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Section 1 | Introduction
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nineteen47 Ltd is instructed by Miller Homes [the Applicant] to prepare and submit a hybrid
planning application [the Application] to Hinckley and Bosworth Borough Council [the Council
or the LPA] seeking full planning permission for residential development of 138no.
dwellinghouses along with landscaping, public open space, drainage infrastructure and new
access following demolition of 2no. existing dwellinghouses; and outline planning permission
(all matters reserved except for point of access) for 0.55ha of employment uses (Classes E (g)
(i, it and i), B2 and B8) [the Proposed Development] on land to the south of Station Road,
Market Bosworth [the Application Site or the Site].

Miller Homes wasestablished in 1934 and is one of the UK's largest, privately -owned national
homebuilders with a focus on creating great places where 'people and planet prosper' by
building homesand developments that create communities with an emphasis on placemaking
and design. This has been recognised with the maximum 5-star rating for customer
satisfaction in the HBF National New Home Customer Satisfaction Survey for the 11th time in
12 years.

The preparation and submission of the Application follows pre-application discussions with
the LPA and key stakeholders as well as engagement with the Town Council and community,
as summarised in the accompanying Statement of Community Involvement [SCI].

The Application Site is allocated for mixed-use development within the adopted Development
Plan, namely in the Council's Site Allocations & Development Management Policies DPD
(adopted July 2016) as site reference MKBOSO2 under Policy SA5, and in the Market
Bosworth Neighbourhood Plan (made September 2015) under Policy BD2. The LPA is
progressing the Hinckley and Bosworth Local Plan 2020-2039 [“the Emerging Local Plan”]
which is currently subject to a Regulation 18 consultation, which is due to end on 27th
September 2024. The Site is also included as a draft allocation for mixed-use development
under reference BD2in the draft Market Bosworth Neighbourhood Plan, whichwas the subject
of a Regulation 14 consultation in October 2023.

In addition to this Planning Statement, the Application is supported by a comprehensive suite
of documentation, plans and drawings, as set out in the Submission Schedule.

This Statement is structured as follows:

e Section 2 provides an overview of the Site context;

e Section 3 provides an overview of the Proposed Development;
Section 4 outlines the relevant planning policy context;

e Seclion 5 assesses the proposals within that planning context and provides an
overall planning balance; and

e Section 6 draws together a summary and conclusions.
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Section 2 | Site Context

2.
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The Application Site, as edged red in Figure 2.1 below, extends to approximately 7.12ha and
is located to the western edge of the village of Market Bosworth, approximately 18km to the
west of Leicester city centre. The Site comprises a parcel of 2no. agricultural fields, with
emplaoyment land and a cluster of employment buildings to the north. The topography of the
Site is generally flat, with site levels falling from the east towards the south-western corner,
away from the existing adjacent residential properties.

Figure 2.1: Aerial image of the Application Site (Source — Google Earth)

In terms of existing landscape features, the Site includes an expanse of mature hedgerow
along its southern boundary which intersects the land south to north demarcating the
boundaries between the 2no. agricultural fields. There is a sporadic presence of mature trees
also found within the Site, the most prominent of which can be found centrally within the
western field. A number of existing field drainage ditches can also be found to the southern
boundary of the Site.

The Site is currently accessed from Station Road, a main arterial route through the settlement
which is well-connected to the local highway network. To the west of the Site, Station Road
becomes Wellsborough Road and then Bosworth Road befare connecting to the Ad444 which
enables access to the M42 to the north and A5 to the south. Further east, the road network
connects to the Ad447 and B585 Boswaorth Lane. These networks provide connectivity to
Ibstock and Coalville in the north and to Hinckley and the M1 to the south.

Site Surroundings

The Site is surrounded by a mix of residential, employment and agricultural land uses. Station
Road runs east to west along the Site's northern boundary with residential properties located

2
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adjacent to the north-eastern corner on Heath Road and Station Road. Along the western
boundary and to the north-western corner, the Site abuts employment land and a cluster of
employment buildings, alongside a heritage railway line. To the south are a number of
expansive agricultural fields and a Severn Trent Water pumping station adjacent to the Site at
its south-western corner.

Wider Context

Market Bosworth’s town centre is located less than 1km to the east of the Site and offers a
number of services and facilities including a medical practice, a pharmacy, a library, Post
Office, several places of worship, in addition to a nursery and both primary and secondary
schools. The local centre also has an attractive retail offer with convenience stores,
independent retailers and a broad selection of pubs, cafés and restaurants. Additionally, The
Bosworth Hall Hotel to the east of the town centre has a spa and gum complex whichis open
to members of the public.

Connectivity

Station Road is classified as an on-road leisure cycle route enabling connectivity to Barton in
the Beans and Congerstone to the north and Hinckley to the south. To the west of the Site,
Station Road connects with National Cycle Network Route 52, which extends to destinations
such as Nuneaton and Coalville. In addition to these cycle links, a continuous footway on the
northern side of Station Road forms part of an interconnected system of public footpaths
towards the settlement’s centre. Hourly bus services are available from the town centre and
provide access to nearby towns and villages as well as to Leicester city centre. This provides
access to Leicester Railway Station which offers regular services to cities across the country.

Site Designations
The Site is identified as comprising Grade 3 agricultural land — Good to Moderate.

In terms of flood risk, the Environment Agency’s Flood Map for Planning shows that the Site
falls within Flood Zone 1 and as such, is at a low risk of flooding from rivers or the sea.

In terms of ecological designations, the Site does not include any statutory designated nature
conservation sites, nor are any located adjacent. The nearest designated site is the Ashby
Canal Site of Special Scientific Interest (SSSI) which is located approximately 1.5km northwest
of the Site.

In terms of heritage designations, there are no designated or non-designated built heritage
assels located within or adjacent to the Site. There are a number of Listed Buildings within
Market Bosworth, most of which are located within the Market Bosworth Conservation Area.
The Ashby Canal Conservation Area is located to the west of the Site beyond the former
railway line.

Planning History
The Site itself has no previous planning history of relevance to the Proposed Development.

A number of applications have previously been granted on land in the vicinity of the
Application Site:
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Planning permission was granted in April 2024 far the erection of a 50-bedroom golf
and facility at the former Kyngs Golf and Country Club to the north of the Site(LPA ref:
24/00019/FUL) and with this representing a partially-revised scheme to that
previously approved under LPA ref: 19/01437/FUL.

Planning permission was granted in October 2023 for the erection of an industrial
building with offices and assaciated infrastructure on land adjacent to the west of the
Site (LPA ref: 23/00646/FUL). This development is yet to commence on site.

Planning permission was granted in March 2022 for 73no. dwellings with associated
access and public open space on land off Sedgemere Road to the west of the railway
line (LPA ref: 21/00379/FUL).
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Section 3 | Proposed Development

3.1
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This Hybrid Application seeks full planning permission for residential development of 138no.
dwellinghouses along with landscaping, public open space, drainage infrastructure and new
access following demolition of 2no. existing dwellinghouses; and outline planning permission
(all matters reserved except for point of access) for 0.55ha of employment uses (Classes E (g)
(i, ii and iii), B2 and B8). The Application is supported by a comprehensive Design & Access
Statement, which provides a detailed description and analysis of the Proposed Development,
which is summarised below.

Full Planning Application (residential)

Quantum of Development

The Proposed Development includes the delivery of 138no. new dwellings at a net density of
35n0.dwellings per hectare (dph) across the Site. The dwellings will comprise a range of sizes,
from 1-bedroom properties to 4-bedroom properties, across a mixture of house types.
Additionally, the housing mix will include a policy-compliant 40% provision of affordable
housing across the Site.

The housing mix hasbeen established asa product of the Applicant’'sunderstanding of current
market demands, which, in this area, is focused towards the delivery of two and three-
bedroom properties. The housing mix is summarised in Table 3.1 below:

Type of Dwelling 1 Bed 2 Beds 3 Beds 4 Beds Total
Market 1 29 37 16 83
Affordable (Rent) 8 17 14 2 4
Affordable 14
(Shared 2 6 4 2
Ownership)
Total il 52 55 20 138
Table 3.1: Housing Mix
Layout

The layout of the development responds positively to the constraints and opportunities of the
Site and to the Development Brief which forms part of the Development Plan. There are no
prominent topographical changes which have influenced the layout - the Site being generally
flat, with site levels falling from the east towards the southwestern corner, away from the
existing residential properties on Heath Road.

nineteen4/ |
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Within the Site, a simple hierarchy of streets is defined which will create a legible place, form
the basis of a permeable movement framework and contribute to a recognisable character.
Street typologies have been created that are intentionally different, so that residents and
visitors are able to understand where they are.

To create an efficient and defensible layout, a perimeter block has been formed around the
north-eastern section of the Site, with properties having rear gardens that use the existing
boundaries as their rear garden boundaries. Within this, appropriate separation distances are
achieved between both new and existing homes along Heath Road and Priory Road.

Across the Site, the existing landscape features will be incorporated into new green corridors
with ensuing benefits for biodiversity and to differentiate between the different uses on the
Site.

The placement of the public open space has been carefully chosen to soften the impact of the
development on the wider landscape, which has influenced the layout of bath the residential
and emploument aspects of the Proposed Development. Inthisregard, the proposed dwellings
will be located in proximity to the existing residential land to the east, whilst the employment
land provision connects to the existing industrial estate to the west, separated by a green
corridor and a pedestrian/cycle link.

