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DESIGN & ACCESS STATEMENT Land to the rear of Derry’s Garden Centre,  Cossington

The creation of high quality buildings and 
places is fundamental to what the planning 

and development process should achieve. 
Good design is a key aspect of sustainable 

development, creates better places in which 
to live and work and helps make development 

acceptable to communities...
(National Planning Policy Framework, para 124)



3

Land to the rear of Derry’s Garden Centre,  Cossington DESIGN & ACCESS STATEMENT

CONTENTS
01 | EXECUTIVE SUMMARY 4

02 | UNDERSTANDING THE PLACE: RESPONSE TO CONTEXT 16

03 | DESIGN EVOLUTION 36

04 | USE & AMOUNT 44

05 | PLACEMAKING: LAYOUT: THE FRAMEWORK OF STREETS 50

06 | PLACEMAKING: LAYOUT: THE ARRANGEMENTS OF BLOCKS, PLOTS AND BUILDINGS 60

07 | PLACEMAKING: APPERANCE 66

08 | PLACEMAKING: LANDSCAPE 68



4
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The site, which covers 7.9ha, is located 

within a single arable field that extends 

out from the eastern edge of the village 

of Cossington.

The planning application for residential 

development seeks outline planning 

consent with all matters reserved save for 

point of access into the site. 

The application delivers elements as 

follows:

The site is allocated for housing 

development within the emerging 

Charnwood Local Plan 2019-2036 (draft 

Policy LP3) HS66 Land rear of Derry’s 
Garden Centre for 70 homes. 

01 EXECUTIVE SUMMARY

Introduction

• Land for up to 130 new homes 

based on a variety of house types to 

include affordable housing;

• Vehicular access off Main Street;

• Green Infrastructure provision to 

include retained vegetation, habitat 

creation, open space and play areas, 

drainage features, and new walking, 

cycling and recreational routes. 

• Land reserved for an extension to 

Cossington C of E Primary School, 

together with a ‘drop off’ parking 

space

• The retention of the Public 

Footpath (Polly Pegg’s Lane), and 

new pedestrian connections to 

the Footpath, Crab Tree Lane and 

the Leicestershire Round as part of 

network of new recreational routes

This Design and Access Statement (DAS) has been prepared to support an outline planning application made by 
Clarendon Homes for a residential development up to 130 new dwellings on land to the rear of Derry’s Garden 
Centre, Cossington.
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The DAS follows best practice urban 

design principles that are aimed at 

delivering good design.

The following are the principal 

documents that have been embraced:

Design Context National Design Guide

01 EXECUTIVE SUMMARY

At a local level the following documents 

have been used in the preparation of the 

DAS.
• National Planning Policy 

Framework (NPPF), (Feb 2019), 

Ministry of Housing Communities 

and Local Government.

• Planning Practice Guidance (PPG), 

Ministry of Housing, Communities 

and Local Government. 

• National Design Guide, (Sept 2019), 

Ministry of Housing, Communities 

and Local Government.

• Manual for Streets (MfS) 

(2007), Manual for Streets 2 

(2010) Communities and Local 

Government.

• Building for a Healthy Life, Homes 

England, (2020). 

• The Development Plan (and 
emerging draft policies).

• Charnwood Design Supplementary 
Planning Document (SPD)  (2020)

The National Design Guide sets out the 

characteristics of well-designed places 

and demonstrates what good design 

means in practice. It notes that

“A well-designed place is unlikely to 
be achieved by focusing only on the 
appearance, materials and detailing 
of buildings. It comes about through 
making the right choices at all levels, 
including:

• The layout (or masterplan)

• The form and scale of buildings.

• Their appearance.

• Landscape.

• Materials; and

• Detailing”
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EXECUTIVE SUMMARY 01

The National Design Guide goes onto 

include ten characteristics that all 

contribute to the cross-cutting themes of 

good design as set out in the NPPF.

8

Introducing the ten characteristics
35 Well-designed places have individual 
characteristics which work together to 
create its physical Character. The ten 
characteristics help to nurture and sustain a 
sense of Community. They work to positively 
address environmental issues affecting 
Climate. They all contribute towards the 
cross-cutting themes for good design set out 
in the National Planning Policy Framework. 
36 The ten characteristics set out in Part 2 
are:

■■  Context  – enhances the surroundings.

■■  Identity  – attractive and distinctive.

■■  Built form  – a coherent pattern of 
development.

■■  Movement  – accessible and easy to 
move around.

■■  Nature  – enhanced and optimised.

■■  Public spaces  – safe, social and 
inclusive.

■■  Uses  – mixed and integrated.

■■  Homes and buildings  – functional, 
healthy and sustainable.

■■  Resources  – efficient and resilient.

■■  Lifespan  – made to last.

The ten characteristics of well-designed places

A well-designed place
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 Context  - enhances the surroundings.

 Identity  - attractive and distinctive.

 Built form  - a coherent pattern of development.

 Movement  - accessible and easy to move around.

 Nature  - enhanced and optimised.

 Public Spaces  - safe, social and inclusive.

 Uses  - mixed and integrated.

 Homes and buildings  - functional, healthy and 

sustainable.

 Resources  - efficient and resilient.

 Lifespan  - made to last.
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View of the site’s western boundary  from Leicestershire Round/Humble Lane looking towards properties at Homestead Close
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EXECUTIVE SUMMARY 01
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The site lies within part of a flat 

arable field on the residential edge of 

Cossington The field extends to the 

Midland Mainline railway line. It borders 

Humble Lane to the south, and Derry’s 

Garden Nursery to the north.

The field is defined and contained by 

boundary hedgerows, fence lines, mature 

trees and by existing housing. Agricultural 

access is via Main Street and Humble 

Lane.

The small village of Cossington lies within 

the Soar Valley, with the settlement 

occupying the land to the east of the 

River Soar. The larger village of Sileby lies 

to the north.

Site Location and Context

01 EXECUTIVE SUMMARY
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The National Planning Policy Framework 

(NPPF) states: 

“The creation of high quality 
buildings and places is 
fundamental to what the 
planning and development 
process should achieve. 
Good design is a key aspect 
of sustainable development, 
creates better places in 
which to live and work and 
helps make development 
acceptable to communities” 

(para 124, NPPF, February 2019)

The Design Vision is the foundation of 

the masterplanning process. 

The Design Vision is supported by design 

principles, illustrations, and an Indicative 

Layout contained within this DAS. The 

Indicative Layout is based upon the 

Development Framework Plan from 

which planning permission is sought 

and which can be tied to any planning 

consent.  The Indicative Layout delivers 

a masterplan of streets, homes and 

greenspace, and provides a guiding 

template for good design that identifies 

key design principles for the scheme. The 

Indicative Layout - and the DAS - inform 

the detailed stage of reserved matters 

applications in terms of the scale, layout, 

appearance and landscape. 

