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20240308 80 Wharf Street South

Part demolition; Conversion of 80 Wharf Street South &
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development (Class C3); associated access and landscaping
(amended plans)
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Summary

e The application is to construct a 6-storey flatted residential development providing
a total of 54 1 and 2 bed flats on a disused site in the city centre

¢ Delegated authority to officers to approve the application is recommended subject
to receipt of further bat surveys

e The application is brought to committee as 8 objections have been received

e The main issues are housing supply, design, impact on the settings of local
heritage assets, proposed living conditions, impacts on neighbouring residential
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amenity, highways/parking, ensuring a satisfactory build-out & meeting technical
requirements, ensuring no other adverse impacts to the area in planning terms,
and developer contributions/viability.

The Site

The application relates to a site approximately 0.14ha in size covered by buildings 1-
3 storeys in height. It is within the City Centre, and the Strategic Regeneration Area.

The buildings were previously in commercial use but have long been vacant. The
main 3-storey building fronting Wharf Street South is on the Council’s Local Heritage
Asset Register (LHAR), as a good example of a late-19th century Boot & Shoe
factory with a distinctive buff brick Gothic Revival frontage.

To the west of the site is a recently constructed 6-storey block of flats. To the
north/northwest, the land is vacant, but part of a recent extant permission to
construct 5-6.5 storey blocks of flats (being built out under S73 application
20240264).

To the south, on the other side of Fleet Street, are 5 and 6 storey residential
buildings, and a multistorey car park. The boundary of St George’s Conservation
Area is also to the south with 5 Lee Street lying within the Conservation Area.

Across the road to the east, is 4-18 Wharf Street South which is also on the LHAR as
an excellent representative of a late-19th century large-scale hosiery works complex.

The site is in Flood Zone 1, so is at low risk of flooding. It is also within a Critical
Drainage Area, an Air Quality Management Area, and an Area of High
Archaeological Potential. It is within 250m of a known air pollutant site (33 St
Matthew’s Way).

Background

The existing building has seen historic applications for alterations and
advertisements. More recently, there have been 5 applications at the site for
changes of use, described below.

20072342 8-11 storey building comprising 72 1 and 2 bed apartments (Class C3)
and 4 retail units (Class A1), communal facilities, car parking and access off Fleet
Street.

- Conditional approval/not implemented.

20172259 Demolition of existing buildings; Construction of 8-11 storey building to
accommodate 4 retail units (Class A1) on the ground floor and 72 flats above (18 x 1
bed and 54 x 2 bed) (Class C3)

- Refused. 8 reasons relating to loss of non-designated heritage asset; harmful to
character & appearance of the area; retail sequential test not passed,; insufficient
driveway/parking spaces; insufficient cycle parking; entrance halls would provide
poor amenity; lack of information on waste management; & failure to meet affordable
housing/wheelchair accessible housing standards.

20190380 Demolition of existing buildings; Construction of 8-11 storey building to
accommodate 4 retail units (class a1) on the ground floor and 72 flats above (18 x 1
bed and 54 x 2 bed) (class c3)
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- Refused. Same 8 reasons as 20172259.

20191186 — Notification of proposed change of use from offices (Class B1(a)) to 76
studio flats

- Refused. 1 Reason: The property was not in the correct use class to benefit from
being permitted development.

20192177 Change of use from club (Sui Generis) to aparthotel (Class C1) (32
bedrooms) (Amended plans 16/4/2020)

- Refused. 9 Reasons relating to lack of details submitted; harm to the non-
designated heritage asset; lack of ecological information;, no biodiversity net gain;
lack of information on windows/outlook for residents; lack of noise assessment; lack
of transport statement; lack of cycle parking; and lack of information on energy
related matters.

The Proposal

The proposal includes alterations to the locally listed building including new timber
sash windows and creating a new opening and altered fenestration at ground floor.

All of the other buildings would be demolished.

Subsequently, the locally listed building would be converted to 3 flats and new
buildings up to 6 storeys in height would be constructed to accommodate 51 further
flats.

All flats would be Class C3. There would be 31 1-bed flats (ranging from 38sgm to
54sgm in size) and 23 2-bed flats (ranging from 62sgqm to 73sgm in size).

At ground floor, there would be main entrances on both Wharf Street South and
Fleet Street. There would be a bin store and cycle storage near the Fleet Street
entrance, and sub-station, parcel room and plant room near the Wharf Street South
entrance. There would be 2 main staircases and lifts for access to upper floors, and
a further staircase retained within the locally listed building.

There would also be a vehicular entrance from Fleet Street, leading to 3 parking
spaces — 2 disabled spaces and 1 staff space. There would be landscaped areas in
a courtyard to the rear of the new buildings.

In terms of design and appearance, substantial design iterations through the
submission of various applications have resulted in the current design; the new
building to the side and rear of the existing locally listed building would be
constructed with buff brick, anthracite grey fenestration and balconies. It would be
visually separated from the locally listed building by curtain walling. Its 6" storey
would be set well back and finished with bronze standing seam cladding.

The new building fronting Fleet Street would be constructed with buff brick at ground
floor, with red brick on the upper floors, and anthracite grey fenestration and
balconies.

Living rooms on upper floors would have French balconies.

There would be railings and landscaping to the front on the corner of the site.
The application was submitted with the following supporting information:
Accommodation Schedule
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Air Quality Assessment

Accurate Visual Representations
Archaeology Desk Based Assessment
Biodiversity Impact Assessment and Metric
Building for a Healthy Life Assessment
Design & Access Statement

Drainage Strategy

Energy Statement

Financial Viability Assessment

Flood Risk Assessment

Heritage Statement

Internal Daylight Analysis

Key Views document

Landscape Management Plan
Materials Schedules

Model Views document

Noise Levels Assessment

Phase Il Ground Investigation report
Planning Statement

Preliminary Roost Assessment
Sustainability Design and Construction Statement
Transport Assessment

Visuals

During the course of the application the proposals were amended to amend the
ground floor layout, landscaping, the locally listed building alterations, and the
access arrangements.

During the course of the application it has also been necessary to require the
submission of amended and/or additional supporting information as detailed below:

Provide a Phase | Ground Investigation Report

Provide a Demolition Method Statement

Clarify conclusions of the Financial Viability Assessment

Correct the plans to ensure they are consistent and accurately depict the
existing/proposed site/development.