A key feature within the Proposed Development will be an internal pedestrian walking loop,
which links to a new pedestrian access point from Heath Road, providing access for local
residents to take advantage of the public open space which will be delivered. Another key
feature of the Proposed Development is the entrance to the Site, consisting of a tree-lined
street with a number of houses acting as a welcoming gateway feature, leadingto a central
feature open space.

Within the Site, the proposed dwellings have been orientated to address vistas within the
scheme, and have active elevationsfacing the adoptable highwaysand the privatedrives. The
layout of the dwellings along the southern boundary have been positioned to create an
outward facing edge. Whilst dwellings on the western edge of the residential areas are
orientated to respond to the noise constraints of the adjacent employment use and are
arranged in short terraces with few gaps between them.

Scale

The proposed dwellings are predominantly two storeys in height, with the exception of 2no.
bungalows which are proposed adjacent to the northern boundary as a direct response to
corresponding scale of existing adjacent buildings. A small number of 2.5 storey dwellings
have also been placed throughout the development.

The garages provided throughout the Site are detached from the dwellings they serve and are
set back in the plots so they are not prominent features within the street scene.

Appearance

The dwellingsareproposed to beconstructed in a variety of quality external materials and will
be of a traditional character. Smaller dwellings will feature arched window heads and simple
apex parches, with front doors replicating a cottage-style vision. To create interest and to
enhance their status in the streetscene, some larger dwellings feature contrasting brickwork
courses, brickwark soldier window heads and flat door canopies paired with front doors that
feature larger glazing panels. with elevations of properties in a variety of red bricks with stone
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accent window trim and some with white rendered walling, paired with slate grey tiles on the
dual pitched roofs of the properties. The roofscape includes gable-ended, hipped and street-
facing gabled forms that have been carefully distributed to provide variety in the street scene.

A range of brick types will also be used across the development, with different brick and tiles
used at nodal spaces to provide emphasis, and rendered street-facing gables proposed to
some houses on the main street to provide variation. Another brick tupe will feature at the
edges of the scheme, which will tie the proposed dwellings to the appearance of the existing
houses along Heath Road and Priory Road.

Landscaping

The Proposed Development incorporates extensive areas of new public open space. The
overarching principles for the proposed landscape strategy aim to:

e Conserve and enhance landscape character in the local context;

e Retain and make best use of existing landscape elements and features where these
can be retained across the Site;

e Optimise protection and screening for visual amenity receptors (including in relation
to the interface with the countryside to the south); and

e Avoid loss or damage to retained landscape elements and features, maintaining, and
enhancing the existing green infrastructure framework.

Together these principles place a particular emphasis on green infrastructure across the Site
(including landscape planting and open space) and the role that landscape characteristics and
green infrastructure have in determining the spatial parameters of the proposed development.

The Proposed Development will also provide a range of habitats that will provide a greater
than10% upliftin biodiversity value. Thisincludes the planting of species-rich grassland, scrub
planting and a network of tree-lines and species-rich hedgerow.

Access (and Parking Provision)

The main point of access into the Proposed Development will be via a new priority-cantrolled
simple T-junction on Station Road. Further to this, the scheme includes the introduction of
new speed control measures along Station Road and the relocation of speed limit signs.
Footpath improvements are also proposed in the vicinity of the new access, connecting to the
existing provision along the northern side of Station Road.

Leading into the Site from Station Road, the arrival road is designed with a wide carriageway
to accommodate larger vehicles which will likely be used within the employment area. A
footpath accompanies the arrival road on both sides of the carriageway. Serving the
employment area, the ‘employment road’ is also designed with a wide carriageway and
accompanying footpath.

Beyond the vehicular access, a new pedestrian link will be established between the Proposed
Development and Heath Road to the north-east of the Site, which will encourage local use of
the public open space that will be provided within the scheme. Internally, a pedestrian footpath
will feature along the outwards-facing edge of the Site, with an additional link provided
through the centre of the Site.
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Car parking provision will be delivered in accordance with the Hinckley and Bosworth parking
standards, namely 2na. car parking spaces being provided for dwellings with 3-bedrooms or
less, with 3no. car parking spaces provided for the 4-bedroom dwellings. On-plot parking will
feature to the front and side of the dwellings.

Outline Planning Application (employment)

The Proposed Development includes the delivery of employment land as required by Policy
SA5 of the Local Plan.

The employmentland, whichisapproximately 0.55ha, islogically situated to the western part
of the Site as an appropriate response to the neighbouring industrial estate and partially acts
to replace the existing employment use buildings which will be lost from the formation of the
new access corridor from Station Road.

A central access road, from the priority T-junction off Station Road, will provide access to the
employment land. With a 7.3m wide carriageway, this road will be capable to accommodate
the vehicles likely to be associated with use of the proposed employment land. Just off the
central access road is a separate carriageway which leads directly to the employment area.
This carriageway has also been designed with a 7.3m wide carriageway to ensure access for
those employment-related vehicles. A pedestrian footpath is proposed on the southern end of
this carriagewau.

At this stage, layout is reserved for future consideration, though, the employment area will be
surrounded by a number of features which form part of the element of the hybrid application
seeking full planning permission for the propaosed residential development, including a new
earthwork bund to the west, which will mitigate the noise impact from the existing adjacent
industrial estate upon the residential area. To the east, a new green corridor will provide a
buffer between the employment site and the residential dwellings. Access to the employment
land will be provided from the north, whilst a surface water attenuation basis will be located
to the south.

It is anticipated that the employment buildings could be orientated to mitigate noise-related
impacts to the proposed dwellings by being arranged as short terraces in @ north-south
alignment, though this will be a matter for consideration at the appropriate time as part of a
subsequent application for reserved matters consent.

It is anticipated that the employment buildings will be no more than 10m in height, which'is
informed by the height of the existing (and approved) buildings in the adjacentindustrialestate.
This will limit their massing, such that it is not overbearing on adjacent residential uses or
areas of open space.

Whilst a matter for a subsequent reserved matters application, it is anticipated that the
employment buildings will be designed with a consistent approach to materials, form and
detailing. There may be some benefit to the use of a colour palette which responds positively
to that of the buildings in the adjacent industrial estate that use colour to add interest through
feature bands and to doors and windows and texture to break up facades.

Whilst also a matters for a subsequent application for reserved matters consent, it is
anticipated that the proposed emploument area will be enclosed by security fencing and
potentially gates.
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Section 4 | Planning Policy Context
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Section 38(6) of the Planning and Compulsory Purchase Act (2004) requires that applications
for planning permission must be determined in accordance with the Development Plan unless
material considerations indicate otherwise.

The Development Plan for the purpases af determining this Application consists of the Core
Strategqy DPD (adopted December 2009) [the Core Strategy], the Site Allocations &
Development Management Policies DPD (adopted July 2016) [the SADMP] and the Market
Bosworth Neighbourhood Plan (adopted September 2016) [the Neighbourhood Plan].

In addition to the Development Plan, applications should haveregardto the National Planning
Policy Framework (2023) [the Framework] and National Planning Practice Guidance [the
PPG], which are material considerations in any decision. These should be considered
alongside the LPA's various Supplementary Planning Documents [SPDs] and Supplementary
Planning Guidance [SPGs] which are also a relevant material planning considerationin any
determination.

The emerging Hinckley and Bosworth Local Plan 2020-2041 [the Emerging Local Plan] has
previously been the subject of a Regulation 19 consultation undertaken in February/March
2022. However, a further Regulation 18 consultation has since been considered necessary
due to concerns regarding the deliverability of the previous spatial strategy and to align with
changesto national planning policythat havesincetaken place. The latest Local Development
Scheme [LDS] was approved at Full Council on 8" February 2024 which revises the timetable
for production of the Emerging Local Plan and establishes key milestones for public
consultations. Therefore, some limited weight can be afforded to the Emerging Local Plan in
the consideration of this Application.

The Neighbourhood Plan has also been the subject of a major review, with a Regulation 14
consultation undertaken in October 2023 to ensure that it aligns with the changes to national
policies since the made Neighbourhood Plan was originally made in September 2015. Itis
understood that the Parish Council and the Bosworth Vision Planning Group are continuing to
review the consultation responses received, and with no date yet set for a referendum such
that, in its present time, the emerging Neighbourhood Plan can be afforded onlylimited weight
in the determination of the Application.

Development Plan
Core Strategy DPD (2009)

The Core Strategy is the key document in the Development Plan and sets out the overarching
strategy and core policiesto guidethe long-termvision for Hinckley and Bosworth whilst other
Development Plan Documents implement the strategy and vision contained within the Core
Strategu.

Table 4.1 below sets out the planning policies considered to be relevant to this Application.
These policies are considered further in Section 5 of this Statement.

Policy No.  Topic Comments
States Market Bosworth is a ‘Key Rural
7 Key Rural Centres Centre” in which housing development will
be supported within settlement boundaries

9
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that provides a mix of housing types and
tenures.

The policy also states that the
enhancement of allocated employment
sites in Key Rural Centres will be supported,
as will the development of employment
uses.

Ll

Key Rural Centres
Stand Alone

Sets out that in Market Bosworth land will
be allocated to provide a minimum of
100no0. new homes. Developers will be
required to demanstrate that the number,
tupe and mix of housing meets the needs of
Market Bosworth, taking account of other
policies and the most up-to-date evidence
base documents.

