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Introduction to the Framework

Background to the Study

Alan Baxter, together with GL Hearn and TEP, were commissioned 
by Charnwood Borough Council in 2016 to develop a Regeneration 
Framework and Action Plan for the Watermead Regeneration 
Corridor. 

The Corridor is identi� ed in the Charnwood Local Plan Core Strategy 
Policy CS21 as a strategic development area with the potential to 
deliver mixed use development at the interface between Thurmaston 
and Watermead Country Park North. It is an exciting opportunity 
to deliver lasting bene� ts for the surrounding communities, wider 
Charnwood and Leicestershire. 

The Regeneration Framework is primarily focussed on the 
relationship between Watermead Country Park – a network of 
lakes, woodlands and nature reserves created from gravel workings 
along the River Soar and Grand Union Canal – and the surrounding 
settlements. The old village centre of Thurmaston is a key area for 
regeneration with sites at the interface with the Country Park having 
potential for redevelopment to reinvigorate the historic centre and 
improve access and use of the park.

Role of the Framework

The Framework is a high level and initial piece of work, setting out a 
Vision for the Regeneration Corridor and guidance on a broad range 
of project opportunities which are to be taken forward in the short, 
medium and longer term. 

The supporting Action Plan identi� es likely timescales, delivery 
agents, funding opportunities and costs for individual opportunities 
where known.  It recommends the next steps  to take each project 
forward e.g. detailed design, feasibility and technical testing 
alongside further consultation with landowners, stakeholders and 
the local community. 

The Action Plan is intended to be a ‘live’ document which can be 
periodically updated to re� ect progress in delivering the objectives 
of Policy CS21. 

In addition the Framework: 

• provides design guidance to support Charnwood Borough Council 
in securing high quality development on key sites;

• will be used as evidence to inform the preparation of future local 
planning policy documents. 

Structure of the Framework

The Regeneration Framework is structured in two parts: 

Part 1: Constraints and Opportunities, summarises the context within 
which the Regeneration Framework has been developed, identifying 
constraints and opportunities.

Part 2:  Framework Proposals, sets out a Vision for the Watermead 
Regeneration Area in 2031 and four thematic project areas with 
associated project opportunities. 

The themes of  the Framework have been developed in collaboration 
with stakeholders including two workshops in June and July 2016 
which are summarised in section 9.0.

Project opportunities relating to each theme are described in 
sections 10.0 to 14.0. They range from public realm improvements 
and ecological enhancements to development opportunities and 
community / cultural events. 

A commentary on delivery and business case considerations is 
provided for key projects. 

The report concludes with the project Action Plan in section 15.0.

Key fi ndings

Vision Statement

“In 2031, Watermead Country Park North is a vibrant 
Country Park with a range of easily accessible leisure 
and educational facilities at the heart of the thriving 
communities of Thurmaston, Birstall, Wanlip and Syston. 

The park is a protected natural area, rich in biodiversity 
and forms part of the Soar Valley’s wider blue/green 
network linking to Watermead Country Park South. It is a 
valuable resource for Leicester and wider Leicestershire.

Thurmaston Village Centre is revitalised and a gateway 
to the Country Park. New employment and leisure 
developments have enhanced the quality and character 
of the Regeneration Corridor and support its long term 
economic and social success.”

This vision statement captures the essence of how the Regeneration 
Corridor and Country Park should evolve over the coming years.  Its 
themes are re� ective of the core strategy objectives, the Framework 
analysis and consultation to date. 

Regeneration Corridor Steering Group

The � rst action is to establish a Watermead Regeneration Corridor 
working group / steering group led by Charnwood Borough Council 
and including project partners to oversee and progress the project 
opportunities identi� ed.  



Linked Regeneration Themes

The Framework identi� es four project themes for the Regeneration 
Corridor re� ecting the Framework’s baseline analysis and stakeholder 
consultation � ndings and supporting the objectives of Core Strategy 
Policy CS21. 

The themes are strongly interlinked, recognising that investment in 
the Country Park and Business Parks will act as a catalyst to support 
inward investment and regeneration at Thurmaston Village Centre 
and vice versa: 

1. Opening up the Country Park

Watermead Country Park North sits at the heart of the Regeneration 
Corridor and forms part of a wider green/blue habitat corridor 
following the route of River Soar and Grand Union Canal. 

The park is a major asset to the area and has considerable potential 
for enhancement to encourage greater patronage by local residents 
and visitors from the wide region.  

There is an opportunity to strengthen connections with Watermead 
Country Park South and establish new management arrangements 
across these sites to deliver improvements to the Country Park as a 
whole. 

2. Turning Thurmaston Around

Focused on the regeneration of the historic centre of Thurmaston 
Village through public realm improvements and redevelopment of 
poor quality buildings to open up connections to the Country Park 
and revitalise Melton Road as a focus for the local community. 

3. Waterfront development

There is an opportunity for high quality mixed use development 
to create an attractive edge to the Country Park and support the 
development objectives of Core Strategy Policy CS21 at:

3a Bridge Business Park / Pinfold Industrial Estate 

3b Watermead Business Park phase 2 and 3

4. Connecting it all up

Focused on improving connections (walking, cycling, public 
transport) between WCPN and WCPS, the surrounding communities 
and employment areas. The Framework proposes new surface level 
crossings of the A607 to support a shift in character away from 
‘highway’ to ‘street’ and connect western and eastern Thurmaston. 

Linked regeneration themes

N
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Figure 1.1  Aerial Photo of Watermead Regeneration Corridor (red line shows study boundary)
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1.0 
Location

1.1 Strategic Location

The Watermead Regeneration Corridor is located in the borough 
of Charnwood, immediately north of the administrative boundary 
with Leicester City Council. The study area lies between the towns of 
Thurmaston, Birstall, Wanlip and Syston, approximately three miles 
north of Leicester City Centre, the area itself stretching another two 
miles north. 

Although for the purpose of this study the boundary of the corridor 
is limited to the land within the borough of Charnwood with 
Watermead Country Park North at its heart, in reality the Watermead 
area operates as part of a wider network of green spaces which follow 
the River Soar into the heart of Leicester City forming a Green Wedge 
within the Leicester Principal Urban Area.  

Figure 1.2  Watermead Location
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Figure 1.3   Visitor Attractions in the Wider Area
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Watermead Country Park North is one of a number of visitor 
destinations on the banks of the River Soar and has potential to be 
more strongly linked via the river and canal to other attractions, 
including Watermead Country Park South and Leicester city centre. It 
also forms part of a wider network of landscape and leisure assets in 
Leicestershire.  These are mapped in Figure 1.3.
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1.2 Regeneration Framework Boundary

The Regeneration Framework covers the area bounded by the 
following (illustrated in Figure 1.4):

• The Midland Mainline railway to the east

• The borough boundary to the south

• Wanlip Lane, Birstall to the west

• Meadow Lane, north of the A46 to the north

The key area of focus is the old village centre of Thurmaston along 
Melton Road and its relationship with Watermead Country Park North. 
This is the area which has greatest potential to absorb change and 
provide catalyst projects for the improvement of the area as a whole.

The wider context for the study includes relationships with the 
surrounding neighbourhoods of Thurmaston, Birstall and Syston,  
Watermead Country Park South, strategic links to Leicester City to 
the south including the role of Watermead Country Park as part of 
the Soar Valley North Green Wedge and future connections with the 
planned Sustainable Urban Extensions to the North of Birstall and 
North East of Leicester.

Figure 1.4   Regeneration Framework Boundary
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2.0 
Regeneration Context

2.1 Planning Policy

The key planning policies relating to the Watermead area are set out 
in the Charnwood Local Plan: Core Strategy 2011 to 2028, which was 
adopted by the Council in November 2015.

The key policy for the Watermead Regeneration Corridor is Policy 
CS21.  The policy states that developments will be supported that:

• Contribute directly to the regeneration of Thurmaston village 
centre, the Thurmaston waterfront and the Grand Union Canal;

• Improve connectivity and accessibility between the Country Park, 
waterfront and wider community;

• Responds positively to the high quality tranquil setting of 
Watermead Park;

• Meet local employment needs and contributes to regeneration;

• Redevelop Pinfold Industrial Park and Bridge Business Park for 
homes, leisure and jobs in accordance with Policies CS6 and CS9;

• Provide up to 8,750sqm for offi  ces and around 16ha for 
employment and a hotel accessed off  Wanlip Road in accordance 
with Policies CS6 and CS9;

• Encouraging the developments to, where viable, exceed Building 
Regulations for carbon emissions in accordance with Policy CS16;

• Deliver buildings and spaces that have been designed to be 
adaptable to future climatic conditions including extremes of 
temperature, drought and � ooding in accordance with Policy CS16;

• Include appropriate Sustainable Drainage Systems and � ood 
alleviation measures and where possible reduces � ood risk in 
accordance with Policy CS16;

• Designing development to protect and enhance water quality; and

• Protect and enhance the wildlife corridor in accordance with 
Policies CS12 and CS13.

Reference in Policy CS21 is made to a series of other polices within 
the Core Strategy. Firstly Policy CS6 sets out the key employment and 
economic development objectives for the Council, including:

• Delivering up to 75 hectares of land between 2011 and 2028 for 
strategic employment purposes in accordance with CS1;

• Supporting the expansion of the Science and Technology Park on 
up to 77 hectares of land in accordance with Policy CS23;

• Encouraging a greater proportion of high technology and 
knowledge based businesses;

• Providing opportunities for manufacturing businesses to develop, 
re-locate and expand;

• Providing opportunities for small-scale, high quality business units 
and offi  ces;

• Promoting business and employment regeneration opportunities 
that are accessible to the Priority Neighbourhoods; and

• Supporting major employment opportunities in locations where 
they reduce journeys to work by car.

The Council is seeking through this policy to boost the added-
value sectors of the economy, such as high-tech manufacturing 
and knowledge based businesses, as well as supporting small-scale 
businesses.  In the context of changing the nature of uses at Pinfold 
Industrial Estate and Bridge Business Park, new growth sectors that 
promote cleaner operating practices that can be located in close 
proximity to residential and leisure uses is an important component.

Secondly, Policy CS9 promotes town centres and shops within 
Charnwood Borough.  In the context of Melton Road in Thurmaston, 
the objectives for local centres are set out as follows:

• For other District and Local Centres we encourage town centre 
development which supports their vitality and viability where it is 
physically integrated into the de� ned centre and of an appropriate 
scale for that centre.  Particular priorities for new Local Centre 
investment are Thurmaston and Mountsorrel Local Centres.  We will 
require our sustainable urban extensions to include local centres in 
accordance with Policies CS19, CS20 and CS22.

It is clear from this policy that the Council is promoting new 
investment in Thurmaston to support the regeneration of the 
Watermead Regeneration Corridor, especially in Melton Road.

Green infrastructure is also an important element of the Watermead 
Regeneration Strategy, and the Council’s objectives on the network 
of green spaces and biodiversity are set out in Policies CS12 and CS13.  
Policy CS12 seeks to protect and enhance green infrastructure assets.  

Watermead is identi� ed as a Green Wedge (No. 2 – Birstall/Leicester/
Thurmaston (Soar Valley North) in Figure 2.1).  The objectives relating 
to the Urban Fringe Green Infrastructure are:

• Enhancing our network of green infrastructure assets through 
strategic developments in accordance with Policies CS19, CS20, 
CS21, CS22 and CS23;

• Addressing the identi� ed needs in open space provision; and

• Supporting development in Green Wedges that:

• Retains the open and undeveloped character of the Green 
Wedge;

• Retains and creates green networks between the countryside 
and open spaces within the urban areas; and

• Retains and enhances public access to the Green Wedge, 
especially for recreation.

The River Soar and Grand Union Canal Corridor also forms part of the 
Green Wedge at Watermead, and objectives relating to this are also 
presented within Policy CS12, as follows:

Figure 2.1   Green Infrastructure, Charnwood Local Plan
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• Provide high quality walking and cycling links between the corridor 
and our towns and villages;

• Deliver hubs and other high quality tourism opportunities linked 
to the River Soar at Loughborough, Barrow upon Soar and 
Thurmaston; and

• Protect and enhance water bodies and resources.

Policy CS13 seeks to conserve and enhance biodiversity and 
geodiversity, having particular regards to designations such as Sites 
of Special Scienti� c Interest, Local Wildlife Sites, Regionally Important 
Geological Sites, UK and Local Biodiversity Action Plans priority 
habitats and species, protected species, and ecological networks.  
Within the Watermead Regeneration Corridor in Charnwood Borough, 
there are two Local Nature Reserves (Reedbed and Birstall) within the 
Country Park.

In the wider area there are two signi� cant urban extensions proposed 
in the Core Strategy, which are North East of Leicester (Figure 2.2) 
and North of Birstall (Broadnook) (Figure 2.3).  The planning policies 
for these two housing growth areas are set out at Policy CS19 and 
CS20 respectively.  The principal requirements for the North East of 
Leicester Urban Extension are as follows:

• 4,500 new homes (3,250 homes by 2028);

• 30% aff ordable housing;

• 13 hectares of employment land;

• Three primary schools and 1 secondary school;

• Local Centre;

• New and improved cycling and walking routes, well related to 
the green infrastructure network, connecting to existing and 
new employment areas and centres, Syston train station and 
Thurmaston Waterfront;

• Improvements to Barkby Thorpe Lane and A607/Barkby Thorpe 
Lane roundabout and if necessary a new link road from the 
development to Melton Road and the A607;

• Parks totalling 3.6 hectares;

• 23 hectares of natural and semi-natural green space;

• 5 hectares of amenity green spaces;

• 29 hectares of outdoor sports provision;

• 4 hectares of allotments.

The principal requirements for the North of Birstall (Broadnook) Urban 
Extension are as follows:

• Garden suburb of approximately 1,500 homes (1,345 homes by 
2028);

• 30% aff ordable housing;

• 15 hectares of employment land;

• Primary school;

• Local Centre;

• New and improved cycling and walking routes, well related to 
the green infrastructure network, connecting to existing and 
new employment areas and centres, the Birstall Park and Ride, 
Watermead Country Park and Charnwood Forest;

• A new roundabout on the A6, north of the A46 interchange;

• Appropriate capacity improvements at the A46 interchange;

• Providing an accessible, comprehensive and high quality network 
of multifunctional green spaces.

The delivery of an additional 6,000 new homes in the area around 
Watermead, over time would provide additional opportunities in 
terms of visits to the Country Park and potential expenditure on 
leisure activities and associated eating and drinking outlets.

Watermead and Thurmaston Waterfront Area, Core Strategy 
Consultation

Between 2010 and 2012 a series of stakeholder workshops took place 
concerning the Watermead and Thurmaston Waterfront area, seeking 
to identify the key issues and opportunity areas to feed into the 
development of the Core Strategy.

There is a considerable evidence base that seeks to protect and 
enhance the ecological and landscape value of the area but there is 
also pressure for development within Watermead, Thurmaston and 
particularly along the waterfront. The workshops worked towards 
developing a policy approach to take forward the desire to balance 
these competing elements within the public interest. 

Figure 2.2   North East Leicester SUE, Charnwood Local Plan

Figure 2.3   South Birstall SUE, Charnwood Local Plan
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Key issues that were raised in this event are valuable to feed into 
the Regeneration Framework. Key discussions centred around the 
following points (illustrated in Figure 2.4):

• Safeguarding Wanlip’s parkland setting – the residents like that it is 
separate from other settlements and the Country Park;

• Improving views into the park from various points;

• Improving the treatment of boundaries such as fencing of 
development or harsh edges of main roads – more natural materials 
should be used;

• Connecting any new development into the Country Park;

• Better connecting the settlements of Thurmaston and Birstall, as 
well as the potential for a path from Syston to Birstall schools;

• Improving the northern vehicular entrance into the park – currently 
parking charges put people off ;

• A vision for a river walk with good links to Thurmaston, along with 
harnessing opportunities provided by the existing canal side path;

• The need for formal Thurmaston recreation in the form of sports 
pitches for South Charnwood and the City, and also exploiting the 
potential of the Country Park for recreation activities, including 
particular opportunities for children;

• Sites for development – the area around the marina could be 
used for mixed use development with the reallocation of the 
industrial estate which does not meet current standards. However, 
the change of use from business will depend on the existing 
need for existing employment uses or any future need for small 
scale employment, taking into account the local workforce in 
Thurmaston. Other site opportunities include the Memorial Hall and 
the caravan site which is visually intrusive;

• Capitalising and enhancing the diff erent character areas of the 
Country Park, with formal and informal recreation activities, and 
speci� c areas of wildlife conservation;

• The location of a visitor centre for information, education, facilities 
etc. Options included within the park, outside of the park in 
Thurmaston, or near the marina, and whether there should be 
more than one visitor centre or one main one and other sites with 
facilities such as cafés and toilets;

• Promoting the heritage of Thurmaston to provide another tourist 
attraction and encourage visitors to spend time and money in 
Thurmaston as well as visiting the Country Park. Figure 2.4   Summary of Public Consultation Outputs
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2.2 Economic Development and Regeneration 
Strategies 

There are several regeneration strategies that have been formulated 
for the Charnwood area, including the Charnwood Regeneration 
Strategy (September 2012), Charnwood and Loughborough Area 
Blueprint for Tourism 2011-2014, River Soar & Grand Union Canal 
Strategy (July 2009).

Charnwood Regeneration Strategy (September 2012)

The Regeneration Strategy produced by Charnwood Borough Council 
promotes a number of strategic objectives for the Borough, which are:

• Attract highly specialised high-tech industry with an international 
reputation;

• Support specialist and traditional agricultural skills, and sustain rural 
businesses;

• Encourage tourism that will retain the character and heritage of 
rural communities;

• Value young people and provide them with opportunities to learn 
through our international acclaimed university and colleges, and 
through a range of apprenticeships in emerging technologies;

• Ensure there is a supply of designated employment land to 
encourage a wide range of businesses to take advantage of our 
central location supported by fast and effi  cient transport links;

• Aspire to develop a global reputation in commercial niches, 
especially in science and technology, and in particular with partners 
in the newly leading world economies.

In terms of priority sectors to grow, the Regeneration Strategy 
identi� es knowledge based industries (including high tech 
engineering), environmental technologies (including construction), 
and business services.

The Watermead Corridor is identi� ed within the strategy as one of 
the ‘strategic priorities for regeneration’.  It promotes “a co-ordinated 
approach to the restoration of over 16 ha of derelict land, a legacy 
of sand and gravel extraction along the Soar Valley, to support new 
businesses.  The site is conveniently and accessibly located in close 
proximity to the South Charnwood Neighbourhood Priority Areas.  It 
is also intended to enable investment in Thurmaston village centre 
utilising adjacent industrial buildings of limited design life to deliver a 
revitalised river/canal frontage with commercial, environmental and 
social bene� ts extending into the adjacent Watermead Country Park”.

Charnwood and Loughborough Area: Blueprint for Tourism 2011-
2014

The tourism blueprint produced by Leicester Shire Promotions 
presents the strategic direction for tourism promotion in the 
Charnwood and Loughborough area.  The blueprint sets out a number 
of key deliverables including:

• 1 distinctive tourism story for the Charnwood and Loughborough 
area, a part of Leicestershire’s destination story;

• 10% growth in economic activity over 3 years through greater 
visitor spend;

• 12% growth in visitor numbers over 3 years;

• 75% sector inclusion in the district pages of goleicestershire.com;

• 80% of tourism businesses using proactively online marketing; and

• 85% visitor satisfaction.

The report under the strap-line ‘The Best of All Worlds’ identi� es three 
strategic themes, which are:

1. The Loughborough Welcome;

2. Heritage Corridor – using the Great Central Railway as anchor for 
this off er;

3. Rural Retreats – from ancient and modern woodlands to ‘Chocolate 
Box’ villages.

Watermead Country Park, could � t into the heritage corridor element 
of this strategy.

6Cs Green Infrastructure 

Watermead lies within the wider 6Cs Green Infrastructure (GI) 
Strategy area covering the counties of Leicestershire, Derbyshire and 
Nottinghamshire and the cities of Leicester, Nottingham and Derby. 
The Strategy, prepared in 2010, identi� es GI assets, objectives, key 
strategic corridors, gaps in the network and an Action Plan to enable 
the co-ordinated delivery of more multifunctional GI in the 6Cs area. 
Watermead is located in one of the city-scale GI corridors linking 
Leicester, Loughborough and Nottingham (Strategic Priority -3.1d).  

The 6Cs GI Strategy forms part of the evidence base for the 
Charnwood Local Plan (2011 to 2028) and the strategic objectives seek 
to promote a co-ordinated approach across administrative boundaries 
with partnership working, making GI integral to the design and layout 
of major development and promoting the retro� tting of GI in urban 
environments.  

River Soar & Grand Union Canal: The Strategy (July 2009)

This strategy produced by Arup and Lathams on behalf of the 
River Soar Steering Group is formulated to guide policy and attract 
investment into the canal corridor.  The strategy presents a series of 
aims to create a Green, Visible and Accessible Waterway.

The Action Plan formulated as part of the Strategy, identi� es 
Watermead Country Park as a key “hub”.  The report highlights the 
de� ciencies in visitor facilities, including refreshments, education and 
information.  The report also points out that Thurmaston has two 
“substantial” marinas but access to the Country Park from these areas 
is diffi  cult.  
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River Soar & Grand Union Canal Partnership, Strategy Update & 
2014/15 Action Plan (2014)

Since 2012 the Partnership has been co-ordinated by the City and 
County Councils with membership including Charnwood, Blaby, 
Harborough and Oadby & Wigston Borough and District Councils, 
the EA Canal and River Trust plus a range of wildlife and user group 
representatives. The partnership now covers the whole length of the 
waterway through Leicestershire including the River Wreake.

