From:

To: PLANNING POLICY

Subject: EXTERNAL: Planning for West of Whitwick-broad location
Date: 15 March 2024 13:57:41

Dear Sirs

Re: Building of 500 Houses relating to the West of Whitwick, Leicestershire
There are several concerns of such a proposition

Highways

The existing road system is not suitable for the increase of access to this area. Church Lane would be extremely
dangerous for motorists as it is very narrow now for 2 lane traffic and especially for the dropping off and
picking up of children to the New Swannington School and parents and children walking to school. School lane
likewise is too narrow for such traffic and also has the public footpath. The condition of both roads is atrocious
and they need complete renovation. School Lane is steep and can be really problematic to negotiate for
motorists in icy weather.

Sewers and drainage
This is already a problem for the existing properties in Whitwick. With the increased rainfall of recent years this
remains a serious consideration.

Infrastructure

No extra provision of schools doctors dentists post office have been mentioned. 500 homes on this site would
require access to all of these.

Enjoyment of open spaces for existing residents

These fields and footpaths are regularly used by residents for their dogs. Children also enjoy the countryside on
walks with their parents and families.

| submit my serious concerns against this proposition.

Yours faithfully,

Susan white

Sent from my iPad



lan Nelson
Planning Policy and Land Charges Team

Manager Leicestershire. | N
North West Leicestershire District Telephone: IR
Council, I
Coalville, Leicestershire,

LEG67 OFW

15th March 2024

Dear Sir/ Madam,
Draft Northwest Leicestershire Local Plan Consultation 2024

Thank you for inviting Charnwood Borough Council to comment on the Draft North West
Leicestershire Local Plan Consultation 2024.

We welcome the publication of the report as the first stage in the preparation of a new
local plan. Please find below Charnwood Borough Council’s response:

Scale and Distribution of Housing and Employment

It is noted that the Leicester & Leicestershire Authorities - Statement of Common Ground
relating to Housing and Employment Land Needs (June 2022) (SoCG) identifies the
apportionment of Leicester's unmet housing need to North West Leicestershire of 314
homes per year up to 2036, and which is in addition to the Local Housing Need for the
district, which in 2022 stood at 372 homes per year.

It is further noted that the plan period extends to 2040 and is therefore informed by the
Strategic Growth Plan (SGP) for the period from 2031 to 2050. It is noted that Table 4 of
the SGP identifies a notional housing need for North West Leicestershire of 512 dwellings
per year.

In the context of the SoCG and SGP, the borough council welcomes the figure of 686
dwellings per year as the basis for plan making up to 2036, and it would appear a
reasonable basis for planning to 2040.

The borough council welcomes the approach to distribution of new homes and general
employment allocations in the north of the district as part of supporting the Leicestershire
International Gateway identified in the Strategic Growth Plan. The Council looks forward
to working with officers at North West Leicestershire District Council on the
implementation of the Strategic Growth Plan.

Continued

Telephone: I

Contact us: www.charnwood.gov.uk/contact

Visit us at www.charnwood.gov.uk

Data Protection: For information about how & why we may process your personal data, your data protection rights or how to contact our data protection
officer, please view our Privacy Notice www.charnwood.gov.uk/privacynotice



Sustainability Appraisal Reasonable Options for Scale and Distribution of New Housing

Reasonable options for the scale and distribution of new housing are set out in section 2
of the Interim Sustainability Appraisal Report of the Spatial Options (September 2022). It
is noted that at table 2.1 that options for growth of 368 to 730 dwellings per year have
been considered. Testing options above 686 homes per year is prudent in case of
changing circumstances as the plan progresses.

It would assist the borough council, and other representors, to have a diagram for each
reasonable option considered with numbers of homes in different locations around the
district.

Local Plan Site Allocations

Charnwood Borough Council does not have any comments about specific allocations at
this stage, but welcomes on going discussion to ensure that cross boundary impacts can
satisfactorily be addressed.

We look forward to working with the officers of your authority in developing the plan.

Yours sincerely,

Richard Bennett
]



From: Dean Onyon ENSIITTOIOIOIOIOI0N &
Subject: EXTERNAL: Local Plan Consultation
Date: 15 March 2024 at 14:14

To: PLANNING POLICY PLANNING.POLICY @NW.Leicestershire.gov.uk
Please find attached my response to the NWLDC Draft Local Plan.

Thanks,
Dean Onyon

NWLDCLocalPlanResponse.pdf .
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Draft North West Leicestershire Local Plan 2020-2040 Consultation (February -March 2024)

PART B - Your Representatwn

Please use a separate sheet for each pohcy, proposed aIIocatlon or specuflc
change to the Limits to Development, you wish to respond to.

1. To which consultation document does this representation Proposed policies

?
relate? | Proposed housing and-

\/ employment allocations

Proposed Limits to
Development Review

2. Please state which section (for example, page/paragraph number/policy/allocation/Limits to
Development change) of the consultation document your response relates to.

Use this box to set out your response.
(Continue on a separate sheet /expand box if necessary)

Freeport Warehouse De&élopméﬁt“‘(EMPQOj a

My principal objection to this development is that it is not required, as
evidenced by the fact that similar units built on the Barton Lane site off
Remembrance Way have stood unoccupied since they were erected about a

“year ago. There can therefore be no justification to build more in the same
area.

However,\L\E it is decided that the development should be provisioned in the
Local Plan then 1 would object to it on the following grounds:-

1. Drainage of rain water run-off.

a. This will obviously be increased by the replacement of the natural
soak-away of the current soil with an almost equivalent area of
impervious concrete and roofing. The run-off will no longer
delayed by the soak-away effect of the open fields and so it must
all be taken, as it falls, into the Brook. This will cause increased
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flooding downstream in the areas we have seen earlier this year

i.e. Zouch and Loughborough and it will cause the Brook to back
up into Diseworth increasing the flood risk both up- and down-
stream.

. From the plans the nett impervious catchment area looks to be of

a similar size to that of the south side of the airport. They have the
provision of holding ponds for run-off management along with a
network of level/flow sensors along the Brook so that the people
responsible for hold/release decisions can manage the water
without flooding Diseworth and/or Long Whatton {again!). it
makes logical sense that a similar catchment area calls for a
similar, actively managed solution as a pre-requisite for any
development of this type. This is to protect the residents of
Diseworth, Long Whatton, Zouch and part of Loughborough from
the increased risk of flooding that will derive from this
development. As such it should be a non-negotiable feature of the
development while it remains part of the Local Plan.

- -

2. Increased traffic on the A453

a. Here the plan seems to be scoring a “double whammy” when the

Isley Woodhouse (IW1) part of the Plan is also taken into account.
Not only will there be increased commercial traffic from the
Freeport development but also increased commuter traffic from
both the Freeport and the Isley Woodhouse developments. The
A453 west of the M1 struggles to accommodate the current level
of traffic at peak times, regularly tailing back from Finger Farm
roundabout past the airport entrance. A situation further
exacerbated during events at Donington Park Circuit. If either
proposal is brought to fruition then there will need to be
additional, consequential developments to support the increased
traffic flows. The road infrastructure to do this is plainly not there
at present. In omitting the likely consequential road development
for accommodating the increase in traffic, the Plan is at best mis-
leading and at worst negligent or half-baked.

3
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b. Any increase in traffic volumes will bring the consequence of
increased air pollution, noise and risk to cyclists and pedestrians
using the busier roads. -

3. Increased traffic through Diseworth

a. The fact that the site will be a place of employment means that
there will be more commuter traffic through the village which
makes comment 2.b even more applicable in built-up areas like
Diseworth village. Here the main vehicular routes through the
village, Grimes Gate, Lady Gate and Hall Gate, have narrow
footpaths, where they exist, that for long sections don't allow
people to pass without one person having to step into the road.
Parents must walk their children to/from school along these
routes at peak traffic times. Any increase in the traffic will bring an
increase in the risk of a serious accident.

b. Itis not clear to me whether the Plan provides access to the site
from Clements Gate/Long Holden but there will be from Hyams
Lane. Increased traffic here is particularly dangerous as it is very
near the village school (infants) and the increased volume’of cars
turning right, left, pulling out of the junction brings a
disproportionately higher risk of a serious accident than the same
increase in traffic volume normally would.

c. Add to this the traffic on the “rat-run” that will be created through
the village into the development site and then out on to the A453
at the site entrance roundabout. Not only is it significantly raising
levels of air pollution, noise pollution and traffic nuisance but you
have created a real recipe for disaster in the village and at the
school gate.

4. Loss of prime agricultural land
a. Much is made in the political arena about having energy security
but more fundamentally what is required is food security.
Admittedly the country can’t function without energy but people
can’t live on electricity. They need food before they can operate

A4
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the machinery of government, industry, commerce and \
agriculture. So why are we even contemplating replacing so much
prime agricultural land, that’s been in production for at least 1000
years, with so much concrete and tarmac? This land will be lost to
agriculture forever when | understand that there is less productive
land under consideration for the same development project.

5. Village Environment

a. |aiso use the rights of way across this land for walking my dog, as
do many other Diseworth residents and visitors. The ability to
escape to the countryside without using a car is very important to
us all for general health, exercise and mental wellbeing. Having
enormous sheds looming over half of the village, clearly visible
from all approaches is not just removing the amenity value of this
land from the village but it is actively creating an oppressive
environment for everyone living or visiting in the village. And in
doing so it is actively adversely affecting the physical and mental
wellbeing of all of its residents.

b. The Limit to Development that has been enforced for yearé,
recognised the value of keeping the village compact and in
context with its rural surroundings. Now, seemingly on a whim
from Westminster, this imperative is being swept aside to replace
the rural surroundings with an ugly, noisy, un-natural industrial
site. |

c. And all with little or no input from local people or their
representatives. This is not democracy in action.

6. Development Creep
a. At present the proposal includes buffer areas of landscaping
between the village limit of development and the warehouse
sheds. Unfortunately, we’ve all seen examples of planning
approval being granted for a small house, say, that has then
grown as subsequent planning applications have been accepted. A
1% storey chalet style house that’s become a full 2 storey building

3



Draft North West Leicestershire Local Plan 2020-2040 Consultation (February -March 2024)

s . 7

... with a conservatory ....oh, and a garage ... in fact make that a
double garage. What is to stop the same thing happening here?
How can [ trust the Planning process to protect the village from
this sort of development creep? Not necessarily now but in a few
years time, if the site becomes established? As far as [ can see
there is nothing to safeguard the village against }he landscaped
area being built on in the future. Maybe not for warehouses but
maybe offices, that look like houses perhaps.... And all of a sudden
Diseworth village has become a suburb of the much larger Feeport
industrial complex. That's an unacceptable future.

For the above reasons [ am asking NWLDC not to include the EMP90 site for
potential development.

isley Woodhouse Development {IW1)

What is being proposed here is a commuter town of 4,500 houses. This
number of houses is not a village as the proposal describes the development, it
is definitely a small town. Also the employment opportunities in the p}bposed
development seem to be limited to schools, shops and GP services, so most of
the residents will be commuting daily to Derby, Nottingham, Loughborough,
Leicester or Ashby-de-la-Zouch. But it’s not being located in the right place to
properly serve any of these towns or cities.

1. Increased traffic on the A453

a. The main routes to most of these destinations will take traffic on
to the A453, probably increasing the traffic volumes even more
than the proposed Freeport development will. Therefore point
EMP90.2 above is even more applicable to this development:

“..The A453 west of the M1 struggles to accommodate the

current level of traffic at peak times, reqularly tailing back from
Finger Farm roundabout past the airport entrance. A situation
further exacerbated during events at Donington Park Circuit. If
either proposal is brought to fruition then there will need to be
additional, consequential developments to support the increased

b
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 traffic flows. The road infrastructure to do this is plainly not there
at present. In omitting the likely consequential road development
for accommodating the increase in traffic, the Plan is at best mis-
leading and at worst negligent or half-baked.”
b. To get to Derby the shortest route would be across Swarkestone ,
Bridge putting additional pressure on this site of national interest
that has a Grade 1 listing and is a Scheduled Ancient Monument.

2. Loss of prime agricuitural land
a. As per point EMP90.4 above: “.... So why are we even
contemplating replacing so much prime agricultural land, that’s
been in production for at least 1000 years, with so much brick,
slate and tarmac? This land will be lost to agriculture forever.”

3. Council Policies
a. To me this proposal cuts across so many of the councils own
Environmental and Ecological policies and stated objectives that
just including it in the Local Plan makes a mockery of the whole

document.

Therefore | do not support the new town development of isley Woodhouse
(policy IW1)






From: Tom Collins |
Subject: EXTERNAL: Corkscrew Lane - Draft North West Leicestershire Local Plan 2020-2040 Consultation
Date: 15 March 2024 at 14:18
To: PLANNING POLICY PLANNING.POLICY @NW.Leicestershire.gov.uk

Dear Sir/Madam,

Please find attached representations submitted on behalf of our client,

I (o the Draft North West Leicestershire Local Plan 2020-2040 Consultation.
Also attached is the completed consultation response form.

These representations relate to proposed employment development on land off
Corkscrew Lane, SHELAA site ref EMP80, which is also subject to pending planning
application reference 23/00427/QUTM.

Whilst we are in discussions with your development management colleagues in relation
to the pending planning application, we would also welcome the opportunity to discuss
the site further in respect of the allocations in your emerging local plan.

| would be grateful if you could please confirm safe receipt of these email, and the two
attachments, but if you have any immediate queries then please do not hesitate to
contact me.
Kind regards
Tom Collins

WE WIEL NEVER CHANGE OUR BANK ACCOUNT DETAILS VIA EMAIL. IF YOU ARE IN ANY DOUBT, DO NOT SEND
FUNDS TO US ELECTRONICALLY WITHOUT SPEAKING TO A MEMBER OF OUR TEAM TO VERIFY OUR ACCOUNT
DETAILS.

CONFIDENTIALITY/PRIVILEGE: Mather Jamie Limited is a limited company registered in England & Wales under Company No.
03550550; Registered Office: 3 Bank Court, Weldon Road, Loughborough LE11 5RF. This message is confidential to the
addressee and may be legally privileged. If received in error, please notify us by return and delete it from your system — do not
copy it or disclose its contents to anyone else. This message has not been encrypted and may be liable to compromise. It is your
responsibility to scan this message for viruses. To the extent permitted by law, we do not accept any liability for virus infections or
external security compromises in relation to email transmissions. Any personal views expressed in this message are not
necessarily the views of Mather Jamie Limited, its directors, officers or employees.

Publication Consultation
Corkscrew lane reps (FINAL).pdf t Response Form FINAL.doc ]
1.1 MB


mailto:Collinstom.collins@matherjamie.co.uk
mailto:POLICYPLANNING.POLICY@NWLeicestershire.gov.uk
mailto:POLICYPLANNING.POLICY@NWLeicestershire.gov.uk
https://plans.nwleics.gov.uk/public-access/applicationDetails.do?activeTab=documents&keyVal=RSMUAMLRN4L00
https://www.linkedin.com/company/mather-jamie/?originalSubdomain=uk
https://twitter.com/MatherJamie
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Draft North West Leicestershire Local Plan
(2020 — 2040) Consultation - Response Form

Details of what we are consulting on, and why, can be found on the Council website at
www.nwleics.gov.uk/localplanmysay. You can also participate in the consultation online.

Please complete both Part A and Part B.

PART A - Personal Details

If you are responding on behalf of yourself, or your own organisation, please fill in all the 'Personal Details’
fields. If an agent is appointed to act on your behalf, please complete only the Title, First and Last Name
and Organisation boxes in the Personal Details column, but complete all the 'Agent’s Details’ fields.

Title
First Name
Last Name

Job Title
(where relevant)

Organisation
(where relevant)

House/Property
Number or Name

Street
Town/Village
Postcode
Telephone

Email address

Personal Details

Agent’s Details (if applicable)

Tom

Collins
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PART B - Your Representation

Please use a separate sheet for each policy, proposed allocation or specific
change to the Limits to Development, you wish to respond to.

1. To which consultation document does this representation X Proposed policies

relate? X | Proposed housing and

employment allocations

X Proposed Limits to
Development Review

2. Please state which section (for example, page/paragraph number/policy/allocation/Limits to
Development change) of the consultation document your response relates to.

Use this box to set out your response.
(Continue on a separate sheet /expand box if necessary)
See accompanying document.
Proposed Policies
e Draft Policy S1 — Future Housing and Economic Development Needs
e Draft Policy Ec1 — Economic Strategy
e Draft Policy Ec3 — New Employment Allocations
e Draft Policy Ec4 Employment Uses on Unidentified Sites
e Draft Policy Ec6 Start Up Workspace
e Draft Policy Ec7 Local Employment Opportunities
e Policy IF5: Transport Infrastructure and New Development
e Draft Policy En1 — Nature Conservation/Biodiversity Net Gain

e Draft Policy En3 — National Forest
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Proposed Housing and Employment Allocations

e See response to draft Policy Ec3

Proposed Limits to Development

e Ashby de la Zouch - see accompanying document
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Declaration

I understand that all representations submitted will be considered in line with this
consultation, and that my comments will be made publically available and may be
identifiable to my name / organisation.

I acknowledge that I have read and accept the information and terms specified under the
Data Protection and Freedom of Information Statement.

Signed:

Date: 15/03/24

DATA PROTECTION AND FREEDOM OF INFORMATION STATEMENT

The personal information you provide on this form will be processed in accordance with the
requirements of the Data Protection Act 2018. It will be used only for the preparation of local
development documents as required by the Planning and Compulsory Purchase Act 2004, save
for requests of such information required by way of enactment. Your name, organisation and
representations will be made publicly available when displaying and reporting the outcome of
this statutory consultation stage and cannot be treated as confidential. Other details, including
your address and signature, will not be publicly available.

You should not include any personal information in your comments that you would not wish to
be made publicly available.

Your details will remain on our planning policy database and will be used to inform you of future
consultations and progress in respect of local development documents. If at any point in time
you wish to be removed from the database, or to have your details changed, please contact the
Planning Policy team on 01530 454 676 or planning.policy@nwleicestershire.gov.uk.

Please send completed forms to planning.policy@nwleicestershire.gov.uk or
Planning Policy Team, NWLDC, PO Box 11051, Coalville LE67 OFW

The deadline for responses is the end of Sunday (11.59pm) 17 March 2024
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North West Leicestershire
Draft Local Plan Consultation (Reg 18)

Statement of Representations

Mather Jamie on behalf of _ in relation to

prospective employment land at Corkscrew Lane.

March 2024

Prepared by:

- -
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1. Introduction

1.1.

1.2.

1.3.

1.4.

1.5.

1.6.

1.7.

1.8.

Mather Jamie have prepared these representations on behalf of on behalf of Mr Paul
Fovargue (hereafter referred to as the ‘landowner”’) in response to the Regulation 18 public
consultation on the North West Leicestershire New Local Plan.

The site, which is currently used for agriculture, covers 11.49ha. The site is bounded by
agricultural land on all sides. The A511 (Ashby Road) runs along the eastern boundary and
Corkscrew Lane runs along the western boundary. Please see Appendix 1 to view the site’s
boundaries and location.

The site is situated within the open countryside adjacent to a consented site for B8 and
ancillary Bla office uses known as G-Park Ashby (ex-Lounge site). The site is situated off the
A511 around 500m from the A42 Junction at Ashby-De-La-Zouch. The A42 provides direct
links to the M42 to the south west and the M1 to the north east. The A511 also provides a
direct route to Leicester and Burton upon Trent. It is within the ‘golden triangle’ for logistics
and distribution uses.

DHL Real Estate Solutions (RES) have secured a purchase agreement (subject to planning)
for the Site, and registered their formal support for the live application (see Appendix 1)
(23/00427/0OUTM) in February 2024, confirming that the site represents the only opportunity
within North West Leicestershire which meets the operational and locational requirements to
satisfy their immediate need to increase the sustainability and capacity of their operations in
the region. DHL is a significant employer within North West Leicestershire, and their
importance to the area is reflected in the foreword to the January 2024 Regulation 18
consultation document where they are mentioned in the opening lines.

While it is understood all parties are working towards a recommendation for approval on the
live application, the landowner considers it appropriate to put forward their site for
consideration as a formal employment allocation with the New Local Plan, noting the
proposed Plan period commences in in 2020.

The site was submitted to the 2021 Call for Sites and is listed in Part 2 of the SHELAA 2021
under ref EMP80 ‘Land off Corkscrew Lane’. At the time, the SHELAA clarified that if the site
were to come forward for employment use in the current plan period it would have to satisfy
existing policy Ec2(2). The SHELAA assessment also concluded that the site is * potentially
suitable for employment development provided highway issues can be overcome and
adequate mitigation for the River Mease catchment is identified and subject to the
consideration of detailed matters, including ecology’. These potential issues have been
outcome, as noted later in this section.

An application for the site was therefore submitted and is currently under consideration by
NWLDC as the Local Planning Authority (LPA) under application reference 23/00427/OUTM.
The application seeks to gain outline planning consent for * Development of up to 46,451sqm
GIA of B2 (industrial) and/or B8 (storage or distribution) units with ancillary E(g)(iii) (offices)
and service buildings, along with associated parking, highway infrastructure, landscaping and
potential foul drainage connection to Farm Town (outline, all matters reserved except for the
principal means of vehicular access to the site)'.

Indicative masterplans have been prepared and have been submitted to supplement the
outline application. These are supplied within Appendix 3 of these representations. The



masterplans illustrate that the site could accommodate units of varying scales and footprints
including a multi-unit scheme with units ranging from 8,700 sqft to 105,000 sqft; a three unit
scheme with units 57,000sqft to 258,000 sqft; and a single unit of 450,000+ sqft. These
masterplans were submitted prior to agreement being reached with DHL, and it is now
anticipated that that the Site would be occupied by a single large unit.

1.9. The planning application is also supported by a suite of technical studies which serve to
demonstrate that the site is suitable, available and achievable and acceptable in planning
terms. The studies submitted include:

e Design and Access Statement (UMC Architects)

e Planning Statement (Marrons)

e Market Need and Demand Report (Mather Jamie)

e Economic Impact Statement (Mather Jamie)

e Transport Assessment (ADC Infrastructure)

e Travel Plan (including Public Transport Strategy) (ADC Infrastructure)
e Access Arrangements Plan (ADC Infrastructure)

¢ Flood Risk Assessment/Drainage Strategy (Rodgers Leask)

e Archaeological Desk Based Assessment (Locus)

e Geophysical Survey (Pre Construct Geophysics)

e Landscape and Visual Impact Assessment (Pegasus)

e Preliminary Ecological Assessment Report (Ramm Sanderson)

e Biodiversity Impact Assessment/Report (Ramm Sanderson)

¢ River Mease Impact Assessment (Ramm Sanderson)

e  Arboricultural Impact Assessment (Ramm Sanderson)

e Agricultural Land Classification Report (Land Research Associates)

e Minerals Safeguarding and Development Assessment (Greenfield Enviro)
e Phase 1 Ground Investigation and Coal Mining Risk Assessment (Ivy House)
e Phase 2 Ground Investigation (Ivy House)

e Contamination Assessment Letter Report (Ivy House)

e Noise Assessment (M-EC)

e Air Quality Assessment (M-EC); and

e Topographic Survey (Greenhatch).

1.10. The formal purchase agreement between the landowner and DHL RES was reached following
submission of the application, with DHL RES subsequently submitting a letter of support for
the application, which is included as Appendix 2 of this submission. This letter sets out in
detail DHL RES’s requirements for this site, which are the subject of ongoing discussions with
officers at North West Leicestershire.

1.11. The following representations set out why there is sufficient (and indeed substantial) need
and demand for employment development at this site as well as the benefits of site to
support expedient delivery.

1.12. In addition, the representations review and respond to the ‘proposed policies’ of the New
Local Plan. We note some policies are yet to be developed or have their wording drafted. We
wish to reserve the right to provide comments on these policies at the Regulation 19 stage.

Site Suitability

1.13. The site has been considered through the Strategic Housing and Economic Land Availability

Assessment process, most recently in 2021, where comments were made in relation to
location within the River Mease catchment, ecology, highways and accessibility. These have



all been considered in detail as part of the current planning application, and are briefly
addressed in turn below.

River Mease Catchment

1.14. The application site lies within the River Mease Catchment Area. The River Mease Special
Area of Conservation (SAC) is subject to Habitat Regulation Assessment (HRA) in relation to
Nutrient Neutrality. Although the proposed development does not form overnight
accommodation, which has been identified as causing adverse impacts to nutrient pollution
into the River Mease, the development is of a large scale which could cause a surface water
impact on the SAC.

1.15. The applicant has submitted a Stage 2 Appropriate Assessment (AA) to supplement the
application. The AA concludes that with appropriate mitigation measures such as: tank
storage and waste removal measures, siltation mitigation measures and above ground SUDS,
potential water pollution from runoff will be mitigated to neutral levels. As such the scheme
could be delivered immediately despite its location within the River Mease SAC catchment
area.

1.16. In respect of foul water drainage, the application demonstrates the ability to pump sewage to
an existing sewer located at Farm Town to the north east, which is then treated and
discharged outside of the River Mease catchment, thereby avoiding entirely any potential
harmful impacts.

1.17. This demonstrates that despite the location of the site within the River Mease catchment,
there is in fact no surface water or foul water constraint to the site’s delivery, as confirmed by
Natural England’s response to the planning application (see consultee response dated 23 May
2023, included as Appendix 4).

Ecology

1.18. The planning application was supported by a Preliminary Ecological Appraisal, which
considered the potential for on-site habitats to support protected species. The report
recommended a number of mitigation measures, but concluded that no further habitat or
protected species surveys were required.

1.19.  With particular regard to great crested newts, these were previously present on the adjacent
G-Park site to the north, but have already been addressed by mitigation measures on that
site, including the installation of an amphibian barrier which prevents their use of land east of
Corkscrew Lane as part of their terrestrial habitat.

1.20. The suitability of the site in respect of ecological matters is confirmed through the
consultation response received from Red Kite on 18 May 2023, acting on behalf of North
West Leicestershire, recommending approval of the application subject to a number of
conditions. This response is attached as Appendix 5.

Highways and Accessibility

1.21. The planning application was supported by a Transport Assessment and a Framework Travel
Plan. The SHELAA raised concerns about the capacity of the junction between the A511
Ashby Road and Corkscrew Lane, which the Transport Assessment confirms is projected to
operate significantly beyond capacity by 2027, on the basis of committed developments
alone, with potential delays of up to 29 minutes.



1.22.

1.23.

1.24.

In response, the application proposes the signalisation of this junction, which would operate
well within capacity and represents a significant improvement over projected future operation
in a context where development of this site (and the associated junction improvements) are
not delivered.

The application proposes a range of other minor interventions along Corkscrew Lane itself,
which have been subject to an iterative process of review with Leicestershire Local Highways
Authority, including provision of Road Safety Audits. The application also proposes provision
of a Public Transport Strategy, along with travel packs and bus passes, to ensure the site can
be made accessible by a variety of transport modes.

Following the most recent submissions as part of the planning application, responses have
now been received from both Leicestershire Highways (attached at Appendix 6) and National
Highways (Appendix 7) confirming that there are no highways objections to the development
of the site for the employment purposes proposed.

Summary

1.25.

1.26.

1.27.

The site does not have any other constraints that could impact on its deliverability. The
closest residential dwelling to the site lies approximately 200m to the south west, and as such
the development would not be considered to be to the detriment of any neighbouring
properties.

The site is being promoted directly by the landowner. In addition to the reasons set out
above, this therefore confirms that the site is suitable, available and achievable for
employment development, and is deliverable within the next 1-5 year period.

For the above reasons, we would welcome the consideration of the site for an employment
allocation to be included in the emerging Local Plan, and would be available to discuss the
application with planning officers at the earliest opportunity.



2. Response to the Proposed Policies Document

2.1,

2.2,

We have reviewed the Proposed Policies document, but our comments primarily relate to the
draft policies of most relevance to our client’s site on land at Corkscrew Lane; i.e. economic
policies.

We note the plan period for the New Local Plan is set out to be 2020-2040. Given much of
the Council’s evidence base covers to 2041 ((Leicester & Leicestershire Housing & Economic
Needs Assessment 2022, Leicester and Leicestershire Strategic Distribution Study 2021), we
strongly recommended the Council extend their plan period to 2041. Extending forwards by
another year also provides more breathing room in terms of ensuring the New Local Plan
covers the minimum 15-year period from adoption, given the date for final adoption is not yet
indicated, but is likely to be at least 2026.

Draft Policy S1 — Future Housing and Economic Development Needs (Strategic Policy)

2.3.

2.4,

2.5.

2.6.

2.7.

2.8.

2.9.

Draft Policy S1(2) specifies that the requirement for employment land purposes to 2040 is
195,000 sgm for industrial and small warehousing (defined as Class B2 and Class B8) of less
than 9,000 sgm.

We note that the ‘Stantec study’ commissioned in 2020 ‘the North West Leicestershire — The
Need for Employment Land study’, is the principal part of the evidence base informing this
figure, and is now considerably out-of-date.

However, para 7.9 clarifies that taking into account net completions and permissions since
2017, as well as the allocation at Money Hill, the remaining requirement for NWL is actually
114,562 sqm or 28.64ha. For ease of comparison with statistics referenced in the following
section, 114,562 sgm converts to 1,233,135 sq ft i.e. around 1.2 million sq ft). Based on a
20-year plan period, this equates to 5,728 sqm per annum or 61,657 (62,000) sq ft per
annum.

Whilst para 7.12 acknowledges that the industrial forecast is presented as a minimum figure
given demand has been supressed in the past, draft policy S1 does not express the 195,500
sgm figure as a minimum, but as the requirement figure for the plan period. We have
numerous concerns that this figure, informed by the Stantec study, is a serious under-
estimation of the actual demand for industrial and small warehousing of less than 9,000 sgm.

Draft Policy S1(3) does not yet specify the requirement for land for strategic B8 uses
(warehousing) of more than 9,000 sqm, noting that this requirement will have regard to the
outcome from the Leicester and Leicestershire Apportionment of Strategic Distribution
Floorspace Study. We therefore reserve the right to comment on this policy as it is drafted for
the Regulation 19 consultation.

However, we note this policy’s reference to the “Warehousing and Logistics in Leicester and
Leicestershire: Managing Growth and Change” study, which was produced by GL Hearn, MDS
Transmodal and Iceni Projects on behalf of Leicester and Leicestershire Authorities in April
2021 (and amended in March 2022). As this forms part of the evidence base for the New
Local Plan, we have reviewed this paper, henceforth referenced as ‘the GL Hearn Study’.

The GL Hearn Study forecasted need over the period from 2020 to 2041 and compares this to
known supply as at 2020 (when the Study was produced). This is summarised below in Table
1.



2.10.

2.11.

2.12.

2.13.

2.14.

2.15.

Table 1 — Forecast Need and Supply

Need (sgm) Supply (sgm) Shortfall (sgm)
Rail-Based Floorspace 1,106,000 338,000 768,000
Road-Based Floorspace 1,466,000 1,073,000 393,000

The shortfall for rail-based floorspace is expected to be fulfilled solely by the proposed
development of Hinckley NRFI. A DCO application has now been submitted for this scheme
and is currently under examination. It proposes a floorspace of 850,000 sgm.

In terms of road-based floorspace, taking into account the list of consented schemes outlined
within Table 43 of the 2021 study, there is a shortfall of 393,000 sgm identified across the
County. We understand that at a Local Plan Committee meeting on 12 July 2022 the District
agreed to meet 50% of the outstanding Leicester and Leicestershire requirement for road-
served strategic distribution floorspace. It is unclear how this figure was arrived at exactly,
but we understand that in making allowance for planning permissions granted since April
2020 (e.g. Aldi's development at Nailstone (now built out) in Hinckley and Bosworth and the
Newlands’ scheme at Sawley), NWL proposes an outstanding need of 106,000 sqgm to be met
through the new Local Plan. For ease of comparison, this converts to circa 1.15 million sq ft,
for the entire plan period, or an average of 57,000 sq ft per annum.

Our main concern with the reliance on both the Stantec study and GL Hearn study in the
drafting of economic policies for the new Local Plan is that we do not consider either to be
up-to-date or reflective of current market demand, as we outline in the following analysis.

Firstly, both studies and the data that informs them, were published in November 2020 and
April 2021 respectively, largely pre-dating the Covid-19 pandemic which accelerated demand
for B2 and particularly B8 warehousing significantly. At this time there was great uncertainty
about the economy and market because of the Covid-19 induced lockdown. Since 2020, the
market has outperformed expectations to a phenomenal degree, with demand fuelled by
growth in e-commerce and structural changes to operating practices in both the industrial
and logistics sectors (e.g. ‘Just-in-Case’ instead of ‘Just-in-Time’ practices and re-shoring
since Brexit). Whilst the market has steadied, with developers and investors taking a more
cautious approach because of the hike in interest rates, demand levels from occupiers remain
healthy.

In the case of the GL Hearn study also, the figure provided to inform the target for strategic
distribution is for all of Leicestershire, whereas NWL accounts for a disproportionate level of
growth compared to other authorities in the County. Demand and take up of B2/B8
floorspace in North West Leicestershire continues to significantly outperform all other local
authorities in Leicestershire and rental levels remain strong, partly owing to the strategic
location on the M1 and M42 corridors and locations around East Midlands Airport. NWL also
has significantly more industrial floorspace than its adjacent authorities.

Data obtained from Estates Gazette (EGi) shows that over the last few years (2018 to 2023
year to date) there has been on average over 2.4m sqft of industrial sector take up in NWL
which is 46% of the total take up in Leicestershire over this period. In two of the six years
this average was exceeded with NWL contributing 64% (2019) & 56% (2021) of the total
take up in Leicestershire.




2.16.

2.17.

Figure 1 — Average Industrial (B1c/B2/B8) Take Up by Local Authority (2018-
2023)
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NWL, due to its locational advantage and its current positive pro-growth approach to policy
(which enables it to meet changing economic circumstances, in accordance with the NPPF)
has continued to outperform its neighbouring authorities over the last 23 years in the
provision of floorspace as shown in Table 1 below.

Table 1 — B1c/B2/B8 Floorspace by Local Authority & County (2001-2023)

Averages (sqft)
Last 5y Last 10y Last 23y 2023
North West Leics | 21,735,200 18,866,584 | 15,883,631 26,114,520
Charnwood | 12,862,504 | 12,975,484 | 14,016,537 12,815,160
Hinckley & Bosworth | 12,774,272 12,397,672 12,291,195 14,149,400
South Derbyshire | 10,914,944 | 10,586,764 9,979,666 10,942,920
Rushcliffe | 4,943,144 4,886,116 4,556,626 4,981,880
Leicestershire | 80,846,336 | 80,522,975 | 64,910,215 | 88,974,440
NWL as % county 27% 23% 24% 29%

Source: Valuation Office Agency (VOA)/CBRE analysis

Analysis of the (B1c/B2/B8) sector take up data from EGi across North West Leicestershire
from 2018 onwards identifies a total of 14.8 million sqft through 108 deals have been
transacted since 2018 across North West Leicestershire. This equates to a take up of around
2.47 million sqft per annum (pa) or 57ha. Figure 2 below shows the breakdown of the total
transacted floorspace annually since 2018 by size.



Figure 2 — Industrial (B1c/B2/B8) Take Up in NWL (2018-2023)
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2.18. The total take up in NWL over the last 6 years is 14.79m sqft which equates to 2.47m sqft

per annum on average. Figure 3 below shows the take up per annum compared to the
average with peaks in 2019 and in 2021 following the COVID lockdowns of 2020 into 2021.



2.19.

2.20.

2.21.

Figure 3 — Industrial (B1c/B2/B8) Take Up Total per annum in NWL (2018-2023)

Source: EGI/CBRE analysis

The most noticeable trough was during 2022, reflecting the state of the economic and
financial markets at that point in light of inflation and interest rate peaks and cost of living
increases leading to a risk averse response from the sector. Whilst the 2023 data is for a 11
month year up to the end of November it is noteworthy that take up in floorspace has
increased as economic and financial concerns reduced, with inflation, interest rates and costs
starting to fall and occupier and investment confidence increasing. This trend is expected to
continue.

Based on an overall average take-up of 2.47m sq ft per annum between 2018 and 2023 for
both strategic scale and non-strategic scale B1c/ B2 and B8 uses in NWL alone, one can see
how the local plan evidence base targets of circa 62,000 sq ft per annum (non-strategic
scale) and circa 57,000 sq ft per annum (strategic scale), which collectively total 119,000 sq
ft per annum fall grossly short of historic demand.

This shows that there is strong evidence of long term economic demand for industrial and
logistics space in NWL and the district holds a predominant position compared to the County
at a whole. In light of this, we would encourage the local authority to update the evidence
informing Policy S1(2) and (3) and express any employment floorspace targets under Policy
S1 as a minimum at the least, so as not to constrain the district’s ever burgeoning offer for
both non-strategic and strategic B2/B8 employment land.

Draft Policy Ec1 — Economic Strategy (Strategic Policy)

2.22.

We note that this policy has not yet been drafted. We wish to reserve the right to provide
comments on these policies at the Regulation 19 stage. However, our comments on general



needs employment under Policy S1 also apply to any policies setting out the overall economic
strategy for the district.

Draft Policy Ec3 — New Employment Allocations (Strategic Policy) 7

2.23.

2.24.

2.25.

2.26.

2.27.

Draft Policy Ec3 will set out the employment allocations for the New Local Plan. We have
therefore reviewed the proposed employment allocations set out in the ‘Proposed Housing
and Employment Allocations’ consultation document as part of our response here.

For non-strategic scale B2 and B8, we note that section 5 acknowledges that the new local
plan will make provision for at least 114,500 sqm (28.6ha) of industrial/ smaller warehousing,
and that the draft employment allocations total 127,710 sgm. We welcome the expression of
this provision figure as a minimum, for the reasons as set out above in response to Policy S1.
For the same reasons, we also agree with the pragmatic approach outlined in para 5.4. as to
why the draft allocations are pragmatic against an ‘apparent excess of in industrial/ smaller
warehousing compared with the requirements’.

For strategic distribution employment allocations, we note that two potential locations for
strategic distribution are included within Section 6 of the consultation document, for land
south of East Midlands Airport (81ha) and Land to the north of J11 A/M42 (28ha), which
would total 109 ha.

We note under para 6.13 of the consultation document that the decision on which site(s) to
allocate is not necessarily limited to a choice between these two sites, and that subject to the
outcomes of more detailed work, the allocation of one, both, either or indeed different site(s)
could be justified.

We therefore strongly recommend that our client’s site: land off Corkscrew Lane, is
considered by the local authority as an employment allocation within the New Local Plan. The
site has the following benefits and advantages:

e The site is subject to a purchase agreement with DHL RES, who have confirmed their
need to relocate to this site, as the only suitable location within North West Leicestershire
which can satisfy their operational and locational requirements. The site is therefore the
only deliverable site to satisfy their need.

e The site has direct access onto the A511(Ashby Road) which provides excellent access to
the A42 at J13 (1/2 mile away), M42 and M1. East Midlands Airport is within 10 miles of
the site. The A511 also provides a direct route to Leicester and Burton upon Trent.

e The site is relatively flat and has few constraints that would prohibit its development. For
the reasons set out in Section 1 above, the site is demonstrably suitable, available and
achievable, and deliverable within years 1-5.

e The site is already the subject of planning application ref 23/00427/0UTM, which is
currently pending a decision, but has demonstrated the suitability of the site for the
development proposed.

e The site can be configured flexibly to meet both non-strategic and strategic distribution
and warehousing demand, as required. The illustrative masterplans (see Appendix 3)
demonstrate 3 different options for how the site could be delivered:

o Illustrative Masterplan 01

* Unit 100. 5,371m?, of which 268m? would be office space

= Unit 200. 23,995m? of which 1,187m? would be office area

= Unit 300. 9,753m? of which 488m?2 would be officer area.
o Illustrative Masterplan 02

* Single unit of 42,327m?, of which 2,103m? would be office space
o Illustrative Masterplan 03

10



= Total of twelve units, ranging from 693m? to 9,786m?

e The site is immediately adjacent to an already consented scheme which was approved in
May 2021 for 70,000 sqm gross of logistics/ warehousing (B8) and parking provision for
nearly 200 HGVs and 550 cars at this location (G-Park)!. This site is now under
construction. This demonstrates that the area is a viable and attractive location for B2
and B8 development. It also serves to change the current context of the site to be more
aligned to industrial development as well as tie the proposals into the existing urban
framework of Ashby-de-la-Zouch’s primary employment areas, which are already
concentrated around Junction 13.

e The nearest residential property and premises known as Game Keepers Cottage is located
around 200m north of the site (though separated by the A511). In addition further
properties are located around 300-500m to the south of the site including ‘Cornworthy’
which is located on Corkscrew Lane to the south of the site. A small ribbon of
development known as ‘New Packington’ is located around 500m to the south west of the
site. The next closest properties are located at the small hamlet of Farm Town, 1.25km to
the east of the site, a significant distance away. The site is already bound by existing
mature trees and hedgerows along the A511, and rural hedgerows along Corkscrew Lane,
which help to mitigate views into the site; in accordance with National Forest character,
additional planted landscaping would provide further natural screening. Development will
therefore have little residential amenity impact.

e Although the application site lies within the River Mease Catchment Area and is therefore
subject to Habitat Regulation Assessment (HRA) in relation to Nutrient Neutrality, the
applicant can provide a waste water solution that does not discharge within the River
Mease Catchment Area. The applicant has submitted a Stage 2 Appropriate Assessment
(AA) which concludes that with appropriate mitigation measures such as; tank storage
and waste removal measures, siltation mitigation measures and above ground SUDS,
potential water pollution from runoff will be mitigated to neutral levels. This is supported
by Natural England confirming it doesn’t object to the scheme (see consultee response
dated 23 May 2023, included at Appendix 4).

e In Section 11 of the "Warehousing and Logistics in Leicester and Leicestershire:
Managing Growth and Change” study produced by GL Hearn, Areas of Opportunity are
set out, identifying broad general areas across Leicestershire where new strategic
logistics sites should be located. These Areas of Opportunity are identified where they
meet the following criteria:

Good connections with the strategic highway network;

Good connections with the railway network;

Appropriately located relative to the markets to be served; and

Is accessible to labour and located close to areas of employment need

O O O O

e As per Figure 15 within the Study, which is replicated here, the site is located within Area
of Opportunity 5 - the A42 transport corridor, which demonstrates that the site would be
viewed as a favourable employment location for distribution uses.

" Planning application reference 19/00652/FULM : https://plans.nwleics.gov.uk/public-
access/applicationDetails.do?keyVal=PPDNW5LR0JR00&activeTab=summary
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2.28. The site was assessed as part of the Interim Sustainability Appraisal undertaken by
independent consultants Clearlead? as part of a high level comparative assessment exercise.
This assessment no doubt helped to inform the shortlisted employment allocations referenced
in the draft New Local Plan (as per Section 5 of the proposed allocations consultation
document and draft policy Ec3).

