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Matter 6 – Urban Area Policies, Site Selection, 
Sustainable Urban Extensions and Housing Site 
Allocations 

Issue 1 – Whether the Urban Area Policies are justified and will 
be effective in meeting development needs? 

1.1. Policy LUC1 sets out the overall strategy of the plan relating to the Loughborough Urban 
Centre, cross referenced to the housing allocations proposed in Policy DS3 and the 
aspirations to protect and enhance the Charnwood Forest and River Soar in accordance 
with Policy EV6. 

1.2. In our response to Matters 2 and 4, we have set out our concerns that the proposed 
distribution of new housing sites set out in Policy DS3 does not reflect the settlement 
hierarchy and the role of Loughborough as the main urban centre and the most sustainable 
location for future growth.   

1.3. In that respect, the urban area policies will not be effective in meeting development needs 
in the most sustainable way.  The scale of development directed towards Shepshed is not 
properly justified and there are more sustainable opportunities for growth on the edge of 
Loughborough, including land to the south of Watermead Way.  As we have highlighted in 
our response on other Matters, the greatest affordable housing need is in Loughborough 
and the strategy for the urban areas and the distribution of development does not meet 
these needs.  By way of context, Plan 1 below shows how the land south of Watermead Way 
relates well to the separate site allocations included in the plan.   

Plan 1: Relationship of Land off Watermead Way with Local Plan Allocations 
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Issue 2 – The Site Selection Process 

1.4. The approach to the site selection process is set out in the Sustainability Appraisal (SD/5) 
and the Development and Site Selection Topic Paper (TP/2).  It is considered that the 
approach to site selection of sites on the south and south-western edge of Loughborough 
has failed to consider the opportunity for a more strategic approach to growth in this 
location, including land in our client's control that could deliver important wider benefits in 
terms of biodiversity and recreational access to the Charnwood Forest.  The piecemeal 
approach to growth on the south-western edge of Loughborough fails to deliver the 
Government's aspirations to build beautiful as set out in the NPPF.  It would appear that in 
framing the plan's spatial strategy, the Council has been unduly influenced by local 
sensitivities to development south-west of the town.  As a result, whilst the plan makes 
provision for growth in the area, opportunities to secure a suite of significant benefits 
through a more comprehensive strategy incorporating land in the control of our clients 
have been missed. 

1.5. We have set out through or submissions to both the Regulation 18 and 19 consultations the 
unique opportunity presented by the land in the ownership of the Helen Jean Cope Charity 
to deliver a range of benefits alongside the provision on additional housing to meet the 
Council's housing requirements in one of the most sustainable locations for growth.  The 
Charity's Charitable status allows it to secure the future of land adjoining The Outwoods in 
the long term, gifting it to the town.  This continues the Charity's previous gifting of part of 
The Outwoods and also Jubilee Wood to the town. Over the last 21 years the charity has 
provided over £5million to assist schools, village halls, churches, playgroups, art festivals, 
and all manner of groups catering for the needs of young, the old, the disabled, the 
homeless and the sick.  Appendix 1 includes a letter from the Charity setting out its 
commitment to delivering the significant benefits associated with the development 
opportunity. 

1.6. As we have outlined in our response on other Matters, we are concerned that the 
Sustainability Appraisal process failed to properly consider relevant evidence on sites 
presented as part of the submissions in response to the Regulation 18 consultation.  A suite 
of supporting technical documents were submitted in relation to the land south of 
Watermead Way, including an assessment of landscape impacts.  This does not appear to 
have been taken into account in the assessments. 

1.7. The Sustainability Appraisal does not properly appraise a reasonable option of a more 
comprehensive and coordinated development to the south-west of Loughborough that 
would secure important benefits that will not be delivered by the allocations made in the 
plan.  These benefits include the opportunity for significant biodiversity net gain that could 
assist other sites in meeting their biodiversity net gain obligations.  There is also the 
opportunity to improve public recreational access to the Charnwood Forest with the 
provision of a visitor centre with cycle hire facilities.   