The 2014 document provides an update to the earlier 2009 Strategy 
and supports the original strategy’s vision for a Green, Visible and 
Accessible Waterway. The updated Action Plan is organised under 
three themes: 

Raising the pro� le of the waterway corridor

• Maintaining a strong Waterway Partnership;

• Creating a wider interest / stakeholder group; 

• Develop a brand identity and marketing strategies.

The natural and built environment along the waterway corridor

• Work with partners to ensure the action plan is re� ected in local 
policy and other planning documents;

• Undertake area wide desk study to de� ne the signi� cance of the 
environmental resource and de� ne areas for improvement; 

• Identify sites within river/canal corridor for signi� cant 
enhancement;

• Work with statutory, voluntary and other sectors to improve 
ongoing maintenance and water quality;

• Maximise bene� ts arising from CIL, S. 106, developer contributions 
and other available funding;

• Directly seek external funding and / or support.

Promoting use of the waterway corridor

• Develop coherent access / signage improvements;

• Develop cycle / canoe and walk the waterway routes;

• Identify areas where security needs to be improved;

• Assess quality and location of moorings and facilities;

• Develop a waterway guide to activity;

• Develop and promote waterway events, active lifestyles, 
involvement of young people, local heritage and the reputation of 
the waterway. 

The action plan will be regularly reviewed and updated annually to 
re� ect the changing needs of the waterway corridor.

The report sets out the following analysis of the Country Park:

Existing Future
Existing Assets:

• The Country Park features walking, cycling and boating and hosts 
events throughout the year;

• Low level attempts have been made at public art such as the King 
Lear sculpture in the lake;

• Sailing club;

• The area is subject to Sustrans Connect2 Lottery money, 
improving links between the park and Thurmaston, Birstall, 
Syston and Leicester (now completed);

• There is a large population within easy reach of the park;

• Excellent connectivity;

• New Watermead Business Park adjacent to the A607;

• Birstall Golf Club;

• Valuable wildlife habitats and nature reserves.

Opportunities/Function and Future:

• This location has potential to off er something very diff erent for 
the Waterway;

• There are already over 250,000 visitors per annum to the Country 
Park and this could be increased;

• As yet the park has not developed a ‘USP’ (Unique Selling Point) 
and therefore there is still opportunity to craft its own niche;

• A visitor centre us required to provide interpretation, education, 
and refreshment facilities to serve the high levels of casual and 
school visitors along with clubs and organised groups;

• Other opportunities exist outside the park.  There are plans for 
marina development and the expansion of the business park at 
Thurmaston.

Spatial Relationships:

• Thurmaston, Birstall and Syston form a triangle of settlements 
around the Country Park;

• Syston is the � rst railway station north of Leicester City and has 
branches north and east;

• The area is bounded by major arterial routes providing 
connections in all directions;

• The park is immediately adjacent to the canal.

Priority Actions:

• Develop the proposed visitor centre to serve the Country Park 
and wider Soar Valley;

• Provide enhanced marketing, interpretation and facilities at this 
key site;

• Expansion of the existing public art;

• Exciting new marina development on the Raynsway Site with 
hotel and conferencing facilities’ as well as other mixed use;

• Introduction of new Waterway festival/event.
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Thurmaston Masterplan 2005

In 2005 a masterplan for Thurmaston was drawn up for Thurmaston 
Parish Council, subtitled ‘a proposal for environmental enhancements’ 
as shown in Figure 2.5. This focused on four enhancement concepts

• Village entrances – new bespoke signage, features to indicate to 
motorists and pedestrians they are entering the village;

• Pedestrian links –enhancement of existing and creation of 
new footpaths to form a network for residents and visitors to 
easily navigate Thurmaston, in conjunction with major node 
enhancement  and bespoke signage, street furniture and other 
public realm details;

• Village centre enhancements –introducing a range of 
improvements to the centre of the old part of the village, near 
Watermead Country Park, to encourage greater use by residents 
and tourists;

• Neighbourhood enhancement zone –areas with the potential 
for improvements or the creation of focal points for the local 
community .

The masterplan was produced before plans for the North East 
Leicester SUE were developed. Since this masterplan was created no 
signi� cant projects have come forward.

Riverside Strategy, Leicester City Council (emerging 2016)

The City has recently commissioned a Riverside Strategy which is 
intended to identify and bring together the GI projects, � ood risk 
areas and potential development areas along the Soar GUC within the 
Leicester area and assess the works required to minimise � ood risk 
and potentially release sites which were previously at risk of � ooding. 
The strategy will focus on key Regeneration Areas in the City. 

Waterside Strategic Regeneration Area, Leicester City Council

Leicester’s adopted Core Strategy identi� es the River Soar / Grand 
Union corridor through the city centre as a priority for investment 
and regeneration which will deliver approximately 11,850 new homes 
by 2026. Most recently a planning application has been approved at 
Sock Island, Leicester for 188 dwellings close to the National Space 
Centre and a further pre-application for the former John Ellis site on 
Corporation Road for a Space Research and Learning Centre.  

Figure 2.5   Thurmaston Masterplan, 2005
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2.3 Socio-Economic Data

An analysis of key data-sets taken from Neighbourhood Statistics for 
Thurmaston, Birstall and Syston West Wards has been undertaken to 
highlight some of the trends and issues in the regeneration area.

Firstly, the three Wards had a resident population of 22,060 people in 
2011 according to the Census. The population pro� le is set out below 
in Figure 2.6, and shows the percentage of people within each age 
group in Thurmaston, Birstall and Syston West compared to England. 
The diagram shows that the resident population in the three Wards 
has above average representation in the 45-59 years age group.  For 
Thurmaston there is below average representation in the younger age 
groups, especially 0-24 years.

In terms of housing tenure, out of a total of 9,019 households in 
the three Wards in 2011, 6,968 or 77% were owner occupied. This 
compares to Charnwood Borough’s proportion of owner occupation 
of 72%, East Midlands proportion of 67% and the England’s 
proportion of 63%. Therefore, in the Watermead area there is a high 

level of owner occupation, which may re� ect the ageing pro� le of the 
population.

Economic activity levels as at 2011 in the three Wards were also 
above average at 73% of residents aged between 16-74 years. This 
compares with Charnwood Borough’s position of 68%, East Midlands’ 
at 69% and England at 70%. The occupations pro� le for the three 
Wards as at 2011 as presented in Figure 2.7 shows Thurmaston has 
signi� cantly lower proportions of jobs within Managerial, Professional 
and Associate Professional/Technical occupations compared to 
the National average, whereas Birstall is above average for these 
occupations and Syston West is similar to the National average.  
For the other forms of occupation, Thurmaston has above average 
proportions compared to the National average, particularly Skilled 
Trades and Process, Plant and Machine Operatives.

Quali� cations attainment within the three Wards in 2011 showed 
that 25% of residents in the Wards did not have any quali� cations, 
although Thurmaston was signi� cantly higher than the other two 
Wards at 31%, compared to 18.5% for Birstall and 22% for Syston 

West. This compares to 20% for the Borough, 25% for the region (East 
Midlands) and 22.5% for England.  This high proportion in Thurmaston 
should be viewed in the context of how the current school children 
are performing. Over the period September 2013-August 2014, the 
proportion of children attaining 5 or more A*-C grades at GCSE level 
was 56% in Thurmaston, which matches the Borough’s and the 
National proportion, and is above the Regional position. 

This indicates that in the future the quali� cations attainment level 
should change, especially where these children are able to remain 
in the local area and secure jobs. In terms of deprivation, the 
2011 Census reveals that in the three Wards 56% of households 
were considered to be deprived by at least 1 of the 4 dimensions 
(employment, education, health and disability and housing). This 
compares to Charnwood Borough at 51%, and East Midlands and 
England at 57%. In Thurmaston, this deprivation measure was highest 
at 64%, which clearly shows that the deprivation in this Ward is 
signi� cantly higher compared to the Borough, Regional and National 
position.

Figure 2.6  Percentage Age Profi le – Thurmaston, Birstall and Syston West (Census 2011) Figure 2.7  Percentage Occupational Profi le – Thurmaston, Birstall and Syston West (Census 2011)
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3.0 
Landscape and Townscape Appraisal 

3.1 Settlement Evolution

There is evidence of occupation in the area as far back as the Iron Age, 
with Birstall, Wanlip and Syston mentioned in the Domesday Book. 

Thurmaston village developed as a linear settlement on the route 
of the Roman Fosse Way, on the eastern bank of the River Soar/
Soar navigation, with two churches recorded in 1220. Retained 
street names such as ‘Mill Lane’ (with reference to a Corn Mill on the 
river), ‘Wharf Street’, and ‘Canal Street’ indicate the strong historic 
connection between the High Street and waterfront which was an 
important movement route and focus for industry prior to the arrival 
of the railways.  

Villages in the wider area were dispersed with an agricultural focus. 
Birstall to the south west and Wanlip to the north both developed 
alongside the River Soar, with Syston on the Fosse Way to the north.  
To the east of Thurmaston, Barkby formed a nucleated village. 
Movement routes were focused on north-south connections linking to 
the main radial routes into Leicester. 

Arrival of the Railways

The Midland Mainline railway opened in 1840 to the east of 
Thurmaston with a station at Syston. Only a handful of east-west 
crossings over the tracks were created, re� ecting the lack of 
population to the east of the line at that time.  This created a barrier 
to east-west movement which is still evident today.  To the west of 
Birstall, the Great Central Railway opened in 1899 with a station at 
Belgrave & Birstall. The railways enabled easier travel both for people 
and goods and new industries started to replace the agricultural focus 
of the previous era.

Thurmaston grew as a centre for framework knitting and had a 
population of over 100 by the middle of the C19. Thurmaston became 
a single parish in 1903, having previously been split between Belgrave 
and Barkby.

Figure 3.1  1888-1913 historic map

Figure 3.2  1937-1950 historic map

Figure 3.3  2016
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Mid-late 20th Century

The area did not change signi� cantly until the mid-20th Century 
when large housing estates in Thurmaston, Syston and Birstall 
began to grow outwards from the historic village cores. This growth 
subsumed Thurmaston into the Leicester conurbation.  However, 
Syston remained separate from Thurmaston and although Wanlip’s 
population has tripled in size since 1901 it remains a small, standalone 
village.  

The A607 bypass opened in 1961 (Figure 3.4), with the unfortunate 
eff ect of severing pedestrian movement between the old village 
centre of Thurmaston from the newer estates to the east. Connections 
across the bypass were in the form of pedestrian bridges (Figure 
3.5) and an underpass. Old east-west roads were severed and new 
junctions created at Barkby Thorpe and Humberstone Lane.  Industrial 
estates were developed at both ends of the village centre, with smaller 
light industrial and manufacturing businesses retaining premises on 
Melton Road itself. 

Following the cessation of sand and gravel extraction in the River Soar 
valley, the reclamation of what was to become Watermead Country 
Park commenced in the 1980s.  

In recent years the development of Sainsbury’s superstore to the 
south and  ASDA together with large format retail at Thurmaston 
Centre at Barkby Thorpe Lane has shifted activity further from the 
historic village centre of Thurmaston.   Today, the historic core of 
Thurmaston village feels isolated both from the wider residential 
communities, and from the river and canal which properties back 
onto. Clusters of historic buildings survive, but sit within a fragmented 
townscape comprising vacant sites, in� ll business and residential 
schemes and a small number of retail premises.

3.2 Heritage Assets

The study area includes part of the Birstall Conservation Area which is 
located at the south west of Watermead Country Park and covers the 
historic core of Birstall village adjacent to the River Soar. 

Within the Conservation Area, in Wanlip village and on Melton Road in 
Thurmaston, there are a number of listed and locally listed buildings 
as set out below and in Figure 3.6

Figure 3.4   Thurmaston Bypass, 1961 (showing underpass between Brook Street and Wayside Road). 
Photo copyright Wilf Baird, Thurmaston Heritage Group.

Figure 3.5   Thurmaston Bypass, 2016. (Traffi c speed and volume, together with heavily vegetated verges create 
an uncomfortable environment for pedestrians and barrier to east-west movement.)
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Listed Buildings

Grade II*

• Church of St Michael, Melton Road, Thurmaston (Parish Church 
mostly C19, with medieval tower and internal arcades)

Grade II

• Remains of Old Chapel, Melton Road, Thurmaston (C13. Ruins)

• Church of Saint James the Great, Church Hill, Birstall (Parish Church, 
medieval)

• Forge Cottage, Church Hill, Birstall (C19 thatched roof cottage)

• The Cottage, 10 Front Street, Birstall (late C16/early C17 cottage)

• School, School Lane, Birstall (Built 1860)

• The Cottage, School Lane, Birstall (C16 house)

• Church of St Nicholas, Church Road, Wanlip (C13/C14 Parish 
Church)

• Ice House, Off  Rectory Road, Wanlip (Late C18/early C19)

• Bridge over River Wreake, Meadow Lane, Syston (c1790)

Locally Listed Buildings

• East� eld County Primary School, East� eld Road, Thurmaston (1966 
school by architects Ahrends, Burton and Korelek)

• No. 841-853 (odd) Melton Road, Thurmaston (Mid C19 Gothic 
Revival terrace of 6 Almshouses now privately owned)

• St Michael’s Church Community Centre (Old School), Melton Road, 
Thurmaston

• No. 214, The Lodge, Birstall Road, Birstall (Mid C19 Gothic Revival 
lodge)

• No. 216, Holly Hays, Birstall Road, Birstall (Edwardian house)

• The Holt, Birstall Road, Birstall (C19 house – now empty)

• Hill Farm, Rectory Road, Wanlip (C18 farm)

• Manor Farm, Rectory Road, Wanlip (C18/C19 farm)

BIRSTALL

WANLIP

THURMASTON

Watermead 
Country Park

Figure 3.6   Heritage designations

Listed Buildings

Locally Listed Buildings

Conservation Area
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3.3 Townscape Character Areas

Watermead has been classi� ed into a number of Character Areas 
which display distinctive townscape characteristics (Figure 3.7). 
These re� ect the history of the area, existing land uses, activity and 
ambience, building typologies, movement network and landscape 
setting. 

The analysis of existing character is important in understanding what 
type of development and enhancements may be appropriate in 
diff erent locations across the regeneration area.

The following sections take each in turn, � rst along the Melton Road 
Corridor and then through the wider area, listing their de� ning 
characteristics.

Figure 3.7   Character Areas
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Melton Road Corridor- from South to North

Business Park/ Industrial Estate

• Bridge Business Park and Pinfold Industrial Estate accessed off  
Melton Road. 

• Quality of buildings varies - some derelict/vacant sites but generally 
of reasonable quality. 

• Large derelict unit at the southern edge of Pinfold Business Park 
fronts open space to the south. Presents an obvious redevelopment 
opportunity with frontage to main road and park footpath. 

• Business units generally back onto and present a poor quality edge 
to the Country Park with an impact on wider views. NHS occupy 
large site within Bridge Business Park with surface car park and 
offi  ces fronting the park. 

• Pinfold Estate provides controlled access to the Raynsway Marina. 
Marina is secured by palisade fencing - no public access or 
connection to the Country Park other than by boat.

Junction of Humberstone Lane, Melton Road, A607

• Gateway to Thurmaston village from south/east is extremely 
unwelcoming. Highways dominate.  Little visual connection to 
Melton Road; pedestrian access across the A607 is via a poor quality, 
visually intrusive footbridge. 

• Cluster of local retail/services to the east of the A607 on 
Humberstone Lane – appears to be thriving (good visibility and 
ease of parking).

• Garden centre and terrace housing to the west of the junction 
present a weak frontage to the road.

Figure 3.8  Bridge Business Park

Figure 3.9  Marina Entrance, Pinfold Industrial Estate

Figure 3.10  Pinfold Industrial Estate

Figure 3.11  Vacant Premises, Pinfold Industrial Estate

Figure 3.12  Melton Road, A607 Junction Figure 3.13  Humberstone Lane Retail
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Thurmaston Old Village Centre

• The historic high street of Thurmaston, now comprising a mix of 
light industrial, residential, community and (limited) local retail uses. 

• Fragmented townscape on Melton Road – discontinuous frontage, 
diff erent typologies, a range of C20th in� ll schemes, some of poor 
quality and with potential for redevelopment.  

• Attractive clusters of pre-C20th buildings between Lea Close and 
Margaret Close re� ecting the historic core of the village – Victorian 
housing, shops, school and churches. St Michael and All Angel’s 
Church sits at the heart of the village.

• Employment uses are dispersed along Melton Road – the buildings 
themselves often detract from the townscape character but 
business activity brings vitality to the village and supports the 
remaining services/shops. 

• Large areas of surface car parking adjacent to business units and 
Barclays Bank create gaps in the built frontage on Melton Road. Car 
parking to the rear of institutional buildings  on the western side 
of the road (Memorial Hall, St Michael’s Community Centre) off er 
potential for creating improved links to the Country Park.  

• Melton Road narrows in the centre of the village. Pavements 
are narrow and on-street parking dominates (sometimes on the 
pavement).

• No clear pedestrian routes from Melton Road into the Country Park.  
Mill Lane and Canal Street are vehicle and pedestrian routes, but are  
narrow and lack visibility towards the park. A footpath across rough 
ground gives access to the park adjacent to Assured Drive.    

• Buildings back onto the Country Park creating a poor quality edge. 
The Scout Hut and Unicorn Mobile Home Park at the end of Unicorn 
Street block access to the canal edge. 

• There are no links across the A607 for vehicles; pedestrian 
connections are via a poor-quality subway and pedestrian bridges.  
Tall hedges adjacent to the road, and a lack of property frontage 
exacerbate the highways dominated character. 

• Figure 3.18 summarises the strengths and weaknesses of the 
Melton Road corridor. 

• Figure 3.19 provides further detail for the central section of Melton 
Road. 

Figure 3.14  Old National School - Locally Listed. Figure 3.15  Poor Quality, Mid C20 Retail Unit, Spilling-out onto 
pavement.  

Figure 3.16  Narrow Central Section of Melton Road dominated 
by on-street parking 

Figure 3.17  Former Almshouses, Melton Road - Locally Listed
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Figure 3.18   Melton Road Strengths and Weaknesses Figure 3.19   Central Melton Road Detail
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Big Box Industrial/ Retail

• Recent business and retail developments to the north, including 
sites under development fronting the Country Park.

• Retail park includes large ASDA superstore, TK Maxx, Boots, Sports 
Direct, Next etc. Dominance of the highway limits pedestrian 
accessibility. 

• Recent light industrial and offi  ce development to the west of 
Melton Road include Arriva Depot, CSB, Costco, Qualvis Print & 
Packaging. Further consented schemes adjacent to the canal. 

Wider Area

Thurmaston Estates

• 1950s-1970s low rise, low density estates. Predominantly short runs 
of terraces and semi-detached homes. 

• High levels of deprivation. 

• Poor legibility and permeability to surrounding area. 

• Rail line forms a barrier to movement to the east. 

• No identi� ed centre - clusters of community facilities at Church Hill 
Road, Silverdale Drive and Sand� eld Close. 

Syston

• The town of Syston sits north of Thurmaston, along the 
continuation of Melton Road.

• Late C20th residential estates to the west, with historic village 
centre to the north east. Identi� ed as a ‘service centre’ of 
Charnwood Borough

• Syston Station on the Midland Mainline connecting to Leicester. 

Wanlip

• Small rural village, retaining a strong historic character. Residents 
are keen to retain a sense of separation from surrounding 
settlements and Country Park. 

• Wanlip Parish Church sits at the north east corner next to the River 
Soar. Area of adjacent pasture forms a focus to the otherwise linear 
settlement. 

Figure 3.20  Big box industrial estate Figure 3.21  Syston aerial

Figure 3.22  Thurmaston Estates Figure 3.23  Thurmaston Estates aerial
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• No formal connection into the Country Park, although footpaths 
lead into wider landscape. 

• Detached/ semi-detached houses, cottages and farm buildings in 
large plots. 

Birstall Historic Core

• Historic core of Birstall and adjacent C20th streets lead down to 
the River Soar. Many properties front the Country Park – positive 
relationship. 

• Notable buildings include historic pubs (The Old Plough, The White 
Horse) and St James the Great Church.

• The narrow, well vegetated lanes have an attractive, � ne grained 
character. 

Birstall Estates

• Mid C20th estates make up the majority of the wider Birstall 
settlement with loose perimeter blocks comprising semi-detached 
houses on fairly large plots.

• West of Wanlip Road, to the north of Birstall is The Cedars Academy 
school including the recent Palmer-Tomkinson Centre which forms 
a landmark visible from the valley � oor. 

Other Recreation and Community Uses

• A zone of recreation and community uses (football grounds, play 
areas and allotments) accessed off  Meadow Lane which leads to a 
Country Park entrance and car park.

• Access to Meadow Lane is via a convoluted route from Wanlip Lane, 
creating a poor approach to the Country Park. 

Figure 3.24  Wanlip Housing Figure 3.25  Wanlip Aerial

Figure 3.26  Birstall Estates Housing Figure 3.27  Birstall Estates Aerial

Figure 3.28  Old Birstal Aerial Figure 3.29  Old Birstall Streets
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3.4 Green Infrastructure (GI)

A signi� cant proportion of the study area incorporates green and 
blue infrastructure (approx. 240ha) associated with the River Soar 
and Grand Union Canal network and between the settlements of 
Thurmaston and Birstall. 