2.29. The site was assessed under employment code reference EMP803 and assessed against the
17 objectives of the SA. We believe some of the scores given to the site should be reviewed,
and provide justification as follows:

e Against SA6: ‘Enhance the vitality and viability of existing town centres and village
centre’, the site is noted to be over 400m to the sustainable boundary and outside the
limits to development of Ashby, and therefore scores negatively. However, with the
consented G-Park development adjacent, the site is actually now adjacent to committed
development.

e Against SA8 ‘Reduce the need to travel and increase numbers of people walking, cycling
or using the bus for their day to day travel needs’, the site scored negatively as is it not
within 800m of public transport and does not have access to local services which could
increase the need to travel by private hire. As set out in the information supporting the
planning application, a condition requiring a Public Transport Strategy could be added to
any planning consent to be derived in advance of occupation of the development. Such a
condition was applied to the G-Park consent, and G-Park will introduce bus services that
can be used by its employees. Those same buses, enhanced as necessary through the
Public Transport Strategy, could also serve the Corkscrew Lane development’s

2

https://www.nwleics.gov.uk/files/documents/interim_sustainability_appraisal_report_of_the_site_optio
ns_march_2023/C0324%20NWLSA%20SiteReport_4_clean%20version.pdf

3
https://www.nwleics.gov.uk/files/documents/employment_site_proformas/AA_EMPLOYMENT%20SITES.
pdf
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2.30.

employees, who would in turn improve the viability of the bus services which are already
proposed. Furthermore, in permitting the adjoining G-Park Site which was part allocated
and part unallocated and located in the countryside, the Council clearly considers that the
site can be made accessible by a range of transport modes (a requirement of existing
policy Ec2(2a) and Policy S3vi). Through the application process, Leicestershire County
Highways have confirmed there is no objection to the development of the site in respect
of highways or accessibility (see Appendix 6).

Against SA9 ‘Reduce air, light and noise pollution to avoid damage to natural systems and
protect human health’, the site was assessed as ‘uncertain’ whether the site at Corkscrew
Lane will contribute to pollution in the area. An Air Quality Assessment has been
submitted in support of the application which suggest the change in concentration
relative to the Air Quality Assessment Level is calculated to be less than 5% and
therefore ‘negligible’. An acoustics assessment was also undertaken and assessed as not
having an unacceptable impact on nearby residential properties or the wider
environment. Lighting to service yards will be designed to minimise light spill beyond plot
boundaries. The Environmental Protection Officer response to the application (see
Appendix 8) confirms the acceptability of the proposed development.

Against SA12 ‘Protect and enhance the District’s biodiversity and protect areas identified
for their nature conservation and geological importance’ the site also scored negatively,
because of being located within the National Forest and catchment of the River Mease
SAC. We have already outlined that the site can discharge outside of the River Mease
SAC and can confirm that Natural England hold no objection in their consultation
response from 16 May 2023 (Appendix 4), subject to conditions being met. Equally, the
National Forest Company are satisfied that the application meets the National Forest
planting requirement through a landscape-led scheme, and that any planting requirement
not met on site can be acceptably delivered on the opposite side of the road to the
development on land within the applicant’s control (response attached at Appendix 9).
Finally, a biodiversity net gain assessment has been undertaken by RammSanderson
which demonstrates that the development can achieve a 13.22% net gain for habitats
and 15.02% for hedgerows, notwithstanding that the application was submitted prior to
the statutory 10% requirement introduced in Feb 2024.

Against SA13 ‘conserve and enhance the quality of the District’s landscape and
townscape character’ the site’, the site scored negatively. This is because it sits outside
the settlement area and not within limits to development, which means the site detracts
from the district’s landscape and townscape character. However, it should be noted that
current landscape quality and character will be eroded by committed development to the
immediate west of the site, the currently under construction G-Park site. Although neither
proposals are currently in situ the consented ‘G-Park Ashby’ development has been
commenced and will introduce large-scale commercial development of 70,000 sgm and
up to 23m in height into views from the surrounding landscape. Such a change to the
existing baseline will clearly lessen the visual impact of the site from both close and
distant views as the Corkscrew scheme will be appreciated in the context of existing
large-scale development rather than a rural, albeit edge of settlement location. The
proposed development also incorporates a strategy based on a generous proportion of
green infrastructure and landscape planting to mitigate the landscape impact.

Against SA14 ‘Ensure Land is used efficiently and effectively’ the site scores negatively
because it is located on greenfield land. However, we would argue that the majority of
distribution and warehousing sites come forward on greenfield land and that the
development plots proposed ensure that the site’s potential is maximised.

Table 3 overleaf also reproduces the site assessment produces for EMP80 to inform the
sustainability appraisal. Again, we provide commentary against those areas highlighted as
areas of concern:
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Topic Assessment Notes Our Response
Green Hedges and trees form some site boundaries  [The development will include significant green
Infrastructure and would need to be maintained and infrastructure, and at this stage is expected to provide new
supplemented as part of any development to  habitats through National Forest tree planting (including on
maintain the character and to assimilate land outside of the redline area of the site, but in the
development into a currently undeveloped and ls\ynership of the applicant) to help screen development.
r“;a' s'teaT:e df"e'_c’pmz_“t would ”:eizg Existing boundary hedgerows and tree belts will also be
sateguard the planting adjacent tothe A42. | npan e to provide further screening. The development
There is sporadic tree planting within the site. -
. ) . . would also be supported by the creation of new on and off
There is potential for additional planting and . . .. ; .
. . site habitat creation including the attenuation ponds and
new open spaces together with retention of her SUDS f
hedgerows and trees to other SU eatures.
enhance the green infrastructure.
Townscape, It is likely development of the The site is large, and its development would It should be noted that current landscape quality and

Landscape and
Visual
Sensitivity

site will have an impact on
sensitive landscape and/or
townscape characteristics, and
it is possible that it cannot be
mitigated to an acceptable
level.

have a significant visual impact on the site and
surroundings. The site is currently undeveloped
and in agricultural use; the development of the
site would erode the openness and the rural
character on the approach into Ashby. The site
is rather detached from the town on the eastern
side of Measham Road.

The site has medium sensitivity to residential
development.

character will be eroded by committed development to the
immediate west of the site, the currently under
construction G-Park site. Although neither proposals are
currently in situ the consented ‘G-Park Ashby’ development
is under construction and will introduce large-scale
commercial development of 70,000 sqm and up to 23m in
height into views from the surrounding landscape. Such a
change to the existing baseline will clearly lessen the visual
impact of the site from both close and distant views as the
Corkscrew scheme will be appreciated in the context of
existing large-scale development rather than a rural, albeit
edge of settlement location. The proposed development
also incorporates a strategy based on a generous
proportion of green infrastructure and landscape planting to
mitigate the landscape impact.
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Historic and
Cultural
Assets

The site is large, and its development would
have a significant visual impact on the site and
surroundings. The site is currently undeveloped
and in agricultural use; the development of the
site would erode the openness and the rural
character on the approach into Ashby. The site
is rather detached from the town on the eastern
side of Measham Road.

The site has medium sensitivity to residential
development.

See above.

Also, the nearest heritage asset to the application site is the
Grade II listed milepost outside no. 96 Leicester Road, New
Packington which is situated 600 metres to the south-west.
The boundary of the Ashby De La Zouch Conservation Area
is situated 1533 metres to the north-west of the application
site.

During the pre-application response, the Council’s
Conservation Officer consequently advised that no harm
would arise to the significance of the setting of any
heritage assets, and no heritage harm has been identified
during the current application process.

Land and Water
Contamination

The site is unlikely to be affected
by land contamination or landfill.
The site is unlikely to

cause groundwater pollution.

No known contamination.

Phase I and II Environmental Assessments have been
undertaken in support of the application, as well as
Contamination Assessment. Ivy House Environmental have
also subsequently carried out a Contamination Assessment.

The salient points from the contamination and geotechnical
testing, gas and groundwater monitoring and infiltration
testing sugges that no visual or olfactory evidence of
hydrocarbon contamination was observed during the site
inspection or site investigation and that no remediation is
required in terms of contaminated soils across the site to
protect the end user (staff).

Further information is provided in the above referenced
reports.

Environmental
Quality

Potential noise issues from A42 on part of the
site towards the east and south.

An Air Quality Assessment has been submitted in support of
the application which suggest the change in concentration
relative to the Air Quality Assessment Level is calculated to
be less than 5% and therefore ‘negligible’.

/An acoustics assessment was also undertaken and assessed
as not having an unacceptable impact on nearby residential
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properties or the wider environment.

Lighting to service yards will be designed to minimise light
spill beyond plot boundaries.

Environmental Protection Officers have confirm the
development proposed by the planning application is
acceptable.

Ecology

The area is very sensitive; The Packington Nook
area includes hedges along Packington Nook
Lane which are candidate Local Wildlife Sites;
there are several candidate Local Wildlife Site
veteran trees along watercourses. There are
badger setts on the site and known Bat roosts
in buildings in Packington Nook therefore a
survey of farm buildings for bats would be
needed. Also, water vole from the Gilwiskaw
Brook and crayfish and otter are possible along
the watercourse. The Gilwiskaw Brook flows
into the River Mease SAC to the south. There
are many opportunities for enhancement. Land
to south-west is largely arable and poor.
Overall, the site is considered

acceptable with mitigation.

A Preliminary Ecological Appraisal Report (PEAR) has been
prepared by RammSanderson in March 2022.

In terms of habitats on site these are generally of limited
botanical interest and poor species diversity.

A Shadow Stage 2 Habitat Regulations Assessment has
been prepared by Ramm Sanderson. This concludes that
subject to the embedded mitigation measure proposed
within the design of the proposed scheme that it would not
have any likely significant effect (LSE) on the integrity of
the River Mease Special Area of Conservation, either alone
or in combination with other development.

The ecology consultee response (provided by Red Kite)
does not raise any objections, just conditions, to be applied
to the site.

Natural England also confirmed it doesn't object to the
scheme, as per the consultee response dated 23 May
2023).

The development can also deliver a significant net gain to
biodiversity.
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Highway Safety

The site does not have a current satisfactory
vehicular access. An access would be needed
onto Measham Road and would have an
impact on the movement of traffic. Capacity of
the local road network and junctions would
need to be demonstrated.

To enable vehicular access to the site, a new ghost island
T-junction is proposed, along with the necessary road
widening. The access would be south of the consented G-
Park ghost island T-junction, on the opposite side of
Corkscrew Lane

The A511/Corkscrew Lane junction would be upgraded to
signal control. A design of the works has been prepared
and revised following an independent Stage 1 Road Safety
Audit. A capacity analysis of the proposed junction shows
that it would have adequate capacity.

Furthermore, it is significant to note that without any traffic
from the proposed development or the signalisation
improvements proposed at the A511 / Corkscrew Lane
junction, committed developments alone mean that this
junction is currently forecast to be over twice its
operational capacity, with potential delays of up to 29
minutes in the AM peak hour. The improvements provided
by this application will deliver significant benefits to what is
already forecast to be a very constrained junction, ensuring
a good level of practical reserve capacity for both the AM
and the PM peak periods.

As per the Highways Response received on 5th March
2024, the Local Highway Authority Advice agreed with this
proposed mitigation, concluding that the impacts of the
development on highway safety would not be
unacceptable, and when considered cumulatively with other
developments, the impacts on the road network would not
be severe.
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2.31.

2.32.

It is clear from the above that the site offers great locational advantages as both a strategic
and non-strategic employment site and that any impacts can be mitigated and are acceptable
to statutory consultees. Indeed, in relation to highways, the proposed mitigation will provide
a significant enhancement to what is otherwise forecast to be a very constrained junction. For
the reasons outlined above, we strongly urge the council to consider the site as a proposed
employment allocation as part of the Regulation 19 draft local plan.

We consider that draft policy Ec3’s eventual allocations should also be underpinned by an
evidence base reflective of true demand in North West Leicestershire, taking into account
demand particularly since 2020, and the opportunities presented by the District’s proximity to
the UK’s only inland freeport around East Midlands Airport. Sufficient allocations need to be
made which ensure the local plan has flexibility and resiliency to deliver sufficient
employment land for the whole plan period.

Draft Policy Ec4 Employment Uses on Unidentified Sites (Strategic Policy)

2.33.

2.34.

2.35.

2.36.

2.37.

As a whole we greatly welcome draft policy Ec4 which provides a route for employment
development proposals to be brought forward outside of Existing Employment Areas and
Limits to Development. We note this represents an update to current adopted local plan
policy Ec2 and welcome its continuation within NWL planning policy (subject to our comments
below), providing flexibility for the changing needs and demands of the commercial market as
well as spatial flexibility where the impacts are otherwise demonstrated to be acceptable.

With regards to clause 3, we are supportive of the principle of the policy, which provides a
means for employment proposals on land outside of the Limits to Development to come
forward, provided a range of criteria are met. However we would suggest sub-clause (a)(ii),
which places a requirement for a named end-user(s) to be secured through a section 106
legal agreement, should be removed. A proposed development may enjoy numerous
expresses of interest for occupation, which would be more strongly indicative of demand than
a single end-user. Developers commonly competitively tender their schemes, so it is felt that
criteria 3(a)(ii) should be removed. If it remains, this criterion could inhibit any proposals
coming forward on unidentified land, which in turn would artificially constrain the commercial
market. This is especially the case for North West Leicester where B2 and B8 demand is so
great that speculative development is the norm to ensure an adequate supply.

The NPPF is clear (para 86d) that policies must be flexible enough to enable a rapid response
to changes in economic circumstances. Occupiers’ requirements are typically known less than
24 months ahead of occupation being required, whereas the process of due diligence, pre-
application, submission, determination and build out for a non-allocated site typically takes 48
months or more. Speculative development of strategic sites, where there is demonstrable
need, is imperative to ensuring adequate supply of buildings. These permissions (and the
policy that enables them) must be flexible enough to be able to provide occupiers with the
comfort to invest in NWL, which requires allocations and/or extant permissions with
appropriate parameters to accommodate the needs of the market.

Subsequently, we also consider criterion 3(a)(i), which requires the applicant to demonstrate
that there is an immediate requirement for the employment land type, would likely provide
the same restriction and instead should be amended to only require the demonstration of a
future requirement.

Under policy 3(c) the first two sub policies should be worded as ‘or’ instead of ‘and’. For B2 /
B8 use classes associated with logistics and warehousing, for example, it is rare that sites
offering good access to the strategic highway network (ii) can also be made accessible by
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2.38.

2.39.

sustainable transport models i.e. bus, tram, train, as by their very nature they tend to be
focused off motorway junctions and away from urban centres. It is therefore possible that
criteria (i) and (iii) OR criteria (ii) and (iii) can be met, but rarely (i) and (ii) and (iii) in
combination.

As such, we recommend that the following amendments are made to the proposed policy
wording to ensure it can be found sound against the NPPF (additions in green, and removals
in red):

Draft Policy Ec4 — Employment Uses on Unidentified Sites

[-]

(3) Exceptionally, to provide the degree of flexibility required by the NPPF, proposals for
employment development on unidentified land outside of the Limits to Development will be
supported where the following criteria are met:

(a) It is demonstrated to the satisfaction of the Council that there is;

(i) an-+mmediate requirement for the employment land of the type proposed
in North West Leicestershire; and

[
(c) The development is in an appropriate location and,

(1) Is accessible or will be made accessible by a choice of means of transport,
including sustainable transport modes, as a consequence of planning
permission being granted for the development; and-or

(i) Has good access to the strategic highway network (M1, M42/A42 and
A50) and an acceptable impact on the capacity of that network, including any
junctions; and

(iii) Will not be detrimental to the wider environment or the amenities of any
nearby residential properties as a result of loss of privacy, excessive
overshadowing or an overbearing impact, activity levels, noise, vibration,
pollution or odours.

In summary, whilst we are supportive of the inclusion of Policy Ec4 as a whole, we would
encourage the individual criteria to be reviewed to ensure it meets the requirements to NPPF
policy 86(d), which states that planning policies should be flexible enough to accommodate
needs not anticipated in the plan, allow for new and flexible working practices, and to enable
a rapid response to changes in economic circumstances. At present, policy Ec4 3(a)(ii) is
unduly restrictive and risks constraining employment land supply in the district, and Ec4 3(c)
does not reflect the reality of most sites within the Areas of Opportunity identified within the
emerging Local Plan.

Draft Policy Ec6 Start Up Workspace

2.40.

Whilst we encourage development that could support small-scale industrial units, we do not
think a policy which requires an element of start-up space in all employment development
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coming forward is necessarily feasible or implementable. We would suggest that the wording
is amended to incentivise employment land to include start-up space, but not necessarily
require an element of it, in the interests of meeting overall employment land needs.

Draft Policy Ec7 Local Employment Opportunities

2.41. We consider that 50+ jobs generated is a suitable threshold for the requirement if an
Employment and Skills plan, so as not to unduly burden or discourage small business.

Policy IF5: Transport Infrastructure and New Development

2.42. Part 2 of this draft policy states that new development needs to “mitigate any negative
transport impacts”. This is inconsistent with the NPPF which states that any significant
impacts from development on the transport network or on highway safety should be “cost
effectively mitigated to an acceptable degree”. We would therefore encourage officers to
revisit this wording in order to comply with NPPF para 114.

Draft Policy En1 — Nature Conservation/Biodiversity Net Gain (Strategic Policy)

2.43. Policy EN1 is in alignment with national policy on biodiversity net gain and is therefore
supported.

Draft Policy En3 — National Forest (Strategic Policy)

2.44. We support draft policy En3 and the proposals at Corkscrew Lane have been designed with
the National Forest designation in mind.
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3. Response to the Proposed Housing and Employment Allocations
Document

3.1. Please see our response to draft policy Ec3, which responds to the employment allocations
document therein.
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4.

4.1.

4.2.

4.3.

Response to the Proposed Limits to Development Consultation
Document

The methodology in the consultation document states that sites at the edge of a settlement
with extant planning permission for residential or employment development should be
included. By that rationale, the consented G-Park site should be brought within the limits to
development of Ashby de la Zouch.

Our client’s land east of Corkscrew Lane lies adjacent to this committed development, and
represents a logical and naturally contained location for development. The triangular parcel is
bound by the railway line to the south, the A511 to the east and Corkscrew Lane (with the
approved G-Park scheme beyond) to the west. In accordance with the methodology, these
are logical, defined, visible features, suitable for use in defining limits to development.

Should our client’s site be allocated for development, it should therefore be brought within
the limits to development of Ashby de la Zouch, along with the adjacent site to the west.
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5. Summary

5.1.

These representations have been submitted in support of Land off Corkscrew Lane being
considered as an Employment Allocation within NWL's New Local Plan. The site represents a
developable, deliverable and desirable location capable of delivering strategic and non-

strategic employment development which can contribute to the District's need in a highly
desirable location off the A42.
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Appendix 1 - Site location plan
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Appendix 3 - Indicative masterplans



5.0 Outline Development Proposals

5.3 Illustrative Masterplan 01

Summary Area Schedules

\X/arehouse Area 54,023ft2 (5,102m2)
Office Area (Incl. GF core)  |2,.890ft2 (268m2)

Unit 100 GIA 57,813ft2 (5,371m2)
\¥/arehouse Area 242 712ft2 (22,548m2)
Office Area (Incl. GF core)  |12,774ft2 (1,187m2)
Transport Office 2 500ft2 (232m2)
Gatehouse 300ft2 (28m2)

Unit 200 GIA 258,286ft2 (23,995m2)
\¥/arehouse Area 09,731ft2 (9,265m2)
Office Area (Incl. GF core)  |5,249ft2 (488m2)

Unit 300 GIA 104,980ft2 (9,753m2)
Total GIA 421,079ft2 (39,29m2)

Illustrative Masterplan 01
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5.0 Outline Development Proposals

5.4 Alternative Illustrative Masterplan Option 02

Two alternative Illustrative masterplans have been prepared as part of the
outline planning application indicating further layout options, comprising
of a single unit and multi-unit scheme. demonstrating three of many
possible layouts with units of varying size and scale, providing a range of
units to suit market demands.

Whilst the alternative schemes vary, the key design principles developed

In response to the unique physical site constraints are consistent
throughout all options.

Summary Area Schedules

Schedule of Accommodation

Site Area 28.39 Acres (11.49ha)
Site Density GIA 36.84%

Proposed Area Table

Unit 100

\Warehouse Area 430,163ft2 (39,.963M2)
Office Area (Incl. GF core) |22,640ft2 (2,103m2)
Transport Office 2.500ft2 (232m2)
Gatehouse 300ft2 (28m2)

Unit 100 GIA 455,603ft2 (42,327m2)
Total GIA 455,603ft2 (42,327m2)

Alternative Illustrative Masterplan Option 02
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5.0 Outline Development Proposals

5.5 Alternative Illustrative Masterplan Option 03

Summary Area Schedules

Proposed Area Table

Unit 100 Unit 330

\Warehouse Area 54.923ft2 (5,102m2) Warehouse Area 7.754ft2 (720m2)
Office Area (Incl. GF core) 2,890ft2 (268m2) Office Area (Incl. GF core) 2,491ft2 (231m2)
Unit 100 GIA 57,813ft2 (5,372am2) Unit 330 GIA 10,245ft2 (952m2)
Unit 210 Unit 400

\Warehouse Area 9.233ft2 (858m2) \¥/arehouse Area 34,146ft2 (3,172m2)
Office Area (Incl. GF core) 2,173ft2 (202m2) Office Area (Incl. GF core) 4,322ft2 (402m2)
Unit 210 GIA 11,406ft2 (1,060m2) | Unit 400 GIA 38,468ft2 (3,574m2)
Unit 220 Unit 500

Warehouse Area 6,828ft2 (634m2) \Warehouse Area 45,001ft2 (4,189m2)

Office Area (Incl. GF core)

1,018ft2 (178m?2)

Office Area (Incl. GF core)

3,656ft2 (340m2)

Unit 220 GIA 8,746ft2 (813m2) Unit 500 GIA 48,747ft2 (4,520m2)
Unit 230 Unit 600
\Warehouse Area 9.523ft2 (885m2) \Warehouse Area 100,071ft2 (9,297m2)

Office Area (Incl. GF core)

2,491ft2 (231m2)

Office Area (Incl. GF core)

5,266ft2 (489m2)

Unit 230 GIA

12,014ft2 (1,116m2)

Unit 600 GIA

105,337ft2 (9,786m2)

Unit 310

Unit 700

\Warehouse Area

7,515ft2 (698m2)

\Warehouse Area

60,289ft2 (5,601m2)

Office Area (Incl. GF core)

1,854ft2 (172m2)

Office Area (Incl. GF core)

3.173ft2 (205m2)

Unit 310 GIA 9,369ft2 (870m2) Unit 700 GIA 63,462ft2 (5,896m2)
Unit 320 Unit 800

\Warehouse Area 5,540ft2 (515m2) \Warehouse Area 18,688ft2 (1,736m2)
Office Area (Incl. GF core) 1,018ft2 (178m2) Office Area (Incl. GF core) 3,689ft2 (343m2)
Unit 320 GIA 7.458ft2 (693m2) Unit 800 GIA 22,377ft2 (2,079m2)
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Appendix 4 - Natural England response to planning application ref
23/00427/0UTM



Date: 16 May 2023

Ouir ref:
Your ref:

Customer Services
Hornbeam House
Crewe Business Park
BY EMAIL ONLY Electra Way

Crewe

Cheshire

Cw16GJ

North West Leicestershire District Council

T 0300 060 3900

Planning consultation: Erection of 5 dwellings (outline - access and layout for approval)
Location: 100 Donisthorpe Lane Moira Swadlincote Derby DE12 6BB

Thank you for your consultation on the above dated 17 April 2023 which was received by Natural
England on 17 April 2023

Natural England is a non-departmental public body. Our statutory purpose is to ensure that the
natural environment is conserved, enhanced, and managed for the benefit of present and future
generations, thereby contributing to sustainable development.

SUMMARY OF NATURAL ENGLAND’S ADVICE
NO OBJECTION - SUBJECT TO APPROPRIATE MITIGATION BEING SECURED
We consider that without appropriate mitigation the application would:

¢ have an adverse effect on the integrity of the River Mease Special Area of Conservation
e damage or destroy the interest features for which the River Mease Site of Special
Scientific Interest has been notified.

The LPA, as competent Authority, should undertake a HRA for this development and in doing so
ensure that there will be no harmful discharges of foul or surface water from the application site
into the River Mease or its tributaries.

Natural England advise that the development will have no adverse effect on the integrity of the
River Mease SAC as long as the following are secured:

- Confirmation of the Waste water Treatment Works proposed to accept foul discharges
from the development

- Construction Environment Management Plan

- SuDS implementation as detailed within the application

Any mitigation measures identified within the HRA as necessary to achieve this should be
secured via an appropriate planning condition or obligation and must be in place prior to
occupation/function of the development.

River Mease Special Area of Conservation:
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The proposed development lies within the catchment of the River Mease SAC", which is currently in
unfavourable condition and is failing it's conservation objectives. This is as a result of numerous
factors, including high levels of phosphorous in the water. Any addition of phosphorous from foul
water (including via mains Sewage Treatment Works) or pollutants from poorly treated surface
water will contribute to the site’s unfavourable condition and the failing of its conservation objectives.

For more information regarding the site’s designated features, condition assessment and
conservation objectives visit Natural England’s Designated Sites View.

Habitats Regulations Assessment (HRA)

In advising your authority on the requirements relating to Habitats Regulations Assessment, it is
Natural England’s advice that the proposal is not necessary for the management of the European
site. Your authority should therefore determine whether the proposal is likely to have a significant
effect on any European site, proceeding to the Appropriate Assessment stage where significant
effects cannot be ruled out.

It is noted that the applicant has completed a shadow HRA (River Mease Impact Assessment) and
included this with their application. We have assessed the sHRA and provided our comments below.

Foul Water Drainage

The proposed development will create additional overnight stays within the catchment of the river
mease. Usually, this would trigger the need for calculation of a nutrient budget for the development,
as per the guidance sent to your authority on 16" March 2022. However, the HRA and application
documents indicate that foul water from the proposal will be pumped outside the catchment for
treatment and discharge. Where this is the case, impacts from foul water discharge could be ruled
out, as there would be no impact pathway. However, we note the exact treatment works and
discharge location are not specified within the sHRA; we would recommend that your authority
clarify these details to ensure you have certainty of the discharge outside of the catchment.

Surface Water Drainage

The Screening stage of sHRA (Stage 1) notes the possibility of impacts from changes to the surface
water drainage at the site. Specifically it identified possible impacts from Siltation during
construction, water pollution and hydrological changes to the flow in the river. As such, the applicant
has proceeded to the appropriate assessment stage to further investigate these impacts and
consider mitigation measures.

The appropriate assessment section 2.4 sets out the design of SuDS, including a treatment train
consisting of interceptor tanks, a dry pond, a swale, another dry pond and wet pond. Natural
England consider the SuDS to be appropriate in preventing an adverse effect on the River Mease
SAC.

The appropriate assessment section 2.5 sets out the proposal to implement a CEMP to control silt
during construction. NE consider where this a CEMP is implemented, containing the use of the
noted silt control measures, an adverse impact on the site from siltation during construction can be
ruled out.

The appropriate assessment section 2.6 notes that the SuDS design has incorporated attenuation
features to prevent an alteration in the flow rate from the site to the River Mease SAC; as such,
Natural England concur that an adverse effect from changes to river flows can be ruled out.

To conclude, Natural England advise that where a CEMP is implemented and the SuDS on site are
implemented as set out within the application documents an adverse effect on the integrity of the

1 https://magic.defra.gov.uk/magicmap.aspx
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River Mease SAC may be ruled out. We would therefore recommend these measures are secured
by way of a suitably worded planning condition.

Other Advice

Further general advice on the consideration of protected species and other natural environment
issues is provided at Annex A. The LPA should also be aware of the recent rulings, and implications
of, the People Over Wind and the Dutch Nitrogen Cases. Details of these are attached below in
Annex B.

Please note that if your authority is minded to grant planning permission contrary to the advice in
this letter, you are required under Section 28I (6) of the Wildlife and Countryside Act 1981 (as
amended) to notify Natural England of the permission, the terms on which it is proposed to grant it
and how, if at all, your authority has taken account of Natural England’s advice. You must also allow
a further period of 21 days before the operation can commence.

Should the developer wish to discuss the detail of measures to mitigate the effects described above
with Natural England, we recommend that they seek advice through our Discretionary Advice
Service.

If you have any queries relating to the advice in this letter please contact me on_

Should the proposal change, please consult us again.

Yours sincerely
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Annex A — Additional Advice
Natural England offers the following additional advice:

Landscape

Paragraph 174 of the National Planning Policy Framework (NPPF) highlights the need to protect and
enhance valued landscapes through the planning system. This application may present opportunities to
protect and enhance locally valued landscapes, including any local landscape designations. You may
want to consider whether any local landscape features or characteristics (such as ponds, woodland, or
dry-stone walls) could be incorporated into the development to respond to and enhance local landscape
character and distinctiveness, in line with any local landscape character assessments. Where the
impacts of development are likely to be significant, a Landscape & Visual Impact Assessment should be
provided with the proposal to inform decision making. We refer you to the Landscape Institute
Guidelines for Landscape and Visual Impact Assessment for further guidance.

Best and most versatile agricultural land and soils

Local planning authorities are responsible for ensuring that they have sufficient detailed agricultural land
classification (ALC) information to apply NPPF policies (Paragraphs 174 and 175). This is the case
regardless of whether the proposed development is sufficiently large to consult Natural England. Further
information is contained in GOV.UK guidance Agricultural Land Classification information is available on
the Magic website on the Data.Gov.uk website. If you consider the proposal has significant implications
for further loss of ‘best and most versatile’ agricultural land, we would be pleased to discuss the matter
further.

Guidance on soil protection is available in the Defra Construction Code of Practice for the Sustainable
Use of Soils on Construction Sites, and we recommend its use in the design and construction of
development, including any planning conditions. Should the development proceed, we advise that the
developer uses an appropriately experienced soil specialist to advise on, and supervise soil handling,
including identifying when soils are dry enough to be handled and how to make the best use of soils on
site.

Protected Species

Natural England has produced standing advice? to help planning authorities understand the impact of
particular developments on protected species. We advise you to refer to this advice. Natural England will
only provide bespoke advice on protected species where they form part of a Site of Special Scientific
Interest or in exceptional circumstances.

Local sites and priority habitats and species

You should consider the impacts of the proposed development on any local wildlife or geodiversity sites,
in line with paragraphs 175 and179 of the NPPF and any relevant development plan policy. There may
also be opportunities to enhance local sites and improve their connectivity. Natural England does not
hold locally specific information on local sites and recommends further information is obtained from
appropriate bodies such as the local records centre, wildlife trust, geoconservation groups or recording
societies.

Priority habitats and Species are of particular importance for nature conservation and included in the
England Biodiversity List published under section 41 of the Natural Environment and Rural Communities
Act 2006. Most priority habitats will be mapped either as Sites of Special Scientific Interest, on the
Magic website or as Local Wildlife Sites. List of priority habitats and species can be found here?®.
Natural England does not routinely hold species data, such data should be collected when impacts on
priority habitats or species are considered likely. Consideration should also be given to the potential
environmental value of brownfield sites, often found in urban areas and former industrial land, further
information including links to the open mosaic habitats inventory can be found here.

2 https://www.gov.uk/protected-species-and-sites-how-to-review-planning-proposals
3http://webarchive.nationalarchives.qov.uk/20140711133551/http:/www.naturalengland.org.uk/ourwork/conservation/biodiver
sity/protectandmanage/habsandspeciesimportance.aspx
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Ancient woodland, ancient and veteran trees

You should consider any impacts on ancient woodland and ancient and veteran trees in line with
paragraph 180 of the NPPF. Natural England maintains the Ancient Woodland Inventory which can help
identify ancient woodland. Natural England and the Forestry Commission have produced standing
advice for planning authorities in relation to ancient woodland and ancient and veteran trees. It should
be taken into account by planning authorities when determining relevant planning applications. Natural
England will only provide bespoke advice on ancient woodland, ancient and veteran trees where they
form part of a Site of Special Scientific Interest or in exceptional circumstances.

Environmental gains

Development should provide net gains for biodiversity in line with the NPPF paragraphs 174(d), 179 and
180. Development also provides opportunities to secure wider environmental gains, as outlined in the
NPPF (paragraphs 8, 73, 104, 120,174, 175 and 180). We advise you to follow the mitigation hierarchy
as set out in paragraph 180 of the NPPF and firstly consider what existing environmental features on
and around the site can be retained or enhanced or what new features could be incorporated into the
development proposal. Where onsite measures are not possible, you should consider off site measures.
Opportunities for enhancement might include:

Providing a new footpath through the new development to link into existing rights of way.

Restoring a neglected hedgerow.

Creating a new pond as an attractive feature on the site.

Planting trees characteristic to the local area to make a positive contribution to the local landscape.
Using native plants in landscaping schemes for better nectar and seed sources for bees and birds.
Incorporating swift boxes or bat boxes into the design of new buildings.

Designing lighting to encourage wildlife.

Adding a green roof to new buildings.

Natural England’s Biodiversity Metric 3.0 may be used to calculate biodiversity losses and gains for
terrestrial and intertidal habitats and can be used to inform any development project. For small
development sites the Small Sites Metric may be used. This is a simplified version of Biodiversity
Metric 3.0 and is designed for use where certain criteria are met. It is available as a beta test version.

You could also consider how the proposed development can contribute to the wider environment and
help implement elements of any Landscape, Green Infrastructure or Biodiversity Strategy in place in
your area. For example:

e Links to existing greenspace and/or opportunities to enhance and improve access.

¢ Identifying opportunities for new greenspace and managing existing (and new) public spaces to be
more wildlife friendly (e.g. by sowing wild flower strips)

e Planting additional street trees.

e ldentifying any improvements to the existing public right of way network or using the opportunity of
new development to extend the network to create missing links.

o Restoring neglected environmental features (e.g. coppicing a prominent hedge that is in poor
condition or clearing away an eyesore).

Natural England’s Environmental Benefits from Nature tool may be used to identify opportunities to
enhance wider benefits from nature and to avoid and minimise any negative impacts. It is designed to
work alongside Biodiversity Metric 3.0 and is available as a beta test version.

Access and Recreation

Natural England encourages any proposal to incorporate measures to help improve people’s access to
the natural environment. Measures such as reinstating existing footpaths together with the creation of
new footpaths and bridleways should be considered. Links to other green networks and, where
appropriate, urban fringe areas should also be explored to help promote the creation of wider green
infrastructure. Relevant aspects of local authority green infrastructure strategies should be delivered
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where appropriate.

Rights of Way, Access land, Coastal access and National Trails

Paragraphs 100 and 174 of the NPPF highlight the important of public rights of way and access.
Development should consider potential impacts on access land, common land, rights of way and coastal
access routes in the vicinity of the development. Consideration should also be given to the potential
impacts on the any nearby National Trails. The National Trails website www.nationaltrail.co.uk provides
information including contact details for the National Trail Officer. Appropriate mitigation measures
should be incorporated for any adverse impacts.

Biodiversity duty

Your authority has a duty to have regard to conserving biodiversity as part of your decision making.
Conserving biodiversity can also include restoration or enhancement to a population or habitat. Further
information is available_here.
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Annex B - Recent Rulings

Competent authorities undertaking HRAs should be aware of a recent ruling made by the Court of
Justice of the European Union (the CJEU) on the interpretation of the Habitats Directive in the case
of People Over Wind and Sweetman vs Coillte Teoranta (ref: C-323/17). The case relates to the
treatment of mitigation measures at the screening stage of a HRA when deciding whether an
appropriate assessment of a plan/project is required. The Court’s Ruling goes against established
practice in the UK that mitigation measures can, to a certain degree, be taken into account at the
screening stage.

As a result, Natural England advises that any “embedded” mitigation relating to protected sites
under the Habitat Regulations 2017 Regulation 63 (1) should no longer be considered at the
screening stage, but taken forward and considered at the appropriate assessment stage to inform a
decision as whether no adverse effect on site integrity can be ascertained. In light of the recent case
law, any reliance on measures intended to avoid or reduce harmful effects at the likely significant
stage is vulnerable to legal challenge. You may also want to seek your own legal advice on any
implications of this recent ruling for your decisions

Your authority should also be aware of a recent Ruling made by the Court of Justice of the
European Union (the CJEU) on the interpretation of the Habitats Directive in the case of Coo6peratie
Mobilisation (AKA the Dutch Case) (Joined Cases C-293/17 and C-294/17 ).

The Codperatie Mobilisation case relates to strategic approaches to dealing with nitrogen. It
considers the approach to take when new plans/projects may adversely affect the ecological
situation where a European site is already in ‘unfavourable’ conservation status, and it considers the
acceptability of mitigating measures whose benefits are not certain at the time of that assessment.

Competent authorities undertaking HRA should be mindful of these cases and should seek their
own legal advice on the implications of these recent rulings for their decisions.
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Appendix 5 - Red Kite Ecology response to planning application ref
23/00427/0UTM



Site Name Land At Corkscrew Lane, Ashby Advice Request | Ecology
De LaZouch, Leicestershire.

Planning Ref 23/00427/0UTM Response

Deadline
Planning Officer _ Completed By _
Date of Request 17" April 2023 Date of Issue Far—

Stance: Approve subject to reserved matters

I am writing in respect of ecology for the above application advice request regarding the development of
up to 46,451 sq m GIA of B2 (industrial) and/or B8 (storage or distribution) units with ancillary E(g)(iii)
(offices) and service buildings, along with associated parking, highway infrastructure, landscaping and
potential foul drainage connection to Farm Town (outline, all matters reserved except for the principal
means of vehicular access to the site).

I have reviewed the information provided directly by the Council and the application using the Council’s
online planning portal. I have not completed a site visit but have reviewed relevant maps and aerial
photography.

Inrelation to the application I have reviewed the following information.

1. Design and Access Statement prepared by UMC Architects dated 27" March 2023.

2. Illustrative Masterplan prepared by UMC Architects drawing no. 19345 Foo11 Rev C dated 8" February
2023.

3. Preliminary Ecological Appraisal (PEA) completed by RammSanderson dated March 2023.

4. River Mease SAC Impact Assessment (stages 1 and 2) dated March 2023.

5. Biodiversity Net Gain Metric v4.0.

relation to application 22/00796/PAAM.
Inrelationto the above, I would make the following comments and observations.
1. Protected species and habitats.

The PEA completed by RammSanderson is acceptable and proportionate given the prevailing habitats and
proposed development. Whilst the established existing habitat is largely arable, there are a number of
itemsthat need to be addressed at the reserved matters and prior to the construction of the site as follows.

RED KITE NETWORK LIMITED

The Old Church, Park Avenue, Madeley, Telford, TF7 5AB

t 01952 582111 e info@redkitenetwork.co.uk w www.redkitenetwork.co.uk
Registered in England & Wales No: 8169295



A) The development proposals have the potential to impact on the River Mease SAC/SSSI and the applicant
has provided a Stage 1 Screening and a Stage 2 Appropriate Assessment in relation to the Habitats
Regulations. Recommendations have been in relation to proposed mitigation in the form of a detailed
Construction Environmental Management Plan (CEMP). The reserved matters application will need to
include a pre commencement condition to prepare and implement an agreed CEMP.

B) The potential for the presence of great crested newts has been identified within ponds to the west of
development boundary and also within suitable terrestrial habitat within the margins of the development
boundary. Evidence of an existing amphibian barrier on private land to the west has been confirmed,
presumably associated with other developments in the vicinity. Whilst the ponds (outside of the
development) and on site suitable terrestrial habitat are at present not going to be removed, there is a
potential risk that GCN may enter the construction area if no suitable mitigation is made. This risk could
potentially increase if the barrier on private land is removed prior to the development. Therefore a
mitigation strategy in the form of a Reasonable Avoidance Measures Method Statement (RAMMS) should
be agreed and adopted prior to the construction. The RAMMS should reconsider the risk associated with
movement of GCN and existing artificial barriers and if necessary, propose a new amphibian barrier within
the development to prevent movement of GCN onto the construction site. This should form a pre
commencement planning condition.

2. Biodiversity Net Gain

The applicant has supplied a BNG Metric v4.0, which demonstrates a +13.229% habitat and +15.02%
hedgerow net gain. This acceptable and demonstrates that BNG can be potentially achieved in relation the
development. The metric is based on the illustrative landscape/masterplan and is contingent on an area
of off-site post intervention habitat creation on land to the north Ashby Road, which is understood to be
under the control of the applicant (described in section 6.1 of the Design and Access Statement). At the
reserved matters stage, the BNG Metric will need to be updated to reflect the resolved landscape scheme
and proposals for off site enhancement. The current metric does not appear, at the stage, to take into
consideration ditches and linear water features, which I would expect to be included within the
watercourse units of the metric. At the reserved matters this needs to be considered or some justification
given for omitting. A pre commencement planning condition should be made for an update BNG.

The mechanisms for achieving BNG on and off site also need to be considered at reserved matters. This
should include arrangements for establishing, maintaining and managing on and off habitats for a 30-year
period. This should take the form of Landscape and Ecological Management Plan (LEMP) together with any
legal arrangements such as a conservation covenant for off site creation/enhancements, This should fora
pre commencement planning condition.

RED KITE NETWORK LIMITED

The Old Church, Park Avenue, Madeley, Telford, TF7 5AB

t 01952 582111 e info@redkitenetwork.co.uk w www.redkitenetwork.co.uk
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3. Biodiversity Mitigation and Enhancements

In combinationwith the above, on-site enhancements for biodiversity should also be included. This should
be based on the recommendations within section 5.0 of the Preliminary Ecological Appraisal prepared by
RammsSanderson. Again this could form planning conditions and should be related to:

A) Ensuring suitable lighting strategies to save guard potential bat foraging/commuting routes.
B) Preconstruction inspections for badgers.

C) Creation of invertebrate, small mammal and GCN/reptile hibernacula.

D) Avoidance of disturbance to breeding birds.

E) Creation of hedgehog “highways” and access points between fencing.

F) Incorporation of bird and bat boxes on buildings.

Yours sincerely,

RED KITE NETWORK LIMITED

The Old Church, Park Avenue, Madeley, Telford, TF7 5AB

t 01952 582111 e info@redkitenetwork.co.uk w www.redkitenetwork.co.uk
Registered in England & Wales No: 8169295



Appendix 6 - Leicestershire Highways response to planning application ref
23/00427/0UTM



Substantive response of the Local Highway
Authority to a planning consultation received
under The Development Management Order.

Response provided under the delegated authority of the Director of Environment & Transport.

APPLICATION DETAILS:

Planning Application Number:-

Highway Reference Number:

Application Address: Land At Corkscrew Lane Ashby De La Zouch Leicestershire
Application Type: Outline (with access)

Description of Application:

Re-consultation. Development of up to 46,451 sq m GIA of B2 (industrial) and/or B8 (storage or
distribution) units with ancillary E(g)(iii) (offices) and service buildings, along with associated
parking, highway infrastructure, landscaping and potential foul drainage connection to Farm Town
(outline, all matters reserved except for the principal means of vehicular access to the site)

GENERAL DETAILS

Planning Case Officer:_
Applicant: [ /0 Mather Jamie

County Councillor: _

Parish: Coleorton
Road Classification: Class A

Substantive Response provided in accordance with article 22(5) of The Town and Country
Planning (Development Management Procedure) (England) Order 2015:

The Local Highway Authority Advice is that, in its view, the impacts of the development on highway
safety would not be unacceptable, and when considered cumulatively with other developments, the
impacts on the road network would not be severe. Based on the information provided, the
development therefore does not conflict with paragraph 115 of the National Planning Policy
Framework (December 2023), subject to the conditions and/or planning obligations outlined in this
report.

Advice to Local Planning Authority

Background

The Local Highway Authority (LHA) has been re-consulted on an application for the:

'‘Development of up to 46,451 sq m GIA of B2 (industrial) and/or B8 (storage or distribution) units
with ancillary E(g)(iii) (offices) and service buildings, along with associated parking, highway
infrastructure, landscaping and potential foul drainage connection to Farm Town'

The development site is located at Land at Corkscrew Lane, Ashby De La Zouch, Leicestershire
The LHA has on two occasions responded to this application within responses dated 27th
June 2023 and 7t December 2023.



