 
As set out in the Main Modifications consultation, Policy Ho01 stipulates:  
 
New housing will be delivered within the Local Plan on sites as identified below and 
on the Policies Map. Housing proposals will be supported where they:  
a. Provide an appropriate mix of housing as identified in Policy Ho03  
b. Provide affordable housing in accordance with Policy Ho04  
c. Provide infrastructure required to support the proposed development in 
accordance with Policy DI01  
d. Achieve high quality design as set out in Policy DQP01 and other design 
policies  
e. Respect the character of the area in compliance with the environmental, 
design and heritage policies in the Local Plan  
f. Deliver Biodiversity Net Gain in accordance with Policy NE02  
g. Address the constraints and mitigations for each site as set out  
 
All of the above will be expected to be met within the development, however further 
comment specifically to points b) and g) are set out below.  
 
In regard to point b), policy Ho04 of the emerging Local Plan requires 30% of the 
total number of dwellings to be affordable dwellings on all greenfield sites outside of 
the city centre or defined areas (southeast and Ashton Green). The proposal only 
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provides 20% of the dwellings as affordable dwellings. It is accepted that previous 
advice would have indicated a 20% threshold due to the previous thresholds (Core 
Strategy Policy CS7).  
 
Regarding point g), the following criteria are acceptable details to help with 
constraints and mitigations on site 1042 (from policy Ho01):  
 
• A Drainage strategy is required to mitigate the effects of development on surface 
water runoff, including SuDS and design for exceedance.  
• A flood Risk Assessment is also required for the site to inform how the site will be 
protected from surface water flooding, to comply with Policy CCFR06. This should 
include a flood resilience and protection strategy.  
• A Landscape Plan should be submitted with any planning applications, in particular 
with regard to trees on site. This should be accompanied by an Arboricultural 
Assessment which assesses the value of trees on the site. The trees are expected to 
be retained in the first instance. Where loss of trees is unavoidable for development 
to progress, appropriate justification will be required with mitigations set out in the 
Landscape Plan, in line with Policy DQP04.  
• An integrated approach is needed with the delivery of Phase 1 of the Heacham 
Drive development in regard to infrastructure, including green infrastructure as 
outlined in Policy NE03.  
• The site is part of a medieval Deer Park. Therefore, an Archaeological Assessment 
is required to establish the necessary mitigations for development impact. This 
needs to be completed in accordance with Policy HE01. 
 
Firstly, the development is required to be integrated with the first phase of 
development of this site, particularly in regard to green infrastructure. The proposal 
does provide around 3Ha of open space throughout the development, which appears 
to be in accordance with some elements of the previous Policy GE16 and assists 
with policy Ho01 also. However, not all of this appears to be publicly accessible, as 
would be beneficial for integrated green infrastructure. When the emerging Local 
Plan is adopted, policy OSSR02 should also be considered in order to ensure that 
any proposed open space is sufficient for local need, appropriately overlooked, of 
high quality, well integrated and supports wildlife. The developer proposes off site 
contributions to meet the shortfall which I consider to be acceptable.  
 
An acceptable Drainage Strategy, Flood Risk Assessment and Archaeological 
Assessment have all been submitted with the application.  
 
Loss of trees on the boundary of the school playing field has been adequately 
compensated for to the satisfaction of Trees and Woodlands officers.  
 
Overall, this proposal for 60 dwellings is welcomed in principle as this would help to 
contribute to housing needs and shortfall in 5 year land supply and broadly meets 
with the requirements set out in current and emerging policy.  
 
Design  
 
There have been extensive discussions with the Council’s Urban Design Officer in 
relation to the proposal, including the submission of amendments to the proposal. It is 
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now considered that the proposed design is now at a point to be considered 
acceptable. The density and layout of the proposal reflects the characteristics of the 
previous phases of the wider development. Each dwelling will have off street parking, 
some of these spaces will be tandem, some side by side and some to the front of 
properties. Some dwellings will also have garages. The dwellings proposed will have 
a small threshold/ front garden with planting and trees. There are also other 
landscaped areas through the development.  Boundary treatments are to be a mixture 
of fencing and brick wall.  
 
The dwellings proposed will be a mix of 2 – 5 bedroomed houses, with one 1 storey, 
4 x 2.5 storey and the majority (55) as two storey properties. These dwellings are 
standard house types and will include terraced, semi-detached and detached houses. 
There will be a mixture of materials used, including render, coloured weatherboard, 
bricks and plain grey or black roof tiles. A materials layout plan has been submitted 
with the application to demonstrate which dwellings would be constructed with the 
relevant materials. In order to ensure the quality and suitability of the materials 
proposed, a condition will be required for the further submission of details and 
construction of a sample panel prior to above ground works. A sample panel drawing 
has already been provided as part of the application documents. It is proposed that 
block paving will be used on Park Edge and Mews Street and part of Main Street to 
give visual cues to the hierarchy of the associated streets in the development. The 
Mews Street will have a shared surfaced footpath/ highway.  
 
