Recommendation: Conditional approval

20260356 15 Oakside Crescent
Change of use from dwellinghouse (Class C3) to children's home

Proposal (Class C2), for maximum 4 children (Amended 01/07/2026)
Applicant: Warren Property Investments Ltd
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Summary

The application was presented at Committee on 12t August 2026 with a
recommendation for conditional approval but was deferred to allow officers
time to seek information on the latest supply figures in terms of planning
permissions granted and Ofsted Licensed premises since January 2026.

¢ |n addition, a new National Planning Policy Framework (2026) was adopted on
17t August 2026. Policies in the report have been updated accordingly.

e The application is reported to committee as there have been 32 no. letters of
objection from 25 no. separate neighbouring addresses within the Local

Authority area.
The proposal seeks a change of use from a family home to a care home.
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e The main issues are the principle of development, the character of the area,
the impact on future and neighbouring occupiers, and parking and highway
safety

e The application is brought back to committee with a recommendation for
conditional approval.

The Site

The application site comprises the southern property of a pair of semi-detached
bungalows on the west side of Oakside Crescent. The property includes 4 no.
bedrooms, 1 with an en-suite, and a bathroom in the roof area, facilitated by a rear
flat roofed dormer and hip-to-gable roof extension (ref: 20031584), and has also
been extended to the rear by a single storey (ref: 20170429). There are 2 no. further
bedrooms on the ground floor.

The front garden is block paved and is approximately 10m wide by 8.5m deep, with
an approximate area of 85m2, providing space for at least 3 no. cars to be parked
clear of the highway.

The rear garden has an area of approximately 72m?, and there is an 8m buffer for the
Ethel Brook Ordinary Watercourse which extends the depth of the rear garden.

Surrounding properties form part of the same development and are a variety of two-
storey semi-detached properties of the same materials palette as the application site
with variations in the design.

Background

20031584. Porch extension at front, gable roof extension, dormer extension at front
and rear of house (amended plans). Approved 07/10/2003.

20170429. Notification of proposed single storey extension at rear of dwellinghouse
of dimensions: 4.00 metres beyond the rear wall of the original dwellinghouse;
maximum height 2.79 metres; height of the eaves 2.62 metres (Class C3). Prior
Approval Not Required 06/04/2017.

The Proposal

The proposal is for the change of use of a 6-bedroomed semi-detached dormer
bungalow (Class C3) to a Children’s Home for a maximum of 4 no. children (up to
age 18) where care is provided (Class C2).

No external alterations are proposed with the resultant property comprising a
Kitchen/Dining Room, a Sitting Room, Living Room, Utility Room, Study, Managers
Office/overnight accommodation and a Shower Room at ground floor level, and 4 no.
children’s bedrooms, 1 no. with an en-suite, and a bathroom at first floor level in the
roof area.

Care is to be provided by staff working in shift patterns with a minimum of 2 no. staff
on site at any one time.
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The application has been accompanied by a Planning Statement, a Statement of
Purpose, an Ofsted Report and a Registration Certificate.

The applicants positively engaged with the Social Care Team prior to, and during, the
determining of the application.

An amended plan and Planning Statement were received 17/04/2026, re-labelling the
upper floor bedrooms and correcting errors in the Statement.

An amended application form was received 01/07/2026 serving notice by way of
Certificate B on owners, other than the applicants, of land within the red line.

Policy Considerations

Leicester Local Plan (2026)

Policy Ho03. Housing Mix

Policy Ho10. Retention of Family Housing
Policy DQP06. Residential Amenity

Policy TO1. Sustainable Transport Network
Policy TO7 Car Parking

National Planning Policy Framework (2026)

DM1: Preparing development proposals

1. Proposals for major development should:
a. Be informed by early engagement with neighbours and the local community, as well as with
the local planning authority, statutory consultees, infrastructure providers, registered providers
of social housing and other relevant bodies where appropriate, to identify and seek to resolve
key planning matters prior to the submission of a planning application. This pre-application
engagement should be proportionate to the nature of the proposal and those likely to be
affected by it; and

b. Be accompanied by a concise planning statement setting out:
i. How the development proposal is consistent with relevant development plan and
national decision-making policies;
ii. The outcome of pre-application engagement and the extent to which the proposal
has changed in response to this engagement; and
iii. The proposed use of any planning obligations to make the proposal acceptable in
planning terms.

2. Proposals for other types of development should be supported by the minimum necessary
information requirements to enable a decision. In certain circumstances, set out elsewhere in this
Framework, this should include pre-application discussions (see policies CO2 and P4). Pre-application
engagement may also be required where proposals raise complex planning matters, such as the
potential effect on heritage assets.

DM3: Determining development proposals
1. When considering development proposals, local planning authorities should:

a. Work with the applicant in a positive and proactive manner, where necessary seeking
solutions to problems arising from initial proposals, to enable a timely decision;

b. Take a proportionate approach to the consideration of the planning matters raised by the
proposals, in a way that reflects their scale, complexity and potential impact;
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c. Take account of planning matters raised during any pre-application engagement, including
any positive responses to this engagement, as well as representations on the proposals;

d. Consult statutory or internal consultees only where it is necessary to do so. Decisions on
development proposals should not be delayed in order to secure advice from a statutory or
internal consultee beyond their statutory deadlines unless there is insufficient information to
make the decision, there are public safety risks from proceeding without advice, or more
detailed advice may enable an approval rather than a refusal;

e. Consider whether otherwise unacceptable development proposals could be made
acceptable through the use of planning conditions or planning obligations; and

f. Not refuse applications for development which should clearly be approved, having regard to
their accordance with the development plan, the policies in this Framework and any other
material considerations.