As part of this re-consultation, the LHA has produced these third highway observations having
reviewed the following submitted document:

e Technical Note (TN) H titled ‘Reply to LCC Consultation Response of 7 December 2023’
dated 24" January 2024 produced by ADC Infrastructure.

Site Access

As detailed within the LHAs most recent response dated 7t December 2023, the Applicant was
requested to supply further/revised information as per the points headlined below:

Shared footway/cycleway

The LHA requested the Applicant to reconsider the previously proposed shared footway/cycleway
to the south along the junction radii due to its usefulness considering the isolated nature of the
development site and surrounding limited cycle network. As per the revised submitted TN and from
drawing numbers ADC2883-Dr-007 Rev P2 and ADC2883-DR-008 Rev P3, the Applicant has
removed this from the proposals.

Central refuge

The LHA previously requested the Applicant to supply dimensions of the shared central refuge
which is to connect to a short section of proposed footway on the other side of Corkscrew Lane,
which will enable a pedestrian connection to the consented G-Park site.

The central island is in accordance with Leicestershire County Council (LCC) standards. Cyclists
will have dismounted before using the central island so the width of 2.5m is acceptable (LTN1/20
Table 5-1 states that the cycle design vehicle typical length is 2.8m). The tactile paving either side
of the central island does not need the "tails" but this can be adjusted at the detailed design stage
of the scheme.

The LHA previous advised that the overall access geometry was acceptable in accordance with the
Leicestershire Highway Design Guide.

Speed limit
The Applicant was requested to supply an overview plan showing the extents of the proposed

speed limit and changes to the weight restriction.

An overview plan has been added to Drawing ADC2883-DR-007-P2, and the extents of both the
speed limit and weight restriction are shown on the revised drawing.

The LHA welcome the amendments and advise that the speed limit and weight limit proposals
appear acceptable and both will require separate Traffic Regulation Order (TRO) fee of £7.5k plus
legal advertising fees. It should be noted and actioned that there are exiting advanced direction
signs on A511 Ashby Road detailing the weight limit in its current location which will be required to
be amended along with the directional signs located opposite the junction.

The LHA is satisfied that this can be further considered as part of a future S278 detailed design
process.

Stage 1 Road Safety Audit




The Applicant was advised to undertake a revised Stage 1 Road Safety Audit (RSA) incorporating
the revised access design including the pedestrian refuge to the north. Appendix A of the submitted
TN details the revised Stage 1 RSA submission.

It is acknowledged that the audit raised nine problems including recommendations for
consideration by the Applicant. The LHA previously comprehensively addressed these problems as
per the response issued on 27t June 2023.

The LHA has reviewed the revised RSA and accompanying Designers Response to the problems
raised, with the Applicant positively accepting all of the advised recommendations. This is accepted
and welcomed by the LHA.

The accepted recommendations have been appropriately demonstrated by the Applicant within
drawing numbers ADC2883-DR-007 Rev P2 and ADC2883-DR-008 Rev P3.

Additional comments

Carriageway cores are required to determine the existing carriageway construction so that a
suitable make up for the new construction can be determined. This can be undertaken at the
detailed design stage of the scheme.

Confirmation that statutory undertakers are not affected by the works should be provided. This
should be either a websearch plan showing that they have no assets in the area of works, or if they
do have assets in the area a formal NRSWA C3 response from the Statutory Undertaker stating
that they are unaffected. If Statutory Undertakers are affected please provide the response letter,
estimate of works and plan of the works. This can also be undertaken at the detailed design stage
of the scheme.

Off-site highway works — A511 Ashby Road/Corkscrew Lane junction

Drawing number ADC2883-DR-009 Rev P2 demonstrates an updated junction design which
remains acceptable.

Junction Capacity Assessments

The LHA previously requested revised Junction Capacity Assessments due to a previous error in
the model. The model of the site access junction has been adjusted and rerun and the results are
summarised in the table below. The full report is as per Appendix B of the TN. The junction would
operate at 34% of capacity in the future assessment year as detailed within the table below.



Transport Sustainability

Framework Travel Plan

No further amendments to the previously submitted FTP have been submitted as part of this re-
consultation.

Public Transport Strategy

As per the LHA's previous observations, the LHA will seek to secure a suitable Public Transport
Strategy by way of planning condition which is agreed by the Applicant as per paragraph 42 of the
TN.

Further comments
As previously noted, the Applicant is advised that contributions will be sought for the provision of
travel packs, bus passes and an FTP monitoring fee.

Interim Coalville Transport Strategy
As advised within the previous observations, a contribution would be sought in respect of the ICTS.

Conditions

1. No development shall commence on the site until such time as a construction traffic
management plan, including as a minimum details of [the routing of construction traffic ],
wheel cleansing facilities, vehicle parking facilities, and a timetable for their provision, has
been submitted to and approved in writing by the Local Planning Authority. The construction
of the development shall thereafter be carried out in accordance with the approved details
and timetable.

REASON: To reduce the possibility of deleterious material (mud, stones etc.) being
deposited in the highway and becoming a hazard for road users, to ensure that construction
traffic does not use unsatisfactory roads and lead to on-street parking problems in the area.

2. No part of the development shall be occupied until such time as the offsite works shown on
ADC Infrastructure drawing number ADC2883-DR-007 P2 have been implemented in full.

REASON: To mitigate the impact of the development, in the general interests of highway
safety and in accordance with the National Planning Policy Framework (December 2023).

3. No part of the development hereby permitted shall be occupied until such time as the access
arrangements shown on ADC Infrastructure drawing number ADC2883-DR-008 Rev P3
have been implemented in full. Visibility splays shall thereafter be permanently maintained
with nothing within those splays higher than 0.6 metres above the level of the adjacent
footway/verge/highway.

REASON: To ensure that vehicles entering and leaving the site may pass each other clear
of the highway, in a slow and controlled manner, to afford adequate visibility at the access to
cater for the expected volume of traffic joining the existing highway network, in the interests
of general highway safety and in accordance with the National Planning Policy Framework
(December 2023).



4. The new vehicular access hereby permitted shall not be used for a period of more than one

month from being first brought into use unless any existing vehicular accesses on
Corkscrew Lane or Ashby Road that become redundant as a result of this proposal have
been closed permanently and reinstated in accordance with details first submitted to and
agreed in writing by the Local Planning Authority.

REASON: In the interests of highway and pedestrian safety in accordance with the National
Planning Policy Framework (December 2023).

A public transport strategy will be prepared and agreed in writing with the Local Planning
Authority prior to first occupation of the development. The agreed public transport strategy
will be implemented so that it is available for use by employees from the first day of
occupation of the development and maintained in accordance with the agreed strategy.

REASON: To reduce the need to travel by single occupancy vehicle and to promote the use
of sustainable modes of transport in accordance with the National Planning Policy
Framework (December 2023).

Contributions

To comply with Government guidance in the NPPF and commensurate with Leicestershire County
Council Planning Obligations Policy, the following contributions are required:

1.

In collaboration with the Local Planning Authority, the Highway Authority has an evidenced
understanding of the cumulative effects of development on the highway network within the
Coalville area. A significant mitigation package of network improvements known as the
Coalville Transport Strategy is planned to safeguard against rates of deterioration and
optimise traffic flow, whilst maintaining safety, on the A511. The comprehensive package of
transport works includes walking, cycling, and bus service improvements, as well as
highway link and junction improvements. The Highway Authority therefore advises a
contribution to the continuation and implementation of improvements to the A511 is required.

Justification: To mitigate the impact of the development, in the general interests of highway
safety and in accordance with the National Planning Policy Framework December 2023).

Travel Packs; to inform new employees from first site use of the available sustainable travel
choices in the surrounding area. These can be provided through Leicestershire County
Council (LCC) at a cost of £52.85 per pack. If not supplied by LCC, a sample Travel Pack
shall be submitted to and approved in writing by LCC, an administration fee of £500 will be
required when submitting these documents for approval.

Justification: To inform new employees from first site use of the available sustainable travel
choices available in the surrounding area.

Six month bus pass per employee (an application form to be included in Travel Packs and
funded by the developer); to encourage new employees to use bus services, to establish
changes in travel behaviour from first occupation and promote usage of sustainable travel
modes other than the car. These can be supplied through LCC at a current average cost of
£360.00 per pass.



Justification: To encourage employees to use bus services as an alternative to the private
car.

4. Appointment of a Travel Plan Co-ordinator from commencement of development until 5
years after first use. The Travel Plan Co-ordinator shall be responsible for the
implementation of measures, as well as monitoring and implementation of remedial
measures.

Justification: To ensure effective implementation and monitoring of the required Travel Plan.
5. A Travel Plan monitoring fee of £11,337.50 for LCC’s Travel Plan Monitoring System.

Justification: To enable LCC to provide support to the appointed Travel Plan Co-ordinator,
audit annual Travel Plan performance reports to ensure that Travel Plan outcomes are being
achieved, and to take responsibility for any necessitated planning enforcement.

6. The Applicant is required to pay a sum of £7,500.00 for the submission of a Traffic
Regulation Order (TRO) consultation, in accordance with the Road Traffic Regulation Act
1984, for the proposed amendments to the speed limit and weight restriction.

JUSTIFICATION: In the interests of highway safety.
Informative

Planning Permission does not give you approval to work on the public highway. To carry out off-site
works associated with this planning permission, separate approval must first be obtained from
Leicestershire County Council as Local Highway Authority. This will take the form of a major
section 184 permit/section 278 agreement. It is strongly recommended that you make contact with
Leicestershire County Council at the earliest opportunity to allow time for the process to be
completed. The Local Highway Authority reserve the right to charge commuted sums in respect of
ongoing maintenance where the item in question is above and beyond what is required for the safe
and satisfactory functioning of the highway. For further information please refer to the
Leicestershire Highway Design Guide which is available at
https://resources.leicestershire.gov.uk/Ihdg

A minimum of 6 months’ notice will be required to make or amend a Traffic Regulation Order of
which the applicant will bear all associated costs. Please email road.adoptions@leics.gov.uk to
progress an application.

Date Received Case Officer Reviewer Date issued
29 January 2024 _ > 05 March 2024


https://resources.leicestershire.gov.uk/lhdg

Appendix 7 - National Highways response to planning application ref
23/00427/0UTM



rrom [

Sent:Wed, 14 Feb 2024 16:24:39 +0000
To:DEVELOPMENT CONTROL
Subject:EXTERNAL: 23/00427/0UTM Land At Corkscrew Lane Ashby De La Zouch

Thank you for your letter of 2 February 2024 regarding a re-consultation on the above
application.

In August 2023 National Highways recommended approval of the application, subject to
the following condition:

Condition 1

Prior to the commencement of the development hereby permitted a Construction
Traffic Management Plan shall be submitted to and approved in writing by the Local
Planning Authority (in consultation with the Highway Authority for the A42 Trunk

Road. The plan shall include as a minimum:

1 Construction phasing;
1 Construction routing plans;

L] Permitted construction traffic arrival and departure times (to avoid peak

hours)

L1 Details of wheel washing facilities

Thereafter all construction activity in respect of the development shall be undertaken



in full accordance with such approved details unless otherwise approved in writing by

the Local Planning Authority in consultation with the Highways Authority.

REASON: To mitigate any adverse impact from the construction of the development

on the A42 in accordance with DfT Circular 01/2022

Having reviewed the latest information submitted by the applicant, our position remains
as stated above.

Kind regards

For information about our engagement with the planning system please visit: :
https://nationalhighways.co.uk/our-roads/planning-and-the-strategic-road-network-in-
england/

This email may contain information which is confidential and is intended only for use of
the recipient/s named above. If you are not an intended recipient, you are hereby
notified that any copying, distribution, disclosure, reliance upon or other use of the
contents of this email is strictly prohibited. If you have received this email in error,
please notify the sender and destroy it.

National Highways Limited | General enquiries: 0300 123 5000 |National Traffic
Operations Centre, 3 Ridgeway, Quinton Business Park, Birmingham B32 1AF |
https://nationalhighways.co.uk | info@nationalhighways.co.uk


https://nationalhighways.co.uk/our-roads/planning-and-the-strategic-road-network-in-england/
https://nationalhighways.co.uk/our-roads/planning-and-the-strategic-road-network-in-england/
https://nationalhighways.co.uk
info@nationalhighways.co.uk

Registered in England and Wales no 9346363 | Registered Office: Bridge House, 1
Walnut Tree Close, Guildford, Surrey GU1 4LZ

Consider the environment. Please don't print this e-mail unless you really need to.



Appendix 8 - Environmental Protection Officer response to planning
application ref 23/00427/0OUTM



NORTH WEST LEICESTERSHIRE PLANNING AUTHORITY
REPLY FROM RESPONSIBLE AUTHORITY

Responsible Authority: Environ

mental Protection

Your Name

Job Title

Postal Address

Consultation Reference

23/02812/EPPLAN

Consultation Type

Planning Consultation

Email Address

Contact telephone number

Name and Address of the
premises you are making a
representation about

Street Record
Corkscrew Lane
New Packington
Ashby De La Zouch
Leicestershire

Proposal

APPLICATION REFERENCE 23/00427/0UTM
Location: Land At Corkscrew Lane Ashby De La
Zouch Leicestershire

Proposal: Development of up to 46,451 sqg m GIA
of B2 (industrial) and/or B8 (storage or
distribution) units with ancillary E(g)(iii) (offices)
and service buildings, along

with associated parking, highway infrastructure,
landscaping and potential foul

drainage connection to Farm Town (outline, all
matters reserved except for the

principal means of vehicular access to the site)

Environmental Observations,

the submitted AQ impact assessment report is acceptable

Date: 26.04.2023




Appendix 9 - National Forest response to planning application ref
23/00427/0UTM



From:National Forest Planning

Sent:17 May 2023 13:24:44 +0100

To:DEVELOPMENT CONTROL

Subject:EXTERNAL: 23/00427/0UTM - Land At Corkscrew Lane Ashby De La Zouch Leicestershire

Thank you for consulting the National Forest Company (NFC) on the above application for ‘Development
of up to 46,451 sq m GIA of B2 (industrial) and/or B8 (storage or distribution) units with ancillary E(g)(iii)
(offices) and service buildings, along with associated parking, highway infrastructure, landscaping and
potential foul drainage connection to Farm Town (outline, all matters reserved except for the principal
means of vehicular access to the site)’.

Thank you for agreeing to additional time for this response.

It is evident that the applicant has considered the site’s location in the National Forest, the requirement
for National Forest planting and the potential to incorporate a National Forest character into the
development.

The site area amounts to 13.1hectares and therefore in accordance with policy En3 of the North West
Leicestershire Local Plan and National Forest Planting Guidelines, 30% or 3.93hectares of National Forest
woodland planting and landscaping should be provided.

The application advises that the National Forest planting requirement will be met by a landscape-led
scheme, with planting around the boundaries of the site with larger blocks of planting to the east, west
and south of the site. Additionally, in recognition that not all areas of landscaping will contribute to
National Forest planting and that the entire National Forest planting requirement is unlikely to be met
on site, the application proposes an off-site area of native woodland planting on land within the
applicant’s ownership. The applicant shows this off-site location to be on the opposite side of Corkscrew
Lane to the development. The NFC are content with this approach, although at this outline stage, it is
not apparent how much on-site provision will be associated with the development, and accordingly,
how much off-site provision will be required. Any future reserved matters application will therefore be
required to clearly demonstrate the requirement for a minimum of 3.93ha of National Forest planting.



Details of the species mix, sizes and density of planting is required to be submitted at the landscaping
reserved matters stage together with a landscape management plan. Additionally we would request
that the reserved matters for landscaping includes a commitment to the landscape-led approach
discussed in the current application for the creation of a National Forest character, potentially through a
statement to show how the reserved matters complies with the DAS submitted with outline. The
requirement for replacement planting in the event of failures will also need to be secured.

To conclude, the NFC are pleased that the site’s location in the National Forest is considered along with
the requirement for National Forest planting and creation of a National Forest character. The reserved
matters application should require that a minimum of 3.93ha of National Forest planting (in accordance
with the National Forest Planting Guidelines) is provided on-site with the shortfall being met off-site as a
native woodland planting block. Additionally, we request that a condition requires that the landscaping
reserved matter demonstrates a commitment to the landscape-led approach discussed in the outline
application. Details of species mix, sizes and density and a landscape management plan will also be
required to be submitted with the landscaping reserved matter application, and replacement planting
will need to be secured in the event of failures.

| hope this response is useful.

Kind Regards

The National Forest Company, Bath Yard, Moira, Swadlincote, Derbyshire DE12 6BA
Tel: 01283 551211

Email: planning@nationalforest.org

Web: nationalforest.org

National Forest Company (NFC) This email and any attachments is intended for the named
recipient only. If you have received it in error you have no authority to use, disclose, store or
copy any of its contents and you should destroy it and inform the sender. Whilst this email and
associated attachments will have been checked for known viruses whilst within NFC systems we
can accept no responsibility once it has left our systems. Communications on NFC’s computer


mailto:planning@nationalforest.org
http://nationalforest.org/

systems may be monitored and/or recorded to secure the effective operation of the system and
for other lawful purposes.

The National Forest Company is a company limited by guarantee, (registered no. 2991970) and a
registered charity (registered no. 1166563) Enterprise Glade, Bath Yard, Moira, Swadlincote,
Derbyshire, DE12 6BA. The National Forest Company is a Non-Profit Institution within the
Public Sector sponsored by the Department for Environment, Food and Rural Affairs (Defra).
Tel: 01283 551211 Email: enquiries@nationalforest.org Website: www.nationalforest.org
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Date: 15/03/24

Your ref: North West Leicestershire Neighbourhood Plan, Sarah Lee: Our Ref: SD
Contact Mr Stephen Day-Designing out Crime Officer

Email: [

Mobile No: NG

Dear Sarah,

| am writing to you in my capacity as the Leicestershire Police Designing out Crime Officer
(DOCO). I have been requested to comment on behalf of Leicestershire Police in relation to
the proposed North West Leicestershire Local Plan as part of the proposed by Leicestershire
County Council Local Plan Database.

Leicestershire Police support the creation of a North West Leicestershire Local Plan, which
has a primary objective to reflect the community wide views, comments, observations,
concerns, and ambitions about North West Leicestershire planning in respect to future
applications and their implications.

Leicestershire Police will always attempt to reflect the aspirations of all the residents and
people who work, study, and pass through the area in the way that they Police the area, and
will continue to do so, taking into consideration the contents of future North West
Leicestershire Local Plans. Neighbourhood Policing is a central part of Policing with
resources deployed to provide visible presence and deterrent to potential offenders and
contact for members of the public.

Future planning applications and any additional demand on Policing resources, will need
consideration, as currently resources are deployed from areas outside North West
Leicestershire. Due to changes in the Policing estate, Police responses will still be
maintained through new innovation and technological advances. Neighbourhood Policing
supporting the Local Plan will be maintained and continue to provide a close link to the
community they serve and effective community consultation.

To maintain the current levels and to accommodate future additional demand created by
population growth as the result of new dwellings, and associated infrastructure of schools,
commercial, retail, and other facilities such as open space, additional Policing resourcing
should be taken into consideration.

Open Space is a key issue for Policing within the planning process of new developments
with particular attention to Safer Streets issues. Ongoing government funding has been
focused on providing Safer Routes through Open Spaces with attention to trimming of
ground level foliage to 1m and trees to have foliage trimmed to 2m from the ground to
provide a 1m clear field of vision. Also lighting, sighage and CCTV improvements are under
consideration. Any new appropriate Open Spaces should consider these issues, to provide
safe transit and use of these areas. Women and girls, as well as all vulnerable persons have
been subject to crime and would be able to benefit from early consideration via the planning
process.
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Paragraph 96 (a) & (b) of NPPF specifically provides that: -

Planning policies and decisions should aim to achieve healthy, inclusive, and safe places
and beautiful buildings which:

(a) promote social interaction, including opportunities for meetings between people who
might not otherwise come into contact with each other — for example through mixed-use
developments, strong neighbourhood centres, street layouts that allow for easy pedestrian
and cycle connections within and between neighbourhoods, and active street frontages.

(b) are safe and accessible, so that crime and disorder, and the fear of crime, do not
undermine the quality of life or community cohesion — for example through the use of
beautiful, well-designed, clear, and legible pedestrian and cycle routes, and high-quality
public space, which encourage the active and continual use of public areas; and

(c) enable and support healthy lifestyles, especially where this would address identified local
health and well-being needs — for example through the provision of safe and accessible
green infrastructure, sports facilities, local shops, access to healthier food, allotments and
layouts that encourage walking and cycling.

To ensure faster delivery of other public service infrastructure such as further education
colleges, hospitals and criminal justice accommodation, local planning authorities should
also work proactively and positively with promoters, delivery partners and statutory bodies to
plan for required facilities and resolve key planning issues before applications are submitted.

Hence the inclusion of a police contribution to Leicestershire Police is a Priority
consideration.

Policing is a 24/7 service resourced to respond and deploy on an "on demand” and "equal
access" basis and is wholly dependent on a range of facilities for staff to deliver this. A
primary issue for Leicestershire Police is to ensure that new large-scale developments make
adequate provision for the future policing needs that it will generate.

At present North West Leicestershire has Policing facilities in Coalville. However, where
additional development is proposed, Leicestershire Police may seek to deploy additional
staffing and additional infrastructures to ensure quality neighbourhood community-based
policing.

North West Leicestershire are requested to work with Leicestershire Police by consulting
with them on large-scale applications, firstly to gain their perspective from a design front and
secondly to understand whether the associated growth would produce a need for additional
Policing infrastructure. If this is the case then Leicestershire Police will assess each
application on an individual basis, by looking at the current level and location of available
officers and then the demand associated with that development.
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A request for developer contributions may then be submitted to go towards the additional
infrastructure needed to maintain a sustainably high level of policing within the areas
covered by North West Leicestershire District Council.

Section 17 of the Crime and Disorder Act 1998 states all relevant authorities have a duty to
consider the impact of all their functions and decisions on crime and disorder. Leicestershire
Police will work closely with our partners to design out these risks wherever possible.

Areas including public space, shop frontages and appropriate security such as shutters
should include sympathetic design and be in keeping with local architecture, whilst still
providing effective security.

Other key areas where planning can support the local businesses includes the night time
economy. Effective planning including lighting and use of CCTV if required will reduce the
risk of crime and disorder. In support of managing these requirements providing a 24/7
service Leicestershire Police will continue to provide to residents of North West
Leicestershire.

S106 Agreements

S106 Applications will be applied for in support of health, education provision, open space
and other public services and likewise, Leicestershire Police would look to apply for support
as a result of any additional policing demand created. Any such funds would allow
consideration of equipment or in support of estate to support responses to North West
Leicestershire, though Leicestershire Police will consider estate on an ongoing basis. North
West County Council have S106 Agreements in respect to new developments within the
area in support of Policing.

Statutory funding via the Policing precept and Government would follow on after occupation
of any new dwellings. Also, where new demand is placed on Policing resources due to
expansion, Leicestershire Police, Leicestershire County Council and North West
Leicestershire Council residents within North West Leicestershire would benefit from support
of the provision of S106 and future S106 bids being considered in support of Policing
provision within the area.

Consultations on Planning Applications

Current planning consultations referred to Leicestershire Police have provided the
opportunity to comment on a number of applications. It would be beneficial if further
comment was referred in respect to large developments either residential or commercial.
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1.1

1.2.

1.3.

14.

P

Introduction

These representations are submitted by Pegasus Group on behalf of Taylor Wimpey UK Ltd
on the North West Leicestershire Local Plan Regulation 18 Consultation on the Draft Local
Plan: Policies, Proposed Housing and Employment Allocations, and Limits to Development.

These representations relate to our client’s interests at Land off Worthington Lane, Newbold
Coleorton. A Site Location Plan is shown in Appendix A. The site is capable of delivering up
to 124 homes within the plan period.

Taylor Wimpey have previously engaged with the Council as part of the Local Plan process
submitting this site, Land off Worthington Lane, to the Strategic Housing and Economic Land
Availability Assessment (SHELAA) Call for Sites in 2021. The site has been given the reference
‘Cn6: Land off Worthington Lane, Newbold Coleorton’.

Please find below Part A of the response form and declaration. The remainder of this

document relates to Part B of the response form and clearly sets out which document and
policy/paragraph the representations relate to.

Part A — Personal Details

Respondent Details Agent Contact Details

Title Mr Mr
First Name Tom Harry
Last Name Mullin Clayton

Organisation

Address

Postcode

Telephone Number

Email

Declaration

February 2024 | HC | P23-2734 3



P

| understand that all representations submitted will be considered in line with this
consultation, and that my comments will be made publically available and may be
identifiable to my name / organisation.

| acknowledge that | have read and accept the information and terms specified under the
Data Protection and Freedom of Information Statement.

Date: 11/03/24

February 2024 | HC | P23-2734



2.1

22.

2.3.

24.

25.

2.6.

27.

Proposed Policies Chapter 4 - Strategy

Strategic Context

The Draft Local Plan strategy identifies a number of objectives the Council are seeking to
achieve before identifying the amount of new housing and employment development that
they need to make provision for up to 2040.

The strategy is informed by the Strategic Growth Plan for Leicester and Leicestershire, which
provides a long-term vision for the housing market to address the challenges and
opportunities in the area up to 2050.

Draft Policy S1 - Future Housing and Economic Development
Needs

Draft Policy S1 sets out the housing and employment requirements within the District. It
proposes a housing requirement of 686 dwellings each year, and 13,720 dwellings over the
plan period of 2020-2040. This includes the total Local Housing Need for the District
identified through the standard method and the unmet need of Leicester as agreed in the
Statement of Common Ground which was signed by the Council in September 2022.

The proposed approach is supported. This a positive response to the apportioned unmet
need identified in the Leicester and Leicestershire Statement of Common Ground. It
provides a robust basis for the proposed housing requirement, which is positively prepared,
effective and consistent with national policy (para 35, NPPF).

Draft Policy S2 — Settlement Hierarchy

Draft Policy S2 identifies Newbold Coleorton as a Local Housing Needs Village. Outlined as a
settlement with very limited services and where development will be restricted to that which
meets a local need in accordance with Policy S3.

As referenced in the Settlement Hierarchy Survey 2021 the settlements were assessed by
their population size. This survey indicates that Newbold Coleorton is the largest of all the
settlements designated as a ‘Local Housing Needs Village’ and benefits from a Primary School.
It is therefore suggested that Newbold Coleorton should be re-categorised as a Sustainable
Settlement based on the evidence presented. Newbold Coleorton also has an industrial area
to the north-west of the village and a pub/restaurant named ‘The Cross Keys Inn" within the
centre of the village.

A comparative settlement assessment is set out in Table 4.1 within the Settlement Hierarchy
Survey, with settlements across the District scored in relation to their services and facilities
and core services (Convenience shop, School, and access to employment). This outlines that
to be considered a sustainable settlement it needs to have the following:

e Has each of the 3 Core Services of a convenience shop, school, and access to
employment as identified in the DfT survey in Table 3.2, as on a daily basis these
services are available without the need to travel beyond the settlement; OR

February 2024 | HC | P23-2734 5



2.8.

2.9.

2.10.

2.

2.12.

213.

214.

215.

2.16.

217.

e Has 2 out of the 3 Core Services of a convenience shop, school, or access to
employment AND either an hourly bus service to a higher order settlement (a score
of 3in table 4.1) OR has at least 5 out of the 9 community services and facilities (again
from Table 4.1).

The scoring system is based on a quantifiable approach, however, does not consider the
individual merits of the services offered by the settlements.

The scoring system includes a primary school under services and facilities as well as libraries,
post offices, pubs and community venues. We believe that access to a primary school is a
significant benefit to the village and should be awarded greater weight when considering its
sustainability credentials. The Newbold Church of England Primary School is a key asset to
Newbold Coleorton.

Albert Village, which is identified as a Sustainable Village, is a linear settlement that has
minimal services and facilities (2) but benefits from its high number of bus services along the
linear route through its village and therefore scores highly within the system used. In
comparison, Newbold Coleorton, has a higher number of services and facilities and a greater
population, including the primary school and therefore should be considered as a Sustainable
Village.

Newbold Coleorton also benefits from the large industrial and employment area to the north-
east of the village.

In relation to our client’s site located off Worthington Lane, this employment is within a short
walking distance of 300m and the school is located within 500 metres. This is a key benefit
of the proposal. In addition to this, bus service stops are located to the north and south of
the proposed site, with the closest being within 200 metres.

From considering the quality of services on their individual merit, rather than a quantitative
measure, it is argued this village should be considered as a sustainable village and therefore
included within the Sustainable Village rung of the settlement hierarchy under Policy S2.

Draft Policy S3 — Local Housing Needs Villages

Draft Policy S3 outlines that new dwellings at Local Housing Needs Villages will only be
supported when each dwelling is (a) related to the Local Housing Needs Village and (b)
intended for occupation by at least one person with a local connection to the village.

It is suggested above that due to the merits of the quality of assets that Newbold Coleorton
possess this settlement should not be identified as a Local Housing Needs Villages.
Notwithstanding this, it is suggested that Draft Policy S3 is made more flexible to allow for
small scale extensions to Local Housing Needs Villages.

The consultation document sets out that Local Housing Needs Villages are proposed not to
have ‘Limits to Development'. It is proposed that there will be very limited circumstances
where new development will be acceptable and that any new housing will need to be well-
related to the existing settlement.

In light of the issues encountered in identifying sufficient sites in Coalville Urban Area and the
importance of flexibility in relation to housing supply, it is suggested that Draft Policy S3 is

February 2024 | HC | P23-2734 6



not drafted in such a restrictive manner. This will allow for small scale sites to come forward
to overcome any issues with sites higher up the settlement hierarchy failing to come forward
due to unforeseen circumstances. As outlined in the 2021 SHELAA, the Land off Worthington
Lane is owned by the promoter and is considered available to come forward to deliver
approximately 124 dwellings (30dph) and could help boost the housing supply in the Borough
in the early years of the plan.

February 2024 | HC | P23-2734 7



3.1

3.2.

3.3.

3.4.

3.5.

3.6.

3.7.

3.8.

Proposed Policies Chapter 6 — Housing

The consultation document sets out the proposed housing allocations and policies on the
mix of housing, the standard of housing, affordable housing, rural exception sites, and
addressing the housing need of the district.

Draft Policy H1 — Housing Strategy (Strategic Policy)

Draft Policy H1 outlines that the overall distribution of new homes will be guided by the
development strategy and settlement hierarchy.

This policy is supported in principle as it includes provision to meet both Local Housing
Needs and the apportioned unmet need from Leicester. The inclusion of a 10% buffer is also
supported and essential for ensuring deliver of the housing needed in the plan period.

Draft Policy H6 — Rural Exception

Draft Policy H6 — Rural Exception Sites allows for the provision of affordable housing outside
the Limits to Development as an exception when the following requirements are met:

a. the housing is demonstrated to meet an identified local need for affordable housing; and

b. the development is well-related to and respects the character and scale of the
settlement and its landscape setting; and

c. the occupants will have reasonable access to community services and facilities, where
appropriate.

Draft Policy H6 is supported. It is important that there is an opportunity to deliver affordable
housing in rural areas, including in Newbold Coleorton. The inclusion of provision for an
element of market housing is also supported as a means of subsidising such schemes.

It is suggested that the Council consider the opportunity to allocate rural exception sites
through the Local Plan to provide greater certainty and aid delivery of rural exception sites.
Our client’s site at Land off Worthington Lane is a suitable site for a rural exception site
adjacent to Newbold Coleorton. This site could provide much needed affordable housing for
young families and key workers, supporting a mixed community and the continued provision
of services and facilities within Newbold Coleorton, such as the primary school.

Taylor Wimpey would like to see this site come forward as an allocation within the Local Plan
for either market housing or as an allocated rural exception site. Our clients would welcome
the opportunity to discuss allocating the site as a rural exception site to assist with meeting
the policy aims whilst also securing more certain housing land supply.

The National Planning Policy Framework (the framework) sets out the following advise on rural
housing:

“82. In rural areas, planning policies and decisions should be responsive to local
circumstances and support housing developments that reflect local needs, including
proposals for community-led development for housing. Local planning authorities should
support opportunities to bring forward rural exception sites that will provide affordable
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3.9.

3.10.

3.1

3.12.

3.13.

3.14.

3.15.

housing to meet identified local needs, and consider whether allowing some market
housing on these sites would help to facilitate this.

83. To promote sustainable development in rural areas, housing should be located where
it will enhance or maintain the vitality of rural communities. Planning policies should
identify opportunities for villages to grow and thrive, especially where this will support
local services. Where there are groups of smaller settlements, development in one village
may support services in a village nearby.”

The draft policy meets the requirements of the NPPF and is supported on that basis, but the
opportunity to allocate such sites for the benefit of a village like Newbold Coleorton should
also be considered, where there is a locally identified affordable housing need and a suitable
site.

Draft Policy H7 — Self-build and Custom Housebuilding

This policy supports proposals for self-build and custom housebuilding where the site is
located within the Limits to Development, on general market housing sites of 30 or more or
in the countryside adjacent to the Limits to Development where certain criteria are met.

Since the launch base period of the Council’'s Self-Build Register in 2016, the latest available
data within the Self-Build and Custom Housebuilding Topic Paper (February 2024) notes that
up to 30/10/2023 (the end of the latest base period), the Council should have granted
permission for 58 homes as of the end of the latest base period. However, only 37 self and
custom build homes had been granted permission. Therefore, based on the latest available
figures there is a shortfall of 21 homes. The demand going forward is anticipated to be for 68
plots a year dropping to 24 plots per year after October 2026. A total of 415 over the plan
period. Any proposed policy should assist in providing the opportunity to deliver these plots
to assist in meeting the demand which the Council has a statutory duty to provide.

This approach to requiring a percentage of larger sites is also unlikely to meet the aspirations
of those on the self-build register. This is because the majority of self-builders are interested
in small scale sites within rural areas rather than urban sites. It is important that the
aspirations of self-builders are considered in the preparation of this policy to ensure it is
effective.

Draft Policy H7 also makes provision for self and custom build housing in the countryside on
sites adjacent to the Limits to Development and this is welcomed. Draft Policy H7 (Part 3(a))
outlines that proposals need to demonstrate demand for self-build by the most up to date
Self and Custom Build Register. It is considered appropriate to make these policy provisions
for smaller sites, exclusively for custom and self-build, to be delivered within or on the edge
of individual settlements where appropriate. This will assist in meeting the demand which is
unlikely to be for properties on larger residential schemes.

Without prejudice to the earlier comments, our client would support the inclusion of Land off
Worthington Lane, adjacent to Newbold Coleorton to assist in meeting the current and future
demand for self and custom build housing delivery within the Local Plan over the plan period.
Our client would welcome further discussions with the Council.

This approach of identifying a site to comprehensively meet demand is supported by the
appeal decision (APP/G2435/W/18/3214451) on Land off Hepworth Road, Woodville within the
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District for development of 30 plots with a new access and supporting infrastructure. In
summary, the approved site provided an opportunity to supply self and custom-build plots
with the economic, social and environmental benefits significantly and demonstrably
outweighing the confliction with the development plan in that case as the site was outside of
Limits to Development.

February 2024 | HC | P23-2734 10



4. Proposed Housing and Employment Allocations

Draft Policy H3 — Housing Provision — New Allocations

4.1. Draft Policy H3 set out in the Proposed Housing and Employment Allocations Document
outlines the proposed housing allocations to meet the additional need shown in table 2 below.

4.2. This outlines that the Council have a remaining need for around 5,693 dwellings and the
consultation document proposes sites to meet this need.

4.3. However, there is an unidentified shortfall in housing land identified in the consultation
document which needs to be addressed.

4.4. Therefore, there is an opportunity to review the sustainability of Newbold Coleorton and
include our client’s site at Land off Worthington Lane, Newbold (Cn6) as an additional
allocation. The site is located close to existing employment and benefits from access to a
Primary School and will further support the Council in meeting their housing requirement
figure. The site readily available and achievable within the plan period.
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Appendix A: Site Location Plan

February 2024 | HC | P23-2734

12






These are the notes referred to on the following official copy

The electronic official copy of the title plan follows this message.
Please note that this is the only official copy we will issue. We will not issue a paper official copy.

This official copy was delivered electronically and when printed will not be to scale. You can obtain a paper
official copy by ordering one from HM Land Registry.

This official copy is issued on 17 August 2017 shows the state of this title plan on 17 August 2017 at 16:11:55.
It is admissible in evidence to the same extent as the original (s.67 Land Registration Act 2002). This title plan
shows the general position, not the exact line, of the boundaries. It may be subject to distortions in scale.
Measurements scaled from this plan may not match measurements between the same points on the ground.
This title is dealt with by the HM Land Registry, Leicester Office .

© Crown copyright. Produced by HM Land Registry. Reproduction in whole or in part is prohibited without the
prior written permission of Ordnance Survey. Licence Number |||



This official copy is incomplete without the preceding notes page.






Draft North West Leicestershire Local Plan 2020-2040 Consultation (February -March 2024)

PART B - Your Representation

Please use a separate sheet for each policy, proposed allocation or specific
change to the Limits to Development, you wish to respond to.

1. To which consultation document does this representation Proposed policies

relate? X Proposed housing and

employment allocations

X Proposed Limits to
Development Review

2. Please state which section (for example, page/paragraph number/policy/allocation/Limits to
Development change) of the consultation document your response relates to.

Use this box to set out your response.

(Continue on a separate sheet /expand box if necessary)
Proposed Limits to Development Document (January 2024)
Page 60 — Moira West

Metacre consider the proposed changes to the settlement boundaries within Moira
(West) should be amended to incorporate land between Furnace Lane, Shortheath
Road and the Ashby Canal. This would include Site Mo10 (Land Adjacent to Fire
Station Shortheath Road) which has already been assessed in various Local Plan
Evidence Base Documents. This would provide a logical extension to (LtD/Mo/01 and
LtD/Mo/02).

The site is within a short walking distance of a shop (Co-op), employment and both
informal and formal recreation. Other services and facilities are available in Ashby de
la Zouch, including secondary education and a greater range of shops.

The Council’s SHLAA notes the Site is outside the Limits to Development, however,
the site is potentially suitable if issues relating to heritage impact, the River Mease
and minerals/geo environmental factors could be satisfiability addressed. The
potential impact of development on the landscape/ townscape is acknowledged and
this is a key consideration, the landowner can mitigate against this impact through an
appropriate landscaped buffer and the careful design and layout of development.

The Site is developable and deliverable for mixed use opportunities and is put forward
by an experienced land promoter who has a proven track record delivering
residential, commercial, and industrial developments. The landowner has also been
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approached by numerous developers, which confirms there is market demand in this
location. The Site can be delivered in 1-3 years. Several technical investigations have
been commissioned to evidence the Sites deliverability credentials along with a Vison
Document for the Site — all of which will be provided to the Council. The attached
parameters plan provides indicative details concerning the site access, greenspace,
and the potential developable area.
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Declaration

I understand that all representations submitted will be considered in line with this
consultation, and that my comments will be made publically available and may be
identifiable to my name / organisation.

I acknowledge that I have read and accept the information and terms specified under the
Data Protection and Freedom of Information Statement.

Signed:

Date: 15/03/2024

DATA PROTECTION AND FREEDOM OF INFORMATION STATEMENT

The personal information you provide on this form will be processed in accordance with the
requirements of the Data Protection Act 2018. It will be used only for the preparation of local
development documents as required by the Planning and Compulsory Purchase Act 2004, save
for requests of such information required by way of enactment. Your name, organisation and
representations will be made publicly available when displaying and reporting the outcome of
this statutory consultation stage and cannot be treated as confidential. Other details, including
your address and signature, will not be publicly available.

You should not include any personal information in your comments that you would not wish to
be made publicly available.

Your details will remain on our planning policy database and will be used to inform you of future
consultations and progress in respect of local development documents. If at any point in time
you wish to be removed from the database, or to have your details changed, please contact the
Planning Policy team on 01530 454 676 or planning.policy@nwleicestershire.gov.uk.

Please send completed forms to planning.policy@nwleicestershire.gov.uk or
Planning Policy Team, NWLDC, PO Box 11051, Coalville LE67 OFW

The deadline for responses is the end of Sunday (11.59pm) 17 March 2024






Draft North West Leicestershire Local Plan 2020-2040 Consultation (February -March 2024)

PART B - Your Representation

Please use a separate sheet for each policy, proposed allocation or specific
change to the Limits to Development, you wish to respond to.

1. To which consultation document does this representation X Proposed policies

relate? Proposed housing and

employment allocations

Proposed Limits to
Development Review

2. Please state which section (for example, page/paragraph number/policy/allocation/Limits to
Development change) of the consultation document your response relates to.

Use this box to set out your response.

(Continue on a separate sheet /expand box if necessary)
Proposed Local Plan Policies Document (January 2024)
Paragraph 4.4 — Plan Objectives

We broadly agree with the Local Plan objectives but would expand point 2 to include
the delivery of new homes must also meet local needs with sufficient choice in a
variety of locations and settlements.

New homes must be spatially distributed so that people have the opportunity to live
locally and remain in their local communities if they wish. It is important that existing
social networks and family connections can be maintained. This can only be achieved
if sufficient sites are allocated across the authority area and not only concentrated in
larger settlements. It is accepted that new homes need to be built in sustainable
locations, and it is therefore proposed that a more significant proportion of new
housing allocations are provided in Sustainable Villages.

Paragraph 4.17- Draft Policy S1- Future Development Needs (Strategic
Policy)

The housing requirement for North West Leicestershire is 686 dwellings each year,
and 13,720 dwellings over the plan period of 2020-2040 and it is acknowledged this
is agreed within the Statement of Common Ground for Leicester and Leicestershire
Housing Market Area (June 2022). The Housing requirement should be minimum
figure when implementing the delivery of the Local Plan.
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Draft Policy H5- Affordable Housing (Strategic Policy)

Point 1- The policy would benefit from a site size threshold where affordable housing
would be required. The policy as currently drafted could cause ambiguity "
Affordable housing will be provided on site as part of major residential (Use Class C3)
and mixed-use developments as follows”

Draft Policy Ec4 — Employment ues on unidentified Sites

Point 3 of the policy is supported which seeks to provide “ the degree of flexibility
required by the NPPF,

proposals for employment development on unidentified land outside of the Limits to
Development will be supported where the following criteria are met.......

Metacre continue to promote land at Shoreheath Road which would be capable of
mixed-use development on the edge of Moira and maintain this site could be
incorporated within the Limits of Development. However, point 3 of the draft policy
would allow the option for employment land such as Shoreheath Road within a
Sustainable Village, to bring forward local employment opportunities and continued
sustainable growth of this sustainable village. This in turn supports local services,
provides jobs and opportunities for local people, in conjunction with the provision of
new dwellings.

It should be recognised that smaller businesses are often locally owned, and that
provision of employment land in larger strategic locations will not always serve this
important sector of the market. This is especially relevant for start-up space and
small workshop schemes. Employing local people in local businesses is an integral
part of community life, especially in sustainable villages. A key aim of sustainable
development is to reduce travelling and emissions by providing new employment
opportunities close to new and existing housing, allowing the sustainable growth of
both.