In terms of employment land, Policy 11
states that the LPA will support additional
employment provision to meet local needs
in line with Policy 7.

15

Affordable Housing

States that in rural areas, the on-site
affordable housing target starts at 40%
provision, split between 75% social rented
and 25% intermediate housing.

16

Housing Density,
Mix and Design

Seeks a mix of housing types and tenures
to be provided on all sites of over 10no.
dwellings. In terms of density, residential
development will be required to meet a
minimum density of 30no. dwellings per
hectare.

19

Green Space
and Play Provision

Sets out the standards against which green
space and play provision in the borough
should adhere to.

Table 4.1 : Relevant Core Strategy Policies

Site Allocations & Development Management Policies DPD (2016)

The SADMP allocates land to deliver the development requirements set out in the Core
Strategu, such as housing, employment, recreation, green spaces, community and leisure
uses. Italsoincludesdevelopment management policies which apply across the Borough and
which are used when determining planning applications.

The Allocations Map assaociated within the SADMP designates the Site for mixed-use
development under reference MKBOSO02, an extract of which is included in Figure 4.1 below,
as detailed within Policy SA5.
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MARKET BOSWORTHICP
Figure 4.1 : SADMP Allocations Map

Policy SAS refers to the allocation MKBOSO2 on the Application Site. The policy states that
proposals for the Site should:

e Providebetween 0.5 hectareto 1hectare of additional B1, B2 or B8 employment land;

e Provide approximately 100no. dwellings with a density, mix and design in line with
Core Strategy Policy 16;

e Create a safe pedestrian access off Station Road and alternative pedestrian access
into the site;

e Provide some allotment provision on site with associated car parking facilities;
e Provide open space and play provision in line with Core Strategy Policy 19; and

e Provide affordable housing in line with Core Strategy Policy 15.

Table 4.2 below sets out the planning policies considered to be relevant to this Application.
These policies are considered further in Section 5 of this Statement.

Policy No.  Topic Comments
Sets out the LPA’s presumption in favour of
DVI1 Presumption in Favour of sustainable development which reflects the
Sustainable Development presumption set out in the NPPF.
Seeks developers to provide additional or
improved infrastructure, amenities or
facilities directly or indirectly through the
DM3 Infrastructure and Delivery | appropriate funding mechanisms, where a
development will create a need for such
provision.
Enhancement of Biodiversity | Requires  development proposals to
DM6 .
and Geological Interest demonstrate how they conserve and

N
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enhancefeaturesof nature conservation and
geologicalvalueincludingproposals for their
long term future management. Major
developments must include measures to
deliver ~ biodiversity  gains  through
opportunities to restore, enhance and create
valuable habitats, ecological networks and
ecosystem services.

Requires development proposals to
demonstrate that, inter alia; it will not
adversely impact the water quality;
ecological value or drainage function of
water bodies in the borough, it will not
contribute to poor air quality, it will not
create or exacerbate flooding by being
located away from areas of flood risk.

Preventing Pollution

DM7 and Flooding

States that development will be permitted
provide that a number of requirements are
met, which includes, inter alia:

e There would be no significant adverse
effect on the privacy and amenity of
nearby residents and occupiers of
adjacent buildings;

e The development complements or
enhances the character of the
surrounding area with regard to scale,

DM10 Development and Design layout, dgnatg, mass, design, materials

and architectural features;

e The scheme incorporates a high
standard of landscaping where this
would add to the guality of the design
and siting;

e The development includes an
appropriate SuDS and is approved by
the LPA. These should incorporate
wildlife areas, ponds, swales and
permeable surfacing where possible.

The Borough Council will protect, consenve
and enhance the historic environment
throughout the borough. This will be done
Protecting and Enhancing through the careful management of
the Historic Environment development that might adversely impact
both  designated and non-designated
heritage assets.

DM11

ninet
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DM13

Preserving the
Borough's Archaeology

Requires a desk-based assessment to be
undertaken where a proposal has the
paotential to impact a site of archaeological
interest.

DM17

Highwaus and
Transportation

States that development proposals will be
supported where they make the best and
maximum use of sustainable transport
modes, ensuring there is convenient and
safe access to services and facilities.
Proposals should also demonstrate that
there is not a significant adverse impact
upon highway safety and that the residual
cumulative impacts of the development on
the transport network are not severe.

DM18

Vehicle Parking Standards

Requires all proposals for new development
to provide an appropriate level of parking
provision justified by an assessment of the
site location, type of housing, other modes
of transport available (e.g. public transport
and cycle provision) and appropriate design.

Table 4.2 : Relevant SADMP DPD Policies

Market Bosworth Neighbourhood Plan 2014-2026 (2015)

The Neighbourhood Plan builds upon local and national planning policies, taking into account
the views of the local population. The document has resulted directly from community
feedback via public events, community groups, stakeholder meetings, questionnaire
responses and other means of communication.

The Neighbourhood Plan identifies that future residential growth should be allocated on the
south side of Station Road and will include some redevelopment of the industrial estate to
provide access and improve and expand existing facilities for employment. The Plan puts
forward policiesto shapeand influence how the Site should be developed — those of relevance
to the Application being set out in Table 4.3 below.

Policy No.

CE1

Topic

Character and Environment

Comments

Sets out that all new development within
Market Bosworth should be in keeping with
its Character Area with regards to scale,
layout and materials to retain local
distinctiveness and create a sense of place.
The Application Site does not fall within a
Character Area as set out in the made
Neighbourhood Plan, therefore
consideration should be given to the
adjacent Character Area D.

CE4

Trees

States that mature trees and woodland
should be protected wherever possible.

nineteen4
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Seeks all residential developments of 11no.
dwellings or more to provide 40% affordable
homes on-site where:

a) All on-site affardable housing is prioritised
BD1 Affardable Housing for those with a local connection as
prescribed by the Local Connection Criteria.
b) Affordable housing is evenly spread
acrass a development site in small clusters
of four to six dwellings.

States that the Application Site is allocated
for mixed-use development. In this respect,
the development shall provide:

1. Between 0.5 hectare to 1 hectare of
additional B1, B2 or B8 employment land;
2. A minimum of 55 dwellings with overall
housing density, mix and design in line with
Core Strategy 16;

3. An area of open space.

The inclusion of a community facility within
the development will also be encouraged.

Site allocation
BD2 south of Station Road
and Heath Road

Sets out a number of criteria against which
development proposals should take into
account when bringing forward a scheme on
the site. These include, inter alia:

e The main vehicular access being
through the industrial area on the south
side of Station Road;

e The overall design approach should
minimise the visual impact of the
development and relate sensitively to

Design Guidelines for the surrounding area;

site allocation . :
BD3 <outh of Station Road ° Th.et]ncorlpo:jahon aan etnhancemdenthof
and Heath Road existing landscape features an e
creation of green space within and on
the boundaries to provide a buffer

against the surrounding areas;

e The provision of a mix of housing types
and sizes to meet current and future
needs of households in  Market
Bosworth;

e The inclusion of pedestrian and cycle
links to adjoining residential areas to the
east to reduce reliance on the private
car; and

14
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415

416

417

e The retainment of a publicly accessible
spacebetweenthedevelopmentandthe
open countryside.

Table 4.3 : Relevant Neighbourhood Plan Policies
Other Material Considerations
National Planning Policy Framework (2023)

Paragraph 224 of the NPPF makes it clear that the policies contained within it are material
considerations to a particular decision or determination.

Section 2 seeks to achieve sustainable development, with Paragraph 7 of the NPPF stating
that the purpose of the planning system is to contribute to the achievement of sustainable
development. Further to this, Paragraph 8 details that there are three overarching objectives
to achieving sustainable development which are interdependent. These objectives are:

e aneconomic 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 growth, innovation and improved productivity; and by
identifying and coordinating the provision of infrastructure;

e 3 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

e an environmental objective — to protect and enhance our natural, built and historic
environment; including making effective use of land, impraving biodiversity, using
natural resources prudently, minimising waste and pollution, and mitigating and
adapting to climate change, including moving to a low carbon economu.

Paragraph 9 provides that these objectives should be delivered through the preparation and
implementation of plans and the application of the policies in the NPPF; they are not criteria
against which every decision can or should be judged. Planning policies and decisions should
play an active role in guiding development towards sustainable solutions, but in doing so
shouldtakelocal circumstancesinto account, to reflect the character, needsand opportunities
of each area.

Paragraph 10 states that at the heart of the NPPF is a presumption in favour of sustainable
development, with Paragraph 11 detailing that, for decision-taking, this means:

c) approving development proposals that accord with an up-to-date development plan
without delay; or

d) wherethere are no relevant development plan policies, or the policies which are maost
important for determining the application are out-of-date, granting permission unless:
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419

4.20

4.21

4.22

4.23

4.24

the application of policies in this Framework that protect areas or assets of
particular importance provides a clear reason for refusing the development
proposed; or

ii. any adverse impacts of doing so would significantly and demonstrably
outweigh the benefits, when assessed against the policies in this Framework
taken as a whale.

