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 EXECUTIVE SUMMARY 

1.1 This planning application has been prepared further to the refusal of a previous planning 

application (ref 13/00335/OUTM) at the site. The application was refused on 13 May 2014, with 

four reasons for refusal being cited on the decision notice (see Paragraph 3.6).  

1.2 Following the submission of an appeal against the refusal the Council (NWLDC) has confirmed that 

it is no longer pursuing three of the reasons for refusal. The remaining reason for refusal relates to 

the level of affordable housing that was proposed. Whilst the level of affordable housing proposed 

was compliant with the relevant policy, the applicant has determined to agree, in principle, the 

heads of terms of the planning obligation regarding affordable housing provision prior to 

submission. As such, none of the reasons for refusal of the previous application remain.  

1.3 As a consequence of the above, this planning application is submitted to provide the NWLDC with 

an opportunity to determine the planning application in advance of the appeal against the original 

decision.  

1.4 It relates to part of the same site as the previous application and includes additional land required 

to provide a different means of access to the site. The application site excludes an area of land that 

is subject of a separate planning application. The development proposed is of the same nature and 

character to the previous application and the description of development has been altered to reflect 

the different means of access proposed for the site.  

1.5 In prepared this application the Money Hill Consortium (MHC) has worked with key local 

stakeholders and NWLDC to review and enhance the application scheme. These consultations 

have resulted in the inclusion of additional land to provide for a revised access and movement 

strategy.  

1.6 The description of development proposed is:  

Development of 605 residential dwellings; a 60 unit extra care centre (C2); a site for a primary 

school (D1); a nursery school (D1); a community hall (D1); neighbourhood retail (A1); public open 

space; vehicular access from the A511 and Nottingham Road (Outline - all matters other than part 

access reserved). 

1.7 The part of the previous application site that has been subject of a separate application is accessed 

directly off Woodcock Way. That application is currently under consideration by the NWLDC (Ref. 

14/00769/OUTM). It proposes a form and layout of development that will maintain connectivity 

between the two sites to ensure pedestrian and cycle permeability between the site and Woodcock 
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Way is maintained. The application was reported to the Planning Committee of 3 February 2015 

with an officer recommendation to grant planning permission. Whilst the application was deferred to 

allow more information to be provided on access and sustainability, it is significant that officers 

confirmed that:  

 The release of the site for housing is acceptable in principle;  

 The location of the site adjacent to the settlement and its associated services means that it 

constitutes sustainable development;  

 The site is well related to the existing built up area of the town;  

 The development of the site would not necessarily prejudice the wider development of the 

Money Hill site, subject to the appropriate linkages being secured at the reserved matters 

stage; and  

 The scheme is acceptable in terms of highways  

1.8 In summary, the current application proposes the following development in addition to the provision 

of landscaped areas and green infrastructure:  

 The delivery of 605 dwellings;  

 The provision of a 60 unit extra care centre;  

 The provision of a site for a primary school, comprising a 1.5ha site for a single form entry 

school with capacity to be enlarged to 2.1ha to provide for a two form entry school;  

 The provision of other facilities and services to ensure the proposed development provides a 

sustainable mix of uses, including a nursery school; a community hall; neighbourhood retail; 

and public open space;  

 The provision of a main vehicular access from the A511;  

 The provision of a limited secondary point of vehicular access onto Nottingham Road, with 

access being limited to no more than 150 dwellings (including the extra care facility) and an ‘in-

only’ access to the car park;  

 The provision of a number of pedestrian and cycle accesses to the surrounding area; and  

 Enhancements to the fabric of the Ivanhoe Way footpath, with provision made for an alternative 

enhanced alignment to increase patronage.  
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1.9 The provision of a limited access onto Nottingham Road is proposed to respond to the request of 

the NWLDC to provide an alternative solution to connectivity with the town centre to that previously 

proposed. As noted above, the proposed access would be limited to ensure that access from the 

site onto Nottingham Road would be limited and strictly controlled. 
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 INTRODUCTION 

2.1 This Planning Statement has been prepared in support of an outline planning application for the 

provision of up to 605 new dwellings, including extra care housing. The scheme will provide: 

Development of 605 residential dwellings; a 60 unit extra care centre (C2); a site for a primary 

school (D1); a nursery school (D1); a community hall (D1); neighbourhood retail (A1); public open 

space; vehicular access from the A511 and Nottingham Road (Outline - all matters other than part 

access reserved). 

2.2 It follows the submission of a similar outline planning application by the Money Hill Consortium 

(MHC), which was validated on 3 May 2013 (Ref. 13/00335/OUTM). This application was refused 

on 13 May 2014 (see Paragraph 3.6 for the reasons for refusal) and is now the subject of a 

planning appeal (Ref. APP/G2435/A/14/2228806).  

2.3 This outline planning application therefore constitutes a “revised” (free go) scheme and has been 

submitted in accordance with the Planning Related Fees Circular 04/2008. It should be 

emphasised that the constitute parts of the proposal remain the same as the previous planning 

application (Ref. 13/00335/OUTM). Notwithstanding this, amendments have been made to the site 

location plan in recognition of the revised access and ownership arrangements. This is shown on 

the Application Boundary Plan (Ref. 020), which shows the formation of two roundabouts on the 

A511 and through the creation of a new (restricted) access on Nottingham Road. 

2.4 The MHC comprises Cogent Land LLP, Bloor Homes and Taylor Wimpey Plc. The MHC has a 

long-term controlling interest over land within the north east of Ashby-de-la-Zouch. 

2.5 The MHC is legally bound by a Collaboration Agreement and has a proven track record of delivery, 

including schemes in Leicestershire.  

2.6 The planning application is submitted in outline, with all matters reserved, with the exception of the 

point of access from Nottingham Road and the A511. Alongside this Planning Statement, the 

following documents are submitted in support of the outline planning application: 

Environmental Impact Assessment, comprising of the following: 

  

 Introduction and Policy Context, prepared by Iceni Projects (Planning) 

 EIA Structure and Methodology, prepared by Iceni Projects (Planning) 

 Summary of Existing Site (Baseline), prepared by Iceni Projects (Planning) 
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 Alternatives and Design Evolution, prepared by Iceni Projects (Planning)  

 Technical Chapter - Transport, prepared by Iceni Projects (Transport) 

 Technical Chapter - Ecology and Biodiversity, prepared by Ecology Solutions 

 Technical Chapter - Archaeology and Cultural Heritage, prepared by CGMS 

 Technical Chapter - Landscape and Visual Impact, prepared by Neil Tully 

 Technical Chapter - Arboriculture, prepared by Simon Jones Associates 

 Technical Chapter - Noise and Vibration, prepared by Buro Happold 

 Technical Chapter - Air Quality, prepared by Buro Happold 

 Technical Chapter - Land Quality and Remediation, prepared by Buro Happold 

 Technical Chapter - Agricultural Land Quality, prepared by Kernon 

 Technical Chapter - Flooding and Drainage, prepared by Buro Happold 

 Technical Chapter - Utilities and Infrastructure, prepared by Buro Happold 

 Technical Chapter - Socio-Economic Effects, prepared by Iceni Projects (Planning) 

 Summary of Residual and Cumulative Impacts, prepared by Iceni Projects (Planning) 

 

Other Supporting Documentation: 

 

 Agricultural Land Declarations, prepared by Iceni Projects 

 Design and Access Statement, inc. Building for Life Assessment, prepared by Paul Drew 

Design 

 Energy Statement, prepared by Iceni Projects (Sustainability) 

 Lighting Assessment, prepared by Buro Happold 

 Planning Application Forms and Certificates, prepared by Iceni Projects (Planning) 

 Planning Fee 

 Planning Statement, prepared by Iceni Projects (Planning) 
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 Plans and comprising: 

 Site Location Plan 

 Access Plan  

 Parameter Plans  

 Illustrative Masterplan  

 Shallow Coal Report, prepared by AMEC 

 Report on Community and Stakeholder Engagement, prepared by Green Issues Communiqué 

 Sustainability Statement, prepared by Iceni Projects (Sustainability) 

 Outline Construction Environmental Management Plan (CEMP), prepared by Buro Happold 

2.7 The applicant has engaged in on-going pre-application discussions with the local community, 

NWLDC, Leicestershire County Council (LCC), and the other statutory and technical consultees in 

the preparation of the planning application. As part of the on-going process of community 

consultation and engagement, the applicant has sought to keep local stakeholders well informed 

and involved in the evolution of the plans for the site. The full details of the community engagement 

process can be found within the supporting Report on Stakeholder & Community Engagement. 

However, in summary, the applicant has provided a dedicated project website, held two drop-in 

public exhibitions, and has had multiple meetings with NWLDC and key stakeholders. The 

feedback from all of the stakeholders has formed part of the iterative design process, which has 

resulted in the form of the proposed development submitted.  

2.8 The applicant has also engaged fully with the plan making process in the District. The application 

site was identified within the Pre-Submission Draft Local Plan Core Strategy as part of a ‘Broad 

Location’ for at least 605 dwellings to be delivered to the north of Ashby, as well as a range of 

infrastructure. Whilst the progression of the Core Strategy has been halted to allow the production 

of a Local Plan, NWLDC has confirmed that there is no objection to the principle of the residential 

development of the site1.  

