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Background to Mulberry Land and the site 

Mulberry Land has significant experience and expertise in promoting strategic land for both residential and 

employment development. Within the Mulberry Group the respective Homes and Developments teams deliver 

around 300 homes each year and have built over 3m sq.ft of Warehousing and Logistics space over the last 

18 months.  

Mulberry Land has an interest in land north of Syston Road, Cossington. The site is 17 hectares and is in a 

sustainable location for employment development. It should therefore be allocated as employment land in the 

Local Plan. Access can be provided into the site from the large roundabout on Syston Road, directly to the 

south of the site. This would provide excellent connectivity to the strategic road network. 

The site currently comprises agricultural and associated farm buildings, bounded by Syston Road to the south, 

Humble Lane to the north and a railway line forming the western boundary to the site. A mature hedgerow 

marks the eastern boundary of the site. The land is not subject to any significant constraints and is available 

immediately for employment related development. There are no ransom strips affecting the site. 

The site is located immediately to the northwest of an existing successful employment site, Charnwood Edge 

Business Park, which accommodates a range of commercial occupiers. Cossington is located a short distance 

to the west, with Sileby to the north providing a range of local services and facilities, including a railway station 

and local workforce. The location of the site is shown in the extract below: 

 

Figure 1: Land north of Syston Road, Cossington 



                 

Tetra Tech Environment Planning Transport Limited. Registered in England number: 03050297 

              
            

 

 

In terms of the wider context, the site is in very close proximity to the A46, which is identified as an important 

transport corridor running through the Midlands and therefore the site represents a key location for logistics 

operations. It is anticipated that this site would be particularly suitable for mid-sized logistics uses given its 

location and market demand. The site could however also be configured to accommodate large scale logistics 

uses given the size, flat topography of the land and the regular shape of the site.  Included in Appendix 1 are 

two option indicative masterplans for the site – Option 1 showing the potential to accommodate up to five 

logistics/warehouse units (ranging from 87,000sqft up to 134,000sqft) on the site, and the other Option 2 

showing one large logistics/warehouse unit (532,000sqft) and two smaller units (55,500sqft each). These 

illustrative masterplans demonstrate how the development could be accommodated, the lack of physical 

constraints and the deliverability of the site access.  

It is also relevant to note that the land north of Syston Road forms part of a wider opportunity for strategic 

growth to the southeast of Sileby, being promoted for approximately 1,300 new homes and 10 ha of 

employment land (Phase 1 of which was assessed in the 2020 SHELAA as site PSH493 (Land off Ratcliffe 

Road)). The promotion of the wider site has previously envisaged the land north of Syston Road forming Phase 

2 of the wider opportunity, delivering employment land and a new southern access from the existing 

roundabout. However, given this land parcel is unconstrained and available for development, it is capable of 

coming forward immediately for development to help meet Charnwood’s identified employment needs and 

known occupier demands. 

Issue 1 – Whether the Council has complied with the Duty to Cooperate in the preparation of the Plan 

Duty to Cooperate and Unmet Need 

We wish to raise concerns on whether the local authority has complied with its duty to cooperate in accordance 

with the requirements of the NPPF and the Planning Practice Guidance. This relates to the progression, 

approach and ultimately the content of the draft Local Plan. Our concern stems from the draft Local Plan’s 

position in regard to meeting identified employment land need, and the approach taken at Policy DS2 which 

in effect defers planning for the full identified need within the Leicestershire Functional Economic Market Area 

(FEMA). 

Paragraphs 24 to 27 of the NPPF sets out local planning authority’s obligations in their duty to cooperate, with 

paragraph 26 in particular highlighting that  

“Effective and on-going joint working between strategic policy-making authorities and relevant 

bodies is integral to the production of a positively prepared and justified strategy”. (Our emphasis).  

In turn, paragraph 35 (c) in respect to the examination of local plans identifies that plans need to be ‘effective’, 

as one of the four key tests of soundness. It subsequently elaborates that in order to be found sound, plans 

need to be; 
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“…based on effective joint working on cross-boundary strategic matters that have been dealt with 

rather than deferred, as evidenced by the statement of common ground”. (Our emphasis). 