In the context of the above, Footnote 8 of the NPPF states that where the policies are
considered to be out-of-date, this includes:

... Slituations where the local planning authority cannot demonstrate a five year
supply (or a four year supply, if applicable, as set out in paragraph 226) of deliverable
housing sites (with a buffer, If applicable as set out in paragraph 77) and does not
benefit from the provisions of paragraph /6 or where the Housing Deljvery Test
indicates that the delivery of housing was below /5% of the housing requirement over
the previous three years.”

Section4 relatesto decision-making, with Paragraph 38 stating that local planning autharities
should approach decisions on proposed development in a positive and creative way and that
decision-makers at every level should seek to approve applications for sustainable
development where possible.

Withregardto the determination of planningapplications, Paragraph 47 reaffirms the statutory
requirement for decisions to be made in accordance with the development plan, unless
material considerations indicate otherwise.

Section 5 focuses on the delivery of a sufficient supply of homes, in this respect, Paragraph
60 details that the overall aim should be to meet as much of anarea’s identified housing need
as possible, including with an appropriate mix of housing types for the local community. With
regard to affordable housing, Paragraph 66 notes that where major residential development
is proposed, planning policies and decisions should expect at least 10% of the homes to be
available for affordable home ownership.

Paragraph 76 sets out that local planning authorities are not required to identify and update
annually a supply of specific deliverable sites sufficient to provide a minimum of five years
worth of housing for decision making purpaoses if the following criteria are met:

a) their adopted plan is less than five years old; and

b) that adopted plan identified at least a five-year supply of specific, deliverable sites
at the time that its examination concluded.

Further to this, Paragraph 77 states that, in all other circumstances, local planning autharities
should identify and update annually a supply of specific deliverable sites sufficient to provide
either a minimum of five years'worth af housing, or a minimum of four years' worthof housing
if the provisions in Paragraph 226 apply. The supply should be demonstrated against either
the housing requirement set outin adopted strategic policies, or against the local housing need
where the strategic policies are more than five years old. Where there has been significant
under delivery of housing over the previous three years, the supply of specific deliverable sites
should in addition include a buffer of 20% (moved forward from later in the plan period).

Paragraph 226 of Annex 1sets out the that, from the date of publication of this revision of the
16
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4.25

4.26

427

4.28

4.29

4.30

NPPF, for decision-making purposes only, certain local planning authorities will only be
required to identify and update annually a supply of specific deliverable sites sufficient to
provide a minimum of four years’ worth of housing (with a buffer, if applicable, as set out in
Paragraph 77)against the housing requirement set outin adopted strategic policies, or against
local housing need where the strategic policies are maore than five years old, instead of a
minimum of five years as set outin Paragraph 77 of this Framework. This policy applies to
those authorities which have an emerging local plan that has either been submitted for
examination or has reached Regulation 18 or Regulation 19 (Town and Country Planning
(Local Planning) (England) Regulations 2012) stage, including both a policies map and
proposed allocations towards meeting housing need. This provision does not apply to
authoritieswho are notrequired to demonstrate a housing landsupply, asset outin Paragraph
76. These arrangements will apply for a period of two years from the publication date of this
revision of the NPPF.

Section 6 promotes the building of a strong, competitive economy. In this respect, Paragraph
85 states that significant weight should be placed on the need to support economic growth
and productivity. In relation to sites for employment uses, Paragraph 89 sets out that for rural
area, theuse of previously developed land, and sitesthatare physically well-related to existing
settlements, should be encouraged where suitable opportunities exist.

Section 9 seeks to promote sustainable transport modes. When considering development
proposals, Paragraph 114 outlines that it should be ensured that:

a) Appropriate opportunities to promote sustainable transport modes can be — or have
been - taken up, given the type of development and its location;

b) Safe and suitable access to the site can be achieved for all users;

c) The design of streets, parking areas, other transport elements and the content of
assaociated standards reflects current nationalguidance, includingthe National Design
Guide and the National Model Design Code; and

d) Any significant impacts from the development on the transport network (in terms of
capacity and congestion), or on highway safety, can be cost effectively mitigated to
an acceptable degree.

Paragraph 115 states that development should only be prevented or refused on highwauys
grounds if there would be an unacceptable impact on highway safety, or the residual
cumulative impacts on the road netwark would be severe.

Section 11 promotes the effective use of land with Paragraph 123 explaining that planning
policies and decisions should promote an effective use of land in meeting the need for homes
and other uses, while safeguarding and improving the environment and ensuring safe and
healthy living conditions.

Paragraph 129 acknowledges that area-based character assessments, design guides and
codes and masterplans can be used to help ensure that land is used efficiently while also
creating beautiful and sustainable places.

Section 12 seeks to achieve well-designed places, stating that the need for good design is a
key aspect of sustainable development and being clear about design expectation is
fundamental to achieving acceptable and adaptable communal spaces. Paragraph 131 states
that the creation of high-quality buildings and places is fundamental and furthermore, good
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design is key to sustainable development.
431 Paragraph 135 states that planning decisions should ensure that developments:

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

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

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

d) establish or maintain a strong sense of place, using the arrangement of streets,
spaces, building types and materials to create attractive, welcoming and distinctive
placesto live, work and visit; e) optimise the potential of the site to accommodate and
sustain an appropriate amount and mix of development (including green and other
public space) and support local facilities and transport networks; and

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

432 Paragraph 137 asserts that design quality should be considered throughout the evolution and
assessment of individual proposals. Furthermare, Paragraph 1393 states that significant weight
should be given to:

a) Development which reflects local design policies and government guidance on
design, taking into account any local design guidance and supplementary planning
documents such as design guides and codes; and/or

b) Outstanding or innovative designs which promote high levels of sustainability or help
raise the standard of design more generally in an area, so long as they fit in with the
overall form and layout of their surroundings.

433 Section 14 focuses on meeting the challenge of climate change, flooding and coastal change.
Paragraph 157 states that the planning system should support the transition to a low carbon
future in a changing climate and can help to do this by, inter alia, encouraging the re-use of
existing resources and supporting the use of renewable and low carbon energuy.

434 Paragraph 162 states that, in determining planning applications, local planning authorities
should expect new development to:

e Comply with any development plan policies on local requirements for decentralised
energy supply unless it can be demonstrated by the applicant, having regardto the
tupe of development involved and its design, that this is not feasible or viable; and

e Take account of landform, layout, building orientation, massing and landscaping to
minimise energy consumption.

435 Paragraph 173 details that when determining any planning applications, local planning

18
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4.36

authorities should ensure that flood risk is not increased elsewhere and that applications
should be supported by a site-specific flood-risk assessment, where appropriate. Paragraph
175 provides that applications for major developments should incorporate SuDS unless there
is clear evidence that this would be inappropriate.

Section 15 seeks to conserve and enhance the natural environment. Paragraph 180 states that
planning policies and decisions should contribute to and enhance the natural and local
environment by, inter alia:

e Protecting and enhancing valued landscapes, sites of biodiversity or geological value
and soils;

e Recognising the intrinsic character and beauty of the countryside;

e Minimising impacts on and providing net gains for biodiversity;

e 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;

¢ Remediating and mitigating despoiled, degraded, derelict, contaminated and unstable
land, where appropriate.

437 Whendetermining planning applications, local planning autharities should apply the following

4.38

4.39

principles:

a) if significant harm to biodiversity resulting from a development cannot be avoided
(through locating on an alternative site with less harmful impacts), adequately
mitigated, or, as a last resort, compensated for, then planning permission should be
refused;

b) development on land within or outside a Site of Special Scientific Interest, and which
is likely to have an adverse effect on it (either individually or in combination with other
developments), should nat normally be permitted. The only exception is where the
benefits of the development in the location proposed clearly outweigh both its likely
impact on the features of the site that make it of special scientific interest, and any
broader impacts on the national network of Sites of Special Scientific Interest;

c) development resulting in the loss or deterioration of irreplaceable habitats (such as
ancient woodland and ancient or veteran trees) should be refused, unless there are
wholly exceptional reasons and a suitable compensation strategy exists; and

d) development whose primary objective is to conserve or enhance biodiversity should
be supported; while opportunitiesto improve biodiversity in and around developments
should be integrated as part of their design, especially where this can secure
measurable net gains for biodiversity or enhance public access to nature where this is
appropriate.

Paragraph 189 states that planning policies and decisions should ensure that a site is suitable
for its proposed use, taking account of ground conditions and any risks arising from land
instability and contamination.

Section 16 seeks to conserve and enhance the historic environment with Paragraph 200

t
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442

443

444

445

stating that in determining applications, local planning authorities should require an applicant
to describe the significance of any heritage assets affected, including any contribution made
by their setting. The level of detail should be proportionate to the assets' impaortance and no
more than is sufficient to understand the potentialimpact of the proposal on their significance.

Paragraph 200 goes further to state that where a site on which development is proposed
includes, or has the potential to include, heritage assets with archaeological interest, local
planning authorities should require developers to submit an appropriate desk-based
assessment and, where necessary, a field evaluation.

Consultation on the NPPF (July 2024)

In July 2024, the Government commenced consultation on its proposed approach to revising
the NPPF in order to achieve sustainable growth in the planning system. As well as revised
wording to the NPPF, a new Standard Method for assessing housing needs was also
proposed.