2.9 In January 2013 the MHC consortium submitted a first-phase outline planning application for up to 

130 residential dwellings and a health centre, with associated accesses and ancillary recreational 

                                                      

1 In the original officer recommendation to grant planning permission for the development of the site and more recently, 

including within the documentation exchanged in relation to the appeal and the officer recommendation to grant planning 

permission for the development of the Land Adjoining Woodcock Way (14/00769/OUTM) at the 3 Feb 2015 Planning 

Committee 
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provision (Application Reference: 13/00041/OUTM). This planning application remains 

undetermined.  

2.10 Section 3 of this report provides the context of this planning application. Section 4 provides a 

summary of the site and its surrounding area. Section 5 identifies the relevant planning policy 

context. Section 6 sets out in more detail the proposed development. Section 7 identifies and 

assesses the key planning considerations, with detailed technical matters being considered in 

Section 8. Section 9 contains conclusions. 
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 CONTEXT 

3.1 The previous planning application (Ref. 13/00335/OUTM) was first considered by the Planning 

Committee at its meeting on 12 November 2013, when it resolved that consideration be deferred to 

enable further assessment of the potential to improve access between the application site and 

Ashby-de-la-Zouch town centre. The MHC wrote to the NWLDC on 19 November 2013 to seek the 

determination of the planning application at the Planning Committee meeting on 03 December 

2013 Planning Committee.  

3.2 The planning application was considered again at a meeting of the Planning Committee on 3 

December 2013, when Members resolved, contrary to officer recommendation, to refuse to grant 

planning consent on the grounds of: (i) unacceptable access (namely, the connection of the Appeal 

Site with the Town Centre and vehicular access to Woodcock Way); (ii) the adverse impacts on 

highway safety and Junction 13 of A42; and (iii) the under provision of affordable housing. Reasons 

(ii) and (iii) were included on the advice of officers. Whilst officers were of the view that such 

matters were likely to be capable of resolution should Members have resolved to grant consent, it 

was considered appropriate to include them given that Members were minded to refuse for other 

reasons too.  

3.3 At the request of the MHC, the decision notice was not issued so as to enable further discussion 

with officers and key stakeholders. The MHC subsequently refined its proposed highways and 

access strategy, with all viable options being thoroughly tested. Accordingly, the planning 

application was amended to: (i) limit the number of dwellings accessed via Woodcock Way to 30 

dwellings, whilst retaining access for pedestrians, cyclists, buses and emergency services; (ii) 

provide a commitment to fund an objective assessment of connectivity and permeability within 

Ashby-de-la-Zouch and commit to the provision of financial contributions payable by the MHC 

towards enhancements to connectivity and permeability should any be identified within the 

assessment; and (iii) make the delivery of the healthcare element of the planning application 

contingent on whether such a facility is instead delivered as part of development proposed at the 

nearby Holywell Spring Farm. 

3.4 The relevant highway authorities – being Leicestershire County Council ("the County Council") and 

the Highways Agency – confirmed they were (and are) satisfied with the proposed highways and 

access strategy for the planning application. The position of the Highways Agency is clarified within 

the Position Statement provided at Appendix A1. 

Appendix Error! Reference source not found.1 - Position Statement from the Highways Agency 
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3.5 The planning application was reconsidered at the Planning Committee on 6 May 2014. Various 

points of clarification were provided by MHC in response to representation prior to the committee 

and these were reported in the Council ‘Update Sheet’, a copy of which is provided at Appendix A2. 

Members resolved to refuse to grant planning permission against officer recommendation. The 

decision notice was issued by NWLDC on 13 May 2014. 

3.6 The previous planning application was refused by Members for the following reasons: 

1. Paragraph 14 of the National Planning Policy Framework (NPPF) sets out• the presumption in 

favour of sustainable development; Paragraph 7 defines sustainable development (and 

including its environmental dimension) and also provides that the planning system needs to 

provide an environmental role, including in respect of minimising pollution and mitigating and 

adapting to climate change, and moving to a low carbon economy. Notwithstanding the site's 

proximity to the town centre of Ashby-de-la-Zouch and the range of facilities available therein, 

the principal pedestrian connection between the site and the town centre is via an existing right 

of way which, by virtue of its width, surfacing, lighting and the land uses over which it passes, 

does not provide for a strong and attractive pedestrian route, nor is it suitable for cycle use, and 

no firm proposals have been set out to improve this linkage. In the absence of suitable non-

vehicular means of access, and notwithstanding the proposed inclusion of non-residential uses 

within the proposals, occupiers of the development would be likely to be more reliant on use of 

the private car for accessing goods and services, not providing for a sustainable form of 

development compatible with a move towards a low carbon economy, and contrary to the 

policies and intentions of the NPPF. 

 

2. Policy T3 of the adopted North West Leicestershire Local Plan provides that development will 

only be permitted where adequate provision is made for vehicular access, circulation and 

servicing arrangements. Notwithstanding the proposed alterations to Woodcock Way and its 

junction with Nottingham Road, the proposed means of vehicular access via Woodcock Way 

would not provide for a suitable form of access for 30 dwellings, to the detriment of highway 

safety, and contrary to Policy T3 of the North West Leicestershire Local Plan. 

 

3. Policy T3 of the adopted North West Leicestershire Local Plan provides that development will 

only be permitted where adequate provision is made for vehicular access, circulation and 

servicing arrangements. Insufficient information has been provided in support of the application 

to ensure that the A42 Trunk Road continues to serve its purpose as part of a national system 

of routes for through traffic in accordance with Section 10 (2) of the Highways Act 1980 by 

minimising disruption on the trunk road resulting from vehicles entering and exiting the 

application site, in the interests of road safety. 
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4. Paragraph 14 of the National Planning Policy Framework (NPPF) sets out the presumption in 

favour of sustainable development; Paragraph 7 defines sustainable development, and 

including its social dimension and also provides that the planning system needs to provide a 

social role, and including providing the supply of housing required to meet the needs of present 

and future generations. Policy H8 of the adopted North West Leicestershire Local Plan 

provides that, where there is a demonstrable need for affordable housing, the District Council 

will seek the provision of an element of affordable housing as part of any development 

proposal; Key Principle. AH3 of the North West Leicestershire District Council Affordable 

Housing Supplementary Planning Document requires a minimum of 30% of residential units to 

be available as affordable housing within Ashby-de-la-Zouch whereas the application as 

submitted provides for a minimum of 10%. Whilst Paragraph 173 of the NPPF provides that 

development should not be burdened with a scale of obligations such that the ability to be 

developed viably is threatened, the applicant has failed to demonstrate at this time that the 

level of affordable housing proposed to be provided would represent the maximum possible 

without rendering the development unviable. Approval of the application at this time would 

therefore result in a significant under-provision of affordable housing vis-a-vis the Local 

Planning Authority's adopted requirements without sufficient evidence to warrant such a 

departure from those requirements on the basis of development viability. Approval would 

therefore not provide for an appropriate contribution to affordable housing required to meet the 

needs of the area, and not therefore constituting sustainable development, contrary to the 

policies and intentions of the NPPF. 

3.7 Following the refusal of the above planning application the MHC submitted an appeal (Ref. 

APP/G2435/A/14/2228806). A public inquiry is scheduled to hear the appeal in September 2015.  

3.8 Following the submission of the appeal the MHC Statement of Case was considered at the 6 

January 2015 Planning Committee. At this meeting it was agreed that reasons for refusal (1), (2) 

and (3) would not be upheld at appeal. Therefore, the only reason for refusal is (4), which relates to 

affordable housing provision in NWLDC. 

Appendix A2 - NWLDC Planning Committee – 06 January 2015 
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 SITE AND SURROUNDING AREA 

4.1 The application site is centrally located in Ashby-de-la-Zouch. The application site is adjacent to the 

Town Centre Boundary, as identified in the adopted Local Plan, where a wide range of shops / 

restaurants / services and facilities are located. Ashby School, Ashby District Hospital, and Ivanhoe 

Specialist Technology College all located within 0.2 miles from the site. 

4.2 The application site is 42.03 hectares and has recently been identified as part of a ‘Broad Location’ 

for housing-led development in the now withdrawn Local Plan Core Strategy. 

Application Site 

4.3 There are a number of hedgerows, mostly to the south and west of the site, that divide the pasture 

into a small-scale pattern of bounded fields. The nature of this field pattern hints at the long 

agricultural history of the land. Most of the hedgerows run north to south and are many are 

significantly overgrown. 

4.4 To the north-east there are larger arable fields that are divided by thinner hedgerows with 

occasional hedgerow trees. 

4.5 The historic Ivanhoe Way, designated as part of the National Trail, passes through the southern 

section of the site. To the south of the Ivanhoe Way, and running alongside part of it, there are 

large areas of unmanaged long grass and scrubland. In the fields adjacent to the Ivanhoe Way 

there is an area of ‘ridge and furrow’, indicated by the archaeological pattern of ridges that were left 

by the historic ploughing of the land. 

4.6 Other notable features include a watercourse and spring found towards the centre of the site and 

flowing through its southern sections. There is also an existing copse of mature trees located in the 

centre of the site. To the west there is a farm track, sections of which are delineated by a double 

hedgerow. 

4.7 The highest point (162m AOD) of the site is to the north-east close to the A511. The lowest point 

(129m AOD) of the site is to the south-west adjacent to Ivanhoe Specialist Technology College 

sports fields. 