DM6: Use of planning conditions and obligations
1. Planning conditions should only be attached to planning permissions and other associated consents
for development where they are:

a. Necessary to make the development acceptable in planning terms;
b. Relevant to the development and to planning considerations generally;
c. Sufficiently precise to make them capable of being complied with and enforced; and
d. Reasonable in all other respects.
2. Conditions should not be used to:
a. Require payments of money; or

b. Require that land is formally given up to another party (such as highways to the local
highway authority); or

c. Restrict national permitted development rights unless there is clear justification to do so.

3. Where national model conditions are relevant to the development, they should be used unless there
are strong reasons for using a different condition. Conditions that are required to be discharged before
development commences should be avoided, unless there is a clear justification. Applications to
discharge conditions should be dealt with in a timely manner to avoid unnecessary delays to
development.

4. Planning obligations should only be used where it is not possible to address potential unacceptable
impacts through a planning condition. Where national model planning obligations are relevant to the
development, they should be used unless there are strong reasons for using a different planning
obligation.

DM7: Relationship with other regulatory regimes

1. Development proposals should be assessed on the basis of whether they would be an acceptable
use of land. Matters which are controlled by separate regulatory regimes may, in the context of a
particular development proposal, be a material consideration where they have land-use implications.
Decision-makers should assume, unless there is clear evidence to the contrary, that those separate
regimes will operate effectively.

2. Planning decisions should not seek to duplicate or extend controls imposed by separate regulatory

regimes other than where there is a development plan policy in place applying optional technical
standards for the development proposed (see policy PM13).
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3. The parallel processing of planning and other regulatory consents is encouraged where this can
help to align and expedite the consenting of development.

4. Where compliance under a separate regulatory regime requires subsequent changes to an
approved development proposal, such changes should be approved unless they would mean the
development is no longer acceptable when assessed against development plan and national decision-
making policies.

HO7: Meeting the need for homes

1. In applying the policies in this Framework, substantial weight should be given to the benefits of
providing homes which will contribute towards meeting the evidenced accommodation needs of the
community, as identified through needs assessments prepared for the area of the local planning
authority and other relevant evidence. This includes, but is not limited to, homes needed for different
groups assessed under policy HO1.

L2: Making effective use of land
1. Substantial weight should be given to the benefits where a development proposal would achieve
one or more of the following:

a. Remediating despoiled, degraded, derelict, contaminated or unstable land;

b. Making better use of vacant and underutilised land and buildings (such as: by bringing back
into residential use empty homes and other suitable buildings; converting space above shops;
redeveloping underutilised retail and business sites; and building on or above service yards,
lock-ups, car parks and other transport infrastructure which are no longer required);

c. Making effective use of previously developed land and buildings through temporary uses, in
situations where alternative development is anticipated within a reasonable period (including
as a result of the land being allocated for an alternative purpose in the development plan); or

d. Creating additional homes or floorspace within settlements by using the airspace above
existing residential and commercial premises, or through sensitive redevelopment or
additional development within existing plots (including, but not limited to, the addition of
mansard roofs, proposals to fill gaps in the existing roof line, the introduction of higher
buildings at street corners and additional units within residential curtilages). Such proposals
should:

i. Be consistent with the overall street scene, other than where: it is appropriate to
have larger buildings (such as at street corners, or where building upwards would not
cause substantial harm to the character of a building and its surroundings); the
development would not be visible from the street frontage; or where specific changes
are provided for through a design code which forms part of the development plan;

ii. Maintain safe access and egress for occupiers and users, and acceptable living
standards for residents and neighbours in terms of access to daylight, sunlight,
privacy and external amenity space; and

iii. Where the development would involve the use of residential curtilages, not occupy
more than twice the footprint of all the existing buildings on the site, and, following
development, would retain at least 50% of the non-developed area within the curtilage
of the existing buildings; unless additional development can be accommodated
without harm to the overall character of the area, and taking into account the
availability of infrastructure and the importance of locating development in sustainable
locations (in accordance with policy TR3).

2. A condition of simultaneous development should not be imposed on an application for multiple
upward extensions unless there is a clear justification.
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DP3: Key principles for well-designed places

1. Development proposals should respond to their context (the history, character and features of their
site and its setting), so that they integrate with and enhance their surroundings; such as through the
arrangement of development plots and buildings, the use of materials and architectural features, and
the restoration, reuse and integration of heritage assets. This should not preclude innovation or
change where appropriate, especially where an increased scale or density of development is justified
in accordance with policies L2 and L3.