Green and blue infrastructure is de� ned in the National Planning 
Policy Framework as: 

“a network of multifunctional greenspace, urban and rural which is 
capable of delivering a wide range of environmental and quality of life 
bene� ts for local communities”

Much of Watermead’s green and blue infrastructure already delivers 
a number of functions including: � ood risk management, recreation, 
health and well-being, green travel routes and supporting wildlife. 
However, there are opportunities to improve this functionality and 
this could be addressed by a speci� c Watermead green and blue 
infrastructure strategy. Recommendation for such a strategy is 
provided at Chapter 10.0 

The following sub-sections describe some of the components that 
form the GI network. The sub-section on Landscape Character 
arranges Watermead into six legible areas and describes their physical 
characteristics illustrated in Figure 3.30. The sub-section on ecology 
highlights the ecological resource in and around Watermead and 
where it connects. It then makes recommendations for potential 
interventions and future management practices.  

Visitor Numbers

Most recent estimates for annual visitor numbers are as follows:

• Watermead Country Park North - 160,000 to 180,000 visitors per 
annum (County Council estimate);

• Watermead Country Park South - 260,000 to 270,000 visitors per 
annum (City Council estimate based on gate counters).

There is believed to be limited visitor cross-over between north 
and south, so a combined total of 430,000 visitors per annum is 

reasonable.

Figure 3.30   Landscape Appraisal

N
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Landscape Character

1. Watermead Country Park North 

This is the largest area covering approximately 80 hectares. The site 
has a southern boundary with the River Soar and Grand Union Canal 
with the undeveloped Raynsway site beyond. The western boundary 
is de� ned by � elds and wooded areas near to the settlements of 
Wanlip and Birstall and the northern boundary enclosed by Wanlip 
Lane. The River Soar and Grand Union Canal wrap around the park and 
also form the eastern boundary.

One of the main features of the park are the series of lakes. The 
northern water bodies are larger, have a leisure focus (� shing and 
sailing) and the edges tend to be more open. The southern lakes 
are smaller, support a wildlife function and tend to be enclosed by 
vegetation to the edges. Controlled vehicular access is provided from 
Wanlip Lane and a short road leads to the car park near to the largest 
lake called King Lear’s Lake. Next to the car park is a large meadow 
with a picnic area for visitors.

There are a network of paths that form a circuit around King Lear’s 
Lake and the other water body called John Merrick’s Lake. Sustrans 
NCN 48 connects into the park from the south and follows some of the 
path network northwards. There are four non-vehicular access points 
into the park; namely Canal Street and Mill Street (from Thurmaston), 
Meadow Lane (from Birstall) and the NCN 48 from the south. 

Other notable features are the designated Reedbed Nature Reserve 
in the north western part of the site with four bird hides providing 
views of bird species in reedbeds, woodland, marshland, meadows 
and open water. In the southern part of the park is the Birstall Nature 
Reserve. This is characterised by wet woodland and open water but is 
more remote from the public. 

The site is managed by Leicestershire County Council with park 
rangers based on site. The park is extensive and provides visitors with 
a choice of footpath circuits and a wide range of lakeside character 
spaces. Views in the southern part of the park tend to be more 
enclosed and shortened by the presence of dense woodland. The 
northern part of the park tends to be more open with the larger lakes 
and more intermittent vegetation to the edges allowing wider and 
longer views. In terms of weaknesses, the park lacks facilities such as a 

Figure 3.31  Walking and Cycling Routes Signage

Figure 3.32  Path Along King Lear’s Lake

Figure 3.33  Meadow Lane Car Park Entrance

Figure 3.34  Watermead Country Park (North) Map

Figure 3.35  Keys Lake
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visitor centre and café. Consultation reveals that anti-social behaviour 
is an issue and the park management is seeking to better control 
vehicular access from the Wanlip Lane entrance. 

2. Raynsway Marina and Land to the West

North of Watermead Country Park (South) is Raynsway Marina, a 
privately owned facility with about 150-200 moorings for canal barges 
including semi-permanent residences. The marina has a number of 
jetties and land-side facilities and is connected to the wider waterway 
network by a short channel to the north. The eastern boundary of 
the marina, next to the industrial estate is de� ned by a tall palisade 
fence with a public right of way alongside. Access for road vehicles is 
through the Pinfold Industrial Estate to the east.

To the west of the marina is a wider undeveloped site (also owned by 
Raynsway) bordered to the south by the Country Park and by the River 
Soar to the north and west. The site is occupied by rough grassland 
with occasional scrub. 

Overall the marina site is quite hidden from view particularly by 
the Pinfold Industrial Estate and is isolated from the wider area 
by the boundary treatments to the south and east and the wider 
undeveloped site to the west. 

3. Watermead Country Park South 

This site is in the southernmost part of the study area and includes 
two large lakes, community woodland, smaller connected green 
spaces and meadows, network of paths and car parking area, covering 
approximately 30 hectares. The Grand Union Canal and River Soar 
form the western boundary. A hedgerow with a non-developed 
site forms the northern boundary, while development fronting 
Melton Road de� nes the eastern boundary. A wooded corridor with 
Watermead Way beyond forms the southern boundary.

The water bodies cover the majority of the site with the northern lake 
providing a focus for birdlife but with intermittent scrub to the lake 
edge, a perimeter path and spaces for people to enjoy the waterside 
environment. There is a parking area and bird feeding platform near 
to the southern edge of the lake. 

The southern lake is known as the Eco Lake and it provides a refuge for 
birds with a more established wooded edge to the water body than 
the northern lake. The perimeter paths are quite remote but there are 
occasional glimpsed views of the lake. 

Other notable features in the park include an area of higher ground 
between the two lakes and a mammoth sculpture on the highest 
point. South of the higher ground is a community woodland which is 
densely planted but with occasional open glades and made accessible 
by a network of footpaths. The Melton channel, set in a concrete 
structure, bisects the community woodland, follows a route between 
the two lakes and then joins the Grand Union Canal and River Soar. 

The Country Park has limited frontage onto the wider area due to the 
containment of the boundary features and only four access points; 
two from Melton Road to the east, one from Watermead Way to the 
south and one from Birstall Lock to the west. Sustrans National Cycle 
Route (NCN) 6 uses part of the footpath network and enters the park 
at the southern access and exits at Birstall Lock.

In terms of role and function the Country Park serves the northern 
part of Leicester and provides an area of recreation for the local 
population. It also provides a habitat for wildlife, with facilities to 
enable people to appreciate the varied biodiversity. The site is known 
to be very busy with visitors during the summer months and has a 
diff erent atmosphere and user pro� le than the Country Park North. 
Over 260,000 visits were recorded between August 2015 and July 
2016 and this heavy use sometimes creates con� icts between user 
groups. At times these con� icts include local residents as traffi  c 
congestion and parking extends to neighbouring residential streets. 
The Country Park also forms part of the functional � oodplain and it 
has been subject to occasional � ood events. 

The site is managed by Leicester City Council (LCC) although the 
northern part is in the Charnwood administered area, with southern 
part inside Leicester City’s administered area.  LCC are actively 
investigating expanding the park into grazing land to the east. This 
would provide additional parking spaces thereby relieving congestion 
and parking issues.

Figure 3.36  Raynsway Marina

Figure 3.37  Aerial of Raynsway Marina and Undeveloped Site

Figure 3.38  Watermead Country Park (South)
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The range of open and more enclosed spaces and network of paths 
give visitors a varied outdoor experience. However there are a few 
features that detract from the park including the car park and bird 
feeding platform next to the southern edge of the lake. They are 
surfaced in bitmac with poor quality boundary treatments and detract 
from views and sever parts of the park from the lake. The warehouses 
on the Pinfold Industrial to the north are also quite prominent in views 
and the northern boundary of the park would bene� t from some 
additional screen planting.

4. Green Corridor next to Thurmaston 

This area of land continues north from the marina and forms a linear 
green corridor between the River Soar to the west and Thurmaston 
to the east, extending to Mill Lane and an informal parking area. The 
corridor is de� ned by a series of meadows with occasional trees and 
a network of informal paths linking the riverside with the edge of 
Thurmaston. 

Near to Mill Lane car park the waterway network divides into a 
number of channels with a range of lock gates and sluices to manage 
water levels. A series of footbridges cross the channels providing 
access from Mill Lane to Watermead Country Park (North). On the 
northern side of the Mill Lane car park is a boat yard with a basin and 
channel that connects into the wider network. 

Part of the green corridor appears to accommodate the functional 
� oodplain with raised embankments next to the edge with 
Thurmaston. Development at the edge of Thurmaston tends to ‘back 
onto’ the corridor with a range of boundary walls and car parks.

The green corridor has a varied network of spaces with an attractive 
aspect westwards towards the waterways and a backdrop provided by 
Watermead Country Park (North).

However, the poorly de� ned edge with Thurmaston is a detractor 
to views eastwards, with the exception of occasional views of the 
Thurmaston Village Church.

Figure 3.39  Green Corridor Meadow

Figure 3.40  Green Corridor  Footpath Next to River Soar

Figure 3.41  Raised Embankments Next to Edge of Thrumaston

Figure 3.42  Green Corridor - Islands, Locks, Trees and Meadow Area 

Figure 3.43  Poorly Defi ned Edge with Thurmaston (backs of houses)
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5. Lakes East of Grand Union Canal

There are two privately owned lakes located north of Thurmaston 
village and east of the River Soar and Grand Union Canal. Along the 
eastern edge of the lakes is the A607 dual carriageway and to the 
north is Wanlip Lane.

The southern lake can be accessed via a gate near to Canal Street in 
Thurmaston. It is used by a water ski and wake board club with access 
to the lake from a number of short jetties at the northern end. Apart 
from the northern end, the lake edge is largely wooded. 

There is an area of open land between the southern and northern lake. 
Open land also surrounds the northern lake and there is gated access 
to the site from Wanlip Lane. 

6. Other Open Spaces

Land North of A46 

North of the A46 a channel of the River Soar continues in a northwards 
direction. The course of the river is meandering with meadows and 
pastoral � elds alongside. Meadow Lane forms the northern study 
boundary and immediately to the south is a small boating lake and 
the storage of boats on the eastern edge. South of these facilities are 
some agricultural buildings. Land surrounding the lake is open. 

Immediately to the east is another small lake with more wooded 
edges and a series of smaller water bodies to the north that appear to 
provide a habitat for wildlife. 

Sustrans National Cycle Route (NCN) 6 and 48 

The NCN is routed in a broadly north-south direction and links 
Watermead area with Leicester to the south and wider Charnwood to 
the north. It enters the study boundary at Watermead Country Park 
(South) and for the majority of the route follows the banks of the River 
Soar and Grand Union Canal. It continues alongside the Grand Union 
Canal north of the study boundary at Meadow Lane.  

Figure 3.44  Access to Southern Lake from Canal Street

Figure 3.45  Access to Northern Lake from Wanlip Lane

Figure 3.46  Land North of A46

Figure 3.47  Two Lakes East of Grand Union Canal

Figure 3.48  National Cycle Route Through the Park
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Ecology 

Watermead Country Park North and South cover an area of 
approximately 140 hectares, comprising a mosaic of habitats including 
over 12 lakes and smaller ponds, wild� ower meadows, woodland, 
grassland and reedbed.  The park landscape was created from an area 
of historic gravel extraction. Running through the park are the River 
Soar and Grand Union Canal, which represent an essential corridor for 
wildlife within the landscape.

A review of the ecological resource within and adjacent to Watermead 
Country Park reveals that the park bene� ts from a number of statutory 
and non-statutory designations (see Figure 3.49), speci� cally: 

• Watermead Country Park Local Nature Reserve (LNR) (Watermead 
south) 

• Birstall Meadows LNR (Watermead north)

• Reedbed LNR (Watermead north) 

• Watermead Country Park (South) & River Soar Local Wildlife Site 
(LWS) 

• Birstall Meadows LWS 

• Sedge Bed near Thurmaston Marina LWS

A further list of statutory designated sites recorded within a 5km 
buff er of the park included:

• Main Quarry, Mountsorrel SSSI

• Gipsy Lane Pit SSSI

• Buddon Wood and Swithland Reservoir SSSI

• Bradgate Park and Cropston Reservoir SSSI

• Bradgate Park and Swithland Woods Country Park

• Halstead Road Centenary Pasture LNR

• The Orchards LNR

• Goss Meadows LNR

• Humberstone Park LNR

• Scraptoft LNR

A number of non-statutory designated sites were also recorded in 
close proximity to Watermead Country Park, including:

• River Soar / Grand Union Canal LWS

• Wanlip Meadows LWS and Wildlife Trust Nature Reserve 

• Red Hill, Great Central Railway & Braunstone Cemetery LWS

• Melton Brook Flood Meadow LWS

• Gypsy Lane Claypit LWS

• Anstey Lane Pastures LWS

• The Orchards LWS

• Great Central Railway, Thurmaston to Birstall LWS

• Rothley Brook LWS

• Glebe Way Lakes LWS

• River Wreake (Charnwood) - Cossington / Syston LWS

• Syston Marsh LWS

• Cossington Meadows LWS and Wildlife Trust Nature Reserve

A desktop review was undertaken to identify key habitats and species 
present within the Watermead Country Park, or known to be present 
locally, which are either of principal importance for the conservation 
of biodiversity in England1  or local priorities identi� ed within the 
Leicestershire and Rutland Biodiversity Action Plan2.  Key habitats and 
species are (see Figure 3.50):

Habitats of National Importance 

• Broadleaved woodland

• Eutrophic standing water

• Field margins

• Hedgerows

• Lowland wood-pasture and parkland

• Lowland fen

• Coastal and � oodplain grazing marsh

• Neutral grassland

• Reedbed

• Wet woodland

Habitats of Local Importance:

• Floodplain wetland

• Mature trees

• Roadside verges

• Rocks and built structures

• Urban habitat

Species of International Importance 

• Great crested newt

• Bats

• Otter

Species of National Importance:

• Barn owl

• Water vole

• Common toad

• Common lizard

• Grass snake

• Hedgehog

• Brown hare

Species of Local Importance

• Black poplar

• Nightingale

• Purple small-reed

• Redstart

• Sand martin

Notes:
1. Section 41 of the Natural Environment and Rural Communities Act requires the Secretary of State to publish a list of species which are of principal importance for the conservation of biodiversity in England.
2. Space for Wildlife 2010-2015 http://www.lrwt.org.uk/media/uploads/miscellaneous/space_for_wildife_2010-2015__2011_revision_.pdf 
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Figure 3.49   Statutory and Non-Statutory Designated Sites
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Figure 3.50   Priority Habitats Index
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Habitat Connectivity 

The Watermead Country Park sits between the built up areas of Birstall 
to the west and Thurmaston to the east, with Leicester City centre 
to the south.  These urban areas represent a signi� cant constraint 
in the connectivity of the park to adjacent habitats.  However, 
the River Soar and Grand Union Canal form an important habitat 
corridor, particularly in connecting the wetland and other priority 
habitats in the park, to those within the wider Soar Valley landscape, 
predominately to the north (see Figure 3.50).  Maintenance and 
enhancement of this habitat corridor is desirable. 

Recommended Ecological Interventions

The Watermead Country Park already appears to be managed well, 
particularly for the assemblage of water birds known to use the 
park’s aquatic habitats.  As such, it is proposed to continue with the 
current management practices that focus on nature conservation, but 
encourage quiet recreation and education activities.  

Strategic measures aimed at developing the Country Park as a 
community resource whilst conserving the existing character of the 
habitats are set out in Chapter 11.  Set out below are suggestions for 
the types of ecological interventions that could be implemented to 
enhance the biodiversity value of the existing habitats.

A comprehensive set of baseline habitat and protected species 
surveys should be undertaken in order to identify the Park’s key 
nature conservation assets, establish their signi� cance and condition 
and inform the detail of speci� c management plans for habitats 
(lakes, ponds, rivers, woodland, scrub, hedgerows, and species-
rich grassland) and for species (plants, birds, invertebrates, small 
mammals).

Following historic gravel extraction and the site’s restoration into 
a Country Park, it is maturing and becoming a valuable ecological 
resource. The naturally regenerating woodland and areas of 
plantation woodland are generally in good condition, with no 
need for a change in management.  However, consideration should 
be given to increasing connectivity between distinct areas of 
woodland within the park through the planting of native species-rich 
hedgerows.

Management to reduce the amount of overhanging tree branches 
would allow greater levels of light to reach the margins of both lakes 
and ponds.  This measure would encourage the development of richer 
marginal vegetation and provide extra habitat for invertebrates and 
amphibians. 

Some of the ditches, drains and ponds within the park are becoming 
overgrown by scrub and trees, or choked by leaf-litter.  These smaller 
aquatic features would bene� t from dredging and clearing.  The 
potential presence of protected species, including great crested newt, 
should be considered. 

Areas of existing species-rich grassland should be managed to prevent 
encroachment by scrub, especially bramble, and tall ruderal herbs.  
Consideration should be given to increasing the amount of species-
rich grassland habitat within the park.

Future Development of the Country Park

Whilst current management of the Country Park appears to be 
appropriate, it should be recognised that the intention to increase 
access to, and use of, Watermead Country Park, particularly for 
educational and recreational purposes, must be carefully managed to 
ensure this does not have a negative impact on the park’s developing 
ecological value.  A cohesive management plan, incorporating 
educational and recreational aspects, will be essential to protect the 
park’s biodiversity, habitat network and connectivity. 
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4.0 
Movement and Connectivity

4.1 Strategic Connectivity

The Watermead Regeneration Area is well connected to the 
strategic road network. To the west is the A6 which heads north to 
Loughborough and the M1 and south to Leicester. The A607,  to the 
east of the site connects north to the A46 which travels northbound 
towards Nottingham and Newark. The A46 also forms the northern 
boundary of the site which joins the M1 to the west. The southern 
boundary of the site is the A563 which is the outer ring road to 
Leicester.

4.2 Local Road Network

• A607 has annual average daily � ows of 28,797, which has risen 
gradually from 26,288 in 2000. Cars and taxis make up the greatest 
proportion of traffi  c (81%) with HGVs at about 4% and buses/
coaches making up 1%. As you would expect for a dual carriageway, 
there is very low level use by bicycles (<1%).

• The A607 limits east-west pedestrian and vehicle movement.  There 
are two pedestrian bridge crossings and one underpass of poor 
quality. At another point further north there is an implied crossing 
where pedestrians/cyclists have to wait for a gap in the heavy traffi  c 
(annual average daily � ow of 27,488)

• Melton Road has a 30mph speed limit and has a few traffi  c calming 
features such as road humps and chicanes. The road has an almost 
continuous stretch of car parking on both sides of the road. There 
are very few pedestrian crossings, and the pedestrian environment 
in general is not very inviting.  

• Primary roads surround the Country Park which provide excellent 
access by car but make it diffi  cult to access on foot from all 
directions, particularly Thurmaston from the east and Birstall from 
the west

• The extensive network of cul-de-sacs in Thurmaston and Syston 
create an impermeable area, with few continuous east-west routes 
in Thurmaston that people are able to use to access the Country 
Park 

Figure 4.1  Local Movement Network
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4.3 Parking

Melton Road, Thurmaston

Melton Road, Thurmaston has no off  street public car parks (aside 
from Mill Lane - see below). A number of the employment sites have 
off -street parking, generally at the back of the plots, and some of 
houses have off -street parking. However, the majority of homes and 
businesses on Melton Road are served by on-street parking. Other 
than a short stretch of double yellow lines outside of Bridge Business 
Park and some single yellow lines in the area of the Church, the 
roadside either has no lines or has unrestricted parking bays. 

The extensive presence of cars lining Melton Road detracts from the 
public realm, contributing to visual clutter and causing obstacles to 
pedestrian movement and general pollutants. Particular issues arise 
towards the middle of the area where the road is narrower.

In 2015 WYG undertook a parking assessment of a 400m stretch on 
Melton Road. The study reported that there are about 100 spaces 
along the road with occupancy levels not exceeding 85%. Levels were 
generally lower around shops and higher around residential sections.  
WYG reported that they expected the existing supply to be suffi  cient 
up to 2036, although consideration should be made for restricting 
maximum length of stay around shops. 

Country Park

Car parks serving the Country Park are indicated on � gure 4.1. Car 
parks served via the northern  main entrance are covered by a daily 
parking charge of £2.50. The southern main car park off  Alderton Road 
is free of charge.

Additional car parks with access to the Park are located at Mill Lane, 
Thurmaston and Meadow Lane, Birstall, both of which are free.  T

he variation is parking charges across the park has been noted by 
stakeholders as confusing and would bene� t from a co-ordinated 
approach. 

4.4 Public Transport

Bus

There are a number of bus services which travel in the area of the 
Watermead Regeneration Corridor (Figure 4.2). However, in general 
only one service travels through each neighbourhood and none 
directly service Watermead Country Park North although 5, 6 and 22 
skirt the entrances.  Watermead Country Park South is accessible from 
Melton Road and is served by routes 5 and 6.

The only service to run along Melton Road, through old Thurmaston, is 
route 5/5A which travels between Leicester and East Goscote/Melton 
Mowbray every 10 minutes. Route 6 travels through the main part of 
Thurmaston which connects Leicester and Syston also travelling every 
10 minutes. Routes 21, 22 (every 12-15 minutes) and 27 (once an hour) 
also travel a short way into Thurmaston, but not through. 

There are a few bus routes that travel via Birstall, although only 
route 22 goes around the village, approximately every half hour. 
Routes 126 and 127 travel directly up the A6 between Leicester and 
Loughborough. Birstall Park & Ride is located to the north of Birstall 
which carries passengers directly into Leicester every 15 minutes.