Policy Considerations

National Planning Policy Framework 2024
Chapter 2 (Achieving sustainable development)
Chapter 4 (Decision-making)

Chapter 5 (Delivering a sufficient supply of homes)
Chapter 9 (Promoting sustainable transport)
Chapter 11 (Making effective use of land)

Chapter 12 (Achieving well-designed places)
Chapter 14 (Climate change & flooding)

Chapter 15 (Natural environment)

Chapter 16 (Historic environment)

Core Strategy 2014
CS01 (Location of development)
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CS02 (Addressing climate change and flood risk)
CSO03 (Designing quality places)
CS04 (Strategic regeneration area)
CS06 (Housing strategy)

CS07 (Affordable housing)

CS08 (Existing neighbourhoods)
CS12 (City centre)

CS14 (Transport network)

CS15 (Managing demand for car use)
CS17 (Biodiversity)

CS18 (Historic Environment)

Local Plan 2006

PS06 (St George’s residential and working community)
PS10 (Residential amenity and new development)
PS11 (Protection from pollution)

UDO06 (Landscape design)

AMO1 (Considerations for pedestrians & people with limited mobility)
AMO2 (Cycling and development)

AMO5 (Buses and development)

AM12 (Residential car parking provision)

HO3 (Density)

HO7 (Flat conversions and new build flats)

Further Relevant Documents

Department for Communities and Local Government - Nationally Described Space
Standard

Leicester City Council — Leicester Street Design Guide 2020

Local Plan Appendix 001 — Vehicle Parking Standards

The National Heritage List for England

Planning (Listed Buildings and Conservation Areas) Act 1990

St George’s Conservation Area Character Statement

Leicester City Council - Local Heritage Asset Register 2023

Consultations

Historic England
Responded to advise they have no comment to make.

Highways Authority
First Consult:
e Principle of a near zero car development would be broadly acceptable;
e Loss of 2 on-street parking spaces & 4 on site spaces;
¢ Bin collection may impede traffic flow on Fleet Street;
¢ 43 cycle parking spaces shown, but 74 should be provided.

Second Consult following revised plans:
¢ Loss of 3 on-street parking spaces which could be in demand;
¢ Further information on waste management is still required;
¢ 76 cycle parking spaces would be acceptable;

c:\usersghaws006\appdata\local\temp\mastergov temp files\miscwp.doc



¢ Notes gates should be set back 6m from the highway;

e Costs will need to be paid in amending the on-street parking spaces;

¢ Existing Wharf Street South dropped crossings should be re-instated to full height
kerbs;

e Travel packs to encourage sustainable transport should be provided for residents;

e Parking spaces should be clearly marked for either disabled people or staff;

¢ Contributions should be sought for pedestrian/cycle routes in the city centre.

Noise Pollution Officer
The acoustic report considers several options in relation to ventilation and windows.
Requires an overheating assessment utilising the proposed window/ventilation set

up.

Air Quality Officer
First Consult: Recommends that further information is supplied in the form of a Dust
Management Assessment/ Construction Dust Impact Assessment

Second Consult: As long as the mitigation measures in Appendix D are followed -
happy with the development from an AQ perspective.

Private Sector Housing

The bedrooms in the majority of the flats have an escape route is through the
kitchen/living room (access room). Inner rooms are a safety concern due to the risk
of fire in the access room. (however fire safety is a matter for Building Regulations as
opposed to planning permission)

One of the bedrooms in apartment 605 on the fifth floor does not have provision for
natural light or ventilation. (this has since been corrected)

Severn Trent
No response received.

Lead Local Flood Authority
No objection subject to conditions to confirm full details of proposed drainage and
SuDS.

Building Sustainability Officer

Notes that, in regard to building fabric and airtightness, the proposed energy
statement improves upon the limiting parameters under Part L and meet the values
for the notional building. Satisfied that this represents a good approach to building
fabric efficiency.

Requests consideration of the use of air source heat pumps as a heating source.
Details of the proposed amount of solar PV panels, and for them to be shown on the
roof plans provided; and details of the proposed carbon emissions performance of
the development.

Waste Management Department
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Plans show space for the required amount of bins, however requests clarification on
the route for bins to the collection point and how collection will be made. Bin stores
must meet criteria in LCC Waste Management guidance.

Contaminated Land Officer
First Consult: Phase 2 assessment has been submitted but no Phase | assessment
— this is required.

Second Consult following receipt of Phase 1 assessment. Satisfied with the
assessment and proposed remediation measures. Condition required to cover
implementation of these.

The report recommends further testing post-demolition and this will also need to be
part of the condition.

Education Authority
There is a surplus of primary and secondary school spaces. No contribution
required.

NHS
Requests a S106 contribution (£26,400).

Parks/Green Spaces
| can confirm that we will be seeking a contribution of £66,231.

Economic Regeneration

First Consult: Whilst it appears that the scheme will be unviable with imposition of
affordable housing, some of the assumptions and methodology in the report are not
clear.

Second Consult following further comments from agent 14/01/2025: Concludes that
the applicant has shown that there is no surplus viability for affordable housing or
s106 contributions.

Conservation Area Panel

Welcomed investment and repurposing of the locally listed building including
reinstatement of window bays.

Disappointed by infill treatment to carriageway and lack of elegant detailing. The
locally listed building would be encased by tall buildings. Approach to the street
scene would be monolithic, not responding to the two different streets the site fronts.
Cues should be taken from surrounding buildings and the locally listed building. The
corner should be better emphasised. Some blank walls are a missed opportunity.
Object on design grounds.

Representations

2 supportive comments were received, on the following grounds:
e The local heritage asset would be preserved;
e Design of the new buildings would be acceptable;

¢ Development would contribute to regeneration in the area; and
e Development would add to housing supply.
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8 objections were received, on the following grounds:
Design/Heritage

¢ Adversely affects setting/heritage of the existing main building;
¢ Design does not fit with the area;
e Design should follow the existing main building;

Proposed Living Conditions

e Privacy and noise impacts to ground floor flats;

e Insufficient communal space and courtyard space;
¢ Poor outlooks and layouts to some bedrooms;

¢ Unsafe and unattractive pedestrian entrances;

Neighbouring Residential Amenity

¢ No assessment has been completed regarding light impacts to a neighbouring
flat;

Access/Parking

¢ Unclear vehicle/pedestrian accesses;
¢ Disabled parking spaces poorly located;
e Lack of parking on site could result in parking congestion/highway safety impacts;

Other Issues

e Plans show 4t storey for existing building; this is inaccurate;
e Failure to address climate impact;

¢ Flats do not meet disability standards; and

e Balconies in city centres often have a cluttered appearance.

Consideration
Principle of Development

The application site is a brownfield site in the city centre in close proximity to a full
range of shopping, leisure and public transport facilities. Recent amendments to the
NPPF place a very strong emphasis on supporting the principle of such
developments

The development would provide 54 flats, all of which would meet Nationally
Described Space Standards, to make a significant contribution to the city’s housing
supply in a sustainable location. The mix of 1 and 2 bed flats would provide
accommodation for an appropriate range of future occupiers. The future occupiers
would add to the vitality of the city centre. The very high density (c.371 dwellings per
hectare) would see a highly efficient use of the site.

In light of this, the development would accord with:

e Core Strategy policies CS01, CS04, CS12 which focus major developments on
the city centre/strategic regeneration area;

e Core Strategy policy CS06 and NPPF paragraphs 61 and 73 which require the
Council to meet the housing needs of city residents including on small and
medium sized sites; and
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e NPPF paragraphs 124, 125, and 129 which encourage efficient re-development
of brownfield sites.