THE VISION
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Development Framework Plan
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(Footpath could potentially be realigned within 
the layout or around the eastern landscape 
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Illustrative layout

Site Boundary

Secondary Emergency Access

Potential Land for School        
Expansion: 0.6Ha

Existing Vegetation

Existing Public Right of Way
(Footpath could potentially be realigned within 
the layout or around the eastern landscape 
perimeter as part of the future school design)

Leicestershire Round
(long distance recreational route)

Existing Public Footpath

Existing Watercourse

New Structural Planting

Areas of Open Space and Habitat 
Creation

Green Verges with Street Trees

Recreational Routes through Open 
Space and Woodland Edge

Primary Access Route 
(The Street)

Pick-Up/Drop-Off Area for School

Play Area

NB: The Indicative Layout 
illustrates how the detailed 
layout of plots, buildings, streets, 
routes and green space could 
come forward based upon the 
Framework Plan. Rather than 
specifically showing 130 houses - 
which is a matter for the detailed 
stage - the buildings shown 
represent the design approaches 
envisaged in terms of frontages 
and building edges
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MAIN DESIGN PRINCIPLES 
FOR THE DEVELOPMENT 

• To ensure that the Proposed 

Development responds and relates to 

the site’s landscape and settlement 

edge context , and enhances 

its surroundings. This includes 

embracing and responding to the 

emerging polices in the Charnwood 

Local Plan, to include Draft Policy LP 

2 High Quality Design.

• To develop and deliver sensitive and 

well-designed strategies that address 

the development’s relationship and 

setting with particular components 

within, or close to the site, such as 

the residential edge of Cossington, 

the Cossington CofE primary school, 

the watercourse, the Public Footpath 

and Humble Lane.

• To locate a new built development 

within a multi-functional green 

infrastructure (GI) framework and 

deliver ecological and recreational 

enhancements through, for example, 

the planting of new trees and 

hedgerows and the creation of areas 

of open space for play and recreation 

through the core of the layout, and 

include walking and cycling routes 

for active lifestyles. 

• To reduce impacts upon climate 

change and to adapt to climate 

change through, for example, 

creating new habitats to maximise 

biodiversity, the planting of new 

trees, well-designed drainage 

strategies, and by delivering efficient 

and sustainable new homes.

• To design a safe, accessible and well-

designed vehicular access into the 

development from the Main Street, 

that meets the specific highway 

requirements of the highway 

authority (LCC), and minimises 

impacts on the character of the 

street. 

• To create an attractive entrance into 

the development from the Main 

Street. This includes the planting 

of large stature feature trees near 

the frontage with Main Street and 

the arrangement of well-designed 

linked buildings that overlook an 

area of green space at the entrance 

to the site. Buildings should relate to 

the form and orientation of nearby 

existing buildings.

• To create a connected and coherent 

layout of functional and well-

designed streets that provide safe 

movement for all users with a 

particular emphasis for pedestrians 

and cyclists.

• Creating new easily accessible 

paths, recreational routes and 

interconnected green corridors 

that provide the ease of movement 

around the site, to include areas of 

green space for play and recreation 

as well as links into the village via the 

Public Footpath, Crab Tree Lane, and 

the Leicestershire Round on Humble 

Lane.

• To create identity and character with 

the use of a descending hierarchy 

01 EXECUTIVE SUMMARY
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of streets. This includes a principal 

street from the Main Street access 

that leads to tertiary streets, lanes, 

and private drives. A well-designed 

low-key emergency link would be 

provided on Humble Lane

• To retain the existing Public 

Footpath. To explore at the detailed 

stage the opportunities for the 

potential realignment of the route 

within the layout.

• The introduction of ‘keynote 

buildings’ (i.e buildings that are 

distinctive from adjacent buildings 

by virtue of materials, scale or 

orientation) and feature spaces 

together with street trees and 

verges, which are distinctive to 

Cossington. 

• Creating safe, social and inclusive 

public spaces, that are attractive 

to use and encourage community 

interaction.

• To include a range and mix of 

energy efficient well-designed 

dwellings that are functional, 

healthy, sustainable and designed for 

modern lifestyles.

• To create a built form that draws 

inspiration from the best examples 

of traditional local character and 

vernacular within Cossington, 

to include responding to design 

examples in the Conservation Area. 

• To include the use of building and 

landscape materials, and appropriate 

colour palettes, which responds 

to local vernacular, so that new 

buildings integrate sympathetically 

into the landscape and built context 

of the village.

• Ensuring that new homes, streets, 

paths and areas of green space,  are 

designed to create an attractive, 

enduring and memorable place.

• The built form and street design 

should sensitively integrate the 

school extension (and drop-off 

facility) into the layout, by using 

buildings to ‘wrap’ around the 

school land, and by providing good 

connectivity to it from streets and 

pedestrian routes.

• To provide land within the layout for 

a future extension to the existing 

village primary school together with 

land for a drop off/pick up location.
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Policy and guidance, which covers the 

local area, has been utilised to inform 

the design process.  These include the 

following:

• Borough of Charnwood Local Plan 

(2004) ‘saved polices’

• Charnwood Local Plan 2011 to 2028 

Core Strategy (2015)

• Housing SPD (May 2017, updated 

December 2017)

• Charnwood Design Supplementary 

Planning Document (2020)

The Development Plan for Charnwood  

comprises Charnwood Local Plan 2011 to 
2028 Core Strategy (2015) and the saved 

policies from the Borough of Charnwood 
Local Plan (2004). 

Local Planning Policy and Guidance

A new Local Plan is being prepared 

by Charnwood Borough: The Draft 

Charnwood Local Plan 2019-2036.

Borough Of Charnwood Local Plan (2004) 

‘Saved Policies’

Saved policies include: 

• EV/1 Design; 

Saved Policy EV/1 Design states:

“The Borough Council will seek to ensure 
a high standard of design in all new 
developments. Planning permission will 
be granted for new development which: 
i) respects and enhances the local 

environment including the scale, 
location, character, form and function of 
existing settlements and the open and 
undeveloped nature of the countryside; 
ii) is of a design, layout, scale and mass 
compatible with the locality and any 
neighbouring buildings and spaces; 
iii) utilises materials appropriate to the 
locality; 
iv) provides positive and attractive built 
frontages to existing or proposed public 
spaces including roads, footpaths, 
waterways and areas of public open 
space; 
v) safeguards important viewpoints, 
landmarks and skylines; 
vi) uses the landform and existing 
features in and around the site, such 

as woodlands, trees, hedges, ponds, 
important buildings and structures 
imaginatively as the focus around which 
the new development is designed; 
vii) safeguards the amenities of 
adjoining properties, particularly the 
privacy and light enjoyed by adjoining 
residential areas; 
x) meets the needs of all groups, 
including the disabled; and 
ix) minimises the opportunity for crime 
to create a safe and secure environment.