Most notably, the proposed revisions to the NPPF restore (at Paragraph 76) the requirement
for LPAs to demonstrate a 5 year housing land supply [YHLS], even when the adopted plan
is less than 5 years old. This change reflects the need for LPAs to adapt and respond to
changes in delivery (or lack thereof) after the adoption of a plan, to ensure that they continue
to meet their need. As a result of this proposed revision, the need for an LPA to demonstrate
only a 4 YHLS as set out in Paragraph 226 of the current NPPF would be removed.

The new Standard Method proposed in the consultation on the NPPF increases the housing
requirement for Hinckley and Bosworth from 432dpa in the current Standard Method to
B89dpa in the revised Standard Method - an increase of 257dpa, which does not take into
account the Duty to Cooperate with Leicester City Council (currently 187dpa).

In terms of the transitional arrangements, the Consultation on the NPPF states:

. . those plans that have reached Regulation 19 publication stage but not yet been

submitted for examination one month after the revised framewaork is published, with
a gap of no more than 200 dwellings per annum between the local planning
authority’s revised LHN figure and its propased housing requirement (as set out in the
Publication version of theplan), shouldalso progress to examination under the version
ofthe NPPF it has used when preparing theplan thus far. However, those with a more
significant gap of over 200 awellings per annum belween the local planning
authority’s revised LHN Ffigure and the emerging housing requirernent will need lo
revise fts plan in line with the revised NPPF before submitting theplan for exarnination
no more than 18 months after the publication of the revised NPPF.

All plans at earlier stages of preparation - (i.e. plans that have not yel reached
Regulation 19 stage one month after the revised NPPF is published) - should be
prepared against the revised version of the NPPF and progressed as quickly as
possible.”

As referenced earlier in this Statement, the Council is currently undertaking a Local Plan
Regulation 18 consultation on its Emerging Local Plan which is due to end on 27" September
2024. ltis therefore unlikely that the Emerging Local Plan will progress to Regulation 19
publication stage prior to those timescales as set in the aforementioned transitional
arrangements i.e. one month after the revised NPPF is published. Assuch, itis likely that the
Emerging Local Plan —once adopted - will be subject to the provisions of a revised NPPF and
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4.47

an increased housing figure as per the proposed new Standard Method, resulting in the
Councilhaving to find supply for 689dpaasa minimum. Further ta this, the Duty to Cooperate
would add additional housing requirements to this figure, in accordance with the wording of
Paragraph 62 of the Consultation on the NPPF, which states:

“62. To determine the minimurm nurmber of homes needed, strategic policies should
be informed by a local housing need assessment, conducted using the standard
method in national planning guidance. In addition to the local housing need figure
any needs that cannot be met within neighbouring areas should also be taken inlo
account in establishing the amount of housing to be planned for.”

The Consultation on the NPPF is supported by a Ministerial Statement made by the Deputy
Prime Minister and Secretary of State for Housing, Communities and Local Government on
30" July 2024. With respect to restoring and raising housing targets, the Ministerial
Statement states:

"RESTORING AND RAISING HOUSING TARGETS

Planning Is principally a local activity, and it is right that decisions about what lo buid
andwhereshould reflect local views. But we are also clear that these decisions should
be about how to deliver the housing an area needs, not whether to do so at all, and
these needs cannot be met without identifying enough land through local plans.

We are therefore reversing last year’s changes which loosened the requirerment for
local authorities to plan for and meet their housing needs, and we are going further
still, by mandating that the standard method is used as the basis for determining local
authorities’ housing reqguirements in all circurnstances.

A mandalted method alone is, however, insufficient to deliver on our scale of ambition
and the current 'standard method’ is not up to the job. It relies on decade-old
population projections, an arbflrary urban uplift’ that focuses too heavily on London
and it lacks ambition across large parts of the country. We are therefore updating the
standard method andraising the overall level of these targels — from around 300000
(o approximately 370,000. The new method provides a stable and balanced
approach. It requires local authorities to plan for numbers of homes that are
proportionale to the size of existing communities, by taking O.8 per cent of existing
stock as a floor, which is broadly consistent with the average rate of housing growth
over recent years. It also then incorporates an uplift based on how out of step house
prices are with local incomes, using an affordability multiplier of O.6 per cent, up from
0.25 per cent in the previous melthod.

This approach meansthatthereis no need for any artificial caps or uplifts: the previous
cap will no longer apply, and the urban uplift will be removed. With a stable number,
reflective of local needs and the way housing markelts operate, we will stop debales
about the right number of hornes for which to plan, ensure targets reflect the way
lowns and cities actually work, and support authorities to get on with plan making.”

The Court of Appeal in Cala [2011] EWCA Civ 639 held that “the prospect of a change in
planning policy is capable of being a material consideration”andthat “the weight to be given
lo any prospectivechangein planningpolicy will be a matter for the decision-maker’s planning
Judgement in each particular case”. The consultation on the NPPF (and the associated new
Standard Method and Ministerial Statement) is therefore capable of being a material
consideration in planning decisions, meaning that weight can be given to its proposed

t

21

nine

J330 818 1947- info@nineteend?.co

e

ieteend’ Ny number 9875776




Land to the south of Station Road, Market Bosworth Planning Statement

4.48

449

450
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453

4.54

revisions in the assessment of planning applications.
Supplementary Planning Document — HBBC The Good Design Guide (2020)

This SPD aims to raise design quality in Hinckley and Bosworth borough, all while ensuring
that the local identity and heritage of the area is preserved and enhanced. In relation to the
Proposed Development, the document sets out design guidance for new residential
development.

Supplementary Planning Document — Market Boswaorth — An Opportunity South of Station
Road Development Brief (2027)

This document was prepared on behalf of Hinckley and Bosworth Borough Council and St
Peter’s Parochial Church Council to inform the development of the Application Site. The SPD
reflects the aspirations of the LPA to assist in the delivery of the mixed-use development of
the Site.

In light of the allocation requirements and wider planning policies, the SPD sets out a number
of development requirements that proposals will be required to deliver. This includes, inter
alia:

e Approximately 100no. dwellings (taking into account local needs and other local
evidence);

e A minimum of 40% affordable housing units;
e 0.5 to1hectare of employment land;

e 1.08 hectares of green space and play provision.

The SPD also sets out a number of design principles which proposals should consider when
being developed, these include creating a new access off Station Road; using trees to define
the entrance road; providing focal spaces within the layout and locating public open space on
the southern edge.

Supplementary Planning Document — Market Bosworth Neighbourhood Forum’s ‘Station
Fleld Design Brief’ (2016)

Alongsideits NeighbourhoodPlan, Market Bosworth Parish Council hasalso adopted a Design
Brief for the Site, which sets out to guide developers through planning policies, key
considerationsand best practice design principlesin order to aid the development of proposals
that comply with the policies and aspirations of the Neighbourhood Plan.

The Brief provides design principles for the mixed-use development of the Site providing
guidance on matters such as layout, landscaping, parking, and accessibility.

Supplementary Planning Document — Afordable Housing (2077)

The Affordable Housing SPD expands upon the policies outlined in the Core Strategy,
particularlyPolicy 15, with theaimto provide additionalguidance in order to assist developers.

Emerging Local Plan - 7he Hinckley and Bosworth Local Plan 2020-2039
22
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455  TheHinckley and Bosworth Local Plan 2020-2039 is the Emerging Local Plan for the District
and will setout the vision and objectives for the future developmentin the boroughup to 2039,
The Emerging Local Plan was the subject of a Regulation 13 consultation in February/March
2022, though with a Regulation 18 Consultation currently ongoing and due to end on 27
September 2024.

456

The policies of the Regulation 18 Emerging Local Plan, which are considered to be the most
relevant to this Application are listed in Table 4.4 below.

Policy No.

SPO1

Topic

Sustainable Development

Comments

Re-iterates the Council’s positive approach
to development, which sets out that
applications which accord with the
Development Plan will be approved without
delay, unless material considerations
indicate otherwise.

SPO2

Development Strategy

Market Bosworth remains to be a ‘Key Rural
Centre” within the Settlement Hierarchuy.

SPO5

Mitigating and Adapting to
Climate Change

Sets out that proposals will be supported
which, inter alia, minimise carbon emissions
by being located sustainably, encourage
active travel, and make the most efficient
use of land.

SPO8

High Quality Design

States that the Council will support
development which positively takes into
consideration the adopted Good Design
Guide (SPD), the National Design Guide and
the National Model Design Code, elc.

SP20

Green Infrastructure

States that development proposals are
required to create high quality places people
can enjoy living and working in and which
contribute positively to healthy lifestyles and
wellbeing, nature, climate resilience and
prosperity for disadvantage neighbourhoods
through the growth and enhancement of the
borough’s multi-functional green
infrastructure network.

SP25

Enhancing Biodiversity and
Habitat Connectivity

Sets out that development proposals must
demonstrate how they conserve and
enhance features of nature conservation and
geologicalvalueincludingproposals for their
long-term future management and how the
scheme is  pollinator friendly. Al
development should provide a measurable
10% net gainin biodiversity onsite in the first
instance, through biodiversity enhancement
off-site, or through off setting where
appropriate.
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457

Table 4.4 : Relevant Emerging Local Plan Policies

In accordance with NPPF Paragraph 48, the weight afforded to the Emerging Local Plan
should be determined given the stage of its preparation - the more advanced its preparation,
the greater the weight that may be given. The Emerging Local Plan is currently subject of a
Regulation 18 consultation, whichis due to end on 27" September 2024. Thereafter, the LDS
anticipates a Regulation 19 consultation will be undertaken in January 2025 with Submission
ofthe Emerging LocalPlan to the Secretary of State set for May 2025. The LDS did, however,
anticipate the Regulation 18 consultation being undertaken in June/ July 2024 and its overall
timescales are therefore running slightly behind those anticipated. In this context, the
Emerging Local Plan can be afforded only limited weight.
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Section 5 | Planning Assessment

SN

5.2

53

54

55

56

On the basis of the policy framework set outin Section 4 of this Statement and in accordance
with Section 38(6) of the Planning and Compulsory Purchase Act 2004, the Proposed
Development is considered below within the context of the Development Plan and national
planning policy and guidance including the NPPF, along with other material considerations.