Accordingly, great weight is to be placed on the benefits of the scheme in regard to
housing provision in a suitable location.

Character and Appearance, & Built Heritage Consideration

Core Strategy policy CS03 and NPPF paragraph 135 require developments to be
well-designed and appropriate to the character and appearance of the area.

As the northern boundary of St George’s Conservation Area is across Fleet Street to
the south, and the site includes, and is in the setting of, locally listed buildings, Core
Strategy policy CS18 and NPPF chapter 16 are also relevant. These policies require
developments to preserve or enhance the setting of designated and non-designated
heritage assets. The Planning (Listed Buildings and Conservation Areas) Act 1990
requires this decision to pay special regard to preserving the setting of the
Conservation Area.

South (Fleet Street) Elevation

Currently, the Fleet Street frontage of the site consists of a two storey, grey flat roof
building, ¢.30m in width. There is an area of hardstanding on the corner with the
blank side wall of the locally listed building behind. This existing frontage adds no
positive impact to the character of the area. Given the very recent Fleet House
development directly to the west which is a modern 6 storey residential development,
the current application site appears tired, unattractive and incongruent when viewed
from the south.

The proposal, as shown on drawing PL04, would be of appropriate appearance and
massing to continue the Fleet Street south elevation along from the block to the
west. It would complete the urban block that has been created by the Fleet House
development. The buildings themselves would have reasonably amenable
fenestration layout and articulations, and there would be landscaped areas to the
frontage. The 6™ storey on the corner plot would be set well back from the street
scene which is appropriate as existing buildings on the east side of Wharf Street
South are lower in height.

Given the above, | consider that the development would make a significant positive
impact on the character and appearance of Fleet Street when viewed from the south,
and preserve the setting of St George’s Conservation Area. In reaching this view, |
have paid special regard to preserving the setting of the Conservation Area in
accordance with the legislative requirement.

East (Wharf Street South) Elevation

Turning to the east elevation, this frontage contains the locally listed building. It is a
good example of a late-19th century Boot & Shoe factory with a distinctive buff brick
Gothic Revival frontage. The building adds to the appreciation of Leicester's boot
and shoe industry; one of three key industries in Leicester during the 19th & 20th
centuries that improved the local economy and transformed the townscape of the
city. The building has important group value with 4 Wheat Street & the Gilbros
Business Centre. The building, however, has been vacant for many years.

Adjacent to the locally listed building however, the frontage also includes
hardstanding with mostly blank single and two storey flat roof buildings which add no
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further positive impact to the area. To the north (i.e. the right hand side of the locally
listed building), the neighbouring site is vacant, however it is part of the Fleet House
development that is currently under construction. Part of that permission includes the
construction of a 5 storey residential flatted building adjacent to the north elevation of
the locally listed building (plan 1718-P21-14A of approval 20240264). | have borne
this in mind given this is likely to be constructed in the near future.

The redevelopment of the site includes the re-use of the locally listed building,
including making minor alterations that would be sympathetic to its historic
appearance. The curtain walling system will provide a lightweight link to the new
buildings allowing the heritage asset to retain a distinct but cohesive relationship with
the new development. The brickwork proposed on the east elevation would be of a
colour to appear consistent with the locally listed building. Whilst | acknowledge that
the new buildings would be significantly greater in massing than the locally listed
building, and the locally listed buildings across the road to the east (and
acknowledging the cumulative impact of the forthcoming development to the north),
the viability assessment indicates that achieving a scheme in this context where the
heritage asset retains more dominance would be unlikely to be readily forthcoming. |
acknowledge an objection which considers that the new buildings should be built in
the style of the original however given the existing site and viability considerations, |
do not consider it would be reasonable to require this. Given the 6" storey would be
set well back from the front elevation, the proposed main 5 storey frontage would
match the proposed development to the north in terms of height. Overall, the re-
development of the site in a manner that retains and re-uses the heritage asset is
welcomed. Subject to achieving high quality materials, the general scale and mass of
the development would be acceptable in terms of the east elevation and impact on
the locally listed heritage assets. | acknowledge that concerns have been raised in
objections and by the Conservation Advisory Panel, however in light of the above
considerations | do not consider that the design or impact on heritage assets would
be inappropriate or unacceptable.

A demolition method statement was submitted during considerations. It makes
recommendations including ensuring that the original external walls of the building to
remain must be provided with a temporary propping/shoring system. | am satisfied
that the demolition works would not therefore cause structural harm to the retained
building. This can be conditioned.

North and West Elevations

The existing site adds no value to the visual amenity of the area in terms of views
from the north, or views from the neighbouring residential development to the west.
As above, the proposed development would improve this through a comprehensive
residential re-development. The north side of the locally listed building and the north
side of the new wall directly to the rear would appropriately include curtain walling to
the rear of the locally listed building. It is likely that the neighbouring development will
obscure the mostly blank north elevation from public view. Even if that development
was not constructed, the proposal would not result in significant/unacceptable harm
to the character of the area.

Conclusions and Conditions (heritage and design)

In terms of the detailed design of the proposed alterations to the locally listed
building, conditions will be required to secure a schedule of works including
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conservation cleaning to ensure that the works are carried out sensitively, cross
section drawings and sample panels to ensure appropriate bricks/stone/mortar
mix/pointing are implemented.

In conclusion, subject to conditions to confirm specifications of high quality materials
and sensitive works procedures to the locally listed building, the development would
overall have a positive and regenerating impact on the character of the area, and
would represent a complementary and satisfactory completion of the new “urban
block” established by the Fleet House development. It would also retain and
incorporate the heritage asset on site and as far as viably possible, respect the
historic character of the area. Accordingly, the development would comply with the
design and heritage policies listed above.

| acknowledge a comment received which states that balconies can cause a
cluttered appearance. However | do not consider that this would be inherently likely
to be the case or result in an overall poor appearance of the development.

Proposed Living Conditions

Floorspaces, Outlooks & Light for Flats

NPPF paragraph 135f and Local Plan policies HO7 and PS10 require a high standard
of amenity to be provided for residents of flatted accommodation.

The plans show that all flats would have floorspace to meet the Nationally Described
Space Standards (NDSS) which would be appropriate. 26 flats would exceed the
NDSS by over 5sgm and 5 further flats would exceed the NDSS by over 10sgm, and
this is a significant positive feature of the proposal. All flats would be laid out sensibly
with good living room space and adequate bedroom space, and storage cupboards.

All south and east facing flats on upper floors (i.e. Flats 203-208, 211, 303-308, 403-
408, 411, 503-508, and 603-605) would have outlooks across the street and this
would be acceptable (an initial version of the plans had the flat 605 bedroom with no
window however this has been corrected in the up-to-date plans).