02 UNDERSTANDING THE PLACE:
RESPONSE TO CONTEXT

This DAS explains how the development proposals have been brought forward by responding to it’s context to develop a well-designed and high 
quality Layout for the site. 
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UNDERSTANDING THE PLACE: RESPONSE TO CONTEXT 02

Charnwood Local Plan (2011-2028) Core 

Strategy (2015)

Design matters are set out within Policy 

CS 2 High Quality Design:

‘We will require new developments 
to make a positive contribution to 
Charnwood resulting in places where 
people would wish to live through high 
quality, inclusive design and, where 
appropriate, architectural excellence. 
Proposals should respond positively to 
their context and reinforce a sense of 
place.’

‘We will require new developments to: 

• respect and enhance the character 
of the area, having regard to scale, 
density, massing, height, landscape, 
layout, materials and access 
arrangements; 

• protect the amenity of people who 
live or work nearby and those who 
will live in the new development; 

• function well and add to the quality 
of an area, not just in the short 
term, but over the lifetime of the 
development; provide attractive, 
well managed and safe public and 
private spaces; 

• provide well defined and legible 
streets and spaces that are easy to 
get around for all, including those 
with disabilities; and 

• reduce their impacts upon and be 
resilient to the effects of climate 
change in accordance with Policy 
CS16.

We will do this by requiring independent 
design reviews for major or sensitive 
developments and using national design 
assessments to determine quality of 
new developments.’
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02 UNDERSTANDING THE PLACE: RESPONSE TO CONTEXT

Charnwood Design Supplementary 

Planning Document (SPD) 

The DAS and the design vision, which 

is expressed through the Main Design 

Principles (page 14) and the Illustrative 

Layout has embraced the key ‘Charnwood 

Design Principles’ that are contained 

within the SPD. These are: 

• “ Respecting and enhancing the 
local character

• Providing attractive public and 
private spaces

• Well connected and legible streets 
and spaces

• Creating multi-functional, safe and 
inclusive places

• Adapting to climate change

• Protecting the amenity of existing 
and future occupiers’

In addition, the DAS has followed the key 

stages outlined in the SPD, which are 

commonly used methods in which to 

deliver appropriate and well- considered 

design solutions. These stages, which are 

woven through the DAS, are: 

“Understanding the development site 
and its surroundings”; “Preparing a 
design vision and a concept”; “Producing 
a developed design”; and “Final proposal 
and submission”. 

Draft Charnwood Local Plan 2019-2036

Draft Policy LP 2 High Quality 

Design states “ We will require new 
developments to make a positive 
contribution to Charnwood, by 
responding positively to the local 
distinctiveness of the area and 
providing attractive and functional 
places where people will want to live, 
work and visit. We will specifically 
require new developments to: respect 
and enhance the character of the area, 
having regard to scale, density, massing, 
height, landscape, layout, materials 
and access arrangements; protect the 
amenity of people who live or work 
nearby and those who will live in the 
new development; function well and 

add to the quality of the area, not just 
in the short term but over the lifetime 
of the development; provide attractive, 
safe and well managed public and 
private amenity spaces which support 
active lifestyles; provide well defined, 
legible and multi-functional streets 
and spaces that support all users and 
encourage social interaction; and 
reduce their impacts upon, and be 
resilient to, the effects of climate change 
in accordance with Draft Policy LP30.



Main Street leading to Derry’s Nursery Vegetation on the site’s western boundary on Bennett’s Lane
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02 UNDERSTANDING THE PLACE: RESPONSE TO CONTEXT

In comparison to the more intimate 

pastoral fields to the west of the village 

within the Soar floodplain, the land to 

the east of Cossington comprises larger 

and more regular shaped fields that are 

in arable production. The site, itself,  lies 

within a relatively large flat field that 

extends out form the edge of Cossington 

to the Midland Mainline railway line. It is 

open in character and includes boundary 

hedgerows, fence lines and trees. 

The site is defined to the north by a 

small well-treed watercourse, which 

is a tributary of the Soar. Beyond the 

watercourse is Derry’s Garden Nursery, 

Brook Farm, and an arable field that 

rises gently up to the built edge of 

Sileby, which is defined with properties 

at Cossington Road, Chalfont Drive and 

Charles Street.

 

The eastern boundary of the field, within 

which the site is located, is defined by 

the railway line, which is slightly elevated 

above the site. East of the rail line the 

comparatively flatter landscape makes 

way to gently sloping landform with a 

valley created by the small watercourse.  

This landscape to the east includes 

Blackberry Lane and Humble Lane and 

several farmsteads such as Barn Lodge, 

Humble Farm and Glebe Lodge Farm. 

The site’s southern boundary is defined 

by a hedgerow and by the adjacent 

Humble Lane, which forms part of the 

Leicestershire Round long-distance 

recreational route. Humble Lane bridges 

the railway line to the east, near to the 

junction with Blackberry Lane. To the 

south of the site is an arable field that 

extends to Syston Lane and is bordered, 

in part, by housing at Cossington 

(Middlefield Road). 

The site’s western boundary is defined 

by a combination of an established tree 

lined hedgerow beside Crab Tree Lane; 

rear boundaries of properties that back 

onto the site at Homestead Close; a wire 

fence that demarcates the School; and by 

the property on the corner of Main Street. 

The more modern part of Cossington 

lies near to the site with the much older 

part of the village, which includes a 

Conservation Area designation, along 

Main Street.

A short Public Footpath - known locally 

as Polly Pegg’s Lane - runs along the 

western edge of the site. Heading from 

Main Street it follows the boundary of the 

field, alongside the School, before dog-

legging into an alleyway that leads into 

Homestead

Site Context
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Crab Tree Lane connects with the site’s 

Public Footpath and provides a link to 

Bennett’s Lane. It forms a narrow passage 

bound by a brick wall, beside housing at 

Fisher Close, and by mature trees and a 

hedgerow, that border the site.

The site is comparatively flat and very 

gently slopes from the rail line back 

towards Cossington, with the site at 

55-50m AOD (Above Ordnance Datum). 

Cossington sits at a similar level and 

occupies the river terrace above the River 

Soar, which lies to the west of the village 

at around 40m AOD

To the north of Cossington the landscape 

gently rises above the Soar. Much of 

the settlement of Sileby lies at 55-60m 

AOD with a local rise to the east of the 

village at Highgate Lodge (80m AOD). 

The immediate landscape to the south 

and east of Cossington is relatively flat 

in character. The small watercourse, that 

flows into Cossington, creates a shallow 

localised valley to the east with the land 

rising gently in the vicinity of Glebe Lodge 

Farm (65m AOD), and then up to Ratcliffe 

College (95m AOD).

The site is not covered by any statutory or 

non-statutory ecological designation. The 

site’s hedges and mature trees have some 

watercourse and local conservation value. 