Surrounding Area 

4.8 The nearest bus stops to the site are located on Nottingham Road within 90m of the proposed site 

access locations. The stop is served by routes 3, 9 and 129 providing 2 to 3 buses per hour. In 

addition to this, routes 2, 7, 8 and 9A are accessible at stops in Market Street some 480m from the 

site providing 5 to 6 services per hour. The services provide excellent area coverage linking 
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surrounding towns and villages with Ashby town centre, where other services can be accessed 

connecting with a number of destinations within Leicestershire and beyond. 

4.9 Pedestrian access to the site is good with footways provided on all roads linking to the site. The 

site benefits from existing public rights of way, which connect the site with the town centre and 

destinations to the north and east of the site. 

4.10 The application site is well linked to nearby larger towns and employment centres, all within 15 

miles of the site by road. Coalville and Leicester are located to the south-east of Ashby-de-la-

Zouch, and are accessible by the A511. Loughborough, also to the east is linked to Ashby-de-la-

Zouch by the A215. Swadlincote and Burton-upon-Trent are located to the west and linked by the 

A511. A significant source of employment in the locality is the East Midlands International Airport to 

the north east at Castle Donnington, which is linked to Ashby-de-la-Zouch via the A42. 
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 PLANNING POLICY CONTEXT 

5.1 This section provides a summary of the relevant planning policy context at national and local levels, 

and sets out how the proposed development accords with these proposals. Together these 

documents comprise the Development Plan for the District, against which the proposed 

development will be determined.  

National Policy  

National Planning Policy Framework  

5.2 The National Planning Policy Framework (NPPF) was published in March 2012 to provide a 

framework for plan-making and decision taking. 

5.3 The primary objective of the NPPF is to increase the delivery of sustainable growth and 

development. Other key objectives within the NPPF include:  

 Acting as a proactive driver for the delivery of housing needs (Paragraph 17);  

 To significantly boost housing supply, local planning authorities should identify specific 

deliverable sites (Paragraph 47); 

 A presumption in favour of sustainable housing development (Paragraph 49);  

 The need to deliver a wide choice of high-quality homes (Paragraph 50);  

 A plan for housing based on demographic trends (Paragraph 50);  

 Identifying a scale and mix of housing that the population will need over the plan period, taking 

into account migration and demographic change (Paragraph 159);  

 Care and attention to viability and costs in the plan-making process (Paragraph 173).  

 Local Planning Authorities should approach decision-taking in a positive way to foster the 

delivery of sustainable development (Paragraph 186); and 

 Policies contained with the NPPF are material consideration and should be taken into account 

in decision-making (Paragraph 214); 

 

5.4 The NPPF is clear that “housing applications should be considered in the presumption in favour of 

sustainable development” (Paragraph 49). 
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Local Planning Policy 

North West Leicestershire Local Plan Core Strategy DPD  

5.5 A Local Plan for North West Leicestershire is being prepared ("the Emerging Plan"). Consultations 

in respect of the previous draft Core Strategy took place in 2005, 2007, 2008 and 2011. Following 

consultation on the Proposed Significant Changes to the Core Strategy in April/June 2013, it was 

submitted to the Secretary of State. The Inspector appointed to conduct the Examination into the 

Core Strategy raised significant concerns as to NWLDC's assessment of housing need and 

whether it had adequately discharged its duty to co-operate.  

5.6 On 29 October 2013, following correspondence with the Inspector and an Exploratory Meeting 

(held on 25 September 2013), NWLDC resolved that the draft Core Strategy be withdrawn. 

5.7 An updated Local Plan programme was published by NWLDC at its Local Plan Advisory Committee 

on 03 June 2014. This advises that the Emerging Plan is expected to be adopted in December 

2016.  No weight can be attached to the emerging plan in the determination of the appeal.  

5.8 Notwithstanding the above, Policy CS1 of the now withdrawn Local Plan Core Strategy includes the 

provision of 9,700 new homes (an average of 388 per annum) district-wide, with Policy CS15 also 

setting out the requirement for Ashby-de-la-Zouch to allocate at least 1,400 new homes in the 

period 2006 to 2031. Policy CS37 identified the broad allocation for at least 605 new dwellings to 

the north of Ashby-de-la-Zouch. The draft allocation of 605 dwellings was in restraint to capacity 

issues at Packington Waste Water Treatment Works, however, significantly, this position has 

subsequently improved dramatically. 

5.9 Policy CS18 of the now withdrawn Local Plan Core Strategy sets out the need for at least 2,360 

new affordable homes to be delivered in the development plan period, and developments of 15 

dwellings or in Ashby-de-la-Zouch to deliver a minimum of 30% affordable housing. The type, size, 

and tenure mix of affordable housing provided should reflect housing need at the time of the 

planning permission being received.  

5.10 The evidence base that supported the above remains sound and valid. 

Sustainability Appraisal of the Local Plan Core Strategy  

5.11 The now withdrawn Core Strategy was accompanied by a Sustainability Appraisal (SA). The 

purpose of this SA is to assess how effective the Core Strategy will be in delivering development 

that contributes to greater sustainability, both at the micro and macro-level. 

5.12 The SA assesses the strategic housing policies, including an assessment of reasonable alternative 

locations for residential growth in Ashby-de-la-Zouch.  
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5.13 The SA makes specific reference to the application site after having considered alternative 

locations for residential growth in Ashby-de-la-Zouch. Paragraph 9.19 states that: 

“The preferred Broad Location identified in the Submission version Core Strategy in to the north 

[Money Hill], this location could support a mix of new development, including housing and local 

shops and services. The location of the site should mean there are also existing nearby 

services although new links would need to be provided into neighbouring residential areas to 

ensure these are a walkable distance and to reduce the need to travel by car. There is no 

current bus service to the site although the scale of growth here may be able to support an 

extension of an existing route. Policy CS37 sets out a list of types of social, environmental and 

physical infrastructure that should be provided as part of this development”. 

5.14 The SA in an integral part of the plan-making process and performs a key role in assessing the 

sustainability of emerging Development Plan policies and reasonable alternatives. As well as being 

a fundamental part of the development plan process it has also been subject to public consultation.  

Affordable Housing SPD 

5.15 NWLDC adopted its Affordable Housing SPD in January 2011. Once the Local Plan Core Strategy 

has been adopted, the need for the SPD is to be reviewed. Key Principle AH3 sets out the 

provision of affordable housing on all sites of 15 dwellings or more within Ashby-de-la-Zouch for 

30% of more affordable housing provision. The SPD also sets out the indicative need for 79% 

social rented accommodation and 21% intermediate housing. 

River Mease Water Quality Management Plan Developer Contributions Scheme 

5.16 The SA of the now withdrawn Local Plan CS confirms that the greatest nature conservation asset 

in North West Leicestershire is the River Mease Special Area of Conservation (SAC). This SAC 

currently suffers water quality issues associated with the high levels of phosphorus emanating from 

the surrounding area and in particular the Packington Waste Water Treatment Works (WwTW), 

which discharges into the River Mease.  

5.17 NWLDC has sought to positively address this by adopting the River Mease Developer Contribution 

Strategy (DCS), which through the collection of contributions from planned development will 

collectively bring about improvements to the River Mease SAC. 

5.18 Severn Trent Water publishes an annual Headroom Assessment for Sewage Treatment Works, 

which in accordance with the River Mease SAC Water Quality (Phosphate) Management Plan, 

provides regular updates on headroom availability at our sewage treatment facilities to inform 

planning decisions. This document sets out the sewage treatment headroom position as at March 

2014. At the timing of writing, the March 2015 report was not in the public domain.  
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5.19 The main findings from the Headroom Assessment for Sewage Treatment Works (2014), include: 

 Arla Dairy, which is the largest single discharger of trade effluent into Packington Sewage 

Treatment works, had announced its intention to close the plant at Ashby-de-la-Zouch [Note: 

The closure of the plant has since occurred].  

 Average daily flow discharged from the diary was typically in the range of 600 – 700 m3/d. This 

equates to additional headroom of between 2,170 and 2,500 additional properties, and 

 Pending a more accurate assessment that will be based upon 2014 flow data, Severn Trent 

Water advised that Packington STW can accept flows from a further 2,000 properties following 

the dairy closure. 
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 PROPOSED DEVELOPMENT 

6.1 This section provides an overview of the proposed development in reference to the submitted 

planning drawings and other documentation provided in association with the submitted planning 

application. A more detailed review of the layout and design of the proposed scheme, as shown on 

the Illustrative Masterplan, is provided within the Design and Access Statement. 

6.2 The planning application is submitted in outline with all matters, expect means of access are 

reserved for subsequent determination. As such, planning permission is sought for the principle of 

development and the proposed means of access to the site. Consequently, the planning application 

is accompanied by a series of outline parameter plans, which cover: 1) land use, 2) the amount of 

development; 3) the scale of development, 4) and movement across the site. Notwithstanding the 

above, detailed matters including the layout, scale, appearance and landscaping of the 

development are proposed to be reserved for later planning approval.  