All west-facing flats (104, 105, 209, 210, 309, 310, 409, 410, 509, 510, 606) would
have good outlooks over the courtyard. The ground floor units would have some
landscaped defensible space in the interest of reasonable privacy for occupiers.

In terms of north facing flats, the western flats (202, 302, 402, 502 and 602) would
have good outlook over the courtyard. The eastern flats (201, 301, 401, 501 and
601) would have reasonable outlook for living rooms although less outlook for
bedrooms given the wall to the north. However, overall, this would be a minor issue
in the context of the scheme and not result in poor or unacceptable living conditions.

Flats 101, 102, 103, and 106 would have outlooks at ground floor facing the public
realm so passers-by could cause some sense of overlooking to occupiers. However,
flats 101-103 would have some landscaping for defensible space. Given the small
number of flats that are impacted by this, and the acceptability in other aspects of
living conditions, this would also be a minor issue in the context of the scheme and
not result in significantly poor or unacceptable living conditions.

In terms of light, | consider that the south and east facing flats would receive a good
amount of natural light, particularly the south facing flats. It is acknowledged that flats
facing the internal courtyard would have overshadowing from nearby walls of the
development and nearby walls of the neighbouring development to the west/north.
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Some of the flats would also be single aspect and north facing. In this respect (and
also to provide more cycle parking), a north facing flat on the ground floor was
removed from the scheme during the consideration period. The living rooms would
all have large windows and given this, | consider that the remaining flats would not
have unacceptable light, and would overall have an acceptable standard of
residential amenity. The daylight assessment submitted with the application notes
that the rear of some of the living rooms would not receive a high amount of natural
light, so they do not meet the overall BRE criteria. However the assessment
acknowledges that they are “mixed use” spaces (i.e. open plan living areas and
kitchens) and does not consider this aspect to be unacceptable. | agree and am
satisfied that there would be at least reasonable light to the front of all the main living
areas in the flats.

| note comments from the Private Sector Housing department that flats are laid out
with the escape route from many of the bedrooms in case of a fire would be through
the living room/kitchen areas. This is not a matter for planning control and in any
event is the same in other developments recently approved with no similar objection
being received from Housing. | consider that the layout would be acceptable in
planning terms and that it would not appear likely to inherently fail on other
regulations.

Site Layout/Facilities

There would be two main entrances for residents in acceptable/safe locations with
acceptably spacious entrance lobbies with the staircases and lifts in reasonably
close proximity. | acknowledge a comment that the Wharf Street South entrance is at
a point where the pavement is relatively narrow, however the entrance is set back
into the site. The cycle storage would be accessible for all residents given its
proximity to both rear accesses. The waste storage would also be accessible from
within the building. It has been put forward in an objection that the flats would not
meet disability standards, however it is not clear which standards are being referred
to. 51 of the 54 flats can be accessed via a lift. | consider that the flats would be
acceptable in terms of layout.

The landscaped courtyard space within the site would be of modest size given the
number of residents and overshadowed by the surrounding buildings but
nevertheless would be a space where residents could spend some time outdoors.
The site is a 10 minute walk from Abbey Park and as such residents would have
ready access to a sufficiently amenable opportunity to spend time outdoors. Whilst a
landscape plan and landscape management document were submitted, the
landscape plan was not clear on landscaping for the whole site and also, the
proposed site plan has since been amended but the landscape plan has not. A
condition is therefore recommended to secure the details and implementation of the
landscaping on site.

It will be required to confirm details of lighting on the site by condition to ensure an
amenably lit environment for residents.

Noise & Disturbance

In accordance with Local Plan policies PS10 and PS11, and NPPF paragraphs 135f,
198, and 200, it will need to be ensured that residents do not suffer from
noise/disturbance impacts at anti-social hours, whilst also ensuring that the
development integrates effectively with existing businesses.
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The noise impact assessment explains the maximum decibels that the site/dwellings
should receive that would maintain a peaceful environment for residents (chapter
3.0), how measurements of current noise levels at the site were taken (chapters 4.0
and 5.0), and then conclusions are reached on how the facades of the building would
need to be constructed to ensure sound levels are reduced to acceptable levels for
future residents (chapters 6.0 and 7.0).

The Noise Pollution Officer has reviewed the assessment and requested an
overheating assessment utilising the proposed window/ventilation setup so we can
be sure it will work at this site. The agent was advised of this and asked for these
details to be included as a condition.

| accept that the applicant has produced a professional noise assessment of the
current noise levels at the site and consider that it would be reasonable for the final
details of the windows/ventilation to be assessed through a condition. However, the
units on the east side of Wharf Street South are currently vacant, but have lawful
uses as a public house (2 Crafton Street West) and commercial units (4-18 Wharf
Street South) and there do not appear to be restrictive planning conditions on those
uses in regard to e.g. limited hours of use. The noise assessment has noted the
vacant public house at chapter 2.0, but not given significant consideration to the
potential for the neighbouring commercial buildings to be brought back into use
without control of planning. | consider that a condition should require an amended
noise assessment to take account of this to ensure future residents are protected
from any potential re-use of the adjacent buildings, and this should inform the final
insulation/ventilation arrangements for the use.

Air Quality
The site is in an Air Quality Management Area.

The Air Quality Officer has reviewed and accepted the assessment submitted, which
confirms (paragraphs 5.2.1, & 4.3) that the future occupiers would not be exposed to
excessive levels of air pollution.

The proposal would therefore not cause harm in regard to air pollution to future
occupiers and therefore accord with NPPF Paragraph 199 (Air quality
considerations).

Conclusion (living conditions)

The flats would in all cases meet and in several cases materially exceed the NDSS
and this is a positive feature of the submission. Many flats would have very good
outlook and light and all would be at least reasonable in this regard in the context of
this city centre site which is suitable for high density development. | acknowledge the
concerns raised in objections in regard to this issue, however overall | consider that
the development would provide a high standard of amenity overall, subject to
conditions to ensure acceptable technical details. The proposal is therefore
acceptable in terms of proposed living conditions for future occupiers and in
accordance with saved policies HO7 and PS10 of the Local plan.

Neighbouring Residential Amenity

Local Plan policy PS10 and NPPF paragraph 135f also require developments to
avoid impacts to amenity of neighbours.
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| note that in the approved layouts for the neighbouring development to the
north/northwest (e.g. the upper ground floor plan 1718-P20-02F of approval
20240264) there are south facing flats (e.g. Flat 2 of block D1) which would be facing
in the direction of the new building to the rear of the locally listed building. Whilst they
would have outlook to their own courtyard, their outlook and light would be impacted
by the proposed development. However, in the context of this city centre site, | do
not consider that it would be so overbearing as to result in significantly
poor/unacceptable amenity for the future occupiers of the neighbouring
development.

There are no residential windows that would be impacted on at 5 Lee Street to the
south.