Rail

The closest rail station to the area is Syston Station, located in the 
centre of Syston just off  Melton Road. This line is run by East Midlands 
Trains and is on the Midland Mainline route between Leicester and 
Lincoln, one stop away from Leicester, with one train per hour.  

Leicester Station is approximately three miles south of the Watermead 
Regeneration Area. Two rail operators run lines through the station. 
Cross Country trains run to Birmingham (50 mins) every half hour and 
Stansted Airport directly (2hr 22mins) once an hour. East Midlands 
Trains travel to London St Pancras (65 mins) every 10-20 minutes, 
Sheffi  eld (57 mins) every half hour, and Nottingham directly (30mins) 
every half hour. 

4.5 Walking and Cycling

Cycling

The area’s � at terrain and proximity to Leicester City Centre suggests 
that cycling has considerable potential to replace journeys currently 

made by car. However, existing cycling infrastructure in the immediate 
vicinity of the Country Park is minimal and the dominance of major 
roads and car dominated residential areas is off -putting. 

There are two National Cycle Network routes which run through the 
area – 6 and 48 – and a number of other paths through the Country 
Park. NCN 6 comes into the area from Leicester City Centre and tracks 
north through Birstall and then up towards Loughborough.  NCN 48 
starts in the Country Park and heads north, through Syston and on 
towards Nottingham. 

There is no provision for cycling in Thurmaston and, as previously 
mentioned, connections to the Country Park are poor particularly 
to the east, with infrastructure such as the railway and A607 causing 
barriers to movement. Although there has recently been considerable 
investment into NCN 6 in the centre of Leicester, there has been a gap 
in investment between Thurmaston and the centre of Leicester which 
should be joined.

Walking

Both measuring roughly 1.5km across, Thurmaston and Birstall 
in theory should be walkable neighbourhoods, as well as being a 
maximum of 20 minutes’ walk from Watermead Country Park from 
the outer-most points. However, the lack of permeable street network 
limits direct pedestrian connections and as a result encourages car 
use. 

Pedestrians have only two places to cross the A607 over bridges, 
one near Elizabeth Park and the other further south where the A607 
bypass starts, which also have ramps for cyclist use. There are also very 
few connections to the Country Park from the east where the row of 
development along Melton Road causes an almost impenetrable wall 
between Thurmaston and the Country Park. 

Along Melton Road in particular, the pedestrian environment is poor. 
The pavements are generally not too narrow but street furniture and 
signage makes it feel constricted in an number of areas. There is also 
a lack of formal pedestrian crossings across the road, with just a few 
built-outs narrowing the width to cross at certain points. 

The road is dominated by traffi  c with car parking on both sides which 
detracts from the pedestrian experience and makes it more diffi  cult to 
cross as visibility is reduced. There is no vegetation or trees to soften 
the environment or give a nod to the Country Park which is just the 
other side of the buildings to the west.  
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Figure 4.2   Bus Routes

Connect2 Project 

Footpath and cycleways in and around Watermead Country Park 
bene� tted from the £1.4 million of improvements as part of the 
Sustrans Connect2 project which won a share of £50 million Big 
Lottery Fund grant in December 2007. 

The improvements were implemented between 2008-2012 and 
included substantive improvements to the resurfacing of paths, new 
crossing points, bridge/ramp work to improve access.  

4.6 Transport Proposals

The following transport works are planned in conjunction with the 
Sustainable Urban Extensions to the north of Birstall and the east of 
Thurmaston. 

North East of Leicester Planning application 

• A north-west link road between Barkby Thorpe Lane and the A607 
with a bridge across the railway line. 

• A southern link road connecting to the A563 via Sandhills Avenue. 

• The above two link roads will connect to a spine road through the 
centre of the SUE, forming a continuous link between the A563 to 
the south and the A607 to the west.

• Closure of a section of Hamilton Lane, north of Keyham Lane and its 
diversion through the SUE. 

• A new dedicated 15 minute frequency bus service connecting to 
Leicester City Centre replicating the current 21 route. 

• Footpaths and cycleways within the SUE will connect to existing 
PROW and cycle routes. 

Broadnook, North of Birstall

• A new roundabout on the A6 Loughborough Road 

• Improvements to the A46/A6 roundabout 

• Traffi  c calming to Rectory Road through Wanlip 

• Diversion of existing bus services to access the SUE from the north 
and south.

• New footpaths and cycleways linking to existing walking and 
cycling routes
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5.0 
Property Market Appraisal

which sold for an average of £153,000.  Terraced properties sold for 
an average of £121,000 and detached properties for an average of 
£211,500.  The average property price in Thurmaston according to 
Rightmove is £152,000, which is lower than Birstall (£201,000), Syston 
(£189,000) and Hamilton (£200,000).  Thurmaston house prices are 
now comparable to 2008 prices (pre-recession).

There is development activity in Thurmaston village, with the 
construction of 21 two bedroom � ats at Havelock Gardens, Hadrian 
Road by Ben� eld Homes.  The prices range from £124,950-£145,950 
depending on size and speci� cation.

Prior to this development, there have been several in� ll housing 
schemes along Melton Road, which shows that the village remains a 
popular location for developers and occupiers.

5.2 Retail and Leisure

The retail market is undergoing major structural change and this 
transformation is happening at a rapid rate with mobile and digital 
technologies creating new platforms for retailers to sell to consumers, 
who are becoming increasingly connected and savvy with their 
shopping habits.  In the past � ve years there has been considerable 
change in the convenience food sector, with the drive for smaller store 
formats in increasingly more locations, especially around transport 
hubs, and the comparison goods sector is now experience a similar 
structural change, as shopping habits change and evolve.

The British Retail Consortium’s recent paper ‘The Changing Face of 
Retail’ highlight recent forecasts from Javelin that suggest that the 
number of stores is likely to decrease by circa one-third between 2010 
and 2020 (although the impact of this change is likely to happen in 
more secondary retail locations), and recent research by Jones Lang 
La Salle that predicts that 50% of retail leases are due to expire in 
the next � ve years.  The BRC suggest that a large proportion of these 
leases will not be renewed and vacant rates across town centres are 
set to remain high and possibly rise.

The advent of omni-channel retailing and the changing role of 
technology are continuing to drive changes in shopping habits with 
social media becoming increasingly popular as a means of in� uencing 
consumer behaviour.  In February 2016, BRC reported that online 
sales represented 20% of the non-food market in the UK.  The rise in 

‘click and collect’ has supported growth in on-line sales, and the BRC 
report points to research by Deloitte that suggest that currently 35% 
of online shoppers in the UK use click and collect services and this is 
expected to more than double by 2017.  The use of smartphones as 
a channel for shopping is also increasing with 60% of mobile users 
now owning a smartphone and this is likely to increase to 80% by 
2017.  Whilst retailers are focusing increasingly on click and collect 
services and smaller and more � exible formats (e.g. John Lewis goods 
delivered to Waitrose stores) new strategic partnerships (e.g. Morrison 
deal with Amazon to supply food through the Amazon Prime Now 
and Amazon Pantry services) are set to change how we shop.

The food and beverage market is one area that is experiencing 
continued growth and activity.  Figures from Local Data Company 
indicate that turnover in the UK restaurant industry is up by 40%, with 
a rise from £15.5bn to £21.6bn.  The number of restaurants in the UK 
has increased by 20% in the last � ve years (an increase of 14,000 new 
restaurants).  There are a number of operators with growth plans such 
as Byron, Chilango, Ed’s Diner, Five Guys, Bill’s, Frankie and Benny’s, 
Nandos, Pizza Express, Prezzo, and Tortilla.  Like any market, the food 
and beverage market is likely to mature over time, and change due to 
wider economic conditions.

In terms of property, the IPD Annual Property Index for 2015 shows 
that total returns for retail property was 9.7%.  This is slightly down on 
the 3 years average of 10.8% and slightly up on the 5 year average of 
8.3%.  Capital growth over 2015 for retail property was 4.5%, which is 
the lowest of all market sectors.

Within the Watermead Regeneration Corridor, there are two distinct 
areas of retailing.  Firstly, there is the village heart at Melton Road, 
which has a number of retail shops and services and public houses, 
and this extends to the junction with the A607 and Humberstone 
Lane. In the village heart at Melton Road, there is a bank (Barclays), 
hairdressers, pharmacy, tea room (Papillon), newsagent, convenience 
stores, � sh and chips takeaway, public houses (The Top House, Harrow 
Inn), and a betting shop.  In addition, there is a catering van (The Little 
Green Deli) located at the Methodist Church.  Additional shops can be 
found at Humberstone Lane, including a cycle shop, takeaways, and 
hairdressers, convenience stores, opticians, and a pharmacy.  Some 
sites at Melton Road are under-utilised, such as the Barclays Bank site 
and provides a redevelopment opportunity.  There are one or two 
other clusters of buildings, such as the civic buildings in the heart of 

A review of the property market in the Thurmaston area has been 
undertaken by assessing the current stock of property, the availability 
of space and the trends and quantitative needs identi� ed in Council’s 
evidence base for the Local Plan.

5.1 Residential

The Offi  ce for Budget Responsibility (OBR) published its latest 
Economic and Fiscal Outlook in March 2016.  GDP Growth for 2015 is 
forecasts to be slightly lower than in March 2016 at 2.2% compared 
to November 2015 (2.4%), but the OBR have revised downwards the 
projections for the next � ve years with growth forecasts at 2.1% a year, 
which is a drop from 2.4% as set out in the November report. The OBR 
expect borrowing to fall by £19.7 billion in 2015-16. They judge that 
the Government is on track to move the budget into a surplus position 
in the year 2019-2020.

Nationwide’s February 2016 press release reports the pace of UK 
house price growth remained broadly steady with growth of 0.3% 
during the month, the same growth as January. Annual house price 
growth has remained in a fairly narrow range between 3% and 5% 
since the summer of 2015. This trend was maintained in January, with 
house prices up 4.4% over the year, and improved slightly in February 
with prices up by 4.8% for the year.

Halifax’s latest House Price Index Commentary reports that house 
prices in the three months to February 2016 were 3.0% higher than 
in the previous quarter.  The annual increase was 9.7% and remains 
within the range of 8-10%, which is signi� cantly higher than the UK 
growth rate reported by Nationwide.  They comment that “Prices 
continue to rise at a robust pace driven by a signi� cant imbalance 
between supply and demand. Whilst this position is likely to continue 
over the coming months, there are some tentative signs that the 
supply situation may be beginning to improve. Instructions for 
secondhand properties coming up for sale have increased in the past 
two months and the level of housebuilding increased signi� cantly 
in 2015. Further ahead, increasing aff ordability issues, as house price 
increases continue to exceed wage growth, are likely to curb housing 
demand and cause price growth to ease.”

According to Rightmove, over the past 12 months in Thurmaston 
most of the property sales were for semi- detached properties, 
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the village, which could provide a focus for change.  On the whole, the 
mix of uses with local employment, retail, and residential maintains a 
certain vibrancy that needs to be maintained and enhanced.

Secondly, there is Thurmaston Local Shopping Centre to the north of 
the A607, which includes an ASDA foodstore together with a range 
of comparison goods retailers and A3 restaurants in approximately 
128,000 sq.ft. of � oorspace.  Retailers within the Centre include Next, 
Poundland, TK Maxx, Boots, Sports Direct, Dunelm, Out� t, Claires, 
Carphone Warehouse, M&S Simply Food, Pizza Hut, Starbucks and 
McDonalds.

Poundland leased a unit for 10 years at Thurmaston Shopping Centre 
in 2013 at a rental value of £36 per sq.ft. per annum.

In terms of quantitative retail need and expenditure patterns, Peter 
Brett produced the Charnwood Retail & Town Centre Study 2013 
Update (February 2013), which set out the � oorspace requirements 
and providing recommendations for each tier of retail centre.  The 
report provides a commentary on Thurmaston Centre, but did not 
mention the shops within Thurmaston village, and therefore the gaps 
in provision at Thurmaston Centre, including the lack of retail services, 
such as banks appears to be overstated.

The spend on comparison goods at Thurmaston Centre and Asda as 
identi� ed through the household survey within the study is £22.25m 
and £10.91m respectively, which represents 3.4% and 1.7% of the total 
spend within the catchment area.  The largest draw for comparison 
goods is Loughborough town centre.

The spend on convenience goods within Thurmaston is dominated 
by Asda, with £39.66m, which equates to 9.2% of the total catchment 
spend.  This is the second highest performing store, with only the 
Tesco Extra at Park Road in Loughborough having a greater market 
share at 14.5%.  When company sale density benchmarks are 
compared to the estimated trading performance, it appears from 
the report that the Asda is ‘over-trading’ and the M&S Simply Food is 
‘under-trading’.  

The forecast for comparison goods � oorspace in the Borough over the 
period 2013-31 ranges from 32,800 to 41,600 sq.m., and the forecast 
for convenience goods � oorspace over the same period is estimated 
to be 8,800 sq.m.

In terms of A3-A5 food and beverage, the report identi� es a need 
for 3,129 sq.m. between 2013-2031.  Thurmaston is not a key 
leisure destination, and this is re� ected in the destinations from the 
household survey.  In terms of restaurants, Thurmaston does not 
feature within the � rst three destinations, although it does have a 
small 5% trade draw within Zone 5 (Syston and Thurmaston) for cafes, 
pubs and bars.

5.3 Offi ces

Optimism in the offi  ce market has returned in recent years, as the 
national economy has stabilised, jobs have increased and wages have 
started to rise. According to the ONS, unemployment in February 2016 
stood at 791,200, the lowest level since 2008, and the employment 
rates was 74.1%, highest since records began in 1971.

The IPD UK Annual Property Index for 2015 shows that total returns for 
offi  ces was at 17.7%.  This is well above the annualised 5 year average 
of 13.4% and shows that con� dence has returned, especially in the 
established market locations.  Capital growth for offi  ces during 2015 
was 13.1%, which is the highest of all property sectors.

Whilst, there is a wide variation in the performance of the offi  ce 
market regionally, the growth in  con� dence coupled with a reduction 
in available � oorspace (with the impact of permitted development 
rights being felt in most regional cities) is helping to drive offi  ce 
refurbishments.  Agents generally report an increase in tenant 
demand in regional cities, with con� dence sparking speculative 
development in the stronger centres, such as Manchester for example.

Within Thurmaston, the key offi  ce location is Watermead Business 
Park, which was developed by Raynsway Properties.  Current 
occupiers at the business park include Tarmac, Bentley, Interserve, 
Dunelm, AMEC, Flogas.  There is space available at Watermead 
Business Park, with circa 33,000 sq.ft. available at Marlborough Court, 
with asking rental values circa £17.50 per sq.ft. per annum.  Design 
and build offi  ce opportunities at Phase 2 of the business park is also 
available from 5,000-50,000 sq.ft.

Within Thurmaston village, the largest offi  ce buildings are at Bridge 
Business Park, where NHS is the key occupier at Bridge Park Plaza.  
There is space available within Bridge Park Plaza of circa 7,850 sq.ft., 
and asking rents are circa £12.50 per sq.ft.

In terms of quantitative need, PACEC, Lambert Smith Hampton and 
Warwick Business Management Ltd produced an Employment Land 
Study for Leicester and Leicestershire in January 2013.  Over the 
period 2010-2031 the report indicated that the forecast requirement 
for offi  ces in Charnwood BC area is 17,330 sq.m. (186,500 sq.ft.).  

5.4 Industrial

Considered overall, 2015 was a sound year for the industrial and 
logistics occupier market, albeit fortunes were mixed across sectors 
and regions. UK-wide take up fell 7% short of 2014’s record annual 
total, but was nevertheless 2% ahead of the � ve-year annual average. 
Re� ecting the geographical breadth of occupier con� dence, the 
majority of regions saw 2015 take-up either in line with or ahead 
of their annual averages. However, activity in Greater London and 
the West Midlands was down notably on 2014, and was largely 
accountable for the UK’s overall fall. Sector-wise, mid-size was 2015’s 
clear standout performer with record annual take-up and activity 
rising markedly on 2014’s level. Meanwhile, activity in both the smaller 
sectors and logistics was closely in line with the annual average, 
although the latter saw take-up fall 18% from 2014’s record.

Rental growth continued its strong run throughout 2015, and was 
familiar to many parts of the UK. Across 60 UK markets, prime headline 
rents increased 3.9% in 2015, moderating slightly from 2014’s level. 
Regionally, the East saw the strongest average increase, rising 6.2%, 
although Liverpool saw the largest increase of any single location, 
with prime rents rising 16.7%. 

Notably, secondary rental growth during 2015 outpaced prime for a 
third consecutive year, with the discount to prime reducing from a 
peak of 25% in 2012 to only 17% at the end of 2015. As this growth 
has rippled out across the country, London underperformed the UK 
average, while the North West markets saw average growth soar to 
13%, having hitherto seen limited movement.

While Grade A industrial supply remains limited across all sectors of 
the market, analysis of active demand reveals that the small unit sector 
(10,000 sq.ft. or less) has replaced mid–sized bracket (50,000-100,000 
sq.ft.) as the most imbalanced segment of the market.  However, this 
was largely driven by a strong rise in small unit demand in London 
and the Midlands, with mid-sized units seeing a less pronounced, but 
more geographically spread, rise in demand. 
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In relative terms, logistics is the ‘most balanced’ of the sectors at the 
UK level. This stems from signi� cant speculative development in a 
number of regions, particularly the Midlands, while Greater London 
and the South East continue to show a severe imbalance of grade A 
supply.

2015 ranked as one of the strongest ever years for investment into 
industrial and logistics assets. Although volume was 15% short 
of 2014’s record annual total, the number of transactions actually 
increased marginally year-on-year, re� ecting ongoing depth of 
demand. The shortfall is also explained by a diversion of institutional 
capital into the funding of speculative development. 

While demand continues to outstrip supply, stability is now returning 
to the market following a frenetic 18 months of yield compression. 
Across the key asset types, prime yields were broadly stable during 
the second half of 2015, having fallen sharply over the previous 18 
months.

The IPD UK Annual Property Index for 2015 shows that total returns 
for industrial was at 16.8%.  This is well above the annualised 5 year 
average of 12.5% and shows that industrial property remains a good 
investment.  Capital growth for industrial during 2015 was 10.9%, 
which is the second highest of all property sectors.

Within Thurmaston there is a variety of industrial premises, including 
established industrial estates at Pinfold Road and Bridge Business Park 
and Westmorland Avenue, plus several pockets of industrial along 
Melton Road, including Waterside Business Centre and employers 
such as Joss Engineering and Newline.  Additional land is available for 
development for B2 and B8 uses at Watermead Business Park, with 
150,000 sq.ft. with planning permission.

Westmorland Avenue (Thurmaston Industrial Estate) has experienced 
a signi� cant redevelopment in recent years, which is the site of the 
former Walkers Crisps factory, and now have a number of occupiers 
including Costco, Arriva Midlands, Qualvis Print and Packaging, 
Charles Street Buildings Ltd, and Advance Tapes International.  There is 
currently a planning application submitted by Charles Street Buildings 
Ltd for the erection of 4 industrial units totalling 171,500 sq.ft.  The 
occupiers will include Leicester Tissue Company, Travis Perkins/BMX, 
Wickes, and BSS.

The industrial units at Bridge Business Park are on the whole good 
quality, with asking rental values circa £5.60 per sq.ft. for units of 
between 1,000-5,000 sq.ft.  At Pinfold Industrial Estate, there is a 
variety of units and operations, including some derelict buildings. 
Asking rents on modern industrial units are circa £3.60 per sq.ft.  for 
units of between 1,000-5,000 sq.ft.  There is limited availability at both 
estates, which shows that there is good demand.

In terms of quantitative need, PACEC, Lambert Smith Hampton and 
Warwick Business Management Ltd produced an Employment Land 
Study for Leicester and Leicestershire in January 2013.  Over the 
period 2010-2031 the report indicated that the forecast requirement 
for industrial space in Charnwood BC area is 67.42 hectares.  

A more recent employment land study was produced by BE Group 
in November 2014 for Charnwood BC considered the supply and 
demand dynamics at the Local Charnwood Borough level, including 
reviewing the property market, speaking to larger businesses and 
stakeholders and assessing the main employment sites and industrial 
estates.

In terms of key sectors, the report highlights the strong role of 
business administration and support services, and information 
and communication employment sectors.  Employment within 
professional, scienti� c and technical sectors is more modest, although 
they account for a high proportion of businesses, and therefore are 
seen to be a key sector.  Overall most businesses in the Borough at the 
time of the report employ less than 10 employees.  Manufacturing also 
employs a high proportion of local people in Charnwood, and the key 
local sub-sectors are fabricated metal products; electrical equipment; 
rubber and plastics; and food products.

Over the past 15-20 years, the report highlights the ‘good’ share 
of inward investment that Charnwood has captured within 
Leicestershire.  Most enquiries for space within the Borough back in 
2014 was for small offi  ce and industrial units up to 465sq.m. (5,000 
sq.ft.) with more modest demand for larger industrial premises of 465-
929sq.m. (5,000-10,000 sq.ft.) and 2,324sq.m. and above (25,000 sq.ft.) 
and offi  ces of 1,395sq.m. (15,000 sq.ft.).  

The consultations with larger businesses in 2014 found that 50% of 
them were looking to expand, although most did not have room to 
expand in-situ, and they indicated that � nding suitable alternative 

premises was challenging in the Borough.  Added to this is the 
prevailing shortage of employment land in Leicester city, with the 
previous Peter Brett report suggesting a shortfall of 32 hectares of 
industrial land and 19 hectares of warehousing land that neighbours 
of Leicester city would need to facilitate to deliver Leicester’s needs.