There are no Scheduled Monuments or 

Listed Buildings within the vicinity of 

the site. The older part of Cossington 

is covered by a Conservation Area 

designation and includes a number 

of Listed Buildings.  Through the field 

work exercise, it is concluded that the 

site has no direct visual or physical 

interrelationship with the Conservation 

Area, as a result of the intervening 

built up area between the site and the 

designation. 

02 UNDERSTANDING THE PLACE: RESPONSE TO CONTEXT
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The application includes a Landscape & 

Visual Appraisal (LVA).

The following provides a summary of its 

main findings.

The site, and the wider landscape, is 

not subject to any landscape quality 

designation at a national or local level.

The Charnwood Landscape Character 

Assessment uses the categories of “poor”, 
“moderate” or “good” for Landscape 

Condition, and concludes that the 

Soar Valley Character Area, within 

which Cossington in located, to be of 
“moderate” condition. 

 

The site’s context comprises a broad 

valley landscape of flat and gently sloping 

agricultural fields that are interspersed 

with established hedges, mature trees, 

rural lanes and a number of farmsteads. 

The Midland Mainline Railway, that cuts 

through this landscape, together with 

the visible built edges of Sileby, and 

to a lesser extent Cossington, have an 

urbanising effect on this landscape to 

varying degrees. 

The site lies alongside the Cossington-

Sileby ‘Area of Local Separation’ AoLS. 

This is the land to the north of Cossington 

up to the built edge of Sileby.  There 

are several AoLS across the Borough. 

Their main purpose, as explained by the 

Core Strategy definition, is to preserve 

“settlement identity”.

A combination of landform character 

and the landscape structure of trees and 

hedges around the site, and within the 

local landscape, provide overlapping 

screening effects that restrict  visibility. 

Aside from localised close range views 

of the site from the residential edge 

of Cossington, the Public Footpath, 

the rail line and from Humble Lane, 

opportunities to view the site (and 

therefore development upon it) are 

limited to a localised area.

Landscape and Visual

UNDERSTANDING THE PLACE: RESPONSE TO CONTEXT 02
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Design Responses

From a landscape and visual 

perspective, the key elements include: 

 

i)  Protect, conserve and enhance 

landscape features within the site.

ii)   Deliver compensatory habitats, 

such as trees and hedges, that will 

provide appropriate mitigation for 

any loss or disruption of vegetation 

as a consequence of built 

development.

iii)  To conserve and strengthen the 

existing boundary hedgerows 

and trees with new planting and 

corridors of green space. This 

includes reinforcing the site’s 

boundary hedges with new 

planting, beside Humble Lane and 

Crab Tree Lane, for instance. 

iv)  A corridor of additional habitats 

would be created, to include, for 

example, broadleaved trees and 

native species rich hedgerows 

along the site’s eastern boundary. 

This would help to ‘soften’ and 

filter views of new buildings. 

v)  The northern part of the site 

would be designed as an area 

of accessible green space. New 

landscape habitats will effectively 

strengthen the already well-

defined defensible boundary of the 

Area of Local Separation. 

02 UNDERSTANDING THE PLACE: RESPONSE TO CONTEXT
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PHOTO VIEWPOINT          View towards Cossington from Leicestershire Round/Blackberry Lane

PHOTO VIEWPOINT          View of the site and the Public Footpath from from Main Street Location Plan
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An Ecological Appraisal and an 

Arbroricultural Assessment has been 

prepared. 

The main findings of these reports are the 

following:

i) The site is not subject to any ecological 

designation.

ii) Whilst the site’s hedgerows have some 

conservation value, none are judged 

to be “important” from an ecological 

perspective under the Hedgerow 

Regulations.

There are some mature trees around the 

boundaries of the site. None of the trees 

are judged to be of ‘veteran status’.

Design Responses

The key elements to inform the design 

are the following The proposals include 

the provision of green infrastructure this 

will provide:

i)  The opportunity for habitat creation 

and management to increase the 

overall ecological value of the site, in 

accordance with local and national 

policy. 

ii) To provide ecological enhancement 

by delivering a range of new 

landscape habitats. This includes the 

planting of trees native species rich 

hedgerows, the creation of grassland 

habitats for area of scrub/woodland 

edge type planting and biodiversity 

benefits. 

New large statue trees will be planted 

close to the entrance to the site.

Ecology

02 UNDERSTANDING THE PLACE: RESPONSE TO CONTEXT



Public Footpath (Polly Pegg’s Lane) that runs along part of the western site boundary Crab Tree Lane that borders the site
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The application includes a Flood Risk 

Assessment (FRA) and a sustainable 

urban drainage strategy. 

Design Response

i)  New housing would be  located away 

from the northern parts of the site 

that are within the floodplain.  

ii)  A sustainable urban drainage system 

(SuDS) will be implemented. This 

includes a drainage feature that will 

be used to collect and convey surface 

water from the development.

Water and Drainage

02 UNDERSTANDING THE PLACE: RESPONSE TO CONTEXT



29

Land to the rear of Derry’s Garden Centre,  Cossington DESIGN & ACCESS STATEMENT

A Transport Assessment has been 

prepared to assess the impact of the 

Proposed Development on the highway 

network. The main findings of the report 

are summarised below:

To the west of the site, the B1022 Main 

Street forms the main carriageway 

through the village of Cossington. Near 

the site, Main Street is governed by a 

30mph speed limit and has a footway 

on the eastern side of the carriageway. 

Abutting the southern site boundary is 

Humble Lane, a road running east-west 

between the settlements of Cossington 

and Ratcliffe-on-Wreake. Along the site 

Transport, Access & Movement

UNDERSTANDING THE PLACE: RESPONSE TO CONTEXT 02

Design Response

frontage Humble Lane is governed by a 

30mph speed limit. To the west Humble 

Lane becomes Back Lane, which is

residential in nature and extends 

westward to connect to Main Street.

There are good opportunities for 

pedestrian travel from the site, with good 

infrastructure provided on the desire lines 

into Cossington where there is a primary 

school, and to the north to Sileby where 

there are further amenities and facilities. 

There are good opportunities for public 

transport travel, with the site being 

within 300m walking distance of regular 

bus services along Main Street.

The development would be accessed 

by a new T-junction on Main Street. The 

junction has been the subject of a Stage 1 

Road Safety Audit. 

Land would be set aside as a pick-up and 

drop-off area for the expanded school 

when that comes forward, and that this 

land would be sensitively integrated into 

the layout.

The development would enable 

sustainable travel with measures built 

into the layout to accommodate

walking and cycling, and connections 

would be made to the existing off-site 

network. There would be an emergency 

access on Humble Lane that would provide 

pedestrian and cycle connectivity. 

A Travel Plan forms part of the application. 

It includes various measures to reduce 

single occupancy car travel, including the 

provision of travel packs to residents. It 

would be secured by condition and

forms part of the mitigation package.
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Responding to local character is an 

important part of place making.  The 

development will respond to examples of 

local vernacular and distinctiveness that 

can be found within Cossington, but at 

the same time will adopt modern design 

approaches to ensure that an attractive 

21st century development is created.