The development would be a considerable distance from flats at 8 Lee Street to the
southwest and would not impact amenity of those residents.

There are nearby flats on the east side of Wharf Street South. In terms of those with
west-facing windows on the south side of Crafton Street West on the corner with
Wharf Street South (i.e. 1a Crafton Street West at ground floor, and 1a and/or 1b
Crafton Street West at first/second floors), the development will change the view of
those occupiers however they would still have the view across the street. 1a Crafton
Street West at ground floor also has a further window to the north. The development
would not be considered to significantly harm those neighbours’ amenity

There is also a first floor flat at 2 Crafton Street West opposite the site to the east.
There would be a significant change in view from the west facing windows of this flat
following the development and there would be less direct sunlight later in the
afternoons. However, again, the occupiers would still have the view across the street
and | consider that given this, the occupiers at 2 Crafton Street West would retain an
acceptable level of amenity. This is a city centre site within the Strategic
Regeneration Area where it is common for outlooks to be across streets facing
buildings of significant massing. It would generally not be reasonable to protect
views across private land where there are views across a public highway as in this
case.

| note comments raised in objections regarding “right to light” laws, however this
planning decision must be taken in accordance with policies in the development plan
and relevant planning documents.

Accordingly, the development would not cause significant/unacceptable impacts on
neighbouring amenity in accordance with the policies listed above.

Highways/Transport Considerations

NPPF chapter 9, Local Plan policies AM01, AM02 and AM12, and Core Strategy
policy CS14 set out guidance for highways considerations.

Parking

The development would provide 76 cycle parking spaces, which is an increased
amount from the initial submission, in response to the Highways Authority advice that
the requirement would be 74. The proposal would therefore provide ample
opportunity for residents to use a bicycle in accordance with Local Plan policy AMO02.
This can be secured by condition prior to occupation (as part of a site plan
condition). As outlined above, the development is also located within short walking
distance of Leicester’s two main bus stations and the main train station, and is also
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within short walking distance to a full range of city centre shopping and leisure
facilities.

Accordingly, future residents can access all typical facilities and services by
sustainable transport methods.

The development would not provide any regular parking spaces for residents and
this was noted by objectors. However, in light of the above finding, these would not
be necessary for the development to be viable and attractive to future occupiers.
Future residents would be aware of the lack of off-street parking spaces prior to
moving into one of the flats. As such, the development would not be likely to result in
on-street parking congestion from residents parking.

The development would be likely to attract visitors to the residents. Again, the site is
very accessible by public transport, and there is a large multi-storey public car park
across the road to the southwest, along with several other public car parks in the city
centre. As such, the development would not be likely to result in on-street parking
congestion from visitor parking.

In any case, given the high density required to produce a viable scheme on this site
and the limited size of the site, car parking would be a highly inefficient way of using
the site given the overall regeneration requirement to provide high quality new city
centre residential development.

As noted by the Highways Authority, given the lack of off-street parking, the applicant
should provide occupiers with travel packs upon occupation, including measures and
vouchers to encourage walking cycling and public transport and this can be
conditioned.

The Highways Authority have noted that the proposed vehicle access from Fleet
Street would result in the loss of 3 on-street parking spaces. This would not be
significantly material in the overall consideration of this development and given other
parking available in the area.

Site Management/Waste Collection

In terms of waste collection, the Transport Statement notes that the refuse collection
point would be to the south of Fleet Street. The Highways Authority and Waste
Management service both have queried how this will operate and | agree that further
details are needed of this. | also note that there is limited space within the site for
service vehicles. A condition to confirm details of site management including
servicing/deliveries, security of the development, and refuse management is
recommended accordingly.

Layout

The Highways Authority require the disabled spaces and staff space to be laid out
clearly. The marking out of the hardstanding prior to occupation of the flats can be
conditioned accordingly (as part of the site plan condition).

| acknowledge that objections have queried the disabled parking spaces not being
directly adjacent to a pedestrian access to the buildings. However, they are just
across the hardstanding from the paths to the rear accesses to the building and
there would be very low levels of vehicular comings and goings in this area. |
consider that the proposal would not be unacceptable in this regard.

Gates & Relationship of the Site with the Highway
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The Highways Authority have requested that the gates be set back 6m from the
highway. However, | consider that this would introduce an awkward covered space
that could result in implications for the amenity of the area and lead to potential Anti
social behaviour and given the limited vehicular movements expected to take place
at the site, on balance | do not consider that this set back requirement should be
pursued.

The Highways Authority also require the applicant to undertake amendments to the
on-street parking bays on Fleet Street to prevent the access being impeded by
parked cars, and the existing dropped crossings on Wharf Street South to be
reinstated to full height kerbs and | agree that these outcomes must be achieved to
ensure a satisfactory relationship of the highway with the residential development,
and recommend a condition accordingly.

Demolition and Construction

Details of demolition and construction processes in relation to traffic management
will be required to ensure the development is managed safely and efficiently, and
these details will need to be agreed under further conditions.

The Air Quality Assessment provides mitigation measures in Appendix D relating to
impacts from the construction phase of the proposed development on dust soiling
and human health. A condition is recommended to ensure development is carried
out in accordance with the construction mitigation measures.

Conclusion (Highways)

Having regard to the above and the several recommended conditions, | am satisfied
that the development will be able to proceed without resulting in severe impacts to
the area in regard to highway safety during the works and operational phase of the
development. The development will fully facilitate the opportunities for residents to
use sustainable transport methods in accordance with national and local policy and |
consider that the proposal is acceptable in these regards.

Building Sustainability

Core Strategy policy CS02 and NPPF chapter 14 require developments to be
sustainably designed.

The submission included an Energy Assessment by a suitably qualified professional
which acknowledged the 8 principles within policy CS02.

Pages 6-11 provide a detailed assessment of how the building can be designed to
be energy efficient, have low carbon emissions, incorporate sustainable design, be
water efficient, and incorporate sustainable ventilation and solar panels.

The Sustainability Officer accepts that the development would provide a good
approach to building fabric efficiency and | am satisfied that this would be the case.

The officer requested some further clarification in some aspects as noted above,
however the agent requested these to be addressed via condition. These include
some proposals for consideration of air source heat pumps and solar panels. Given
these proposals could be permitted development and given the proposal is
acceptable in any case in regard to building sustainability, | consider it would be
reasonable to assess the queries from the consultee by condition. | am satisfied that
the building can be designed to a high level of sustainability and would accord with
the above policies. | acknowledge that a comment in an objection considered that
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the application has not addressed the climate impact, however | do not agree with
this conclusion given the detailed report submitted.

Drainage

The site is located within a Critical Drainage Area and is identified as at low risk of
flooding. The applicant has provided an FRA and Drainage Strategy from
professional consultants which have been considered by the LLFA. The LLFA advise
that further details are required to ensure the proposed drainage will be suitable, and
this can be secured by way of conditions in the event of planning permission being
granted. The agent agreed in writing to the conditions by email on 20/09/2024.