2. To create well-designed places, development proposals should also reflect relevant aspects of the
following principles, as appropriate to the nature of the development and its location:

a. Liveability: support healthy, mixed, vibrant and integrated communities, which will function
well over the lifetime of the development, by incorporating a range of uses and tenures,
employing features which promote social interaction, and which are robust, durable and easy
to look after;

b. Climate: contribute to climate change mitigation and adaptation and the transition to net
zero by using building layouts, building orientation, massing, landscaping and materials which
conserve energy and other resources, and which minimise risks from the impacts of climate
change including overheating;

c. Nature: incorporate and/or connect to a network of high quality, accessible, multifunctional
green infrastructure to provide opportunities for recreation and healthy living, strengthen
habitats, improve climate change resilience and improve air and water quality. This should
include maintaining and enhancing tree cover and incorporating sustainable drainage systems
in accordance with policies N3 and F8;

d. Movement: provide transport infrastructure and choices which support the design vision for
the site, provide good connections to the wider settlement (or those nearby), and prioritise
walking, wheeling, cycling and public transport;

e. Built Form: use the pattern of buildings to define the arrangement of streets, squares and
other spaces, promote compact forms of development to optimise the site’s potential,
distinguish between public and private areas, create focal points and, where appropriate,
enhance views into and out of the scheme;

f. Public Space: include spaces that are safe, secure, inclusive, and accessible for all ages
and abilities, including for groups such as women and girls; and which facilitate and
encourage social interaction, play and healthy lifestyles (for example by providing high quality,
clear and legible pedestrian and cycle routes, a variety of recreational spaces and places to
meet, integrating lighting and making building entrances and windows face onto streets and
other public spaces to provide natural surveillance); and

g. Identity: create visually attractive, distinctive and characterful development to establish or
maintain a strong sense of place and pride, including through the use of a coherent palette of
materials, design features and planting.

3. Development proposals should be refused if, without clear justification, they conflict with paragraph
1 of this policy or relevant aspects of the principles in paragraph 2, or with any explicit design
standards set out in the development plan (including those in locally specific policies, guides, codes or
masterplans). Substantial weight should be given to compliance with relevant development plan
policies when assessing the design quality of proposals.

4. The principles set out in the Design and Placemaking planning practice guidance should be used to

inform how this policy is applied in the absence of locally-produced design policies, guides, codes or
masterplans.
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5. Substantial weight should also be given to outstanding or innovative designs which promote high
levels of sustainability, or which help raise the standard of design more generally in an area, so long
as they are consistent with the overall form and layout of their surroundings.

TR3: Locating development in sustainable locations

1. So that development is located where it can support sustainable patterns of movement, enable
good accessibility for different users and make the most of existing and proposed transport
infrastructure, development proposals should reflect the following principles, taking into account the
vision for the site, the type of development and its location:

a. Development proposals which could generate a significant amount of movement, in the
context of the area within which they would be situated, should be in locations that are
sustainable (or which can be made so, taking into account planned improvements, including
any provided for as part of the development itself). This means the location should limit the
need to travel, particularly by private car, and offer a genuine choice of transport modes for
residents and users, unless the nature of the development would make this impractical;

b. Opportunities should be taken to utilise existing or proposed transport infrastructure in
optimising the amount or density of development which can be accommodated in different
locations, especially where this can support more walking, wheeling, cycling and public
transport use;

c. Any significant adverse impacts from the development on the transport network (in terms of
capacity and congestion), or on highway safety, should be mitigated to an acceptable degree
using a vision-led approach;

d. The environmental impacts of traffic and transport infrastructure should be identified,
assessed and taken into account — including taking opportunities to avoid or mitigate any
adverse environmental effects, and to secure net environmental gains such as reductions in
air pollution; and

e. In rural areas, opportunities to improve walking, wheeling, cycling and public transport and
enhance the connectivity of an area should be taken where they exist and can be supported
by the development proposed.

2. The Connectivity Tool (Connectivity Tool - GOV.UK) should be used alongside other relevant
quantitative or qualitative evidence in assessing the connectivity of particular locations proposed for
development.

TR4: Street design, access and parking
1. To contribute to creating well-designed places, transport considerations should be integral to the
design of development, proposals for which should:

a. Give priority first to walking, wheeling and cycle movements, both within the scheme and
with neighbouring areas; and second — so far as possible — to facilitating easy access to high
quality public transport, with layouts and densities which maximise the catchments for bus or
other public transport services;

b. Incorporate or contribute towards appropriate features to support this prioritisation, such as
permeable street networks, continuous footways and segregated cycle facilities which are
adequately lit, sufficient secure and accessible cycle parking, regularly spaced public seating
and good quality waiting facilities for public transport;

c. Ensure that the arrangement of streets and other routes help to create places that are safe,
inclusive and attractive for all users (particularly for women and girls, for other groups who
may be vulnerable to crime or the fear of crime, and for those with limited mobility). This
includes reflecting relevant aspects of policy DP3(2), as well as employing measures to:
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i. Minimise the scope for conflict between pedestrians, cyclists and vehicles;

ii. Meet the needs of disabled people, older people and children in relation to all
modes of transport, and

iii. Avoid unnecessary street clutter.

d. Allow for the efficient delivery of goods, and ease of access by service and emergency
vehicles, in ways which do not compromise key place-making principles (set out in policy
DP3(2)); and

e. Provide a suitable number of parking spaces for a range of transport modes where
appropriate, reflecting the location and nature of the development (including its connectivity),
any locally-set standards in the development plan, and including adequate provision of spaces
and infrastructure that allow for the charging of electric vehicles in safe, accessible and
convenient locations. A flexible approach to applying parking standards should be taken
where the reconfiguration of retail or other sites which attract large numbers of customers
would make better use of previously developed land, and there is evidence that a certain
number of spaces needs to be retained to meet specific operational and commercial
requirements.