The Proposed Development will be considered in respect of the following key issues, before
undertaking a planning balance exercise to weigh its benefits against any residual adverse
impacts:

The General Principle of the Proposed Development;
e Housing and Employment Land Supply;
e  Design;
Landscape and Visual Impact;
Heritage;
Transport and Highwauys;
Flood Risk and Drainage;
Ground Conditions;
Ecology and Biodiversity;
Arboriculture;
e Impact on Amenity;
e  (Other Material Considerations.

The General Principle of the Proposed Development

The Application Site is identified in the SADMP as a mixed-use allocation site under reference
MKBOSO02 (Land South of Station Road and Heath Road). SADMP Policy SA5 sets out the
criteria for the development of the Site in line with its allocation and the Proposed
Development meets these as follows:

e [t delivers 0.55ha employment land, which is within the requirement for between
0.5 and 1.0ha as required by the policy;

e [t delivers 140no. dwellings, which, whilst greater than the “ approximately 100no.
awellings" referenced in the policy, aligns with the density, mix and design
requirements of Core Strategy Policy 16.

Policy SA5 also references a requirement for allotments with associated car parking to be
provided on the Site as part of the mixed-use development but with this being a matter that
was not requested by officer’s during pre-application discussions and which is therefore not
being included as part of the Proposed Development.

The Proposed Development also aligns with other criteria of SADMP Palicy SAS, including in
terms of affordable housing, access and open space requirements as demonstrated under the
relevant sub-headings below but it is clear from the above that the Proposed Development
accords with those ‘in principle’ criteria relating to the allocation of the Site in the SADMP.

In addition to the allocation of the Site in the Development Plan, Market Bosworth is identified
as a Key Rural Centre in Core Strategy Policy 7 and with the Site being located within the
defined settlement limits on the Allocations Map of the SADMP. Core Strategy Policy 7 is
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supportive of the delivery of new housing development within settlement limits which provide
a mix of housing types and tenures in general accordance with local housing need and a
requirement for a 40% yield of affordable housing. Core Strategy Policy 7 is also supportive
of the enhancement of allocated employment sites in Key Rural Centres.

With regard to development in Market Bosworth, Core Strategy Policy 11 states that a
minimum of 100no. new homes will be delivered in the area, with developers required to
demonstratethatthe number, tupe and mix of housing proposed will meet the needs of Market
Boswaorth, taking into account the most recent Housing Market Assessment and local housing
needs surveys. This is in alignment with Policy 16, and is discussed below. In respect of the
total number of properties, 140no. dwellings are proposed which meets the requirement to
deliver a minimum of 100no. new homes. The number of properties has been maximised to
ensure efficient use of land, and to deliver a greater number of affordable dwellings across the
Site.

Furthermore, Policy 11 states that, inter alia, additional employment provision will be
supported in alignment with Policy 7; and that deficiencies in the guality, quantity and
accessibility of green space (as detailed in the most recent green space strategy. The Proposed
Development will deliver the outline permission for additional employment pravision through
this Application, and provides public open space as well as a ‘trim-trail’ type provision across
the Site.

Inadditionto the above, Policy 16 requires residential development proposals to provide a mix
of housing types and tenures which reflects the most recent local needs assessments. In this
respect, the Housing Needs Study (2019) is the most up-to-date document, and sets out that
2-bedroom properties are the most in demand (40%), shortly followed by 3-bedroom
properties (35%), 1-bedroom properties (13%) and 4+-bedroom properties (12%). The proposed
mix aligns with the identified needs by way of 2-bed and 3-bed properties comprising the
majority of the provision, albeit with slightly more 4-bed properties than 1-bed properties. In
terms of affordable housing, the Proposed Development will provide 40% provision, split
between 25% shared ownership and 75% affordable rented. This aligns with the requirements
of Core Strategy Policy 15, and with Neighbourhood Plan Policy BD1 in that 40% of the
provision is affordable housing.

With respect to density, Policy 16 sets out that a minimum net density of at least 30no.
dwellings per hectare should be delivered on sites within and adjoining Key Rural Centres.
The Proposed Development results in a density per hectare of 35n0. dwellings, which is
considered appropriate for the Site and makes an efficient use of the available land. This is
therefore in accordance with Core Strategy Policy 16.

The Site is also allocated for mixed-use development within the Neighbourhood Plan. In this
respect, Policy BD2 sets out a number of criteria against which the Proposed Development
should adhere to. This is as follows:

e TheProposed Development includes the provision of 0.55ha of employment land for
a number of uses (B2, B2, E (qi, gii, giii)), which aligns with the requirement to deliver
between 0.5 to 1Tha of employment land for B1 (now defunct), B2 or B8 use.

o Atotal of 140no0. dwellings are proposed, which exceeds the minimum requirement to
deliver 55n0. dwellings as outlined in the policy. However, this is considered to be an
appropriate number of properties as influenced by the size of the Site, making an
efficient use of land, and the requirements of Core Strategy Policy 16. The Proposed
Development also accords with the overall housing density, mix and design in line
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with Core Strategy Policy 16 as outlined throughout this Section, which is also
required by Policy BD2.

e Thescheme incorporates a large area of public open space, including the provision of
‘trim-trail’ style equipment across the Site. This accords with the requirement to
deliver an area of open space.

e The provision of a community facility within the development is also stated to be
encouraged. This has been explored during the evolution of the proposals; however,
it has been established that the provision of public open space and additional
employment land will result in public benefits which outweigh the provision of a
community facility. These have therefore been prioritised.

The general principle of the proposed mixed-use residential and employment development
on the Site has therefore already been established within the adopted Development Plan. The
Proposed Development is in accordance with the SADMP Policy SAS in that it is allocated for
mixed-use development under reference MKBOS0Z2 and Neighbourhood Plan Policy BD2.
Furthermore, the Proposed Development is in accordance with Core Strategy Policies 7 and
11 with the delivery of both residential and employment development being supported within
the defined settlement limits of Key Rural Centres and Core Strategy Policy 16 with the
residential element of the scheme comprising an appropriate density and mix. The Application
also accords with Neighbourhood Plan Policies BD1 and BD2, as outlined previously.

Housing and Employment Land Supply

Section 38(6) of the Planning and Compulsory Purchase Act 2004 and S70(2) of the Town
and Country Planning Act 1990 require that applications for planning permission must be
determined in accordance with the development plan unless material considerations indicate
otherwise.

The Council's most recent 5-Year Housing Land Supply Statement (1 April 2023 — 31 March
2028) states the Council can demonstrate a 5.6 YHLS. This is based on a local housing need
of 433dpa using the current Standard Method.

The Council's housing land supply calculations do not, however, take into account the Duty
to Cooperate with Leicester City Council. The Statement of Common Ground confirms that the
additional apportionment for Hinckley & Bosworth as 187no. dwellings per annum. This is in
addition to the local housing need for the District and results in a total annual housing
requirement of 620n0. dwellings per annum. When considering the 620n0. dwellings per
annum figure against the supply set out in the 5-Year Housing Land Supply Statement (1 April
2023 - 31 March 2028), the Council would be able to demonstrate only a 3.89 YHLS.

As discussed in Paragraph 4.44 of this Statement, the new Standard Method currently being
consulted on alongside proposed revisions to the NPPF, would increase the local housing
need to 683dpa. When considering the 683no. dwellings per annum figure against the supply
set out in the 5-Year Housing Land Supply Statement (1 April 2023 — 31March 2028), the
LPA would be able to demonstrate only a 3.5 YHLS.

Therefore, whilst on the basis of the most recent 5-Year Housing Land Supply Statement (1
April 2023 - 31March 2028) the Council isable to demonstratea SYHLS, there are significant
doubts that this will remain the case if the appartionment with the Duty to Cooperate or the
new Standard Method are taken into account.
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Design

The Design and Access Statement supporting the Application, demonstrates that the
Propased Development is of a high-quality and will deliver a variety of housing typologies -
comprised of a mix of sizes and styles with a consistent material palette used throughout.

In terms of layout, the Proposed Development respands positively to the constraints and
opportunities of the Site, and is informed by the adopted Station Road Development Brief
documents. With regard to the residential area, the dwellings have been arranged in a
perimeter block layout formation, with dwellings orientated to address vistas within the
scheme and to terminate views across the development at the main elevation of a dwelling,
rather than a blank side gable or parking area. Along the southern facing boundary, homes
are also located to create an outward facing edge. Dwellings on the western edge of the Site
are orientated to minimise noise impact by being arranged in short terraces with few gaps
between them. Across the Site, appropriate separation distances are achieved both between
new homes and existing ones along Heath Road and Priory Road.