Subject to such conditions | consider the proposed development would accord with
Core Strategy policy CS02.

The LLFA have also recommended a note to applicant regarding a proposed
pumping system.

Nature Conservation & Biodiversity Net Gain

Core Strategy policy CS17 and NPPF paragraphs 187 and 193 require
developments to preserve and enhance the ecological environment.

Additionally, Schedule 7A of the Town and Country Planning Act 1990 provides a
legislative requirement for all developments to provide biodiversity net gain (BNG)
and the applicant has indicated on the application form that BNG would apply to this
development.

In terms of BNG, the applicant submitted a BNG metric in excel spreadsheet form
and a Biodiversity Impact Assessment and Enhancement Plan carried out by a
qualified ecologist. The Plan sets out that there would be the loss of 0.02 habitat
units (shrubs) and implementation of landscaping as part of the development would
provide 0.14 habitat units and 0.1 hedgerow units. This would therefore well exceed
the 10% gain requirement and it can be concluded that sufficient information has
been submitted to indicate that the biodiversity gain plan can be successfully
discharged post-permission. In accordance with Gov.uk guidance, associated with
this will need to be a habitat monitoring and management plan and | recommend
such a condition to secure these details.

In terms of protected species considerations, the applicant also submitted a
preliminary roost assessment undertaken by a qualified ecologist. It was concluded
at paragraph 3.2.3 that the site has high potential for nesting birds and moderate
potential for bat roosts. Recommendations (chapter 5) include two bat activity
surveys undertaken between May and September; works on the structure to either
take place outside of March-August or if not, the building to be inspected by an
ecologist 24 hours before the start of works; and bird boxes to be installed on site.

| consider that these recommendations should be secured by condition, however in
the case of the bat surveys, it will be required for these to be undertaken prior to
issuing the decision so | recommend Committee delegate authority to officers to
approve the application subject to receipt of satisfactory bat survey reports. In the
case of the bird boxes, these are part of the landscaping plan condition.

| have recommend above that a condition relating to lighting is attached, and this
also is relevant in regard to avoid undue disturbance to wildlife.
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| also note that the preliminary roost assessment is valid for 2 years (page 33). As
such, if the development has not commenced within 2 years, a revised survey would
need to be undertaken and this should also be conditioned.

Subject to this, the development would be acceptable in regard to nature
conservation having regard to the policy and legislative requirements listed above.

Archaeology

This site is located in an area with known archaeology, dating primarily from the
Roman, Medieval and post-Medieval period. The archaeological desk-based
assessment concludes there is potential for archaeology to be found on site (see
pages 35, 38-39); Low for prehistoric, Moderate for Roman, and Low to Moderate for
Medieval and post-Medieval archaeology to be found.

A condition is therefore required to complete a site investigation and post
investigation assessment in relation to potential archaeology. With this condition, any
archaeological materials underground can be saved and the development would
therefore comply with NPPF paragraph 207 and Core Strategy policy CS18.

Groundworks & Land Contamination Considerations

As described above, the application is a former factory. Accordingly, Phase | and
Phase Il ground assessments by professional consultants have been submitted. The
Phase 1 assessment provides an analysis of the history of the site, and advise on
the basis for a ground investigation. The Phase Il assessment (chapters 4-7) advises
that samples of the ground at the site were assessed in a laboratory and analysed
for potential contamination (chapters 8-11). It is concluded that, subject to further
testing post-demolition and implementation of protective measures, there is no
evidence to suggest that the site is not suitable for its intended purpose. The Land
Contamination Officer has suggested a condition to secure the recommended
procedures to be following.

| conclude that, subject to condition, the development would be safe from ground
contamination impacts in accordance with NPPF paragraph 196.

Developer Contributions — Affordable Housing, NHS, Parks/Green Spaces,
Education & Transport

No affordable housing is proposed. The NHS requested developer contributions, the
Parks/Green Spaces department requested contributions, and the Highways
Authority requested contributions to cycle/pedestrian paths in the city centre.
However, the agent provided a viability report from a qualified professional
consultant which concludes that the development would not be viable were
affordable housing provided or S106 funds requested. Having regard to NPPF
paragraph 59, | am satisfied, following review from the Council's Economic
Regeneration Officer who agrees with the conclusions reached in the report, that it
would not be viable for the development to accommodate affordable housing or
provide S106 funds. Given the benefit and retention of 80 Wharf Street South and
wider redevelopment of this major housing proposal, | consider that the scheme
should still be supported in the absence of contributions. The development would
therefore not cause unacceptable conflict with Core Strategy policies CS07 or CS14,
or NPPF paragraph 66.

The Education authority has not requested contributions on the basis that there is a
surplus of both primary and secondary school spaces in the area.
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Other Issues

The Leicester Local Plan 2020-2036 is the emerging Local Plan (eLP) for the city
and is expected to be adopted later in the year (Summer 2025). | do not consider
that this alters the acceptability of the principle of development or other
considerations in this case.

In terms of one of the comments in objections, it is noted that the floor plans show
flat 411 on the third floor, even though it would be on the second floor of the locally
listed building. This was queried with the agent pre-validation. However he did not
amend this, presumably as the floor level of flat 411 is closer to the floor level of the
third floor of the new buildings than the second floor. | do not consider that this has
significantly impacted consideration of the application.

Conclusion of Considerations

As outlined above, the principle of providing a high-density residential development
in this sustainable location is very significantly favourable and is the result of
substantial efforts to amend and improve upon previous, unacceptable schemes by
my officers.

The proposal would meet the NDSS in the case of all flats and materially exceed this
standard in many cases. The buildings will improve on the current appearance of the
site, provide a suitable conclusion of the ‘urban block’ around the adjacent Fleet
House development, and be of appropriate materiality and acceptable massing
having regard to local built heritage. The future occupiers would be provided with
acceptable living conditions, particularly in the context of the city centre location, and
the development would not result in unacceptable impacts to neighbours.

The applicant has provided a full suite of supporting technical information and whilst
several conditions will be required to confirm compliance with recommendations in
the reports or confirm final details of technical requirements, | am satisfied that it is
clear that the development will be set to meet the policy requirements and be of a
high quality. It has been shown that it is not viable for the development to provide
developer contributions.

In addition to the conditions listed above, | recommend conditions for the
development to commence within 3 years, to define the quantum and mix of
proposed accommodation, and to list the approved plans. The Council has worked
positively with the agent on the development who has accepted the approval will
need to be conditioned as detailed in this report.

Subject to the receipt of satisfactory bat survey reports during the appropriate survey
period as set out above, | RECOMMEND THAT COMMITTEE DELEGATE
AUTHORITY TO OFFICERS TO APPROVE THE APPLICATION 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. Development shall proceed in strict accordance with all recommendations

within Section 4 of the "Demolition Method Statement for the part of the building to
be demolished adjacent to the building to be retained" (PRP, ref 82592-06) (to
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ensure the locally listed building is not adversely impacted by demolition works, in
accordance with Core Strategy policy CS18).