Draft Policy Ec6- Start- up Workspace

We support the broad policy approach which allows for start-up employment sites to
be allocated. The policy would benefit from greater detail on the broad location of
such uses as in lower tier settlements, but also permitted on exception sites in
suitable locations on the periphery of sustainable settlements.
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Declaration

I understand that all representations submitted will be considered in line with this
consultation, and that my comments will be made publically available and may be
identifiable to my name / organisation.

I acknowledge that I have read and accept the information and terms specified under the
Data Protection and Freedom of Information Statement.

Date: 15/03/2024

DATA PROTECTION AND FREEDOM OF INFORMATION STATEMENT

The personal information you provide on this form will be processed in accordance with the
requirements of the Data Protection Act 2018. It will be used only for the preparation of local
development documents as required by the Planning and Compulsory Purchase Act 2004, save
for requests of such information required by way of enactment. Your name, organisation and
representations will be made publicly available when displaying and reporting the outcome of
this statutory consultation stage and cannot be treated as confidential. Other details, including

your address and signature, will not be publicly available.

You should not include any personal information in your comments that you would not wish to
be made publicly available.

Your details will remain on our planning policy database and will be used to inform you of future
consultations and progress in respect of local development documents. If at any point in time
you wish to be removed from the database, or to have your details changed, please contact the
Planning Policy team on 01530 454 676 or planning.policy@nwleicestershire.gov.uk.

Please send completed forms to planning.policy@nwleicestershire.gov.uk or
Planning Policy Team, NWLDC, PO Box 11051, Coalville LE67 OFW

The deadline for responses is the end of Sunday (11.59pm) 17 March 2024
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PART B - Your Representation

Please use a separate sheet for each policy, proposed allocation or specific
change to the Limits to Development, you wish to respond to.

1. To which consultation document does this representation Proposed policies

relate? X Proposed housing and

employment allocations

X Proposed Limits to
Development Review

2. Please state which section (for example, page/paragraph number/policy/allocation/Limits to
Development change) of the consultation document your response relates to.

Use this box to set out your response.

(Continue on a separate sheet /expand box if necessary)

Proposed Housing Allocations Document (January 2024)

Land off Ashby Road, Moira (Mo8), Page 56, paragraph 4.90- 4.93

Metacre welcome and support the allocation of this Site for housing within Moira but
consider it could be expanded to the north.

The site is located to the north of Ashby Road, Moira. There are existing residential
properties on Ashby Road located to the east and west of the site. There is further
residential development to the west of the site at Sweethill and Yates Close. It is
within a highly sustainable location with access to local services and facilities.

The policy criteria details the allocation is capable of delivering around 49 homes.
Whilst a previous outline planning application for 49 dwellings (Reference
14/00363/0UTM) was submitted to the Council, the application was disposed of in
June 2022 due to the lack of progress. The stated capacity for the allocation conflicts
with the following evidence base documents which assess a larger site boundary
which is capable of development:

1. Strategic Housing Land Availability Assessment SHLAA (2021) details a
potential site capacity of 93 dwellings

2. Moira Housing Sites (Page 1 & 2) details a potential site capacity of 93
dwellings
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3. Moira Site Assessment pages 4 & 5 also details a potential Site Capacity of 93
dwellings

At this stage we would strongly support the allocation of this site, but would propose
the site is allocated for 80 dwellings, therefore making best use of the site, with
biodiversity requirements being capable of being accommodated immediately to the
north on land within the same ownership.

The Site is developable and deliverable and is being promoted by a Land Promoter
with extensive experience of delivering residential, commercial, and industrial
developments. The landowner has been approached by a humber of housebuilders
who are seeking to purchase the Site. The Site can be delivered in the shorter term
1-3 years. Several technical based investigations have been commissioned to
evidence the Sites deliverability credentials along with a Vison Document for the Site.
These documents will be provided to the Council shortly to demonstrate the suitability
of the Site and to support an outline planning application. The Site Owner and
Promoter are committed to preparing and submitting a planning application for this
Site at the appropriate time.

In addition, the land to the north of the allocation is also in the control of the same
landowner which provides the opportunity for open space and Biodiversity Net Gain.

Proposed Limits to Development Document (January 2024)

Metacre support the proposed changes to the settlement boundary (LtD/Mo/05). The
site is partly within, but mostly adjoining the Limits to Development. Metacre would
like to re iterate the development limit could be further extended to the north of the
site to reflect the site area assessed in various Local Plan Evidence Base Documents.
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Declaration

I understand that all representations submitted will be considered in line with this
consultation, and that my comments will be made publically available and may be
identifiable to my name / organisation.

I acknowledge that I have read and accept the information and terms specified under the
Data Protection and Freedom of Information Statement.

Signed:

Date:15/03/2024

DATA PROTECTION AND FREEDOM OF INFORMATION STATEMENT

The personal information you provide on this form will be processed in accordance with the
requirements of the Data Protection Act 2018. It will be used only for the preparation of local
development documents as required by the Planning and Compulsory Purchase Act 2004, save
for requests of such information required by way of enactment. Your name, organisation and
representations will be made publicly available when displaying and reporting the outcome of
this statutory consultation stage and cannot be treated as confidential. Other details, including
your address and signature, will not be publicly available.

You should not include any personal information in your comments that you would not wish to

be made publicly available.

Your details will remain on our planning policy database and will be used to inform you of future
consultations and progress in respect of local development documents. If at any point in time
you wish to be removed from the database, or to have your details changed, please contact the

Planning Policy team on 01530 454 676 or planning.policy@nwleicestershire.gov.uk.

Please send completed forms to plannina.policv@nwleicestershire.gov.uk or
Planning Policy Team, NWLDC, PO Box 11051, Coalville LE67 OFW

The deadline for responses is the end of Sunday (11.59pm) 17 March 2024
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PART B - Your Representation

Please use a separate sheet for each policy, proposed allocation or specific
change to the Limits to Development, you wish to respond to.

1. To which consultation document does this representation Proposed policies

relate? X | Proposed housing and

employment allocations

Proposed Limits to
Development Review

2. Please state which section (for example, page/paragraph number/policy/allocation/Limits to
Development change) of the consultation document your response relates to.

Use this box to set out your response.

Please see attached Representation Statement and associated appendices.

(Continue on a separate sheet /expand box if necessary)
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Declaration

I understand that all representations submitted will be considered in line with this consultation,
and that my comments will be made publicly available and may be identifiable to my name /
organisation.

I acknowledge that I have read and accept the information and terms specified under the
Data Protection and Freedom of Information Statement.

Signe

Date: 15/03/2024

DATA PROTECTION AND FREEDOM OF INFORMATION STATEMENT

The personal information you provide on this form will be processed in accordance with the
requirements of the Data Protection Act 2018. It will be used only for the preparation of local
development documents as required by the Planning and Compulsory Purchase Act 2004, save for
requests of such information required by way of enactment. Your name, organisation and
representations will be made publicly available when displaying and reporting the outcome of this
statutory consultation stage and cannot be treated as confidential. Other details, including your
address and signature, will not be publicly available.

You should not include any personal information in your comments that you would not wish to be
made publicly available.

Your details will remain on our planning policy database and will be used to inform you of future
consultations and progress in respect of local development documents. If at any point in time you
wish to be removed from the database, or to have your details changed, please contact the
Planning Policy team on 01530 454 676 or planning.policy@nwleicestershire.gov.uk.

Please send completed forms to planning.policy@nwleicestershire.gov.uk or
Planning Policy Team, NWLDC, PO Box 11051, Coalville LE67 OFW

The deadline for responses is the end of Sunday (11.59pm) 17 March 2024
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INTRODUCTION

These representations are made by Oxalis Planning Limited behalf of the Curzon Coaker Trust
and CHC Coaker Children’s Settlement.

We are promoting land on the north-western edge of Kegworth which is identified in the
emerging Draft Local Plan as a draft employment allocation. We have previously submitted
representations to the Council’s consultations and responses to the ‘call for sites’ process.

These representations provide our response to North West Leicestershire District Council’s

Draft Local Plan Consultation.
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RESPONSE TO CONSULTATION

Draft Local Plan Objectives

We agree with the draft objectives. We welcome the emphasis on sustainability which runs
through the objectives and which recognises that sustainable development is not simply about
design innovation, but also includes delivering development in the right locations.

In this regard, the proposed allocation of EMP73, at Kegworth, responds positively to the
identified objectives.

Draft Allocation EMP73 — Land North of the A6 Derby Road and Land North of the A453
Remembrance Way, Kegworth

We support the Council’s inclusion of draft employment allocation EMP73, formed from two
parcels of land to the north and south of the A453, Remembrance Way.

In order for site allocations to be successful and sustainable, they need to be in the right
locations. Kegworth is identified in the Settlement Hierarchy as a ‘Local Service Centre’ which
can accommodate and support growth. In this broad sense, Kegworth is the right place for
employment space, at an appropriate scale, to be proposed.

On the edge of Kegworth and adjacent to the A453 and M1, draft allocation EMP73 is an ideal
location, which would deliver employment space close to existing communities, whilst also
delivering on the strategic locational requirements of the market.

Strategic connections to the wider area are of paramount importance to many occupiers. As
such, employment sites with direct links to the strategic road network (the M1, A50, A42 and
A453) will be most attractive to market and draft allocation EMP73 delivers on this strategic
requirement.

As noted in the allocation wording, access to both parts of the allocation will be taken from a
safe and suitable point on the A6, with the northern parcel accessed from a new link under the
A453. The scheme will be delivered in line with national requirements, which includes any
necessary mitigation package and off-site highway improvements, which will be determined at
the planning application stage.

Specifically with regard to the part of the allocation on land north of Remembrance Way, the
supporting text for the policy states that the land “is identified on the current flood risk maps
as being within Flood Zone 3 and the site promoters are undertaking more detailed flood
modelling work and are liaising with the Environment Agency to establish the actual level of
flood risk.”

Further modelling work which we have undertaken to assess the flood risk for the site
demonstrates that the current Flood Zones identified for the northern parcel are fundamentally
wrong. The majority of the site is elevated 1-3 metres above the 1 in 1000-year flood levels
and therefore should be reclassified as Flood Zone 1. A Technical Note is appended to this
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representation statement which sets out the work and position (see Appendix 1). It clearly
shows that the flood risk picture for this area is more nuanced than that indicated through the

publicly available Environment Agency Flood Map.

In this regard, the Environment Agency has confirmed that they are reviewing the Flood Map,
which will be updated in due course to reflect more accurately the flood risk situation for this
area. Please find correspondence confirming this at Appendix 2 of this Statement. We are
confident that this update will demonstrate that the land proposed in draft allocation EMP73 is
not at significant flood risk, in line with our technical work.

Overall, allocation EMP73 is a sensible, logical and appropriate inclusion for employment

space.
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SUMMARY AND CONCLUSIONS

These representations are made by Oxalis Planning Limited on behalf of the Curzon Coaker
Trust and CHC Coaker Children’s Settlement.

They relate to land on the north-western edge of Kegworth, which has been identified in the
emerging Draft Local Plan allocations as an employment allocation (EMP73).

We support draft allocation EMP73 which is a sensible and logical allocation for employment
development. It has the capacity to deliver employment land close to existing communities
whilst meeting the market’s locational requirements with regard to proximity to the strategic
road network.

The draft allocation rightly identifies the need for a safe and suitable access to both parcels of
land, which will be delivered as part of any development scheme.

The draft allocation also references flood risk for the northern land parcel. We have undertaken
work which demonstrates that the current Flood Zone identification is incorrect, highlighting
that the current Environment Agency Flood Maps do not reflect the actual context. This is
supported by the appended Technical Note which demonstrates that the land proposed for
allocation is not at significant flood risk. We understand that the Environment Agency is
reviewing the mapping to ensure better accuracy for this location.

Overall, we strongly support the inclusion of employment allocation EMP73 in the Draft Local
Plan.
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Appendix 1
BWB Technical Note
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Job No. Document No. Rev. Page

232421 LNK-BWB-ZZ-XX-RP-YE-0002 PO1 Page 1
Project Date Prepared Prepared by
Land North of Kegworth 18/12/23 Robin Green
Title Authorised by
Flood Zone Challenge Keith Alger

Introduction:

This note has been prepared to summarise a review of the Environment Agency (EA) Flood Maps for
Planning (FMfP) within the vicinity of three sites that are being promoted for development in northwest
Leicestershire (NGR: SK477279).

The three sites are located to the east of the M1 within the vicinity of junction 24. Currently the FMfP
identifies that the two most southern sites fall within Flood Zone 1, and that the northern site is entirely
encompassed by Flood Zone 2 and 3.

A review of EA river models and topographical data has been undertaken and this has identified that
the Flood Zone extents in this northern parcel are significantly overestimated. This note presents
evidence for more refined and accurate Flood Zones in the northern site.

Data Review:

The FMfP outlines that cover the northern site (see Figure 1) have the appearance of a manually drawn
polygon. Their outline is not reflective of hydraulic model output, it does not follow the local
topography, and Flood Zone 2 and 3 share the same outline — which is unrealistic.

There are areas of the country where the FMfP has been informed by observed flood outlines, which
gives the outlines a manually drawn appearance. However, in this instance the recorded flood outlines
published by the EA do not identity any observed historical river flooding within the vicinity of the site
(see Figure 2).

The dominant sources of fluvial flood risk in the local area are the River Trent (located 2.5km to the
north) and the River Soar (located 1.3km to the east). Hydraulically modelled floodplain outlines have
been obtained from the EA (see Figure 3). These identify that it is only the boundary of the northern site
that potentially falls within the 1.0% and 0.1% annual probability floodplains (equivalent to Flood Zone
3 and Flood Zone 2 respectively). The remainder of the site is shown to be at low risk (equivalent to
Flood Zone 1).

The Lockington Brook is a much smaller watercourse than the Trent and Soar, but it flows in closer
proximity to the site (500m to the north). Hydraulically modelled floodplain outlines for this watercourse
were obtained from the EA, which confirm that this also does not pose a flood risk to the site (see Figure
4).

There are a number of smaller watercourses present in the local area which are not explicitly modelled
by the EA. The Risk of Flooding from Surface Water (RoFSW) dataset can be used as a high-level proxy
for the potential floodplain associated with these minor channels. A review of the data (see Figure 5)
identifies that the sites are generally at very low risk from surface water sources; only isolated areas of
ponding water within localised depressions are predicted. No significant flood route or floodplain are
shown.

Therefore, the Flood Zone 3 & 2 classification of the northern site is not considered to be appropriate.

© Copyright BWB Consulting Ltd. www.bwbconsulting.com
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Proposed Northern Parcel Flood Zone Outlines:

To digitise a more accurate outline for Flood Zone 3 and 2, a topographical survey of the northern site
was undertaken in November 2023.

Peak flood levels from the EA river models have been projected against the topographical data to
generate floodplain outlines.

Peak flood levels are shown in Figure 6 overleaf. These show that the EA River Trent, Derbyshire model
provides the more conservative flood levels. Therefore, these were adopted in the exercise. The
adopted flood levels are as follows:

e 1in 100-year: 30.39mAOD
e 1in 1000-year: 31.06mAQOD

The floodplain outlines derived from the topographical survey are illustrated within the accompanying
plan ref: LNK-BWB-ZZ-XX-DR-YE-0001.

It should be noted that the floodplain outlines derived from the topographical survey are more
extensive in the site than the EA modelled outlines would suggest (and as shown in Figure 3 and Figure
6). This is because the very north of the site was artificially lowered to provide compensatory floodplain
storage for the nearby East Midlands Gateway development. This lowered area is present in the
topographical survey and the latest EA LIDAR, but itis omitted from the DTM used in the EA river models.

While the northern most area of the site is shown to be low lying and within the floodplain, the southern
area is shown to be elevated above flood levels, with ground levels rising to over 34mAQOD at the A453.

The combined floodplain outlines from the EA River Trent, EA River Soar, and those derived from the
topographical survey are presented within Figure 7.

This is a more accurate and appropriate Flood Zone extent for the site.

© Copyright BWB Consulting Ltd. www.bwbconsulting.com
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Summary:

Flood Zone 3 and 2.

re-classified as Flood Zone 1.

None of the available EA flood datasets identify a flood risk at the northern site that would justify the
current extent of Flood Zone 3 or Flood Zone 2. The current Flood Zones are fundamentally incorrect.

Based on EA hydraulic river model data, and peak modelled flood levels compared against a site
topographical survey, only the low-lying area in the northern half of the site should be classified as

The remainer of the site is elevated 1 to 3 metres above 1 in 1000-year flood levels, and so it should be

© Copyright BWB Consulting Ltd.

www.bwbconsulting.com
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Robin Green Our Ref: EMD-339436
Via Emaiil

Your Ref:

Date: 12 January 2024

Dear Robin
Enquiry regarding — Flood Challenge- Land North of Kegworth

Thank you for your enquiry which was received on 19 December 2023. Please see the
response from our technical team below:

Thank you for your query regarding the Flood Zones near Kegworth.

As you show, the Flood Map for Planning at this location is not reflective of hydraulic
model output or within a recorded flood outline. We agree that this is showing an over-
estimate of flood risk and is not considered to be appropriate. We will be updating our
flood risk map products: Flood Zones (on Flood Map for Planning), Risk of Flooding
from Rivers & Sea (RoFRS) and Risk of Flooding from Surface Water (RoFSW) in
2024/5 as part of the new National Flood Risk Assessment (NaFRA2).

In preparation for these changes, there is currently a pause on updates to these
mapping products. Due to this pause and awaiting the outputs from NaFRA2, we are
unable to confirm at this time what the updated Flood Zones will look like at this
location. However, it is likely that the Flood Zones will be re-classified to mirror the
extent of the hydraulic modelling as shown on page 4 of your report.

Our new National Flood Risk Assessment will bring many improvements to our flood
risk information, including updated national modelling (which uses a better
representation of topography and finer level of detail) as well as incorporating local
detailed modelling where we have it. Therefore, we would advise waiting until after
these are published to check our new flood risk information.

We respond to requests under the Freedom of Information Act 2000 and Environmental
Information Regulations 2004.

Please refer to Open Government Licence which explains the permitted use of this
information.

Please get in touch if you have any further queries or contact us within two months if
you’'d like us to review the information we have sent.

Yours sincerely

Environment Agency, Trentside Offices, Scarrington Road, West Bridgford, Nottingham, NG2 5BR.
Customer services line: IEEEEG_G =M E— I

[ ]
Cont/d..



Tyler Marsh
Customers & Engagement Officer
East Midlands

For further information please contact the Customers & Engagement Team ol

Direct e-mail-- [

Environment Agency, Trentside Offices, Scarrington Road, West Bridgford, Nottingham, NG2 5BR.

Customer services line: [ EEG—_GE— I I
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PART B - Your Representation

Please use a separate sheet for each policy, proposed allocation or specific
change to the Limits to Development, you wish to respond to.

1. To which consultation document does this representation Proposed policies

relate? X Proposed housing and

employment allocations

Proposed Limits to
Development Review

2. Please state which section (for example, page/paragraph number/policy/allocation/Limits to
Development change) of the consultation document your response relates to.

Proposed New Housing Settlement at Isley Woodhouse (Policy IW1
I object to the above policy for the following reasons:

The proposed new town is in the wrong place. It would be located opposite both Donington
Park Racetrack and East Midlands Airport.

Diseworth has experienced an increase in flooding since the run-off from DHL and the airport
was directed into Diseworth brook. Fields surrounding the village currently absorb much of the
rainfall but if these were built on, more water would find its way into the brook increasing the

likelihood of flooding.

Diseworth sits in a dip where air pollution from the airport and the M1 already gathers. A new
settlement above Diseworth would make this worse.

The policy states that Biodiversity would be improved if the settlement were to be built. How is
this possible following the destruction of so much farmland and so many trees and hedgerows.

The local doctor’s surgeries are already stretched. Unless a new medical facility was built first,
local services would not cope with the increase in the local population.

The potential location for the Freeport development (EMP90)

The area of green farmland which would be concreted over is huge, especially when compared
with the size of Diseworth which it borders. It would be sited on a hill overlooking the village
making the tall warehouses which would be built appear to be even taller. No amount of
screening will be able to hide them. The 24/7 light and noise pollution from the site would be
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bad for residents physical and mental health.

No amount of drainage would capture all the rainwater which would have fallen on green fields,
and which would now fall on concreted/tarmacked areas. The excess would run off and, due to
the Freeport location, would flow towards Diseworth . The village already suffers from flooding
following heavy rain and this would make the situation worse.

So much valuable farmland would be covered under concrete. So much local wildlife would be
lost.
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Declaration

I understand that all representations submitted will be considered in line with this
consultation, and that my comments will be made publically available and may be
identifiable to my name / organisation.

I acknowledge that I have read and accept the information and terms specified under the
Data Protection and Freedom of Information Statement.

Signed: James Agar

Date: 14/3/24

DATA PROTECTION AND FREEDOM OF INFORMATION STATEMENT

The personal information you provide on this form will be processed in accordance with the
requirements of the Data Protection Act 2018. It will be used only for the preparation of local
development documents as required by the Planning and Compulsory Purchase Act 2004, save
for requests of such information required by way of enactment. Your name, organisation and
representations will be made publicly available when displaying and reporting the outcome of
this statutory consultation stage and cannot be treated as confidential. Other details, including
your address and signature, will not be publicly available.

You should not include any personal information in your comments that you would not wish to
be made publicly available.

Your details will remain on our planning policy database and will be used to inform you of future
consultations and progress in respect of local development documents. If at any point in time
you wish to be removed from the database, or to have your details changed, please contact the
Planning Policy team on 01530 454 676 or planning.policy@nwleicestershire.gov.uk.

Please send completed forms to planning.policy@nwleicestershire.qgov.uk or
Planning Policy Team, NWLDC, PO Box 11051, Coalville LE6G7 OFW

The deadline for responses is the end of Sunday (11.59pm) 17 March 2024
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PART B - Your Representation

Please use a separate sheet for each policy, proposed allocation or specific
change to the Limits to Development, you wish to respond to.

1. To which consultation document does this representation X Proposed policies

?
relate? Proposed housing and

employment allocations

Proposed Limits to
Development Review

2. Please state which section (for example, page/paragraph number/policy/allocation/Limits to
Development change) of the consultation document your response relates to.

EMP90 (the EMA / SEGRO industrial / warehousing development to the East
of Diseworth) and
IW1 (Isley Woodhouse new settlement to the West of Diseworth).

I have lived in Diseworth since 1996. It is an extraordinary community that has long history

| urge you to review EMP90 and IW1 together because they will together contribute to overwhealming
loss of green space around this community, consequently they will hugely increase the probability of
flooding in the village. Flooding has impacted parts of the village twice in the last twelve months but
hardly at all in the previous twenty

EMP90 Industrial Development East of Diseworth:

My understanding is that there are two proposed developments in the pipeline:

1: a proposal by EMA to develop south of the A453 down to Hyams Lane.

2: SEGRO’s proposal to develop south of Hyams Lane down to Long Holden.

For a sense of scale, please see this mock-up of the village of Diseworth superimposed on those two sites:

| do not believe that this amount of development can be mitigated by screening or landscaping

And the current road system would be overwhealmed by the probable increase in Traffic
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This village has been cared for by generations of residents since Roman times but sadly from reading the
NWLDC Draft Local Plan, | question whether NWLDC has any regard for this village at all. The POLICY EMP
90 If enacted, would, | believe lead to the loss of this ancient conservation village as a viable community,
sacrificing hundreds of acres of countryside, productive farmland and wildlife habitat. To basic business
greed

Diseworth already experiences periods of reduced air quality as a consequence of its location adjacent to
three major roads M1 ,A42 and A50. We also receive emissions from East Midlands Airport

Additional air quality reductions as a result of EMP90 will surely contribute to ill health of residents

The cumulative increase in an already high level of ambient night time lighting resulting from incremental
EMP90 business activities will doubtless have a negative impact on the health and wellbeing of Diseworth
residents both human and animal

It seems that the Freeport designation is being viewed as giving licence to trample all over this village and
its environment and pay little regard to the mental and physical wellbeing of its residents

Yet elsewhere in the Draft Local Plan NWLDC is

NWLDC's proposals for these developments conflict starkly with other laudable policies in the DLP which
promote a relatively benign and caring approach .

Both EMP 90 and IW1 appear to be driven by an assumption that the Freeport will generate new jobs
requiring new workers but that is not consistent with this area having an excess of workers already. So
why here? Or are we to assume that this is simply central government riding roughshod over our local
authorityand isueing you with an instruction ? And if that is the case how am | to be represented in this
or are we no longer part of the equation

What will be the legacy for NWLDC. Do you wish to be remembered for approving the trashing of a huge
area of the county and damaging Diseworth, Long Whatton and Isley Walton? Or is the council willing to
stand up and be counted in the defense of this community and democracy against a hostile commercial
attack on
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IW1 (Isley Woodhouse new settlement to the West of Diseworth).

A proposed new town about the size of Castle Donington) to the west of Diseworth , unlike the
EMP90 proposal, is not within the Parish of Diseworth & Long Whatton. But, its impact on
Diseworth would be significant.

Seen in conjunction with the EMP90 proposal, this will crush Diseworth from both sides, with
loss of a further 750 acres of agricultural land and ancient hedgerows.

e Diseworth is already subject to increasingly frequent flooding from the west. Where will
all the increased water from IW1 go?

e Air quality: With the prevailing westerly wind towards Diseworth, combined with
Diseworth’s situation in a dip (61 metres above sea level), how will the increased air
pollution be managed? The current ‘Green Lung’ to the west of Diseworth, with its ability
to scrub the air, will be lost to the new settlement. Why?

e Why does so much of County & District Council’s housing requirement need to be
concentrated in this place, which comprises solely of green fields?

e The IW1 proposal seems to me to be linked to Freeport development; Industrial
development to the east of Diseworth, new settlement to the west of Diseworth.
The cumulative impact of both of these proposals MUST be viewed as a whole for
planning purposes.

¢ Increased pollution of all kinds for Diseworth ... noise, air, light, traffic emissions (not just
tailpipe, but increasing concern about tyre particulates) PM2.5 levels are periodically
measurably high
Again, this MUST be seen together with the EMP90 proposal, as well as East Midlands
Airport’s continued expansion and current implementation of brighter lighting which is
already polluting Diseworth.

Our location on the borders of three Counties adds to our vulnerability as the multiple local
authorities do not apparently need to liaise about planning matters

Global Warming and Climate Change is real, is accelerating, and human activities are a major
contributory factor. NWLDC declared a Climate Emergency in 2019, and set targets to achieve a
Net Zero Carbon Council by 2030 and a Net Zero Carbon District by 2050.

So how are these policies the EMP90 and IW1, plus continued expansion of East Midland Airport
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(all three of which surround Diseworth), consistant with driving us towards Net Zero.

Doesn’t the destruction of hundreds of acres of carbon sink countryside either side of Diseworth
to enable the building of EMP90 and IW1 puts us straight into carbon deficit before a spade is
even put into the ground

Why do these developments have to involve the destruction of Diseworth’s Green Lungs?
Destroying open, rolling countryside to build them is totally inappropriate.

Surely there must be a balance between achieving reasonable economic growth, profit, and
destroying our environment to achieve it.

| believe that the EMP90 and IW1 proposals, combined with continued EMA expansion, have
got this balance utterly wrong.

SUMMARY:
my beloved village is under threat from three primary sources:

To the East, within our Parish: EMP90 industrial development.
To the West, bordering on our Parish: IW1 new town.

To the North: East Midlands Airport. Diseworth is located one mile south of the plateau on which
EMA sits. EMA already has significant growth plans for the future, for both cargo and passenger
flights. This EMA expansion gives me particular concerns about deteriorating local air quality

EMA has recently installed new LED lighting which has increased light pollution shining directly down
the hill into Diseworth. EMA did this without prior consultation with, or involvement of, Diseworth
residents. Not the action of a considerate neighbour I’'m sure you will agree

| am asking NWLDC Not to include either EMP90 Or IW1 in the revised local plan

Declaration

I understand that all representations submitted will be considered in line with this consultation, and that
my comments will be made publically available and may be identifiable to my name / organisation.

I acknowledge that I have read and accept the information and terms specified under the Data
Protection and Freedom of Information Statement.

Signed: Erika Wood 14/03/2024
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DATA PROTECTION AND FREEDOM OF INFORMATION STATEMENT

The personal information you provide on this form will be processed in accordance with the
requirements of the Data Protection Act 2018. It will be used only for the preparation of local
development documents as required by the Planning and Compulsory Purchase Act 2004, save
for requests of such information required by way of enactment. Your name, organisation and
representations will be made publicly available when displaying and reporting the outcome of
this statutory consultation stage and cannot be treated as confidential. Other details, including
your address and signature, will not be publicly available.

You should not include any personal information in your comments that you would not wish to
be made publicly available.

Your details will remain on our planning policy database and will be used to inform you of future
consultations and progress in respect of local development documents. If at any point in time
you wish to be removed from the database, or to have your details changed, please contact the
Planning Policy team on 01530 454 676 or planning.policy@nwleicestershire.gov.uk.

Please send completed forms to planning.policy@nwleicestershire.gov.uk or
Planning Policy Team, NWLDC, PO Box 11051, Coalville LE67 OFW

The deadline for responses is the end of Sunday (11.59pm) 17 March 2024
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12.

1.3.

14.

14.1.

14.2.

14.3.

1.5.

P

Introduction

These representations are submitted by Pegasus Group on behalf of Davidsons
Developments Limited in response to the North West Leicestershire Local Plan Regulation 18
Consultation on the Draft Local Plan.

Our clients wish to make comments on the Proposed Housing and Employment Allocations
consultation document and Proposed Policies consultation document.

These representations relate to our client’s interests at Land to the rear of 11la High Street,
Ibstock.

Our clients have previously engaged in the preparation of the plan including making
representations to the Development Strategy Options & Policy Options consultation in
March 2022 and submissions to the Strategic Housing Land Availability (SHLAA) Call for Sites.
The site has been given SHLAA reference |b20 Land to the rear of 111a High Street, Ibstock.

Appendix A provides an indicative concept masterplan of the site, which is capable of the
early delivery of 46 homes (open market and affordable) at the heart of one of the most
sustainable settlements in the District with excellent accessibility to all the services and
facilities in Ibstock. Appendix A also shows it's central location in the settlement.

The site is technically unconstrained, suitable, achievable, and available for early delivery in
the plan period as the Council concluded in its SHLAA assessment of the site.

Indeed, the principle of residential development on this site and its suitability, locationally,
has already been established following identification of the site by the Council as a residential
allocation in the previous North West Leicestershire Local Plan (adopted 2002). The site
didn't come forward due to issues with access, but these concerns have now been overcome
with access secured by the landowner from the High Street.

Please find below Part A of the response form and declaration. The remainder of this

document relates to Part B of the response form and clearly sets out which document and
policy/paragraph the representations relate to.

Part A - Personal Details

Personal Details Agent’s Details

Title Mr Mrs
First Name Greg Clare
Last Name Hutton Clarke
Job Title Strategic Planner Director
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2.1

2.2.

2.3.

24.

2.5.

2.6.

27.

Proposed Housing and Employment Allocations

Draft Policy H2 — Housing Commitments

The Proposed Housing and Employment Allocations consultation document sets out that
Draft Policy H2 will provide a list of housing commitments in the Publication version of the
Local Plan (Regulation 19). This is an unnecessary policy, commitments can be set out in the
housing trajectory, there is no need to include them in a policy.

Draft Policy H3 — Housing Provision — New Allocations

Draft Policy H3 — Housing Provision - New Allocations outlines the proposed housing
allocations to meet the remaining need for around 5,693 dwellings, once completions and
commitments are taken into account.

Insufficient Supply of Housing

As set out elsewhere in response to Draft Policy S1 and HI, the remaining provision figure
needs to be updated to reflect a rebased and extended plan period and the 10% buffer
should be applied to the total housing requirement. This is likely to increase the remaining
provision figure significantly.

The Proposed Housing and Employment Allocations consultation document already has a
shortfall in the supply of sites and this also needs to be addressed. Whilst it is the Council’s
aim to address this shortfall through additional allocations in the Coalville Urban Area, this
may not be practical and other options should be considered.

The Council have already had to compromise on the original aims of the strategy in the urban
area by proposing an allocation in an Area of Local Separation and the list of allocations
includes a housing figure for undefined Coalville Town Centre Regeneration sites and a Broad
Location West Whitwick made up of a number of individual sites. Even with these included,
there is a shortfall and there is a possibility that this shortfall in the Coalville Urban Area will
increase following this consultation and further work on deliverability.

Sustainability Appraisal Site Assessment: 1b20 Land to the rear of 111a High Street,
Ibstock

Our client’s site, Land to the rear of 111a High Street in lbstock, should be reconsidered, and
allocated for residential development for 46 dwellings, in light new evidence submitted with
these representations, particularly in the context of how sustainably located this site is, that
there is no technical or other constraint to preclude the early delivery of the site and in the
context of the shortfall identified in housing supply. It would also make a welcome and early
contribution to the much-needed supply of affordable homes in the District.

The site lies to the south of Ibstock off the High Street, very well related to the existing
settlement form and within easy walking distance of the good range of services and facilities
available in the settlement, including a nursery school, post office and convenience stores. In
addition, lbstock Junior School and St Denys Infant School are both located within
approximately 650m from the site and the nearest bus stop in 300m from the site on
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2.8.

2.9.

2.10.

21

212.

213.

214.

215.

2.16.

Melbourne Road and provide access to the 15 service to Coalville which runs every 30 mins
during the day.

This site has previously been selected as suitable location by the Council for housing
development and allocated in the previous North West Leicestershire Local Plan (adopted
2002). At the time there were concerns with the access to the site, which prevented it from
coming forward, but these issues can now be overcome (as agreed with the Highway
Authority).

There is an opportunity for this site to provide additional homes, including affordable homes,
in one of the most sustainable settlements in the District, helping to support the delivery of
the proposed school on Leicester Road, Ibstock and without significantly impacting on the
overall preferred housing distribution strategy.

The site offers the opportunity to provide 46 high quality and well-designed homes, including
affordable homes. Appendix A shows an lllustrative Layout for the site, which highlights how
well related the site is to the form of the settlement, with access to/from High Street located
within the limits to development. It shows how homes could be accommodated within the
site without any significant adverse impacts, as demonstrated through the Sustainability
Appraisal site assessment, as well as achieving the required biodiversity net gain.

The site is in the control of Davidsons Developments, well-respected a local housebuilder
with an excellent track record of delivering high quality schemes across Leicestershire (5-
star rated builder in the HBF/NHBC customer satisfaction survey). There is no landownership
or legal constraints to the development of the site.

The key issue preventing the site being included in the Local Plan as a draft allocation relates
to heritage considerations in seeking to achieve a suitable access to the site.

The Highway Authority has previously raised concerns about whether a suitable access to
the highway network can be achieved in the gap between 109 and 111a High Street to offer 2-
way traffic, or pedestrian walkways. Since this assessment was published, we have engaged
with the Highways Authority and they have now accepted the principle of the proposed Site
Access, shown in Appendix B. This important and clearly relevant updated position needs to
be reflected in the site assessment of site [b20.

The site access and the western part of the site is within the lbstock Conservation Area. The
site is adjacent to the curtilage of two Grade Il Listed Buildings; No. 119 and No. 121 High Street.
It is therefore important that the development scheme demonstrates that the proposals
would not be harmful to the character and appearance of the conservation area through
impact on setting and on the setting of the listed buildings.

Our clients have worked with a heritage consultant (Gail Stoten, Executive Director (Heritage)
Pegasus Group), to advise on the heritage concerns raised and to consider the most
appropriate solution to achieve both an appropriate access and minimise the harm on the
character and appearance of the conservation area and setting of the listed buildings.
Appendix C provides carefully considered 3D visualisations of how this could be achieved.

It is proposed that the boundary wall to 111 High Street will be removed to accommodate the
site access and a carefully considered replacement wall provided along the perimeter of the
access road. The style of the wall and its materials (using reclaimed brick if possible) will be
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2.18.

2.19.

2.20.

2.21.

2.22.

sympathetic to the Conservation Area, seeking to reflect the existing wall along the High
Street so as to remain in character with the vernacular of the local area. Our clients would
welcome the opportunity to discuss this further with the Conservation Officer and
Leicestershire County Council as Highway Authority.

There are two further aspects of the Sustainability Appraisal that need to be reviewed and
updated. The first relates to the significant negative score for flood risk. It is important to
emphasise that this flood risk affects an area of the site which is not proposed for housing
and is unlikely to be included in any future planning application. This score should be updated
to reflect this or the land in flood risk excluded from the site boundary to more accurately
reflect how the site will be brought forward for development.

The second aspect of the Sustainability Appraisal which needs to be reviewed and updated
is the assessment of land use efficiency. The site scores a significant negative for this despite
the site being proposed at 39 dwellings per hectare net density, with a coverage of 16,165
sqft/acre. The western area of the site is proposed as open space to respect the
Conservation Area and respond to the requirements of biodiversity net gain. It is unclear in
this context how the site could be used any more efficiently, or any other site of a similar size
given the requirements for mandatory net gain in biodiversity.

The updated information set out above should be used to inform an update to the site
assessment. This site offers a way of reducing the shortfall identified in a sustainable location
and without undermining the overall strategy for concentrating growth in the most
sustainable settlements in combination with a new settlement.

Deliverability Evidence

It will be important that the proposed housing allocations identified in the Publication Local
Plan provide a sufficient supply of deliverable and developable land to deliver the Council’s
housing requirement over a 15-year plan period from adoption. This supply should also
ensure that a five-year supply can be maintained throughout the plan period.

This site can be delivered (i.e. built-out) within years 0-5.

Whilst it is recognised the plan is at an early stage in terms of allocating sites, the Publication
Plan will need to be supported by robust deliverability evidence underpinning all the
proposed allocations. This should include confirmation on availability, achievability and
realistic lead in times and trajectories.
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3.2.

3.3.

3.4.

3.5.

3.6.

3.7.

3.8.

Proposed Policies: Chapter 4 - Strategy

Draft Policy S1 - Future Housing and Economic Development
Needs

Draft Policy S1 - Future Housing and Economic Development Needs proposes a housing
requirement of 686 dwellings each year, and 13,720 dwellings over the plan period of 2020-
2040. This includes the Local Housing Need for the District of 372 dwellings each year (April
2022), identified through the standard method and the apportioned unmet need of Leicester,
as agreed in the Statement of Common Ground, which was signed by the Council in
September 2022.

Housing Requirement

The proposed approach to the housing requirement for the District is supported. This a
positive response to the duty to cooperate and the apportioned unmet need identified in
the Leicester and Leicestershire Statement of Common Ground.

It is recognised in the Proposed Policies document that the apportionment of the unmet
need from Leicester was informed by the need to balance housing and employment growth.
Even without the declared unmet need from Leicester City, the Council would have needed
to uplift the housing requirement above the standard method Local Housing Need to ensure
housing growth matched the future employment growth that is expected.

The proposed approach provides a robust housing requirement, which is positively prepared,
effective and consistent with national policy.

Plan Period

The Proposed Policies document identifies a proposed plan period of 2020-2040. This is
falls short of providing a 15-year time horizon from the adoption of the plan, in line with
paragraph 22 of the NPPF.

The current Local Development Scheme anticipates Regulation 19 consultation on a
Publication Local Plan (Regulation 19) in January to February 2025 and Submission in May
2025. The Examination in Public process takes on average a year but can take longer, as seen
in neighbouring Charnwood, where the Examination has been underway for over two years.
This would suggest adoption could be Summer 2026 at the earliest, part way through the
monitoring year 2026/27. This would leave less than 14 years from adoption.

The Council will be submitting the Local Plan close to the government's 30 June 2025
deadline for submitting plans under the current system, before the planning reforms come
in. The potential for delays is therefore increased by the potential influx of Local Plans and
the impact on the capacity at the Planning Inspectorate to manage Examinations.

The Council can avoid further unnecessary delays during the Examination process by
extending the plan period now to at least 2041 and, given the potential for delays, it is
suggested it is extended to at least 2042. At this stage in the process this change can be
made without undermining the overall strategy or creating the need for additional
consultation as there will be further consultation at the Regulation 19 stage in any case.
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3.10.

3.1

3.12.

3.13.

Consideration should be given to rebasing the plan period to April 2024 before the
Publication Local Plan is consulted on in January 2025 and the plan is submitted. The
completions data shows that the unmet need from Leicester and the local housing need for
the District have been met since 2020 and so there is no benefit in the Local Plan looking
back.

The standard methodology is updated each year in March by the affordability ratio data. This
update means the Local Housing Need figure arising from the standard method takes
account of past over or under provision and therefore the plan period show start at the April
after the last update until the local housing need figure is fixed for two years from submission
of the Local Plan.

Draft Policy S2 — Settlement Hierarchy

Draft Policy S2 — Settlement Hierarchy identifies Ibstock as one of three Local Service
Centres.

Paragraph 4.23 of the proposed policies consultation document sets out that these six
settlements form the central part of our settlement hierarchy and willaccommodate the vast
majority of new development.

The recognition of Ibstock as a sustainable location for additional growth over the plan period
is supported.
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4.3.
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4.5.

4.6.

4.7.

Proposed Policies: Chapter 5 — Creating
Attractive Places

Draft Policy AP1 - Design of New Development (Strategic
Policy)

The Proposed Policies consultation document does not include draft policy wording for AP1
— Design of New Development, but sets out the intention to update the current policy in line
with national guidance and to reflect current work on the Good Design Supplementary
Planning Document.

In principle the proposed approach to streamline the design policy in favour of more detailed
guidance in a Supplementary Planning document is supported.

The Council need to consider the implications of District Wide Design Codes/Design Guides.
There is potential for design codes to stifle good design rather than encourage it, create
uniformity and formulaic developments. North West Leicestershire have a successful
approach to design which the proposed Supplementary Planning Document approach can
further support.

Draft Policy AP2 — Amenity

The provision of a policy seeking to protect the amenity of occupiers and neighbouring
residents to new development is supported. Any future policy should support the
demonstration and provision of mitigation measures where necessary and appropriate to
address any potential amenity impacts.

Draft Policy AP4 — Reducing Carbon Emissions (Strategic
Policy)

Draft Policy AP4 — Reducing Carbon Emissions requires development to contribute to the
Council's aim for a carbon neutral district by 2050 by demonstrating how national energy
efficiency targets will be met, what measures have been taken to minimise energy
consumption, and what measures have been taken to reduce lifecycle carbon emissions and
maximise opportunities for the reuse of materials.

In addition, the policy requires renewable energy generation to be maximised on-site and
where on-site renewables to match the total energy consumption of the development/site
is demonstrated not to be technically feasible or economically viable, a financial contribution
will be required to the council’'s carbon offset fund to enable residual carbon emissions to be
offset by other local initiatives.

Draft Policy AP4 is not supported in its current form. If a net zero carbon policy is to be
implemented by the Council, must be fully evidenced, justified, and included in viability
considerations.
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4.13.

Additionally, the Written Ministerial Statement Planning: Local Energy Efficiency Standards -
13th December 2023 informed councils that the government expects examiners to reject
local plans that go beyond current national policy provisions.