In terms of scale, the large majority of dwellings are proposed to be 2 storeys in height, with
a small number of properties proposed to be 2.5 storeys in height, and with the exception of
2no. bungalows, which have been positioned adjacent to the northern boundary of the Site as
a direct response to the scale of adjacent existing residential properties.

In terms of appearance, the proposed dwellings are of a traditional character comprised of a
variety of brick types, with smaller homes featuring arched window heads and simple apex
porches to front doors that are of a ‘cottage’ style. To create interest and enhance their status
within the street, some of the larger houses feature contrasting brickwork courses, brickwork
soldier window heads and flat door canopies paired with front doors that feature larger areas
of glazing. The roofscape includes gable-ended, hipped and street-facing gabled forms that
have been carefully distributed to provide variety in the street scene.

In terms of access, active building frontages are position along the entrance road and main
street to provide a gateway feature, which is supplemented by the proposed tree lining of this
access. A central feature space also lies at the entrance to the residential land. Furthermore,
the Siteis intersected by a number of green corridars, which incorporate the existing landscape
featuressupplemented by new tree and hedgerow planting. These corridorsare designed with
pedestrian footpaths throughout, which are used to encourage pedestrian movement across
the development.

The employment land is defined by a number of features to allits boundaries, including a new
earthwork bund to the east, a surface water attenuation basin to the south, a green corridor to
the east and a separate access to the north. At this stage, the layout, scale and appearance of
the employment land have been shown indicatively to demonstrate its acceptability though,
it is anticipated that the buildings could be arranged in a short terrace formation in a north-
south alignment, to provide mitigation for the potential impacts of noise being emitted
associated with their operation. In terms of scalg, it is anticipated that the employment
buildings will be no more than 10m in height, which is informed by the heights of existing
adjacent employment use buildings. Their potential arrangement in a short terrace formation,
would also help to ensurethat their scaleand massing is not overbearingon nearby residential
uses or open space. In terms of appearance, there may be some benefit in the use of a colour
palette which responds to that of existing adjacent employment buildings that use colour to
add interest through feature bands and texture to break up facades.
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Interms of design-related considerations, therefore, the Applicationisin accordance with Core
Strategy Policy 16, SADMP Policy DM10 and Neighbourhood Plan Palicies CE1, BD1, BD2 and
BD3. The Applicationis also in accordance with NPPF Sections 2, 4, 11 and 12 in terms of
delivering a high-quality and well-designed place which responds paositively to and respects
the character of the Site and its context.

Landscape and Visual Impact

The Application is supported by a Landscape and Visual Impact Assessment [LVIA], which
includes an assessment of the existing Site and assessments of the visual effects and
landscape character effects of the Proposed Development on the Site. The Assessment then
proposes a landscape mitigation strategy that culminates in the preparation of an Indicative
Landscape Masterplan, which has helped to inform the layout of the Proposed Development.

In terms of visual effects, the Assessment demonstrates the positive influence of mitigation
that is inherent in the Proposed Development, with the various assessments between Year 1
and Year 15 demonstrating a reduction in impact and effect for the majority of locations. The
ability to successfully mitigate potentialimpacts is a key consideration in respect of potential
visual effects.

With regard to landscape character effects, overall, for LCA C: Bosworth Parkland, the LVIA
finds a negligible magnitude of impact in the long term (Year 15), combined with the medium
to high sensitivity of the landscape, which will result in an overall significance of effect of
negligible adverse in the long term. For the local landscape character, the LVIA finds a low
magnitude of impact in the long term (Year 15), combined with the low to medium sensitivity
of the landscape, which will result in an overall significance of effect of minor adverse in the
long term.

The proposed landscape mitigation strategy is included as an inherent part of the scheme and
when combined with the limited visibility of the Site fromwithin and acrossthelocal and wider
landscape, will minimise potential adverse effects.

In terms of landscape and visual impacts, therefore, the Proposed Development is in
accordance with SADMP Policy DM10, Neighbourhood Plan Policies CE1 and BD3 and
Sections 2, 4 and 12 of the NPPF.

Heritage

Built Heritage

The Application is supported by a Built Heritage Statement. The Assessment finds that the
Site comprises a neutral element within the setting of the closest heritage assets, namely
Listed Buildings of Coton Priory Farm, the Ashby Canal Conservation Area and the non-
designated heritage assets of the Ashby and Nuneaton Joint Railway. The Statement finds
that the Proposed Development will result in negligible to small visual changes within the
settings of these heritage assets but that it will be seen within the context of existing
developmentand will not affect how their respective significanceis appreciated orunderstood,
concluding that the Proposed Development will not cause harm to the significance of any of
the designated and non-designated heritage assets.
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Archaeology

The Applicationissupported by an Archaeological Desk-Based Assessment. The Assessment
finds that, based on the available archaeological data for the Site and the surrounding area,
as well as negative results of intrusive fieldwork within the vicinity of the Site, it has a
low/negligible potential for significant (i.e. non-agricultural) remains of all periods, with any
surviving remains likely to be of local interest only and significant only for their archaeological
interest and potential to contribute to local research agendas.

In terms of heritage impacts, therefore, the Applicationis in accordance with SADMP Policies
DM11 and DM13 and with NPPF Sections 2 and 16.

Transport and Highwauys

The Application is supported by a Transport Assessment. The Assessment finds that the
proposed priority-controlled simple T-junction on Station Road will comprise an acceptable
and safe form of access to the Site by vehicles associated with both the residential and
employment elements.

The Assessment details how the Proposed Development is designed to encourage pedestrian
movement, with a significant network of footpaths being created across the Site. The
Assessment also confirmsthat discussions have been made between the Applicantand Arriva,
the latter of which has confirmed its interest in providing a bus stop closer to the Site and
potentially also routing the service through the Site should future development come forward
on land to the south.

The Assessment calculates that, in terms of trip generation, the Proposed Development will
generate 113n0. pedestrian trips, 19n0. by cycle and 29no. by public transport during a typical
weekday, with the existing and proposed infrastructure concluded to have the capaciy to
accommaodate that level of increase in demand. The Assessment also concludes that the
additional traffic can be accommodated on the local road network and that there are no
accident problems at the junctions within the study area. As such, the operation of those
junctions will not be compromised in terms of capacity, congestion or highway safety as a
result of traffic generated by the Proposed Development and with no mitigation measures
therefore necessary.

In addition to the Transport Assessment, the Application is supported by 2no. Travel Plans
which separately relate to the residential and employment elements of the Proposed
Developmentand which seek, generally, to reducethe proportion of car borne trips associated
with the Proposed Development, particularly those with a single occupancy vehicle driver.
Both Travel Plans are proposed to be monitored for a period of 5 years.

In terms of transport and highway related impacts, therefore, the Proposed Development is in
accordance with SADMP Policies DM3, DM17 and DM18 and NPPF Sections 2, 4, and 9 in
terms of ensuring that safe and suitable access can be achieved for all users and that any
impacts on the transport network can be effectively mitigated.

Flood Risk and Drainage

The Application is supported by a Flood Risk Assessment and Drainage Strategy, which sets
out that the Site is located in Flood Zone 1, which is considered appropriate in terms of flood
risk vulnerability for the Proposed Development.
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In terms of surface water drainage, underlying ground conditions suggest soakaways are not
a viable method for managing surface water at the Site. However, a watercourse is located
along the Site's southern boundary and therefore surface water from the Proposed
Development will drain into this watercourse. Given that drainage to an existing watercourse
is a viable option, the use of surface water sewers is not given further consideration. The
proposed drainage strategy will comprise a piped network with an outfall to the watercourse
located along the Site’s southern boundary. Attenuation for the site will be provided in an
online detention basin in the south-western corner. Surface water associated with the
commercial element of the proposals will be attenuated within that parcel of the development,
and outfall to the online detention basin, prior to a single outfall to the watercourse located
along the Site's southern boundary.

In terms of foul water drainage, the proposed strategy requires a diversion of the existing foul
water sewer which crosses the Site, and with the outfall made to the existing foul water sewer
to the Site’s southern boundary — this being subject to agreement with Severn Trent Water.

In terms of flood risk and drainage impacts, therefore, the Proposed Development is in
accordance with SADMP Policies DM7 and DM10, as well as NPPF Sections 2, 4 and 14 in
terms of demonstrating that the flood risk vulnerability of the Site is appropriate for the
Proposed Development and that appropriate means of surface and foul water disposal have
been considered.

Ground Conditions

The Application is supported by a Phase | Desk Study Report, which identifies possible
contamination sources on the Site, comprising residual contamination associated with long-
term agricultural use, potential for contamination around the depot buildings in the northern
end of the Site as well as the potential to encounter limited volumes of made ground sails,
albeit with the risk of encountering such contamination considered to be low.

The Report also identifies a number of possible off-site contamination sources in the form of
engineering works, depats and sewage works, albeit with the risk of those off-site sources
impacting the Site considered to be low.

The Report proposes the undertaking of a Phase || Ground Investigation, covering the footprint
of the Site with laboratory testing to quantify these potential sources and risk and with this to
be secured by means of a planning condition, requiring its submission and approval prior to
the commencement of development.