The layout of the site and design of the individual houses and plots are considered to 
be acceptable and in accordance with Core Strategy Policy CS03 and the NPPF. It is 
considered that the proposal meets the 10 criteria as set out in the National Design 
Guide.  
 
Heritage Assets 
 
There are no nearby heritage assets which would affect or be affected by the proposed 
development.  
 
Archaeology  
 
Having reviewed the application against the Leicester Historic Environment Record 
(HER), it is not considered that the proposal will result in a significant direct or 
indirect impact upon the archaeological interest or setting of any known or potential 
heritage assets. The application warrants no further archaeological action. 
 
Living conditions  
 
The homes to be provided will range from 2 – 5 bedroomed properties and are all 
standard house types. A floorspace schedule has been provided with the application, 
which sets out the floor areas of each dwelling type by plot number. The majority of 
the homes to be provided meet the requirements of the Nationally Described Space 
Standards (NDSS) in terms of floor area, however there are 8 that fall short of this 
requirement, namely the Redpoll house type. Internal room dimensions and 
confirmation of the amount of storage space have not been provided for the application 
but the shortfall is less than 1sqm per property of this type.  
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Following the comments raised by Housing, the bungalow provided will be a 2 bed, 4 
person bungalow. However, it is still proposed that the affordable housing provided 
will include 9 affordable homes and 3 first homes. NDSS compliant Affordable housing 
will be secured via a S106 Agreement and the properties will be conditioned to ensure 
that these meet accessibility and adaptability requirements (M(4)2 and M(4)3 building 
regulations).  
 
The layout of the development is largely influenced by the previous phases of the 
development. The garden spaces reflect the sizes of gardens that have been provided 
in previous phases of the development. It is considered that the size of the gardens to 
be provided are of an acceptable size taking into account the size of the dwellings 
proposed. There are also other green spaces and a playpark which would be in 
walking distance. The proposed dwellings have been designed so as to not create 
overlooking between the new properties. The impact on existing residents is 
considered below.  
 
It is considered that the proposal is acceptable when considering the living conditions 
for the proposed future residents. Whilst there are 8 houses marginally below the 
NDSS requirements (less than 1sqm), overall the proposed living conditions are 
generally considered to be accordance with Core Strategy policies CS03 and CS06, 
saved local plan policy PS10 and the NPPF.  
 
Residential amenity (neighbouring properties) 
 
As there will be additional homes created, there will be additional noise and activity 
than at present. However, this will be residential in nature and located in a residential 
area and is considered to be acceptable.  
 
One of the main impacts on neighbour amenity will arise from additional vehicular 
movements and to the existing residents on Chelwood Lane. The Local Highway 
Authority have had significant input into this proposal, and it is considered that the 
impact on highway safety is acceptable, as considered further in this report.  
 
The existing residents on Chelwood Lane at present have an open space to the front 
of their properties, which will be lost as a result of this proposal. The loss of a view is 
not a material planning consideration. There will be a 5.5m road and additional 3.5m 
cycle/ footpath separating the properties, and then the thresholds/ front gardens of the 
properties. This is considered to be an adequate separation distance for properties 
facing each other on a public highway. It is considered that the proposal is considered 
to be acceptable when considering saved local plan policy PS10 and neighbour 
amenity. 
 
Waste storage and collection 
 
All the dwellings proposed will be houses and as such there will be no shared refuse 
or recycling facilities. Bin storage locations will be within the curtilage of the dwellings 
proposed. Bins would then be pulled to the roadside by the occupiers for bin collection. 
It is considered that the proposal is acceptable in terms of waste and recycling storage 
and collection.  
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Highways and Parking 
 
Vehicular access to the site will be via Chelwood Lane. Additional pedestrian and cycle 
access will be provided from Somerset Avenue, Heacham Drive and Upton Green.  
Main Street and Green Edge will have widths of 5.5m with a 2m footpath to one side. 
In addition to this, Main Street will have a 3m cycleway. Mews Street will have a total 
with of 7.5m, with a shared surface for pedestrians, cyclists and vehicles, in an attempt 
to reduce the vehicle speeds along this road.  On Green Edge and Mews Street, there 
will be on street car parking bays, which would provide parking provision for visitors 
and any additional parking required.  
 
It is proposed that each dwelling will have two off road car parking spaces. Some 
dwellings will also have garages. Each dwelling will also have an electric vehicle 
charging point.  
 
Concerns have been raised in relation to highway safety, with the additional number 
of dwellings being served off Chelwood Lane. The Local Highways Authority are 
satisfied that there is sufficient capacity for the additional 60 dwellings and that there 
are no highway safety concerns. Having an additional access off Somerset Avenue 
would result in the Main Street becoming a rat run, but would also affect the existing 
SuDS and landscaping to the North East.  
 