In terms of future land supply requirements, the report recommended 
that a minimum of 24-41 hectares of employment land be allocated 
for the period up to 2028, although to meet Leicester city’s needs, the 
allocation could be 53-70 hectares.  The report also recommended 
local scale employment sites of 2-5 hectares should be made available.

In terms of the Thurmaston area, the recommendations of the report 
focus on the Watermead Regeneration and the types of employment 
uses within the two strategic urban extensions (North East Leicester 
and Broadnook).  The report indicates that Watermead Business Park 
has scope for both B1 and B2 and B8 uses, although larger logistic 
operations of 50,000sq.m. (500,000 sq.ft.) or more is not deemed 
feasible.  There is also an urgent need for additional land and premises 
in the middle of the Plan period in the Thurmaston/Syston area, when 
take-up of the existing employment land opportunities has taken 
place.  The land at the two respective strategic urban extensions has 
the scope to meet some of this expected demand, and the Local Plan 
makes provision for 13 hectares at North East Leicester SUE and 15 
hectares at North of Birstall (Broadnook) SUE.

BE Group assessed the quality of the existing industrial estates 
in 2014 and grade Bridge Business Park and Pinfold Road as C/D, 
which are categorised as lower quality employment locations in 
residential areas. The report recommends that, although these 
sites play an important local role, they could be redeveloped in the 
future to provide a greater mix of uses to aid the regeneration of 
the Watermead area. The other site commented on in the report is 
Wheatley’s Road, off  Melton Road which accommodates a number 
of small businesses. This site is categorised as Grade C, which is 
key employment sites for local B1, B2 and B8 uses, and report 
recommends the protection of this site.
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6.0 
Flood Risk 

Table 6.1   Flood Zone Defi nitions

Flood Zone: De� nition of � ood zones as de� ned in Charnwood 
Borough Council Strategic Flood Risk Assessment 
Update (June 2014)

Examples of Typical ‘Appropriate’ Development 
Permitted Without the Need for an Exception Test 
Based On NPPF

1 Low Probability This zone comprises land assessed as having a less than 
1 in 1000 annual probability of river or sea � ooding in 
any year (<0.1%). 

All developments

2 Medium Probability This zone comprises land assessed as having between 
a 1 in 100 and 1 in 1000 annual probability of river 
� ooding (0.1% - 1%) or between 1 in 200 and 1 in 1000 
annual probability of sea � ooding (0.1% – 0.5%) in any 
year. 

Residential buildings (except basement dwellings) 

Buildings used for shops, � nancial, professional and other 
services, restaurants and cafes, hot food takeaways, offi  ces, 
general industry, storage and distribution.

Water-based recreation (excluding sleeping 
accommodation). 

Amenity open space, nature conservation and biodiversity, 
outdoor sports and recreation and essential facilities such 
as changing rooms. 

3a High Probability This zone comprises land assessed as having a greater 
than 1 in 100 annual probability of river � ooding 
(>1.0%) or a greater than 1 in 200 annual probability of 
� ooding from the sea (>0.5%) in any year. 

Buildings used for shops, � nancial, professional and other 
services, restaurants and cafes, hot food takeaways, offi  ces, 
general industry, storage and distribution.

Water-based recreation (excluding sleeping 
accommodation).

Amenity open space, nature conservation and biodiversity, 
outdoor sports and recreation and essential facilities such 
as changing rooms. 

3b Functional Flood 
Plain

This zone comprises land where water has to � ow or 
be stored in times of � ood. SFRAs should identify this 
Flood Zone (land which would � ood with an annual 
probability of 1 in 20 (5%) or greater in any year or is 
designed to � ood in an extreme (0.1%) � ood, or at 
another probability to be agreed between the LPA and 
the Environment Agency, including water conveyance 
routes. 

Water-based recreation (excluding sleeping 
accommodation). 

Amenity open space, nature conservation and biodiversity, 
outdoor sports and recreation and essential facilities such 
as changing rooms. 

6.1 Fluvial Flooding Risk Consideration

Alan Baxter have carried out an initial study of the types of 
development that might be appropriate in the Watermead study area 
considering � uvial � ood risk issues from the River Soar and Grand 
Union Canal as de� ned in the available � ood maps and discussed in 
the Charnwood Borough Council Strategic Flood Risk Assessment.

A � uvial � ood map (Figure 6.1) for the Watermead study area has been 
provided by Charnwood Borough Council. This map indicates the 
modelled � ood zones around the study area. The Technical Guidance 
to the National Planning Policy Framework (NPPF) sets out that the 
preference when allocating land is, whenever possible, to place all 
new developments within � ood zone 1. Where this is not possible a 
sequential approach should be adopted. Guidance on what types of 
development are ‘appropriate’ in diff erent � ood zones is also provided 
in the NPPF.

Table 6.1 summarises some typical ‘appropriate’ development that 
may be permitted in the diff erent � ood zones (based on the NPPF) 
following the application of the sequential test.

River Soar Flood Conveyance Improvement Scheme 

Leicester City Council is working with the Environment Agency and 
the Canal and River Trust on a package of open space, cycle path and 
other improvements to the river corridor through the city as part of 
work to reduce � ood risk along the River Soar and the Grand Union 
Canal.  The project is being substantially funded by the Leicester and 
Leicestershire Enterprise Partnership and also the Local Growth Fund. 

Work is proposed across six sites including the Co-op Sports 
Ground which lies to the south of Watermead Country Park South. 
Repro� ling of the football pitches are proposed here to improve 
� ood conveyance and reduce the � ood risk to the local community. 
These proposals may complement proposals for the Watermead 
Regeneration Area, particularly to improve the connectivity between 
the two areas.  Proposals for Phase 3 of the works are due to be 
submitted as a planning application towards the end of 2016.  
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Updated Fluvial Flood Model

Following initial discussions, the Environment Agency (EA) have 
advised that they are currently undertaking an updated � uvial � ood 
model of the River Soar and Grand Union Canal in this area. It will 
be necessary to review the output from this updated modelling in 
relation to the Watermead study area once it has been completed.  
However, the EA have said that they do not expect the � ood zone 
extents to diff er signi� cantly from those shown indicated by the 
existing � ood modelling.  

Figure 6.1   Flood zones

Flood Zone 2

Flood Zone 3a 
(+ climate change)

Flood Zone 3b (functional 
� oodplain)

Existing � ood defence 
understood to be earth bund

Areas bene� tting from � ood 
defence (would be � ood zone 
3b if defences ignored)

Extents of fl ood zones taken 
from maps provided by 
Charnwood Borough Council. 
Existing fl ood defence and 
areas benefi tting from defence 
based on EA fl ood maps for 
planning.
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6.2  Consideration of Development Opportunity 
Sites

An initial review of the Watermead area suggests that there are very 
few potential development sites in the northern part of the study 
area which have not already been planned. Figure 6.1 indicates some 
potential development opportunity sites that have been identi� ed 
adjacent to Thurmaston Village Centre. 

This plan also indicates the approximate location of an existing 
� ood defence which the EA have identi� ed on their � ood maps for 
planning. The EA maps also indicate the areas which bene� t from 
this defence (generally a mixture of residential houses, community 
buildings and local shops). Following initial discussions with the EA 
and a review of the Charnwood Borough Council Strategic Flood Risk 
Assessment, it is understood that this defence is an arti� cially raised 
area of high ground. The level of protection provided by this defence 
is not currently known.  

Table 6.2 summarises some of the potential developments that 
might be appropriate in the diff erent development opportunity 
areas that have been identi� ed. In all cases a suitably detailed � ood 
risk assessment for each development would need to be undertaken 
along with a sequential test to consider the acceptability of 
developments in relation to � ood risk. 

Further consultations with the EA & Charnwood Borough Council may 
also be required to de� ne suitable measures so that developments 
can be designed to remain safe for users in times of � ood, provide for 
safe access and egress, result in no net loss of � oodplain storage and 
not impede the water � ows. 

Table 6.2   Potential Development Opportunities 

Opportunity Area 1 As existing the � ood maps indicate that part of the Unicorn Mobile Home Park is located within � ood zone 3a. Under 
current planning policy such a site would not normally be permitted within this � ood zone without the local planning 
authority carrying out an exception test. In order to reduce the risk of � ooding to mobile homes on the site, some of 
them could be relocated to a lower � ood risk area. This could free up a small amount of land for a water compatible 
development associated with the Country Park.

Opportunity Area 2 This open green space /allotments currently lies within � ood zone 2. It might be possible to develop this site to 
provide a small scale residential or commercial buildings such as a café or visitors centre.

Opportunity Area 3 Within this opportunity area there are currently a number of residential, community and small commercial buildings 
located within a defended area of � ood zone 3a. Some further residential and or commercial development in this area 
may be appropriate.

To the west of the � ood defence the surrounding land lies within the functional � ood plain (� ood zone 3b). It might 
be appropriate to create some water compatible development in this area associated with recreational uses within 
the Country Park. As the land is within the functional � oodplain any development would need to ensure that there is 
no overall loss of � oodplain storage.

Opportunity Area 4 At present, the majority of opportunity area 4 contains industrial buildings with a small number of residential 
dwellings. Generally the industrial buildings are located within � ood zone 1 which is appropriate for all development 
classes. As such a residential development would be appropriate here. 

The northern part of this opportunity area comprises areas of � ood zone 2 and defended areas of � ood zone 3a. Some 
of these areas could also be developed. The higher � ood risk level here would suggest that less vulnerable uses such 
as leisure and commercial might be more appropriate in these areas. 

The northern part of this opportunity area, beyond the existing � ood defence, is located within the functional � ood 
plain. It might be possible to modify and extend the � ood defence here to allow for development within these areas. 
However, equivalent volumes of compensation � ood plain storage would need to be provided on a level for level 
basis meaning that it is unlikely that there could be a net increase in available development site areas. There might be 
some aesthetic design bene� ts to modifying the extent of the � ood defence to provide a less angular boundary but it 
is likely that this would be prohibitively expensive.

Opportunity Area 5 Opportunity area 5 consists of an existing marina located within the functional � ood plain. It might be appropriate 
to introduce some ‘essential’ facilities for the marina such as a toilet block within this area.  As the land is within the 
functional � oodplain any development would need to ensure that there is no overall loss of � oodplain storage.

Cafés and restaurants would not normally be appropriate within this � ood zone. However, it might be possible to 
have a permanent ‘� oating’ café or restaurant on the water. 
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7.0 
Delivery Considerations

7.1 Land Ownership and Availability

The landownership plan provided by Charnwood BC (Figure 7.1) 
highlights the key landowners relating to the Country Park and 
adjacent areas:

• Leicestershire County Council: Watermead Country Park north and 
partial ownership of land to the east of the canal at Thurmaston. 

• Leicester City Council: Watermead Country Park south and land 
fronting Melton Road. 

• Charnwood Borough Council: recreation land off  Meadow Lane, 
Birstall and council housing in Thurmaston village. 

• Raynsway: major land owner at Pinfold and Bridge Business 
Parks (see below), owner of Thurmaston Marina and Watermead 
Business Parks phase 2 and 3 to the north east of the Country Park. 
We also understand that Raynsway owns the land adjacent to the 
marina within the Watermead Country Park, which was former 
land� ll (Figure 7.2).

• Charles Street Buildings Ltd: Thurmaston Industrial Estate. There 
is a planning application to deliver an additional four industrial 
buildings totalling circa 171,500 sq.ft.  Once the development has 
been completed there is limited land available at this location.

Figure 7.1   Land Ownership (information from Charnwood GIS mapping). 

This material has been reproduced from Ordnance Survey digital map data with the permission of the Controller of  Her Majesty's Stationary Office. 
Unauthorised reproduction infringes Crown copyright and may lead to prosecution or civil proceedings.

© Crown copyright. 

Licence No. 100023558

Any Aerial Photography shown is copyright  of UK Perspectives

Charnwood Borough Council
Southfield Road
Loughborough
Leicestershire
LE11 2TN
tel: (01509) 263151
www.charnwood.gov.uk

Scale:  1:10000

Leicester City Council Ownership

Murphy's Ownership

Raynsway Group Ownership

Leicestershire County Council Ownership

OWNERSHIP
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Figure 7.2   EA Mapped Historic Landfi ll Sites in Pink, Showing Land Adjacent to the 
Marina - Pinfold Road, Thurmaston (source: EA website)
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Bridge Business Park

Bridge Business Park is circa 3.4 hectares in size and, as shown in 
Figure 7.3, is owned by a small number of interests, with Raynsway 
Properties holding the majority of the land.

According to the information on the Ratings List, there is circa 165,000 
sq.ft. in total.  By applying general job densities to the individual 
� oorspace of units, it is estimated that around 700 jobs may be 
supported at Bridge Business Park.

Bridge Business Park has a mixture of offi  ces buildings, such as Bridge 
Park Plaza, Riverside House and 674 Melton Road, together with 
industrial premises.   There is also a large surface car park that serves 
Bridge Park Plaza that has frontage to the Canal (Figure 7.44).

Key occupiers at the Business Park include Leicestershire NHS located 
within Bridge Park Plaza, MSA Engineering, Driver Education Leicester 
and Vexgold.

The vacancy rate at the Business Park is low at 3 units or circa 12%, and 
anecdotally the view from offi  cers at Charnwood Borough Council is 
that the situation is much improved compared to the recessional years 
of 2008-2011.

The stock within Raynsway’s ownership is generally of modern 
construction (Figure 7.5), with more ageing stock found at Assured 
Drive and the Modern Classics unit (Figure 7.6).

In terms of leases, Raynsway Properties indicate that the majority of 
leasehold interests are due to expire around 2021, with the exception 
of one tenant within Bridge Park Plaza, with a lease due to expire 
in 2026.  Raynsway Properties con� rm that it has no intentions to 
redevelop the Business Park in the short term, and that there needs to 
be a compelling economic case to do so.

An opportunity to redevelop the Business Park may present itself in 
the long term post-2026, subject to the performance of the business 
park and the agreement of landowners to undertake a comprehensive 
redevelopment that enables tenants to be relocated to other suitable 
premises within the local area.

Figure 7.3   Land Ownership, Bridge Business Park

Hardy and 
Halfpenny

Raynsway 
Properties

MSA 
Engineering

Turner and 
Lees

Figure 7.4   Car Park Backing Onto Greenspace and the Canal, 
Bridge Business Park

Figure 7.5   Modern Industrial Offi ces and Premises, 
Bridge Business Park

Figure 7.6   Ageing Stock, Bridge Business Park
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Pinfold Industrial Estate

Pinfold Industrial Estate is circa 9 hectares in size and, as shown in 
Figure 7.7, is owned by a multitude of diff erent landowners.  Raynsway 
Properties own a large area of the estate at the northern end, together 
with Leicester Marina.

The information on the Ratings List reports circa 450,000 sq.ft. in total.  
By applying general job densities to the individual � oorspace of units, 
it is estimated that around 900 jobs may be supported at Pinfold 
Industrial Estate. There appears to be low number of vacancies within 
the industrial estate, which indicates that the estate is performing well 
and there continues to be good demand for industrial units.

The estate has a number of signi� cant manufacturers including 
Advance Tapes, Chapman Fraser, Label Apeel, Premier Grow, HAC 
Pipelines and Roofmaker.

The stock at Pinfold varies in terms of quality with the Raynsway 
properties and Roofmaker building of modern construction (Figure 
7.8), whereas a number of properties at Pinfold Road and Rookery 
Lane are ageing and are likely to require major refurbishment or 
redevelopment in future years (Figure 7.9).

In terms of leases, there is a lack of information available, although we 
understand that in the case of the Raynsway properties the majority 
of leases expire around 2021, with the exception of two tenants that 
have leases that expire in 2026.  Some leases across the estate may be 
up for renewal prior to 2021.

An opportunity to redevelop the industrial estate may present itself 
in the long term post-2026, although this may take place on a phased 
basis with areas that are in control of one or two landowners coming 
forward � rst, before the more diffi  cult multiple landowner parcels.  
The phased approach needs to ensure that tenants are appropriately 
relocated to suitable premises in the local area.  Where landowners 
continue to invest in the industrial buildings on the estate, 
especially the more ageing units, the prospects of a comprehensive 
redevelopment to other uses such as housing are likely to decrease.

The rationale to redevelop the estate based on the potential of 
Leicester Marina at the northern end of the estate to facilitate wider 
public use is not particularly strong, as the Marina will continue to be a 
secure and closed environment to the users of the Marina.  

Figure 7.7   Land Ownership, Pinfold Industrial Estate

Figure 7.8   Modern Units, Pinfold Industrial Estate Figure 7.9   Ageing Stock, Pinfold Industrial Estate
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7.2 Potential Funding Streams

The projects presented in this Regeneration Framework, such as 
public realm improvements, construction of new infrastructure and 
redevelopment of community buildings, will need to be funded 
through various streams.  We understand that funding streams are 
very limited at Charnwood Borough Council and Leicestershire County 
Council level.  However, the Leicester and Leicestershire Enterprise 
Partnership do have several potential funding streams available and 
there is funding for businesses through the LLEP Business Gateway, 
which includes business grants, loans, � nance and so on.

In addition, there are European funding streams under the European 
Structural Investment Fund (ESIF) (although these may be less reliable 
in light of the recent referendum), including the European Regional 
Development Fund (ERDF) and the European Social Fund (ESF).  The 
ERDF appears to be focused on the competitiveness of SMEs, and 
the ESF is focused on holistic social inclusion.  The Big Lottery Fund 
is match-funding the ESF holistic social inclusion round with an 
anticipated £5.12m available for Leicester and Leicestershire, although 
the third round closed on 16th May 2016.  The Big Lottery Fund 
indicates that it will support a variety of projects, ranging from those 
improving employability for the most disadvantaged, helping those 
with multiple and complex needs, to improving � nancial literacy.

“Open Call” is the third stream of funding available through the LLEP, 
and currently the next round of funding is from September 2016 
onwards.  Expressions of interest can be submitted for “open call” 
funding and these will be considered by the LLEP in terms of their 
strategic � t with the LLEP’s Strategic Economic Plan.  Then applicants 
are invited to submit a Strategic Outline Business Case to progress an 
application for funding further.

In addition to the Big Lottery Fund, grants are available through the 
Heritage Lottery Fund for not-for-pro� t organisations to save/enhance 
a heritage asset.  Grants of over £100,000 are available and are 
assessed on nature of the project and the opportunity identi� ed; the 
anticipated outcomes achieved; value for money; the project � nances; 
and how the project will be sustained into the future.

Small amounts of grants of up to £10,000 are also available 
from Charnwood Borough Council (Community Development 
& Engagement Grant) and Leicestershire County Council (SHIRE 
Community Grant), although these are focused on small-scale 
community projects to aid vulnerable and disadvantaged people.

In terms of habitat management and enhancement within the 
Country Park, the Countryside Stewardship scheme may off er some 
grant funding opportunities.

Finally, a certain level of developer funding can be harnassed 
depending on how much development is brought forward through 
this Regeneration Frameowork.  There is also potential to use some of 
the  S106 contributions from the Sustainable Urban Extension so the 
east and north of Watermead.
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8.0 
Summary SWOT Analysis
The following table summarises the key issues and opportunities 
emerging from the baseline study and forms the starting point for the 
development of masterplan. 

Strengths Weaknesses
Country Park:

• Surrounded by residential population, accessible from strategic road connections, part of a wider green 
infrastructure corridor.

• Ecological importance; Local Nature Reserves and Local Wildlife Sites within the park. 

• Country Park North and South already attracts an estimated 430,000 visitors annually. 

• Large car park accessed off  the A46 servicing County Park North. 

Thurmaston Village:

• Clusters of attractive / historic buildings in the centre of Thurmaston with potential for enhancement. 

• Local employment development at Pinfold and Bridge estates and on smaller sites off  Melton Road is 
generally of reasonable quality and in active use. Employment uses support remaining retail/services 
on Melton Road, however they generally present a poor frontage to the street. 

Connectivity:

• Footpaths through the Country Park connect Birstall and Thurmaston - although these links could be 
strengthened. 

• National cycle routes through the park connect to Leicester City Centre. 

Birstall Village:

• Historic core of Birstall relates well to the River Soar and provides access to the wider Country Park. 
However it is immediately adjacent to the Raynsway ‘gap’ site. 

Planning and delivery:

• Clear planning policies to guide development

• Improving market conditions

• Economic assets include the mix of uses at Melton Road, Watermead Country Park, Watermead 
Business Park and additional land for development

• Local landowners

• Recent in� ll development on Melton Road and signi� cant employment sites at Watermead indicate 
developer interest in the local area. 

Country Park:

• Country Park North lacks basic visitor facilities and a USP to attract visitors. 

• Marina brings visitors through the park, but not into it - surrounded by security fence. 

• Reports of anti-social behaviour in the park and a wish to further manage entrances to the park. 

• Country Park South is under pressure from a high intensity of use.

Connectivity: 

• Poor east-west connectivity from Thurmaston village to the wider population as a result of the A607 bypass 
and Midland Mainline railway line. 

• Country Park North is diffi  cult to access on foot and visibility to the park is poor. Limited entrances, often 
down narrow lanes with limited signage. 

• Main entrance to the Country Park is to the north, away from the main population centres, but served by a 
large car park - car based trips dominate. 

• Central area of land owned by Raynsway which is former land� ll, limits connectivity between Country Park 
North and South

Thurmaston village:

• Poor relationship between the existing townscape and landscape. Majority of buildings back onto the park.  

• High levels of deprivation in the wider Thurmaston Ward. 

• Poor quality public realm on Melton Road dominated by on-street parking.

• Disconnect between Thurmaston Local Centre  (retail) and Melton Road

Development constraints:

• Majority of park is within the functional � ood plain (zone 3a). Thurmaston edge sites are within � ood zone 
2 & 3. Limited opportunity for development. 