1.8. In our representations on the Submission Draft Plan we included a comparison of the 
relevant site assessments for sites proposed for allocation and the land at Watermead 
Way.  For completeness this is included at Appendix 2 to this response.  Whilst impacts are 
identified for landscape sensitivity, biodiversity and nature conservation, the Council's 
assessment only related to part of the wider land interest to the south of Watermead Way.  
The Council's assessment therefore fails to properly consider the opportunities for 



 

P21-0492 | GLO | May 2022   3 

landscape and biodiversity improvements and improvements for recreational access that 
were outlined in our client's Regulation 18 submissions.   

1.9. The Charnwood Landscape Sensitivity Assessment, 2021 (EB/ENV/1) post dates the 
Sustainability Report.  The assessment of the land south of Watermead Way in this report 
has been considered by our Landscape Consultants, Golby + Luck and they comment on 
the assessment in their Landscape Note, previously submitted to the Regulation 19 
consultation response.   

1.10. The proposed allocations to the south and south-west of Loughborough (HA15, HA16 and 
HA/17) would provide some 1,350 dwellings on the southern edge of Loughborough.  The 
policies relating to these allocations present a disjointed approach to growth, with the sites 
considered individually.  It is notable that in its response to the Submission Draft Plan, 
Loughborough University as owners of site HA17 argue that there is evidence to support the 
requirement for biodiversity net gain on their site or that the site is a strategically important 
wildlife network link.  This demonstrates the piecemeal nature of the plan's approach to 
development in this location.  Our proposals for the land off Watermead Way embrace the 
opportunities on the wider landholding to secure significant biodiversity net gains in excess 
of 50% biodiversity net gain that would offer a deliverable and comprehensive solution of 
benefit not only of  the proposed allocation sites but also, significantly, by providing the 
opportunity for a biodiversity bank to enable offsetting of biodiversity net gain 
requirements on other sites within Charnwood or other districts, if required 

1.11. The inclusion of the land south of Watermead Way would deliver some 500 homes, helping 
to meet additional housing requirements identified in the recently published SoCG, and 
would offer a more comprehensive development solution for south-west Loughborough by 
providing; 

• Extensive areas of new planting as an extension to the Outwoods; 

• A new Forest Gateway Hub providing improved facilities for recreational access to 
the Forest including for those will mobility issues; 

• Biodiversity improvements delivering significant net gains assisting the proposed 
allocations and/or other districts in meeting their obligations in this respect, by 
providing land for a biodiversity bank; 

• Improvements to public transport to serve the wider area for development proposed 
in the Submission Draft Plan. 

1.12. The provision of a new Forest Gateway Hub would also offer wider benefits in helping the 
Council to manage recreational pressures on other popular recreational destinations in the 
Charnwood Forest including Beacon Hill Country Park by offering easily accessible facilities 
to enable access to the Outwoods from the town. 

1.13. In our representations on the Submission Draft Plan we noted that the site is in the single 
ownership of the Helen Jean Cope Charity, a local charity who will use the sale proceeds to 
deliver its philanthropic objectives (see letter at Appendix 1). 

1.14. In terms of the assumptions on site capacity set out in the Strategic Housing and 
Employment Land Availability Assessment (EB/DS/1), they are a somewhat blunt tool for 
deriving site potential.  For the land south of Watermead Way, nineteen47 have undertaken 
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initial master planning work that carefully considers the different characteristics of different 
parts of the site to identify a range of character areas of different densities, which in 
combination could deliver some 500 homes to an average density of 33 dwellings per 
hectare, reflecting a density range of 25 to 37 dwellings per hectare to sensitively assimilate 
the development within its context.  For completeness the Indicative Masterplan is included 
at Appendix 4. 

 

Issue 4 – Housing Allocations – Question 6.16 

1.15. In our separate responses to Matters 2 and 4, we have argued the need for the Plan to be 
modified to provide for the apportionment of Leicester's unmet needs identified in the 
recently published SoCG, to provide a flexibility allowance of 15% and to extend the plan 
period by 1 year.  The scale of housing provision will therefore need to be increased.   