2. The principles set out in national design guidance should be used to inform how this policy is
applied.

P3: Living conditions and pollution

1. Development proposals should be appropriate for their location, taking into account the likely effects
(including cumulative effects) of pollution on health, living conditions and the natural environment,
whether these effects are on or off-site; and whether this is as a result of the development itself or the
product of preexisting conditions in its vicinity. In assessing the potential effects of pollution,
consideration should be given to the potential sensitivity of the site, and its intended occupiers and
users, as well as that of the environment and population in the surrounding area (including where
certain groups could be particularly vulnerable to its effects, such as children and older people).

2. Within this context development proposals should:

a. Provide healthy living conditions for occupiers and users in terms of adequate access to
light and avoiding exposure to levels of air, noise, artificial light or other sources of pollution
which could have an unacceptable adverse effect on health and the quality of life. Where
necessary suitable mitigation measures should be incorporated to secure acceptable living
conditions;

b. Not give rise to, or contribute to, an unacceptable level of access to daylight and sunlight for
neighbouring residents and occupiers, or unacceptable levels of air, noise, artificial light,
water, soil or other forms of pollution on or beyond the site. Adverse impacts of this nature
should be avoided where possible, or else mitigated to an acceptable degree. Where possible,
opportunities should be taken to reduce pollution affecting the wider area (such as through
traffic and travel management or improved external lighting);

c. Sustain and contribute to compliance with relevant limit values or national objectives and
targets for air pollutants including PM2.5. Development proposals should take account of Air
Quality Management Areas and be consistent with the objectives of relevant Air Quality Action
Plans, Clean Air Plans and Local Air Quality Strategies;

d. Mitigate and reduce to a minimum potential adverse impacts resulting from noise, not result
in levels of noise exposure which would have a significant observed adverse effect, and
maintain the character of tranquil areas (those areas that have remained relatively undisturbed
by noise from human sources and are prized for their recreational and amenity value for this
reason);
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e. Limit any adverse impact from artificial light on local amenity, intrinsically dark landscapes
(those areas entirely, or largely, uninterrupted by artificial light) and nature; and

f. Assess and mitigate impacts where the development could have an unacceptable adverse
effect on water quality, especially in relation to sensitive water bodies such as chalk streams.

3. In applying this policy, it should be assumed, unless there is clear evidence to the contrary, that
separate regulatory regimes for the control of pollution will operate effectively, as set out in policy
DM7. This means that it will be appropriate to take into account emissions limits set through those
other regimes.

The following has also been taken into account:
Leicester Street Design Guide (2020)
Local Housing Needs Assessment (2022) (LHNA)
Planning Practice Guidance — Noise

e https://www.gov.uk/quidance/noise--2

Consultations
Pollution — Noise-Premises-Light
e Comments

e Concerns regarding unexpected and continuous noise affecting nearby
residents — unsociable hours, amplified musing, excessive vocal noise.

e Recommend noise management plan on how noise complaints will be
managed and excessive noise minimised.

Social Care Children’s (Children’s Care Homes)
e Support the proposal.

e Full comments are shown below and are as detailed in the 12" August
committee report:

The Social Care and Education department of Leicester City Council have been asked to provide
comment on the planning application for 15 Oakside Crescent for a change of use to a residential
children’s home. Ultimately, any decision to change the registration and / or statement of purpose
of such a provision rests with Ofsted.

Ofsted clarified their expectations around residential home registration in December 2025. They
expect that before a home is opened, we expect providers to engage with the local authority to
confirm that:

= there is a need for a home in the area;

= essential services are available (e.g. CAMHS, schools, dentists); and

= the location is safe and suitable

Is there a need for a children’s home in this area?
There is no volume need for children’s homes in Leicester City but there is a need for experienced
providers for the most challenging children.

Leicester City Council currently has had a need for 100 children bed spaces on a continuous basis
over the past few years. Having regard to discussions with ourselves and Ofsted in January 2026,
there are 122 registered beds within the Local Authority area. It is expected over the next five
years the need for residential beds will reduce and the local authority will increase its directly run
provision.
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However, there is a need for experienced providers in the city as not all registered beds are of the
quality required by the local authority. This is a relocation of a home operate by Jasmine Gardens
Ltd, currently rated “good” by Ofsted and with a history of taking placements from Leicester City.

Therefore, we believe that this proposed home will be of potential benefit to children from
Leicester City.

Are essential services suitably available?

There are significant pressures on health (primary care, dentistry, paediatrics, CAMHS), education
places (particularly for those children with additional needs) and policing in the city. The proposed
home is likely to be used by Leicester City Council for local children and as such we would expect
local children to be placed who already in contact with relevant service so would not add new
pressures.

Is the location safe and suitable

The proposed provider has discussed risk information and has consulted with the relevant
agencies including the local authority. We agree with assessment that Oakside Crescent is
suitable location for the proposed service.

Further comments

Staffing provisions described by the applicant are in line with the minimum staffing numbers that
would be required by Ofsted. There is potential need for car parking etc at shift handovers for staff
as described in the planning statement. The applicant proposes four residents. The Highways
considerations also need to take account of additional regular professional and family visitors to
the home.

In respect of the proposed operator, | recommend the benefit of the permission be restricted
through a personal consent condition to Jasmie Gardens (Private Ltd).

Conclusion

Having regard to the above, the Social Care department would support registration of the
proposed care home with Ofsted and the proposal would desirably add to children’s care provision
in Leicester.

| support the application.