• Historic land� ll on Raynsway owned gap site. 

Planning and delivery:

• Manufacturing employment base

• Ageing population pro� le

• Areas of deprivation

• Under-utilised buildings and sites



46  Watermead Regeneration Corridor, Regeneration Framework /  November 2016  Alan Baxter

Opportunities Threats
Country Park: 

• Potential for a joined up approach between Leicester City Council, Leicestershire County Council to 
management and marketing of the Country Park with other River Soar / Heritage Corridor destinations.

• Growing population and spend arising from the SUEs and daytime population from employment sites 
which supports recreational and other facilities.

• Increase the recreational use of the park/canal for water based leisure, sports and children’s play to 
meet local needs. 

• Multiple strategies suggest the potential for a visitor centre within the park; the location and function 
have not been con� rmed. 

• Strengthen habitat corridor of the River / canal corridor. 

Thurmaston village:

• Characterful historic buildings within Thurmaston have potential for reuse linked to the park; car parks 
and backlands could be recon� gured to provide improved edge/entrances to the park. 

• Potential in� ll development on existing low grade commercial sites - long term. 

• Potential repositioning of Melton Road as the village heart

Connectivity:

• Potential improvements to crossings of the A607 and at gateways to Thurmaston. 

• Opportunity for enhanced park entrances, access points and signage. 

Development sites:

• Large vacant building at the southern edge of Pinfold Business Park with potential for early 
redevelopment fronting green space. 

• Long term redevelopment of wider Bridge Business Park and Pinfold Road industrial estates

Connectivity:

• SUEs are potentially self-contained with their own employment, town centre and open space provision. 
How can the activity generated here be harnessed by Thurmaston and the Country Park?

Country Park:

• Need to carefully balance nature conservation with development/recreation aspirations in the Country 
Park.

Development sites:

• Major sites with frontage to the Country Park already have consent / have been developed. 

Thurmaston village:

• Growing levels of activity are located away from Thurmaston Village Centre - local centre retail, Watermead 
employment sites to the north. Poorly connected to the historic village centre. 

• Opportunities within Thurmaston village centre are small scale; sites are within multiple ownership, that 
are not well understood. 

Planning and delivery:

• Loss of employment sites through redevelopment aff ecting local access to local employment. 

• Lack of funding streams to implement change

• Long-term landowner agreement on redevelopment e.g. Pinfold Industrial Estate and Bridge Business Park. 
Sites currently have long leases and high levels of occupancy. 



Part 2: 
Framework Proposals
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Figure 9.1  Watermead Vision  Diagram, Stakeholder Consultation 1
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9.0 
Stakeholder Consultation Summary
The � ndings set out in Part 2 of this report draw heavily from 
individual and group discussions which have taken place with 
Charnwood Borough Council offi  cers and a wide range of local 
stakeholders.  The stakeholders represent groups and organisations 
with a vested interest in the park, either as a local resident, local 
business or wider governing body or interest group. 

Two consultation events were held in the Old School Room in Syston 
which aided the formulation of a strong set of projects and objectives 
on which to base the Regeneration Framework. 

Events were organised and facilitated by Alan Baxter Ltd with the help 
and support of GL Hearn, TEP and Charnwood Borough Council. 

Full details and attendance lists are available in the Consultation 
Feedback Reports available from Charnwood Borough Council. 

Stakeholder Event 1 (1st June 2016)

The � rst consultation event sought to identify key issues that currently 
aff ect the Watermead area and subsequently generate a number 
of ideas for overcoming these issues. Stakeholders included Parish, 
Borough, City and County Council representatives, landowners and 
local interest groups, to provide a variety of perspectives.

The event was structured around two introductory presentations, 
followed by two discussion sessions with attendees split into � ve 
smaller groups.  Each group was given the opportunity to feed back 
at the end of each session. The introductory presentations comprised 
an introduction on the purpose of the workshop, background to the 
project, its brief and connections to the wider area, and a summary of 
issues and opportunities which Alan Baxter Ltd. had thus far identi� ed. 

Workshop 1: Issues and Vision

Discussion questions:

i. Strengths & weaknesses

Do you agree with our summary of Watermead in 2016?

ii. Vision – � nish the sentence

In 2031 the Watermead area will be.....

The key points identi� ed by the discussion groups are summarised 
below:

Strengths

• There is a range of existing activities and attractions in the Country 
Park and the opportunity to expand these and create events here 
and in Thurmaston.

• The park is an educational asset which local schools should be 
encouraged to use.

• There is a wealth of heritage and culture linked to the park and 
surrounding settlements.

• The river and canal are wonderful resources which are well used but 
should be made more of in relation to the park and its uses.

• The park is used for exercise and could better promote health and 
wellbeing.

• There is an abundance of wildlife and biodiversity in the park.

• The park is in a good location at the heart of four communities and 
at the edge of Leicester.

• The park should be viewed as a county asset for walking, cycling 
and children’s play and a family destination.

Weaknesses

• Poor access and connectivity are signi� cant weaknesses. Entrances 
are hidden and unwelcoming; some local residents are not aware 
that the park exists.

• Poor public transport access to the park.

• Poor pedestrian and cycle access from surrounding communities.

• Thurmaston village has its back to the park, creating a poor 
relationship.

• The park lacks facilities. It needs a visitor centre and café to 
encourage visitors.

• Use of the park should be increased but balanced with wildlife 
conservation.

• Parking congestion is an issue along Melton Road and there is a 
discrepancy in parking charges at car parks serving the Country 
Park.

• A lack of signposting, branding, information boards and publicity 
material gives the park a low pro� le.

• The park is under diff erent ownerships and lacks an overarching 
management strategy.

• Issues of litter, including dog bins being too small, and anti-social 
behaviour

• Need more facilities and signage for the canal users and additional 
moorings.

•  Not enough good pubs or places to eat in the park’s immediate 
surroundings.

• User group con� icts.

Vision

There was also a clear overlap between components of the group 
visions, which together see Watermead Country Park in 2031 as:

• A park with a visitor centre, which incorporates facilities, 
information, food and drink;

• Having good access and is well promoted;

• A protected natural area;

• Providing a leisure, cultural and educational asset for the county, at 
the heart of the local communities, and

• Having a co-ordinated overall management structure.
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Workshop 2: Project Opportunities

Before the second workshop, a brief presentation was given to 
explore four key areas on which the diff erent groups would focus 
– Watermead Country Park, Connecting Watermead, Thurmaston 
Village Centre and Watermead Waterfront.  

Discussion questions:

i. Objectives

Set � ve objectives for the area

ii. Plan

Create a spatial plan of project ideas

The main objectives and project ideas from each group discussion 
have been summarised in the table below:

Watermead Country Park (Group 2)
Objectives:

1. To create a visitor centre incorporating user and volunteer hubs.

2. To investigate underused land for public access or wildlife use, whilst ensuring these are balanced.

3. To create more attractions within the park.

4. To facilitate and encourage camping and/or caravanning.

5. To plan cultural events and strategies to boost visitor numbers and the pro� le of the area.

Connecting Watermead

Objectives:

1. To develop a comprehensive signage strategy for 
both cars and pedestrians

2. To improve or provide consistent landmark 
gateway features at each of the main entry points 
to the park 

3. To improve access by bus

4. To improve cycle links 

5. To encourage boat access and associated leisure/ 
tours usage 

Projects:

• Delivery of a new car park off  Mill Lane with 
gateway off  Melton Road

• Development of a themed gateway design 
to create a welcoming entry, along with a co-
ordinated, branded signage and marketing 
strategy to raise awareness and aid navigation.

• Work with bus service providers to develop an 
integrated marketing campaign, enhancing 
access by public transport. Potential for a circular 
bus: Leicester-Thurmaston-Birstall-Leicester to 
link up east-west.

• Improve the wider cycle routes linking the park 
to Leicester and Loughborough.

• Connect the southern and northern elements 
of the park with an access route through the 
intervening private land.

• Provide a visitor centre/ café/ education facility 
while maintaining the balance of interests across 
the park.

• Improve access by vehicles (i.e. the junctions 
where southbound traffi  c can’t turn right)

• Create/ enhance trails around the park – heritage,  
wildlife, running, Ale trail between pubs etc.

Watermead Country Park (Group 1)

Objectives:

1. To establish working between Country Park 
landowners to create a whole entity.

2. To engage schools in education and wider 
interpretation.

3. To achieve a cohesive management plan.

4. To unlock and improve access for all.

5. Establish funding consortium trust

Projects:

• Primary hub next to King Lear’s Lake

• Secondary hubs at Thurmaston waterfront, 
Raynsway site and Watermead South

• Car access – North, South & Thurmaston 
waterfront

• More play areas, particularly encouraging 
‘natural’ play
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Thurmaston Village Centre
Objectives:

1. To increase visitor access between Thurmaston 
and the Country Park 

2. To create a hub of activity along the canal edge at 
Thurmaston.

3. To provide a visitor/education centre at the Old 
School as a starting point for the regeneration of 
Thurmaston.

4. To maximise access to and along the waterfront 
from Thurmaston.

5. To reclaim Melton Road for people and green the 
street. 

6. Connect major development back into 
Thurmaston village centre

7. Start in the next two years

Projects:

• Create a cluster of heritage / cultural destinations 
in the centre of the village around the canal/Old 
School/Church. 

• Increase canal moorings around the islands/on 
land to the rear of the Old School. 

• Sequential development of the Old School, 
Melton Road and adjacent sites for visitor/
community uses 

• Use green space (� oodplain) to the rear of 
Melton Road e.g. for play, car parking, canal 
moorings, linked activities

• Relocation of Parker’s garage to create a wider 
entrance to the park from Melton Road.  Could 
form a further community cluster with adjacent 
sites of former Methodist church and Memorial 
Hall 

• Create linear footpath along the canal edge and 
additional bridges connecting the islands.

• Residential development at Bridge Business Park 
fronting the canal. 

• Green the edges of existing business uses to 
improve frontage to park e.g. Arriva depot off  
Canal Street. 

• Signpost the Country Park from Thurmaston bus 
routes. 

• Public realm improvements to Melton Road e.g. 
street trees, parking bays, pedestrianisation of 
central section except for buses. 

• Create new crossing points over A607 at Lea 
Close (to replace the nearby subway) or a 
connection between Hadrian Road/ Cemetery 
Road connecting the two parks. 

Watermead Waterfront
Objectives:

1. To improve access.

2. To achieve a rational approach to parking.

3. To form a long term development framework 

4. To promote leisure based activities 

5. To create a Visitor Centre.

Projects:

Pinfold and Bridge Business Parks

• Long term plan: Economy, Lease, Tenants, 12-20 
years

• Related schemes: Marina 

Melton Road

• Parking/movement

• Local business opportunities

• Small scale development

Northern area

• Pedestrian access

• LCC parking regime

• Northern visitor attraction
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Figure 9.2  Maps, Presentations and Group Discussions from Stakeholder Consultation Event 1
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9.1 Stakeholder Event 2 (13th July 2016)

Following the initial stakeholder consultation event on 1st June 
2016, a feedback session and further workshop was held on 13th 
July 2016.  This gave the stakeholders a chance to in� uence the more 
detailed project ideas and objectives which had been evolved from 
the previous consultation to inform the � nal report for the Watermead 
Regeneration Framework. As with the previous consultation, 
representatives were invited from a wide range of relevant 
stakeholder groups to provide their varied perspectives.

A longer initial presentation was given, again starting with a brief 
recap of the project purpose and feed-back on the last consultation 
event.  A vision statement was put to the audience followed by the 
emerging project areas – ‘Opening up the Country Park’, ‘Turning 
Thurmaston Around’, ‘Waterfront Development’ and ‘Connecting It All 
Up’ – with area objectives and detailed list of projects within each.

There was also a presentation of three case study parks considering 
their size, facilities, events and � nancing programmes to inform 
ideas for how Watermead could develop over the next few decades. 
This was followed by the suggestion of a sequential approach to the 
development of Watermead through short, medium and long term 
opportunities. 

With the attendees divided in to four groups, the discussion sessions 
focused on the following questions:

Workshop 1: Project Review

i. Do you agree with the vision statement?

ii. Do you agree with the objectives and project ideas?

Anything missing or ideas to add?

iii. Do you agree with the boundary of the Watermead 
Regeneration Area?

Again, the groups were given the chance to feed-back their ideas 
before the second workshop got underway, guided around the 
following questions and tasks:

Workshop 2: Delivery Action Plan

iv. Complete the action plan table 

(what, when, who, funding ideas)

v. Is the sequential approach in the right order?

vi. What can your organisation do to support the success of 
Watermead? 

Key points which emerged from this stakeholder engagement are:

• There is general support for the vision and objectives and many 
positive responses to the emerging projects

• Views diff er on the appropriate use for Bridge Business Park and 
Pinfold Industrial Estate – redevelopment into residential or 
retention of employment?

• The Country Park does not need redesigning, it just needs tweaking 
such as expanding the provision of facilities, along with better 
management 

• A working group should be established to take this forward

• This should include the County Council and City Council land 
and consider wider strategic links 

• There is general agreement that the main visitor centre should be 
in the north of the park, whilst there is an important role for the Old 
School Scheme in Thurmaston as a hub

• Connectivity – the A607 pedestrian crossing 

• Many see this road as a fast, strategic route and therefore 
wonder whether a pedestrian/cycle crossing is appropriate

• However, others recognised the potential to change the 
character of the road and make more suitable for the 
residential area in which it sits, along with the importance of 
improving the link between east and west 

• Signage is a key priority for short term improvements

The action plan was largely agreed with, with a number of additional 
suggestions for organising bodies and funding streams, as well as a 
couple of additional ideas.

9.2 Further Consultation

Following the workshop events, Charnwood Borough Council has 
undertaken additional consultation with key stakeholders including 
the County Council, City Council, Thurmaston Action Group and 
Parish Council on an individual basis. Initial drafts of the Framework 
conclusions have also been circulated to key stakeholders for 
comment. 

9.3 Summary

Feedback and information received at the stakeholder events and 
subsequent discussions have been important in steering the project 
proposals, objectives, vision and action plan which are explored in 
more detail in the following chapters. 
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Figure 10.1  Boat Show Lake Geneva, Wisconsin Figure 10.2  Dutch Floating Homes Figure 10.3  Sculpture at Entrance to Sowerby Bridge Marina

Figure 10.4  Cotishall, Norfolk Figure 10.5  Dutch Floating Homes Figure 10.6  Family Friendly Park

Figure 10.7  Kayaking,  Lincoln Figure 10.8  Kenwood House Music Event Figure 10.9  Landscaped Play
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10.0 
Watermead 2031

10.1 Vision Statement

“In 2031, Watermead Country Park North is a vibrant 
Country Park with a range of easily accessible leisure 
and educational facilities at the heart of the thriving 
communities of Thurmaston, Birstall, Wanlip and Syston. 

The park is a protected natural area, rich in biodiversity and 
forms part of the Soar Valley’s wider blue/green network 
linking to Watermead Country Park South. It is a valuable 
resource for Leicester and wider Leicestershire.

Thurmaston Village Centre is revitalised and a gateway 
to the Country Park. New employment and leisure 
developments have enhanced the quality and character 
of the Regeneration Corridor and support its long term 
economic and social success.”

This vision statement captures the essence of how the Regeneration 
Corridor with Watermead Country Park at its heart should evolve 
over the coming years.  Its themes are re� ective of the core strategy 
objectives, the Framework analysis and consultation to date.

10.2 Summary of Key Project Themes

Four project themes for the Regeneration Corridor have been 
identi� ed which are strongly interlinked, recognising that investment 
in the Country Park and Business Parks will act as a catalyst to support 
inward investment and regeneration at Thurmaston Village Centre 
and vice versa. Project opportunities for achieving the vision are 
described in more detail in subsequent chapters under the following 
four key project areas: 

1. Opening Up the Country Park 

Watermead Country Park North is a hidden gem.  Many of the 
local residents do not even know it exists, let alone people from 
further a� eld. The overarching aim is to ensure the Country Park is 
integrated with Watermead Country Park South and the wider blue/ 
green network, and is well used by all, from informal walks to formal 
events throughout the year, with the right facilities and promotion 
to enable this.

2. Turning Thurmaston  Around

Thurmaston currently turns its back on the Country Park and 
the majority of the residential areas are cut off  from the park 
by the A607. The aim is to ensure Thurmaston addresses the 
park with improved accesses and active waterfront uses, in turn 
reinvigorating the historic village centre.  

3. Waterfront Development 

The most signi� cant opportunities for waterfront development 
alongside the canal are at:

a. Bridge Business Park and Pinfold Industrial Estate, and

b. Watermead Business Park Phase 2 and 3

These two areas of employment, the former established and the 
latter in development, are both situated at the edge of the Country 
Park but currently do not have any relationship with it.  The aim for 
this project area is to change this, either through comprehensive 
redevelopment to a mix of uses including residential, leisure and 
employment or retention and recon� guration of employment uses 
to create an attractive and interactive edge to the park.

4. Connecting It All Up

A fundamental weakness of the Regeneration Corridor is the poor 
connectivity between the Parks, the local area and the wider region.  
By connecting it with better public transport links and high quality 
walking and cycling links, the three previous project areas will be 
able to be delivered successfully and in an integrated manner.  

The Framework proposes new surface level crossings of the A607 
to support a shift in character away from ‘highway’ to ‘street’ and 
connect western and eastern Thurmaston. 

The proposals are initial recommendations, identifying opportunity 
areas to be developed by Charnwood Borough Council and others in 
more detail and inform future planning policy.  

Each chapter contains commentary on the delivery strategy for key 
projects to assist the Council in identifying next steps and securing 
funding. 

10.3 The Sequential Approach

A planning-led, sequential approach to development is proposed, 
with project proposals grouped into the following three time-scales:

• Short Term (to 2018) ‘Raising the Pro� le’

• Medium Term (to 2021) ‘A Thriving Destination’

• Long Term (to 2031) ‘An Ambitious Future’

The names given to each time-scale re� ect how the projects will 
impact on the area, with the short term projects focused on raising 
awareness of the Country Park and Thurmaston’s old village centre,  
leading to increased visitor numbers in conjunction with projects 
in the medium term.  By 2031, the aim is for the Country Park to be 
managed in a way which supports delivery of the vision outlined in 
section 10.1.

The � rst action is to establish a Watermead Regeneration Corridor 
working group / steering group led by Charnwood Borough Council 
to oversee and progress the project themes identi� ed. 

Each project theme is described in turn over the next four chapters, 
setting out key issues, objectives and projects in the short-, medium- 
and long-term.  All projects are summarised with potential funding 
streams and high-level cost estimates in the Action Plan in Section 
15.0. 

10.4 Green Infrastructure Strategy 

Policy CS21 of Charnwood’s Local Plan 2011 to 2028, Core 
Strategy, requires a Green Infrastructure (GI) Strategy to inform the 
development of detailed proposals and long term management.  
Initial GI proposals are included under each theme of the Framework. 
Preparation of a GI strategy is recommended to develop these 
ideas providing a clear explanation of the functions and bene� ts of 
the existing GI network based on survey data, identifying areas for 
improved functionality, connectivity and management and speci� c GI 
projects. 

The GI Strategy should extend across the Watermead Framework 
area and inform the development of all thematic project areas. The GI 
Strategy should be underpinned by evidence base and focus on the 
implementation of projects, key players and funding. 
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Figure 11.1   Project Map - Opening Up the Country Park

Uni� ed management strategy across 
Watermead Country Park North and 
South

Visitor Centre and associated facilities

Smaller visitor hubs 

Signage and improved park entrances

Way� nding throughout the park

Car parking charges coordinated  and 
car parks improved

New footbridges connecting areas of 
the park separated by watercourses

Waterfront footpath at Thurmaston

Enhancement and promotion of trails 
through the park

Habitat enhancements - planting 
of native species rich hedgerows to 
promote woodland connectivity

Habitat enhancements - reed beds

Habitat enhancements - widen channel 
of River Soar between Thurmaston Weir 
and Wanlip

Habitat enhancements - new nature 
reserve on Raynsway land

Joining up the north and south of the 
park

Improved canal facilities and use - 
moorings, food & drink hubs, boat trips

Potential expansion of the marina

N
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11.0 
Opening Up the Country Park

11.1 Summary of Key Issues

Watermead Country Park  North has a number of high quality assets 
ranging from its rich biodiversity and habitat for rare species to 
its utility for walking and running, and event spaces. However, it 
is has been described by many in the stakeholder workshops as a 
‘missed opportunity’ or ‘hidden gem’ with signi� cant potential for 
enhancement. 

The impact of increased recreational use on biodiversity and the 
tranquillity of the park must also be considered, however. The general 
view is that the landscape of the Country Park works well and should 
be nurtured to evolve over time, rather than be radically reshaped.

A key issue is the lack of a visitor centre to provide information and 
facilities. There are WCs next to the main car park in the north of the 
park but little else. Since the park is so large, it may bene� t from one 
main visitor centre and two or three smaller visitor hubs across the 
park which could contain information, toilets and a small cafe.

The park’s rich wildlife and biodiversity is an attraction for visitors but 
could be better promoted as a learning resource and volunteering 
opportunity for schools and universities.  There are a number of 
existing events within the park, but  the range of events could be 
expanded.

Watermead Country Park North is within Leicestershire County 
Council’s ownership while the Country Park South is within Leicester 
City Council’s ownership.  

Consultation with Leicester City Council has highlighted that the 
issues facing Watermead Country Park South are diff erent. The park 
experiences a high intensity of use from the surrounding dense urban 
areas, is relatively easy to access by public transport and has good 
signage and facilities.  