3. Prior to the commencement of development other than demolition, a materials
sample panel drawing (at a scale of 1:20), a materials specification schedule of all
external materials used in building works and boundary treatments including gates,
and design details of the Juliet balconies shall be submitted to and approved in
writing by the local planning authority. Prior to the construction of any above ground
works of the new buildings, the approved sample panel shall be constructed on site,
showing all external materials, including brick, brick bond and mortar colour and
thereafter approved in writing by the City Council as local planning authority. The
development shall be constructed in strict accordance with the approved sample
panel and materials specifications. (In the interest of visual amenity and character
and appearance of the area and in accordance with Core Strategy policy CS03).

4. Details of all alterations, improvements and restoration works to 80 Wharf
Street South, shall be submitted to and approved in writing by the local planning
authority prior to any such works taking place. The details shall include detailed
cross-section drawings, samples of any new bricks or cast stone, a sample panel
that demonstrates the mortar mix and pointing. details of materials specifications,
and details of conservation cleaning. The development shall be carried out in strict
accordance with the approved details. (In the interest of heritage and building
conservation, in accordance with Core Strategy policies CS03 and CS18).

5. Prior to commencement of works above slab level and notwithstanding the
submitted details, a detailed landscaping plan shall be submitted to and approved in
writing by the local planning authority. This shall include:

(i) new tree and shrub planting, including plant type, size, quantities and
locations - this should include bat-friendly planting as outlined on p18 of the
submitted Preliminary Roost Assessment; (i) means of planting, staking, and tying of
trees, including tree guards; (iii) all hard surface treatments including manufacturers
specifications; (iv) details of the location, make and type of 6x bird boxes/bricks to be
erected on buildings; and (v) details on the after-care and maintenance of all soft
landscaped areas. The approved details shall be carried out within one year of
completion of the development. For a period of not less than 30 years from the date
of planting, the applicant or owners of the land shall maintain all planted material.
This material shall be replaced if it dies, is removed or becomes seriously diseased.
The replacement planting shall be completed in the next planting season in
accordance with the approved landscaping scheme. (In the interests of amenity, and
in accordance with saved policy UDO06 of the City of Leicester Local Plan and Core
Strategy policies CS03 and CS17).

6. Prior to any development other than demolition above slab level, a detailed
design of all external lighting for that phase, including locations of lights, their type of
light emittance and wavelength, together with a lux contour map showing the
variation in light, shall be submitted to and approved in writing by the local planning
authority. The lighting shall be implemented prior to occupation of any flats in strict
accordance with the approved details and retained thereafter. No additional external
lighting should be installed without prior written agreement from the local planning
authority. (In the interests of providing an amenable development and protecting
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wildlife, in accordance with Core Strategy policy CS03 and policy CS17 of the Core
Strategy).

7. Prior to construction works above slab level and occupation of any flats, full
details of insulation (including proposed building materials and insulation
performance), means of fresh air ventilation, and an overheating assessment
utilising the proposed window/ ventilation set up to prevent the transmission of noise
into the development whilst allowing windows to remain closed. Prior to occupation
of any flats, the approved details shall be implemented in full and shall be retained
and maintained thereafter. Notwithstanding the submitted details, the above details
shall be informed by a further noise assessment taking into account potential re-use
of the commercial buildings on the east side of Wharf Street South between Wheat
Street and Crafton Street West within their lawful planning use (In the interests of
residential amenity and in accordance with Saved Policies HO7 and PS10 of the City
of Leicester Local Plan).

8. No flats shall be occupied until the following aspects of the development have
been provided in full in accordance with the approved site plan (21121 PL0O1-B):

a) provision to accommodate 76 cycle parking spaces;

b) Waste storage for 13 1100l bins; and

c) surfacing and marking out of parking areas.

These aspects of the site shall be retained thereafter. (In the interests of the
satisfactory development of the site and in accordance with saved policies AM02 and
HO7 of the City of Leicester Local Plan).

9. Prior to the first occupation of each flat, the occupiers shall be provided with a
Residents Travel Pack, the details of which shall have been submitted to and
approved in writing by the local planning authority in advance. The contents of this
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 policies AM01, AM02 and AMO5 of the
City of Leicester Local Plan and Core Strategy policy CS14).

10.  Prior to occupation of any flats, a detailed Management Plan shall be
submitted to and approved in writing by the local planning authority. The
management plan shall set out procedures for: (i) how servicing and deliveries will
be managed; (ii) the security of the development and its occupiers; (iii) dealing with
refuse bins, dealing with bins on collection days and maintaining the external areas
of the site. The premises shall be managed in accordance with the approved
management plan thereafter. (To ensure the development is properly managed so
as to minimise its effect on the surrounding area and in the interests of the safety
and security of its occupiers in accordance with saved policy PS10 of the City of
Leicester Local Plan and Core Strategy policies CS03, CS06 and CS15).

11.  No part of the development shall be occupied until the following access works
have been carried out in full: (a) implementation of a footway crossing at the
vehicular access including amendments to the on-street car parking bays on Fleet
Street; (b) reinstatement of the existing dropped crossings to Wharf Street South
with full height kerbs (c) reinstatement of damaged or altered areas of footway or
other highway during the course of construction of the access and reinstatement
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works. (To ensure a satisfactory means of access to the highway, and in accordance
with saved policy AMO1 of the City of Leicester Local Plan and Core Strategy policy
CSO03).

12. Prior to the commencement of the development, a Demolition Method
Statement shall be submitted to, and approved in writing by the local planning
authority. The approved Statement shall be adhered to throughout the demolition
period. The Statement shall provide for:

i. The parking of vehicles of site operatives and visitors; ii. The loading and
unloading of plant and materials; iii. The storage of plant and materials; iv. The
erection and maintenance of security hoarding; v. Wheel washing facilities; vi.
Proposed hours of work vii. A scheme for recycling/ disposing of waste resulting from
construction works. (To ensure the satisfactory development of the site, and in
accordance with saved policy AMO01 of the City of Leicester Local Plan and Core
Strategy policy CS03.).

13. Prior to the commencement of the development other than demolition, a
Construction Method Statement shall be submitted to, and approved in writing by the
local planning authority. The approved Statement shall be adhered to throughout the
construction period. The Statement shall provide for: i. The parking of vehicles of site
operatives and visitors; ii. The loading and unloading of plant and materials; iii. The
storage of plant and materials used in constructing the development; iv. The erection
and maintenance of security hoarding; v. Wheel washing facilities; vi. Proposed
hours of work; vii. A scheme for recycling/ disposing of waste resulting from
construction works. (To ensure the satisfactory development of the site, and in
accordance with saved policy AMO01 of the City of Leicester Local Plan and Core
Strategy policy CS03.).