1.16. The land south of Watermead Way offers an obvious sustainable opportunity for allocation 
to help meet these additional requirements.  It offers the potential to provide a far more 
comprehensive development solution on the south-western edge of Loughborough to 
deliver important landscape, biodiversity and recreational benefits. 

1.17. On behalf of Redrow Homes and Davidsons Developments initial technical work has been 
undertaken including landscape, ecology, transport and flood risk and drainage 
assessments.  The Illustrative Masterplan included at Appendix 4 reflects the findings of 
this technical work.  This demonstrates that there are no in principle constraints to 
development and the land is suitable for allocation to help meet additional housing needs.  
The land is entirely in the control of Redrow Homes and Davidsons Developments, local 
housebuilders with a strong record in the timely delivery of new housing.   
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Appendix 1 – Letter from the Helen Jean Cope Charity 
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Appendix 2 – Comparison of Sustainability Appraisal 
Site Assessments 
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Appendix 3 – Vision Addendum Golby + Luck 
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1 INTRODUCTION 

1.1 This Vision Addendum has been prepared by Golby + Luck Landscape Architects on 

behalf of Redrow Homes and Davidsons Development Limited as an update to the 

Nanpantan Forest Suburb Vision Document � January 2020 summitted as part of the 

Regulation 18 consultation relevant to Land South of Nanpantan Road, South West 

Loughborough. 

1.2 The addendum takes account of the changes to the vision and development parameters 

resulting from the iterative design and planning process adopted between the Regulation 

18 and 19 consultations and includes: 

 A response to the development/landscape strategy set out in the Submission Draft 

Local Plan relevant to South West Loughborough and the transition between the 

urban area and Charnwood Forest; 

 Amended figures relating to areas of open space and green infrastructure; and 

 Amended plans showing the scale/distribution of development/green 

infrastructure, and updated plans illustrating a wider vision for development at 

South West Loughborough 
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2 VISION SUMMARY 

2.1 The Charnwood Forest is identified as a Regional Park and is fringed by towns and villages, 

as well as being accessible to the wider sub-region that includes Leicester and 

Nottingham.  The Draft Local Plan recognises the pressure placed in the forest stating at 

paragraph 8.25: 

�It experiences significant pressure from visitors with much of the visitor pressure focussed 

on a few honey pot sites including Bradgate Park, Beacon Hill Country Park and the 

Outwoods all of which are in our Borough. Similarly, we will support the aims of the 

Landscape Partnership Scheme to provide a high-quality experience for visitors through 

both new or improved small-scale tourism facilities and through rural diversification. It is 

essential that visitor growth is managed in a way that is compatible with the special and 

unique character of Charnwood Forest.� 

2.2 The Draft Local Plan continues to state at paragraph 8.29: 

�Our vision recognises the importance of Charnwood Forest and it has shaped our 

development strategy for homes and jobs, especially around Loughborough and 

Shepshed.� 

2.3 The land to the south-west of Loughborough provides one of the few unconstrained 

opportunities for sustainable growth, with the land to the north and south constrained by 

separation issues, the land to the east constrained by the flood plain of the River Soar, and 

the land to the west at capacity having accommodated the emerging Garendon Park 

and Loughborough Science Park developments. 

2.4 The land to the immediate south-west of Loughborough provides a strategic opportunity 

for growth, in combination with the delivery of the infrastructure to support the Regional 

Park and protect the setting of the Charnwood Forest.  At present this has not been realised 

through the draft housing allocations that are considered to be piecemeal with limited 

opportunity to deliver the enhanced green infrastructure and associated facilities 

envisaged under draft Policy EV4. 

2.5 Much of the focus of the draft strategy for growth at south-west Loughborough has sought 

to restrict development rather than securing a holistic environmentally led strategy that 

identifies potential for growth in tandem with an extensive and robust network of green 
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infrastructure to contain development and maintain the transition between the urban 

edge and the forest in perpetuity. 