Representations
35 no. representations have been received:
e 32 no. letters of OBJECTION from 25 no. separate neighbouring addresses

e 2 no. letters COMMENTING from neighbouring addresses
e 1 no. letter of SUPPORT from a neighbouring address

OBJECTIONS
Principle of Development
e Appreciate need to provide care and accommodation for vulnerable children,
but do not believe this particular property and location are suitable for such a
use.

o Adults over the age of 18 can move in. This is possible in a C2 children’s
home as long as they are in the minority

e Local Need
o The applicant has not shown a need for a children’s home in the area.
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o Children placed may be from outside the local area, contrary to
Leicester City Council (LCC) principles for keeping children close to
home

e LCC Placement Strategy

o Expanding private care homes goes against the Council's strategy,
which favours in-house residential care due to rising costs and
suitability of external homes.

o Housing children in residential homes is not in the best interests of
looked after children and they would be better placed with trained and
supervised foster carers who can provide a supportive family
environment, tailored to their needs, whilst not focussed on profit, which
in turn is more economical.

Character of the Area
e More intensive form of use not in keeping with the established character of this
quiet, residential area.

o In this case, the introduction of a staffed, shift-based operation would
materially alter the residential nature of Oakside Crescent.

e Change to Business Premises

o The change of status will allow this property to become a 24 hour
business with no immediate commercial properties.

o Approving this application could set a precedent for other non-
residential uses in a quiet residential area, potentially leading to further
changes that residents oppose.

e |Institutionalisation of the Area

o The area already has several institutional premises.

Residential Amenity
e Impact on Community

o The application would harm the quiet, community-driven atmosphere of
the neighbourhood and would be particularly disruptive to the elderly
residents.

o The nature of a children’s home (shift workers, visitors, transport
arrangements) is likely to result in increased noise, disturbance, and
general activity.

o The proposal only mentions one overnight staff member and doesn’t
mention the possibility of two.

e Increased Foot Traffic

o The presence of several staff and visitors, along with the children,
would lead to a large increase in foot traffic, disrupting the peacefulness
of the area.

o Due to reassessment, additional staff may need to be employed due to
the needs of the children or a specific child. The extra demand will
increase at, potentially any time, the busyness of the property with
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regards to change over, comings and goings and possibly staff
gathering outside the property.

Potential for Anti-Social Behaviour

o There are concerns that some children in care may have behavioural
issues, which could lead to anti-social or criminal behaviour and
security issues for the local community.

Parking and Highways

Other

The application does not address significant parking and traffic problems, as
the site has limited parking spaces and the surrounding streets are already
congested including Mosque overflow and school traffic.

Not Ofsted registered and lack of care experience

Lack of clarity regarding the scale and intensity of the operation (staffing
levels, shift patterns, visitor frequency means the LPA cannot fully assess the
cumulative impact of the proposal. Conflicts with NPPF requirement for well-
designed places and adequate assessment of impacts.

Quotes that the proposal is contrary to case law:
o South Bucks District Council v Porter (No. 2) [2004] UKHL 33

o Newport Borough Council v Secretary of State for Wales [1998] JPL
377

o Westminster City Council v British Waterways Board [1985] AC 676

o Tesco Stores Ltd v Secretary of State for the Environment [1995] 1
WLR 759

False information

o Some of the objections raised issue with the accuracy of the submitted
supporting information, including spelling mistakes and other minor
errors.

Limitation for complaints — point of contact but no mention of how this
operates to resolve problems.

COMMENTS

Some inaccuracy in submitted information.
The property has been extended under 20031584 and 20170429.

Oakside Crescent used for Mosque overflow parking and school traffic.

SUPPORT

No issues regarding the planning application for a children’s home which is
needed.
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Consideration

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires Local
Planning Authorities (LPA) to determine planning applications in accordance with
their Development Plans unless material planning considerations indicate otherwise.

The Principle of Development
The proposal is for the change the use of a 6-bedroomed dwellinghouse (Class C3)
to a care home for 4 no. children (Class C2).

Policy Ho03 of the Leicester Local Plan (2026) seeks to achieve a mix of house
types, tenures and sizes, taking account of evidenced need for current and future
households, with Policy HO10 seeking the retention of family housing, requiring
proposals for the conversion of properties with more than 4 bedrooms, and which are
outside of Article 4 HMO Control Areas, to be assessed on their individual merits,
subject to compliance with Local Plan policies.

The Local Housing Needs Assessment (2022) identifies the need for different sizes
of family dwellinghouses (C3) across the City, with Table 3 in the Leicester Local
Plan (2026) showing the recommended mix of market and affordable housing. The
table shows a requirement for 3,792 4+ bedroomed dwellinghouses over the plan
period.

Following deferral from the 12t August 2026 Committee meeting, the following
information is provided for the latest supply figures in terms of planning permissions
granted and Ofsted Licensed premises since January 2026:

Current Supply:
e 132 Ofsted Registered children's bedspaces in the City

Estimated City Need by Social Services:
e 100-110 residential beds

Average new Ofsted Registrations per annum since January 2023:
e 5.6 (15.5 bedspaces)

Planning Consents where Ofsted Registration has been secured since January 2023:
e 14 (37 Bedspaces)

Outstanding Planning Consents granted since January 2023 with no Ofsted Registration:
46 (115 bedspaces)

The applicants, Jasmine Gardens Private Ltd, currently have a ‘good’ rating from
Ofsted, and have a history of placements within Leicester City. This proposal is for
the relocation of a home which they currently operate, and it is considered by Social
Care to meet the qualitative need.