6.3 This outline application proposes the development of the following: 

 The delivery of 605 dwellings, including up to 30% affordable subject to viability;  

 The provision of a 60 unit extra care centre;  

 The provision of a site for a primary school, comprising a 1.5ha site for a single form entry 

school with capacity to be enlarged to 2.1ha to provide for a two form entry school;  

 The provision of other facilities and services to ensure the proposed development provides a 

sustainable mix of uses, including a nursery school; a community hall; neighbourhood retail; 

and public open space;  

 The provision of a main vehicular access from the A511;  

 The provision of a limited secondary point of vehicular access onto Nottingham Road, with 

access being limited to no more than 150 dwellings (including the extra care facility) and an ‘in-

only’ access to the car park;  

 The provision of a number of pedestrian and cycle accesses to the surrounding area; and  

 Enhancements to the fabric of the Ivanhoe Way footpath, with provision made for an alternative 

enhanced alignment to increase patronage. 
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6.4 The application includes provision for an area of car parking to provide ancillary parking capacity 

for the town centre. The inclusion of this area of car parking within the parameter plans has arisen 

from discussions with the Council and key local stakeholders.   

6.5 The planning application site boundary is approximately 42 hectares. The application site includes 

an area to be used for the provision of a temporary haul road, which will be used for construction 

traffic only. In early phases of construction the internal spine road to the A511 will be used for 

construction traffic, however, as development progresses this road will be used residential 

purposes only. As such, construction traffic will seek alternative access from a temporary haul road 

that passes through this excluded area. This phasing arrangement is further explained in the 

Design and Access Statement. 
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 PLANNING CONSIDERATIONS 

7.1 This section sets out the planning considerations in relation to the determination of the application.  

Principle of Development 

Site Allocation 

7.2 The site was identified within Local Plan Core Strategy as a broad location for urban extension of at 

least 605 new dwellings and suitable infrastructure. Whilst the production of the Local Plan Core 

Strategy has been replaced by the production of a new Local Plan, the principle of development of 

the site is accepted by the Council.  

7.3 The identification of the application site is capable of being a material planning consideration in the 

determination of this planning application.  

Strategic Housing Land Availability Assessment (SHLAA) 

7.4 The Strategic Housing Land Availability Assessment (SHLAA) published by NWLDC provides an 

analysis of the potential development sites in the District. It forms part of the wider evidence base 

that will inform the content of the Local Plan. 

7.5 Within the 2011 SHLAA, the wider Money Hill site (ref: A5) was identified as being capable of 

delivering 1,600 dwellings, based on the site area of 129 hectares, taking into account on site 

constraints. The SHLAA states that there are no known planning policy issues, no known 

accessibility issues, and no unresolvable ownership issues. The SHLAA states that the site is 

suitable, available, and achievable for residential-led development. 

Contribution to the Housing Land Supply 

7.6 The application site is identified as a deliverable site within the housing trajectory that was 

prepared to accompany the Local Plan Core Strategy. This anticipated housing delivery to 

commence on the application site in 2016/17, with completion scheduled for 2027/28. 

7.7 Ensuring that an adequate supply of housing is provided is a key policy requirement of the NPPF. 

Local Planning Authorities are required to identify and update annually a supply of specific 

deliverable sites sufficient to provide five years’ worth of housing against its requirements to ensure 

choice and competition in the market for land. In the case of North West Leicestershire, persistent 

under-delivery requires the application of the additional 20% buffer. 
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7.8 Whilst the NWLDC 5-year land supply trajectory (December 2014) states that 3,075 homes will be 

delivered over the period 2014/2015 – 2018/2019, resulting in a 6.18 year housing land supply, the 

evidence that supports this is challenged by the MHC. 

7.9 It is significant that the Moira Road appeal decision (Ref: APP/G2435/A/13/2192131) concluded 

that NWLDC, in meeting its proposed housing numbers across the district, and in Ashby-de-la-

Zouch itself, would have to rely on greenfield sites and agricultural land, and that policies that 

sought to restrict development were to be considered out-of-date. 

7.10 Even if NWLDC is able to demonstrate a five year housing land supply (which is strongly 

contended by the MHC), the lack of delivery of affordable housing of itself engages the 

presumption in favour of sustainable development (per paragraph 14 of the NPPF) (see the Long 

Marston Decision at paragraph 448 where the Inspector concluded (which conclusion was not 

gainsaid by the Secretary of State) that the failure of the local planning authority to meet OAN in 

relation to affordable housing represented a free-standing reason for concluding that the relevant 

development plan was not up-to-date for the purposes of paragraph 14 of the NPPF). The officer 

report to the Local Plan Advisory Committee of 12 November 2014 is significant, as it confirms 

NLWDCs latest understanding of affordable housing needs. Paragraph 2.2 defines this as an 

estimated level of annual need for affordable housing for the period 2011-2031 of 212 dwellings, a 

number which it determines to equate to ‘about 60% of the overall housing need’. 

7.11 Having regard to the above and other considerations, including the accepted need for development 

outside the current Limits to Development, the identification of the application site as a sustainable 

location for development, the sustainability of Ashby-de-la-Zouch as a settlement for new 

residential development, the application site is evidently deliverable in the context of the NPPF. 

7.12 Subject to the grant of planning permission within the target determination period, the MHC intends 

to quickly proceed to reserved matters stage. It is anticipated that delivery of the development 

would commence in early 2016 (in accordance with the previous housing trajectory), which would 

result in the completion of the majority of the development within the plan period.  

Sustainable Development 

7.13 NWLDC has assessed the suitability and sustainability of the application site as part of its plan-

making process through a Sustainability Appraisal. Having assessed the site as part of an iterative 

process it has been concluded that the application site is the most sustainable location for Ashby-

de-la-Zouch to meet it housing needs. 
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7.14 It is significant that the Sustainability Appraisal has been produced independently of the Core 

Strategy. As acknowledged by the NWDLC, this provides a level of impartiality and has reaffirmed 

that the application site is suitable for housing-led growth. 

7.15 Likewise, the SA recognises that the application site well positioned in terms of existing services 

and facilities within the town centre. Some of these community-based services includes the 

following, which are all within 0.4 miles of the application site.   

 Food store – 0.2 miles 

 Nursery – 0.4 miles 

 Primary school – 0.2 miles 

 Secondary school – 0.1 miles 

 College – 0.3 miles 

 Health facilities – 0.4 miles 

 Dentist – 0.2 miles 

 Ashby District Hospital – 0.3 miles 

 Leisure centre – 0.3 miles 

 Bank – 0.2 miles 

 Post Office – 0.4 miles 

7.16 The delivery of residential dwellings adjacent to the town centre will also support and enhance the 

vitality and viability of the town centre. 

7.17 The development is also within close proximity to Flagstaff Park, which includes key employers 

such as United Biscuits, which, as confirmed in Paragraph 8.100 of the now withdrawn Local Plan 

employs approximately 2,000 people. Likewise, NWLDC has also granted full planning permission 

in January 2012 for a 78,470sq.m warehouse facility to the south-east of the application site 

(Planning Reference: 07/01372/FUL). Here, the applicant has confirmed that the development is 

capable of providing between 800 – 1,000 new jobs on a site. It is also relevant that the application 

confirms that the site has access a dedicated railway connection. 
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7.18 A Facilities Plan is included at Appendix Error! Reference source not found.3 to show the 

ositioning of the application site (Money Hill) in relation to existing services and facilities. This plan 

also shows the now withdrawn Local Plan ‘Broad Location’ for housing growth. 

Appendix Error! Reference source not found.3 – Facilities Plan 

Affordable Housing 

7.19 The proposed development would comprise an overall provision of up to 30% affordable housing 

subject to viability. This is in accordance with both the adopted Affordable Housing SPD and Policy 

CS18 of the now withdrawn Local Plan Core Strategy. Affordable housing will be provided on site 

to provide a wide housing mix. 

7.20 The tenure mix of the affordable homes (excluding any extra care facilities) shall conform with the 

requirements of the Council, currently understood to comprise seventy percent (70%) affordable 

rented units and thirty percent (30%) intermediate units (as defined in Annex 2 to the NPPF). All 

units will comply with Code Level 3 of the Code for Sustainable Homes. 

7.21 The delivery mechanism for the affordable housing will be submitted shortly when finalised and 

agreed with NWLDC. 

Provision of Healthcare Facilities  

7.22 The application will include provision for contributions towards the delivery of a new health centre 

for Ashby. This accords with the requirements of Leicestershire and Rutland PCT to identify a new 

modern facility and the need to deliver infrastructure requirements as set out in Policy 37 of the 

now withdrawn Core Strategy.  

7.23 The MHC previously suggested two approaches to the provision of a potential new health centre, 

which has been the subject to extensive discussion with the local health providers. This includes 

either (i) a financial contribution (£201,878.28) in accordance with consultation response on the 

former planning application (Ref. 13/00335/OUTM) or, (ii) the provision of a new health centre. 

7.24 Since the submission of the former planning application a detailed planning application has been 

submitted for a new health centre at Holywell Spring Farm (Ref. 14/00080/FULM). This planning 

application was submitted by Matrix Medical on 2 February 2014 and was subsequently approved 

on 6 November 2014.  

7.25 The Planning Statement with the aforementioned planning application states that the Holywell 

Spring Farm site will provide a building of approximately 2,000sq.m over two storeys, including the 

provision of a pharmacy and future expansion space. Significantly, as part of the submission the 

applicant (Matrix Medical) also advises that alternative sites within Ashby-de-la-Zouch were 
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considered, including Money Hill (the application site). In appraising this site it was advised that 

Money Hill provides a medium / long-term fall back option. 