Travel packs, similar to those that have been provided to the existing residents of 
previous phases of the development, will be conditioned to be provided to new 
residents to encourage the use of more sustainable means of transport, such as cycle 
and public transport.  
 
It is considered that the proposal is acceptable when considering highway safety and 
the impact of the development on the highway network. The proposal is considered to 
be in accordance with saved local plan policies AM01, AM02, AM12, Core Strategy 
Policies CS14 and CS15 and the relevant highways related paragraphs of the NPPF.  
 
Sustainable Energy 
 
It is proposed that all of the dwellings will have solar panels and electric vehicle 
charging points installed. The properties will be installed with gas powered boilers, and 
hot water cylinders in 4-5 bedroomed homes. The installation of air source heat pumps 
had been requested, however the applicant has pushed back on this as gas boilers 
are acceptable for building regulations and the future homes standard (requiring air 
source heat pumps amongst other measures) would not be adopted until later in 2026. 
The buildings would be built to the regulations as required for building control in 
relation to sustainability and carbon emissions. Whilst it would have been preferrable 
for more energy efficient measures to be incorporated into the design of the proposed 
dwellings, the argument put forward in relation to meeting the requirements of building 
regulations is accepted and it is considered that it would be difficult to justify a refusal 
in relation to this aspect of the proposal at an appeal. A condition will be included to 
require the submission of further information in relation to sustainability prior to the 
commencement of works above ground level and evidence of installation prior to 
occupation.  
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It is considered that the information submitted is acceptable for policy CS02 of the 
Core Strategy.  
 
Drainage 
 
The application has been submitted with supporting information in relation to SuDS for 
the site. Existing SuDS have been implemented on the site during the construction of 
the original phase of the development. This includes swales and retention ponds. 
There are swales and a pond located on the eastern area of the site within the red line 
of this application.   
  
The LLFA raise no objection to the application in terms of flood 
risk, drainage and SuDS, subject to the inclusion of conditions relating 
to SuDS, drainage and a Construction Method Statement.   
  
I consider that subject to the submission of further details to be secured via condition 
that the proposal is acceptable taking into account flood risk and drainage and in 
accordance with Core Strategy Policy CS02 and the NPPF.   
 
Nature Conservation (including Biodiversity Net Gain (BNG))/Trees/Landscaping 
 
The presented revised Construction and Ecological Management Plan (CEMP) 
revision B (Barratt Homes, February 2026) has been updated to include the recent 
Ecological Appraisal report (FPCR,May 2025) and is considered to be acceptable.  
 
Section 9 of the CEMP states that a licence from Natural England will be required to 
temporarily close a badger sett to facilitate the works. A Natural England Badger 
licence will therefore be required for the proposed works prior to works commencing 
to ensure the works are be undertaken lawfully. Planning approval must be granted 
in order for the Applicant to apply for the required licence and it is a decision for the 
LPA to consider whether there is a likelihood of these being granted by Natural 
England. In this instance, given the information provided, it is unlikely that Natural 
England will refuse a badger licence. 
 
The Ecological Appraisal Report revision A (FPCR, May 2025) details mitigation 
recommendations within sections 4.11-4.17 (page 8 & 9) which must be followed, 
unless these are varied by a protected species licence subsequently issued by 
Natural England. Further mitigation and/or compensation may be requested by 
Natural England as part of the licence application process. 
 
The applicant’s ecologist has provided an Ecology Statement (FPCR, February 
2026) to address queries in relation to BNG. The hedgerow situated outside of the 
redline boundary has been removed from the baseline habitat assessment within the 
statutory metric and baseline habitat maps which is acceptable. The ecologist has 
confirmed that all of the trees proposed within the site will be managed by the 
appointed management company and secured for a minimum of 30 years and 
therefore have been accurately reflected in the submitted statutory metric. 
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The presented updated statutory biodiversity metric based on PEA (Preliminary 
Ecological Assessment) surveys confirm onsite habitat presents a baseline 
biodiversity unit (BU) value of 4.88 BUs for area habitats and 0 BUs for linear 
(hedgerow) habitats. Proposed compensatory habitat creation is detailed within the 
Biodiversity Impact Assessment Report (FPCR, May 2025) and proposed habitat 
plan and is projected to result in no net gain (0.00 BUs) in area habitat units and 
+0.56 linear (hedgerow) BUs. However, as there was 0 baseline hedgerow units, a 
percentage gain for this habitat type cannot be calculated. 
 
The national minimum requirement of +10% BNG is not proposed to be achieved on 
site, and the BNG mitigation hierarchy has therefore not been successfully applied. It 
is proposed that BNG compliance will be achieved by purchasing off site credits.  
 