The Cossington Conservation Appraisal 

very helpfully explains the built 

characteristics of the older part of the 

village, and provides a good starting 

point for the design process. Whilst it is 

important that the detailed design of 

the new development does not deliver 

pastiche, the development should relate 

to its built and landscape context, to 

include, for example, the use of materials, 

colours and boundary treatments that 

are traditionally used in the village. The 

use of locally distinct and well-designed 

new homes would be a sympathetic and 

appropriate design response.

Local Character  

02 UNDERSTANDING THE PLACE: RESPONSE TO CONTEXT

Design examples from Cossington that can 
inform the detailed design
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02 UNDERSTANDING THE PLACE: RESPONSE TO CONTEXT

Local Character

The following design elements will be 

adopted.

i)  Following an organic, but coherent 

pattern of interconnected blocks, 

streets and routes that provide a 

legible environment and which 

provide the opportunity for feature 

spaces, key views and keynote 

buildings where streets converge and 

connect.

ii)  Creating a hierarchy of streets and 

routes that will be designed with 

different characteristics so as provide 

character and distinction. This would 

include a principal north-south 

route, called ‘The Street’, which 

would include street trees and grass 

verges, which takes design clues from 

Cossington’s Main Street. The use of 

a key feature space within the layout, 

which could be designed in the 

form of a small green would create 

a central focus for the development. 

Enclosed and fronted by new homes 

this replicates the space formed 

along Main Street at the junction with 

Platt’s Lane and Middlefield Road. The 

use of ‘Lanes’, that would be more 

minor in character, would lead off 

from ‘the street’, in a similar way  

to the street pattern in the village.

iii)  Streets and feature spaces to be well 

enclosed and surveyed by new homes 

with specific attention paid at corners 

and street connections with the use of 

windows, doors and active frontages.

iv)  Locating buildings close to the street 

edge, and with some set backs, 

with buildings actively facing the 

public realm, whether this is a grass 

verge, footway or carriageway. Using 

building designs that have a good 

sense of scale and proportion with the 

use of traditionally formed detached, 

semi-detached and terraced homes.

v)  Using a palette of building materials, 

boundary details, colours and 

textures that relate to distinctive local 

examples found within the older 

part of Cossington such as red brick, 

white render, grey slate roof tiles, and 

occasional use of local granite for 

detailing. 

vi)  The use of two storey buildings as the 

predominant theme with varying 

building heights to reflect the 

characteristics within Cossington. 

vii)  To provide a variety of private 

frontages, but with an emphasis on 

garden hedges, trees and planting 

and also the use of low walls.
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UNDERSTANDING THE PLACE: RESPONSE TO CONTEXT 02

Design examples from Cossington that 
can be used to inform the detailed design
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02 UNDERSTANDING THE PLACE: RESPONSE TO CONTEXT

Key Considerations
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Evolving the Draft Allocation

The draft allocation, and the area 

identified for housing on the Policies 

Map of the emerging Charnwood Local 

Plan, has been explored and developed 

through the design process to deliver an 

appropriate level of new development, 

and one that provides a positive design 

contribution to the character of of the 

village.  

The draft Local Plan notes that in relation 

to Cossington “development proposals 

should respond appropriately to the 

area’s sensitive context of the linear 

village and its landscape setting”

Key considerations that have needed 

to be addressed as part of the 

masterplanning process include, 

amongst other things, understanding 

how the site can be physically accessed 

(the local plan does not identify an 

access point), an appropriate landscape 

framework for the development (the 

local plan identifies a schematic area 

for “strategic landscaping”) and how the 

urban form and the pattern of homes, 

streets, and landscape can be integrated 

into the site. An understanding of 

these issues led to a series of draft 

masterplans that demonstrated that 

the site (and the remainder of the field) 

could be efficiently laid out in terms of 

development parcels, streets and green 

space such that a higher number of 

homes (e.g 70-180) could be successfully 

and sensitively accommodated. 

In addition, the opportunity that 

development brings in terms of providing 

for a future extension to the existing 

Charnwood Local Plan 2019-2036 (draft Policy LP3) 
HS66 Land rear of Derry’s Garden Centre for  
70 homes

primary school, which isn’t referred to in 

the policy, is both a logical and positive 

design response that has further shaped 

the masterplanning process.
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This has included specific strategies on: 

movement, connectivity and access, the 

potential school land; landscape, ecology; 

water and drainage; urban design and 

placemaking.

The following pages explore the principal 

components or the ‘building blocks’ 

of the masterplanning process. These 

gradually build up, layer by layer, into a 

series of design approaches for the site 

and, ultimately, a design concept.

The development proposals have been guided by an iterative design process.

03 DESIGN EVOLUTION

Evolution to Design Concept
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The site is comparatively flat and very 

gently slopes from the rail line back 

towards the edge of the village

Topography

DESIGN EVOLUTION 03

Existing Contours
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Landscape and Ecology

03 DESIGN EVOLUTION

The existing boundary features of hedgerows 

and tree can be used as framework in 

which to locate the new housing, These 

retained features can be appropriately 

accommodated within the site and 

strengthened as part of the landscape 

proposals . This includes the creation of new 

green space, and the planting of trees and 

hedges beside Crab Tree Lane and Humble 

Lane, and to the north near Derry’s Nursery 

and the watercourse.

The edge of the built development is 

designed with new broadleaved trees and 

hedgerows. As this establishes and matures 

it will help to ‘soften’ and filter views of 

new housing, and existing buildings on the 

edge of the village. This also provides a new 

wildlife corridor connecting with existing 

and new habitats near the watercourse and 

those on Humble Lane.

Existing Hedgerows, Trees and 
Vegetation

Structural Planting

Hedgerow Planting
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Water and Drainage

DESIGN EVOLUTION 03

The land to the north of the site that is 

located within the Floodplain is designed 

as a large area of natural green space, 

with new housing located away from the 

floodplain.

Hedgerow Planting

Potential SuDS Detention Basin 
and Swale

EA Floodplain
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Movement and Connectivity

03 DESIGN EVOLUTION

The principle of vehicular access into the development has 

included engagement with the Local Planning Authority. 

This has led to proposals for a new access junction from the 

Main Street, together with a secondary emergency access 

point from Humble Lane

Connectivity around the site and into the village is based 

upon a network of legible streets and paths. This includes 

direct and easily accessible pedestrian routes onto 

the existing Footpath (Polly Pegg’s Lane) and onto the 

Leicestershire Round.

Leicestershire Round
(Long Distance Recreational Route)

Existing Footpath

Crab Tree Lane

Proposed Vehicle Access Point

Proposed Secondary Emergency 
Access Point

The Street

The Lanes

Pedestrian/Cycle Access Point

Pedestrian/Cycle Routes that 
includes a circular route around the 
site for healthy active living



The development’s Green Infrastructure 

would be designed and managed so that it 

delivers long term benefits for biodiversity 

and recreation. 