The statement noted that improvements in building standards are already in force through
revised building regulations, alongside the ones that are due in 2025, demonstrating the
Government’'s commitment to ensuring new properties have a much lower impact on the
environment in the future. In this context, the statement noted that the Government does
not expect plan-makers to set local energy efficiency standards for buildings that go beyond
current or planned building regulations. The proliferation of multiple, local standards by local
authority areas can add further costs to building new homes by adding complexity and
undermining economies of scale. Any planning policies that propose local energy efficiency
standards for buildings that go beyond current or planned buildings regulation should be
rejected at examination if they do not have a well-reasoned and robustly costed rationale
that ensures that development remains viable, and the impact on housing supply and
affordability is considered in accordance with the National Planning Policy Framework

This same rationale must extend to requiring sites to match their total energy consumption
on site or pay financial contributions. This would go way beyond the national requirements
and has the potential to undermine viability and delivery and compete with the provision of
other forms of infrastructure. A site-by-site approach to energy generation also has the
potential to undermine economies of scale in the provision of sustainable sources of energy
and conflict the efficient use of land.

Draft Policy AP9 — Water Efficiency

Draft Policy AP9 — Water Efficiency proposes a requirement for all proposals for new
residential development to achieve the water efficiency standard of a maximum of 110 litres
of water per person per day. This is the national optional technical housing standard.

The Building Regulations require all new dwellings to achieve a 125 litres per day per person
(Part G), so this draft policy goes beyond the current national requirements.

This policy is not supported in its current form. Water efficiency is a matter dealt with
through Building Regulations and there is insufficient evidence provided for a locally needed
lower requirement. The evidence provided is for the wider Severn Trent Water area and does
not appear to be supported by consultation with key stakeholders such as Severn Trent
Water or the Environment Agency. There is also no evidence that the impact on viability has
been tested and therefore the implications on housing supply.
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6.2.

6.3.

6.4.

6.5.

6.6.

6.7.

Proposed Policies: Chapter 6 — Housing

Separately to the Housing and Employment Allocation consultation document which covers
Draft Policies H2 and H3, the Proposed Policies consultation document sets out the proposed
housing strategy and policies including in relation to the mix of housing, the standard of
housing, affordable housing, and addressing the housing need of the district.

Draft Policy H1 — Housing Strategy (Strategic Policy)

Draft Policy H1 outlines that the overall distribution of new homes will be guided by the
development strategy and settlement hierarchy.

The policy includes unnecessary repetition. Point (1) and (2) in the policy repeat Policy S1. In
particular point (2) which sets out the housing requirement for five-year supply calculations
and housing trajectory purposes, which is helpful, but is already set out in S1(4) so does not
need to be repeated here. Points (4) and (5) are simply cross-referencing other policies,
which is not necessary as the plan should be read as a whole.

This provision of a buffer is supported, this is essential for ensuring deliver of the housing
needed in the plan period. It is important that the buffer is applied to the whole housing
requirement figure, which it isn't currently. The proposed 10% buffer is the minimum level of
flexibility and contingency that is needed in a Local Plan to allow for changes in
circumstances and the failure of components of supply to deliver the expected numbers of
homes. Consideration should be given to increasing the buffer to 15% at this stage in the
process to reflect the potential for this to be reduced through the Examination process, as
proposed allocations are tested and examined in detail.

The Local Plans Expert Group report, 2016 continues to provide a useful and relevant baseline
in identifying the level of flexibility local planning authorities should look to build into their
plans. The Report recommended a 20% allowance for developable reserve sites to provide
extra flexibility to respond to change. An example locally is the Harborough Local Plan
adopted with 15% contingency buffer and this has benefited the Council with no issues of
housing land supply since the plan was adopted.

Draft Policy H4 —Housing Types and Mix (Strategic Policy)

Draft Policy H4 — Housing Types and Mix includes a dwelling size breakdown from the Housing
and Economic Needs Assessment and allows for a deviation of 5%. The draft policy requires
any further deviation to be justified with reference to character and context of the
application site, the local stock profile and dwellings which have been permitted/built or the
nature of the scheme. There are additional justifications for a deviation in the affordable
provision, related to evidence of need.

Whilst the need to provide a mix of housing types is understood, the proposed policy is not
supported as it does not have any regard to housing market evidence, economic conditions,
viability, and site-specific circumstances, all of which may affect the most appropriate mix
for a site. It is important that the policy allows for a flexible approach that will support the
deliverability of well-designed development.
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6.10.
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6.12.

6.13.

6.14.

6.15.

6.16.

It also uses evidence which is a snap shot in time and then proposes to apply this to
development throughout the plan period. The housing mix table from the Housing and
Economic Needs Assessment should not be included in the policy. Given the length of time
of the plan period, any policy relating to dwelling mix should refer to the most up-to-date
evidence available. The table should be moved to the supporting text and cross referenced
with a note that this evidence may be superseded through the plan period and the most up
to date evidence should be used.

Draft Policy H4 needs to be viability tested as part of the whole plan viability assessment and
considered in light of the potential impact on affordable housing delivery.

Draft Policy H5 — Affordable Housing (Strategic Policy)

In respect of affordable housing, the Housing and Economic Needs Assessment calculates a
net need of 382 affordable homes a year in the District and the Local Housing Needs
Assessment identified a need for 387 affordable homes a year, which is around 56% of the
total requirement.

The consultation document notes that the affordable housing requirements will be informed
by the findings of the whole plan viability assessment and so no percentage requirement or
tenure split is set out. This approach is supported and consultation on the outcomes of this
work would be welcome.

The Council may need to consider prioritising policy requirements and developer
contributions to ensure the plan is deliverable.

Draft Policy H7 — Self-build and Custom Housebuilding

This policy supports proposals for self-build and custom housebuilding where the site is
located within the Limits to Development, on general market housing sites of 30 or more or
in the countryside adjacent to the Limits to Development where certain criteria are met.

The requirement for sites of 30 dwellings or more to provide a minimum of 5% of the site’s
capacity as serviced plots for self-build and custom housebuilding is not supported in its
current form. This proposed policy will not boost the housing supply and ignores the clear
issues over the delivery of self-build plots as part of larger market housing sites.

Self-build and custom build owners will be free to design their own home, within the
constraints of the site wide planning permission. This flexibility has the potential to cause
issues as it creates uncertainty for purchasers of neighbouring conventional plots. This
uncertainty also relates to the duration of the construction period for the self and custom
build plots. By their nature, plot owners will progress some or all aspects of the build and this
creates a risk of the build programme overrunning or stalling. This can leave gaps in the street
scene, potential health and safety issues and amenity issues for neighbouring conventional
homes left next to a building site for some time.

This policy approach will create practical issues that should be given careful consideration.
It is essential that consideration is given to health and safety implications, working hours,
length of build programme and therefore associated long-term gaps in the street-scene
caused by stalled projects. There is the potential for unsold plots and the timescale for
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6.17.

6.18.

6.19.

6.20.

6.21.

6.22.

6.23.

6.24.

6.25.

reversion of these plots to the original housebuilder creates practical difficulties in terms of
co-ordinating construction activity on the wider site.

Another key issue to consider is whether large scale sites are where the self-builder and
custom-builders want to be located and what happens if plots are not taken up. This
approach to requiring a percentage of larger sites is unlikely to meet the aspirations of the
majority of those on the self-build register. The demand is likely to be for small scale sites
within rural areas rather than plots within more urban sites. Itis important that the aspirations
of self-builders are considered in the preparation of this policy to ensure it is effective.

Inspectors have rejected proposed policies in other plans that sought to require a specific
percentage of self-build on allocated sites (see Blaby Part 2 Local Plan Inspector's report).

Whilst there is general support for the concept of self-build/custom housing, it is considered
that the policy should support this through a criteria-based policy which encourages the
delivery of such plots where they are thought out, fully justified, and flexible.

Draft Policy H10 - Space Standards

Draft Policy H10 — Space Standards requires all new housing to meet or exceed the Nationally
Described Space Standard (or any subsequent government update) for gross internal floor
areas and storage space.

The inclusion of a policy requiring new developments to deliver dwellings that comply with
Nationally Described Space Standards, it must be fully justified. It is important that, in
addition to the evidence that has been collected in support of this policy, consideration is
given to whether local residents consider these standards are important when buying a
home as there will be cost implications of any increase in floorspace may have on the cost
of the properties in their area, and the implications this may have for local residents.

There is a clear risk that the proposed inflexible policy approach to this issue will impact on
affordability and affect customer choice. Smaller dwellings have always played a valuable
role in meeting specific needs for both market and affordable housing.

If this policy is pursued it should be sufficiently flexible to recognise that well-designed
house types which fall slightly below any given standard, may still be acceptable,
particularly on sites where the majority of the dwellings comply.

Such a requirement must not make development unviable and needs to be factored into
the viability assessment alongside other policy requirements so that emerging
requirements can be prioritised.

Draft Policy H11- Accessible, Adaptable, and Wheelchair User
Housing

Draft Policy H1l — Accessible, Adaptable and Wheelchair User Housing proposes a
requirement for all new homes will be required to meet Part M4(2) of the Building Regulations
(accessible and adaptable homes). For housing developments comprising 10 or more
dwellings the proposal is to require at least 9% of all market homes to meet Part M4(3)(2)(a)
of the Building Regulations (wheelchair adaptable dwellings) and at least 23% of all affordable
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6.26.

6.27.

6.28.

6.29.

6.30.

homes to meet Part M4(3) of the Building Regulations (wheelchair user dwellings). The draft
policy sets out that exceptions to the requirements will be considered only when the
applicant has demonstrated that provision of a safe, step-free access is not viable.

Paragraph 16f of the NPPF advises that Local Plans should avoid unnecessary duplication. The
Government response to consultation on raising accessibility standards for new homes
states that the Government proposes to mandate the current M4(2) requirement in Building
Regulations as a minimum for all new homes, with M4(1) applying in exceptional
circumstances. This will be subject to a further consultation on the technical details and will
be implemented in due course through the Building Regulations.

If the Government implements proposed changes to Part M of the Building Regulations, the
Council's proposed approach would represent an unnecessary duplication of Building
Regulations.

If the Council wishes to adopt the optional standards for accessible and adaptable dwellings,
sufficient robust evidence needs to be presented to justify this approach in accordance with
the Planning Practice Guidance which outlines the evidence necessary to justify a policy
requirement for optional standards. Planning policies for accessible housing need to be
based on evidence of need, viability and a consideration of site-specific factors.

There is an extra cost in delivering M4(2) and M4(3) which may vary between affordable and
open market dwellings. This policy must therefore also be included in those considered as
part of the Local Plan Viability Assessment to ensure that any proposed approach does not
compromise viability of development.

The Inspectors considering the Charnwood Local Plan concluded during the recent hearing
sessions that they did not have the evidence necessary to justify requiring M4(3) standard
housing and this requirement would therefore need to be deleted from the emerging plan as
a Main Modification. As a partner in the same Housing and Economic Needs Assessment, this
raises questions about whether the evidence available for North West Leicestershire is
sufficient.
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7.1

7.2.

7.3.

7.4.

Proposed Policies: Chapter 10 — Environment

Draft Policy En1 — Nature Conservation/Biodiversity Net Gain
(Strategic Policy)

Draft Policy EN1 — Nature Conservation / Biodiversity Net Gain seeks to ensure development
provides a net gain in biodiversity consistent with any national policy prevailing at the time
that a planning application is determined. The draft policy looks to prioritise on-site
provision, wherever practicable, where compensation is required and to ensure off-site
provision is well located in relation to the proposed development.

The requirement for biodiversity net gain in line with national guidance is supported.

The policy requirement (e) for a management plan to be provided detailing how the post-
development biodiversity values of the site and any supporting off-site provision will be
secured, managed and monitored in perpetuity is not necessary. This duplicates the
requirements brought in nationally on 12 February 2024, implementing the Environment Act
provisions.

The national test is whether 10% biodiversity net gain is delivered, not the method or location
by which it is delivered. It is not always the best approach to deliver biodiversity
enhancements on site; this can create pockets of enhancement that are less beneficial to
biodiversity than focusing these enhancements in strategic locations. This means on-site
improvements or improvements close to the site may be less beneficial to biodiversity than
focusing enhancements within an important corridor for example. It is not considered
necessary to include this local policy prioritisation in the context of the new mandatory
requirements and therefore policy requirement (d) is not supported.
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Appendix B: Proposed Access Junction Layout
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Appendix C: 3D Visualisations of the Site Access
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Draft North West Leicestershire Local Plan 2020-2040 Consultation (February -March 2024)

Draft North West Leicestershire Local Plan
(2020 — 2040) Consultation - Response Form

Details of what we are consulting on, and why, can be found on the Council website at
www.nwleics.gov.uk/localplanmysay. You can also participate in the consultation online.

Please complete both Part A and Part B.

PART A - Personal Details

If you are responding on behalf of yourself, or your own organisation, please fill in all the 'Personal Details’
fields. If an agent is appointed to act on your behalf, please complete only the Title, First and Last Name
and Organisation boxes in the Personal Details column, but complete all the 'Agent’s Details’ fields.

Personal Details Agent’s Details (if applicable)
Title Mrs
First Name Melanie
Last Name Mitchell

Job Title

(where relevant) Parish Clerk & RFO

Organisation

(where relevant) Osgathorpe Parish Council

House/Property N/A
Number or Name

Street N/A
Town/Village N/A
Postcode N/A
Telephone N/A

Email address |



http://www.nwleics.gov.uk/localplanmysay

Draft North West Leicestershire Local Plan 2020-2040 Consultation (February -March 2024)

PART B - Your Representation

Please use a separate sheet for each policy, proposed allocation or specific
change to the Limits to Development, you wish to respond to.

1. To which consultation document does this representation y Proposed policies

relate? Proposed housing and

employment allocations

Proposed Limits to
Development Review

2. Please state which section (for example, page/paragraph number/policy/allocation/Limits to
Development change) of the consultation document your response relates to.

Use this box to set out your response.

Draft Policy S3 — (1) (a). The wording “Well-related” lacks clarity and is open to interpretation. We
suggest it is replaced with the following “well integrated and in keeping with existing local development”.
Draft

Policy AP8

(4) Based on recent experience, we strongly recommend that arrangements for the management and
maintenance of the SUDS over the whole period they are needed should be contained in a $106
Agreement. The absence of proper management and/or maintenance can have serious repercussions for
properties located in flood zones 2 and 3.

Para 6.70 The NWLDC Register of self-build and custom housebuilding is not fully aligned with National
Planning Policy in so far as it is not reviewed annually and does not levy an administrative fee.

The Self-build and Custom Housebuilding Act 2015 requires NWLDC to maintain a register, The Register’
of persons expressing an interest in self-build and custom house building. The Self-build and Custom
Housebuilding (Time for Compliance and Fees) Regulations 2016 provide that an authority may charge a
fee to a person wishing to be placed on the Register and thereafter an annual fee. The fees charged by an
authority are to be set at a level which covers its reasonable costs in maintaining the Register. Charging
fees is not only a means by which the Council can ensure maintenance of the Register is cost neutral, it
also reduces the risk of applications which are not genuine.

NWLDC does not currently charge any fees to persons applying to be on the Register. Consequently this is
likely to result in developers seeking to artificially inflate the number of entries on the Register. Also, once
an entry is made, that person remains on the Register in perpetuity. The Council’s current approach
allows for entries to be made even if the person does not wish/expect to develop a property more than
three years in the future. This means the Council’s Register is most likely over-stating the amount of
interest. 2 Furthermore, the manner in which the Register is maintained by the District Council means

2
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that there is no annual review of whether entries made in a prior year remain relevant / applicable. This is
likely to be challenged at future planning appeals.

These are matters that the District Council should address without delay as accurate data will most
certainly become a material factor in future planning appeals. Also, NWLDC is missing out on securing an
available revenue streams.

Draft Policy H7

(2)(b) To minimise the risk of developer(s) seeking to manipulate the sales process by setting too high an
asking price, then any plot not sold after being marketed at the open market valuation, for a period of at
least 12-months the plot should be offered to the self-build market through an open auction process.

(3)(a) See above comments re para 6.70. The wording of this part of the draft policy would be acceptable
only if the Council’s Self and Custom Build House Register is reviewed annually and charges for
registration are levied by the Council.

(3)(d) The word “reasonable” is not sufficiently precise.
(3)(e) The word “reasonable” is not sufficiently precise.

The Parish Council will welcome an opportunity to discuss its feedback, especially regarding the Planning
Authority’s Self and Custom Build Register. To this end please do not hesitate to contact the Parish
Council via the Parish Clerk.

Declaration

I understand that all representations submitted will be considered in line with this
consultation, and that my comments will be made publically available and may be
identifiable to my name / organisation.

I acknowledge that I have read and accept the information and terms specified under the
Data Protection and Freedom of Information Statement.
Signed: M J Mitchell

Date: 15% March 2024
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DATA PROTECTION AND FREEDOM OF INFORMATION STATEMENT

The personal information you provide on this form will be processed in accordance with the
requirements of the Data Protection Act 2018. It will be used only for the preparation of local
development documents as required by the Planning and Compulsory Purchase Act 2004, save
for requests of such information required by way of enactment. Your name, organisation and
representations will be made publicly available when displaying and reporting the outcome of
this statutory consultation stage and cannot be treated as confidential. Other details, including
your address and signature, will not be publicly available.

You should not include any personal information in your comments that you would not wish to
be made publicly available.

Your details will remain on our planning policy database and will be used to inform you of future
consultations and progress in respect of local development documents. If at any point in time
you wish to be removed from the database, or to have your details changed, please contact the
Planning Policy team on 01530 454 676 or planning.policy@nwleicestershire.gov.uk.

Please send completed forms to planning.policy@nwleicestershire.gov.uk or
Planning Policy Team, NWLDC, PO Box 11051, Coalville LE67 OFW

The deadline for responses is the end of Sunday (11.59pm) 17 March 2024
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1 Introduction

11 Introduction

1.1.1  Stantec is instructed by Bloor Homes Midlands and Taylor Wimpey Strategic Land to prepare
representations to the North West Leicestershire Draft Local Plan 2020 — 2040 (Regulation 18)
consultation, including relevant documents within the evidence base.

1.1.2 These representations follow the structure of the Draft Local Plan consultation documents and
seek to respond to the questions posed within the document, where relevant.

1.1.3 Bloor Homes Midlands and Taylor Wimpey Strategic Land are working in partnership to bring
forward a residential led development for approximately 1,200 dwellings, as recognised within
the new Local Plan as Site Allocation A5 (Money Hill, Ashby-de-la-Zouch). Land at Money Hill,
Ashby-de-la-Zouch (the ‘Site’) is allocated within the adopted Local Plan (Site Reference A5)
and the new Local Plan seeks to carry this allocation forward.

1.1.4  We are continuing to support the allocation of the Site within the Draft Local Plan on behalf of
Bloor Homes Midlands and Taylor Wimpey Strategic Land.

1.1.5 These representations relate to the following Draft North West Leicestershire Local Plan 2020
- 2040 Regulation 18 consultation documents:

e  Proposed Policies for Consultation;

e  Ashby-de-la-Zouch Draft Policies Map;

e  Proposed Housing and Employment Allocations; and
° Limits to Development.

1.1.6  The following supporting document is appended to these representations:
e  Appendix 1: Site Location Plan (Drawing No. BM-M-01-2-D).

1.1.7 The wider Site at Land at Money Hill, Ashby-de-la-Zouch has the capacity to deliver
approximately 1,200 dwellings, including land for a primary school, areas of public open space
and land for employment uses. The allocation of the Site continues to form a logical and
sustainable extension to the settlement of Ashby-de-la-Zouch and will see the delivery of an
attractive, high quality and locally distinctive place to live.

1.1.8 Bloor Homes Midlands and Taylor Wimpey Strategic Land welcome the opportunity to comment

on the Draft Local Plan 2020 - 2040 and look forward to engaging with the Council further in
respect of the delivery of the Site.

Project Ref: 333100814 1
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Draft North West Leicestershire Local Plan 2020
— 2040 Proposed Policies for Consultation

Proposed Policies

The Draft North West Leicestershire Local Plan 2020 — 2040 Proposed Policies consultation
document presents the Councils initial proposals for the future of North West Leicestershire.
The document sets out the draft policies which North West Leicestershire District Council
(NWLDC) is proposing should form part of the new Local Plan for North West Leicestershire.

Plan Objectives

The Plan objectives, in overall terms, provide a guiding framework for the Plans policies and
proposals. A total of 11 objectives are listed which relate to elements such as: ensuring the
delivery of new homes; achieving high quality development; supporting the districts economy;
reducing the need to travel; ensuring sufficient infrastructure; etc.

Bloor Homes Midlands and Taylor Wimpey Strategic Land agree with the range of Plan
objectives given the proposals at Money Hill will be delivered in accordance with these
objectives. However, Bloor Homes Midlands and Taylor Wimpey Strategic Land reserve the
right to submit further comments on the objectives as a part of the Local Plan process.

Draft Policy S1 (Future Development Needs)

Paragraph 61 of the National Planning Policy Framework (NPPF, December 2023) advises that
to determine the level of housing need, strategic policies should be informed by a local housing
need assessment, conducted using the standard method, as set out within the Planning Practice
Guidance (PPG), unless exceptional circumstances justify an alternative approach which also
reflects current and future demographic trends and market signals.

Draft Policy S1 informs that the housing requirement for North West Leicestershire consists of
686 dwellings each year and 13,720 dwellings over the Plan period of 2020 — 2040, as set out
within the Statement of Common Ground for Leicester and Leicestershire Housing Market Area
(June 2022).

Paragraph 22 of the NPPF sets out that strategic policies should look ahead over a minimum
15 year period from adoption to anticipate and respond to long term requirements and
opportunities. The most recent Local Development Scheme (LDS) (January 2022) anticipated
that the new Local Plan would be adopted mid-2024. This is clearly no longer achievable and it
is now apparent that there are delays with the new Local Plan timetable and anticipated
adoption. In this regard, it is therefore critical that the Plan period is extended to ensure that it
covers a minimum period of 15 years post adoption, as set out within the NPPF.

A review of the evidence base advises that a Local Housing Needs Assessment (LHNA)
(October 2019) and the Leicester and Leicestershire Housing and Economic Needs
Assessment (HEDNA) (June 2022) have been used to inform the development needs of the
District. It is considered that the LHNA is now outdated and may not be based on the most up
to date needs. Albeit, it is noted that the Leicester and Leicestershire HEDNA is more up to date
and takes account of unmet needs from the wider Leicestershire housing market area. The
figure of 13,720 dwellings across the Plan period appears to be based on the needs of both
North West Leicestershire, and Leicester and Leicestershire. It is however important that this
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figure is updated to take account of an appropriate Plan period and is also stated as a minimum
requirement.

2.3.5 With regards to affordable housing needs, it is noted that the Housing and Economic Needs
Assessment (2022) concludes that there is a need for up to 382 affordable homes of all tenures
per year and the equivalent figure in the LHNA is 387 affordable homes. However, the standard
method results in a minimum annual housing need for 372 dwellings each year in North West
Leicestershire. Taking these figures into account, it is concerning to see that the standard
method minimum figure does not accommodate the required annual affordable housing need
figures, never mind the required market need figures. As such, it is considered that the overall
housing need figures will need to be reviewed further by NWLDC.

2.3.6  Paragraph 85 of the NPPF sets out that significant weight should be placed on the need to
support economic growth and productivity, taking into account both local business needs and
wider opportunities for development. With regards to employment land need, NWLDC
commissioned the North West Leicestershire — The Need for Employment Land study in 2020
to assess how much ‘general needs’ employment land would be needed over the lifetime of the
Plan. The study suggested that there was a need for 255,090 sgqm (2017 — 2040) of new
employment floorspace. The Employment Topic Paper identifies that the employment needs
have derived from the 2020 Study, which has been rolled forward an additional year. The
Council consider that the 2020 study provides a more detailed and locally specific view of
employment need than the HEDNA. We would agree with this.

2.3.7 The Council advise at paragraph 4.14 of the consultation document that taking account of ‘the
amount of development which has already been built and permitted, and the land allocated at
Money Hill’, the net requirements (2023 — 2040) are up to 10,506sqm of new office floorspace
and at least 114,562sqgm of industrial and smaller-scale warehousing. It is however important to
note that the study used to inform the need for employment land was published in November
2020. Whilst it does provide a more local analysis of the employment market than the HEDNA,
since this study was published, the employment market and working patterns have changed
following the long-term impacts of Covid.

2.3.8 Draft Policy S1 states that “the requirement for employment land purposes to 2040 is 59,590
sqm for office uses (defined as the former B1 (now part of Class E)) and 195,500 sqm for
industrial and small warehousing (defined as Class B2 and Class B8) of less than 9,000 sqgm.”
It is critical that these need figures are fully evidenced and justified via up to date evidence to
take into account the changes in the market and working patterns post Covid.

2.3.9 In support of the proposals at Money Hill, an Employment Land Report has been prepared by
Fisher German. Bloor Homes and Taylor Wimpey Strategic Land propose to arrange a meeting
with North West Leicestershire District Council to discuss this Report in due course.

2.3.10 The Report sets out the characteristics of both the office and industrial / logistics market on a
national, regional and sub-regional scale, through a combination of independent market
research and analysis of third party data. The Fisher German Report notes that over the last
year, the UK economy has faced significant structural changes, with low growth and high
inflation rates. In addition to this, in the aftermath of the pandemic and Brexit there has been a
shortage of workers coupled with higher labour costs, causing an elevation of prices within the
services sector. With regards to the industrial and logistics market for Ashby-de-la-Zouch, it is
noted that focus should be had on the ‘small and mid-box’ market rather than large or ‘big box’
delivery. When considering the office market, it is noted that at a national level, the office market
has suffered since of the onset of the pandemic with a change in working patterns and trends.
It is set out within the Report that Ashby-de-la-Zouch currently has six office buildings which are
vacant and available for lease.

Project Ref: 333100814 3
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The Fisher German Report aims to provide evidenced recommendations for the optimal asset
allocation within the land designated for employment use at Money Hill. The Report envisages
that the employment land viable and suitable for the Site will consist of up to 8.4ha of both
industrial and office uses, rather than the 16ha currently suggested, based on out-of-date
evidence. Employment land requirements within Policy S1 should be updated accordingly.

Point 5 of Draft Policy S1 sets out that in meeting the future development needs of the District,
new development will be required to contribute towards meeting the Local Plan objectives, with
a particular emphasis on high quality design, addressing climate change and reducing carbon
emissions, delivering new infrastructure, and contributing towards creating healthy places. As
referenced earlier, the proposals at Money Hill will be delivered in accordance with the proposed
Local Plan objectives and deliver a high-quality sustainable scheme.

Overall, it is requested that Draft Policy S1 takes into account the following:

e Extend the Plan period to a minimum of 15 years from the date of adoption. Housing
and employment figures will need to be amended accordingly;

e Housing targets should be stated as a minimum; and

¢ Note that the North West Leicestershire — The Need for Employment Land (2020) was
based on employment and working patters prior to the long-term impacts of Covid.

Draft Policy S2 (Settlement Hierarchy)

Paragraph 20 of the NPPF requires strategic policies to set out an overall strategy for the
pattern, scale and design quality of places and make sufficient provision for housing,
employment, retail, leisure, infrastructure and community facilities.

Draft Policy S2 confirms that the strategy of this Plan is to direct new development to appropriate
locations within the Limits to Development consistent with the settlement hierarchy. Draft Policy
S2 recognises Ashby-de-la-Zouch as a Key Service Centre. The Key Service Centres are
considered to play an important role in providing services and facilities to the surrounding area
and are accessible by some sustainable transport. It is noted that a significant amount of
development will take place in these settlements but less than that in the principal towns.

Bloor Homes Midlands and Taylor Wimpey Strategic Land welcome the recognition of Ashby-
de-la-Zouch as a Key Service Centre and that a significant proportion of development will take
place here.

Draft Policy AP1 (Design of New Development)

Section 12 of the NPPF sets out how well-designed places should be achieved. Paragraph 31
considers that the creation of high quality, beautiful and sustainable buildings and places is
fundamental to what the planning and development process should achieve. Paragraph 133
goes on to inform that local planning authorities should prepare design guides or codes
consistent with the principles set out in the National Design Guide and National Model Design
Code, which reflect local character and design preferences.

NWLDC are currently in the process of updating their Good Design Supplementary Planning
Document (SPD) so that it is consistent with the principles of the National Design Guide and
National Model Design Code. The Council consider that the new Local Plan will need to reflect
the changing national policy context on design and Draft Policy AP1 will be provided in tandem
with the Good Design SPD.
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Given no further information on the updating of the Good Design SPD is available to view online
and no proposed wording for Draft Policy AP1 is provided at this stage, Bloor Homes Midlands
and Taylor Wimpey Strategic Land reserve the right to provide further comments on Draft Policy
AP1 as the Local Plan process and Good Design SPD progress.

Draft Policy AP2 (Amenity)

Paragraph 191 of the NPPF requires planning policies and decisions to ensure that new
development is appropriate for its location, taking into account the likely effects of pollution on
health, living conditions and the natural environment.

Draft Policy AP2 proposes that new development should be designed to minimise its impact on
the amenity and quiet enjoyment of both future and existing residents in the vicinity of the
development. Development proposals will be supported where they do not have a significant
adverse effect on the living conditions of existing residents and do not generate a level of
activity, noise, vibration, pollution or unpleasant odour emission which would have an adverse
impact on amenity and living conditions.

On the basis that the proposals for Money Hill will be designed to minimise any impact on the
amenity of both future and existing residents, Bloor Homes Midlands and Taylor Wimpey
Strategic Land broadly agree to the principle of Draft Policy AP2.

Draft Policy AP3 (Renewable Energy)

NWLDC advise that their Renewable and Local Carbon Energy Study (2021) provides evidence
on the likely technical potential of different forms of renewable energy and low carbon energy
in the District. The study identifies that the main opportunities of NWLDC going forward will be
wind energy, solar energy and heat pumps. Whilst the principle of working towards renewable
is supported, it is considered that the study should make further reference to the need to review
sites on a site by site basis, having regard to viability, feasibility and local context.

Draft Policy AP3 states that “proposals for renewable energy generation as part of new housing
developments should be proportionate to the scale of the proposed development and
appropriate to their setting.” However, it is considered that renewable energy generation as a
part of new housing developments should be judged on a site by site basis and the relevant
viability / site context considerations taken into account.

Overall, it is requested that Draft Policy AP3 takes into account the following:

e Has regard to the need to review sites on a site by site basis and take into account
viability, feasibility and local context.

Draft Policy AP4 (Reducing Carbon Emissions)

Paragraph 157 of the NPPF considers that the planning system should support the transition to
a low carbon future in a changing climate.

Paragraph 5.25 of the consultation document advises that the Council declared a climate
emergency in June 2019 and in 2020 adopted ambitious targets to achieve a Net Zero Carbon
Council by 2030 and a Net Zero Carbon District by 2050. NWLDC published a Zero Carbon
Roadmap and accompanying Action Plan in 2020. The Roadmap Report confirms that a
baseline year of 2016 has been adopted in the assessment as it is the latest year for which full
emissions reporting is available. The Action Plan (2020) then focuses on carbon emissions,
their sources and how to reduce them over the next 3 years. Given the Roadmap Report and
Action Plan were published in 2020, with a baseline year of 2016, it is considered that this
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evidence is now outdated. As such, additional up-to-date evidence should be prepared by the
Council to support their aim of being a net zero carbon district by 2050.

2.8.3 ltis noted at paragraph 5.28 of the consultation document that changes to Building Regulations
came into effect in June 2022 and as such, it was agreed by the Council that Local Plan policy
would not repeat the requirements set out in Building Regulations. This approach is broadly
supported. It is then noted at paragraph 5.29 that Members have agreed to revise the policy
wording to remove requirements for a Whole Life Cycle carbon assessment which could affect
development viability and add significantly to the resource burden of the Council. This is also
supported.

2.8.4 NWLDC consider that the move to the Future Homes Standard in the early years of this Local
Plan, coupled with the 2022 Building Regulations in respect of reducing carbon emissions from
new buildings, will deliver significant and meaningful contributions to achieving a zero carbon
future for the District. As such, the Local Plan does not require energy efficiency standards that
go above the Building Regulation requirements at the present time. The new Local Plan does,
however, require a number of other measures that seek to contribute towards a reduction in
carbon emissions in the District, which include:

o  Energy hierarchy (energy reduction, energy efficiency, renewable energy, low carbon
energy, and conventional energy);

e  Whole lifecycle carbon emissions; and
e  Carbon offset fund.

2.8.5 Draft Policy AP4 sets out that development is required to contribute to the Councils aim for a
carbon neutral District by 2050. To achieve this, all new development will be required to
demonstrate the following:

a) Achieve the relevant energy efficiency targets at the time an application is determined;
b) Demonstrate that measures have been taken to minimise energy consumption; and

c) Major developments will be required to demonstrate that measures have been taken to
reduce lifecycle carbon emissions and maximise opportunities for the reuse of materials.

2.8.6 The current wording of ‘development is required’ and ‘all new development will be required to’
does not provide any scope for flexibility or the consideration of the context of a particular site.
With this in mind, it is considered that there should be some flexibility within the policy to
consider site specific constraints and viability implications. Further to this, the draft policy should
be explicit and clear in setting out the requirements for reducing carbon emissions. Draft Policy
AP4 should make reference to the Future Homes Standards and the Building Regulations as
the appropriate standards of development for energy efficiency targets at the time. This is
particularly relevant given the Department for Levelling Up, Housing and Communities (DLUHC)
are currently consulting on ‘The Future Homes and Building Standards’.

2.8.7 On this basis, Bloor Homes Midlands and Taylor Wimpey Strategic Land are not in agreement
with its current wording / requirements. As such, it is considered that the wording of this policy
should be reviewed further by NWLDC as a part of the Local Plan process.

2.8.8 Overall, it is requested that Draft Policy AP4 takes into account the following:

o Flexibility within the policy to consider site specific constraints and viability
implications;
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e Reference to The Future Homes Standards and Building Regulations as the
appropriate standards of development for ‘energy efficiency targets at the time’; and

e Up to date evidence to support the Councils aim of being net zero by 2050.

2.9 Draft Policy AP5 (Health and Wellbeing)

2.9.1 Draft Policy AP5 has been drafted with the view of complementing other policies in the Local
Plan which guide the location and design of new development, as well as the protection of the
natural environment. The policy goes on to advise that development which maintains and
improves the health and wellbeing of residents will be supported. Health considerations will be
embedded in decision making and the Council will support the creation of a high quality,
accessible and inclusive environment.

2.9.2 Draft Policy AP5 goes on to list out measures which the Council will implement to achieve this
which include:

a) Ensure homes are high quality, good homes and allow people to live healthy lives within
them and remain in their homes for longer.

b) Facilitate the creation of healthy and resilient communities with opportunities for social
interaction, and where people feel safe.

c) Support the delivery of a safe walking and cycling network to increase access to active
travel, considering active design within development and connections with the wider
community, services and employment opportunities.

d) Promote and increase access to, and the protection and improvement of, green and blue
spaces, sports facilities and play and recreation opportunities.

e) Maintain and improve accessibility to healthcare, social care, education and community
facilities and wider support services.

f) Prevent negative impacts on residential amenity and wider public safety from noise, ground
instability, ground and water contamination, vibration and air quality.

g) Support healthy eating and promote healthy food choices, through opportunities for
sustainable food development, such as allotments and community growing places, and
controlling the location of, and access to, take away uses.

2.9.3 Taking the above into account, it is considered that the proposals at Money Hill accord with all
of the measures listed within Draft Policy AP5. As such, Bloor Homes Midlands and Taylor
Wimpey Strategic Land are broadly supportive of the principle of Draft Policy AP5.

2.10 Draft Policy AP6 (Health Impact Assessments)

2.10.1 The PPG recognises that a Health Impact Assessment (HIA) is a useful tool to use where there
are expected to be significant impacts from a development (Paragraph 005 Ref: ID:53-005-
20190722). However, it is noted that there is no adopted standardised HIA in England which
enables local authorities to decide what the process will look like or when it should be required.

2.10.2 Within the emerging Local Plan, NWLDC have considered potential triggers to identify when a
HIA is considered to be necessary. These triggers include:

Project Ref: 333100814 7
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1. The Local Planning Authority to work with Public Health (Leicestershire) and identify those
Local Plan site allocations where a HIA would be required. If it is concluded that a HIA is
needed, this would be identified as a policy requirement for the specific site allocation.

2. ldentification of a numerical threshold, such as the number of dwellings, where a HIA would
be required. For example, this could be for larger scale developments.

3. For smaller sized developments, consider the identification of key geographical areas
where a HIA will be required, where there are issues surrounding health inequality and/or
the vulnerability of the population.

2.10.3 If the Council are to pursue one of the potential triggers, it is considered that trigger 2 would be
the most suitable. This is on that basis that it would ensure localised standards for all
applications of a particular size across the District, providing certainty for developers. As such,
it is considered that the identification of a numerical threshold, such as the number of dwellings,
would provide consistency for NWLDC.

2.10.4 ltis noted that at this stage, work is ongoing on Draft Policy AP6 and NWLDC are not at a stage
to propose a HIA draft policy. Therefore, Bloor Homes Midlands and Taylor Wimpey Strategic
Land reserve the right to provide further comments on the wording of Draft Policy AP6 as the
Local Plan progresses.

Overall, it is suggested that Draft Policy AP5 takes a standardised threshold approach to
requiring HIA’s for development across the District.

2.11 Draft Policy AP7 (Flood Risk)

2.11.1 Paragraph 157 of the NPPF advises that the planning system should support the transition to a
low carbon future in a changing climate, taking full account of flood risk. Paragraph 159 adds
that new development should be planned for in ways that avoid increased vulnerability to the
range of impacts arising from climate change.

2.11.2 Draft Policy AP7 confirms that flood risk will be managed by directing development to areas with
the lowest probability of flooding. Proposals will be supported where a site specific Flood Risk
Assessment (FRA), flood protection / mitigation measures, and the development does not place
itself or existing land / buildings at increased risk of flooding. Draft Policy AP7 is worded as
follows:

1) Flood risk will be managed by directing development to areas with the lowest probability of
flooding with reference to the Environment Agency flood risk maps and the Council’s
Strategic Flood Risk Assessment (SFRA) unless a Sequential Test and, if necessary, an
Exception Test demonstrates the development is acceptable.

2) Proposals will be supported where:

(a) A site-specific Flood Risk Assessment (if required), fully considers the issues of
flooding from sewers, canal infrastructure failure, groundwater rising from former coal
mining areas, and watercourses; and

(b) Flood protection / mitigation measures appropriate to the level and nature of flood risk
and are agreed and secured and measures put in place for their implementation and

maintenance; and

(c) The development does not place itself or existing land or buildings at increased risk of
flooding. For a greenfield site the rate of runoff from the developed site should be no
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greater than the existing rate of runoff from the site. For a development on previously
developed (brownfield) land, the rate of runoff should not exceed the runoff from the
site in its previously developed condition.

2.11.3 With regards to part 23, it is considered that the ‘groundwater risk from former coal mining areas’
is a very specific requirement and it is unclear within the Draft Policy as to how this would be
specifically addressed without a detailed site investigation / ground investigation being
completed at the same time as a FRA. As such, it is considered that further clarification should
be provided on this matter.

2.11.4 Notwithstanding the above, overall it is considered that this Draft Policy is in broad accordance
with the requirements set out in the NPPF.

2.11.5 The Site at Money Hill is an existing allocation that has been carried across to the new Local
Plan. It is considered that the necessary evidence in relation to flood risk has already been
carried out onsite demonstrating that it is not at risk of flooding and will not increase the risk of
flooding elsewhere.

2.12 Draft Policy AP8 (Sustainable Drainage Systems)

2.12.1 Paragraph 175 of the NPPF informs that major development should incorporate sustainable
urban drainage systems (SuDS). As a part of the allocation requirements for Money Hill, SuDS
will be delivered onsite within the wider scheme.

2.12.2 Draft Policy AP8 requires all major development proposals to include SuDS provision for the
management of surface water, unless it can be demonstrated that they are not viable or will
adversely affect the environment. All schemes with the inclusion of SuDS should demonstrate
that they have considered design, quantity, quality, amenity and biodiversity in relation to the
design and layout of SuDS features. Further to this, where appropriate, every effort should be
made to link SuDS into wider initiatives to enhance green infrastructure, improve water quality
and benefit wildlife and biodiversity. Arrangements must be put in place for the management
and maintenance of SuDS over the whole period which they are needed.

2.12.3 The District’'s proposed approach to prioritising SUDs is noted. The flexibility built into the draft
policy wording to take account of viability or site specific environmental issues is welcomed and
should form part of the final wording for this policy.

2.13 Draft Policy AP9 (Water Efficiency)

2.13.1 Paragraph 158 of the NPPF notes that Plans should take a proactive approach to mitigating and
adapting to climate change, taking into account long term implications for water supply.

2.13.2 Draft Policy AP9 requires all proposals for new residential development to achieve the national
optional water efficiency standard of a maximum of 110 litres of water per person per day, which
will be secured by a planning condition.

2.13.3 It is noted and welcomed that NWLDC are not seeking to impose water efficiency standards
over and above the national requirements. However, it is considered that some form of flexibility
should be included within the policy wording to ensure that new residential developments are
not restricted or limited on accounts of water efficiency where viability or site specific constraints
impact the ability to achieve this.

2.13.4 Overall, it is requested that Draft Policy AP9 takes into account the following:
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e  Flexibility within the wording of the policy to ensure that residential developments
are not restricted on accounts of water efficiency.

2.14 Draft Policy H1 (Housing Strategy)

2.14.1 Paragraph 60 of the NPPF advises that to support the Government’s objective of significantly
boosting the supply of homes, it is essential that a sufficient amount and variety of land can
come forward where it is needed. The overall aim should be to meet as much of an area’s
identified housing need as possible, including an appropriate mix of housing types for the local
community.

2.14.2 The supporting text to the policy (paragraph 6.5) sets out that new developments will be
expected to provide a range of house types and sizes, whilst also providing much needed
affordable housing. To note, the proposals at Money Hill will deliver a range of house types of
various sizes, alongside the provision of affordable housing. With this in mind, it is important to
consider that any draft policy relating to housing mix should not be overly prescriptive and
should have regard to proposals being considered on a site by site basis to ensure that the draft
policy is workable and viable.

2.14.3 Point 1 of Draft Policy H1 confirms that in accordance with Draft Policy S1, provision will be
made to address the housing requirement of 13,720 new dwellings in the period to 31t March
2040 and will include both affordable and market housing. As previously raised within these
representations, parts of the evidence base used to inform the development needs of the District
are now outdated. Albeit, it is noted that the Leicester and Leicestershire HEDNA is more up to
date and takes account of unmet needs from the housing market area. With this in mind, it is
considered that the figure of 13,720 dwellings should be viewed as a minimum needs figure and
not as the maximum provision. This will ensure that development can be provided for within the
District to guarantee that local and wider needs are met and delivered, including the Leicester
and Leicestershire HMA.

2.14.4 As previously referred to within section 2.3 of these representations, paragraph 22 of the NPPF
sets out that strategic policies should look ahead over a minimum 15 year period from adoption
to anticipate and respond to long term requirements and opportunities. The most recent Local
Development Scheme (LDS) (January 2022) anticipated that the new Local Plan would be
adopted mid-2024. This is clearly no longer achievable and it is now apparent that there are
delays with the new Local Plan timetable and anticipated adoption. In this regard, it is therefore
critical that the Plan period is extended to ensure that it covers a minimum period of 15 years
post adoption, as set out within the NPPF.

2.14.5 We note that part 3 of Draft Policy H1 advises that “the total provision made in this Plan includes
a 10% flexibility allowance. For the avoidance of doubt, this does not uplift the net housing
provision requirement in this policy above that set out in Draft Policy S1.” Given it is proposed
that the total provision within this Plan includes a 10% flexibility allowance but does not uplift
the net housing provision requirements in Draft Policy H1 above that set out in Draft Policy S1,
it is unclear as to what this 10% flexibility allowance is for. As such, it is considered that further
clarity should be provided on this and supported by the relevant figures.