It is our view that the above requirements are not currently being met. 

Leicester City Council within their draft Local Plan have identified a need for some 67 ha of employment land 

in Leicester, with only 44ha of land being provided for within the Plan as a result of the authority being unable 

to meet the full evidenced demand within their administrative area. As a consequence, an unmet need for 

some 23 ha of employment land has been identified as being required within the wider FEMA, which includes 

Charnwood Borough, in the period up to 2036. The draft Charnwood Local Plan’s policies at DS1, DS2 and 

DS4 set out the authority area’s employment land strategy and allocations. These policies have been based 

upon now outdated evidence from the Employment Land Review (ELR) 2018, which does not account for this 

unmet need within the FEMA and which therefore remains to be positively planned for. 

It is noted that the Council are actively engaged in cross boundary working with their partner authorities to 

establish an up-to-date evidence base in respect to employment need and a strategy for the apportionment of 

this need. This is recently confirmed in the Council’s response [EXAM1A] to the Inspector’s Preliminary Matters 

Letter [EXAM1]. see Appendix B Statement of Common Ground on Housing and Employment Need (SCG1) 

which identifies that the Council are progressing with a Housing and Economic Needs Assessment (HENA) 

and Sustainability Appraisal to inform the apportioning of Leicester’s unmet need to 2036, with these reports 

to be completed by May 2022. These will be used to inform a Statement of Common Ground to define the 

apportioning of Leicester’s unmet need to 2036. 

As far as we are aware these documents have not been completed and they have not been uploaded onto the 

Council’s Examination webpage. The closing date for submission of Hearing Statements is the 6th of June. 

This means that participants in the Hearing sessions will not have had the opportunity to review or comment 

on these documents, which goes to the heart of the duty to cooperate and the policies most affected by it, as 

set out below.    

The draft Local Plan through Policy DS2 introduces a mechanism for the Plan to be reviewed, and if necessary 

updated once a Statement of Common Ground is agreed by all the Leicestershire partner authorities to 

address meeting the unmet employment need. However, this approach is not ‘effectively’ satisfying the 

authority’s duty to cooperate requirements as required by the NPPF, in that known cross boundary issues for 

the plan’s sound formulation are not being addressed in the current draft. The apportionment of unmet need 

is a key element of the duty to cooperate across the eight Leicestershire authorities, which is not provided for 

in the Plan’s policies. 

Notwithstanding the objection regarding the approach taken in the draft Local Plan for an early review enacted 

through draft Policy DS2, the timescales through which any updated policies would come into effect is cause 

for concern. The draft policy would require for a review of the Local Plan within 6 months of the agreement by 

all partners of a Statement of Common Ground, following which if an update was triggered this would be 
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commenced within 12 months, and subsequently a Plan Update submitted to the Planning Inspectorate within 

a further 36 months. Conservatively, and assuming a Statement of Common Ground can be agreed, the 

process would take 4.5 years, with further time required to complete the examination process. The timescales 

identified in the draft policy are far too long to effectively plan for employment land provision given the known 

shortfall in planned for provision.  

Whilst the Planning Practice Guidance at paragraph 062 (ID:61-062-20190315) indicates that there may be 

occasions where significant changes in circumstances could call for an early review sooner than the statutory 

minimum period of 5 years, in the case of the Charnwood Local Plan, the issue of unmet needs within the 

FEMA is not an unforeseen and significant change, but fundamental issues which the Council are aware of 

prior to the Plan being finalised. 

In the absence of a change in approach for the draft Local Plan to appropriately address the apportionment of 

unmet employment land need within the FEMA, appropriate provision should be made within the Council’s 

employment land policies (DS1, DS4 and E1) to enable further appropriate sites to come forward to satisfy the 

need. The Council’s employment policies and the associated employment land allocations should not prejudice 

windfall sites coming forward given the unaccounted for need for employment land within the FEMA. To do so 

would stifle the economic potential within the sub-region. 

The make-up of the employment land allocations identified by Policy DS4 which places a high reliance on a 

relatively small number of sites coming forward and tied to the delivery of the Sustainable Urban Extension, 

further point to the need for the Plan to provide greater flexibility at the outset if the shortfall in employment 

land is not being positively planned for. 