7.26 In summary, the MHC has worked closely with local healthcare providers in determining the 

mechanism for either an off-site contribution or on-site provision. This approach towards healthcare 

infrastructure has been supported by the NHS England (Leicestershire and Lincolnshire) and was 

not objected to as part of the previous planning application. 

7.27 Meetings with the PCT have confirmed that they considered the application site to be a suitable 

location for a new healthcare facility, should the Holywell Spring Farm site not come forward. The 

site is within close proximity to the existing town centre and has good pedestrian and vehicular 

linkages. Likewise, the new, repositioned health centre would less than 500m from the existing 

facility, so any disruption to patients is likely to be minimal.  

Appendix Error! Reference source not found.4 – Correspondence from Leicestershire and 

utland NHS 

Education Provision 

7.28 The MHC has been in regular discussion with Leicestershire County Council (Education) as part of 

the pre-application process to establish the existing and future position with regards to pre-primary, 

primary and secondary education. In its updated consultation response (20 September 2013) 

Leicestershire County Council (Education) confirmed that based on an outline development of 605 

homes the development would generate 145.2 primary school users; 60.5 high school users, and 

60.5 upper school users. 

7.29 The mechanisms for the delivery of the primary school has been the subject of discussions with the 

Local Education Authority (LEA). The LEA has also identified two alternative delivery mechanisms, 

being either it’s by the MHC, or financial contribution and the transfer of land. The MHC has 

confirmed its intention to proceed with the development of the primary school and, therefore, has 

included it within the description of development. 

7.30 In agreement with LEA the new primary school would be delivered on occupation of the 300th 

home – midway through the development. Further details of the primary school will be provided as 

part of a reserved matters planning application, although further information is included in the 

Design and Access Statement. The development proposals would include a 210-capacity (one 

form entry) new primary school on a site of 1.5 hectares, with provision to increase the size of the 

site for the primary school to 2.1 hectares to allow for the delivery of a two-form entry primary 

school. Leicestershire County Council has confirmed that this land take would provide capacity for 

growth should the school need to expand in the future.  
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7.31 As part of the public consultation process members of the public recommended the inclusion of 

nursery education. As such, the MHC has made provision for a nursery facility as part of the 

development proposals. This pre-school will be positioned alongside the proposed new primary 

school. 

7.32 In summary, proposals accord with Paragraph 72 of the NPPF in so far as the MHC have worked 

closely with Leicestershire County Council (Education) in developing proposals, with much of this 

dialogue taking place in advance of submission. In determining this planning application great 

weight should be given to the fact that proposals make provision for a new primary school and a 

new nursery school. 

Extra Care Housing 

7.33 The Local Plan Core Strategy considered demographic changes in the District over the course of 

the planning period. Paragraph 2.30 stated that in 2010 approximately 17.5% of the population in 

North West Leicestershire was estimated to be aged 65 and over. By 2031, it was estimated that 

over a quarter of the district’s population will be aged 65 and over. Within the district, there are 

currently 4,300 people aged over 80 and this is projected to more than double by 2031. 

7.34 In addition to an aging population, the Leicester and Leicestershire Housing Requirements Study 

(2011) also confirms that the population in North West Leicestershire population is forecast to live 

for longer. It is anticipated that the life expectancy rate will increase from 78.6 years for males and 

82 years for females in 2006 to 82.8 years and 85.4 years, respectively. 

7.35 For the reasons outlined above, the MHC has included extra care housing as part of the 

application, which has been welcomed by members of the public and several Councillors during the 

pre-application process and as part of the former planning application (Ref. 13/00335/OUTM). 

Consequently, in preparing a resubmission for Money Hill the objective has been to create an 

environment where older people can live in the knowledge that the necessary level of care is 

available as and when it is required, based on their specific needs. 

7.36 The extra-care housing is expected to be delivered in 2017 / 2018. The MHC is currently in 

discussion with Registered Providers and NWLDC (Housing) about how best to bring forward this 

site.  

7.37 Registered Providers such as East Midlands Housing Association (EMHA) have also recognised 

the need the extra care housing in the locality by stating (see Appendix Error! Reference source 

ot found.5): 

“There is significant evidence of increasing need to respond to the general demographic 

changes of an ageing population. Leicestershire County Council's published strategy references 
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such hard data… In summary, EMHA's view is that there is a need for an extra care scheme, 

particularly for delivery of affordable units for rent and that the proposed location is well suited to 

this and in principle would be keen to explore further whether we can be involved with its 

delivery should it achieve a planning consent”. EMHA, 2013. 

Appendix Error! Reference source not found.5 – Correspondence from EMH 

Local Centre Uses 

7.38 Development proposals include provision for local centre uses. These uses are proposed to 

provide local access to small scale retail, such as top-up convenience and will not affect the vitality 

and viability of the town centre. These uses would not exceed 560sq.m (A1 use). These local 

centre uses are proposed in two principal areas – to the south of the site, where the pedestrian 

linkages are provided to the town centre, and to the north of the site, close to the primary school. 

These local centres uses would be sufficient to serve local need, but of a scale that they would not 

compete with the Ashby-de-la-Zouch town centre. 

7.39 A community hall will be also provided. This facility was requested by members of the public as 

part of the public consultation undertaken in November / December 2012. This community hall 

could accommodate various community activities such as scouts, guides, yoga and/or a community 

film club.  

Design, Dwelling Mix, Density and Phasing 

Design 

7.40 The development of Money Hill represents a unique opportunity for the growth of Ashby-de-la-

Zouch. It will not only enable the town to preserve its town centre character, but it will also provide 

for the community needs of the future. A sensitive approach to the master planning of the site will:- 

 Provide additional urban and landscape areas that will contribute to the regional identity of the 

town; 

 Be respectful of the existing townscape of Ashby and its landscape setting; 

 Contribute towards the character of the town by introducing a new neighbourhood built for 21st 

century living; and 

 Benefit existing and new residents with a balance of new homes and social amenities, 

including a range of new sustainability measures. 

7.41 The following themes elaborate on this vision:- 
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 ‘Bringing’ the National Forest into Ashby - in line with guidance published by the National 

Forest Company, the Money Hill Masterplan will provide new open space and woodland that 

will be within walking distance of the town centre. 

 New homes within a woodland setting - a distinctive woodland and meadow character will 

be created through the Money Hill Masterplan, which places buildings sensitively within a 

landscape setting. Key existing landscape features will be preserved and protected in order to 

create a unique sense of place for the new community. 

 Contributing to the town’s vitality - The proposals for Money Hill include the provision of a 

number of new community facilities within walking distance of the existing town centre. They 

also include new pedestrian and cycle links to connect the development into the existing 

movement network around the site. 

 Buildings that have green credentials - the new buildings at Money Hill will be carefully 

located to maximise views of open spaces and will be oriented to benefit from good solar gain. 

New homes will incorporate renewable energy and water efficient systems. 

 A distinctive woodland and meadow character - The Money Hill Masterplan includes a 

number of character areas, the inspiration behind which is the existing natural and historic 

landscape. The building materials used will reflect the existing local architectural character of 

Ashby and the site’s woodland setting. 

 Improved local wildlife habitats and biodiversity - Biodiversity across the site will be 

improved through the creation of new ecological habitats and wildlife corridors within the 

landscape structure. The proposed landscape structure is arranged around a green grid of 

hedgerows that connects areas of woodland together. 

 Protecting the town from flood events - A comprehensive sustainable drainage system 

(SuDS), designed to attenuate water run off on site without directly discharging into town’s 

watercourses, will be implemented at Money Hill. 

Dwelling Mix 

7.42 The mix of dwelling types to be provided on site is subject to determination at the reserved matters 

stage, however, an Indicative Masterplan has been submitted in support of the planning 

application. 

Density 

7.43 The overall density of the proposed development would be range between 19 – 40 homes per 

hectare. Higher density residential areas of around 40dph are proposed within the south western 

area of the development, which is most accessible to the town centre. The southern and central 

residential areas will provide around 30dph to respect the surrounding residential form. The central 
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area of the site has a density of around 20dph, which respects the attenuation pond and swale 

areas. Further information on the design of the scheme is provided in the supporting Design and 

Access Statement.  

7.44 The Design and Access Statement provides further details, however, the proposed development 

has been designed to take account of the scale and massing of the surrounding housing types. 

These have incorporated into the proposed design, whilst ensuring a fully functional development. 

As such, the development complies with the design aspirations of the Council. 

Phasing 

7.45 Policy CS37 of the Local Plan Core Strategy sought to provide details of phasing across the 

application site. As such, at its most straightforward construction would commence in the south of 

the application site and work in a northerly direction. Subject to planning permission, housing 

development would begin 2016 / 2017. Affordable housing will be delivered alongside the market 

housing and will come forward in four tranches to satisfy the requirements of NWLDC.  

 

Socio-Economic Factors 

7.46 The application will include provision for onsite employment, of up to 165 direct jobs, as identified in 

the Socio Economic Chapter of the ES. This is recognised as part of the evidence base of the local 

plan-making process, with the Sustainability Appraisal confirming that housing development at 

Money Hill should support access to a range of services and jobs. Moreover, the Sustainability 

Appraisal states “where development is delivered through an urban extension housing levels may 

be high enough to support a mix of uses”. 