To ensure the qualitative need is secured, conditions are recommended to restrict
the provision of the C2 use at the property to the applicants only, with reversion to
Class C3 on cessation of the C2 use, as well as to limit the number of children
occupying the property to a maximum of 4 at any one time.

Although the proposed change of use would result in the loss of a larger family home,
this would not necessarily be a permanent or long-term situation, as the care home
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will be a managed provision where assisted living is provided for the resident
children, and the property would remain in use as a place of residence within a
residential area.

It is considered that, with the imposition of the recommended conditions, the
provision of a good quality children’s care home outweighs the loss of a larger family
home, and the proposal is therefore acceptable in principle.

Character of the Area

Policy DQPO01 of the Leicester Local Plan (2026) requires development to consider
the character of the site and its wider context, providing an appropriate mix of uses,
including a mix of homes, tenures, types and sizes in line with needs set out in Policy
HoO03.

Concerns have been raised that the proposal would introduce a more intensive non-
residential form of use, further institutionalising the area and materially altering its
established residential character.

Reference to planning data for previous approvals within Evington Ward, shows no
sites within a 400m radius of the application site, which have been granted planning
permission to operate as a C2 Care Home use:

Address LCC Ref: No. of children | Distance from Site
44 Thurnview Road 20231045 |4 756m

24 Walshe Road 20240203 |1 460m

29 Saltersford Road 20240222 |3 1.69km

23 Linden Drive 20241910 |3 1.47km

26 Yelverton Avenue | 20242245 |3 979m

Plan to show No. of C2 properties within 400m radius of Site:
(24 Walshe Road shown — 460m northwest)
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As such, there is not currently an over-concentration of small children’s care homes
within a 400m radius of the application site, that would result in an adverse impact on
the residential character of the area.

The proposal is also not considered to be a business or commercial use, with the
number of occupants not dissimilar to the number of residents expected to reside
within a family home of the same size. It will therefore remain fundamentally
residential in nature within a residential area.

As such, subject to the layout within the property being carried out in accordance with
the approved plans, which can be secured by condition, the proposal will not result in
an unacceptable impact on the character of the area, and complies with the aims and
objectives of Policy DPQO1 of the Leicester Local Plan (2026).

Living Conditions (Future Occupiers)
Policy DQPO06 requires proposals not to cause unacceptable harm to the living
conditions of existing and future residents.

Within the property, 4 no. bedrooms, 1 with an en-suite, and a bathroom at first floor
level in the extended roof space are set aside for the children’s bedrooms, with the 2
no. bedrooms at ground floor level and an en-suite are for use by the staff as a study
and office/overnight accommodation. The remaining rooms retain their existing uses.

It is considered that the property has provided acceptable living conditions for
previous residential occupiers in terms of levels of daylight and sunlight, noise,
privacy and overlooking and, given that no external or internal alterations are
proposed, future occupiers will also benefit from the acceptable layout, bedroom
sizes, communal spaces and rear private garden of approximately 99 sqg.m
(measured from the submitted plans).

Subject to conditions for the proposal to operate in accordance with the submitted
plans, and for there to be a maximum of 4 no. resident children at any one time, there
will be no unacceptable impact on the amenities of future occupiers, in compliance
with Policy DQPO06 of the Leicester Local Plan (2026).

Residential Amenity (Neighbouring Occupiers)
Policy DQPO06 requires proposals not to cause unacceptable harm to the living
conditions of existing and future residents.

Concerns have been raised that the proposal will harm the quiet, community-driven
atmosphere of the neighbourhood and be disruptive, with the comings and goings of
shift workers, visitors and transport arrangements likely to result in increased noise,
disturbance and general activity. There are also concerns that some of the children
may have behavioural issues which could lead to anti-social or criminal behaviour,
and security issues for the local community.

With respect to general amenity, as no external alterations are proposed, there would

be no change to the already acceptable impact on levels of outlook, light or privacy to
neighbouring residential occupiers.
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With respect to internal noise generation, the application site is a semi-detached
property, attached to No.13 Oakside Crescent, and as such, there is potential for
noise from within the property to impact on the amenities of these adjoining
neighbouring occupiers. Any issues of unacceptable noise, over and above that
which would be expected from a residential use in a residential area, can be secured
by condition for a suitable noise insulation system to be introduced to the party walls,
prior to first use, and maintained for the lifetime of the development. An additional
condition can be added for there to be a maximum of 4 no. resident children at any
one time.

With respect to external noise generation, whilst neighbouring occupiers may
experience a different character of activities such as staff changes, and possibly,
more transient occupiers over the longer term, it is considered that the use of the rear
garden by staff and residents of the home, or general comings and goings associated
with the property, is unlikely to give rise to noise impacts that would be significantly
different from those generated at the existing dwellinghouse, or would unacceptably
impact amenity at any neighbouring properties. The differences in the use do not of
themselves equate to harm to residential amenity, over and above that which would
be expected from a residential use in a residential area.

It should also be noted that regardless of the outcome of this application, the granting
of any planning permission does not indemnify against statutory nuisance action
being taken should substantiated noise complaints be received. Paragraph 1 of
Policy DM7 of the National Planning Policy Framework (2026) (NPPF) states:

Development proposals should be assessed on the basis of whether they would be an acceptable use
of land. Matters which are controlled by separate regulatory regimes may, in the context of a particular
development proposal, be a material consideration where they have land-use implications. Decision-
makers should assume, unless there is clear evidence to the contrary, that those separate regimes will
operate effectively.