2.6 The initial approach to CBC for this site looked at south-west Loughborough as a whole, 

rather than taking the site in isolation.  The consideration of the site as part of a wider 

strategy for a series of Forest Communities looked at a holistic, deliverable and well-

conceived strategy for development that addresses the transition between 

Loughborough and the Charnwood Forest.  It is only by promoting such a strategy that 

there can be certainly of the development prospects within this landscape, but more 

importantly certainty of the green infrastructure and Regional Park facilities that will be 

delivered as part of it.  The danger of not adopting such a strategy is that developments 

are considered in isolation or piecemeal over consecutive plan periods and fail to deliver 

a strategic vision. 

2.7 The Helen Jean Cope Charity (HJC) has been central to gifting Loughborough some of its 

most important forest assets such as Outwoods and Jubilee Wood.  Central to this proposal 

is the continued gifting of land extending to approximately 42 hectares that will provide: 

 Publicly accessible land at the edge of the main urban area taking pressure away 

from the more sensitive central areas of the forest; 

 The much-needed Regional Park green and other infrastructure as identified in the 

Draft Local Plan; 

 Enhanced and inclusive access allowing more varied access to a wider population 

close to their homes; 

 Improved public interpretation and understanding of the forest through the 

delivery of a gateway hub; 

 A commitment to securing biodiversity net gain in accordance with merging 

policy; and 

 The long-term management and security of these new green public spaces as part 

of the legacy of the HJC. 

2.8 The supporting vison for the Nanpantan Forest Communities clearly set out how this 

strategy could be delivered as part of a wider strategy for growth at south-west 

Loughborough.  It considered the existing assets of the Moat Park, Sports Ground and 
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woods and demonstrates how these could be seamlessly linked as part of a strategic 

network of green infrastructure that includes the creation of Nanpantan Park, the Wood 

Brook Coppice and the extensive meadows at Outwoods Approach. 

2.9 Of equal importance is the quality of development within each Forest Suburb.  This cannot 

be �anywhere� development and must represent an understandable transition between 

the best architectural quality of Loughborough and the vernacular of the Charnwood 

Forest.  The vison looked at creating a transitional quality between the more formal, and 

dense Woodbrook Street and less dense and sylvan character of the Loughborough Holts.  

Such an approach is critical to the success of any strategy for development to the south-

west of Loughborough and would be delivered by the two developers, Redrow Homes 

and Davidson Developments, specifically chosen by HJC for their acknowledged 

reputation for place making and delivering high-quality, well-designed housing. 

2.10 The quality and strength of the vision is best reflected in its offer: 

 Up to 600 new high-quality and well-designed homes; 

 The commitment of the Helen Jean Cope Charity as landowner to reinvest sales 

proceeds back into charitable purposes in this area.  This is unique to this landowner 

and will raise significant amounts of money that will directly benefit  local projects; 

 Extensive planting across 32 hectares of land; 

 The creation of 42 hectares of public access land that will be managed for the 

people of Loughborough in perpetuity; 

 Provision of a more diverse and inclusive access offer close to the urban area; 

 A commitment to large-scale biodiversity net gain (42 hectares of land); 

 The delivery of Regional Park facilities to meet the need identified in the Draft Local 

Plan that will ease pressure from the more sensitive central areas of the forest and 

provide access to a wider population together with a better understanding and 

interpretation of the asset through a gateway hub; 

 Improved highway connectivity to the south-west of Loughborough; and 

 Improved public transport connections. 
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2.11 Most importantly, the strategy provides a definitive position on the commitment to housing 

at south-west Loughborough as part of a considered and high-quality landscape and 

green space transition with the forest. 
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View 14 analysis illustrating extent of draft housing allocation visibility from summit of Beacon Hill comparative to the land south of Watermead Way
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l a n d s c a p e  a r c h i t e c t s

golby  luck+

      w w . g o l b y a n d l u c k . c o . u k    

 n f o @ g o l b y a n d l u c k . c o . u k  

        

            



 

P21-0492 | GLO | May 2022   11 

Appendix 4 – Illustrative Masterplan, Nineteen47 
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