As noted previously, within section 4.3 of the report it has been suggested that "the 
extra credits to reach 10%+ net gain in non-linear habitats are to be purchased 
offsite from a biobank or other provider".  
 
The current proposed landscaping relies on the creation of 'other neutral grassland' 
and 'mixed scrub' (both of which are of medium distinctiveness) and the planting of 
over 50 trees which significantly contribute to the compensation of loss of habitat 
units. These gains should be considered 'significant' and therefore requiring a 
Habitat Management and Monitoring Plan to be legally secured. The route to secure 
this would be via a S106 agreement to enable monitoring contributions to be 
secured. 
 
The landscaping scheme which has been presented is considered to be acceptable 
and will be conditioned appropriately. This includes grassed areas, shrubs and trees 
throughout the development, including in private gardens.   
 
Developer Contributions and S106 Agreement 
 
Paragraph 58 of the NPPF (as set out in Regulation 122(2) of the Community 
Infrastructure Levy Regulations 2010) states that planning obligations must only be 
sought where they meet the following tests:   
  
a) necessary to make the development acceptable in planning terms;   
b) directly related to the development; and   
c) fairly and reasonably related in scale and kind to the development.  
 
Requests for contributions have been made by the LLR ICB (NHS) and Parks and 
Open Spaces (as specified in the comments further up in the report). This includes a 
financial contribution of £58,080 for Manor Park Medical Practice & Spirit Primary Care 
Ltd Beaumont Leys (GP services) for the NHS and £50,312 for Parks and Open 
Spaces, for improvements to the existing multi-use games area on Beaumont Walk 
(off Heacham Drive) and/or for improved provision for ball games on Ingold Avenue 
open space.   
 
Additionally, A S106 will be required to secure the affordable housing (20% of the total 
housing proposed) and to secure BNG. This would also include a monitoring fee for 
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BNG, as it is envisaged that monitoring reports would be required in years 1-5, 10, 15, 
20, 25 and 30 and LPA site visits years 5, 10, 15, 25 and 30.  
 
These contribution requests will be secured by a S106 agreement.  
 
Other matters 
 
Representations made make reference to the maintenance/management fee that is 
paid by the current occupiers of the previous phases of the development. This is a fee 
from the developer for the maintenance and management of the development and is 
not imposed by the Council. Comments have also been made in relation to the impact 
on house prices, this is not a material planning consideration.  
 
The previous phases of the development provided a S106 contribution to sports 
provision. Sports England have not been consulted on this proposal as there is no 
loss of existing sports provision and a previous mitigation package which 
compensated for the loss of the playing field under saved policy H01 (2006) was 
agreed and confirmed under section 73 application (ref 20172015) was submitted 
and the financial contribution agreed.  Funding was provided to enhance Hockey 
facilities at St Margaret’s Pastures and create a new Cricket Facility in line with the 
priorities of the city councils Playing Pitch Strategy. The work at St Margaret’s 
Pastures is now complete (following additional crowd funding Leicester Ladies 
Hockey returned to the site in 2019) and planning consent was granted and 
implemented for a new cricket facility at St Oswald’s Road.   

Conclusion 
 
The proposal will provide 60 additional dwellings, on an allocated site and an extension 
to a previously developed allocated site. During the examination of the emerging Local 
Plan, the site was identified for development and a site allocation of at least 53 
dwellings was confirmed.  
 
It is considered that the proposed design in terms of the layout, landscaping and 
design of the dwellings is acceptable for the location, taking into account the local 
characteristics of the area. The impacts on existing neighbours to the site are 
considered to be acceptable and would not result in harm detrimental to the amenity 
of the existing residents. The proposal is considered to be acceptable in relation to 
highway safety, ecology and flood risk, subject to conditions.  
 
At present, the Council cannot demonstrate a 5 year housing land supply and as such 
the tilted balance applies which means that significant weight should be given to the 
delivery of housing. There will be significant benefits of both market and affordable 
housing being provided as part of this proposal which weigh substantially in the 
planning balance.  
 
I recommend that this application is APPROVED subject to conditions and a 
SECTION 106 AGREEMENT to cover contributions for the LLR ICB (NHS), parks 
and green spaces, affordable housing and BNG: 
 
 



 

c:\users\lunnj001\appdata\local\temp\mastergov temp files\miscwp.doc 33 

 CONDITIONS 
 
1. Prior to the commencement of development a Habitat Management and 
Monitoring Plan (HMMP) to set out the management of all the proposed biodiversity 
enhancements in accordance with the submitted DEFRA Metric and prepared in 
accordance with a Biodiversity Gain Plan, shall be submitted to and approved in writing 
by the local planning authority. The HMMP shall be strictly adhered to and 
implemented in full for its duration and shall contain the following: 
 a) Description and evaluation of the features to be managed; 
 b) Ecological trends and constraints on site that may influence management; 
 c) Aims, objectives and targets for management - links with local and national 
species and habitat action plans; 
 d) Description of the management operations necessary to achieving aims and 
objectives; 
 e) Preparation of a works schedule, including annual works schedule; 
 f) Details and a timetable of the monitoring needed to measure the 
effectiveness of management; 
 g) Details of the persons responsible for the implementation and monitoring; 
 h) mechanisms of adaptive management to account for necessary changes in 
work schedule to achieve the required targets; and 
 i) Details of methodology and frequency of monitoring reports to be submitted 
to the Local Planning Authority to assess biodiversity gain 
  