7.47 In addition to the above, given the considerable extent of open space proposed this site would also 

generate maintenance jobs. 

7.48 Not only is this scheme likely to provide approximately 165 direct jobs but is also likely to support 

and strengthen the economic vitality of Ashby-de-la-Zouch town centre. Again, this is recognised 

as part of NWLDCs Sustainability Appraisal, which states: 

“Residential growth of all settlements should help to support the town centres due to the 

increase in population. However, there will be a need to ensure that there is good and direct 

public transport, walking and cycling routes linking the centres to new residential growth areas” 

(p.49).  

7.49 The Sustainability Appraisal goes on to state: 
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“The direction of growth to the north [Money Hill] is in a location that has potential to support 

Ashby‐de‐la‐Zouch town centre. The site would be in walkable distance from the shops and 

services from the centre, providing an increased footfall to support them” (p.119). 

Transport and Access 

7.50 Details of the proposed access arrangements for the site are set out detail in the Design and 

Access Statement and Transport Assessment.  

7.51 However, in summary vehicular access would be to the north-east, with a new connection to the 

A511 bypass. A secondary, 6.5m access would be provided from Nottingham Road, which would 

provide access to a maximum of 150 dwellings, (including the extra care housing). Pedestrian and 

cycle linkages would be improved across the site, including the upgrading of the Ivanhoe Way (see 

Section 5 of the Design and Access Statement). 

7.52 In advancing the proposals, the MHC has sought to ensure that the site has strong linkages with 

the town centre, whilst avoiding an internal road design that would encourage ‘rat-running’ through 

the site. This has resulted in the inclusion of a bus controlled gate, which would be positioned at 

the southern part of the application site. This would allow bus services to pass freely through the 

application site; however, the movement of private motor cars would be restricted. Emergency 

vehicles would also have full vehicular access. 

Appendix Error! Reference source not found.6 – Proposed Access Arrangements from 

ottingham Road 

7.53 The vehicular access arrangements to the application site are summarised in Table 7.1 for each 

land use. It should be emphasised that vehicular access arrangements will differ between the first 

phase of development and the completed finalised scheme. During the construction of the first 

phase vehicular access (both in and out) will be from Nottingham Road. Thereafter, once the A511 

vehicular access has been constructed access will be from the A511, with the exception of the 

town centre car park and up to 150 dwellings, which will be accessed from Nottingham Road, but 

will exit from the A511 access. 

Table 7.1 Access Arrangements 

Land Use 
Nottingham Road 
Access 

A511 Access 

First phase of 150 dwellings (which 
could potentially incorporate extra 
care dwellings) 

In and out access. 
No access until A511 
connection has been built. 

605 dwellings 
Maximum 150 dwellings. 
In access only. 

In and out access. 
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120 space car park In and out access. Out only. 

70 dwellings at Woodcock Way  
(Ref. 14/00769/OUTM) 

No access. 
Potential for in and out 
access. 

Primary school No access. In and out access. 

Health centre  No access. In and out access. 

Bus In and out access. In and out access. 

 

7.54 In modelling the above vehicle movements allowance has also been made for a further 70 

dwellings to access the Woodcock Way site (Ref. 14/00769/OUTM) from the A511. These 

additional 70 dwellings would not be able to obtain vehicular access from Nottingham Road.  

7.55 Pedestrian and cycle movements through the site will not be restricted with the introduction of a 

controlled bus gate. 

7.56 In addition to the above, the development proposals will create improved pedestrian / cycle 

linkages, thereby improving linkages to the town centre, local schools and surrounding areas. This 

will include the upgrading of the Ivanhoe Way, which runs east/west across the south of the 

application site. A new pedestrian linkage will be created to the north west of the application site, 

which will pass alongside Moneyhill Farm and provide access onto Smisby Road, which is the main 

north/south thoroughfare in the town. This new pedestrian will also provide improved access to 

Woodcote Primary School.  

7.57 The planning application is accompanied by a Transport Assessment, which has considered the 

existing transport conditions, relevant transport policy, and the traffic generation characteristics of 

the proposed development, on both the local and surrounding highway network. Significantly, the 

A511 access has been designed and modelled to include the proposed 70 dwellings at land at 

Woodcock Way, as the provision of future links with the application site may result in the need to 

accommodate these additional dwellings at the A511 access. 

7.58 In summary, results within the Transport Assessment confirm that the proposed development can 

be accommodated on the site, subject to suitable mitigation measures, with no detriment to existing 

road capacity and safety (as confirmed by the Highways Agency). Further information regarding 

transport and access can be found within the Transport Assessment. 
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Provision of Green Infrastructure 

7.59 Policy CS29 of the Local Plan Core Strategy set out a requirement for new housing developments 

to make adequate open space provision. Policy CS28 included the protection and enhancement of 

the National Forest, and Strategic Green Infrastructure network.  

7.60 As part of this scheme, the National Forest Company has identified an area of approximately 200 

square miles, the landscape of which it aims to transform the by linking the two ancient Forests of 

Charnwood in the east and Needwood in the west. Ashby-de-la-Zouch is located right at the heart 

of this designated area, thereby providing the Money Hill site real potential to contribute to this 

plan. 

7.61 The open space strategy and vision is to create a series of green corridors which connect open 

space with areas of woodland, including hedgerows to create diverse habitats within   new open 

spaces. There is a further opportunity to create connections beyond the site, connecting to the 

wider woodland network north and east of the A511. An important green link to enhance is along 

Ivanhoe Way that will improve the setting of the National Trail through Ashby.  

7.62 In addition to the above, a further contribution that the Money Hill development will make is to 

ensure that existing trees and hedgerows of value will be retained and enhanced through 

management. This will create green corridors that will have the potential to provide multifunctional 

routes for migrating wildlife as well as semi-natural walking and cycling routes. Likewise, there are 

a number of key mature trees on the site that will be retained and complemented by new planting, 

which will inform the character of the new neighbourhoods that develop around them. 

7.63 Public open space across the site will be managed through an on-site management company. 

Landscape and Visual Impact 

7.64 Landscape and visual effects have been assessed separately, in accordance with best practice 

guidance (GLAVIA, paragraph 2.13-2.15) which states that 'Landscape and visual assessments 

are separate, though linked, procedures. 

7.65 As shown in the accompanying Landscape and Visual Impact Assessment the application site will 

be visible from within both Local Character Areas, and from surrounding roads, paths and buildings 

within the Coalfields County Character Area and in the very northern most part of the fringe, the 

Langley Lowlands Character Area. 

7.66 In relation to views, seven representative visual receptors were identified for the purpose of the 

assessment, with differing views towards the Application Site. These were classified as being short, 

middle or long distance views. The development of the Application Site will result in changes to 
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short distance views as a consequence of the close proximity of the site to the representative visual 

receptors. However, in the middle to long distance views, the proposed development will be less 

apparent, set within the urban areas, and surrounding industrial and educational land-uses, 

transport infrastructure, and adjacent to the dominating structure of the United Biscuit Warehouse. 

7.67 In summary, the assessment of landscape and visual impact concludes that the proposed 

development with ‘designed-in’ mitigation measures will have a limited effect on views from the 

surrounding areas as it sits neatly into the context of Ashby-de-la-Zouch to the south, west and 

east and is contained by the A511 to the north. The developing vegetation along the A511, and 

other mature hedgerow and tree vegetation within the surrounding landscape will be enhanced to 

help screen the development from sensitive viewpoints. Similarly, the new and existing hedgerows 

and trees within the application site and along the site boundaries, together with the provision of 

new public open space and planting within the Application Site, will help to integrate the proposed 

development into the urban and rural context.  

Flooding and Drainage 

7.68 In accordance with Policy CS26 of the Local Plan Core Strategy which relates to matters of flood 

risk, this planning application is supported by a Flood Risk Assessment. The application site is in 

Flood Zone 1, which has the lowest risk of flooding. As set out in the NPPF, any type of 

development is suitable within this flood zone. 

7.69 In summary, the site is considered to be at a low risk of fluvial and flooding with the annual 

probability of a flood event less than 0.1% in any given year. Therefore a sequential test, or 

exception test is not be required.  

7.70 Sources of potential flood risk to the proposed development other than surface water flooding are 

negligible. Notwithstanding this, the proposed development includes measures to mitigate the 

surface water flood risk, by the use of integrated sustainable urban drainage system, attenuation 

ponds and swale areas, ensuring that there will be no increase in surface water runoff from the 

current run-off rate. This information has previously been corroborated by the Environment Agency.  

7.71 In conclusion, the proposed development would have no significant impact in terms of flood risk, 

both up stream, or downstream. 

Ecology and the Environment 

Protected Species 

7.72 A full Ecological Assessment has been produced by Ecology Solutions in support of this 

application. In summary, this confirms that the nearest statutory designated site is the Lount 
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Meadows Site of Special Scientific Interest, approximately 2km to the northeast of the site, 

separated by extensive areas of existing agricultural land.  

7.73 Based on the ecological survey work undertaken there is no evidence to suggest that the proposed 

development of the application site would lead to a significant impact on any known protected 

species or ecological features.  

7.74 There are a series of non-statutory sites of nature conservation within the local area, although there 

are none on the site itself. As set out in the Ecological Assessment, it is not considered that any 

detrimental effects will arise as a result of the proposals to any statutory or non-statutory sites of 

nature conservation interest. Furthermore, the habitats within the site are generally not considered 

to be of particular ecological importance, the Ecological Assessment concludes that there is no 

evidence to suggest that there are any overriding ecological constraints at the site. 