This means there would be no planning justification to withhold permission on this
basis.

With respect to behavioural issues, the proposal is to provide managed care for up to
4 no. children with carers always present for supervision and professional oversight.
Any safeguarding issues are under the control of Ofsted, a separate regime outside
of the planning process to which Care Homes are legally required to comply, or in
respect of alleged criminality, the Police.

As the proposal would be an acceptable use of land, it is considered there is no
planning justification for the provision of a Noise Management Plan in respect of
noise/disturbance/anti-social behaviour which could be dealt with by regimes outside
of Planning — Noise Pollution Control, the Police or Ofsted. It is also considered that
a Noise Management Plan for this type of use would present significant technical
enforcement challenges and as such would not be appropriate to impose.

Subject to conditions for the proposal to be operated in accordance with the
submitted plans, for internal noise insulation to be installed and maintained for the
lifetime of the development, and for there to be a maximum of 4 no. resident children
at any one time, it is considered there will be no unacceptable impact on the

c:\winnt\gi@files\pecks001\application data\microsoft\templates\normal.dot



amenities of surrounding neighbouring occupiers, which is in compliance with Policy
DQOO06 of the Leicester Local Plan (2026).

Parking and Highways

Policies TR3 and TR4 of the National Planning Policy Framework (2026) require
development to be located where it can support sustainable patterns of movement,
offering a choice of transport modes, creating safe places to minimise scope for
conflicts between pedestrians, cyclists, and vehicles, which responds to local
character and design standards.

Policy TO1 of the Leicester Local Plan (2026) promotes the development of a
sustainable transport network and Policy TO7 seeks a level of car parking appropriate
to the scale and nature of the development, taking into consideration the provision of
alternative means of transport, alternatives to car parking provision, anticipated level
of use, patterns of working hours and the relationship to nearby other uses.

Policy DES16 of the Leicester Street Design Guide (June 2020) (LSDG) requires
parking spaces at residential sites to be a minimum of 2.4m wide by 5.5m long, with
an additional 0.5m added to the width where a parking space is adjacent to a wall on
one side.

Concerns have been raised that the proposal does not address significant parking
and traffic problems at the site due to limited parking spaces and the surrounding
streets being congested by Mosque overflow and school traffic.

According to the submitted Planning Statement, the proposed use would not exceed
3 no. staff during the day on a rota basis, with no more than 2 no. staff present at any
one time. None of the staff will reside at the property and there will be 1 no. staff
member on a waking night shift, to ensure 24-hour care. Visitors and deliveries are
expected to be of the same scale and frequency not dissimilar to those generated by
a family home of the same size.

The front garden is block paved and, measuring from the submitted plans, gives an
area of approximately 9m long by 11m wide, sufficient for the parking of at least 3 no.
vehicles clear of the highway. This is comparable to the size of surrounding
neighbouring front gardens, and the number of parking spaces provided within, and
is in compliance with DES16 of the LSDG.

The concerns raised refer to other uses impacting on parking and traffic in the
surrounding area. It is noted that the development would require a minimum of 2 no.
staff members to be on site at all times, and it could be expected that other support
staff or families may visit the regularly, meaning that there may be some need for on-
street parking at times. However, the highway in Oakside Crescent permits
unrestricted parking, and there are a number of bus stops close to the site in
Davenport Road, approximately a 100m walk to the north of the site, and Goodwood
Road, approximately a 500m walk to the northwest, to allow staff to use public
transport. There is also space within the site to provide secure cycle storage without
impacting the on-site parking provision.
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It is considered that the proposed use will not generate a parking requirement which
would significantly adversely impact on the on-street parking provision within the
surrounding area, to the detriment of the highway network and highway safety, and
that issues caused by other surrounding uses are not exacerbated by any additional
parking requirements for the proposed use.

As such, it is considered that the proposed use would not lead to unacceptable
highway network and safety issues over and above the existing situation as a C3
dwellinghouse.

Subject to conditions for the use class to be restricted to within Class C2 only, and for
the number of residents to be provided care not to exceed 4, the proposal is
considered to be in accordance with Policies TR3 and TR4 of the National Planning
Policy Framework (2026), and Policies T0O1 and TO7 of the Leicester Local Plan
(2026).

Other Matters
Regarding other issues raised within the comments received:
e Details

o Some of the objections have referred to spelling mistakes and errors
within the submitted documents.

o Details relating to the description of the dwellinghouse (i.e.
detached/semi-detached) and the applicant’'s details have been
corrected.

e Consultations

o Concern has been raised regarding notification to the wider community
in relation to the application.

o Neighbouring occupiers were notified in accordance with statutory
publicity requirements.

e LCC Placement Strategy

o Concerns raised in relation to this are not material planning
considerations.

e Reference to Other Local Planning Authorities

o Reference to other Local Planning Authority decisions in Oadby, and
policy documents for Melton Mowbray and Durham are not relevant to
this proposal which has been assessed in accordance with the
Leicester City Council Development Plan and National Guidance in the
National Planning Policy Framework (2026).

e Reqistration

o Children’s homes are required to be registered under separated
regulatory regimes in order to continue to operate.

e Complaint Handling

o Limitation for complaints — a point of contact is given but no mention of
how this operates to resolve problems.
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o This is not a planning matter and would be assessed by Ofsted who act
as the regulatory body for Children’s homes, and reviewed by the
Council’'s Social Care Team.