A further failing in the authority’s duty to cooperate relates to the absence in the Plan for specific provision for 

strategic warehousing and distribution needs, and the identified need within the FEMA. The Leicester & 

Leicestershire Authorities - Statement of Common Ground relating to Strategic Warehousing & Logistics Need 

(September 2021) at paragraph 3.4 identifies a shortfall in provision for large warehousing and logistics 

floorspace of 301,293 sqm at non-rail served sites to 2041. The Statement goes on to state at paragraph 3.10; 

 “The authorities will collaborate to ensure the remaining 301,293 sqm is appropriately planned for.” 

Specific account needs to be made within the Plan through Policies DS2 and DS4 to address the strategic 

warehousing and distribution needs of the area. This remains an identified cross border issue which in the 

current draft Local Plan is insufficiently planned for. 

In summary, the approach taken in not fully addressing employment land need within the Local Plan, (including 

the specific need for strategic Warehousing and Logistics floorspace) is fundamentally at odds with the NPPF’s 

duty to cooperate and tests of soundness in its requirements for effective joint working on cross boundary 

issues and to deal with strategic matters rather than to defer them. 

Requirement for a Statement of Common Ground 
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The NPPF’s duty to cooperate requirements call for a statement of common ground to establish how cross 

boundary strategic matters will be dealt with. Whilst it is accepted that ongoing dialogue has been undertaken 

between the partner authorities within Leicestershire which together form the FEMA, a solution to the identified 

shortfall in employment land through the apportioning of the demand across the market area has not been 

reached, (as confirmed at Paragraph 2.63 of the draft local Plan). In not positively planning for the full identified 

employment need within the current draft Local Plan, the local authority is not currently meeting the 

requirements of paragraph 26 and 27 of the NPPF to “effectively” address a known issue for the formulation 

of the Plan, and in not being in a position to set out a comprehensive strategy within a statement of Common 

Ground. In turn the test of soundness at paragraph 35 (c) cannot at this stage be considered as being met. 

Issue 2 - Whether the Plan has been informed by a Sustainability Appraisal 

As confirmed by the Council’s response [EXAM1A] to the Inspector’s Preliminary Matters Letter, the Council 

have commissioned a further Sustainably Appraisal which was scheduled to be completed in May 2022. The 

latest Sustainability Appraisal is described in the Council’s response as a key piece of evidence that will inform 

the Statement of Common Ground apportioning Leicester’s unmet need to 2036. 

The draft Local Plan in its current form has been informed by a Sustainability Appraisal undertaken in May 

2021 which has provided account for testing reasonable alternative scenarios to meet Charnwood’s 

employment land needs. This appraisal is identified as primarily being based on the conclusions of the 

Charnwood Employment Land Review (March 2018) and the Leicester and Leicestershire Housing and 

Economic Development Needs assessment (2017). The Sustainability Appraisal does not consider the 

evidenced employment need established within the ‘Warehousing and Logistics in Leicester and 

Leicestershire: Managing Growth and Change’ report (EB/EMP/3) produced in 2022 and does not consider 

reasonable alternatives for Charnwood accommodating an apportioned part of Leicester’s unmet housing and 

employment need. As such, we are of the view that the Sustainability Appraisal on which the draft Local Plan 

has relied upon is outdated. The latest Sustainability Appraisal which is currently not completed or available 

for public viewing needs to be considered, with account provided for the unmet need within the FEMA. Until 

this has been completed, the Plan cannot be considered to have been robustly tested against alternative 

reasonable scenarios. 

Issue 3 – Whether the Plan has been prepared in compliance with other legal requirements. 

The Matters, Issues and Questions raised by the Inspector at paragraph 1.21 queries whether any adjustments 

to the Plan period are necessary for consistency with the NPPF’s provision that strategic policies should look 

ahead for a minimum period of 15 years from adoption.  