A new area of community open space 

and play provision is located alongside 

the Public Footpath, the edge of the 

village, and the proposed Primary School 

extension. This would create an accessible 

area of play space for new and existing 

residents.

A central swathe of green space permeates 

through the layout and connects with a 

further area of green space around the 

edge of the development. This creates an 
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Green Infrastructure (GI)

DESIGN EVOLUTION 03

Existing Hedgerows, Trees and 
Vegetation to be Retained

Woodland, Hedgerow and Tree 
Planting

Greenspace and Habitat Creation

Equipped Play Area

Proposed SuDS

Development Parcels
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Development Parcels

03 DESIGN EVOLUTION

Proposed Development Parcels

Key feature spaces within the 
layout that will be designed with 
keynote buildings

Efficient and logical housing blocks to be 

created, based on east-west blocks off the 

principal north-south Street. The use of a 

connected and regular layout of blocks, 

streets and paths will provide a good sense 

of legibility and encourage opportunities 

for feature spaces and keynote building 

where streets converge.



43

Land to the rear of Derry’s Garden Centre,  Cossington DESIGN & ACCESS STATEMENT

DESIGN EVOLUTION 03
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The iterative Masterplanning process has 

brought together the preferred design 

strategies for the development’s use, 

amount, layout, scale, landscaping and 

appearance.  This is demonstrated in 

the Development Framework and the 

Indicative Layout.

The planning and design team have 

engaged with Charnwood Borough 

Council (CBC) through the pre-

application stage. This engagement 

has primarily focused upon the 

masterplanning of the site (and the 

field) and general design principles with 

draft masterplans being discussed with 

CBC, The Indicative Layout as presented 

within the DAS has developed through 

an iterative process which has included 

responding to the design comments from 

CBC. Recommendations from CBC, as 

summarised below, are reflected in the 

Development Framework Plan, Illustrative 

Layout and within the DAS.

• “The final layout should have an 
informal and loose edge where 

04 USE & AMOUNT
Introduction

Engagement

The iterative Masterplanning process has brought together the preferred design strategies.

it meets open countryside. This 
does not need to take the form of 
a landscape screen and should 
provide glimpses of buildings 
amongst groups of trees and 
greenery to reflect the current 
settlement edge. 

• There is a need to provide a focal 
point around the entrance to the 
site and the school area. A strong 
built frontage is preferred but in the 
absence of this strong landscaping 
could be used. 

•  The road layout used should be 
relatively loose and informal with 
winding, (perhaps unadopted), 
residential roads. If cul de sacs 
are used they should not be over 
engineered and should include 
landscaping. The secondary 
emergency access onto the rural 
Humble Lane needs to be carefully 
considered as it should be low key 

• There is a need to ensure that 
properties are suitably distanced 

from the railway due to potential 
noise issues. 

• Density, particularly to the eastern 
edge should be lower. There may be 
scope to increase this around the 
school and the entrance to the site if 
this creates a stronger urban form. 

• Building heights should generally be 
single or two storey given the edge 
of village location and the general 
character and context of the village. 

• Materials and architectural detailing 
for the house types should pick up 
on the conservation area features 
where possible as this provides an 
identity for the village. 

• Connectivity through to the village 
is important and the pedestrian 
link through to Homestead Close 
is important. Smaller open spaces 
around these entrance points would 
further integrate the scheme. 

• The footpath that runs along the 
west of the site is currently rural in 
aspect. There is a need to retain this 
connectivity but to also replicate its 
rural character. This may necessitate 
diverting it to run along the eastern 
edge or replicating a route here. A 
network of informal routes through 
the green infrastructure of the site 
should be retained in the final 
version masterplan. 

• A landscape design concept that 
uses groups of trees and small 
incidental spaces rather than relies 
on a more formal landscape scheme 
ie planted boulevards would work 
best in this edge of village location. 
Key structural elements of the green 
space network are the area to the 
north (flood constrained area) which 
has ecological potential, a soft edge 
to the east which also provides 
noise mitigation, entrance spaces to 
enhance vehicular and pedestrian 
access points and a play area close 
to the school.”
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Site Boundary     9.7ha 

Residential Development   4.3ha 
[130 dwellings @ 30 dph]

Primary Access Route

Pick-Up/Drop-Off Area for School

Potential Land for School Expansion 0.6ha

Existing Vegetation

Existing Watercourse

New Structural Planting

Areas of Open Space and Habitat Creation

Green Verges with Street Trees

Recreational Routes through Open Space 
and Woodland Edge

Potential Play Area

Drainage Basin

Flood Storage Compensation Areas

Please note: the Indicative Layout illustrates how the detailed 
layout of plots, buildings, streets, routes and green space could 
come forward based upon the Framework Plan. Rather than 
specifically showing 130 houses - which is a matter for the detailed 
stage - the buildings shown represent the design approaches 
envisaged in terms of frontages and building edges.
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Indicative Layout

Residential Development: 4.3Ha
[130 dwellings]

Site Boundary

Secondary Emergency Access

Potential Land for School        
Expansion: 0.6Ha

Existing Vegetation

Existing Public Right of Way
(Footpath could potentially be realigned within 
the layout or around the eastern landscape 
perimeter as part of the future school design)

Leicestershire Round
(long distance recreational route)

Existing Public Footpath

Existing Watercourse

New Structural Planting

Areas of Open Space and Habitat 
Creation

Green Verges with Street Trees

Recreational Routes through Open 
Space and Woodland Edge

Primary Access Route 
(The Street)

Pick-Up/Drop-Off Area for School

Play Area

N.T.S

N

NB: The Indicative Layout 
illustrates how the detailed 
layout of streets and buildings 
could come forward. Rather than 
showing 130 houses - which is 
matter for the detailed stage - the 
buildings shown represent the 
housing blocks and an indication 
of the design approaches 
envisaged.
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04 USE & AMOUNT

The development provides for up to 130 

houses with associated streets, private 

gardens and parking space. 

Housing will be set within an attractive 

network of connected pedestrian friendly 

streets and greenspace to create a high 

quality residential environment. 

The detailed street layout of adopted 

roads will need to take into account the 

Leicestershire Highway Design Guide. 

Additionally, parking provision per house 

type will follow the guidance set out by 

the Local Planning Authority.

The exact housing mix will be determined 

at the detailed stage, but it is expected 

to include a broad range of  house types 

from 1 to 5 bedroom properties. The 

intention is that the mix will allow for 

first time buyer homes, family housing 

and homes for retirement living. Plot 

designs will vary and will include some 

linked (terrace) properties, together with 

semi-detached and detached homes. 

The development will also include the 

provision of affordable housing.