 No development shall take place until the habitat creation and enhancement 
works set out in the approved HMMP have been completed, and a completion report, 
evidencing the completed habitat enhancements, has been submitted to, and 
approved in writing by the Local Planning Authority. 
 The created and/or enhanced habitat specified in the approved HMMP shall be 
managed and maintained in accordance with the approved HMMP for 30 years after 
the first occupation of the development hereby approved. Notice in writing shall be 
given to the Local Planning Authority when the HMMP works have started. Monitoring 
reports shall be submitted to Local Planning Authority in writing in accordance with the 
methodology and frequency specified in the approved HMMP. 
 (To enhance biodiversity, and in accordance with paragraph 187 of the National 
Planning Policy Framework, paragraph 13 of Schedule 7A to the Town and Country 
Planning  Act 1990 and Core Strategy policy CS17. To ensure that the details are 
agreed in time to be incorporated into the development, this is a PRE-
COMMENCEMENT condition). 
  
 
2. 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.) 
 
3. The proposed Parallel Cycle and Zebra Crossing, as presented on the S278 
GA - Pedestrian Access off Heacham Drive drawing no. H7666 contained at Appendix 
B of the ADC Infrastructure Transport Statement Blackbird Road Phase 2 dated 
13/05/2025, shall be implemented prior to occupation of the 50th dwelling (In the 
interests of pedestrian and cycle connectivity, highway safety, and accordance with 
saved policy AM01 of the City of Leicester Local Plan and Core Strategy policy CS03.) 
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4. No part of the development shall be occupied until the 2 metre by 2 metre sight 
lines on each side of each vehicular access have been provided, and they shall be 
retained thereafter. (In the interests of the safety of pedestrians and other road users, 
and in accordance with saved policy AM01 of the City of Leicester Local Plan and 
Core Strategy policy CS03.)  
 
5. All street works shall be constructed in accordance with the Leicester Street 
Design Guide, June 2020. (To achieve a satisfactory form of development, and in 
accordance with saved policy AM01 of the City of Leicester Local Plan and Core 
Strategy policy CS03.)  
 
6. Within one month of the first occupation of any dwelling, the occupiers of each 
of the dwellings shall be provided with a 'New Residents Travel Pack'. The contents 
of this shall be similar to that as approved under discharge of condition application 
20222144, and which shall be submitted to and approved in writing by the local 
planning authority. The pack shall include walking, cycling and bus maps, latest 
relevant bus timetable information and bus travel and cycle discount vouchers. (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).  
 
7. Prior to first occupation, the electric charging points (one per dwelling) shall be 
provided in accordance with guidance in the Leicester City Council’s Air Quality Action 
Plan. All charging points shall be retained and kept available for use by electric 
vehicles thereafter. (In the interest of sustainable development and in accordance with 
policy CS14 of the Core Strategy.) 
 
8. Before the occupation of the development the parking spaces shown on the 
approved plans shall be provided and shall be retained for vehicle parking. (To secure 
adequate off-street parking provision, and in accordance with saved policy AM12 of 
the City of Leicester Local Plan.)  
 
9. Prior to the commencement of development, notwithstanding the information 
already submitted as part of this application, a Construction Method Statement, with 
consideration being given to ecology, highway safety, the water environment and flood 
risk management, shall be submitted to and approved in writing by the local planning 
authority. The approved Construction Method Statement shall be adhered to 
throughout the construction period. The Statement shall provide for:  
 (i) temporary construction access;  
 (ii) the vehicle and pedestrian temporary access arrangements including the 
parking of vehicles of site operatives and visitors;  
 (iii) the loading and unloading of plant and materials;  
 (iv) the storage of plant and materials used in the development;  
 (v) the erection and maintenance of security hoarding including decorative 
displays and facilities for public viewing, where appropriate;  
 (vi) wheel washing facilities;  
 (vii) measures to control the emission of dust and dirt during construction;  
 (viii) a scheme for storage and management  (including recycling and 
disposing) of waste resulting from excavation and construction works (ix) the proposed 
phasing of development and a detailed description of the works in each phase   
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 (x) procedures to ensure flood risk is managed on site during the period of 
works for personnel, plant and members of the public  
 (xi) the procedures to ensure flood risk is not increased anywhere outside of 
the site for the duration of the works;  
 (xii) the procedures to ensure pollution and sedimentation is minimised to any 
adjacent watercourse and the procedure to be used in case of a pollution incident;  
 (xiii) the measures that will be undertaken to ensure the structure of any 
adjacent watercourse is not impacted by the proposed development.(xiv) a list off all 
works to be carried out in the highway and arrangements to facilitate these works, 
including temporary traffic management plan/s and permits, licences and TTROs 
required.  
 (To ensure the satisfactory development of the site, and in accordance with 
policies AM01 and UD06 of the City of Leicester Local Plan and Core Strategy policies 
CS02 and CS03.) (To ensure that the details are approved in time to be incorporated 
into the development, this is a PRE-COMMENCEMENT condition). 
 