The River Mease SAC 

7.75 The SA of the emerging CS confirms that the greatest nature conservation asset in North West 

Leicestershire is the River Mease Special Area of Conservation (SAC). This SAC currently suffers 

water quality issues associated with the high levels of phosphorus emanating from the surrounding 

area and in particular the Packington Waste Water Treatment Works (WwTW), which discharges 

into the River Mease.  

7.76 NWLDC, the Environment Agency and Natural England have worked together to agree a Water 

Quality Management Plan to address water quality issues in the River Mease. Having identified the 

problem and undertaken a detailed assessment of it NWLDC has adopted a Developer 

Contribution Strategy, which seeks financial contributions towards improvements of the River 

Mease in order to address the requirements of the Water Cycle Strategy and Water Quality 

Management Plan. These contributions will be used to finance phosphate reduction measures, in 

addition to recording, monitoring and review of the Mease SAC.  

7.77 Significantly, since submitting the previous planning application Severn Trent Water has published 

its an annual Headroom Assessment for Sewage Treatment Works, which in accordance with the 

River Mease SAC Water Quality (Phosphate) Management Plan, provides regular updates on 

headroom availability at our sewage treatment facilities to inform planning decisions. This 

document sets out the sewage treatment headroom position as at March 2014. At the timing of 

writing, the March 2015 report was not in the public domain.  

7.78 Fundamentally, Arla Dairy, which is the largest single discharger of trade effluent into Packington 

Sewage Treatment works, has now ceased operations in Ashby-de-la-Zouch. This closure is 

expected to free up considerable extra headroom capacity at Packington sewage treatment works 

(to be confirmed in the next annual Headroom Assessment for Sewage Treatment Works). 
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Average daily flow discharged from the diary was typically in the range of 600 – 700 m3/d. This 

equates to additional headroom of between 2,170 and 2,500 additional properties. 

Archaeology and Heritage 

7.79 This planning application is accompanied by an Archaeological and Heritage Statement. 

7.80 There are no designated heritage assets on the site. There are 103 Listed Buildings within the 

wider study area, all concentrated within the Ashby-de-la-Zouch Conservation Area, the north-

eastern corner of which lies immediately adjacent to the south-western boundary of the site. 

7.81 The Heritage Statement confirms that the overall character of the Conservation Area relating to the 

built form of the town centre will remain intact. 

7.82 Likewise, initial results of a geophysical survey and trenching indicate that, other than ridge and 

furrow, there is no evidence to suggest significant archaeological assets on the site. 

7.83 It is anticipated that any archaeological mitigation measures will be secured by a standard planning 

condition. 

Community Engagement 

7.84 A Report of Community and Stakeholder Engagement has been prepared that summarises the 

comprehensive process of public consultation and stakeholder engagement undertaken by the 

application in advance of submitting the planning application. It has included the creation of a 

specific website (www.money-hill.co.uk), a two-day public exhibition and a further 1-day follow-up 

exhibition, distribution of flyers and leaflets to local residents and wide-spread exposure in local 

newspapers. 

7.85 A drop-in public exhibition for local residents, businesses and stakeholders was organised for 

Friday 30th November 2012 between 4.30pm – 8pm and Saturday 1st December between 10am 

and 2pm at Ashby School, Nottingham Road, Ashby-de-la-Zouch, close to the Money Hill 

development site. A further follow-up drop-in public exhibition was undertaken on 23 January 2013 

between 4pm and 8pm. 

7.86 At least 298 people attended the first drop-in sessions over the two days (145 on Friday 30 

November and 153 on Saturday 1 December) and a total of 98 feedbacks received (63 feedback 

forms at the event and subsequently a further 35 feedback forms, letters, emails and calls to the 

consultation telephone line). At least 108 people attended the second drop in session.  
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7.87 Local residents and stakeholders were given the opportunity to provide the Money Hill project team 

with feedback on the proposals based on the public exhibition. They could do this via feedback 

forms at the exhibitions or downloadable from the website, Freepost, Freephone and enquiry email 

address. The feedback form asked open-ended questions about aspects of the scheme: new 

homes and jobs; community facilities; transport and access; landscaping and flood management; 

and general comments. 

7.88 In addition to the above developer-led consultation steps the Local Planning Authority has 

undertaken multiple stages of public consultation as part of the plan-making process, which has 

included consultation on the accompanying Sustainability Appraisal. As part of this previous 

consultation opportunity has arisen to discuss Money Hill, and other sites within Ashby-de-la-

Zouch.  

7.89 In addition to the above, the MHC has meet with the following statutory and technical consultees in 

advance of submitting this planning application: 

 Ashby Civic Society 

 Ashby Town Council 

 East Midland Housing Association 

 Environment Agency 

 English Heritage 

 Highways Agency 

 Leicestershire and Rutland PCT 

 Ashby-de-la-Zouch Town Council 

 North West Leicestershire District Council (Affordable Housing)  

 North West Leicestershire District Council (Planning)  

 North West Leicestershire District Council (Affordable Housing) 

 Leicestershire County Council (Archaeology) 

 Leicestershire County Council (Drainage) 

 Leicestershire County Council (Education) 
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 Leicestershire County Council (Highways) 

 National Forest Company 

 Leicestershire Police 

7.90 In addition to the above, the MHC has made a number of presentation to Members of the NWL 

Members Development Forum. The MHC has also regularly met with Ashby Town Council and 

Ashby Civic Society. 

7.91 Feedback received from the engagement process has, where possible, fed into the iterative design 

process which has resulted in the form of the proposed development. 
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 TECHNICAL MATTERS 

8.1 This section sets out the consideration of various technical matters in relation to the determination 

of the application. 

Air Quality 

8.2 The proposed application site will have the potential to generate dust and other air emissions 

during its construction. The assessment of construction impacts shows that the site will be a high-

risk site in terms of its potential to give rise to dust and other air emissions. However, the impacts 

of these emissions during construction can be minimised by applying suggested mitigation 

measures, and the residual impact is predicted to be medium to low. 

8.3 Traffic generated by the proposed development during operation will give rise to nitrogen oxides 

and particulate matter emissions. The impact of traffic emissions generated by the proposed 

application was determined using an atmospheric dispersion model where traffic related pollutant 

concentrations were predicted at nearby sensitive residential receptors, with and without the 

proposed development in place. The assessment indicated that traffic emissions from the proposed 

development will result in an imperceptible to small change in pollutant concentrations at identified 

receptors. The impact of these pollutant concentration changes is assessed to be negligible at all 

identified receptors. 

8.4 In summary, it is anticipated that the proposed development will have negligible impacts on local air 

quality. 

Noise 

8.5 Site noise surveys were conducted during the daytime and night/time periods of Tuesday 11 – 

Wednesday 12 December 2012. 

8.6 The noise surveys were undertaken to establish the levels of ambient noise affecting the proposed 

development site and at existing residents in the immediate area. Noise levels were measured at 

two locations. The locations were chosen and agreed with NWLDC. 

8.7 Location 1 was at cul-de-sac of Woodcock Way, on open ground to the north of and adjacent to the 

residence at 12 Woodcock Way. Location 1 was a similar distance from Wood Street as the 

nearest proposed residential facades of the development. Location 1 also enabled measurement of 

the current noise levels at the neighbouring, existing residences in Woodcock Way. When Location 

1 was chosen as a monitoring site, it was immediately adjacent to the proposed development. This 
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area of the site is now the subject of a separate planning application and is therefore off-site from 

the Money Hill development. Notwithstanding this, the noise levels recorded at Location 1 can be 

taken to be representative of the noise levels found at nearby sections of the site that remain in the 

scheme.  

8.8 Location 2 was to the north-east of the development, at the field boundary (field no. F8) with the 

United Biscuits factory. There is an existing and substantial acoustic screen around part of the 

south-western boundary of the United Biscuits site, in the direction of existing, nearby residences. 

The screen is estimated to be approximately 3-4 m in height. The measurement Location 2 was 

beyond the extent of this existing acoustic screen and so provided a clear line of sight to the rear of 

the commercial building and yard/rear access road. This location was chosen as it enabled 

unattenuated noise levels to be measured at close range to the United Biscuits factory, for 

subsequent assessment at more distant residential locations. Location 2 was also a similar 

distance from the A511 road as the nearest proposed residences to it. 

8.9 For the most exposed perimeter area of the site (represented by Locations 1 and 2), for the 

daytime an imperceptible impact is predicted, whilst a minor impact would occur at night-time. 

8.10 A summary of the assessment is shown in Table 8.1. This shows the assessment and residual 

impact to the nearest and most exposed residential receptors concerned. It therefore provides a 

worst-case and the impact will be significantly lower at other areas of the development. 