The average density for housing blocks 

will be around 30 dwellings per hectare 

and buildings will be no more than 

2 storey in height. There should be 

some variation in densities with higher 

densities -albeit they would not be that 

high- located along The Street where 

there are linked dwellings. Lower density 

housing arrangements should be located 

on the eastern edges of the layout. 

Housing  
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USE & AMOUNT 04

The development reserves land of 0.6ha 

alongside the village Primary School. 

This would form a sizable extension to 

the existing school site. This new land, 

which might include new playing fields 

or school buildings, would be designed 

by Leicestershire County Council. This 

would have regard to the existing 

settlement edge, the Footpath, and the 

new development.

The development proposals, as shown 

illustratively by the Indicative Layout, 

identify this land together with the 

provision for vehicular access and drop-

off parking, together with pedestrian 

connectivity around the school to create 

a safe and accessible environment.

Primary School Extension
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The development’s Green Infrastructure 

(GI) is based upon delivering functional 

well designed green spaces that enhance 

biodiversity for the new community and 

provide play and recreational benefits. 

Green Infrastructure, in the form planting 

and areas of green space is proposed. This 

will deliver a sensitive and appropriate 

design solution that will minimise 

impacts upon landscape character and 

visual amenity. It also provides long term 

environmental benefits for ecology and 

nature conservation and for health and 

well being.

The development includes the planting 

of broadleaved trees, species rich 

hedgerows and the creation of varied 

grassland areas. 

The scheme also includes drainage 

features and areas of accessible green 

space, street trees, paths and play space 

for recreation. This includes an area of 

open space with an equipped children’s 

play area, close to the proposed school 

extension and the local Footpath. 

Green Infrastructure (GI)

04 USE & AMOUNT
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USE & AMOUNT 04
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The arrangement and the design of streets is one of the underlying elements of placemaking and the creation of attractive places. 

• To create a series of ‘street types’  
that have different functions and 
design characteristics. This will 
deliver changes in character across 
the layout. This comprises ‘The Street’ 
which will be the principal route 
that will run north-south through 
the layout, and will reflect the design 
characteristics of Cossington’s Main 
Street. A series of lower order tertiary 
east-west streets in the form of 
‘Lanes’ will converge with ‘The Street’. 
Other street types will include ‘Mews’ 
arrangements.

• To ensure that streets are safe, direct 
and well connected to deliver a 
legible environment.

• To establish an active and animated 
street frontage and public realm 
that is well overlooked by the 
new residents with frontages and 
windows and doors providing a 
positive and active edge.

• To ensure that all users (pedestrians, 
cyclists, car users) can move safely, 
and calmly through the layout with 
particular emphasis on non-car-users 
and less mobile people.

Introduction

The key design principles that are expected to be adopted through the detailed stage, 

are the following: 

05 PLACEMAKING:
LAYOUT: THE FRAMEWORK OF STREETS

• To reduce vehicle speed within 
the layout by using frequent street 
intersections, changes in surfaces, 
the use of street trees and street 
furniture, feature spaces and shared 
surfaces.

• To provide a safe means of vehicular  
access into the development for all 

users.
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Indicative Street Pattern 
and Key Spaces

Site Boundary

The Street

Lanes

Existing Public Right of Way

New Recreational Routes

Feature Space

Mews

Feature Spaces

Arrival/Feature Space

Drop off Space

Key Area of Open Space

To provide identity and to aid legibility 

and distinctiveness the layout includes 

an arrival/feature space as The Street 

enters the development from Main 

Street; a ‘circular’ open space area near 

the proposed school land which will 

provide a community focus; a key space  

in the core of the layout; and a feature 

space near Bennett’s Lane/Humble Lane.
N.T.S

N
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The Street would be based on the 

following key design principles:

• This will function as the principal 
higher order street providing access 
into the development from Main 
Street;

• As a “gateway” into the development 
it requires  an attractive street 
character, building arrangement and 
landscape treatment; 

• To reinforce the route as being the 
primary street than other routes it 
will be more formal in character, 
include more feature spaces and 
keynote buildings and will include 
the use of street trees and grass 
verges.

• It will include a range of dwelling 
types including linked terrace 
dwellings, semi-detached and some 
detached properties;

• It is expected to be the highest 
-albeit it will not be particularly high 
- density street within the layout and 
is likely to accommodate 2 storey 
linked dwellings with smaller front 
gardens.

THE STREET

05 PLACEMAKING: LAYOUT: THE FRAMEWORK OF STREETS



Keynote buildings Tree plantingIntersecting green corridor Street

Indicative sketch
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PLACEMAKING: LAYOUT: THE FRAMEWORK OF STREETS 05
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Lanes will be based on the following key 

principles:

• The most minor routes and streets 
within the development;

• Lanes will form tertiary streets 
connecting with The Street and 
are typically located next to areas 
of greenspace or on the edges of 
the layout, near Humble Lane for 
example;

• There is the opportunity for some 
well designed ‘shared surfaces’ i.e. a 
combined carriageway-footway for 
all, with scope for changes in street 
and carriageway materials;

• In some places it is expected that 

LANES

Lanes are likely to converge into 
private driveways and private roads;

• Parking is expected to be on private 
driveways and garages to the side or 
rear of dwelling;

• Building arrangements are expected 
to be more informal in character 
with deeper frontages and larger 
plots, particulalry on the edges of 
development.

05 PLACEMAKING: LAYOUT: THE FRAMEWORK OF STREETS



Keynote buildings Public open spaceLane
Dwellings overlook public open space 
providing natural surveillance
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PLACEMAKING: LAYOUT: THE FRAMEWORK OF STREETS 05

Indicative sketch
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05 PLACEMAKING: LAYOUT: THE FRAMEWORK OF STREETS

The Mews should be based on the 

following key design principles:

• A tertiary level of routes to help 
subdivide a larger housing block;

• They should be designed as a shared 
surface allowing pedestrian and 
vehicle access, parking and play;

• Parking bays and access to garages 
and private drives;

• Dwellings are likely to be closer to 
the street with limited frontages, but 

MEWS

designed to ensure the street is well-
surveyed. the design should clearly 
establish where parking is possible;

• Boundary walls, streets trees, surface 
materials, street trees and the use 
of play features can all be designed 
to create an attractive community 
space and social interaction.

• Careful and well defined 
demarcation of private and public 
space is essential.



Keynote buildings Shared surface Dwellings fronting on to space to 
provide natural surveillance 

Indicative sketch 
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PLACEMAKING: LAYOUT: THE FRAMEWORK OF STREETS 05



The development will include a range 

of parking solutions. The aim is to locate 

vehicles so that they do not dominate 

the streetscene, but at the same time 

ensure that residents and users have 

easy access to their vehicles,.

Careful detailing in terms of the 

building line, plot design and landscape 

treatment, will help to integrate vehicles 

into the layout.

Parking spaces per house type will 

be based on current Local Authority 

standards, with allowance, as 

appropriate, for visitor parking. 