2.14.6 Part 8 of Draft Policy H1 states that “applications for major residential development should
demonstrate how they will make an optimal use of land” (our emphasis added). As currently
worded, it is unclear as to what NWLDC mean by ‘optimal use of land’ especially as no reference
to density has been made within the draft policy. As such, further clarity should be provided by
NWLDC on what is meant by ‘optimal use of land’ in practice and reference to the envisioned
density requirements should be made within the draft policy as necessary.

2.14.7 Overall, it is requested that Draft Policy H1 takes into account the following:
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e Provides clarity on the 10% flexibility allowance and is supported by the relevant
housing figures;

e Provide clarity on the ‘optimal use of land’ in practice and the anticipated density
requirements; and

e Extend the Plan period to a minimum of 15 years from the date of adoption. Housing
figures will need to be amended accordingly

215 Draft Policy H2 (Housing Commitments)

2.15.1 Paragraph 6.7 of the consultation document sets out that the Council have provided a list of
housing commitments (as at 15t April 2023) at Appendix A of the Proposed Housing and
Employment Allocations consultation document. Appendix A of the Proposed Housing and
Employment Allocations document makes reference to Money Hill and its status as under
construction / Local Plan allocation. The recognition of the Site as an ongoing allocation is
welcomed by Bloor Homes Midlands and Taylor Wimpey Strategic Land.

2.15.2 Paragraph 6.7 of the consultation document advises that Draft Policy H2 will be updated with a
current list of housing commitments at the next stage of the Plan (Regulation 19). The inclusion
of the Site within Policy H2 is supported by Bloor Homes Midlands and Taylor Wimpey Strategic
Land. However, we reserve the right to comment further on this draft policy once the proposed
wording becomes available.

2.16 Draft Policy H3 (Housing Provision — New Allocations)

2.16.1 The Site at Money Hill is recognised as site allocation A5 (Money Hill, Ashby-de-la-Zouch). The
Site will deliver approximately 1,200 dwellings in the new Local Plan and is sustainably located
within Ashby-de-la-Zouch. However, as no planning application has been submitted for the Site
as of yet, the Council consider that there is the opportunity to update the policy requirements
for the Site. Given the Council have cross referenced between Draft Policy H3 of the Proposed
Policies document and the Proposed Housing and Employment Allocations document, we have
responded to Draft Policy H3 within Section 4 of these representations to avoid repetition.

217 Draft Policy H4 (Housing Types and Mix)

2.17.1 Paragraph 60 of the NPPF advises that the overall aim should be to meet as much of an areas
identified housing need as possible, including with an appropriate mix of housing types for the
local community.

2.17.2 The supporting Housing Types Topic Paper (January 2024) prepared by NWLDC sets out the
evidence on the housing types and mixes expected for North West Leicestershire. Section 3 of
the Topic Paper confirms that a new viability study for affordable housing types will inform the
pre-submission (Reg 19) version of the Plan. As this information is not yet available, Bloor
Homes and Taylor Wimpey Strategic Land reserve the right to provide further comments on this
as a part of the Local Plan process. Section 4 of the Topic Paper goes on to assess the housing
mix evidence for North West Leicestershire. It is noted within the Topic Paper that there are
differences between the findings of the two evidence base documents (Local Housing Needs
Assessment (LHNA) (2019) (and Housing and Economic Needs Assessment (HENA) (2022))
used to help inform the housing mix. The Topic Paper recognises that the LHNA and HENA
both consider that “the recommendations can be used as guidelines to consider the appropriate
mix on larger development sites.” With this in mind, it is considered that reference to this should
be made within Draft Policy H4.
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2.17.3 Part 2 of Draft Policy H4 sets out that the starting point for the dwelling size breakdown is the
Housing and Economic Needs Assessment (HENA) (2022) which is as follows:

1 Bed 2 Bed 3 Bed 4 Bed
Market 5% 35% 45% 15%
Affordable for 35% 40% 20% 5%
Rent
Affordable 15% 40% 35% 10%
Ownership

2.17.4 ltis not considered to be appropriate for a Local Plan Policy to prescribe a specific housing mix.
The proposed mix is based on a June 2022 report. During the life of the Local Plan (likely beyond
2040), housing mix requirements will evolve from the June 2022 position. The prescribed mix
also does not take account of local housing needs in settlements of different sizes and
characteristics across the District.

2.17.5 ltis noted within the draft policy that an allowance for 5% flexibility from the figures above will
be allowed. Any further deviation will need to be justified. Notwithstanding our comments above
that the Local Plan should not prescribe housing mix; 5% flexibility is not sufficient to respond
to specific housing needs of individual locations. It is suggested that 10% flexibility should be
allowed to provide further flexibility within the policy.

2.17.6 Overall, it is requested that Draft Policy H4 takes into account the following:
e ltis not considered that the Local Plan should prescribe a particular housing mix.

e Notwithstanding the above, the policy should allow for a deviation of 10% from the
HENA for affordable and market housing.

2.18 Draft Policy H5 (Affordable Housing)

2.18.1 Paragraph 64 of the NPPF advises that where a need for affordable housing is identified,
planning policies should specify the type of affordable housing required and expect it to be met
onsite.

2.18.2 It is noted that the HENA concludes that there is a need for up to 382 affordable homes of all
tenures per year and the equivalent figure in the LHNA is 387 affordable homes. However, the
standard method results in @ minimum annual housing need for 372 dwellings each year in
North West Leicestershire. Taking these figures into account, it is concerning to see that the
standard method minimum figure does not accommodate the required annual affordable
housing need figures, never mind the required market need figures. As such, it is considered
that the overall housing need figures will need to be reviewed further by NWLDC.

2.18.3 Draft Policy H5 confirms that affordable housing will be provided for onsite as part of major
residential and mixed use developments. We note that no affordable percentage requirement
has been identified within the draft policy yet by NWLDC. Therefore, the appropriate evidence
for the requirement will need to be prepared by NWLDC. Paragraph 34 of the NPPF advises
that Plans should set out the contributions expected from development which should include
the levels and types of affordable housing provision. However, such policies should not
undermine the deliverability of the Plan and in effect should have regard to viability. On this
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basis, Draft Policy H5 should include flexibility within the policy to ensure that the requirement
is viable and does not prevent affordable provision coming forward on development proposals.

2.18.4 Taking the above into account, Bloor Homes Midlands and Taylor Wimpey Strategic Land
reserve the right to comment further on Policy H5 and its evidence once the necessary evidence
has been prepared to confirm the required affordable housing percentage provision.

2.19 Draft Policy H7 (Self-Build and Custom Housebuilding)

2.19.1 Draft Policy H7 informs that the Council will support proposals for self-build and custom
housebuilding as sites defined on the Policies Map and within Key Service Areas.

2.19.2 It is proposed that on general market housing sites of 30 or more dwellings, the Council will
require the delivery of a minimum of 5% of the site’s capacity as serviced plots for self-build and
custom housebuilding. The evidence to support the need for 5% of a sites capacity as self-build
and custom housebuilding plots is set out within the Self-Build and Custom Housebuilding Topic
Paper. The Topic Paper advises that 380 self-build and custom housebuilding plots are required
during the proposed Plan period. However, the majority of this is based on a ‘forecast demand’,
however the rationale behind how this figure has been derived is unclear.

2.19.3 ltis noted that the draft policy allows for flexibility on the 5% requirement where a viability case
is evident. This approach is welcomed. However, it is also considered that the requirement for
self-build plots should be informed by the Council’s self / custom build register and the likely
demand for this type of development on a particular site. Albeit, it is important to recognise that
the Councils self / custom build register includes those that are interested in a self-build / custom
plot and does not take into account their financial circumstances and whether they can afford to
pursue a self-build / custom plot.

2.19.4 The draft policy requires self / custom build plots to be marketed for a minimum of 12 months
before they can be built out by the developer. 12 months seems excessive and should be
reduced to 6 months. If a developer has completed the remainder of the Site prior to the 12
month period expiring, it is unlikely that they will be in a position to return to the Site to fill in’
any unused custom / self-build plots, particularly if there are only a small number of them.
Further to this, on a larger strategic site there are construction related difficulties associated with
delivering a self-build plot within a wider development scheme. As such, the District will lose
valuable housing completions and this may result in sites with derelict land within them.

2.19.5 With regards to the proposals at Money Hill, 5% of a total of 1,200 dwellings for self-build /
custom plots equates to approximately 60 plots. The provision of 60 plots for self-build / custom
housebuilding is excessive in one location and as referenced to above, there will be construction
difficulties associated with back filling these plots on a site of this scale. With this in mind, it is
considered that the draft policy as currently worded will not boost the overall supply of homes
within the District and will potentially limit a significant proportion of plots coming forward for
development at Money Hill. Therefore, reference should be made to sites being considered on
a site by site basis and as such, flexibility should be included within the draft policy.

2.19.6 Overall, it is requested that Draft Policy H7 takes into account the following:
e Provide evidence to support the forecast demand calculation.

e Ensure that any requirement for self / custom build plots are informed by the
Council’s Register;

e Reduce the marketing period from 12 months to 6 months; and
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e Provide flexibility within the draft policy to allow sites to be considered on a site by
site basis for self-build and custom housebuilding plots.

2.20 Draft Policy H10 (Space Standards)

2.20.1 Footnote 52 of the NPPF states “policies may also make use of the Nationally Described Space
Standard, where the need for an internal space standard can be justified.”

2.20.2 Draft Policy H10 proposes that all new housing will be required to meet or exceed the Nationally
Described Space Standard (NDSS) (or any subsequent government update) for gross internal
floor areas and storage space. It is considered that further flexibility should be provided within
Draft Policy H10 to ensure that viability is considered and individual sites will be reviewed on a
site by site basis.

2.20.3 With regards to Draft Policy H10, Bloor Homes Midlands and Taylor Wimpey Strategic Land are
of the view that evidence is required by NWLDC to justify the inclusion of NDSS as a Local Plan
policy, in accordance with the NPPF. We note that a Space Standard Topic Paper has been
prepared by NWLDC to give more detailed background evidence on the subject. It is noted
within the Topic Paper that Officers agree that more work to justify the need for the NDSS policy
is required. This is agreed. .

2.20.4 Overall, it is requested that Draft Policy H10 takes into account the following:

e Remove reference to the need for all new housing being required to meet or exceed
NDDS; and

e Provide further flexibility within the policy to take into account viability and the need
to review individual sites on a site by site basis.

2.21 Draft Policy H11 (Accessible, Adaptable and Wheelchair User Homes)

2.21.1 Footnote 52 of the NPPF informs that planning policies for housing should make use of the
Government’s optional technical standards for accessible and adaptable housing, where this
would address an identified need for such properties.

2.21.2 Draft Policy H11 sets out that all new homes will be required to meet Part M4(2) of the Building
Regulations (accessible and adaptable homes). On housing developments comprising 10 or
more dwellings, at least 9% of all market homes will be required to meet Part M4(3)(2)(a) of the
Building Regulations and at least 23% of all affordable homes will be required to meet Part
M4(3) of the Building Regulations (wheelchair user dwellings).

2.21.3 The supporting text to the draft policy advises that the 2022 HENA identifies a need of 9% of
market homes to be wheelchair adaptable (M4(3)(2)(a)) and 23% of affordable homes to be
wheelchair accessible (M4(3)(2)(b)). It is noted that these figures are based on the estimates of
the number of wheelchair users in the District, together with the relative health of the population.
The PPG informs that planning policies for accessible housing need to be based on evidence
of need, viability and a consideration of site specific factors (Paragraph 009 Ref ID: 63-009-
20190626). Given these figures are based on ‘estimates’ it is considered that further evidence
on actual need levels should be prepared by the Council as the proposed percentages are
considered to be high. Further to this, sites should be reviewed on an individual basis, as
recognised within the PPG, with the requirements for accessible homes being advised upon as
a part of an applications consultation.

2.21.4 It is considered that the proposed percentage requirements for Draft Policy H11 are too high
and should be reduced to a more flexible and viable percentage.
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2.21.5 Overall, it is requested that Draft Policy H11 takes into account the following:

e Reduce the proposed percentage requirements for accessible homes to a more
viable and flexible percentage;

e Provide evidence to support the Council’s estimates.

2.22 Draft Policies EC1 (Economic Strategy) and EC2 (Employment
Commitments)

2.22.1 Paragraph 85 of the NPPF sets out that significant weight should be placed on the need to
support economic growth and productivity, taking into account both local business needs and
wider opportunities for development.

2.22.2 ltis noted that North West Leicestershire has a strong and diverse economy and the need for
additional general employment land is measured in the North West Leicestershire - The Need
for Employment Land (December 2020) study. The new Local Plan considers that up to 10,500
sgm of office space and at least 114,500 sgm of industrial / smaller warehousing will need to be
allocated within the Plan period. It is however important to note that the study used to inform
the need for employment land was published in November 2020 and since this study, the
employment market and working patterns have changed following the long-term impacts of
Covid.

2.22.3 Inrelation to Draft Policies EC1 and EC2, Draft Policy S1 goes on to advise that the requirement
for employment land purposed to 2040 is 59,590 sgm for office uses and 195,500 sqm for
industrial and small warehousing of less than 9,000 sqm. It is critical that these need figures are
fully evidenced and justified via up to date evidence to take into account the changes in the
market and working patterns post Covid.

2.22.4 In support of the proposals at Money Hill, an Employment Land Report has been prepared by
Fisher German in support of the Site. As referenced earlier within these representations, Bloor
Homes and Taylor Wimpey Strategic Land will seek to arrange a meeting with North West
Leicestershire District Council to discuss this Report in due course. The Report sets out the
characteristics of both the office and industrial / logistics market on a national, regional and sub-
regional scale, through a combination of independent market research and analysis of third
party data. The Fisher German Report notes that over the last year, the UK economy has faced
significant structural changes, with low growth and inflation rates, in addition to the aftermath of
the pandemic and Brexit. With regards to the industrial and logistics market for Ashby-de-la-
Zouch, it is noted that focus should be had on the ‘small and mid-box’ market rather than large
or ‘big box’ delivery. When considering the office market, it is noted that at a national level, the
office market has suffered since of the onset of the pandemic with a change in working patterns
and trends. It is set out within the Report that Ashby-de-la-Zouch currently has six office
buildings which are vacant and available for lease.

2.22.5 The Fisher German Report aims to provide evidenced recommendations for the optimal asset
allocation within the land designated for employment use at Money Hill. The Report envisages
that the maximum employment land viable and suitable for the Site will consist of up to 8.4ha
and comprise of both industrial and office space rather than the 16ha currently suggested,
based on out-of-date evidence.

2.22.6 ltis proposed that Draft Policies EC1 and EC2 will be included in the next version of the Local

Plan (Regulation 19 consultation). Draft Policy EC2 will list sites with planning permission for
employment uses where construction has not yet started.
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2.22.7 Taking the above into account, Bloor Homes Midlands and Taylor Wimpey Strategic Land
reserve the right to provide further comments on Draft Policies EC1 and EC2 and the relevant
supporting evidence as a part of the Local Plan process.

2.23 Draft Policy IF1 (Development and Infrastructure)

2.23.1 Paragraph 7 of the NPPF advises that the purpose of the planning system is to contribute to the
achievement of sustainable development, including the provision of homes, commercial
development, and supporting infrastructure in a sustainable manner. Paragraph 8a of the NPPF
goes on to recognise that the provision of infrastructure forms part of the economic objective of
achieving sustainable development.

2.23.2 Draft Policy IF1 sets out that development will be supported by, and make contributions as
appropriate to, the provision of new physical, social and green infrastructure in order to mitigate
its impact upon the environment and communities. As a part of the Site allocation (Site Ref. A5),
the following supporting infrastructure is proposed at Money Hill:

e Land to accommodate a primary school;
e Areas of public open space;
e  SuDS provision;

e Active travel pedestrian and cycle routes, including the retention and enhancement of the
existing PRoW (0O80) onsite;

e  Provision for a bus link; and
e  Provision for the discharge of wastewater into the River Mease catchment.

2.23.3 Part 4 of the draft policy recognises that facilities can be accommodated either onsite or via an
off-site contribution. Part 5 of the draft policy acknowledges the potential need for viability
assessments to inform the level of contributions required. Both of these points are welcomed.
However, the draft policy should allow for some negotiation to be had between the Council and
developers on individual sites. This will enable regard to be had to a sites context and any site
specific infrastructure provision.

2.24 Draft Policy IF3 (Green and Blue Infrastructure)

2.24.1 Paragraph 20 of the NPPF requires strategic policies to set out an overall strategy for the
pattern, scale and design quality of places (to ensure outcomes support beauty and
placemaking), and make sufficient provision for conservation and enhancement of the natural
environment, including landscapes and green infrastructure.

2.24.2 Draft Policy IF3 advises that the Council will expect all major development, where appropriate,
to contribute towards the delivery of new green infrastructure which connects to and enhances
the existing network of multifunctional spaces and natural features throughout the District. It is
noted within the policy that existing trees, woodlands and hedgerows should be retained
wherever possible.

2.24.3 ltis suggested that Part 1 of the draft policy is updated to include the words “...and enhances
the existing network of multi-functional spaces and natural features throughout the district
where possible.” This is in recognition of specific sites locations or constraints that impact on
the ability to connect to existing green networks.
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2.24.4 The proposals at Money Hill will retain existing green infrastructure where possible and deliver
additional tree planting, landscaping, BNG provision, SuDS features and significant public open
space.

2.24.5 Overall, it is requested that Draft Policy IF3 takes into account the following:

Rewording of Part 1 as follows: “...and enhances the existing network of multi-functional
spaces and natural features throughout the district where possible.”

2.25 Draft Policy IF4 (Open Space, Sport and Recreation Facilities)

2.25.1 Paragraph 102 of the NPPF informs that access to a network of high quality open spaces and
opportunities for sport and physical activity is important for the health and wellbeing of
communities and can deliver wider benefits for nature and support efforts to address climate
change.

2.25.2 Draft Policy IF4 advises that in order to meet the needs of the community, provision of open
space, sport and recreation facilities will be sought as part of new housing developments.
However, the scale of new housing developments that this will apply to is yet to be determined.
Any open space should be designed as an integral part of the proposed development in
accordance with Draft Policy AP1 in respect of design.

2.25.3 The draft policy appears to suggest a more flexible approach to open space and sports provision
based on local characteristics and considerations, rather than setting a rigid space standard.
This approach is welcomed.

2.26 Draft Policy IF5 (Transport Infrastructure and New Development)

2.26.1 Section 9 of the NPPF focuses on the promotion of sustainable development. Paragraph 109
emphasises that significant development should be focused on locations which are or can be
made sustainable through limiting the need to travel and offering a genuine choice of transport
modes.

2.26.2 ltis recognised within the supporting text to the policy that the settlement hierarchy (Draft Policy
S2) and the Site allocations seek to reduce the need to travel by locating development in the
Districts most sustainable locations. This approach is supported.

2.26.3 Paragraph 9.33 of the consultation document informs that highways infrastructure must be
designed in accordance with the North West Leicestershire Good Design SPD and the
Leicestershire Highways Design Guide, both of which are in the process of being updated and
are due to be in the public domain before the next stage of the Local Plan consultation
(Regulation 19). As such, Bloor Homes Midlands and Taylor Wimpey Strategic Land reserve
the right to provide further comments on Draft Policy IF5 once the relevant evidence is available
to view.

2.26.4 Draft Policy IF5 requires all development to provide safe and suitable access for vehicles,
pedestrians and where relevant, cyclists. New development that is likely to generate significant
amounts of movement on the local highway network will require a Transport Assessment and
maximise accessibility by sustainable modes of transport. Draft Policy IF5 goes on to note
development that has a demonstrable transport impact will be required to financially contribute
towards public transport services, any sustainable transport measures necessary to make the
development acceptable, and / or any offsite highways improvements necessary to mitigate the
impact of development.
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2.26.5
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2.27.2

2.28

2.28.1

2.28.2

2.28.3

2.28.4

2.28.5

2.28.6
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As a part of the proposals for Money Hill, an internal road layout which links to the adjacent
committed development and the existing access points onto the A511 (the principal vehicular
access), Smisby Road (the secondary vehicular access) and Nottingham Road will be delivered
as a part of the development. Active travel pedestrian and cycle routes will be delivered through
the Site, providing connections to the adjacent committed development and to Ashby town
centre, adjacent employment areas and the wider countryside. The existing Public Right of Way
(PRoW) (Ref. O80) will be retained and enhanced onsite. In addition to this, it is recognised
within the Site allocation requirements that potential S106 financial contributions may be
required in relation to the North West Leicestershire Cycling and Walking Infrastructure Plan,
offsite highways improvements and public transport improvements.

Draft Policy IF8 (Parking and New Development)

Paragraph 111 of the NPPF sets out that if setting local parking standards for residential
development, policies should take into account accessibility; type, mix and use; availability of
and opportunities for public transport; local car ownership levels; and the need to ensure
adequate provision of spaces for charging plug in and other ultra-low emission vehicles.

Draft Policy IF8 recognises that development which will generate vehicle trips must provide
appropriate levels of vehicle and cycle parking, having regard to the latest guidance published
by Leicestershire County Council and by NWLDC. It is noted within the supporting text to the
policy that a review of The Leicestershire Highways Design Guide (2022) and Good Design
SPD is currently being undertaken. As such, Bloor Homes Midlands and Taylor Wimpey
Strategic Land reserve the right to provide further comments on the relevant evidence base and
supporting documents.

Draft Policy En1 (Nature Conservation / Biodiversity Net Gain)

Paragraph 180 of the NPPF requires planning policies and decisions to contribute to and
enhance the natural and local environment by minimising impacts on and providing net gains
for biodiversity.

As of the 12" February 2024, it became mandatory for all major developments to provide for a
10% Biodiversity Net Gain.

Draft Policy En1 sets out that the Council will seek to conserve and enhance the biodiversity of
the District by ensuring that development provides a net gain in biodiversity consistent with any
national policy prevailing at the time that a planning application is determined.

For consistency, it is considered that reference should be made to 10% BNG within the policy
to ensure regularity between national policy and the new Local Plan.

Part d) seeks to prioritise on-site provision or, where off-site compensation is required, this
should be well related to the development. No consideration is afforded to how or where off-site
compensation may be accommodated. It is considered beneficial from a biodiversity
enhancement perspective for sites to be identified within the Local Plan to provide
compensation. This will allow for a comprehensive strategy towards biodiversity enhancements,
rather than smaller piecemeal sites as required by the current drafting of the policy.

Overall, it is requested that Draft Policy En1 takes into account the following:

e Make reference to the need for major developments to deliver 10% BNG in
accordance with national policy;

o Identify locations for off-site compensation within the Local Plan; and
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e Remove the requirement for off-site compensation to be located close to the
development site.

2.29 Draft Policy En2 (River Mease Special Area of Conservation)

2.29.1 As a part of the Site allocation requirements, the proposals for Money Hill are required to provide
for the discharge of wastewater into the River Mease catchment in accordance with the
provisions of Draft Policy En2. Development which does not meet these provisions will not be
permitted. Proposals should be accompanied by a Construction Environment Management Plan
(CEMP) which demonstrates how pollutants and sediments from a proposed development will
be prevented from reaching the River Mease.

2.29.2 Draft Policy En2 advises that until such a time as wastewater is pumped out of the River Mease
catchment, new development within the catchment will be allowed where there is sufficient
headroom capacity available at the named Wastewater Treatment Works to which flows from
the development will go, and the proposed development is in accordance with the provisions of
the Water Quality Management Plan. Draft Policy En2 then goes on to inform that development
will only be allowed where it is demonstrated that the proposal, on its own and cumulatively with
other built and permitted development, will not have an adverse impact, directly or indirectly, on
the integrity of the River Mease SAC.

2.29.3 Given provision towards the River Mease catchment is already identified within the Site
allocation requirements for Money Hill, it is considered that the proposals will not have an
adverse impact on the River Mease SAC. However, it is considered that it will be necessary to
open dialogue with Severn Trent Water (STW) to ascertain the current headroom within the
treatment works in its current state, and if no capacity exists, what works the relevant STW will
need to undertake to be able to accept the foul flows generated by the proposals at Money Hill.
Further to this, STW will also need to model the impact of the development at Money Hill on
their works to identify the duration available to implement engineering works to remove
wastewater from the River Mease catchment.

2.30 Draft Policy En3 (The National Forest)

2.30.1 Draft Policy En3 sets out that in the National Forest, as defined on the Draft Policies Map,
NWLDC will support development that increases woodland cover and ensures the character of
the National Forest is enhanced through incorporating a National Forest identity. New
development within the National Forest will contribute towards the creation of the forest by
providing tree planting and landscaping in accordance with the most up to date National Forest
Company’s Guide for Developers and Planners.

2.30.2 The proposals at Money Hill will provide tree planting throughout the Site and landscaping in
accordance with Draft Policy En3. As such, the proposals will be delivered in accordance with
Draft Policy En3.

2.31 Draft Policy En6 (Land and Air Quality)

2.31.1 Paragraph 180 of the NPPF advises that planning policies and decisions should contribute to
and enhance the natural and local environment by preventing new and existing development
from contributing to, being put at unacceptable risk from, or being adversely affected by,
unacceptable levels of soil, air, water or noise pollution, or land instability.

2.31.2 Draft Policy En6 informs that planning applications for development that are likely to result in
significant adverse impacts upon air quality must be accompanied by an air quality assessment
and where necessary, provide appropriate mitigation. With regards to land quality, planning
applications for development on land that had the potential for land instability, or contamination,
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or is located within a Coal Authority Development High Risk Area must be accompanied by a
detailed investigation and where necessary, provide appropriate mitigation measures.

2.31.3 The allocation at Money Hill is required to provide a Mineral Assessment for at, or near, surface
coal, and provide a Coal Mining Risk Assessment. However, it is envisioned that the proposals
will not have an adverse impact on land or air quality, in accordance with Draft Policy En6.

2.32 Draft Policy En7 (Conservation and Enhancement of the Historic
Environment)

2.32.1 Paragraph 196 of the NPPF informs that Plans should set out a positive strategy for the
conservation and enjoyment of the historic environment.

2.32.2 The supporting text to Draft Policy En7 recognises that Ashby-de-la-Zouch is the primary historic
settlement in the District. The settlement core is a designated conservation area and contains
various listed buildings.

2.32.3 The proposals at Money Hill are located on the edge of the settlement, away from the designated
conservation area core. As such, it is considered that the development of the Site will not have
an impact on the local historic environment.

2.32.4 Draft Policy En7 proposes that the Council has a key role to play in the protection, conservation
and enhancement of the heritage assets that exist through the District. NWLDC will ensure that
buildings, settlement patterns, features and spaces which from part of the significance of
heritage assets and their settings are retained.

2.32.5 Bloor Homes Midlands and Taylor Wimpey Strategic Land broadly agree with the principle of

Draft Policy En7 on the basis that the proposals at Money Hill will have no real impact on the
Ashby-de-la-Zouch conservation area.
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3 Draft North West Leicestershire Local Plan 2020
— 2040 Policies Map

3.1  Ashby-de-la-Zouch Draft Policies Map

3.1.1  As a part of the Regulation 18 consultation, NWLDC have published a Draft Policies Map which
shows the proposed policies and proposals in map form.

3.1.2 The Site is recognised within the Ashby-de-la-Zouch Policies Map as a new housing allocation
(Draft Policy H3). Land at Money Hill, Ashby-de-la-Zouch is identified as Site Allocation A5. A
review of the Policies Map confirms that:

The Site is located within the Limits to Development (Draft Policy S4);

Is identified as a Housing Provision New Allocation (Draft Policy H3);

Is located within the River Mease Catchment (Draft Policy En2); and

Is located within the National Forest SAC (Draft Policy En3).

3.1.3 The location of the Site within the limits to development and as a new housing allocation is
supported by Bloor Homes Midlands and Taylor Wimpey Strategic Land.
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4

4.1

4.1.1

41.2

415

417

4.1.8

Draft North West Leicestershire Local Plan 2020
— 2040 Proposed Housing and Employment
Allocations

Proposed Housing and Employment Allocations

Paragraph 3.4 of the Proposed Housing and Employment Allocations document makes
reference to the proposed housing commitments from 2023 to 2040. Part of the proposed
housing commitments consists of dwellings which are allocated within the adopted Local Plan.
This is applicable to the Site at Money Hill where part of the Site has planning permission and
is under construction, but the remainder (around 1,200 dwellings) is allocated and does not yet
have planning permission.

It is recognised within the Proposed Housing and Employment Allocations document at
paragraph 4.45 that Ashby-de-la-Zouch is a Key Service Centre and forms the second tier of
North West Leicestershire’s settlement hierarchy.

As previously referenced to within these representations at section 2.16, the Site is carried
forward from the adopted Local Plan to the new Local Plan as a housing allocation (Ref. A5) for
approximately 1,200 dwellings. Site Allocation A5 is proposed as follows:

Money Hill (A5), as shown on the Policies Map, is allocated for:
(a) Around 1,200 homes

Constraints mapping and feasibility work is still under way for the Site. As such, the number of
dwellings which can be accommodated on the Site is unknown and may exceed 1,200. Bloor
Homes Midlands and Taylor Wimpey Strategic Land will liaise with NWLDC as new information
in this regard becomes available.

(b) Provision of affordable housing in accordance with Draft Policy H5

At present, no affordable housing percentage provision requirements or supporting viability
evidence have been confirmed within Draft Policy H5 and as such, it is unclear as to how much
affordable housing the Site will need to deliver. On this basis, Bloor Homes Midlands and Taylor
Wimpey Strategic Land reserve the right to comment further on the proposed affordable housing
requirements and the evidence base behind this. Further to this, viability will also need to be
taken into account.

(c) Provision for self-build and custom housebuilding in accordance with Draft Policy H7

Our response to draft Policy H7 raises concerns regarding the provision of self / custom build
housing and how this will be delivered through the Local Plan. Evidence of the need / demand
for custom / self-build housing in this location should be evidenced through the Council’s
Register.

(d) Land to accommodate a [TBC] form entry primary school

Bloor Homes Midlands and Taylor Wimpey Strategic Land acknowledge the need to provide a
primary school as part of the Money Hill development. As drafted, the allocation is unclear as to
how many form entries will be required. We are seeking to liaise with the Local Education
Authority to establish this requirement as early as possible.
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4.1.13

4.1.14

4.1.15

4.1.16

4.1.17

(e) Around 16ha of employment land (offices, industry and warehousing)

The Fisher German Report identifies that the maximum amount of employment land which could
be supported on the Money Hill Site is up to 8.4ha. The Report highlights that, whilst there is a
continued demand for industrial / logistics floorspace in Ashby-de-la-Zouch, the market is not
as strong as it was pre-Covid. In terms of the office market there are high vacancy levels in the
local market which would compete with any provision on the Site and is therefore likely to be
unviable. As such, it is requested that the proposed allocation is amended to include ‘up to 8.4ha
of employment land’.

(f) Areas of public open space

The Money Hill Site will include areas of publicly accessible open space, including play
provision.

(g) Surface water drainage provision (SuDS)
Where possible, the Site will be designed to accommodate SuDS.

The allocation identifies that the development of the Site will be subject to the following
requirements:

(a) Aninternal road layout which links to the adjacent committed development and the existing
access points on to the A511 (the principal vehicular access), Smisby Road (the secondary
vehicular access) and Nottingham Road;

Bloor Homes Midlands and Taylor Wimpey Strategic Land’s Highways Consultant are currently

undertaking pre-application discussions with the Highways Authority. The above requirement

will form part of these discussions.

(b) Provision of active travel pedestrian and cycle routes through the site providing connections
to the adjacent committed development and to Ashby town centre, adjacent employment
areas and the wider countryside;

Cycle and pedestrian connections will link the Site with the wider settlement of Ashby-de-la-

Zouch to the south and the countryside to the north. Links will be provided to the employment

area within the Site and the part of the wider allocation which is already under construction.

(c) Provision for a bus link through the Site;

Key vehicular routes through the Site will be designed to accommodate busses.

(d) Retention and enhancement of the existing public right of way crossing the Site (080);

The existing PRoW will be retained and enhanced as part of the development proposals.

(e) Existing trees to be retained within the layout in a manner that does not have a negative
impact upon the living conditions of future occupants (e.g. overshadowing);

Where possible, existing trees and vegetation will be retained onsite. The proposed layout and
masterplan of the Site will take account of retained trees. An Arboricultural Survey is being
prepared to inform the strategy for tree retention.

(f) Achievement of biodiversity net gain in accordance with national requirements;
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The Site will seek to deliver 10% biodiversity net gain in accordance with the Government’s
requirements which came into force on 13 February 2024.

(g) Provision of tree planting and landscaping in accordance with Draft Policy En3 (The
National Forest);

Proposals for the Site will incorporate additional tree planting and landscaping where
appropriate.

(h) Provision for the discharge of wastewater into the River Mease catchment in accordance
with the provisions of Draft Policy En2. Development which does not meet these provisions
will not be permitted. Proposals should be accompanied by a Construction Environment
Management Plan (CEMP) which demonstrates how pollutants and sediments from a
proposed development will be prevented from reaching the River Mease;

The proposed development will demonstrate compliance with draft Policy En2 and will be
accompanied by a CEMP. It is however considered that the CEMP could form part of the
discharge of conditions process, rather than being a requirement of the planning application.

(i) Provision of a Mineral Assessment for at or near surface coal;

The planning application will be accompanied by a Mineral Assessment.

() Provision of a Coal Mining Risk Assessment;

The planning application will be accompanied by a Coal Mining Risk Assessment.

(k) A comprehensive masterplan prepared in consultation with stakeholders, including both the
district and town council and agreed in writing with the local planning authority, for the
comprehensive development of the site and its relationship to the existing and committed
development in the vicinity and what measures will be put in place to protect the amenity of
existing and committed residential areas; and

Bloor Homes Midlands and Taylor Wimpey Strategic Land will seek to agree a consultation
strategy with NWLDC, involving both stakeholders and the local community. This process will
inform the masterplan for the Site.

(I) Any necessary Section 106 financial contributions, including but not limited to primary and
secondary education, healthcare, the North West Leicestershire Cycling and Walking
Infrastructure Plan, offsite highways and public transport improvements.

Bloor Homes Midlands and Taylor Wimpey Strategic Land will consider any requests for Section
106 contributions at the appropriate time as part of the planning application for the Site,. Any
requested S106 contributions should be proportionate to the scale of the development and its
proposals in accordance with the provisions of the CIL Regulations.

Overall, Bloor Homes Midlands and Taylor Wimpey Strategic Land support the principle
of the allocation for Land at Money Hill, Ashby-de-la-Zouch, but reserve the right to
provide further comments on the allocation and the evidence base supporting this once
it has become further advanced. It is requested that Site Allocation A5 takes into account
the following:

¢ Includes flexibility regarding housing numbers, which will be confirmed following a
constraints mapping / feasibility exercise;
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e Confirms the provision of affordable housing to be delivered onsite whilst having
regard to viability;

e The provision of self-build and custom housebuilding proposed onsite should be
based on local demand and need, and have regard to the financial capabilities of
those on the self-build / custom register;

e The FE of the primary school will be confirmed and reviewed further by Bloor Homes
Midlands and Taylor Wimpey Strategic Land; and

e The proposed employment land will be reduced from 16ha to approximately 8ha.
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5 Draft North West Leicestershire Local Plan 2020
— 2040 Limits to Development

5.1 Limits to Development

5.1.1 The Draft Limits to Development consultation document has been prepared to distinguish
between the settlements and the countryside in planning policy terms. The Limits to
Development define the locations where development will be acceptable in principle and in the
reverse, where it should be restricted to the circumstances specified in Draft Policy S4
(Countryside). The proposed changes to the Limits to Development have resulted from
proposed site allocations which have not been recorded separately as Limits to Development
changes.

5.1.2 As a part of the Limits to Development for Ashby-de-la-Zouch, no changes are proposed
regarding the Money Hill Site. Land at Money Hill is located within the existing Limits to
Development and is identified on the Ashby-de-la-Zouch (North) map as a proposed housing
allocation.

5.1.3 Given there are no proposed changes to the Limits to Development in respect of the Site, Bloor

Homes Midlands and Taylor Wimpey Strategic Land have no objections to the Limits to
Development in principle.
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6 Conclusions and Summary

6.1 Conclusions and Summary

6.1.1  Bloor Homes Midlands and Taylor Wimpey Strategic Land welcome the opportunity to respond
to the North West Leicestershire Draft Local Plan 2020 — 2040 Regulation 18 consultation.

6.1.2 Bloor Homes Midlands and Taylor Wimpey Strategic Land consider the best way to ensure that
the required growth levels can be achieved within the District is to allocate sustainable sites
which have access to local services, facilities and transport links, and have the ability to deliver
infrastructure. Bloor Homes Midlands and Taylor Wimpey Strategic Land support the principal
of the site allocation for Land at Money Hill, Ashby-de-la-Zouch (Ref. A5) and the support shown
from the Council in carrying forward the existing allocation into the new Local Plan.

6.1.3 The proposals would serve to contribute towards the quantitative and qualitative housing needs
(including affordable housing) of the District and the unmet needs of the wider Housing Market
Area in a highly sustainable location. The Site will provide additional community benefits
including:

e  Approximately 1,200 dwellings;

e  Provision of affordable housing;

e  Provision for self-build and custom housebuilding;
e Land to accommodate a primary school;

e  Employment land;

e  Areas of public open space;

e  SuDS provision;

e Active travel pedestrian and cycle routes, including the retention and enhancement of
PRoW O80;

° Provision of a bus link;
e Retention of existing trees and provision of tree planting and landscaping; and
e Delivery of BNG.

6.1.4 Bloor Homes Midlands and Taylor Wimpey Strategic Land have previously engaged with
NWLDC and look forward to continuing to work collaboratively with the Council to deliver the
Site at Money Hill.

6.1.5 A Number of comments and suggested amendments to draft policies and the wording of
allocation A5 are made within these representations. We would welcome the opportunity to
discuss these matters further with NWLDC.

6.1.6  We trust the above comments will be taken into consideration as part of the ongoing preparation

of the new Local Plan. We look forward to being included in the next stages of the consultation
process.
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Appendix 1: Site Location Plan
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Executive Summary

» This report explores the characteristics of both the office and industrial / logistics market on a
national, regional, and sub-regional scale, through a combination of independent market

research and analysis of third-party data.

* The report aims to provide evidenced recommendations for the appropriate scale of land

allocated to employment use and the optimal asset allocation within this designation.

» The Subject Land, outlined in the draft masterplan, is located in Ashby-de-la-Zouch, a market

town and civil parish in the Northwest Leicestershire district of Leicestershire.

= Of The Subject Land, it is recommended that the maximum employment land allocation will be

8.4 ha (20.8 ac).

= Both national and local demand for industrial and logistics property has increased over the last

decade, with further growth expected.

» There has been an undersupply of industrial and logistics property over this period, amplified in
the small to mid-box sector, with the majority of new stock comprising big-box developments,

which are experiencing lower take-up.

»= The undersupply of small and mid-box stock has increased competition within this size bracket,
ensuring persistently low vacancy rates and accelerated rental growth. It is expected that this

rental growth will continue.

» Thereis limited availability of small and mid-box stock in Ashby-de-la-Zouch. Neighbouring
towns are experiencing less constrained availability, but there remains a lack of new build /

Grade A property.
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The office market is not as strong as the industrial market. However, high-specification property,
which caters for the increasing demand for strong ESG credentials and high specification,

continues to attract occupiers. Albeit this trend is strongest in established city office locations.

Sub-market demand is most prevalent in out-of-town office locations, and for suites of less than

5,000 sq ft.

Since the onset of the pandemic, office vacancy rates have increased and there is a reasonable
amount of out-of-town availability across the sub-market, including 18,000 sq ft at lvanhoe

Business Park, Ashby, which would be in direct competition with any new build stock.

Construction volumes for offices have fallen sharply and there is a dearth of new build office

accommodation in the sub-market and surrounding areas.

There is a limited amount of emerging employment land in the Ashby-de-la-Zouch area. The
Land at Corkscrew Lane, which has a planning application pending for the delivery of up to
500,000 sq ft of B2 / B8 accommodation, is most notable. Albeit this land is not allocated for
employment use and is unlikely to be deliverable in time to be considered as direct competition

to The Subject Land.

This reports recommendation is that the land allocated within the draft masterplan is best
utilised for the delivery of a mixed-use commercial scheme, comprising a minimum of 75%

industrial / logistics accommodation, with the balance allocated to office or quasi-office use.
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1. Introduction

Fisher German LLP has been invited, jointly by Bloor Homes and Taylor Wimpey, to prepare an
employment land report in support of a proposed outline planning application for land at Money Hill,
Ashby-de-la-Zouch, herein referred to as ‘The Subject Land'’. By extension, this report is also intended to

support the plan promotion of The Land.
1.1 Report Author
This report has been prepared by Rob Champion and Jack Dutton.

Rob is a member of the Royal Institution of Chartered Surveyors and a Partner at Fisher German LLP.
Rob has practiced in the Midlands property market for over 12 years, specialising in industrial and
warehousing property and development land. Prior to this he was based in London with another national
firm of Chartered Surveyors. Rob's clients include institutional funds, property companies, developers,

and occupiers.

Jack is a member of the Royal Institution of Chartered Surveyors and a Surveyor at Fisher German LLP.
Jack is part of Fisher German's commercial agency team, with a focus on industrial and logistics

property throughout the Midlands region.

1.2 Scope of Report

This report considers the wider extent of proposed development, placing a specific focus on the land

allocated within the current masterplan for employment use.

A detailed evaluation has been undertaken for both the office and industrial / logistics markets on a
national, regional, and sub-regional level and the supply and demand dynamics of each respective asset

class have been analysed.
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This analysis is used to support an employment land allocation of 8.4 ha (20.8 ac) and subsequently
recommends the optimal allocation of each asset class within the employment site, along with the scale

and outline specification of such development.

2. Subject Land

2.1 Location

The Subject Land is located in Ashby-de-la-Zouch, a market town and civil parish in the Northwest
Leicestershire district of Leicestershire. At the 2011 Census, the town had a population of 12,370.
The Land borders the Northeast fringe of the town and is situated approximately 1.1 miles from the
town centre. Arterial access is provided by the A511, which runs to the northern edge of The Land. A

location plan is outlined at Figure 1.

Figure 1- Location Plan

The town benefits from good transport links. Junction 11 of the M42 Motorway is located approximately
6.1 miles to the south and Junction 23A of the M1 Motorway is located approximately 9.0 miles to the

north, each accessed directly by the A42.

Fisher German LLP is a limited liability partnership. 6
Registered in England and Wales. Registered Number:

0OC317554. Registered Office: The Head Office

Ivanhoe Office Park, Ivanhoe Park Way, Ashby-De-La-

Zouch, Leicestershire, England, LE65 2AB. A list of

members’ is available for inspection at Head Office



Burton-on-Trent Railway Station, located 10.0 miles west, providing direct access to Birmingham New
Street, Nottingham, and Leeds. East Midlands Airport is located 10.6 miles to the north. The

approximate drive times to the region’s major conurbations are shown at Tablel.