We would highlight that the approach taken in the draft Local Plan through Policy DS2 for an early review of 

the Plan, to respond to the apportionment of unmet housing and employment need once agreed by the 

Leicestershire authorities, fails to meet the requirements of paragraph 22 of the NPPF which requires strategic 

polices to look ahead over a minimum 15 year period from adoption. In not positively planning for the full 
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evidenced housing and employment need within the FEMA, the Plan’s policies at the outset are failing to meet 

this requirement.  
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APPENDIX 1 – ILLUSTRATIVE MASTERPLAN OPTIONS FOR DELIVERING 

LOGISTICS/WAREHOUSING SCHEME FOR LAND NORTH OF SYSTEN ROAD, COSSINGTON 
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Areas Schedule (note office GIA includes Hubs) Parking and docks - figures quoted are minimum, plots may allow additional.

Plot No. Warehouse
GIA SQFT

Warehouse
GIA SQM

Offices GIA
SQFT

Offices GIA
SQM

Total GIA
SQFT

Total GIA
SQM

Car Parking
@1/150sqm HGV Parking Docks Level

Access cycles PTW's

1 125000 11613 9000 836 134000 12449 83 29 13 2 31 5

2 90500 8408 6000 557 96500 8965 60 21 9 2 22 5

3 100000 9290 6000 557 106000 9848 66 23 10 2 25 5

4 81000 7525 6000 557 87000 8082 54 19 8 2 20 5

5 86500 8036 6000 557 92500 8593 57 20 9 2 21 5

Total 483000 44872 33000 3066 516000 47938 320 112 48 10 120 25

redline demise
17.04ha / 42.10ac

+55 existing

+60 existing

+65 existing

+57 approx
Proposed plateau

+60
existing

+65
existing

55000

55000

Unit 1

Warehouse 125,000sqft

Office 2 Sty 9,000sqft

total
134,000sqft

55m yard

2 storey office
85 car parking inc 5% accessible

Unit 2

Warehouse 90,500sqft

Office 2 Sty 6,000sqft

total
96,500sqft

Unit 4

Warehouse 81,000sqft

Office 2 Sty 6,000sqft

total
87,000sqft

55m yard

Unit 3

Warehouse 100,000sqft

Office 2 Sty 6,000sqft

total
106,500sqft

55000

Unit 5

Warehouse 86,500sqft

Office 2 Sty 6,000sqft

total
92,500sqft60 car parking inc 5% accessible

66 car parking inc 5% accessible
54 car parking inc 5% accessible

57 car parking inc 5% accessible

potential link through
for cycles, pedestrians,
bus route

potential access via
roundabout enhancement

landscaped
buffer

landscaped buffer

landscaped buffer

2 storey office

2 storey office

2 storey office

2 storey office

55m yard

55m yard

55m yard

amenity

amenity

amenity

amenity

amenity
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Areas Schedule (note office GIA includes Hubs) Parking and docks - figures quoted are minimum, plots may allow additional.

Plot No. Warehouse
GIA SQFT

Warehouse
GIA SQM

Offices GIA
SQFT

Offices GIA
SQM

Total GIA
SQFT

Total GIA
SQM

Car Parking
@1/150sqm HGV Parking Docks Level

Access cycles PTW's

1 505000 46916 27000 2508 532000 49424 330 110 50 2 120 17

2 50500 4692 5000 465 55500 5156 34 12 5 2 13 2

2 50500 4692 5000 465 55500 5156 34 12 5 2 13 2

Total 606000 56299 37000 3437 643000 59736 399 133 60 6 146 20

redline demise
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+55 existing

+60 existing

+65 existing
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Proposed plateau
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existing
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existing

55m yard

potential link through
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potential access via
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landscaped
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55000

2 storey office

2 storey office

35 car parking

35 car parking
10000

Unit 1

Warehouse 505,000sqft

Office 2 Sty 27,000sqft

total
532,000sqft

Unit 3

Warehouse 50,500sqft

Office 2 Sty 5,000sqft

total
55,500sqft

Unit 2

Warehouse 50,500sqft

Office 2 Sty 5,000sqft

total
55,500sqft

55000

3 storey office

2 sty hub

amenity space

77 trailer spaces

24 trailer spaces

330 car spaces inc 5% accessible

9 trailer spaces
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