The Application is also supported by a Mineral Assessment, due to its location within a sand
and gravel mineral safeguarding area, which concludes that the designated sand and gravel
mineral resource is only likely to be present beneath a small parcel of land to the north-east
ofthe Site and that the small area of mappedsand and gravel depositsisconsidered to already
besterilised by the existing residential dwellings thatsurroundthe Site, such that the Proposed
Development will not result in any further mineral sterilisation.

In terms of ground conditions and contamination related impacts, therefore, the Proposed
Development is in accordance with SADMP Policy DM7 and Section 15 of the NPPF in that
the Site has been assessed with regard to such impacts and that further investigation will be
undertaken to establish the full extent of any such impacts and any necessary mitigation prior
to the commencement of development.
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Ecology and Biodiversity

The Application is supported by a Preliminary Ecological Appraisal. The Appraisal finds that,
other than for a single potential Local Wildlife Site (pLWS) consisting of a hedgerow within the
Site, there are no other statutory sites of nature conservation interest that would be affected
by the Proposed Development. Any minor losses to the on-site pLWS can be suitably
mitigated through appropriate hedgerow planting and subsequent management.

Withregardto habitatimpact, the vast majority of habitat, poorsemi-improved grassland, was
found to provide a sub-optimal community and foraging resource and unsuitable sheltering
resaurce for great crested newts. Overall, great crested newts are considered to be reasonably
unlikely to disperse into the Site. In terms of batimpact, no significant impact on the local bat
population is anticipated and the Proposed Development was considered to have scope to
provide a greater commuting and foraging resource to the local population than currently
provided. Furthermore, no active or inactive badger setts were identified within a 30m radius
of the Site, and there is no significant impact anticipated on the breeding bird assemblage.

The Application is also supported by a Biodiversity Net Gain Statement, which finds that the
Site has a baseline score of 15.32 Habitat Units and 3.93 Hedgerow Units and which
calculates that the Proposed Development will resultin a post-development score of 16.86
Habitat Units and 6.13 Hedgerow Units, equating to an 10.1% and 56.07% gain respectively.

In terms of ecological and biodiversity impacts, therefore, the Proposed Development is in
accordance with SADMP Policies BM6 and DM10 and Neighbourhood Plan Policy BD3 in that
a high-quality environment incorporating green corridors is created and, overall, biodiversity
is enhanced. The Proposed Development is also in accordance with Sections 2, 4,12 and 15
of the NPPF in terms of delivering new green infrastructure and minimising impacts on
biodiversity.

Arboriculture

The Application is supported by a Tree Survey and Arboricultural Assessment, which finds
that there are no Tree Preservation Orders on or near the Site. A total of 25no0. individual
trees, 8no. groups of trees and 3no. hedgerows were surveyed in the Survey, which found
that existing tree cover on the Site is typical of an arable setting with maintained and
unmaintained hedgerows forming field boundaries and mature tree stock largely being
restricted to the Site boundaries and present within field boundary hedgerows.

The Tree Survey confirms that there are 2no. Category A trees within the Site that are
considered to be of high quality — these considered to be prominent features in the Site and,
as such, are proposed to be retained as an integral element of the landscaping within the
Proposed Development. Other trees were found to bea mix of Categories B and C of moderate
and low quality respectively. The Site also includes 2no. Category U trees, located alongits
northern and eastern edges and with these being unsuitable for retention and therefore
proposed for removal.

The existing mature hedgerows and trees to be retained will help assimilate the Proposed
Development into the landscape and with these supplemented by new tree planting and
landscaping within areas of proposed public open space to be located along the southern and
eastern edges of the Site.
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In terms of arboriculturalimpacts, therefore, the Proposed Development is in accordance with
SADMP Policy DM10 and Neighbourhood Plan Policies CE1and CE4 and NPPF Section 15in
that existing trees and hedgerows of significance have been protected and enhanced.

Impact on Amenity

The Application is supported by a Noise Impact Assessment, which finds that the existing
acoustic environment of the Site is dominated by road traffic noise from Station Road and
noise impacts from the existing (and approved) industrial estate to the west.

The Assessment proposes mitigation measures to limit the impacts of noise on future
occupants of the Site and residents of existing adjacent properties. These measures include a
3m high bund plus 2m high acoustic barrier to the western/northern boundary of the Site to
mitigate naoise from the existing adjacent industrial estate; and a 2m high acoustic barrier on
the eastern side of the new access road to mitigate noise from vehicles accessing the
development. The NIA also sets out noise-related parameters for the proposed employment
uses.

The Assessment concludesthat the Site is appropriate for the Proposed Developmentin terms
of noise-related impacts and that, with the proposed mitigation measures in place, no
dwellings will require acoustically upgraded features and that the overall noise levels in their
external amenity areas are not expected to exceed the British Standard guideline values.

In summary, in terms of impact upon amenity, the Proposed Development accords with
SADMP Policy BDM10 and NPPF Sections 2, 4 and 15 in terms of having due regard to, firstly,
impacts from the existing (and approved) operations on the adjacent industrial estate to the
west of the Site and, secondly, to the amenity of the future occupants and existing
neighbouring dwellings.

Other Material Considerations

In accordance with NPPF Paragraph 8, the benefits arising from the Proposed Development
and the weight to be afforded to each of these is provided below for the purposes of applying
the overall planning balance.

Social Benefits

The Proposed Development will result in the delivery of a broad mix of housing types, sizes
and tenures for both market and affordable housing to help deliver current and future housing
needs within the District. The Site is available and subject to the granting of planning
permission, the Applicant anticipates a start on-site following the subsequent discharge of
conditions with the first completions likely to follow within the ensuing 10 to 12 months and
with the entire residential element of the Proposed Development likely to be completed
approximately 3 years from its commencement, with a build rate of approximately 60 units
per year. There is therefore a real possibility that the majority of the proposed residential
development — or at least a significant extent of it — can be delivered on-site within the current
5-year period.

The Proposed Development will deliver a policy-compliant amount (40%) of affordable
housing, resulting in 55n0. new affardable homes. The delivery of this affordable housing is
considered to constitute a social benefit of significant weight in the planning balance
particularly in the context of the Council's target of 2090no0. affordable homes to be provided
by 2026 as set out in its Core Strategy.
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The Proposed Development will result in the creation and maintenance of publicly accessble
natural green open space and landscaping on the Site, whichis currently private with no public
access or recreation value, which will be accessible to existing residents as well as future
occupants of the Proposed Development. The delivery of this new open space is considered
to constitute a social benefit of moderate weight in the planning balance.

Economic Benefits

In operationalterms, the Propased Development will unlock new job opportunities through
the granting of outline planning permission for 0.55ha of employment development for uses
in Classes E (g) (i, ii andiii), B2 and B8 uses, which is considered to constitute a benefit of
significant weight in the planning balance.

The Proposed Development as a whole will also help to meet economic objectives through
job creation during its construction phase, with other indirect jobs also being created as a
result, including in terms of contractars and suppliers. This is considered this to constitute an
economic benefit of moderate weight in the planning balance.

Once completed the additional population generated by the Proposed Development will help
to support existing shops and facilities in the locality, helping to ensure their viability and
helping to indirectly create new employment opportunities in the retail and leisure services.
This is considered to constitute an economic benefit of moderate weight in the planning
balance.

The Proposed Developmentwill also resultin the generation of increased Council Tax receipts
and New Homes Bonus payments for the Council. This is considered to constitute an
economic benefit of moderate weight.

Environmental Benefits

The Siteis in a sustainable location, with good access to local services and facilities and with
good public transport linkages, therefore reducing the need for future residents of the new
housing to rely on the private car for travel. This is considered to constitute an environmental
benefit of moderate weight.

The Proposed Development will result in a biodiversity net gain of 10.1% Habitat Units and
56.07% Hedgerow Units, which is considered to constitute an environmental benefit of
significant weight in the planning balance.
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This Hybrid planning application seeks full planning permission for residential development
of 138no. dwellinghouses along with landscaping, public open space, drainage infrastructure
and new access following demolition of 2no. existing dwellinghouses; and outline planning
permission (all matters reserved except for point of access) for 0.55ha of employment uses
(Classes E (q) (i, ii and iii), B2 and B8).

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires applications to be
determined in accordance with the development plan unless material considerations indicate
otherwise. The Development Plan in this instance comprises the Core Strategy DPD (adopted
December 2009), the Site Allocations & Development Management Policies DPD (adopted
July 2016) and the Market Boswaorth Neighbourhood Plan (made September 2015).

The general principle of the Proposed Development is in accordance with the allocation of the
Site in the Development Plan. It will deliver new residential and employment development
and associated publicopen space andinfrastructure as required by the Site's allocation for a
mixed-use development in the Council's Site Allocations & Development Management
Policies DPD (2016) as site reference MKBOSO02 under Policy SA5 and in the Market
Bosworth Neighbourhood Plan (2015) under Policy BD2.

The comprehensive suite of documentation supporting the Application demonstrates that the
Site can accommodate the Proposed Development in a technically appropriate and
sustainable manner.

Also weighing in favour of the Proposed Development are a range of social, economic and
environmental benefits, which, overall, are considered to constitute significant benefits and
which any residual limited harms.

In conclusion, therefore, any limited harms arising from the Proposed Development do nat
significantly and demonstrably outweigh the benefits — particularly the delivery of new
housing and affordable housing and employment opportunities on an allocated site — and the
Application should therefore be granted in accordance with the relevant policies of the
Development Plan and the policies of the NPPF taken as a whole.
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