Town / City Distance (miles) Drive Time

Burton-on-Trent 9.7 20 minutes
Leicester 17.5 30 minutes
Nottingham 22.1 32 minutes
Derby 24.1 35 minutes
Birmingham 29.5 40 minutes

Table 1- Drive Times

2.2 Description

The Subject Land is irregular in shape, with a flat topography, and is currently utilised for agricultural

purposes. The Land currently comprises multiple Titles, in differing ownerships.

It is envisaged that the maximum employment land allocation will be 8.4 ha (20.8 ac) as outlined in blue

at Figure 2. Access to this portion of the site will be provided by the A511 to the north.

The Land is bordered to the north by the A511 and further agricultural land, with a combination of

employment and residential uses to the southern and western boundaries.
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Figure 2- Site Plan
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3. Economic Background

Throughout 2023, the UK government have strived to lower inflation rates, which by October 2022 had
reached a 41 year high of 11.1%. This initial surge in inflation was largely attributed to three economic
shocks:

» The ongoing war in Ukraine

* A burgeoning energy crisis

= Arisein firms' costs

Over the last year, the UK economy has faced significant structural changes, with low growth and
inflation rates still significantly above the Bank of England’s 2% target. However, despite the ONS
reporting no growth in the economy during Q3 of 2023, inflation rates in October 2023 were significantly
below their peak, with annual rate of inflation standing at 4.6%. The Bank of England predicts the annual

rate for 2024 will be 3.1%.

The speed of disinflation has varied across countries. The UK's rate of annual inflation for 2023, at 4.6%
is recorded as being higher than comparable economies with Germany recording 3%, the Eurozone 2.9%
and the US 2.1%. The reasons attributed for this include the UK’s position, in contrast to the US, as a net
importer of goods. It, additionally, in the aftermath of the pandemic and Brexit has had a shortage of

workers coupled with higher labour costs, causing an elevation of prices within the services sector.

The Bank of England, in its response to inflation, has raised interest rates in 14 consecutive intervals
from 0.1% in December 2021 to 5.25% in August 2023. The rates, which have remained static in

September and November 2023 are not predicted by economists to fall until June 2024.
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With inflation falling, The Autumn Statement (22 November 2023) was largely focused on growing the
economy and reducing debt. Additionally, it reflected the government’s commitment to unlocking
business investment with a view to obtaining long-term economic growth. It announced measures
including: a simplification and improvement of R&D tax reliefs circa. £280 million, reforming the
planning system to reduce the time for new projects coming to the grid and establishing business
Investment Zones in Greater Manchester, West Midlands and East Midlands as well as extending tax

reliefs for these zones from five to ten years.

Despite these measures to boost business development by £14 billion, the long-term success of the

measures will, likely be dependent on the result of the general election, due to take place in 2024.
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4. Industrial & Logistics Market

To assess the suitability of The Subject Land for employment use, and to advise on the scale of the
proposed employment area and the optimal allocation of assets within it, it is crucial to understand

current market dynamics and historical performance of the main commercial asset classes.
4.1 National Market

In recent years, the Industrial and Logistics market has been at its most buoyant, driven by multiple
factors. Undoubtedly, the outbreak of COVID-19 was the primary catalyst for the acceleration of demand
for warehousing as retailers sought to move away from traditional retail and focus on e-fulfilment either
directly or through 3rd party logistics operators. The knock-on effect to the wider market was profound

as buildings were taken up at record rates resulting in shortages nationally.

Since the pandemic, macroeconomic uncertainty, which has been prevalent in the market since the
inception of the October 2022 'mini budget’, has caused an element of market correction. While the
uncertainty has been less impactful on the occupational market, the development and capital markets

have experienced a notable downturn.

Prevailing economic headwinds have caused a significant downturn in investment volumes, with many
investors citing market uncertainty and the high cost of borrowing for reduced activity. As of December
2023, data market data suggests that average transaction yields have moved out from 5.5% to 6.3% in

the last 12 months and that transaction volumes are down 55.1%.

In contrast, the level of occupational demand remains robust, the Q3 2023 RICS UK Commercial
Property Survey shows a net balance for industrial occupier demand of +3%. Although still in positive

territory, it is the weakest reading since Q2 2020, down from +10% in Q2 and a peak of +49% in Q2 2022.
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To an extent, the downturn in ‘big box' take-up explains the sharp decrease in national demand. Many
online retailers, including Amazon who account for much of the big box take up in recent years, are
disposing of surplus space. In contrast, demand for small and mid-box units of sub 100,000 sq ft
remains strong. High quality new-build or recently refurbished units, which benefit from strong ESG

credentials, continue to be well received in the market.

The recent and continuing pressures experienced by developers, driven by a weakening economy,
increased build costs and higher cost of finance, has seen a continued undersupply of new build stock
and a constricted development pipeline. As a result, national vacancy remains low, at 4.0%, compared to

an historical average of 5.3% (CoStar, 2024).

Competition amongst occupiers for existing and new build product has helped maintain upward
pressure on rental values, despite the subdued economic outlook. Average annual industrial rental value
growth peaked in August 2022 at 13.2% and according to the MSCI Monthly Index and has since

decelerated to 7.0%, which is largely considered to be a stable and sustainable rate of growth.

4.2 Regional Market

The East Midlands has been one of the best performing regions for occupier take up in recent years, its
strategic location at the heart of the country has meant that it has consistently performed well. Indeed,
the wider market dynamics of constrained supply and continued occupational demand continue to be

seen in the region.

As of Q3 2023, the East Midlands was the only region to record take up in excess of 1M sq ft for a
second quarter in row, with the year-to-date total running at 5M sq ft (CBRE, 2023). This represents 38%
of national take up. Second hand take up has been particularly strong, with third party logistics

operators accounting for many of the reported transactions.
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According to CoStar, there is currently 2.8M sq ft currently under construction in Leicestershire, a
notable decrease on the 8M sq ft that was under construction in 2022. Much of the recent development
in the region has been for big box units, with notable developments including 640,000 sq ft at Mercia
Park. Smaller developments are less common, despite sustained demand, but include examples such as
Stud Brook Business Park, Derby, a nine-unit scheme delivering buildings of between 8,500 and 30,000
sq ft.

Regional vacancy stands at 4.0%, in line with the national average. This increase is caused by a
combination of increasing second hand vacancy and a limited amount of continued speculative
development. This continued speculative development is an anomaly when compared to other regions

and is supportive of the region’s superior performance.

Leicestershire Industrial / Logistics Delivery
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4.3 Sub-regional Market

At a sub-regional level, most of the industrial activity can be attributed to the towns of Ashby-de-la-
Zouch, Swadlincote and Coalville. There is a varying degree of historic take up, availability and new

development at each of these locations, which is subsequently explored in further detail.

Figure 4- Sub 100,000 sq ft take up since 2013 (Costar, 2023)

Given the scale of The Subject Land, we have focused our attention on the supply and demand of small
to medium sized industrial and warehouse property which would be expected to cater for SME
companies in the main and some larger businesses operating within the E(g) / B2 / B8 use classes. We

have therefore assumed a range of individual units of 2,500 to 100,000 sq ft.

The Small and mid-box market is an important component of the wider industrial and logistics market
making up around 95% of all industrial and logistics properties in England. This element of the market
generates significant economic benefits, and the logistics element of the market has grown significantly

within the last few years accelerated by Brexit and the COVID-19 pandemic.
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Declining availability has placed significant pressures on the market as businesses looking to take
space within this segment of the market find that they have very little choice resulting either in them
paying a higher price (cause of rental growth) or not finding the space they require and having to move
further afield. This has been a critical feature of the market in recent times placing increasing pressure
on SMEs who make up a significant and important proportion of the UK's active and growing

companies.

Although logistics has comprised a significant proportion of take up across the Small and Mid-Box
market in the last few years, the range of uses at this scale is much more diverse than at the Big Box
level and, as such, the variety of employment opportunities delivered is significant. There has been a
marked increase in the volume of manufacturing-linked space taken up in recent years which has been
linked to Brexit and global supply chain issues which have prompted businesses to bring much of their
supply and processing closer to the UK as an insurance policy against future disruption and

bureaucracy.

Figure 5- Take up over the last decade, Ashby, Swadlincote & Coalville by industry (CoStar, 2023)
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Research undertaken by Savills and Potter Space (2023) suggests that within the Small and Mid-Box
market demand is suppressed by 38%, attributable to historically low levels of availability with most
multi-let industrial and logistics owners reporting record low voids across their estates. This shortage is
emphasised by a limited supply of new development within this size bracket. Stock absorption within
the small and mid-box market is therefore dominated by existing, 2nd hand, space where voids occur
following either lease events or business failure. Figure 6 supports this assessment, illustrating that of

the 8.75M sq ft transacted in the past decade, 64.3% of this is big box accommmodation.

Figure 6- Industrial take up by size bracket since 2013(CoStar, 2023)
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We have also analysed small and mid-box (up to 100,000 sq ft) leasing data on a submarket basis,

which demonstrates the following transaction volumes in the last decade:

Size Bracket (sq ft) Floor Area Let (sq ft) Volume of Deals

0 — 25,000 1,375,000 315
25,001 = 50,000 540,000 16
50,001 = 75,000 670,000 10
75,001 = 100,000 420,000 5

Table 2- Deal volume by size bracket since 2013 (CoStar, 2023)

4.4 Ashby-de-la-Zouch Submarket

Ashby is a small-sized industrial market, comprising three main industrial areas.

The first is Ivanhoe Business Park, a mixed-use office and warehouse scheme, located to the northern
fringe of the town. The scheme comprises a total of 70,000 sq ft of trade counter accommodation and
100,000 sq ft of industrial and logistics accommodation. The industrial accommodation was built in
phases between 2009 and 2017 and was developed as a combination of speculative and design and
build. Of the 17 recorded deals across the estate, the average vacancy period is reported as 3.1 months
(CoStar, 2023), demonstrating persistent demand and there are currently no vacant units. The
immediate surrounding area is also industrial in nature and accommodates further buildings of up to

300,000 sq ft.

The remaining industrial premises are located the eastern edge of the town and border the portion of
The Subject Land that is identified for employment use. These units are larger, mainly mid, and big box,

and range from 50,000 to 320,000 sq ft.
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There is a limited amount of industrial availability, with only one recently refurbished property, Unit 16

Ashby Park (58,000 sq ft) currently under offer.

There are a limited number of developments currently underway. The most recent speculative big box
delivery, Zorro 238, was constructed in 2018 and was on the market for 30 months. This

uncharacteristically long marketing period supports a cooling of big-box demand in the area.

Nevertheless, G-Park is the most prominent forthcoming big box development, located on the
southeastern border of the town, and comprises a 48-acre site, which has secured outline planning
permission for up to 736,000 sq ft of industrial accommodation deliverable as either one or two units. G-

Park will not be speculatively developed and is being marketed as a built-to-suit opportunity.

In comparison to the rest of the sub-market, transaction volumes are suppressed in Ashby. Of the 346
deals of less than 100,000 sq ft that have been recorded over the last decade, only 21 were in Ashby,
totalling circa 340,000 sq ft. This represents a modest 11.3% of take up by floor area. The significantly
higher transaction volumes in Swadlincote and Coalville can be attributed to the increased turnover in
these locations, at a time where occupiers have not been able to secure accommodation in Ashby. The
persistently low vacancy rate is testament to the market's attraction, suggesting that further

development of the right scale would be well received.

4.5 Swadlincote Submarket

Swadlincote is also considered a small-sized industrial market. The majority of industrial
accommodation can be found adjacent to the A514, extending towards the western fringe of the town.
Notwithstanding this, there are several smaller pockets of secondary accommodation spread
throughout the area. Swadlincote benefits from a larger range of property size and specification and

buildings range from 1,000 sq ft to in excess of 200,000 sq ft.
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While limited, supply is less constrained than in Ashby. There are currently six industrial properties that

are being actively marketed, the details of which are outlined in Table 3.

Address Size (sq ft) Quality

1 Queens Drive, Albion Works, DE11 OEG 8,279 Secondary / tertiary.
Unit 6 Highwall Business Park, Tetron Point, 9,076 Speculative new build.
DE11 0BB

Unit 1 & 2 Bretby Business Park, DE15 0YZ 5,690 Tertiary.

Bretby Business Park, DE15 0YZ 9,659 Secondary.
Tetron 141, William Nadin Way, DE11 9DU 141,459 High-quality secondary.

Table 3- Swadlincote Industrial Availability

In line with the wider region, there is a limited amount of development in the Swadlincote area. Notable

newbuild schemes include Highwall Business Park, a six-unit scheme comprising a total of 37,606 sq ft,

of which 5 have currently been sold, and a 610,000 sq ft unit at Mulberry Business Park, which reached

practical completion in October 2023.

4.6 Coalville Submarket

Coalville is again considered a small-sized industrial market but is an area that has historically seen a

large amount of industrial development. The industrial accommodation is located in two principal

locations, firstly to the northern fringe of the town, adjacent to the A511 and secondly to the southern

fringe in an out-of-town location near Bardon.
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Similarly to Swadlincote, supply in Coalville is less constrained than in Ashby, with several properties

currently being marketed. The current availability is outlined in Table 4 and is centred around Bardon.

Address Size (sq ft) Quality

(Unit C) Interlink Way West 73,666 Good quality
Bardon Business Park, LE67 T1LD secondary.
Interlink Way South, Bardon Business Park, LE67 9,526 Good quality
1PG secondary.
Units 5 & 6 Bardon Hill, LE67 1GZ 118,426 New build

(Could be split to provide
71,620 and 46,400)

Unit 3 Dromintee Road 50,251 Secondary
Hilltop Industrial Estate, LE67 1TX

Unit 2 Garden Court 5,465 Secondary
Gee Road, LE67 4NB

Unit 6 Pine Court 6,703 Secondary
Walker Road, LE67 1ST

Table 4- Coalville Industrial Availability

There is a very limited amount of development currently in progress, all of which is centred around
Bardon Hill. Prominent developments include Units 5 & 6 Bardon Hill, a 118,000 sq ft speculative
development, which completed in 2022 and Mount Park Bardon Ill, a build to suit scheme comprising up

t0 960,000 sq ft of big box units, which has obtained outline planning consent.
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5. Office Market

5.1 National Market

The office market has suffered since the onset of the pandemic. The challenging economic climate,
along with the working from home revelation, has caused businesses to focus on cost reduction and
productivity as well as ESG principles. Indeed, more than 75% of contributors to the Q3 2023 RICS
Survey expected pressure on corporate cash-flows to intensify over the next year. As such, occupiers
are placing greater emphasis on smaller but higher quality space.

Notwithstanding the current uncertainties within the economy and market, there have not been falls in
prime rental levels in key locations, and in many major cities across the UK, prime rents have increased
and are above pre-pandemic levels. Average rental growth for all offices in the 12 months to December
2022 was 0.7% in the Southeast and 1.5% in the rest of England. This resilience showcases the
increasing emphasis of occupier demand towards high-quality office space to ensure that employees
return to the office and that buildings are sustainable and efficient, so ESG aspirations are met.

Recent research, carried out by Carter Jonas, suggests that only 31.6% of Britain's office stock has an
EPC rating of a C or better, which is where occupier demand is focused and is the proposed minimum
MEES standard from 2027. Office properties within EPC bands F and G account for 17.2% of all offices,
meaning that nearly a fifth of the stock potentially became unlettable from 1st April 2023, unless
remedial action is taken.

Prime rents are expected to continue to rise in key locations, due to the dearth of new development,
meaning the rental gap with poorer quality grade B stock is likely to widen further.

Out-of-town offices are typically not considered as prime office locations and do not benefit from the
same level of occupation demand or rental growth. As such, there has been limited development of new
stock in the past decade. The lack of new office development is not helped by the increase in
conversion of secondary office buildings or empty spaces into alternative uses fuelled by permitted
development rights.

Despite the increase in conversions, there remains a large amount of office stock available. The Q3 2023
RICS UK Commercial Property Survey shows a negative net balance of -19% for office occupier demand,
marginally improved from -21% in Q2. Respondents also continued to cite an increase in overall vacant
space. Principally, this is concentrated around secondary accommodation, which does not meet the
expected market standard. This is therefore creating a two-tier market, which is only set to become
more polarised.

Fisher German LLP is a limited liability partnership. 21
Registered in England and Wales. Registered Number:

0OC317554. Registered Office: The Head Office

Ivanhoe Office Park, Ivanhoe Park Way, Ashby-De-La-

Zouch, Leicestershire, England, LE65 2AB. A list of

members’ is available for inspection at Head Office



5.2 Regional Market

The regional office market is best defined in the context of Leicestershire, which comprises 17.8M sq ft
of office accommodation. Demand for office space in the region comes largely from small to mid-sized
professional service firms, a sector which accounts for around 20% of the regions employment.

In line with other regional markets, the office sector has weakened since the onset of the pandemic. Net
absorption for the region is reported as negative 450K sq ft in the last 12 months, demonstrating a
sharp reduction in office demand. The vacancy statistics are supportive of this, rising from a low of 1.8%
in 2019 t0 5.9% in Q3 2023, its highest level in over a decade (CoStar, 2023).

Figure 7- Leicestershire Office Market Vacancy Rate

Given the economic headwinds the development market faces, combined with a weakening office
market, development of new office stock in the region is muted. Notably, 2019 office construction was
at a 10-year high of nearly 260k sq ft, with a 56% decrease to roughly 110k sq ft in 2023.
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Figure 8- Leicestershire Annual Office Consfruction

Average rental growth is largely static, with a moderate 1.2% increase over the past 12 months. Average
market rent for the region is roughly £13 per sq ft, with Grade A space achieving a notable premium of
roughly £22 per sq ft. This supports the notion of market polarisation, albeit it must be noted that the
highest rents and the majority of new development were attributed to Leicester City Centre.

5.3 Sub-regional Market

Similarly to the Industrial / Logistics market, the majority of office activity been seen in the towns of
Ashby-de-la-Zouch, Swadlincote and Coalville. There is a varying degree of historic take up, availability
and development at each of these locations, which is explored in more detail below.

Figure 9- Office take up since 2013 (Costar, 2023)
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5.3 Ashby-de-la-Zouch Submarket

Ashby is a small-sized office market, with stock centred around three primary locations. The town
centre, which comprises entirely period buildings, often incorporating retail elements. lvanhoe Office
Park, modern out-of-town office buildings, which have been constructed in phases between 2008 and
2018. Finally, Ashby Business Park, out-of-town office buildings, constructed between 1995 and 2008.

The size of existing accommodation varies from smaller self-contained buildings in the town centre of
sub-1000 sq ft, to single lettings in excess of 15,000 sq ft in the out-of-town office parks. For the
purposes of this report, the out-of-town office provision is most comparable.

There are currently six office buildings with vacancy, five of which are at Ivanhoe Office Park and Ashby
Business Park. The availability at each of these buildings is outlined at Table 5.

Building Availability (sq ft) Quality

2 Charter Point Way, Ashby Business 923 Unrefurbished but modern
Park Specification.
Clinitron House, Ashby Business Park 14,358 t0 29,258 To be refurbished.
Ceva House, Ashby Business Park 6,462 Unrefurbished but modern

Specification.

Unit N, lvanhoe Business Park 5,362 Unrefurbished but modern
Specification.

K1 — K6, lvanhoe Business Park 1,890 to 12,544 Unrefurbished but modern
Specification.

Table 5- Ashby-de-la-Zouch Office Availability

There is currently no office accommodation under construction in Ashby.

5.4 Swadlincote Submarket

Swadlincote has a similar office market to Ashby, with a mix of town centre period office buildings and
out-of-town office parks. The notable office parks are Oaktree Business Park, Optimum Business Park,
and Bretby Business Park.
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The offices at Bretby Business Park are small (100 — 2,500 sq ft) and secondary in nature, with Oaktree
and Optimum Business Parks providing larger, more modern suites, albeit inferior to the stock at
Ashby's out-of-town office locations. The out-of-town availability is outlined in Table 6.

Building Availability (sq ft) Quality
Unit 2, Oaktree Business Park 745 Modern specification
Unit A2, Optimum Business Park 1,907 Unrefurbished but modern

Specification.

Unit B3-B4 Optimum Business Park 4,544 Unrefurbished but modern
Specification.

Table 6- Swadlincote Office Availability

There is currently no office accommodation under construction in Swadlincote.

5.5 Coalville Submarket

Coalville is a similarly small office market, albeit the existing stock is not as concentrated as in Ashby
and Swadlincote. In additional to the traditional town centre accommodation, the prominent office parks
include Coalville Business Park, which is of 1980s construction and Whitwick Business Park, and Forest
Business Park, which are both 2000 — 2010 constructions and similar in quality to those at Ashby and
Swadlincote.

There is a dearth of current availability in Coalville. 9,000 sq ft is currently under offer at Whitwick
Business Park and 1,500 sq ft is under offer at Phoenix Park. The only suite currently available is 1,000
sq ft at Enterprise House, a secondary offering on the fringe of the town centre. In comparison to Ashby
and Swadlincote, there appears to be a higher demand and lower vacancy rates, albeit the properties are
offered at a reduced rental level and inferior specification.

There is currently no office accommodation under construction in Coalville.

5.6 Sub-regional Demand

In comparison to the industrial market, the office market in the last decade has been significantly
weaker. Indeed, since 2013, only 140 leasehold transactions have been recorded, for a total of 330,000
sq ft (CoStar, 2023). The average recorded letting was for roughly 2,500 sq ft, a figure which is likely to
reduce as occupiers continue to take advantage of lease events to consolidate their accommodation
and boost efficiency in a post COVID-19 environment.
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Figure 10 outlines the proportion of floor space take up by size bracket, demonstrating that the majority
of take up by floor area has been for suites in excess of 5,000 sq ft. However, it is crucial to note that the
large majority of deals were for suites of less than 2,500 sq ft, as shown in Table 7.

Figure 10- Office take up by size bracket since 2013(CoStar, 2023)

Size Bracket (sq ft) Floor Area Let (sq ft) Volume of Deals
<500 6,500 19
501 — 1,000 33,700 41
1001 — 2,500 79,500 51
2,507 — 5,000 48,500 15
5001 + 164,000 15

Table 7- Deal volume by size bracket since 2013 (CoStar, 2023)

As is the case in the large majority of regional office markets, there has been very limited development
of new stock since the Global Financial Crisis. The obvious exception to this was the development of
lvanhoe Business Park, Ashby, which comprises 92,000 sq ft of Grade A office accommodation. The
construction of the scheme took place between 2009 and 2018, and has been a relative success, due to
the premium specification, convenient location, and surrounding amenity. Albeit there is currently
18,000 sq ft of void across the estate.
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Of the 140 transactions which have taken place since 2013, 70 of them have been for out-of-town office
space. However, take-up is overwhelmingly weighted to these town fringe locations, accounting for
76.7% of transacted floor space. Given these buildings are more recently constructed (typically post-
2000), they benefit from open plan floor plates, higher specifications, improved ESG credentials and
higher parking ratios. Each of these factors are important considerations for SMEs who wish to locate in
the area.

In addition, the average letting size has been for 3,600 sq ft, noticeably larger than the regional market
average of 2,500 sq ft (CoStar, 2023). These trends demonstrate a positive bias towards out-of-town
locations specifically within this submarket.

Figure 11-In Town vs Out of Town Office Take-Up Since 2013 (CoStar, 2023)

6. Supply and Competing Employment Allocations

6.1 Recent and Proposed Development

In line with national trends, there is a limited amount of small and mid-box industrial development in
Ashby and the surrounding areas. Indeed, much of the recent and proposed development comprises
big-box accommodation. While historic demand has underpinned such developments, the previous
strength of the development market was the primary driver for such schemes and competition for
employment land led to a sharp increase in land values. Big-box schemes, which achieve the highest
possible site density and associated economies of scale, were necessary for developers and investors
to realise the required returns and ensure site viability.

Units within the submarket which have been speculatively developed (and remain available), as well as
deliverable design and build schemes are outlined at Table 8. Of these schemes, only two new build mid-
box units are available, neither of which are in Ashby.
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Address Delivery Size (sq ft) Comments

Highwall Business Park, Speculative 37,606 A 6-unit scheme

Swadlincote 5 units have been sold.
1 unit remains available (c. 6,000 sq ft).
Constructed in 2023

Units 5 & 6 Bardon Hill, Speculative 118,426 Available

Coalville Potential to split.
Constructed 2022

Mercia Park, Swadlincote Speculative 51,263 Available
Constructed in Q2 2023

G Park, Ashby Build to Suit 736,487 Available
Deliverable as one or two units.
Outline planning permission granted.

Bardon 56, Coalville - 57,703 Available

Mount Park Bardon IlI, Design and Build 960,000 Available

Coalville Deliverable as one or two units.
Outline planning permission granted.

Table 8- Recent and proposed sub-market development

In contrast to the industrial and logistics market, there are no new office developments or proposed new
build schemes in Ashby or the surrounding areas.

6.2 Current Employment Allocation

The subject land currently has an adopted allocation for employment use, within the Northwest
Leicestershire Local Plan, comprising circa 16 ha (39.5 ac), split between two sites to the North and East
of The Subject Land, as outlined in Figure 12.

There are no other adopted employment allocations in Ashby-de-la-Zouch, or in the immediate

surrounding areas.
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Figure 12- Ashby-de-la-Zouch Employment Allocations

6.3 Emerging Land

We are aware of a limited number of sites in Ashby-de-la-Zouch which could become available for
development, as outlined in Table 9.

Address

Land at Corkscrew Lane,
Ashby-de-la-Zouch

Stage

Pending planning
application.

Submitted Apr 2023.

Accommodation

Up to 500,000 sq ft of
industrial
accommodation.

Use Class B2 / B8.

Comments
No finalised scheme.

Designs submitted for
either a single big-box
scheme, a three-unit mid-
box scheme or a varied
multi-let industrial estate.

Land North of Lountside
Flagstaff Island, Ashby-de-la-
Zouch

Appeal decision
pending.

Appeal submitted Nov
2021.

Erection of 40,000 sq
ft of roadside storage,
maintenance, and
management.

Use Class B1/ BS.

Euro Garages.

Initially rejected Aug 2019.

4 Charterpoint Way, Ashby-
de-la-Zouch

Pending planning
application.

Submitted Sep 2022.

Erection of a Bariatric
Clinic totalling 46,000
sq ft over three floors.

Use Class E(e).

Site initially marketed as an
office development site,
located immediately
adjacent to existing out-of-
town office
accommodation.

Table 9- Emerging Land, Ashby-de-la-Zouch
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In addition, records for Strategic Housing and Employment Land Availability Assessments (SHELAAS)
show that there are several sites, predominately located to the southern fringe of the conurbation, that
have been identified as potentially suitable for employment uses. These sites are outlined in Figure 13
and may have the potential to deliver additional office and industrial / warehousing stock, within Use
Classes E, B2 and B8. It is however important to note that these sites have not been allocated and that
there is no guarantee that they would achieve planning permission for any form of development. Given
both the timing implications and uncertainty surrounding viability, these sites are not considered to be
competing with The Subject Land.

Figure 13- SHELAA Assessments, Ashby-de-la-Zouch

Fisher German LLP is a limited liability partnership. 30
Registered in England and Wales. Registered Number:

0OC317554. Registered Office: The Head Office

Ivanhoe Office Park, Ivanhoe Park Way, Ashby-De-La-

Zouch, Leicestershire, England, LE65 2AB. A list of

members’ is available for inspection at Head Office



7. Summary and Recommendations

It is envisaged that the maximum employment land allocation will be 8.4 ha (20.8 ac).

This report has set out the current market dynamics for both the office and industrial sectors and has
explored the supply and demand characteristics over the past decade. Principally, the key points are as
follows:

v Demand for industrial and logistics property has increased over the last decade, with further
growth expected.

v There has been an undersupply of industrial and logistics property over this period, with the
majority of new stock comprising big-box developments.

v The undersupply of small and mid-box stock has increased competition within this size bracket,
ensuring persistently low vacancy rates and accelerated rental growth.

v There is very limited availability of small and mid-box stock in Ashby-de-la-Zouch. Neighbouring
towns are experiencing less constrained availability, but there remains a lack of new build /
Grade A property.

v The office market is not as strong as the industrial market. However, high-specification property,
which caters for the increasing demand for strong ESG credentials and high specification,
continues to attract occupiers. Albeit this trend is strongest in established city office locations.

v Sub-market demand is most prevalent in out-of-town office locations, and for suites of less than
5,000 sq ft.

v Since the onset of the pandemic, vacancy rates have increased and there is a reasonable
amount of out-of-town availability across the sub-market, including 18,000 sq ft at lvanhoe
Business Park, Ashby.

v Construction volumes for offices have fallen sharply and there is a dearth of new build office
accommodation in the sub-market and surrounding areas.
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7.1 Scale of Employment Land

Further to our market analysis, it is our recommendation that the proposed employment allocation
seeks to accommodate a combination of B2, B8 and E Class uses.

While there is likely to be occupier demand for new stock, the 8.4 ha (20.8 ac) envisaged by this report
and the emerging masterplan is adequate to deal with current and potential future needs.

Notwithstanding the backdrop of continued occupier demand, there is a significant risk that delivery of a
larger scheme would result in an oversupply of accommodation within the small to mid-box size
bracket. As such, a larger scheme would require the inclusion of big box units, directly conflicting with
current market demand and sentiment, as evidenced in the regional and sub-regional market analysis.

In addition, the scale of any such employment development must be sensitive and appropriate to the

surrounding uses, especially given it is proposed that the commercial element of the scheme will share
its access with the wider residential use. Concern would arise, both from a suitability and marketing
perspective, if a larger volume of heavy goods vehicles were to visit the site due it its increased scale.
The possibility for conflicting uses, in particular driven by vehicle conflict and noise, should be carefully
considered.

lvanhoe Business Park, located to the north of Ashby-de-la-Zouch, is the most recent example of a
successful mixed-use development in the area. The scheme, which extends to circa 30 acres, comprises
46 buildings which are split into 4 key areas: industrial, trade, logistics and office. The site
accommodates 92,000 sq ft on Grade A office space and 170,000 sq ft of industrial / trade space.
Amenity, which services the local occupiers, is also available, including a day nursery and veterinary
centre.

Therefore, we recommend that any proposed scheme would follow a similar blueprint of zoned
development, which is tailored to established market demand as set out in this report, and that a
maximum allocation in the region of 8.4 ha (20.8 ac) is optimal to achieving this.

Fisher German LLP is a limited liability partnership. 32
Registered in England and Wales. Registered Number:

0OC317554. Registered Office: The Head Office

Ivanhoe Office Park, Ivanhoe Park Way, Ashby-De-La-

Zouch, Leicestershire, England, LE65 2AB. A list of

members’ is available for inspection at Head Office



7.2 Industrial / Warehouse

The continuing strength of the industrial and logistics market on a regional and local level suggests that
the vast majority of new development should comprise industrial / logistics stock. Furthermore, given
the prevailing undersupply of small and mid-box accommmodation, the scheme should seek to cater for
the spectrum of business' that would occupy properties within this size bracket, thus allowing for
business growth over time.

It is also crucial to note that, as outlined within this report, the use of industrial / logistics buildings has
and will continue to evolve. The resurgence of British manufacturing and the increase technology
focussed businesses has generally increased the office content within new build industrial units. As
such, a significant portion of office demand is satisfied within this asset class, reducing occupier's
demand for additional stand-alone office buildings.

Therefore, we recommend that a minimum of 75% of the employment land is allocated for industrial /
logistics use. Based on a site coverage of 40%, it would be expected that in the region of 275,000 sq ft
of accommodation could be delivered across multiple buildings.

This ratio of delivery would ensure sufficient external yard areas and estate circulation, that would be
necessary for development of this scale.

While there are many possible iterations for a scheme of this size, we recommend that a combination of
small and mid-box units, of between 2,500 sq ft and 90,000 sq ft would be most suitable. Such
accommodation would cater for a range of occupiers, including start-up businesses, trade counter
operators and established manufacturing and logistics companies.
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An indicative scheme may be as follows:

Unit Size (sq ft) Number of Units | Suggested Specification

2,500 10 - Starter units

- Single roller shutter door

- C. 5% office accommodation
- 5 meter eaves height

- 3-phase electricity

- LED lighting

5,000 5 - Trade counters

- Single roller shutter door / glazed
frontage

- 8m eaves height

- b meter eaves height

- 3-phase electricity

- LED lighting

- Increased parking provision

30,000 1 - Manufacturing / Distribution use

- Multiple roller shutter doors

- 10m eaves height

- C.5-10% office accommodation

- External yard

- Increased power supply

- ESGfocus, to include PV and EV
charging.

40,000 1 - Manufacturing / Distribution use

- Multiple roller shutter doors

- 10m eaves height

- C.5-10% office accommodation

- External yard

- Increased power supply

- ESG focus, to include PV and EV
charging.

60,000 1 - Manufacturing / Distribution use

- Multiple roller shutter doors

- 10m eaves height

- C.5-10% office accommodation

- External yard

- Increased power supply

- ESG focus, to include PV and EV
charging.
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90,000 1 - Manufacturing / Distribution use

- Multiple roller shutter doors

- 12m eaves height

- C.5-10% office accommodation
located at the 15t floor level, with the
possibility of ground floor
expansion.

- External yard

- Minimum 800KvA power supply

- ESG focus, to include PV and EV
charging.

7.3 Office

Considering both the historic and recent performance of the office market, at both a national and local
level, we recommend that proportion of office accommodation attributed to any future development is
significantly smaller than that of the industrial / logistics allocation.

As previously mentioned, there is a substantial amount (18,000 sq ft) of out-of-town office availability at
lvanhoe Business Park alone, which is likely to be a direct competitor of any proposed new build stock.
As previously mentioned, any mid-box industrial / logistics unit will have a minimum of 5% office
accommodation, likely with the ability to increase this amount, which will satisfy much of the
administrative function of the businesses that may relocate to a newbuild scheme.

Therefore, while multiple iterations are possible, a modest development of circa 30,000 sq ft would be
most appropriate. Supported by historic transactional evidence, the development should provide
flexibility and deliver individual suites of 5,000 sq ft.

For newbuild office accommodation to attract occupiers, against a backdrop of decreased demand and
heightened out-of-town availability, the building would need to be delivered to a ‘best in class’ Category A
specification when compared to competing stock in the Ashby market.

The specification is likely to include the following-

» Raised floors

=  Suspended ceilings

» LED lighting

=  Superfast fibre broadband

»  Generous parking provision

=  Energy Performance Certificate rating A
=  Cycle store

= Shower / changing facilities
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7.4 Quasi-Office

In addition to traditional office accommodation, the provision of additional facilities, which utilise
buildings with a construction like that of traditional offices, would also be encouraged. Examples of such
uses include laboratories and research centres. It is proposed that this accommodation would be
included within the notional 25% of office accommodation.

Such accommodation would increase the tenant mix of a future development and encourage the use of
office-style buildings by a differing sector of employer. Not only does this increase the range of
employment opportunities at the site but it exposes the scheme to a broader market, which in turn
should increase occupier demand.

In addition, the provision of amenity which works to service the local occupiers, including children’s day
nurseries and small retail outlets should also be considered. Such facilities improve the attractiveness of
an estate to a would-be office occupier, who would likely utilise and benefit from increased local
amenity.

A prominent example of such development can be seen at the land adjacent to Charterpoint Way, where
there is currently a planning application pending for a medical facility of over 40,000 sq ft, falling within
the wider Use Class E. This land was originally marketed for office development and demonstrates how
a building of office style construction has the potential to be successfully utilised for a wider variety of
uses.
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8. Conclusion

The proposal to allocate 8.4 ha (20.8 ac) of the development land to employment use is a considered
amount which has the ability to deliver a well-proportioned mixed-use commercial scheme.

The underlying fundamentals of the industrial / logistics market remain strong, albeit dampened when
compared to the heights of the COVID-19 pandemic. Analysis of third-party data suggests that growing
occupational demand is expected to continue, against a backdrop of undersupply, particularly in the
small to mid-box market. The effect of this market dynamic is sustained rental growth, which again is
forecast to continue. These trends hold true when the market is analysed at a more granular level, with
Ashby-de-la-Zouch and surrounding areas.

Analysts should understand the context when reviewing the take up data associated with the small and
mid-box market given that the sense of all active agents in the market is that the classic ‘chicken and
egqg' scenario has prevailed with this smaller end of the market; limited supply results in limited take up.
Where sites have come forward for development, developers (and landowners) have generally leaned
towards big box delivery where possible given the economies of scale associated with build costs and
the strength of pricing for single let forward funding and up and let opportunities. Sites therefore with
the capacity to deliver a range of unit sizes have generally been held back for bigger box delivery. Indeed,
prominent build-to-suit schemes, including G-Park and Mount Park Bardon IlI, follow this trend and are
likely sufficient to satisfy any short to medium term demand for big-box accommodation in the subject
market.

The office market is notably weaker, with higher levels of vacancy and stalled rental growth at both a
national and local level. As such, there is a dearth of new office developments in Ashby and the
surrounding area, with a sizable amount of void at out-of-town office parks that would be considered as
direct competitors to any new office development. Ongoing market polarisation necessitates that any
new office stock must be developed to a very high specification and achieve the highest ESG
credentials.

The proposed employment land represents an opportunity to deliver a mixed-use commercial scheme,
which can be tailored to sectors of the market that have been consistently undersupplied. The scheme
would attract new occupiers either from elsewhere within the district (and who haven't been able to find
appropriate space) or from outside the Authority boundaries and who will look to move in due to the lack
of similar such space within their existing authority areas.
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Data Protection and Freedom of Information Statement.

Signed: L. Stops
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INTRODUCTION

Carter Jonas LLP have been instructed by the Secretary of State for Transport c/o High Speed Two
(HS2) Ltd to submit representations to North West Leicestershire District Council (NWLDC) in respect
of the North West Leicestershire Draft Local Plan (Regulation 18).

The proceeding report sets out the relevant background information and provides comments on the
following documents:

— Proposed Policies (January 2024)
— Proposed Housing and Employment Allocations (January 2024)

The Development Plan for North West Leicestershire District Council comprises of the North West
Leicestershire Local Plan 2011-2031, which was adopted on 16" March 2021 following a partial
review, the Leicestershire Minerals and Waste Local Plan (2018) and all ‘made’ Neighbourhood Plans.

North West Leicestershire are in the process of preparing a new Local Plan which will cover the period
2020-2040. The Plan will replace the Local Plan (2021) which currently sets out planning policies to
guide development until 2031. The adopted Local Development Scheme (October 2023) anticipates
that the publication version of the Plan (Regulation 19) will be agreed in December 2024 with a view to
consult in January/ February 2025, submit in May 2025 and adopt in October 2026. The Council are
currently on schedule to meet these dates. Given that the draft Plan will not reach Regulation 19 stage
until after 19 March 2024, the policies in the latest National Planning Policy Framework (NPPF)
(December 2023) apply.

Our client is the owner of and is promoting Heath Lodge, Tamworth Road, DE12 ZBH (hereinafter
referred to as ‘the Site’) to deliver employment (Use Class B2/B8 and Class E (g) i, ii, iii) and road-side
retail development (Use Class E (a)/ Sui Generis). A Site Location Plan for Heath Lodge is included in
Appendix 1 of this Representation.

The Site is located in a highly sustainable location adjacent to J11 of the M42 and offers immediate
access to the UK’s motorway network. It is located within easy reach of Birmingham and East
Midlands airports and is under 50km from Birmingham, Leicester, Derby and Nottingham.

The Site presents an opportunity to compliment Mercia Park, which is located to the west of the site
beyond the motorway. Mercia Park is a 3.5m sq ft manufacturing and logistics development, home to
Jaguar Land Rover’s Global Logistics Centre alongside a flagship for global transport and logistics
company DSV. The parcel of land between J11 of the M42 and the Site is currently controlled by
developers IM Properties, who also control Mercia Park. The land to the north east of the site is
controlled by the promoter Redfern. Heath Lodge is effectively the missing piece of the jigsaw for the
wider land parcel to become a strategic employment allocation to meet North West Leicestershire and
the surrounding Authorities long term needs.

This representation has been prepared in the context of the following planning policies.

Paragraph 7 of the National Planning Policy Framework (2023), hereinafter referred to as the NPPF,
states that the purpose of the planning system is to contribute to the achievement of sustainable
development. Paragraph 8 of the NPPF (2023) sets out three sustainability objectives which are as
follows:

“a) an economic objective — to help build a strong, responsive and competitive economy, by ensuring
that sufficient land of the right types is available in the right places and at the right time to support
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growth, innovation and improved productivity; and by identifying and coordinating the provision of
infrastructure;

b) a social objective — to support strong, vibrant and healthy communities, by ensuring that a sufficient
number and range of homes can be provided to meet the needs of present and future generations;
and by fostering well-designed, beautiful and safe places, with accessible services and open spaces
that reflect current and future needs and support communities’ health, social and cultural well-being;
and

¢) an environmental objective — to protect and enhance our natural, built and historic environment;
including making effective use of land, improving biodiversity, using natural resources prudently,
minimising waste and pollution, and mitigating and adapting to climate change, including moving to a
low carbon economy.”

1.10 Paragraph 22 of the NPPF states that “strategic policies should look ahead over a minimum 15 year
period from adoption, to anticipate and respond to long-term requirements and opportunities, such as
those arising from major improvements in infrastructure. Where larger scale developments such as
new settlements or significant extensions to existing villages and towns form part of the strategy for
the area, policies should be set within a vision that looks further ahead (at least 30 years), to take into
account the likely timescale for delivery.”

1.11  In accordance with Paragraph 35 of the NPPF (2023), Local Plans must be assessed as to whether
they accord with legal and procedural requirements and meet the tests of soundness as set out below:

“a) Positively prepared — providing a strategy which, as a minimum, seeks to meet the area’s
objectively assessed needs; and is informed by agreements with other authorities, so that unmet need
from neighbouring areas is accommodated where it is practical to do so and is consistent with
achieving sustainable development;

b) Justified — an appropriate strategy, taking into account the reasonable alternatives, and based on
proportionate evidence;

c) Effective — deliverable over the plan period, and based on effective joint working on cross-boundary
Strategic matters that have been dealt with rather than deferred, as evidenced by the statement of
common ground; and

d) Consistent with national policy — enabling the delivery of sustainable development in accordance
with the policies in this Framework and other statements of national planning policy, where relevant.”

1.12  Section 6 of the NPPF (2023) sets out the Government’s aim to build a strong, competitive economy.
Paragraph 81 states that significant weight should be placed on the need to support economic growth
and productivity, taking into account both local business needs and wider opportunities for
development. Paragraph 83 states that planning decisions should recognise and address the specific
locational requirement of different sectors. This includes “making provision for clusters or networks of
knowledge and data-driven, creative or high-technology industries; and for storage and distribution
operations at a variety of scales and in suitably accessible locations.”

2.0 REPRESENTATION

Plan Period

21 Paragraph 22 of the NPPF (2023) requires strategic policies to look ahead over a minimum 15 year
period from adoption to anticipate and respond to long-term requirements and opportunities. The
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Council’s latest Local Development Scheme (October 2023) anticipates that the publication version of
the Plan (Regulation 19) will be agreed in December 2024 with a view to consult in January/ February
2025, submit in May 2025 and adopt in October 2026. The Council are currently according with this
timescale.

The wording of paragraph 22 makes very clear that the minimum (our emphasis) number of years
strategic policies should look ahead from adoption (our emphasis) is 15 years. NWLDC, however, are
looking to adopt the Plan in October 2026 which means they would only be looking forward 14 years
based on their current plan period (2020-2040).