Table 8.1 Noise Impacts 

Description of 

Impact 

Key 

Considerations 

Significance of 

Impact 

Mitigation 

Measures 

Significance of 

Residual Impact 

Road Traffic 

Noise 

Road traffic noise 

exposure of 

proposed 

residences 

Imperceptible 

(day) 

E.g. Provision of 
standard double 
glazing to 
habitable rooms 

Imperceptible 
(day) 

 Minor (night) 

E.g. Provision of 
standard double 
glazing to 
habitable rooms 

Imperceptible 
(night) 

Industrial Noise 

Noise from HGVs 
passing along 
rear access road 
of United Biscuits 
site 

Moderate (day) 
Extension to 
existing acoustic 
screen 

Minor (day) 

 Major (night) 
Extension to 
existing acoustic 

Minor (night) 
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Description of 

Impact 

Key 

Considerations 

Significance of 

Impact 

Mitigation 

Measures 

Significance of 

Residual Impact 

screen 

Construction 

Noise 

Noise from 
construction 
works  

Indiscernible/ 
Minor 
(anticipated) 

Employment of 
relevant outline 
noise control 
measures 
discussed 

Indiscernible/ 
Minor 
(anticipated) 

  

Adoption of 
measures 
included in any 
agreed 
Contractor’s 
Construction 
Programme 

Indiscernible/ 
Minor 
(anticipated) 

 

Utilities 

8.11 The planning application is accompanied with a Utility Statement, which takes the form of a load 

profiling exercise, to understand the load requirement of the application site for the existing utility 

infrastructure networks. Load profiling provides an estimate of the maximum peak daily utility 

demand (and provides a worst case) for electricity, gas, fixed telecommunications and potable 

water services. 

8.12 Utility stakeholders have been consulted in order to assess the impact of the demands on existing 

networks; no reinforcement of existing utility networks is anticipated to support the application site. 

Likewise, intrusive ground investigation shall be executed prior to construction. 

8.13 Utility services will be supplied from existing networks, from Nottingham Road, and will distributed 

throughout the application site below ground in shared utility zones following the primary highway 

and footway routes. 

Lighting 

8.14 The planning application provides appropriate lighting design principles that should be adhered to 

when designing an exterior artificial lighting scheme, with the view to minimising obtrusive light. 

8.15 In summary, this Lighting Assessment confirms that the car park lighting, general façade lighting 

and pathway lighting to the proposed buildings such as the potential health centre, primary school 

and community hall will be designed in adherence to the lighting design guidance as outlined in the 
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Lighting Assessment. Following this approach will achieve sufficient lighting for comfort and safety 

requirements without creating excessive, unwanted spill light or façade brightness. Either of which 

could be perceived as intrusive to the neighbouring properties or interfere with nature in the 

surrounding landscape, in terms of its ecology and intrinsic darkness. 

Energy 

8.16 The now withdrawn Core Strategy sets out a preference for consideration of the Energy Hierarchy 

with a focus on efficiency first. A full Energy Statement has been submitted in support of this 

application, however, in summary the applicant has sought to reduce and conserve energy use 

within the proposed development, in accordance with relevant planning policies. 

8.17 Predicted design assessments have been made using SAP and SBEM methods, which confirm 

that the new health care facility will achieve an EPC rating of A and that the residential buildings 

will seek to achieve Code for Sustainable Homes Level 3. 

Shallow Coal 

8.18 The application has been submitted with a Shallow Coal Report in accordance with the former draft 

Policy CS37 of the emerging Local Plan Core Strategy, which states that “[at north Ashby] 

consideration will be given to the prior extraction of any remnant shallow coal”. This report has 

been shared with the Coal Authority and the Local Planning Authority on several occasions in 

advance of submitting this planning application. 

8.19 This report confirms that it is very unlikely that the application site has been subject to past 

underground coal mining operations, especially at shallow depths below the surface. Likewise, it is 

considered that, although it is likely that two coal seams may underlie the southern part of the site 

at shallow depths, these are very thin in nature and very unlikely to be of interest for future housing 

development. 

Agricultural Land 

8.20 With the exception of a small area of woodland which extends to 0.4 hectares the site comprises 

entirely of agricultural land, albeit not all of this land is in agricultural production.  Two small parcels 

to the south of the site have been left fallow for a number of years and a further parcel of grassland 

to the south of the site is grazed by ponies.   

8.21 Although the development involves the loss of “best and most versatile agricultural land” it is 

important to consider that the land quality across the study area is typical of the surrounding area. 

The Provisional Agricultural Land Classification (MAFF 1983) indicates that the majority of land 

around Ashby-de-la-Zouch if likely to comprise of undifferentiated Grade 3 land. The provisional 
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plans also indicate that some land to the north-west and the south could comprise of Grade 2 

quality. 

8.22 Accordingly the land quality across this site is typical of the area and there are some areas where 

sites of a similar size could comprise of a far higher amount of “best and most versatile agricultural 

land”. 
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 PLANNING OBLIGATIONS 

9.1 In reporting the former planning application to Planning Committee officers recommended that 

planning permission be granted subject to a Section 106 Agreement.  

9.2 Paragraph 204 of the NPPF advises that planning obligations should be only sought where they 

meet the following tests: necessary to make the development acceptable in planning terms; directly 

related to the development, and fairly and reasonably related in scale and kind to the development. 

9.3 For the avoidance of doubt the proposed developer contributions are set-out below. 

 Up to 30% affordable housing, subject to viability; 

 Tenure mix of affordable housing to accord with the relevant requirements (currently 

understood to be 70% social rented and 30% intermediate housing); 

 Primary school contribution of £1,756,776.25 or the provision of a site for a new primary school 

with the corresponding reduction in the financial contribution; 

 High school contribution of £1,081,508.29; 

 River Mease contribution of £134,310.00; 

 Library service contribution of £32,800.00; 

 Healthcare contribution of £1,756,776.25 or the provision of a new health centre; 

 Provision of a community hall (410 sq.m); 

 Improvements to Ivanhoe Way (including pedestrian / cycle linkages to the A511); 

 A42 (Junction 13) contribution of up to £130,982.00, if required; 

 Bus stop upgrades (high-level curbing, shelters, etc); 

 Extension of the bus service through the application site; 

 Financial contribution to improvements to Ivanhoe Way (up to £400,000.00); 

 Provision of a 120-space town centre car park; 

 Implementation of a Travel Plan; 
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 Internal pedestrian and cycle linkages within the application site, and 

 Potential to provide future pedestrian and cycle linkages to the Woodcock Way planning 

application and Smisby Road, via Arla Dairies.  
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 SUMMARY AND CONCLUSIONS 

10.1 The application proposes a form of development that has been subject of considerable consultation 

and engagement. It proposes a form of development that was subject of a previous 

recommendation by officers to grant planning permission and accords with the form of 

development proposed within the Local Plan Core Strategy.  

10.2  The MHC considers that the key elements of the case for granting planning permission for the 

current application scheme are, in summary: :  

 The site has been identified by NWLDC as the most sustainable site in Ashby-de-la-Zouch as 

part of its Sustainability Appraisal;  

 The principle of the development is considered acceptable in principle in the context of the 

emerging local development plan and national planning policies;  

 The site forms part of a broad location for development identified in the previous Local Plan 

Core Strategy for at least 605 new dwellings ;  

 Proposals would provide up to 605 new dwellings, including extra care housing and a range of 

local facilities and services, open space and new road linkage to the A511 bypass, with 

new/enhanced pedestrian links; 

 The proposed access and movement strategy for the site has been revised to include the 

provision for a new access onto Nottingham Road to provide access to a maximum of 150 

dwellings (including the extra care provision) and an ‘in-only’ access to the car park;  

 Provision is made for future connectivity with the adjacent site (Land Adjoining Woodcock 

Way);  

 The proposed access to the A511 has been modelled to provide scope to accommodate the 

transport movement associated with the adjacent site (Land Adjoining Woodcock Way) and is 

consistent with the design of the access arrangements for the development of the wider site 

under control of the MHC; 

 Subject to the determination of the application there is scope to commence construction of the 

scheme in 2016 meaning the site is capable of contributing towards the 5-year supply of 

housing land; 

 The scheme will include a proportion of affordable homes (up to 30%); 
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 The application would make efficient and effective use of land, in a location which is highly 

accessible to the town centre and public transport links; 

 The proposed development would enhance vitality of Ashby-de-la-Zouch town centre;  

 The proposed development would provide scope for approximately 165 on-site direct jobs; 

 The application site will include provision for public open space for use by both future occupiers 

and existing local residents, and also includes sustainable urban drainage measures to 

enhance the protection of the wider residential area;  

 The proposals would make an important financial contribution to the River Mease DCS; 

 The development would provide new provision for public transport, with a new bus service and 

greater local provision for walking and cycling;  

 The application proposal has been subject to extensive public consultation, both in progressing 

this planning application and as part of work lead by NWLDC in advancing its Local Plan Core 

Strategy and has been identified as the most suitable / sustainable location as part of the 

Sustainability Appraisal, and 

 The proposed development is viable and deliverable. 

 

10.3 On the basis of the above reasons outlined, we conclude that the proposal is in accordance with 

the relevant local policies and the NPPF and, as such, permission should be granted without delay. 
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A1. POSITION STATEMENT FROM THE HIGHWAYS AGENCY 
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A2. NWLDC PLANNING COMMITTEE – 06 JANUARY 2015 
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A3. FACILITIES PLAN  
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A4. CORRESPONDENCE FROM LEICESTERSHIRE COUNTY AND 

RUTLAND NHS 
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A5. CORRESPONDENCE FROM EMH  
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A6. PROPOSED ACCESS ARRANGEMENTS FROM NOTTINGHAM 

ROAD  

 