Establishing a uni� ed management structure is recommended to 
enable the opportunities outlined above to be taken forward in a 
joined-up manner across both North and South.

11.2 Objectives

• To increase awareness and raise the pro� le of the Country Park 

• To improve access for all

• To create a visitor centre, attractions and events

• To create a uni� ed management structure across Watermead 
Country Park North and South and funding strategy

• To protect and enhance biodiversity and retain the sense of 
tranquillity

• To promote greater educational use of the park

11.3 Projects

Short Term

Establish a working group

The major improvements to the Country Park largely hinge around 
the creation of a uni� ed management strategy across both North and 
South in the medium term.

The � rst step towards an improved management structure is to 
establish a working group. The working group of landowners and key 
partners will consider alternative management arrangements and 
work together to deliver early projects. 

In advance of the new management structure, the following projects 
can get underway. These are focused on improvements to Watermead 
Country Park North which is the focus of this Regeneration 
Framework:

Raising awareness through events and marketing

There are already a number of events which take place within 
the Country Park. Promotion could be improved as stakeholders 
reported ‘stumbling upon them’, wishing they had known they were 
happening.  A full schedule of events (appropriate to the nature 
conservation objectives of the park) should be created with the 
appropriate advertisement to ensure the space in the Country Park is 

used to its full potential.  

Figure 11.2  Northern Entrance to Watermead Country Park

Figure 11.3  Floating Visitor Centre at Brokholes Nature Reserve, Preston

Figure 11.4  Bike Hire at Sydney Olympic Park
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The programme of events in Thurmaston could also be expanded 
making use of the green space behind the Old School and Memorial 
to raise the pro� le of the park and the Old School redevelopment 
project.  This is discussed further in Chapter 12.

Included within the ‘events’ umbrella, canal tours could be set up 
to take school children and visitors between Leicester and the park 
or Thurmaston.  These boat trips can also be linked to events as an 
alternative form of transport to cars or public transport. 

The strategy for marketing events should be co-ordinated with 
the emerging River Soar and Grand Union Partnership, Marketing 
and Communications Plan, the draft of which (June 2016) sets the 
following objective:

‘We want to provide a simple yet eff ective framework for marketing the 
waterways off er in order to achieve a ‘single voice’ approach.

This approach enables us to take advantage of the wide range of partners 
and stakeholders connected with the waterways and mobilise them all as 
champions.’

They have the similar aims to this Watermead Regeneration 
Framework Plan that encourage more people to use the waterways 
for social, leisure, tourism and recreation purposes and in doing so 
support the many local business and organisations in the vicinity, such 
as those in Thurmaston. 

Watermead Country Park and Thurmaston Village would be identi� ed 
as attractions on the wider waterways network and events promoted 
in a new web portal,  promotional guides and lea� ets, and on social 
media. Leicester City Council have a facebook page for Watermead 
Country Park South which could be made use of for events and 
marketing purposes for the whole Park.

Improved entrances and signage

A uniform signage strategy with new co-ordinated entrance signs, 
way� nding information and advertising of the County Park, with an 
easily identi� able logo and colour scheme, would raise its pro� le and 
provide a welcoming arrival, and encourage exploration of the park.  

This would address current problems: the entrances into Country Park 
North are poorly signed and, particularly for the northern entrance, 

off -putting.  Due to its scale, it is also diffi  cult to navigate around once 
inside the park. 

We understand that the County Council has made funding available 
for improvements to car parking entrances to help address this issue. 
Again, there is potential to deliver this strategy in conjunction with the 
River Soar and Grand Union Canal Marketing and Communications 
Plan which seeks to ‘brand’ the whole waterway corridor in a co-
ordinated manner.  

Car park charging strategy

The northern entrance  charges a � at fare of £2.50 on entry  to the car 
park, whereas all other car parks around the park are free of charge 
including car parks at Country Park South. Season tickets are available 
from the County Council at £60 per annum. 

The in� exible charge of £2.50 does not encourage diff erent lengths 
of stay and gives a negative � rst impression of the park, as � rst-time 
visitors cannot actually see what is available to do in the park before 
entering. It also leads to visitors parking in other free car parks around 
the Country Park and informally on roads, such as along Whiles Lane 
in Birstall.  At Watermead South, recent parking problems have arisen 
indicating that there is a lack of car parking space at this free Leicester 
City Council car park.  The City is already considering parking charges 
as part of proposed improvements to the Alderton Close car park. 

A uniform car park charging regime across both parts of the Country 
Park combined with parking restrictions on surrounding residential 
streets should be established to address this. 

A number of Country Parks have reviewed and changed their parking 
regime over time to match customer needs.  One approach could be 
a charge of £1.50 for the � rst hour, up to a maximum of £5 for a whole 
day, for example.  Several Country Parks are also operating Automatic 
Number Plate Recognition systems, and using operators such as ‘Park 
with Ease’.

Visitor facilities

Coff ee and food vans already serve the Country Park North, but 
operate on a part-time basis. A daily presence would off er a reliable 
pit-stop for visitors to the park prior to the delivery of a visitor centre.  
This could be expanded to include foodie events at weekends. 

The County Council is investing in a new toilet block adjacent to 
King Lear’s Lake which will be accessible by people with profound 
disabilities, funded in part by ‘Changing Places’ grant funding 
and contributions from the Raynsway development. This has 
been designed so that the  setting of a future visitor centre is not 
compromised and, moreover, that it has the ability to be linked into a 
future centre development. It is due to be built out in 2017. 

Encouraging educational use

The use of the park by local schools should be promoted as well as 
developing links to the universities of Leicester and Loughborough.  
This could include volunteering opportunities. 

Habitat interventions

All ecological interventions should be informed by a comprehensive 
set of baseline surveys.  Short, medium and long-term management 
prescriptions should complement those already in place for the 
speci� c statutory and non-statutory designated sites in the vicinity of 
the Country Park, and those for the wider Soar Valley.  Consultation 
regarding potential partnership working with existing conservation 
stakeholders, including Natural England, the Leicestershire and 
Rutland Wildlife Trust, RSPB and the Leicestershire and Rutland 
Ornithological Society, will be a priority.  

In the short term, potential habitat interventions could include 
hedgerow planting to increase connectivity between areas of existing 
woodland within the site, tree and hedgerow planting to link in 
with ‘street greening’ proposals suggested for regeneration areas 
adjacent to the Country Park,  overhanging tree branch management, 
surrounding lakes, removal of overhanging scrub and dredging of leaf 
litter and debris in smaller ditches and ponds,  and management of 
species rich grassland to prevent encroachment by scrub.  These are 
mapped, along with longer term interventions, in Figure 11.7.

Medium Term

Uni� ed management structure

There is an opportunity to establish a uni� ed management body 
with an agreed management strategy to enable a more effi  cient 
running of the park as a whole; funding and costs can be co-ordinated, 
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maintenance and anti-social behaviour issues can be reported to one 
body, and larger projects requiring signi� cant investment can be 
brought forward. 

This should build on the work undertaken in preparing the 
Watermead Management Plan (jointly prepared between the County 
and Leicester City Council) which was put together in support of 
gaining Green Flag status. 

The working group should consider how the management of the 
park will relate to the River Soar and Grand Union Canal Partnership 
which comprises 19 organisations, including Leicester City Council, 
Leicestershire County Council, Charnwood Borough Council, the 
Environment Agency and Leicestershire and Rutland Wildlife Trust, all 
of whom have vested interests in the success of Watermead.  

Appendix 1 contains details of three Country Parks/Nature Reserves 
which have diff erent management structures and are useful 
precedents for Watermead for the working group to consider:

• Dinton Pastures, Berkshire: with similarities to Watermead, this 
operates under a traditional local authority model (owned and 
managed). Revenue is generated from car parking, cafe/activity 
centre and income generating events including a music festival 
and open air cinema. It has become self-� nancing in the last 2 
years, having opened in 1979. Wokingham BC is investing £40,000 
per annum between 2014/15 – 2016/17 to develop commercial 
opportunities which illustrates the importance of these activities to 
the park’s future � nancial success. 

• Brockholes Nature Reserve, Lancashire: the Reserve, which opened 
in 2011, is owned and managed by Lancashire Wildlife Trust Ltd, a 
registered charity managed by a board of trustees. As a charity, it 
is reliant on the support of its members but has access to a range 
of potential funding pots. Signi� cant funding was secured from 
the RDA and donations to fund the purchase of the land. Further 
funding has been secured from the RDA, EA, DEFRA and the Tubney 
Charitable Trust to develop an award winning visitor centre. The 
park’s revenue is generated by car parking and a full programme of 
park activities including private events. The target is to break even 
in 2016. Sale of Watermead to a charitable trust would reduce the 
local authorities control over the future direction of the park, but 
would remove ongoing maintenance liabilities. 

• Nene Park, Cambridgeshire: The freehold of this park is owned by 
the local authority but leased to Nene Park Trust (a charitable trust) 
on a very long leasehold basis (999 years) and managed by a board 
of 11 trustees. In contrast to Dinton Pastures and Brockholes the 
park bene� tted from the gift of a signi� cant commercial property 
portfolio at its inception in the late 1980s, from which it can self-
fund capital projects within the park. Revenue is also generated 
from car parking, an activity centre and events. In terms of the 
commercial portfolio, Nene Park is not comparable to Watermead, 
but the charitable trust structure removes the maintenance 
liabilities and management control from the local authority, whilst 
providing fund raising powers. 

Raynsway Gap site

Land owned by Raynsway between Leicestershire County Council 
and Leicester City Council’s ownerships forms a missing link in 
terms of habitat and access (shaded in pink in Figure 11.1). Under 
the uni� ed management structure it should be reviewed whether 
this land could be brought into the boundary of the Country Park, 
either with retained ownership by Raynsway or purchase by the park 
management body.  The site is contaminated (although the extent 
is unknown), but has potential to become established as a nature 
reserve within the park with new north-south footpath links / bridges 
on the eastern edge adjacent to the Marina. 

The link would be bene� cial in spreading / dissipating the intensity of 
activity in Country Park South into the less well used North. 

Visitor centre and linked hubs

The most signi� cant physical project in the Country Park is the 
creation of a visitor centre providing a cluster of visitor facilities to 
encourage the use of the park. The speci� cation and programme 
for the centre should be developed by the park management body, 
but as a minimum should include a café or restaurant, WCs, visitor 
information and interpretation. The visitor centre should be designed 
as an exemplar in eco-friendly design, in keeping with the overall 
ethos of the park and could include supporting facilities such as space 
for education, private events and conferences and offi  ces for the park 
wardens.  

Figure 11.5   Potential Locations for the Visitor Centre and Hubs

Figure 11.6  Swans in the Lake at Watermead Country Park
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A new destination children’s play area, for all ages should be located 
close to the visitor centre. This could be supported by an indoor soft-
play facility within the visitor centre, to bring visitors to the park on 
rainy days.  The County Council intends to construct a play area close 
to the proposed toilet block in he short term. Appendix 1 contains 
details of facilities available at other Country Parks. 

The suggested location for the visitor centre and play area is in the 
north, overlooking King Lear’s lake adjacent to the car park and canal.  
This location has the most space, is convenient for the main car park 
and is fairly central to the whole park.  There is an opportunity to link 
the facilities with the Watermead Business Park via a new bridge over 
the canal to encourage use by employees.  

In developing the proposals for the Visitor Centre and wider events 
programme, the potential short and long term impact on wildlife must 
be considered and mitigated. 

An outline business case for the Visitor Centre is provided in Section 
11.4.

There are opportunities for a smaller visitor hub at Thurmaston Village 
based at the Old School (see chapter 12.0) with an emphasis on local 
heritage and community use and access to the park. There is potential 
for additional hubs at Thurmaston Marina (food & drink) and the 
southern lakes (park interpretation, WCs, food kiosk).  These locations 
are illustrated in Figure 11.5.

Bike hire, boat trips and moorings

The waterways of the Grand Union Canal and River Soar are a great 
asset of the park.  Canal boats do use them but more could be 
encouraged by providing additional moorings and associated facilities 
and increasing promotion. Once the visitor centre is in place, it would 
be convenient to implement new moorings near to the visitor centre 
and also create additional moorings in Thurmaston village centre to 
encourage visitors to stop off . 

As well as visitor moorings, these locations would provide potential 
stops for commercial boat trips, from Leicester or further a� eld.  This 
would further increase visitor numbers and provide another type of 
attraction in the Country Park.  It would also increase the ease of travel 
by boat. The location of moorings should avoid sensitive habitats and 
once in place, bank erosion and water quality should be monitored. 

Bike hire is another form of transport or leisure use which is currently 
underutilised.  The National Cycle Routes 6 and 48 run through the 

park and the scale of the park is appropriate to be seen by bike, but 
there is nowhere from which visitors can hire bicycles.  It would be 
useful to create a number of points where bicycles could be hired such 
as the main visitor centre and visitor hubs, Thurmaston Village and 
the Park & Ride. Additional cycle routes should be carefully planned to 
avoid sensitive habitats such as woodland spinneys. 

New footpaths/bridges

New bridges across the Grand Union Canal and River Soar are 
proposed to connect the northern and southern sections of the 
Country Park via the Raynsway gap site, and adjacent to the proposed 
visitor centre to provide a connection with Watermead Business Park 
for pedestrians. The bridges provide improved connections for circular 
walking, cycling and running routes and long distance links and thus 
provide a more attractive off er to visitors rather than having to retrace 
their steps.  Chapter 14.0 contains further details. 

Strategic habitat management

The long term management of habitats within the park should 
be considered in a green infrastructure strategy prepared by the 
new management body. Increased visitor numbers will lead to a 
requirement for an increased level of permanent ranger staff  – who 
should be visible and on hand to answer questions from park visitors.

Future management objectives should be to:

• Conserve and enhance the natural qualities of the park’s mosaic of 
habitats.

• Provide facilities and opportunities to ensure that safe/easy access 
and the quiet enjoyment of the park is encouraged through an 
inclusive access policy. 

• Educate visitors to the park regarding the management practices 
being implemented – which may at times restrict access to and 
enjoyment of certain areas.

• To provide visitors with a better understanding and appreciation 
of the parks landscape, natural and social history and future 
management needs.

• To involve local communities and visitors to the park in its future 
management and conservation – possibly a ‘Friends of Watermead 
Country Park’ group

• To enhance the existing site infrastructure with additional and 
appropriate resources/infrastructure.

Speci� cally in relation to ecology, any future management plan 
should aim to:

• Identify the park’s nature conservation assets, establish their 
signi� cance and devise and implement a biological recording 
programme in order to monitor change over time.  This will inform 
the need for changes to, or additional management practices, in 
response to increased visitor numbers.

• Produce speci� c management plans for habitats (lakes, ponds, 
rivers, woodland, scrub, hedgerows, and species-rich grassland) and 
for species (plants, birds, invertebrates, small mammals). 

• Support education through ranger lead or self-guided walks around 
the park, taking in the habitats and species present, as well as the 
history of the landscape (sand and gravel extraction and the wider 
context of the Soar Valley).  These should be suited to a wide range 
of ages and abilities.

• Create a main observatory/hide, with best views of the sites 
waterfowl, with a permanent member of staff  to talk to visitors/
answer questions. 

• As part of the overall marketing approach in conjunction with the 
River Soar and Grand Union Canal Partnership:

• Create a website where people can download a self-guided 
itinerary.  The website could also include updates on wildlife 
spotted.  Details of upcoming events.

• Increase the programme of well publicised wildlife events.  
For example, wildlife photography, bat walks, events to 
coincide with the hatching of young wildfowl chicks, etc.

Potential habitat projects are identi� ed in � gure 11.7.

Long Term

Major events and commercial use

The popularity and reputation of the park will take time to build 
up through the smaller scale events programmes and subsequent 
development of the visitor centre and facilities.  By 2031 it is hoped 
that the Country Park North will be well known and able to support a 
wide ranging events programme including music concerts, sporting 
events, and larger scale food and drink festivals.  However, it is 
important that these uses are in-keeping with the overall character of 
the park and do not adversely aff ect wildlife and biodiversity.
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Figure 11.7   Habitats Improvements Diagram

N Habitat interventions:

1. Reducing the amount of overhanging tree branches would 
allow greater levels of light to reach the margins of both lakes 
and ponds to encourage the development of rich marginal 
vegetation and provide extra habitat for invertebrates and 
amphibians. Priority for this should be the in the Birstall LNR.  

2. Dredging and clearing of ditches, drains and ponds which are 
becoming overgrown by scrub and trees, or choked by leaf-litter.  
The area around the Birstall entrance should be a focus for this 
intervention. 

3. Investigate opportunities for the phased removal of the concrete 
channel of the Melton Brook Over� ow and re-pro� ling the 
watercourse to the ‘slow the � ow’ of water and to provide 
biodiversity bene� ts.

4. Substantially widening the channel of the River Soar through 
the Country Park. Such a scheme would allow the development 
of riffl  es and pools and be of great bene� t for nature, as well as 
improving � ood capacity and water quality. This could not apply 
where the river is also part of the navigation, but the stretch from 
the Thurmaston weir to Wanlip is substantial.

5. The creation of off  line � sh refuges, and a new reed bed e.g in 
the north west corner of the Country Park (schemes developed 
by Leicestershire & Rutland Ornithological Society). The aim is 
to improve biodiversity by providing a wet reed bed geared at 
improving conditions for � sh and invertebrates, and therefore 
for birds like the Bittern and mammals like the Otter. This scheme 
would also provide improved � ood capacity and water quality. 

6. Increasing connectivity between distinct areas of woodland 
within the park through the planting of native species-rich 
hedgerows. Priority should be alongside the linear waterway 
network.

7. Managing the areas of existing species-rich grassland  to prevent 
encroachment by scrub, especially bramble, and tall ruderal 
herbs. Priority for this management measure should be on the 
edges of the Birstall LNR and the Wanlip Meadows (note, this 
includes land within the Leicestershire and Rutland Wildlife Trust 
ownership).

8. Creation of a new nature reserve with limited public access 
would be a good use of what currently is a disused piece of 
contaminated land (Raynsway site) separating the northern and 
southern parts of the Country Park

1.

2.

3.

4.

4.

5.

6.

6.

7.

7.

8.
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11.4  Business Case - Visitor Centre

An initial Business Case has been prepared for  the Visitor Centre 
and is described below, based on assumptions regarding the likely 

speci� cation and programme for the centre. 

It is recommended that the Country Park working group undertake a 
feasibility study in full consultation with all user groups in the Country 
Park and other potential users, such as local schools, to ascertain what 
type of facilities are required to support their activities within the 
park.  This would provide the base data from which a full speci� cation 
for the visitor centre can be drawn up with an architect.  In the 
absence of this work, we set out an indicative high level visitor centre 
speci� cation, drawing on examples from other parks which are set out 
in Appendix 1:

• Café/kitchen – 150m2

• Toilets – 25m2

• Education/Meeting Room – 75m2

• Interpretation/Exhibition space = 150m2 

• Shop/reception – 50m2

• Offi  ce/storage – 50m2

• Total = 500m2 GIA

The inclusion of a meeting or education room would off er the 
opportunity for an education programme to be operated in the park 
in association with local schools, and also provide a meeting room for 
user groups in the park to use or the booking of speci� c events e.g. 
children’s parties.

The provision of an offi  ce would provide a permanent base for the 
countryside rangers to utilise.

Where the Country Park in the future wants to off er other facilities 
such as watersports, cycle hire and other uses with changing rooms 
and equipment storage, the size of the visitor centre could be 
increased either through a separate adjacent building or an extension 
to circa 1,000m2.

Externally, the provision of a children’s play area is viewed as an 
essential component that supports the visitor centre.  The style/theme 

of the play area and the equipment needs further work, but the area 
of land required for the play area could be circa 0.2 hectares. In the 
short term the County Council have committed to delivering a play 
area, this could potentially be expanded in the medium term. 

The most appropriate location for the visitor centre appears to be the 
area of green space adjacent to the car parking area to the north of 
King Lear Lake, as discussed above.  

Capital Costs

To provide an indication of the capital cost of building the visitor 
centre, the RICS Building Cost Information Service (BCIS) has been 
used.  The costs for a visitor centre rebased for Leicestershire range 
from £1,087-£3,307 per sq.m based on GIA.  Taking the median 
position, the cost applied is £2,059 per sq.m., which would result in a 
build cost of just over £1m.  There will be a cost for external works and 
connections to utilities, which could be say 10% of the base build cost.  
The base build costs include preliminaries, but exclude professional 
and planning fees, contingency and a contractor’s pro� t.  Where these 
costs are added in, the total cost could be in the region of £1.5m.

In addition, the new visitor centre would be located in the � oodplain, 
and therefore there could be additional design requirements to meet 
Environment Agency approval in terms of safe access and egress.

Fit-out costs for the café, shop and offi  ce would be required on top of 
the base build costs, and we have estimated an additional £100,000-
200,000 for the � t-out.

In terms of the play area, it is estimated that a typical play area would 
cost in the region of £350,000 (exclusive of fees).