Case Law

o Comments have been received that the proposal is contrary to Case
Law but no discussion as to its relevance to the planning merits has
been provided. The cases are summarised below:

1. South Bucks District Council v Porter (No. 2) [2004] UKHL 33

e House of Lords judgement defining the legal standard for
providing reasons in planning decisions

o Established reasons must be adequate and intelligible,
enabling the reader to understand why a decision was
reached on ‘principal important controversial issues.’

e The judgement affirmed that while inspectors must be
thorough, they do not need to provide an exhaustive
analysis of every detail, only an intelligible explanation of
the key issues.

2. Newport Borough Council v Secretary of State for Wales [1998]
JPL 377

e Intense fear or perception of danger regarding a
development can be a material planning consideration
even if not supported by objective scientific evidence.

e The decision maker must assess how much weight to give
when compared to technical evidence.

e Frequently cited in matters regarding planning, public
health and ‘fear of harm’ in development proposals.

3. Westminster City Council v British Waterways Board [1985] AC
676

e Whether a landlord had a reasonable prospect of
occupying a premises for their own business purpose, as
a ground for opposing a new tenancy.

4. Tesco Stores Ltd v Secretary of State for the Environment [1995]
1 WLR 759

e The House of Lords held that planning obligations must
have a relevant connection to a proposed development to
be material, and if material the discretion on weight rests
with the decision maker.

e Planning obligations cannot be used to force approval of a
development otherwise unacceptable in planning terms,
nor can an LPA be forced to give weight to a beneficial
contribution if it is not directly related to a proposal’s
impact.

o The cases cited are not directly relevant to the proposal:
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1. Case 1 requires a clear reports and reasons.

2. Case 2 requires weight to be given to each aspect of the
proposal. It is noted that neighbours may be fearful of the
proposal but it is not considered that the supervised occupancy
of 4 no. children to result in an intense fear or perception of
danger.

3. Case 3 in not relevant to the planning matters proposed.
4. Case 4 is not relevant as no planning obligations are proposed.

Conclusion
The application is recommended for APPROVAL subject to the following conditions:

CONDITIONS

1. The development shall be begun within three years from the date of this
permission. (To comply with Section 91 of the Town & Country Planning Act
1990.)

2. Notwithstanding the provisions of the Town and Country Planning (Use

Classes) Order 1987, as amended, or any order amending or revoking and
replacing that Order with or without modification, the premises shall not be
used for any purpose other than for a care home within Class C2 of the Order,
unless otherwise approved in writing by the local planning authority. (To
enable consideration of the amenity, parking and highway safety impacts of
alternative Class C2 uses, in accordance with Leicester Local Plan 2026
policies DQPO06 and T01.)

3. The premises shall not accommodate any more than 4 children in care at any
one time. (To enable consideration of the amenity of occupiers of
neighbouring properties and parking impacts of a more intensive use, in
accordance with Leicester Local Plan 2026 policies DQPO06 and T01.)

4. The use hereby permitted shall be carried on only by Jasmine Gardens Private
Ltd (Company number: 11678059). When the premises cease to be operated
by Jasmine Gardens Private Ltd, the use hereby permitted shall cease and the
property reverted back to a family house (Class C3). (To ensure the use
addresses the qualitative need evidenced by the Social Care Team and Local
Housing Needs Assessment and is in accordance with Leicester Local Plan
2026 policy Ho03.)

5. Prior to the occupation of the property as a Care Home, insulation shall be
installed to the internal party walls with the adjoining neighbouring property at
No.13 Oakside Crescent. The insulation shall provide a minimum value of 55
dB DnT, w+Ctr and shall be maintained to the same minimum acoustic
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performance throughout the lifetime of the development. (In the interests of
the amenity of occupiers of No.13 Oakside Crescent, and in accordance with
Leicester Local Plan 2026 policy DQP06.)

The development shall be carried out in full accordance with the following
approved plans:

Received 17/03/2026:

Location Plan

Received 17/04/2026:
CPS 002, Proposed Floor Plans
(For the avoidance of doubt.)

NOTES FOR APPLICANT

The City Council, as local planning authority has acted positively and
proactively in determining this application by assessing the proposal against
all material considerations, including planning policies and any representations
that may have been received. This planning application has been the subject
of positive and proactive discussions with the applicant during the process
(and/or pre-application).

The decision to grant planning permission with appropriate conditions taking
account of those material considerations in accordance with the presumption
in favour of sustainable development as set out in the NPPF 2026 is
considered to be a positive outcome of these discussions.

There are statutory exemptions and transitional arrangements which mean
that the biodiversity gain condition does not always apply.

Based on the information available, this permission is considered to be one
which will not require the approval of a biodiversity gain plan before
development is begun because the following statutory exemption/transitional
arrangement is considered to apply:

Development below the de minimis threshold, meaning development which:

i) does not impact an onsite priority habitat (a habitat specified in a list
published under section 41 of the Natural Environment and Rural
Communities Act 2006); and

ii) impacts less than 25 square metres of onsite habitat that has biodiversity
value greater than zero and less than 5 metres in length of onsite linear
habitat (as defined in the statutory metric).
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