10. No construction 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.) 
  
 
11. Prior to the commencement of development  a Dust Management Plan shall be 
submitted to, and approved in writing, by the Local Planning Authority. The 
development must be carried out in accordance with the details to be approved. (In 
the interests of the amenities of nearby occupiers 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). 
 
12. 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 by the local planning 
authority. No property 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 
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details are agreed in time to be incorporated into the development, this is a PRE-
COMMENCEMENT condition). 
 
13. Prior to the commencement of development details of drainage, shall be 
submitted to and approved by the local planning authority. No property 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). 
 
14. Prior to the commencement of any above ground works, a detailed landscape 
and ecological management plan (LEMP) showing the treatment and maintenance of 
all parts of the site which will remain unbuilt upon shall be submitted to and approved 
in writing with the local planning authority. This scheme shall include details of: (i) the 
position and spread of all existing trees, shrubs and hedges to be retained or removed; 
(ii) new tree and shrub planting, including plant type, size, quantities and locations; (iii) 
means of planting, staking, and tying of trees, including tree guards; (iv) other surface 
treatments; (v) fencing and boundary treatments, including details of the entrance 
gates; (vi) any changes in levels; (vii) the position and depth of service and/or drainage 
runs (which may affect tree roots), viii) a detailed plan of the biodiversity 
enhancements on the site including a management scheme to protect habitat during 
site preparation and post-construction, ix) planting and proposed management both 
within the SuDS area and also to the edges of the area to ensure that views through 
and into the area are maintained. The approved LEMP shall contain details on the 
after-care and maintenance of all soft landscaped areas and be carried out within one 
year of completion of the development. For a period of not less than 5 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 and a written assessment of the 
landscaped/habitat areas and use by wildlife/species present shall be submitted 
annually to the local planning authority (In the interests of amenity, and in accordance 
with saved policy UD06 of the City of Leicester Local Plan and Core Strategy policies 
CS03 and CS17).  
 
15. A landscape management plan, including long term design objectives, 
management responsibilities and maintenance schedules for all play areas, areas of 
open space, including sports provision and other landscaped areas other than small, 
privately owned, domestic gardens, shall be submitted to and approved by the local 
planning authority prior to the first occupation of the development for its permitted use. 
The management plan should include full details of maintenance and service 
performance standards together with specified mechanisms for residents to secure 
compliance with such standards.   The landscape management plan including 
management arrangements shall be implemented as approved and maintained 
thereafter. (In the interests of amenity and the continued satisfactory provision of such 
facilities and in accordance with Policy UD06 of the City of Leicester Local Plan and 
Core Strategy Policies CS03 and CS13.) 
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16. No development shall take place until a badger mitigation strategy has been 
submitted to and agreed in writing by the local planning authority for the specified 
activity/development as outlined in the ecology report (Ecological Appraisal Report 
revision A (FPCR, May 2025).(To comply with the Wildlife and Countryside Act 1981 
(as amended by the CRoW Act 2000), the Habitat and Species Regulations 2017 and 
policy CS17 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.) 
  
 
17. No dwelling shall be occupied until the mitigation measures as identified in 
Section 8 of the Acoustic Assessment (December 2025, 26838-ENV-0401 Rev B by 
MEC) have been installed. (In the interests of the amenities of the occupants of the 
new dwellings, and in accordance with saved policies PS10 and PS11 of the City of 
Leicester Local Plan.) 
  
 
18. Prior to the commencement of development above ground level, full design 
details of energy efficiency and renewable energy measures as outlined in the 
Sustainable Energy Statement Blackbird Road Phase 3 dated July 2025 shall be 
submitted to and approved in writing by the Local Planning Authority. 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 Local Planning Authority. The installations shall be retained 
and maintained thereafter. (In the interests of carbon reduction and energy efficiency 
and in accordance with Core Strategy policy CS02.) 
 