14.  All demolition and construction procedures shall incorporate dust mitigation
measures wherever feasible as set out in Appendix D of the Air Quality Assessment
(Aeolus Consulting, dated July 2023) (to mitigate impacts to air quality of the area
during the development, in accordance with Core Strategy policy CS02).

15.  Prior to any development above slab level other than demolition, full design
details of on-site installations to provide energy efficiency measures shall have been
submitted to and approved in writing by the City Council as local planning authority.
Prior to the occupation of any flats evidence demonstrating satisfactory operation of
the approved scheme including on-site installation of that phase shall be submitted
to and approved in writing by the City Council. The approved scheme shall be
retained and maintained thereafter. (In the interests of securing energy efficiency in
accordance with Policy CS02 of the Core Strategy).

16.  Prior to any development other than demolition, details of drainage shall be
submitted to and approved in writing by the local planning authority. No flat shall be
occupied until the drainage for that phase has been installed in strict accordance
with the approved details. The drainage systems shall be retained and maintained
thereafter. (To ensure appropriate drainage is installed in accordance with policy
CS02 of the Core Strategy).
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17.  Prior to any development other than demolition, full details of the Sustainable
Drainage System (SuDS) together with implementation, long term maintenance and
management of the system shall be submitted to and approved in writing by the local
planning authority. No flat shall be occupied until the system has been implemented
in full for that phase in strict accordance with the approved details. It shall thereafter
be managed and maintained in strict 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).

18.  The development shall not commence other than demolition works until a 30
year Habitat Monitoring and Management Plan (HMMP), prepared in accordance
with an approved Biodiversity Gain Plan, has been submitted to and approved in
writing by the local planning authority. The approved 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

(To enhance biodiversity, and in accordance with the National Planning Policy
Framework and paragraph 13 of Schedule 7A to the Town and Country Planning Act
1990)

19. Development shall take place in strict accordance with the procedure to
protect birds at paragraph 5.2 of the Preliminary Roost Assessment (Elite Ecology,
dated October 2023) (to protect nesting birds in accordance with Core Strategy
policy CS17).

20. Should the development not commence within 24 months of the date of the
Preliminary Roost Assessment (Elite Ecology, dated 12 October 2023) then a further
protected species survey shall be carried out of all species by a suitably qualified
ecologist. The survey results and any revised mitigation shall be submitted to and
approved in writing by the local planning authority and any identified mitigation
measures carried out in accordance with the approved plan. Thereafter the survey
shall be repeated biennially and any mitigation measures submitted and reviewed by
the local planning authority until the development commences. (To comply with the
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Wildlife and Countryside Act 1981 (as amended by the CRoW Act 2000), the Habitat
& Species Regulations 2017 and Core Strategy policy CS17).

21. i) No groundworks, including slab removal, all associated engineering and
drainage works, or new development shall take place or commence until a
programme of archaeological investigation, including a Level 2 Historic Building
Survey, has been agreed in accordance with a prepared Written Scheme of
Investigation submitted to and approved in writing by the City Council as the local
planning authority. The scheme shall include:

(1) an assessment of significance and how this applies to the regional
research framework;

(2) the programme and methodology of site investigation and recording;

(3) the programme for post-investigation assessment;

(4) provision to be made for analysis of the site investigation and recording;

(5) provision to be made for publication and dissemination of the analysis and
records of the site investigation;

(6) provision to be made for archive deposition of the analysis and records of
the site investigation;

(7) nomination of a competent person or persons or organization to undertake
the works set out within the Written Scheme of Investigation.

i) No groundworks or new development shall take place other than in
accordance with the Written Scheme of Investigation approved under (1) above.

iii) The development shall not be occupied until the site investigation and post
investigation assessment has been completed in accordance with the programme
set out in the Written Scheme of Investigation or updated project design approved
under (1) above, and the provision made for analysis, publication and dissemination
of results and archive deposition has been secured, unless agreed in advance in
writing with City Council as the local planning authority. (to ensure that the site can
be examined for archaeological assets in accordance with Core Strategy policy
CS18).

22. i) Following demolition and prior to any other construction works, further
ground testing shall take place in accordance with Section 10.3 of the Phase Il
Ground Investigation Report (ref 82592-05, Revision A) and details of such testing
and any necessary further proposed ground remediation measures shall be
submitted to and approved in writing by the Local Plan Authority.

i) Development shall take place in strict accordance with ground remediation
measures outlined within the Phase Il Ground Investigation Report (ref 82592-05,
Revision A) and any further measures agreed under part i) above.

iii) Within 6 months following commencement and completion of the approved
remediation strategy, a verification report shall be submitted to the City Council,
showing the implemented remediation scheme and, if required, details of long-term
maintenance and monitoring.

(To ensure that risks from land contamination to the future users of the land
and neighbouring land are minimised, in accordance with saved policy PS11 of the
Local Plan).

23. The dwellings hereby permitted shall comprise 54 flats (31 x 1 bed; 23 x 2

bed) in accordance with the approved plans (Ground Floor Plan ref 21121 PL-01B,
Floor Plans levels 02-07 ref 21121 PL-02C) (to ensure a suitable mix and layout of
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dwellings and in accordance with policies CS03 and CS06 of the Core Strategy and
saved policies PS10 and PS11 of the City of Leicester Local Plan).

24.  Development shall take place in strict accordance with the following approved
plans:

Demolition Plan 21121 PL0O3 X received on 19/09/2024

Ground Floor Plan Ref 21121 PL-01 B received on 19/09/2024

Floor Plans levels 02-07 21121 PL-02 C received on 19/09/2024

Roof Gardens detailed landscape proposals 23-065-P-02 received on 13/02/2024
Window bay detail dated 25.07.2023 received on 19/09/2024

South Elevation 21121 PL04 B received on 19/03/2025

East Elevation 21121 PLO5 A received on 25/10/2024

North Elevation 21121 PL0O6 A received on 25/10/2024

West Elevation 21121 PLO7 C received on 25/10/2024

West & North Elevation 21121 PL20 A received on 19/03/2025

(for the avoidance of doubt).

NOTES FOR APPLICANT

1. The effect of paragraph 13 of Schedule 7A to the Town and Country Planning
Act 1990 is that planning permission granted for the development of land in England
is deemed to have been granted subject to the condition ("the biodiversity gain
condition") that development may not begin unless:

(a) a Biodiversity Gain Plan has been submitted to the planning authority,

and

(b) the planning authority has approved the plan.

Based on the information available this permission is considered to be one
which will require the approval of a biodiversity gain plan before development is
begun because none of the statutory exemptions or transitional arrangements are
considered to apply.

2. A surface water pumping system has been proposed within this development.
However, pumping systems require ongoing maintenance and in the event of a
malfunction could increase flood risk. It is recommended that STW are consulted to
determine whether a gravity connection into the public sewer can be made to
manage surface water runoff, providing an alternative to a pumping system.

3. 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.
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