The Draft Plan is not supported by robust justification as to why a reduced time period is considered
the most appropriate approach taking into account the evidence base and the need to be consistent
with the NPPF (2023). Thus, it is considered that the plan period does not align with paragraph 22 of
the NPPF (2023) and would therefore not meet the test of soundness at examination.

Extending the plan period would increase the chance of allocated sites being delivered within the plan
period and would ultimately lead to more employment schemes being planned and delivered.

Paragraph 22 of the NPPF (2023) makes clear that where larger scale developments form part of the
strategy for the area, policies should be set within a vision that looks ahead to at least 30 years to take
into account the likely timescale for delivery. It is noted that a number of the draft housing allocations,
employment allocations and proposed locations for strategic distribution contained within the
Proposed Housing and Employment Allocations (January 2024) document comprise (or could
comprise) large scale developments. Thus, the plan period should look ahead to at least 30 years to
be consistent with national policy.

Proposed Policies (January 2024)

The Proposed Policies (January 2024) document sets out the draft policies which the District Council
is proposing should form part of the new Local Plan for North West Leicestershire.

Policy S1 — Future Housing and Economic Development Needs (Strategic Policy)

Draft Policy S1 identifies that the requirement for employment land to 2040 is 59,590sgm for office
uses and 195,500sqgm for industrial and small warehousing of less than 9,000sgm. With regard to
strategic employment land, it states that the requirement for land for strategic B8 (warehousing) of
more than 9,000 sgm will have regard to the outcome from the Leicester and Leicestershire
Apportionment of Strategic Distribution Floorspace Study, which is yet to be completed.

We have noted an error in the draft policy with regard to the floorspace requirement for office uses.
The Need for Employment Land Study (November 2020) (otherwise known as the ‘Stantec Study’)
makes clear that the requirement for offices is 2,590sgm per annum. The Employment Topic Paper
(February 2024) explains that the outstanding amount of general needs employment floorspace stems
from the findings of the Study rolled forward an additional year to correspond with the end of the plan
period (2040). It notes that the residual figure also takes account of “a) land allocated in the adopted
Local Plan; b) development built and permitted since the study base date of 2017, ¢) a losses
allowance to compensate for sites which will be redeveloped for other uses over the plan period; and
d) a flexibility margin to deal with unanticipated circumstances.” On the basis of the above, it is
considered that requirement should cover a period of 23 years (2017-2040). As such, the requirement
for office uses set out in Draft Policy S1 needs to be updated to state 59,570sqm to ensure that it is
robust and factually correct.

Whilst we support the Council’s decision to utilise the Stantec Study (2020), which is the more detailed
and locally specific of the two studies, we disagree with the Study’s approach of treating the office
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requirement as a maximum figure. Whilst we appreciate that there is uncertainty about the extent to
which homeworking will impact on the future need for office space, it is our view treating the office
requirement figure as a maximum is not proactive and would fail to assist in building a strong,
competitive economy contrary to Chapter 6 of the NPPF (2023). CBRE’s latest UK Real Estate Market
Outlook (2024) highlights that UK office take-up is expected to increase this year and the demand for
best quality buildings in the best locations will remain robust, leading to rental growth in most UK
markets. Given the ever-changing nature of employment requirements, it is considered that there
should be no maximum requirement for office uses in the Plan. This would help to ensure the Plan
meets the test of soundness with regard to being positively prepared and consistent with national
policy.

We support the Stantec’s Study (2020) approach of treating the industrial/ small warehousing
requirement as a minimum figure. This approach acknowledges the uncertain level of demand for
industrial/ small warehousing uses and allows flexibility. It is our view that adopting such an approach
will assist in building a strong, competitive economy in line with Chapter 6 of the NPPF (2024).
Therefore, it is considered that utilising this approach will help to ensure the Plan meets the test of
soundness with regard to being positively prepared and consistent with national policy.

With regard to strategic employment uses, we are concerned about the robustness of the
Warehousing and Logistics in Leicester and Leicestershire: Managing Growth and Change report
which was prepared by GL Hearn in April 2021 and subsequently amended in March 2022. In
particular, we are concerned that it fails to take into account strategic B2 uses which make an
important contribution to the economy. It is our view that strategic B2 uses should be accounted for to
help build a strong, competitive economy in line with Chapter 6 of the NPPF (2023). Thus, it is
considered that the evidence base underpinning the Plan is flawed and should be updated.

The Employment Topic Paper makes clear that the Leicester and Leicestershire authorities have
commissioned further work to assess how best to apportion the needs identified in the Strategic
Distribution Study within the county area. NWLDC are not proposing a further Regulation 18
consultation once the Leicester and Leicestershire Apportionment of Strategic Distribution Floorspace
Study is complete. Thus, the next opportunity to make representations will be at the Preferred Options
stage (Regulation 19).

We propose that a further Regulation 18 consultation is held prior to the publication version of the Plan
being agreed and consulted on to specifically address the options regarding strategic employment
land within the District. This will ensure that relevant bodies and persons have had the opportunity to
make representations on this matter prior to a preferred approach being decided by the Council.

Policy S2 (Settlement Hierarchy)

Policy S2 states that the strategy of the plan is to direct new development to appropriate locations
within the Limits to Development or exceptionally to the proposed new settlement Land South of East
Midlands Airport (Isley Woodhouse). It fails, in its wording, to refer to allocations outside of the Limits
to Development. It is therefore considered that the policy wording should be amended to include
allocated sites outside of the Limits to Development or the emerging Policy Map should amend the
Limits to Development to encompass the allocations.

Draft Policy En2 (River Mease Special Area of Conservation)

Policy En2 of the Draft Plan states that in circumstances where exceptionally, it is proposed to use a
non-mains drainage solution for the disposal of foul water with the agreement of the Environment
Agency; development will only be allowed where it is demonstrated that the proposal, on its own and
cumulatively, will not have an adverse impact on the integrity of the River Mease Special Area of
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Conservation. It is unclear why the word ‘exceptionally’ is used to describe this solution. In our view, if
a drainage solution has been agreed with the Environment Agency and meets the criteria of the policy,
it should be deemed acceptable. Thus, we propose that the policy wording is amended to remove the

word ‘exceptionally’.

Proposed Housing and Employment Allocations (January 2024)

The Proposed Housing and Employment Allocations (January 2024) document identifies sites which
the Council propose should be allocated for future housing or employment development as part of the
new Local Plan for North West Leicestershire. It also sets out potential locations for strategic
distribution development.

The document makes clear that all Strategic Housing and Economic Land Availability Assessment
(SHELAA) (2021) sites which are potentially suitable for strategic distribution uses have been
appraised as part of the Council’s site assessment work. Thus, any sites that were submitted to the
Council after the SHELAA was prepared will not have been considered in the Council’s site
assessment work and thus do not appear in the consultation document. Carter Jonas submitted our
client’s Site, Heath Lodge, to the Council on the 21t December 2023 after the SHELAA was
published. Whilst the Site is yet to be formally assessed by the Council, we have been advised that an
assessment will be published when the Council’s Local Plan Committee considers which sites should
be included within the Regulation 19 Plan.

The document sets out 2 options for the potential locations for strategic distribution uses: Land South
of East Midlands Airport (SHELAA Reference No. EMP90 (part)) and Land to the North of J11 A/M42
(SHELAA Reference No. EMP82). Whilst some justification is provided as to why these sites were
selected as potential locations for strategic distribution uses, which we discuss in more detail below, it
is unclear why only 2 sites were selected, particularly given that the requirement for strategic
employment uses has not yet been determined.

We strongly urge the Council to re-consult on the potential locations for strategic distribution uses
once the outcome of the Leicester and Leicestershire Apportionment of Strategic Distribution
Floorspace Study has been made publicly available.

An Interim Sustainability Appraisal Report of the Employment Strategy Options was prepared by
ClearLead Consulting Limited on behalf of NWLDC in September 2022. The document assesses five
general employment strategy options for how the Local Plan Review could distribute general
employment land across the district. Option 2a of the document seeks to allocate “employment land at
Coalville, Ashby and Castle Donnington/ East Midlands Airport, at the Local Service Centres and at a
new, expanding employment location at J11 M42.” The document concludes that Option 2a is the
most favourable from a sustainability perspective, which we concur with.

Our client’s site, Heath Lodge, is located adjacent to J11 of the M42 and presents an excellent
opportunity to compliment Mercia Park and deliver employment land in a highly sustainable location.
The site is located within easy reach of Birmingham and East Midlands airports and is under 50km
from Birmingham, Leicester, Derby and Nottingham. It is our view that a safe and suitable access to
the site can be achieved for all transport modes off Tamworth Road to the south east. This access has
the potential to serve a wider land parcel to enable the delivery of a large strategic employment site to
meet the long term employment needs of NWLDC and the surrounding Authorities. More details on
this are provided below. It is our view that a strategic employment site should come forward on the
eastern side of the M42. This would help to ease traffic on the opposite side of the motorway where
the existing Mercia Park development is located.
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In terms of technical constraints, the site is located in Flood Zone 1 and is therefore considered to be
at low risk of flooding from the rivers and sea. The nearest statutorily listed buildings are ‘Coach
House and Stables at the Old Rectory’ (Grade Il) and ‘The Old Rectory’ (Grade Il) which are located
some 250m to the south of the site and are considered unlikely to be impacted by the proposals,
particularly given the site’s surrounding context. The Site is located within the River Mease Catchment
area and Site of Special Scientific Interest (SSSI). It is envisaged that this is not an insurmountable
constraint and HS2 Ltd are willing to work proactively with the Council and Natural England through
the Local Plan process to address this matter.

The Site is considered to be suitable, available and deliverable within the next 0-5 years for
employment development. It therefore would help to build a strong, competitive economy in line with
Chapter 6 of the NPPF (2023).

Heath Lodge is situated between 2 sites that have been assessed by the Council in the Strategic
Housing and Economic Land Availability Assessment (Part 2) Assessment of Potential Employment
Sites (2021). Land Adj (NE) of J11 A42 Tamworth Road (Land Reference EMP83) is being promoted
by IM Properties Plc for roadside commercial uses (drive thru; hotel; petrol filling station); offices, B2
and B8 uses. Land East of A42 J11, North of Tamworth Road, Measham (Land Reference EMP84) is
being promoted by Redfern for offices; industry; storage and distribution.

Since the SHELAA (2021) was prepared, an Interim Sustainability Report of the Site Options (March
2023) has been prepared, alongside proformas, which appraises all sites assessed through the
SHELAA process. This document underpins the Proposed Housing and Employment Allocations
(January 2024) document and appraises both neighbouring sites (EMP83 and EMP84). NWLDC have
also prepared detailed employment site assessments which bring together information from the
proformas, Sustainability Appraisal and SHELAA, as well as any further information that came to light
through the site assessment process.

With regard to Land Adj (NE) of J11 A42 Tamworth Road (Land Reference EMP83), the Sustainability
Appraisal appraised the site as having positive effects with regard to SA5 (Support economic growth
throughout the district) and significant positive effects with regard to SA7 (Provision of a diverse range
of employment opportunities that match the skills and needs of local residents). We concur with this
assessment, although we would argue that the site would have significant positive effects with regard
to SA5 if the site came forward as part of a wider strategic employment land parcel alongside EMP84
and our client’s site Heath Lodge. The site is appraised less positively in terms of the following SA
objectives: SA6 (Enhance the vitality and viability of existing town centres and village centres); SA8
(Reduce the need to travel and increase numbers of people walking, cycling or using the bus for their
day-to-day travel needs); SA12 (Protect and enhance the District’s biodiversity and protect areas
identified for their nature conservation and geological importance); SA13 (Conserve and enhance the
quality of the District’s landscape and townscape character); and SA14 (Ensure Land is used
efficiently and effectively).

With regard to SAB, whilst we recognise that the site is located within the countryside, set away from
any settlement, it is our view that if a scheme came forward that encompassed all three sites, the
scale of this would enable a comprehensive development to be brought into fruition which could
improve public transport connections to increase sustainability credentials. This would in turn help to
enhance the vitality and viability of nearby centres. This view is echoed in the Employment Site
Assessments document. The proximity to the strategic road network is paramount for a strategic
employment allocation and this has been achieved at Mercia Park to the west which is also not
adjoined to an existing settlement.
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2.28 Interms of SA8, as noted above, it is considered that if a scheme came forward that encompassed all
three sites, it could lead to improved public transport connections. There is also an opportunity for the
site to utilise the bus routes serving the existing Mercia Park development. With regard to active travel,
it is considered that infrastructure upgrades could be made to Tamworth Road to the south which
connects the site to Measham. The Employment Site Assessments document view concurs this,
noting that negative impacts could be mitigated against if the site was served by regular bus services
and other sustainable modes of transport.

229  With regard to SA12, we understand that the justification for the site’s negative appraisal is due to its
location within the River Mease catchment. It is our view that this issue is not insurmountable and that
a suitable scheme of mitigation could come forward to ensure that the site is achievable. This could
ultimately be controlled through planning policy to ensure any forthcoming planning applications are
delivered alongside appropriate mitigation measures and provide biodiversity net gain in line with the
Environment Act (2021).

2.30 Interms of SA13, we are in disagreement with the Sustainability Appraisal’s assessment that the site
would lead to significant negative effects with regard to landscape and townscape character impacts.
The Further Landscape Sensitivity Study (Sensitivity Parcel Appraisals) (August 2021) considers site
EMP83 as part of parcel 08APP-C, alongside site EMP84. The study concludes that the parcel holds
little sense of place and low tranquillity. It appraised the parcel as having an overall medium-low level
of landscape sensitivity to change arising from new employment development. In terms of visual
sensitivity, the Study notes that the levels of access within the parcel are considered to be infrequent.
It states that whilst there are open views across the parcel and mid distance views to Measham and
Appleby Magna, these views include the presence of visual detractors. It appraised the parcel as
having an overall medium level of visual sensitivity to change arising from new employment
development. The Employment Site Assessment document considers that this could be mitigated
through landscaping and scheme design. We concur with this assessment.

2.31  With regard to SA14, whilst it is acknowledged that the site comprises of greenfield land, it is our view
that greenfield sites will need to be developed in order to meet the employment needs of NWLDC and
the surrounding Authorities. The site is located in a highly sustainable location and presents an
opportunity to bring forward a large strategic employment scheme with site EMP84 and Heath Lodge.

2.32  With regard to highways, the Employment Site Assessments document notes that the Highway
Authority considers that the creation of a four arm roundabout at Tamworth Road and Rectory Lane
would be their preferred access option. It states that this will require a co-ordinated approach with
other potential sites and further information regarding speeds to ensure that a satisfactory access
could be achieved. High Speed Two (HS2) Ltd would be willing to work with neighbouring sites to co-
ordinate a suitable access for the wider land parcel.

2.33 The Employment Site Assessments document concluded that the site was available and achievable
subject to the identification of a scheme of mitigation for the River Mease Catchment. However, it
discounted the site at the time on the basis of the following:

“The site is within the open countryside some distance from the nearest settlement. The site is well
located in terms of its proximity to the Strategic Road Network but is poorly served by sustainable
transport options. Whilst the site’s location on the junction would be attractive to strategic B8
operators, the scale of the site would be too small unless it were to come forward in conjunction with
adjacent land. The site could accommodate some general needs employment (approximately
6,400sqm). However sustainable transport connections are poor, and development is unlikely to be of
a scale to fund any infrastructure upgrades which would be necessary. In terms of developing
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roadside facilities, there are existing facilities to the southeast of J11 and no requirement for additional
facilities in this location has been demonstrated.”

2.34  With regard to the site’s location in the open countryside and it’s limited sustainable transport options,
it has been demonstrated above that if a scheme came forward that encompassed all three sites, the
scale of this would enable a comprehensive development to be brought into fruition which could
improve public transport connections. What's more, Mercia Park to the west of the site is not adjoined
to an existing settlement but was still considered favourably by the Council. Thus, it is considered that
the site should not be discounted for these reasons. With regard to the scale of the site, it has been
demonstrated that the site could come forward as part of a wider strategic land parcel alongside site
EMP84 and Heath Lodge for strategic employment uses. This would help to meet the employment
needs of NWLDC and the surrounding Authorities. Thus, it is considered that the site should not be
discounted on this basis. Finally, with regard to the comments around the development of roadside
facilities, it is considered that if a scheme came forward that encompassed all three sites, additional
requirement for such facilities could be justified. What’'s more, the site is being promoted for a mix of
uses, including offices, B2 and B8 as well as road-side uses, thus it is considered that other uses
could come forward on the site if it is perceived that there is no requirement for additional roadside
facilities. Therefore, it is considered that the site should not be discounted on this basis.

2.35 To conclude, it is our view that site EMP83 is a highly sustainable site which is suitable for
employment uses when viewed as part of a wider strategic land parcel alongside site EMP84 and
Heath Lodge. Whilst it was previously discounted from being a candidate for allocation, this was prior
to the submission of our client’s site Heath Lodge, which is considered to be the missing piece of the
jigsaw for the wider land parcel to become a strategic employment allocation to meet the long term
needs of NWLDC and the surrounding Authorities. We therefore strongly urge the Council to re-
consider site EMP83, alongside sites EMP84 and Heath Lodge, as a strategic employment allocation.

2.36  With regard to Land East of A42 J11, North of Tamworth Road, Measham (Land Reference EMP84),
the Sustainability Appraisal appraised the site as having positive effects with regard to SA5 (Support
economic growth throughout the District) and significant positive effects with regard to SA7 (Provision
of a diverse range of employment opportunities that match the skills and needs of local residents). The
site is appraised less positively in terms of the following SA objectives: SA6 (Enhance the vitality and
viability of existing town centres and village centres); SA8 (Reduce the need to travel and increase
numbers of people walking, cycling or using the bus for their day-to-day travel needs); SA11 (Ensure
the District is resilient to the impacts of climate change); SA12 (Protect and enhance the District's
biodiversity and protect areas identified for their nature conservation and geological importance);
SA13 (Conserve and enhance the quality of the District’s landscape and townscape character); and
SA14 (Ensure Land is used efficiently and effectively).

2.37  With regard to SAG, as noted above, whilst we acknowledge that the site is located in the countryside
away from any settlement boundaries, it is considered that if all three sites were to come forward as a
strategic employment allocation, improvements could be made to public transport to increase the site’s
sustainability credentials. This would in turn help to enhance the vitality and viability of nearby centres.
This is echoed in the Employment Site Assessments document, which states that whilst the site’s
negative impacts cannot be mitigated against as the factor is measured on the site’s physical distance
to a nearby settlement, upgraded sustainable transport would improve the site’s connectivity to nearby
centres.

2.38 Interms of SA8, as noted above, if a scheme came forward that encompassed all three sites, it is
considered that its scale would enable sustainable travel infrastructure improvements to come
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forward. This is echoed in the Employment Sites Assessment document which states that the negative
impacts could be mitigated against if the site could be served by regular, frequent bus services.

2.39  With regard to SA11, whilst we acknowledge that the site is partially located within Flood Zones 2 and
3, which are considered to be at medium and high risk of flooding from rivers and the sea respectively,
it is considered that this is not insurmountable and can be satisfactorily mitigated against. The vast
maijority of the site is located in Flood Zone 1 and it is only the north western boundary that is at risk of
flooding. As such, it is considered that this can be mitigated against by a suitable scheme design and
drainage scheme. This could ultimately be controlled through planning policy to ensure any
forthcoming planning applications are delivered alongside appropriate mitigation measures. Thus, we
are in disagreement with the Sustainability Appraisal’'s assessment that site EMP84 would lead to
negative effects with regard to SA11.

2.40 Interms of SA12, as with EMP83 above, it is understood that the site has been appraised negatively
in the SA due to its location within the River Mease Catchment. This is not considered to be an
insurmountable constraint and in our view can be satisfactorily mitigated against. As noted above, this
could be controlled through planning policy to ensure any forthcoming planning applications are
delivered alongside appropriate mitigation measures and provide biodiversity net gain in line with the
Environment Act (2021). The Employment Site Assessments document concurs with our assessment,
stating that any negative impacts could be mitigated against dependent on the outcome of ecological
surveys and the pumping out of the outflows from the Sewage Treatment Works at Packington and
Measham.

2.41  With regard to SA13, site EMP84 is located in the same landscape sensitivity parcel as EMP83 and
thus has a medium-low overall landscape sensitivity to change resulting from employment
development and a medium overall visual sensitivity. As noted above, it is considered that negative
impacts with regard to landscape are not insurmountable and can be satisfactorily mitigated against
through a landscaping scheme and overall scheme design. The Employment Site Assessments
document concurs with our assessment. The Further Landscape Sensitivity Study (Sensitivity Parcel
Appraisals) (August 2021) recommends additional buffer planting where the site borders onto roads
and identifies that the northern edge of the site of higher landscape sensitivity. In our view, a
landscape scheme could come forward which sufficiently addresses these points. Thus, we are in
disagreement with the Sustainability Appraisal’s assessment of site EMP84 regard to SA13.

2.42  Finally, in terms of SA14, as noted in relation to EMP83 above, whilst it is acknowledged that the site
comprises of greenfield land, it is our view that greenfield sites will need to come forward and be
developed in order to meet the employment needs of NWLDC and the surrounding Authorities. The
site is located in a sustainable location and presents an opportunity to form part of a large, strategic
employment allocation with EMP83 and Heath Lodge.

243 The Employment Site Assessments document concludes that site EMP84 is available and achievable
subject to Natural England’s concerns around the impact of the development on the River Mease Site
of Scientific Interest (SSSI) being addressed. However, it discounted the site at the time on the basis
of the following:

“This site’s position on J11A42 makes it an attractive location for businesses requiring good access to
the strategic road network. Substantial public transport and walking/cycling improvements would be
required to reduce employees’ reliance on cars for both commuting and access to local services. The
site comprises open arable fields which are attractive in their own right and are also of higher
agricultural land quality. Although the south western part of the site has some relationship to the
commercial development and highway infrastructure at J11A42, overall it is a very open site without a
logical boundary to its north-eastern edge. Development would be prominent in views from A42
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southbound and would fundamentally alter the rural approaches to Appleby Magna and Measham
from the west. Natural England advise that a substantial portion of the site (and adjacent land) would
need to be devoted to ecological enhancement and ecological measures would need to be subject to
further discussion.”

2.44  We concur with the document’s assessment that site EMP84’s position on J11A42 makes it an
attractive location for businesses requiring good access to the strategic road network. With regard to
sustainable transport improvements, we have noted above that if a scheme came forward that
encompassed EMP83, EMP84 and Heath Lodge, this would enable a comprehensive development to
be brought into fruition which could improve public transport connections and thus reduce employees’
reliance on cars for both commuting and access to local services. Therefore, it is considered that the
site should not be discounted for this reason. In terms of agricultural land quality, DEFRA’s Magic
Maps shows that the site predominantly comprises of Grade 2 agricultural land, which is defined by
Natural England as being of very good quality. It is noted, however, that there is an abundance of
Grade 2 agricultural land in the area surrounding the site. Thus, it is considered that the site should
not be discounted on this basis. In terms of the conclusion around landscape impacts and views, it has
been noted above that The Further Landscape Sensitivity Study (Sensitivity Parcel Appraisals)
(August 2021) only appraises the parcel of land as having medium-low overall landscape sensitivity
and medium visual sensitivity. It is considered that this can be satisfactorily mitigated against through
a suitable landscaping scheme. Thus, it is considered that the site should not be discounted on these
grounds. Finally, it is considered that a substantial portion of the site could be devoted to ecological
enhancement and ecological measures. As noted above, this could be secured through planning
policy to ensure any forthcoming planning applications are delivered alongside appropriate mitigation
measures and provide biodiversity net gain in line with the Environment Act (2021). With regard to the
conclusion’s comments around adjacent land needing to be devoted to ecological enhancement and
ecological measures, High Speed Two (HS2) Ltd would be willing to work with Natural England to
ensure that suitable mitigation and enhancement measures are provided.

2.45 To conclude, it is our view that site EMP84, when viewed alongside EMP83 and Heath Lodge, is a
highly sustainable site which could come forward as part of a wider land parcel to meet the long term
needs of NWLDC and the neighbouring Authorities. Whilst it was previously discounted, this was prior
to the submission of our client’s site Heath Lodge, which is considered to be the missing jigsaw piece
for the wider parcel to come forward as a strategic employment allocation. We urge the Council to re-
consider site EMP84, alongside site EMP83 and Heath Lodge, on this basis.

3.0 CONCLUSION

3.1 Carter Jonas LLP have been instructed by the Secretary of State for Transport c/o High Speed Two
(HS2) Ltd to submit representations to North West Leicestershire District Council (NWLDC) in respect
of the North West Leicestershire Draft Local Plan (Regulation 18).

3.2 We consider that the Council should allocate Heath Lodge for employment and road-site development
uses, alongside Land Adj (NE) of J11 A42 Tamworth Road (Land Reference EMP83) and Land East
of A42 J11, North of Tamworth Road, Measham (Land Reference EMP84). When viewed together,
these sites present an excellent opportunity to compliment Merica Park and would assist in building a
strong, competitive economy in line with Chapter 6 of the NPPF (2023).

3.3 As detailed in this submission, Heath Lodge is a highly sustainable site located in close proximity to
the strategic road network. There are no known constraints which would preclude development on the
site and it is considered to be suitable, available and achievable.
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4.0 APPENDICES

Appendix 1: Heath Lodge Site Location Plan, prepared by Carter Jonas.
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Appendix 2: Land East of A444 and West of A42 (EMP82) (Extract from North West Leicestershire
District Council Strategic Housing and Economic Land Availability Assessment 2021 Part 2 —
Assessment of Potential Employment Sites).
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Appendix 3: Land Adj. (North East) of J11 A42 (EMP83) (Extract from North West Leicestershire
District Council Strategic Housing and Economic Land Availability Assessment 2021 Part 2 —
Assessment of Potential Employment Sites).
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Appendix 4: Land at Junction 11 A42 between A42 and Tamworth Road (EMP84) (Extract from North
West Leicestershire District Council Strategic Housing and Economic Land Availability Assessment
2021 Part 2 — Assessment of Potential Employment Sites),
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1.1

12.

1.3.

14.

1.5.

1.6.

Introduction

These representations are submitted by Pegasus Group on behalf of Westernrange Ltd in
response to the North West Leicestershire Local Plan Regulation 18 Consultation on the Draft
Local Plan.

Our clients wish to make comments on the Proposed Housing and Employment Allocations
consultation document and Proposed Policies consultation document.

These representations relate to our client’s interests at Chapel Street, Donisthorpe. A Site
Location Plan is shown in Appendix A. The site is capable of delivering up to 205 homes with
the opportunity to deliver a smaller development of approx. 20 homes.

Our clients have previously engaged in the preparation of the plan including making
representations to the Development Strategy Options & Policy Options consultation in
March 2022 and submissions to the Strategic Housing Land Availability (SHLAA) Call for Sites.

The site was assessed as part of the 2021 SHELAA and is referenced under D2 — Land at
Chapel Street, Donisthorpe.

Please find below Part A of the response form and declaration. The remainder of this

document relates to Part B of the response form and clearly sets out which document and
policy/paragraph the representations relate to.

Part A - Personal Details

Personal Details Agent'’s Details

Title Mr

First Name Harry
Last Name Clayton
Job Title Planner

Organisation

Westernrange Ltd

Pegasus Group

House/Property
Number or Name

Street

Town/Village

March 2024 | HC | EMS.2774




Postcode

Telephone Number

Email

Declaration

| understand that all representations submitted will be considered in line with this
consultation, and that my comments will be made publically available and may be
identifiable to my name / organisation.

| acknowledge that | have read and accept the information and terms specified under the
Data Protection and Freedom of Information Statement.

Signed:

Date: 15/03/24

March 2024 | HC | EMS.2774



2.1

2.2.

2.3.

24.

2.5.

2.6.

27.

2.8.

Proposed Housing and Employment Allocations

Draft Policy H2 — Housing Commitments

The Proposed Housing and Employment Allocations consultation document sets out that
Draft Policy H2 will provide a list of housing commitments in the Publication version of the
Local Plan (Regulation 19). This is an unnecessary policy, commitments can be set out in the
housing trajectory, there is no need to include them in a policy.

Draft Policy H3 — Housing Provision — New Allocations

Draft Policy H3 — Housing Provision - New Allocations outlines the proposed housing
allocations to meet the remaining need for around 5,693 dwellings, once completions and
commitments are taken into account.

Insufficient Supply of Housing

As set out elsewhere in response to Draft Policy S1 and HI, the remaining provision figure
needs to be updated to reflect a rebased and extended plan period and the 10% buffer
should be applied to the total housing requirement. This is likely to increase the remaining
provision figure significantly.

The Proposed Housing and Employment Allocations consultation document already has a
shortfall in the supply of sites and this also needs to be addressed. Whilst it is the Council’s
aim to address this shortfall through additional allocations in the Coalville Urban Area, this
may not be practical and other options should be considered.

The Council have already had to compromise on the original aims of the strategy in the urban
area by proposing an allocation in an Area of Local Separation and the list of allocations
includes a housing figure for undefined Coalville Town Centre Regeneration sites and a Broad
Location West Whitwick made up of a number of individual sites. Even with these included,
there is a shortfall and there is a possibility that this shortfall in the Coalville Urban Area will
increase following this consultation and further work on deliverability.

D2: Chapel Stret, Donisthorpe

There is an identified shortfall in housing land identified in the consultation document which
needs to be addressed. In this context our client’s site, Land at Chapel Street, Donisthorpe,
provides a suitable option for allocation as part of this spatial strategy, to help deliver housing
over the plan period. The site location is shown in Appendix A.

This is supported by the NPPF (paragraph 83) which outlines that “planning policies should
identify opportunities for villages to grow and thrive, especially where this is supported by
local services”. Donisthorpe has been assessed ahead of the other Sustainable Villages due
to the availability of facilities and services and therefore offers a good location for identifying
additional sites to support housing delivery.

The site in question lies to the south west of Donisthorpe and provides the opportunity to
deliver homes that are well related to the existing settlement form and within walking
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2.9.

2.10.

21.

212.

distance of the range of services and facilities available in the settlement including the village
shop and primary school.

The site offers flexibility in relation to the level of housing delivery. It can offer the opportunity
to provide a small extension to village, involving approx. 20 high quality homes, including an
element of affordable housing. Contrastingly, if an increased number of homes are needed,
the site has the potential to deliver up to 205 dwellings, as assessed in the SHLAA 2021. This
size of development has the potential to bring significant benefits to this community.

Deliverability Evidence

It will be important that the proposed housing allocations identified in the Publication Local
Plan provide a sufficient supply of deliverable and developable land to deliver the Council’s
housing requirement over a 15 year plan period from adoption. This supply should also ensure
that a five year supply can be maintained throughout the plan period.

Whilst it is recognised the plan is at an early stage in terms of allocating sites, the Publication
Plan will need to be supported by robust deliverability evidence underpinning all the
proposed allocations. This should include confirmation on availability, achievability and
realistic lead in times and trajectories.

Our client’s site at Chapel Street, Donisthorpe is a suitable site which is deliverable within the
plan period.
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3.1

3.2.

3.3.

3.4.

3.5.

3.6.

3.7.

3.8.

Proposed Policies: Chapter 4 - Strategy

Draft Policy S1 - Future Housing and Economic Development
Needs

Draft Policy S1 - Future Housing and Economic Development Needs proposes a housing
requirement of 686 dwellings each year, and 13,720 dwellings over the plan period of 2020-
2040. This includes the Local Housing Need for the District of 372 dwellings each year (April
2022), identified through the standard method and the apportioned unmet need of Leicester,
as agreed in the Statement of Common Ground, which was signed by the Council in
September 2022.

Housing Requirement

The proposed approach to the housing requirement for the District is supported. This a
positive response to the duty to cooperate and the apportioned unmet need identified in
the Leicester and Leicestershire Statement of Common Ground.

It is recognised in the Proposed Policies document that the apportionment of the unmet
need from Leicester was informed by the need to balance housing and employment growth.
Even without the declared unmet need from Leicester City, the Council would have needed
to uplift the housing requirement above the standard method Local Housing Need to ensure
housing growth matched the future employment growth that is expected.

The proposed approach provides a robust housing requirement, which is positively prepared,
effective and consistent with national policy.

Plan Period

The Proposed Policies document identifies a proposed plan period of 2020-2040. This is
falls short of providing a 15 year time horizon from the adoption of the plan, in line with
paragraph 22 of the NPPF.

The current Local Development Scheme anticipates Regulation 19 consultation on a
Publication Local Plan (Regulation 19) in January to February 2025 and Submission in May
2025. The Examination in Public process takes on average a year but can take longer, as seen
in neighbouring Charnwood, where the Examination has been underway for over two years.
This would suggest adoption could be Summer 2026 at the earliest, part way through the
monitoring year 2026/27. This would leave less than 14 years from adoption.

The Council will be submitting the Local Plan close to the government's 30 June 2025
deadline for submitting plans under the current system, before the planning reforms come
in. The potential for delays is therefore increased by the potential influx of Local Plans and
the impact on the capacity at the Planning Inspectorate to manage Examinations.

The Council can avoid further unnecessary delays during the Examination process by
extending the plan period now to at least 2041 and, given the potential for delays, it is
suggested it is extended to at least 2042. At this stage in the process this change can be
made without undermining the overall strategy or creating the need for additional
consultation as there will be further consultation at the Regulation 19 stage in any case.
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3.9.

3.10.

3.1

3.12.

3.13.

3.14.

3.15.

Consideration should be given to rebasing the plan period to April 2024 before the
Publication Local Plan is consulted on in January 2025 and the plan is submitted. The
completions data shows that the unmet need from Leicester and the local housing need for
the District have been met since 2020 and so there is no benefit in the Local Plan looking
back.

The standard methodology is updated each year in March by the affordability ratio data. This
update means the Local Housing Need figure arising from the standard method takes
account of past over or under provision and therefore the plan period show start at the April
after the last update until the local housing need figure is fixed for two years from submission
of the Local Plan.

Draft Policy S2 — Settlement Hierarchy
Draft Policy S2 — Settlement Hierarchy identifies Donisthorpe as a Sustainable Village.
This is supported.

Donisthorpe benefits from a convenience shop, primary school, locally accessible
employment, public transport provision and range of other services and facilities including a
post office, pub, church, formal and informal recreational facilities.

The relative sustainability of this settlement compared to other settlements within this level
of the hierarchy should be recognised in the process of identifying the most sustainable
locations for future development. The opportunities for small scale growth to help support
services and facilities in the settlement should be considered.

The land in our clients control provides an opportunity for sustainable development to help
meet future housing needs.
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4..

4.2.

4.3.

4.4,

4.5.

4.6.

4.7.

4.8.

Proposed Policies: Chapter 5 — Creating
Attractive Places

Draft Policy AP1 - Design of New Development (Strategic
Policy)

The Proposed Policies consultation document does not include draft policy wording for AP1
— Design of New Development, but sets out the intention to update the current policy in line
with national guidance and to reflect current work on the Good Design Supplementary
Planning Document.

In principle the proposed approach to streamline the design policy in favour of more detailed
guidance in a Supplementary Planning document is supported.

The Council need to consider the implications of District Wide Design Codes/Design Guides.
There is potential for design codes to stifle good design rather than encourage it, create
uniformity and formulaic developments. North West Leicestershire has a successful
approach to design which the proposed Supplementary Planning Document approach can
further support.

Draft Policy AP4 — Reducing Carbon Emissions (Strategic
Policy)

Draft Policy AP4 — Reducing Carbon Emissions requires development to contribute to the
Council's aim for a carbon neutral district by 2050 by demonstrating how national energy
efficiency targets will be met, what measures have been taken to minimise energy
consumption, and what measures have been taken to reduce lifecycle carbon emissions and
maximise opportunities for the reuse of materials.

In addition, the policy requires renewable energy generation to be maximised on-site and
where on-site renewables to match the total energy consumption of the development/site
is demonstrated not to be technically feasible or economically viable, a financial contribution
will be required to the council’'s carbon offset fund to enable residual carbon emissions to be
offset by other local initiatives.

Draft Policy AP4 is not supported in its current form. If a net zero carbon policy is to be
implemented by the Council, it must be fully evidenced, justified, and included in viability
considerations.

Additionally, the Written Ministerial Statement Planning: Local Energy Efficiency Standards -
13th December 2023 informed councils that the government expects examiners to reject
local plans that go beyond current national policy provisions.

The statement noted that improvements in building standards are already in force through
revised building regulations, alongside the ones that are due in 2025, demonstrating the
Government’'s commitment to ensuring new properties have a much lower impact on the
environment in the future. In this context, the statement noted that the Government does
not expect plan-makers to set local energy efficiency standards for buildings that go beyond

March 2024 | HC | EMS.2774 9



4.9.

4.10.

4.

4.12.

current or planned building regulations. The proliferation of multiple, local standards by local
authority areas can add further costs to building new homes by adding complexity and
undermining economies of scale. Any planning policies that propose local energy efficiency
standards for buildings that go beyond current or planned buildings regulation should be
rejected at examination if they do not have a well-reasoned and robustly costed rationale
that ensures that development remains viable, and the impact on housing supply and
affordability is considered in accordance with the National Planning Policy Framework

This same rationale must extend to requiring sites to match their total energy consumption
on site or pay financial contributions. This would go way beyond the national requirements
and has the potential to undermine viability and delivery and compete with the provision of
other forms of infrastructure. A site by site approach to energy generation also has the
potential to undermine economies of scale in the provision of sustainable sources of energy
and conflict the efficient use of land.

Draft Policy AP9 — Water Efficiency

Draft Policy AP9 — Water Efficiency proposes a requirement for all proposals for new
residential development to achieve the water efficiency standard of a maximum of 110 litres
of water per person per day. This is the national optional technical housing standard.

The Building Regulations require all new dwellings to achieve a 125 litres per day per person
(Part G), so this draft policy goes beyond the current national requirements.

This policy is not supported in its current form. Water efficiency is a matter dealt with
through Building Regulations and there is insufficient evidence provided for a locally needed
lower requirement. The evidence provided is for the wider Severn Trent Water area and does
not appear to be supported by consultation with key stakeholders such as Severn Trent
Water or the Environment Agency. There is also no evidence that the impact on viability has
been tested and therefore the implications on housing supply.
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6.1

6.2.

6.3.

6.4.

6.5.

6.6.

6.7.

Proposed Policies: Chapter 6 — Housing

Separately to the Housing and Employment Allocation consultation document which covers
Draft Policies H2 and H3, the Proposed Policies consultation document sets out the proposed
housing strategy and policies including in relation to the mix of housing, the standard of
housing, affordable housing, and addressing the housing need of the district.

Draft Policy H1 — Housing Strategy (Strategic Policy)

Draft Policy H1 outlines that the overall distribution of new homes will be guided by the
development strategy and settlement hierarchy.

The policy includes unnecessary repetition. Point (1) and (2) in the policy repeat Policy S1. In
particular point (2) which sets out the housing requirement for five year supply calculations
and housing trajectory purposes, which is helpful, but is already set out in S1(4) so does not
need to be repeated here. Points (4) and (5) are simply cross referencing other policies,
which is not necessary as the plan should be read as a whole.

This provision of a buffer is supported, this is essential for ensuring deliver of the housing
needed in the plan period. It is important that the buffer is applied to the whole housing
requirement figure, which it isn't currently. The proposed 10% buffer is the minimum level of
flexibility and contingency that is needed in a Local Plan to allow for changes in
circumstances and the failure of components of supply to deliver the expected numbers of
homes. Consideration should be given to increasing the buffer to 15% at this stage in the
process to reflect the potential for this to be reduced through the Examination process, as
proposed allocations are tested and examined in detail.

The Local Plans Expert Group report, 2016 continues to provide a useful and relevant baseline
in identifying the level of flexibility local planning authorities should look to build into their
plans. The Report recommended a 20% allowance for developable reserve sites to provide
extra flexibility to respond to change. An example locally is the Harborough Local Plan
adopted with 15% contingency buffer and this has benefited the Council with no issues of
housing land supply since the plan was adopted.

Draft Policy H4 — Housing Types and Mix (Strategic Policy)

Draft Policy H4 — Housing Types and Mix includes a dwelling size breakdown from the Housing
and Economic Needs Assessment and allows for a deviation of 5%. The draft policy requires
any further deviation to be justified with reference to character and context of the
application site, the local stock profile and dwellings which have been permitted/built or the
the nature of the scheme. There are additional justifications for a deviation in the affordable
provision, related to evidence of need.

Whilst the need to provide a mix of housing types is understood, the proposed policy is not
supported as it does not have any regard to housing market evidence, economic conditions,
viability, and site-specific circumstances, all of which may affect the most appropriate mix
for a site. It is important that the policy allows for a flexible approach that will support the
deliverability of well-designed development.
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6.8.

6.9.

6.10.

6.11.

6.12.

6.13.

6.14.

6.15.

6.16.

It also uses evidence which is a snap shot in time and then proposes to apply this to
development throughout the plan period. The housing mix table from the Housing and
Economic Needs Assessment should not be included in the policy. Given the length of time
of the plan period, any policy relating to dwelling mix should refer to the most up-to-date
evidence available. The table should be moved to the supporting text and cross referenced
with a note that this evidence may be superseded through the plan period and the most up
to date evidence should be used.

Draft Policy H4 needs to be viability tested as part of the whole plan viability assessment and
considered in light of the potential impact on affordable housing delivery.

Draft Policy H5 — Affordable Housing (Strategic Policy)

In respect of affordable housing, the Housing and Economic Needs Assessment calculates a
net need of 382 affordable homes a year in the District and the Local Housing Needs
Assessment identified a need for 387 affordable homes a year, which is around 56% of the
total requirement.

The consultation document notes that the affordable housing requirements will be informed
by the findings of the whole plan viability assessment and so no percentage requirement or
tenure split is set out. This approach is supported.

The Council may need to consider prioritising policy requirements and developer
contributions to ensure the plan is deliverable.

Draft Policy H7 — Self-build and Custom Housebuilding

This policy supports proposals for self-build and custom housebuilding where the site is
located within the Limits to Development, on general market housing sites of 30 or more or
in the countryside adjacent to the Limits to Development where certain criteria are met.

The requirement for sites of 30 dwellings or more to provide a minimum of 5% of the site’s
capacity as serviced plots for self-build and custom housebuilding is not supported in its
current form. This proposed policy will not boost the housing supply and ignores the clear
issues over the delivery of self-build plots as part of larger market housing sites.

This policy approach will create practical issues that should be given careful consideration.
It is essential that consideration is given to health and safety implications, working hours,
length of build programme and therefore associated long-term gaps in the street-scene
caused by stalled projects. There is the potential for unsold plots and the timescale for
reversion of these plots to the original housebuilder creates practical difficulties in terms of
co-ordinating construction activity on the wider site.

Whilst there is general support for the concept of self-build/custom housing, it is considered

that the policy should support this through a criteria based policy which encourages the
delivery of such plots where they are thought out, fully justified, and flexible.

Draft Policy H10 - Space Standards
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6.18.

6.19.

6.20.

6.21.

6.22.

6.23.

6.24.

6.25.

Draft Policy HIO — Space Standards requires all new housing to meet or exceed the Nationally
Described Space Standard (or any subsequent government update) for gross internal floor
areas and storage space.

The inclusion of a policy requiring new developments to deliver dwellings that comply with
Nationally Described Space Standards, must be fully justified. It is important that, in addition
to the evidence that has been collected in support of this policy, consideration is given to
whether local residents consider these standards are important when buying a home as there
will be cost implications of any increase in floorspace may have on the cost of the properties
in their area, and the implications this may have for local residents.

There is a clear risk that the proposed