19. Notwithstanding the provisions of the Town & Country Planning (General 
Permitted Development) (England) Order 2015 (or any order revoking and re-enacting 
that Order with or without modification), no enlargement or other alteration to any 
dwelling house of types specified in Part 1, Classes A, C and E of Schedule 2 to that 
Order shall be carried out without express planning permission having previously been 
obtained. (Given the nature of the site, the form of development is such that work of 
these types may be visually unacceptable or lead to an unacceptable loss of amenity 
to occupiers of neighbouring properties or to future residents; and in accordance with 
saved policy PS10 of the City of Leicester Local Plan). 
 
20. All dwellings shall be constructed in accordance with the "Category 2: 
Accessible and adaptable dwellings M4 (2) Optional Requirement" of the Building 
Regulations Part M. One unit (as specified in the application) shall be constructed to 
M4(3) standards. On completion of the scheme and prior to the occupation of the 
development a completion certificate signed by the relevant inspecting Building 
Control Body shall be submitted to the local planning authority certifying compliance 
with the above standard.  
  Internal areas of the development and the internal and external amenity 
areas shall be constructed with level access. 
  All external doors shall provide for level access. 
  All level accesses shall be retained in perpetuity. 
 (To ensure the development enables access for all and is adaptable enough to 
match lifetime's changing needs in accordance with Core Strategy policy CS06). 
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21. A. Notwithstanding the approved plans, prior to the commencement of any above 
ground works, a materials schedule for the development shall be submitted to and 
approved in writing by the local planning authority. All materials for use on the buildings 
and surface treatments/ landscaping shall be provided, including the product and 
manufacturer specification. The materials shall be in broad accordance with the 
specifications submitted as part of the application. 
 
B. Prior to the commencement of any above ground works a sample panel shall be 
constructed on site in accordance with the approved drawing reference H7666-101 A, 
showing all external materials including bricks, brick bonds, mortar colour, tiles, 
weatherboard and render for inspection and approval in writing by the local planning 
authority. Any additional brick types not shown on the main sample panel will need to 
be submitted on a 1sqm sample panel, with one panel for each additional coloured 
brick, showing any detailing if applicable. The sample panel(s) shall be submitted with 
detailed drawings of the sample panels and a confirmation photograph. The 
development shall be constructed in accordance with the approved sample panel and 
materials. (In the interests of visual amenity and character and appearance of the area 
and in accordance policy CS03 of the Core Strategy and saved policy UD06 of the 
City of Leicester Local Plan.) 
 
22. The development hereby permitted shall be carried out in full accordance with the 
following drawings: 
  
H6894-012 - Master Management Plan Rev C 
H7666-02 - Blackbird Road Location Plan Rev B  
LDG2 H8 DS02 - GARAGES 6 x 3m Double Garage   
LSG1 H8 DS02 - GARAGES 6 x 3m Single Garages   
N0018079-1 - Gas Layout   
EN0018079-1 - Electric Layout   
H6894-205-01 - Water Layout   
H7666-201 - North Crossing point   
H7666-501 - Roads and Sewers AFU Proposed Retaining and Underbuild Rev A  
2010-DET-214 - 900mm Post and Rail   
2010-DET-216 - 450mm Knee Rail   
DB-SD13-006 B - Close Boarded Fence   
6783-E-02 - Proposed Habitats    
GL2468 SP 01 - Landscape Specification, received by the Local Planning Authority on 
9 June 2025 
  
  
DB-SD13-004_E - Boundary Wall Type 1, received by the Local Planning Authority on 
12 June 2025 
  
TBC - Kestrel CAT 2 - Contemporary - Plot 343 - Plans and Elevations Rev B  
CKST LTHD DS00 - Kestrel - Plans and Elevations Rev B  
TBC - Nightjar CAT 2 - Contemporary - Plots 317, 318 - Plans and Elevations Rev B 
CNJR LTHD DS00 Nightjar - Plans and Elevations Rev B  
YRAM LTHE - Ramsey (End) - TF - Plans and Elevations Rev B  
CRED X0HE - Redpoll CAT 2 - Contemporary - Plots 362, 363 - Plans and Elevations 
Rev B  
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CRED X0HE - Redpoll (Maidstone) - Plans and Elevations Rev B  
CRSH X0GE - Redshank (Moresby) CAT 2 - Render - Plots 369 - Plans and Elevations 
Rev B  
CRSH X0GE - Redshank (Moresby) CAT 2 - Weatherboarding - Plot 336 - Plans and 
Elevations Rev B  
CRSH X0GE - Redshank (Moresby) - Plans and Elevations Rev B  
YB50 X0HE - YB50 (Type 50) - Plans and Elevations Rev B  
YB42 X0HE - YB52 (Type 52) Rev B  
YB55 L0GE - YB55 (Type 55) Rev B  
TBC - Ancona CAT 2 - Render - Plots 331, 332 - Plans and Elevations Rev B  
TBC - Ancona CAT 2 - Render - Plots 350, 351 - Plans and Elevations Rev B  
TBC - Ancona CAT 2 - Weatherboarding - Plots 319, 320, 344, 345 - Plans and 
Elevations Rev B 
TBC - Bittern CAT 2 - Render - Plots 310, 328, 329 - Plans and Elevations Rev B 
TBC- Bittern CAT 2 - Weatherboarding - Plots 316, 342, 361, 364 - Plans and 
Elevations Rev B 
CDUN L0GE - Dunnock (Kenley) - Plans and Elevations Rev B  
TBC - Fallow CAT 2 - Contemporary - Plot 337 - Plans and Elevations Rev B  
CFLW LTHD DS00 - Fallow - Plans and Elevations Rev B  
CHBY X0GE - Hobby (Kingsville) - Plans and Elevations Rev B  
ZHLM X0HD - Holm - Plans and Elevations Rev B, received by the Local Planning 
Authority on 26 June 2025 
  