Parking

05 PLACEMAKING: LAYOUT: THE FRAMEWORK OF STREETS
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The development will calm vehicle 

speed by using best practice design 

approaches, that encourage drivers to 

drive with caution and care. It is expected 

that some of the following methods 

would be adopted:

• Locating buildings so that they are 
close to the street edge; 

• The use of some tight junction and 
corner radiuses;

• The introduction of feature spaces;

• Changes in carriageway and footway 
surfaces; 

• The narrowing of the carriageway or 
the street to create ‘pinch points’;

Calming Traffic

• The removal of traditional kerbs and 
the use of shared surfaces.

• Restricting forward visibility by the 
arrangement of the building line and 
street pattern; and

• The use of well placed street trees or 
street furniture.

PLACEMAKING: LAYOUT: THE FRAMEWORK OF STREETS 05
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The design principles that are expected 

to be adopted at the detailed stage, for 

housing block and plot design are the 

following: 

• To arrange buildings, so that they 
enclose and overlook the public 
realm (streets and green space);

• To ensure that housing blocks are 
practical and efficient in their form 
and arrangement.

Introduction

• Design solutions that provide 
attractive plot designs that 
accommodate space for on-parking, 
cycle storage, refuse and recycling 
and private gardens for heath and 
well-being. Seeking, wherever 
practicable, to maximise solar gain 
and light penetration through 
building orientation;

• To ensure that plots and buildings 
are safe and secure, with 
opportunities for crime designed out 
at the outset through the layout and 
through the design of new homes; 

• To draw reference from local 
character in terms of building 
form and scale and the use of local 
materials, details and colours; and

• To use “closed blocks” as the 
preferred approach, as this will allow 
for secure private rear gardens. 

06 PLACEMAKING:
LAYOUT: THE ARRANGEMENTS OF BLOCKS, 
PLOTS AND BUILDINGS
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PLACEMAKING: LAYOUT: THE ARRANGEMENTS OF BLOCKS, PLOTS AND BUILDINGS 06

Plot design will be based on delivering 

efficient and practical plot depths 

and widths.  The detailed design will 

be further guided by the scale and 

form of buildings i.e. whether it’s a 

detached or terrace house, and by the 

parking arrangement for that dwelling. 

Buildings will be at the front of the plot 

to encourage active well surveyed streets 

and a good sense of enclosure. 

Appropriate space will be needed for 

private gardens as well as space for refuse 

and recycling, cycle storage and on plot 

parking (if applicable).

Privacy is required for residents and 

this should be carefully balanced with 

the need for visual outlook onto the 

public realm. Private frontages will vary 

depending on street type, but there 

should be an emphasis on the use of 

garden trees, native shrubs and hedges 

and some occasional use of low walls and 

railings. Higher boundary walls should 

be used where the side of plots face the 

streets.

Plot Design and Frontages
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Scale is a reserved matter. However, the 

scale of the development in terms of the 

height and mass of buildings responds to 

the landscape characteristics of the site 

and the surrounding existing buildings. 

The design principles for scale are as 

follows:

• It is expected that buildings heights 
will vary to provide variety in the 
roofline. Housing will be no more 
than 2 storey in height (appox 8.5-
10m) to reflect the characteristics in 
Cossington.

• The detailed design will need to 
consider the scale and height of 
buildings in relation to neighbouring 
plots, nearby properties on the edge 
of Cossington and existing landscape 
habitats.

Scale
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To provide character a series of Feature 

Spaces will be introduced. These will be 

designed where streets interconnect, 

which is a common placemaking 

method.

Depending on the type of space being 

created the street form would be 

widened slightly with attractive well-

designed buildings grouped together 

to form enclosed squares. Changes in 

carriageway and street surfacing, the 

use of streets trees and greenspace, and 

keynote buildings can all help to create 

memorable spaces.

An arrival/feature space will be created as 

The Street enters the built development 

from Main Street, whilst further key areas 

Reducing crime, preventing crime and 

community safety are the essential 

elements of safer places. 

Whilst these are matters for the detailed 

stage, the following are some of the main 

principles that will be embraced by the 

development. 

• The detailed layout will be 
designed so that it avoids easy 
opportunities for crime and anti-
social behaviour.

• The place should have a well 
defined movement framework, 
with direct and clear routes for all. 
Routes should be active and well lit.

• Buildings should have a ‘defensible 
space’ with a clearly defined 
boundary between private and 
public space. 

• All public spaces should be 
purposeful, welcoming and 
attractive. Active greenspaces for 
play should be well overlooked and 
should be ‘open’ in their design 

Feature Spaces

Safety and Security: 
Crime Prevention

PLACEMAKING: LAYOUT: THE ARRANGEMENTS OF BLOCKS, PLOTS AND BUILDINGS 06

to provide identity and distinctiveness 

include the ‘circular’ open space area 

near the proposed school land, and the 

area to the south near Bennett’s Lane/

Humble Lane

with clear sightlines and good 
visibility.

• Encouraging ‘community 
ownership’ of feature spaces, 
shared surfaces, street furniture, 
and landscape design.

• Ensuring that homes are secure, 
with a particular focus on the 
design of windows, doors, gates 
and rear fences. 
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07 PLACEMAKING:
APPEARANCE

The intention of the DAS is not to be prescriptive in terms of the development’s architecture, but to provide some guiding principles on the 
development’s appearance. 

The DAS provides a framework of urban 

design principles and an Indicative 

Layout. This will assist the reserved 

matters applications of creating a quality 

place with an attractive appearance.

Buildings should be based on simplicity 

in their form and a good sense of scale 

and proportion. 

Whilst responding to local character and 

vernacular would be adopted, modern 

interpretation of local character is 

expected.

Quality materials for buildings, private 

frontages and the public realm is 

expected to be used and this will help to 

enrich the place. 

At this outline design stage, the following 

images convey an indication of the likely 

appearance in terms of forms and styles, 

materials, textures and colours of the 

development.

Introduction
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PLACEMAKING: APPEARANCE 07
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08 PLACEMAKING:
LANDSCAPE

The development’s Green Infrastructure (GI) will provide landscape, biodiversity, sustainability and recreational benefits for the local community. 

TheThe detailed landscape design, to

include the selection of species, would

be developed through reserved matters

applications. detailed landscape design, 

to

include the selection of species, would

be developed through reserved matters

applications.

Engagement with Charnwood 

Borough Council will ensure there is 

an appropriate mechanism in place 

that covers the long-term maintenance 

and management of the GI. This can be 

secured, as part of a suitably worded 

planning condition.

Introduction



69

Land to the rear of Derry’s Garden Centre,  Cossington DESIGN & ACCESS STATEMENT

PLACEMAKING: LANDSCAPE 08



70

DESIGN & ACCESS STATEMENT Land to the rear of Derry’s Garden Centre,  Cossington

08 PLACEMAKING: LANDSCAPE
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PLACEMAKING: LANDSCAPE 08
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