H7666/05 - Street Scenes Rev D 
H7666-100 - Section and Standard Detail, received by the Local Planning Authority on 
5 September 2025 
  
H7666-500 - VEHICLE TRACKING Rev B, received by the Local Planning Authority 
on 6 October 2025  
  
H766-316-02 - ROADS AND SEWERS_AFU -TYPICAL HIGHWAY CONSTRUCTION 
DETAILS  
H7666-502-01 - VEHICLE TRACKING & VIS SPLAYS Rev C 
BMH2 LTGD - Midhurst 2 M4(3) Planning Layout 
GL2468 02 - Soft Landscaping Proposals Rev B, received by the Local Planning 
Authority on 23 October 2025 
  
H7666-201 - Blackbird Road Ph3 Planning Layout Rev P  
GL2468 01 - Soft Landscaping Proposals Rev C  
H7666-505-01 - Refuse Tracking Rev D 
H7666-100-01- ROADS AND SEWERS AFU -ENGINEERING LAYOUT Rev C, 
received by the Local Planning Authority on 19 December 2025 
  
H7666/250 - Plot 352 Section  
H7666-06 - Materials Layout Rev L, received by the Local Planning Authority on 7 
January 2026 
  
H7666 - Sample Panel Details Rev A, received by the Local Planning Authority on 23 
January 2026 
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(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 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 pre-application).  
 The decision 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 2024 is considered to be a positive 
outcome of these discussions.  
  
 
2. 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/ 
 
3. The Highway Authority’s permission is required under the Highways Act 1980 
and the New Roads and Street Works Act 1991 PRIOR to undertaking any works on 
or in the highway: 
  
 •For new road construction which will be offered for adoption as highway 
maintainable at public expense, the applicant must enter into an Agreement with the 
Highway Authority under Section 38 of the Highways Act 1980. Where these are 
expected to be new residential roads they shall be designed not only to be consistent 
with a 20mph speed limit, but shall also be controlled by a 20mph speed limit or 20mph 
zone by the introduction of a Speed Limit Order (SLO). 
  
 •For alterations to the existing highway, including temporary construction 
accesses, the applicant must enter into an Agreement with the Highway Authority 
under Section 278 of the Highways Act 1980. The costs associated with any temporary 
traffic management, licences and Temporary Traffic Regulation Orders (TTROs) 
which may be required to facilitate works during construction will need to be covered 
by the applicant. 
  
 •In all of the above, where SLOs and/or Traffic Regulation Orders (TROs) need 
to be introduced or changed, these shall be funded by the Applicant. The average cost 
of a SLO is currently in the region of £5,000, and a TRO scheme in the region of 
£6,500, but these costs can vary depending on the scope and complexity. 
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 The Applicant is advised to contact highwaysdc@leicester.gov.uk for 
information regarding obtaining approvals, setting up Agreements and/or to discuss 
the requirements to enable the processing of SLOs and TROs. 
 
4. With regards to the Travel Pack the contents of the pack are intended to raise 
the awareness and promote sustainable travel, in particularly for trips covering local 
amenities. The applicant should contact highwaysdc@leicester.gov.uk for advice. 
 
5. 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. 
 
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_GE09 Planning permission will not be granted for development which would endanger or 
encroach upon Green Space as shown on the Proposals Map unless it meets the 
criteria set out.  

2006_GE16 Criteria for the development of the Blackbird Road Playing Fields Policy Area.  

2006_H01 Sites shown as Housing Development Proposals on the Proposals Map will be 
safeguarded for housing and will not be given planning permission for alternative uses.
  

2006_H03 Provides guidance on minimum net densities to be sought for residential development 
sites according to location.  

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_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.
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2014_CS07 New residential development should contribute to the creation and enhancement of 
sustainable mixed communities through the provision of affordable housing. The policy 
sets out the broad requirements for affordable housing.  

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_CS13 The Council will seek to maintain and enhance the quality of the green network so that 
residents and visitors have easy access to good quality green space, sport and 
recreation provision that meets the needs of local people.  

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 
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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