Revenue Costs

The development of the visitor centre would incur on-going revenue 
costs.  The key revenue costs for running the centre are likely to be:

• Staffi  ng – perhaps two new Full-time equivalent members of staff  – 
a visitor centre manager, possibly part-time education/community 
offi  cer, and part-time visitor centre assistant (excluding the catering 
staff , which would be subject to the tenancy agreement) – possibly 
in the region of £60,000 per annum for staffi  ng costs

• Utilities (water, gas, electricity, IT) – envisaged to be a few thousand 
pounds a year

• Business rates (although this would be paid to Charnwood BC) – 
envisaged to be a few thousand pounds a year

• Maintenance and repair 

• Insurances

Income Streams

The presence of a café within the visitor centre provides an 
opportunity to off er a tenancy, which for a facility such as this is 
usually based on a turnover rent, which can be based on:

1. A percentage of the annual turnover of the business; 

2. A base rent (usually in the region of 70-80% of market rent) and a 
� xed percentage of the turnover;

3. A lower base rent and a higher � xed percentage of turnover

There is also the potential to accrue income from the room hire, 
and the education programme, although these are relatively small 
amounts of income.

Car Parking

A review of the car parking charges and revenue generation should 
form part of the management plan, together with other projects such 
as signage, accessibility and the broader marketing strategy.  

Funding Opportunities

There are several funding sources that could be explored to assist with 
the capital cost of developing the new visitor centre, including:

• LLEP ‘Open Call’ – with the next round of funding from September 
2016, and applicants invited to submit a Strategic Outline Business 
Case to progress an application for funding.  The applications would 
be assessed against the LLEP’s Strategic Economic Plan.

• Heritage Lottery Fund ‘Heritage Grant’ – for projects over £100,000 
open to charities and other not-for-pro� t organisations.  Grants 
awarded based on outcomes to heritage, people and communities.

• Fund raising – changing the management structure of the park’s 
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organisation to a charity or trust would off er the opportunity to 
raise funds through events, donations and corporate funding and 
sponsorship towards the cost of the new centre and/or play area.

Next Steps

There are a number of political, � nancial and managerial issues to 
discuss and overcome to enhance Watermead Country Park.  The key 
next steps appear to be:

• Set up a Working Group/Management Board with key stakeholders 
to explore the best management vehicle, including a charitable 
trust, for the park as a whole

• Formulate a vision and management plan for the park, including 
the car parking regime.

• Undertake a feasibility study for the Visitor Centre.

• Explore funding opportunities.

Key Benefi ts

In formulating a bid for funding support for a new visitor centre and 
play area, the economic, social and environmental bene� ts would 
need to be identi� ed.  The key bene� ts in our view would be:

Economic

• An increase in visitation to the park – a suitable and realistic target 
is required, for example an increase of 20% from 430,000 to 516,000 
visits per annum;

• Increase in car park income that can be reinvested into the park;

• A small number of additional jobs;

• Increase in expenditure within the park with the presence of the 
café/shop.

Social

• Provide greater usage of the park by user groups;

• Create “civic pride” in the park and an increase in volunteers;

• Increase school participation through the provision of an education 
programme;

• Improve well-being of children with the provision of play area;

• Increase the number of social events.

Environmental

• Promote greater knowledge of the habitats within the park

• Create an eco-building
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N Melton Road improvements 
including street tree planting and 
parking recon� guration

P

Car parking locations- expansion 
of Mill Lane car park, temporary 
events parking on playing pitch, 
potential new parking areas

Existing footpath / access

Potential new footpath / access 
e.g. continuous waterfront 
footpath

A607 surface level crossing to 
replace Brook Street underpass

Continued use of the Memorial 
Hall and Scout hut as community 
facilities with improved links into 
park and along the canal

Re-use Old School for community/
visitor facilities and links into park 
and along the canal 

In� ll mixed use development/ 
conversion opportunities - 
create waterfront and improved 
townscape on Melton Road and 
opportunities to link into the green 
space and park

Indicative location of new frontage

Increased canal boat facilities e.g. 
moorings

Consider special use of island sites 
e.g. restaurant/cafe or public art

Redesign of canal side green space 
for play, visitor use, community 
gardens etc.

Hedge to screen back of existing 
properties

Figure 12.1   Project Map - Turning Thurmaston Around
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Key to sites:
1. Scout Hut
2. Unicorn Caravan Park
3. Island Sites
4. MGM Boats
5. Thurmaston Working Men’s 
     Progressive Club
6. Allotments
7. Thurmaston Bodyworks
8. Pookes
9. Old School
10. Leicester Offi ce Equipment
11. Recreation Ground
12. Memorial Hall
13. Former Methodist Churches
14. Parker’s Garage
15. Barclays Bank and Car Yards 
  

N.B. landownership boundaries/ details 
are approximate and subject to land 
registry searches/ survey
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12.0 
Turning Thurmaston Around

12.1 Summary of Key Issues

The village of Thurmaston lies at the eastern boundary to the 
Country Park and has the potential to capture signi� cant bene� ts 
for its residents and businesses from investment in the Country Park. 
Thurmaston should provide an active gateway to the park, with 
buildings taking advantage of views over green space and providing 
an attractive margin seen from within the park. 

However, to take advantage of these opportunities Thurmaston needs 
to be ‘turned around’. From Melton Road the Country Park is almost 
invisible; many people are unaware of its existence.  The buildings 
of the village centre turn their backs to the park and the park edge is 
characterised by poorly used green spaces and fragmented footpaths.

A key issue is that of poor access. There is one car park which serves 
the Country Park from Thurmaston which is at the end of Mill Lane, 
off  the main thoroughfare of Melton Road.  This is substandard due to 
the poor signage to the car park from Melton Road, the narrow access 
along Mill Lane and the poor surfacing of worn gravel and mud. From 
this car park there is a bridge over the canal. A further access to the 
park is available via a footpath and bridge accessed from Canal Street.  
There is no continuous waterfront footpath; a north-south path exists 
but for much of its length runs between high walls and fences away 
from the waterfront (Figure 12.2). 

At a more strategic level, the A607 Newark Road severs the majority 
of Thurmaston from the historic centre of the village and the Country 
Park. It is a dual carriageway highway, with a character in keeping 
with an out-of-town bypass rather than a street through a residential 
area. Pedestrians are forced to make use of either footbridges or an 
underpass to cross the road. New at-grade crossings would make 
it much easier to cross, strengthening the connection between the 
residents and schools east of the A607 with the park and village centre 
to the west.

The streetscape and public realm of Melton Road has a hard urban 
character. There are no street trees to allude to the vast open green 
space just a stone’s throw away and parking along the length of the 
road creates an unpleasant pedestrian and cycling environment. 
There is an opportunity to green the street, improving the public 
realm to form the right setting for retail and community uses to 
� ourish and establish a niche off er. (Figure 12.4).  

Local stakeholders stated concerns that the cultural heritage of 
Thurmaston is being eroded, however, opportunities exist to reuse 
historic community buildings for community, food and drink and 
cultural uses. These opportunity sites could provide the activity 
and frontage which is currently lacking along the edge of the park 
and, in turn, would reinvigorate the declining old village centre of 
Thurmaston through strong local community-led projects. 

12.2  Objectives

• Re-orientate Thurmaston towards Watermead Country Park

• Create a hub of cultural/heritage uses at the canal edge

• Connect major development back into Thurmaston village centre

• Reclaim Melton Road for people and green the street

• Increase access to and between Thurmaston and the Country Park

• Start in the next 2 years

12.3  Projects

Short Term

As with the Country Park projects, the plans for Thurmaston Village 
Centre are structured in short, medium and long term time scales.  
In the short term, projects for ‘meanwhile uses’ can get underway 
immediately with the leadership of groups such as the Thurmaston 
Action Group and Thurmaston Parish Council. In the medium to long 
term, the emphasis is on creating strong physical and socio-economic 
connections between the village centre, revitalised Country Park and 
Business Park redevelopments, to maximise bene� ts to the village 
arising from investment here and vice versa.

Develop proposals for Thurmaston Old School, Church and 
Community Centre

The Management Trustees of the Old School led by the Vicar of the 
Parish of Thurmaston, Revd Timothy Day, are promoting the idea 
of converting the Old School into a community and visitor centre 
which will serve residents of Thurmaston, provide a visitor attraction 
within the village centre and can be used as a base for school visits 
and community groups. Components of the scheme include meeting 

Figure 12.2   Unpleasant Footpath

Figure 12.3  Fragmented Street Frontage Along Melton Road

Figure 12.4   Unsatisfactory Parking Along Melton Road
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rooms, a cafe, classroom space, cycle hire, and exhibitions relating 
to park wildlife and local heritage.  There is also potential for linked 
activities on the canal-side green space.  

The scheme � ts well with the objectives of the Regeneration 
Framework and has collateral bene� ts for the Country Park, as it could 
act as a visitor hub as part of the Park’s off er. It has the potential to be 
brought forward in advance of the main Country Park visitor centre 
and act as a catalyst for other projects within the village centre. 

An initial Business Case has been prepared to assist in delivering this 
project, presented in section 12.4.

Promote Village Events

The canal-side green space to the rear of the Old School / Memorial 
Hall which addresses the Country Park has potential to be the focus 
for an increased programme of community events in addition to the 
local carnival. In the short term this could include smaller fundraising/
awareness raising events for the Old School, building to a wider 
programme including for example a village fete or Christmas fair, craft 
or food fairs, once visitor facilities were available at the Old School.  
Cycle or wildlife walking tours, � tness activities, or canal boat trips into 
the park could also be arranged.  

These events could commence straightaway to encourage people 
back into the village centre and the park beyond and raise awareness 
of local projects. 

Bus stop improvements

Bus route 5 currently travels along Melton Road stopping a number 
of times.  Another quick and easy way to promote the Country Park 
is to add an announcement on the bus to identify where passengers 
should alight for Watermead Country Park.  This should be combined 
with a map of the park and how to get there at the bus stop.

Medium Term

The medium term projects include in� ll development projects and 
improvements to the public realm of Melton Road designed to 
increase activity in the village centre and improve access to the park.

In� ll development and reuse of historic buildings

There are a number of sites along Melton Road and adjacent to the 
canal, identi� ed on � gure Figure 12.1, which detract from the overall 
quality of the townscape, particularly where they sit adjacent to 
buildings of heritage value or the waterfront. They make poor use of 
their sites, are single storey or have fragmented or small footprints 
and present a poor quality frontage to Melton Road. Most of these 
sites are currently occupied but have the potential for development in 
the medium - long term when they become available.  

Active and public ground � oor uses should be encouraged 
including retail, food and drink, visitor facilities and community 
uses, appropriate to Melton Road’s function as a local high street 
and providing activity which can spill out onto the canal-side green 
space. Upper � oors would be appropriate for residential or offi  ce 
accommodation and would bene� t from views over the park. 

Currently demand for retail � oorspace in Thurmaston Village appears 
to be very weak with low levels of transactions and limited new 
investment.  A review of recent deals indicates that capital values for 
period retail premises are circa £60-£70 per sq ft.  This compares to 
low grade industrial stock along Melton Road which is circa £40-£50 
sq.ft capital value, based on recent transactions.

Whilst at face value, the capital values for new build residential 
are signi� cantly higher at £200 sq.ft , several of the sites under 
consideration are owner occupied by local businesses.  In addition, 
without strong covenants to take retail space at ground � oor, with the 
exception of Barclays Bank, it is doubtful whether new retail would be 
viable based on low capital values of £60-70 sq.ft, as the build costs 
would be comparable on a £ per sq.ft. basis.  

Where public / retail ground � oor uses are not achievable, residential 
or offi  ce use may be appropriate subject to ensuring that the design 
creates an attractive and activated frontage to both Melton Road and 
the canal-side. However the risk is that signi� cant residential in� lling 

Figure 12.5   Green space behind the Memorial Hall

Figure 12.6   Old School, Melton Road
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would start to undermine the opportunity to create more day time 
activity in Thurmaston village and a more vibrant mix of town centre 
uses. 

Sites identi� ed are: 

1. A cluster of sites surrounding Mill Lane car park, which together 
could create an enhanced entrance to the park:

• Unicorn Caravan Park: the Caravan Park is well maintained 
and occupied, however the layout presents a poor edge to the 
Country Park at the Mill Lane entrance and blocks public access to 
the waterfront. If the site were to come forward for development 
in the future (subject to the satisfactory relocation of all residents) 
it is unsuitable for residential development being located within 
� ood zone 3a. However, it would off er potential for a cafe/
restaurant, water based or other recreation or commercial facilities 
linked to the Country Park.  

• MGM Boats Ltd: this boat repair business occupies an island 
and land to the north of Mill Lane and is within � ood zone 3a/3b. 
Moored boats and activity are characterful and appropriate to 
the location, however there may be opportunities to recon� gure 
the sites in conjunction with adjacent areas to retain the existing 
business use while providing a better entrance to the park and 
potentially releasing land for water related or leisure activities. 

• The Mill Lane car park: this has potential for recon� guration 
to increase the number of spaces and would bene� t from re-
surfacing. 

• Allotments / gardens south of Mill Lane: this site currently used 
as allotments is adjacent to Mill Lane. It is within � ood zone 2 so 
could accommodate a small residential development overlooking 
the water, alternatively the site could be retained as community 
gardens or used for the expansion of the Mill Lane car park.  

• Canal islands: the potential to introduce additional uses to the 
canal islands should be explored, to make use of their interesting 
setting and views. Special water compatible uses such as a 
� oating restaurant or café, watersports or public art installations 
could be considered here. 

2. Sites on the western side of Melton Road. 

Sites to the west of Melton Road bene� t from � ood defences, (they 
would otherwise be in � ood zone 3a), and are therefore potentially 
appropriate for a wide range of uses including residential and 
commercial development. 

• Thurmaston Bodyworks: a long, narrow plot potentially 
enabling access to land to the rear. In conjunction with Pookes 
land (below) this could have potential for a mix of residential 
and commercial / workshops. This site is circa 0.15 hectares and 
comprises three buildings, including a warehouse and surface car 
parking. The occupier operates a car repair business. The freehold 
owner of the site is John Boyer, and according to Land Registry 
the site was purchased for £250,000 in August 2008.  There are 
no obvious leases on the site, so it is assumed that Mr Boyer is 
the owner occupier.  Discussion with the owner should seek to 
understand future ambitions for the site, however, as an owner 
occupier there is likely to be limited inherent incentive to sell the 
site for redevelopment in the short to medium term, especially 
if the business continues to be a going concern and needs to be 
relocated to a similar site within the Thurmaston area.  

• Pookes land: a long plot giving access to a larger plot fronting 
the green space. This approxumately 0.18 hectare site is currently 
being advertised for sale on moorescommercial.com for £75,000. 

• Leicester Offi  ce Equipment: this late C20th building is of 
poor architectural quality and is located adjacent to the Old 
School. Potential redevelopment could be linked to Old School 
programme. Anecdotal evidence suggests that the building is not 
ideal for the current retail use. 

A discussion with the landowner is required to understand 
future ambitions and whether there is potential for this site to be 
released for development in the short-medium term. 

• Parker’s Garage and adjacent former Methodist Church: a 
cluster of buildings, together forming a large site fronting Melton 
Road and overlooking the canal-side green space to the rear. 
The garage site itself is circa 0.3 hectares and comprises a single 
storey block brick garage unit of approximate 1970s construction 
and a warehouse building to the rear, with surface car parking to 
the front and rear of the site.  The Methodist Church is located to 
the north of the garage unit. Parkers are the freehold owners of 
the garage premises and the Methodist Church.  The Old Forge 
building is located between Melton Road and the church. This has 
recently been renovated for offi  ce use.

The site is within the defended area of � oodzone 3a and has 
potential for redevelopment of the garage site and conversion 
of the church buildings for a mix of community, retail and 
residential uses. Given the site’s wide frontage to the canal and 
Melton Road, high quality development/conversion here would 
have considerable impact in uplifting the character of the area. 
There is also an opportunity to open up a new pedestrian/cycle 
access point onto the canal and onward to the Country Park here, 
framed by new development, connecting with the proposed A607 
crossing (see below). This would provide an alternative to the 
narrow access point at Mill Lane. 

As a next step, discussions with the site owner should take 
place to understand business aspirations and the potential 
for relocation and release of the sites. However, as an owner 
occupier, there may not be a huge incentive to sell the site for 
redevelopment in the short to medium term, especially if a 
suitable alternative site is not available within the local area.
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• Memorial Hall: the Hall is adjacent to the Parkers/Church group 
of buildings and is owned by the Parish Council and used by 
Thurmaston Village Pre-school. Rooms are available to hire for 
private and community events. A small car park and landscaped 
space and footpaths leading towards the canal have been created 
to the rear and public access is available via a lane to the site. The 
War Memorial is located between the building and Melton Road. 
Stakeholder feedback suggests the Hall lacks � exibility of purpose 
and is not pro� table. It has been suggested that the current users 
of the Hall could be re-housed within the renovated Old School to 
consolidate its chance of success. 

Some stakeholders have suggested that both the Methodist 
Church and Memorial Hall should be demolished along with 
Parkers Garage to maximise the transformation of Melton Road 
and allow space for the creation of public spaces linking to the 
Country Park.  

However, although not of signi� cant architectural merit, the 
church buildings and Memorial Hall are part of Thurmaston’s 
cultural heritage and together with the Old School and Church 
of St Michael are local landmarks and contribute positively to the 
streetscene of Melton Road. As a result we recommend they be 
retained and sensitively converted for either community/public, 
commercial or residential uses.  

3. Sites to the east of Melton Road

• Barclay’s Bank/Bridge Car Sales: low rise, fragmented 
development on adjacent plots sitting opposite the Memorial Hall. 
This site is circa 0.18 hectares and comprises a single storey block-
brick 1970s retail unit (2,150 sq.ft.) with 13 car parking spaces, in 
which Barclays Bank is the occupier (Figure 12.138).  

The site is owned freehold by Messrs Sattar Omar and let to 
Barclays for 20 years from April 2008.  According to Land Registry, 
the site was purchased in April 2008 for £267,000.  This provides 
a regular income to the landlords and very strong blue-chip 
covenant, especially as there is limited representation of corporate 
companies in Thurmaston Village.  

The incentive to redevelop the site is therefore likely to be low in 
the short to medium term given the length of lease (expiry 2028) 
and the covenant.  However, at some point, the building may 
reach the end of its useful life and a redevelopment that retains 
Barclays could be a viable proposition together with residential, 
especially if it encompasses the adjacent car lot site (which wraps 
around the Barclays site to the south and east).  This cars sales site 
is owned freehold by Messrs Parker and Phelan (and likely to relate 
to the ownership of Parkers Garage) and was bought for £200,000 
in 2010

The land is with � ood zone 2 and the defended � ood zone 3a. 

The opportunity here is to create a high quality, built frontage of 
2-3 storeys to Melton Road which would have a signi� cant impact 
on the character of the Melton Road particularly in combination 
with redevelopment / renovation of sites to the west of the 
road. Given the size of the site, land to the rear could potentially 
also be utilised for public car parking, reducing the need for car 
parks overlooking the canal-side green space and supporting a 
reorganisation of parking on Melton Road itself. 

• Thurmaston Working Men’s Progressive Club: this community 
group occupies a poor quality building with a large car park 
fronting Melton Road and opposite Mill Lane. The potential for 
redevelopment or improvements to the site (e.g. greening the car 
park / improvements to the building facade) should be explored 
with the Club, to improve the frontage to Melton Road. 

Stakeholders have noted that the Conservative Club to the west of 
Melton Road would also bene� t from external improvements. 

Further details of the development implications arising from � ood risk 
is provided in section 6.2.

Figure 12.7   Parkers Garage

Figure 12.8   Barclays Bank

Figure 12.9   Thurmaston Bodyworks
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Use of the canal edge green space for community gardens, play 
area, canal moorings

The green space adjacent to the canal has potential to be redesigned 
as a multifunctional green space, accommodating children’s play 
space, enhanced community gardens and allotments and space 
for village events. The use of this land should be linked to the 
redevelopment of adjacent sites in particular the community uses 
planned at the Old School. 

Additional canal moorings in this location will enliven the canal edge, 
attracting visitors to the water’s edge for picnics etc. and encouraging 
boat users to stop off  in Thurmaston and make use of the Old School 
cafe. A regular water taxi or boat trip into Leicester or towards the 
main visitor centre could be introduced. 

Access points and continuous waterfront footpath

There is an opportunity to replace the winding footpaths that 
currently run along the backs of the houses in narrow, unpleasant 
alleys, with a continuous canal-side path. Discussions with the owners 
of the MGM boatyard, Unicorn Caravan Site and the Scout Hut should 
consider opportunities for increased public access either through the 
creation of new access points or a continuous footpath at the canal 
edge. 

Mill Lane which gives access to the car park is a narrow road with an 
inconspicuous entrance. The potential to widen the lane by cutting 
back vegetation or reducing the length of back gardens to properties 
on Forest Avenue should be explored. Anecdotal evidence suggests 
that back gardens have expanded informally over time, but further 
work is required to understand land ownership in detail. 

As detailed above, additional pedestrian and cycle access to the park 
should be provided where possible as sites to the west of Melton Road 
are redeveloped. 

High Street public realm improvements and car parking

Melton Road suff ers from a poor quality public realm dominated 
by informal car parking.  To ‘green’ and improve the public realm 
and reduce the dominance of parked cars, street trees should be 

planted and the parking formalised with build outs creating distinct 
bays and thereby reducing some ineffi  ciencies (see Figure 12.7 
to Figure 12.14).  This will create space for crossings and widened 
footways and improve sightlines across the street for safer crossing. 
The loss of a small number of car parking spaces could be balanced 
by the introduction of public car parking associated with proposed 
community facilities and in� ll sites e.g. to the rear of Barclay’s Bank.  

In line with the objectives of Policy CS21 opportunities should also be 
explored to introduce sustainable drainage systems (SuDS) as part of 
street improvement works. 

Temporary car parking 

The Recreation Ground along Hadrian Road has the potential for 
temporary parking to service events in the village, providing the 
ground is dry.  

Alternatively, there may be opportunity to use car parks which are 
used by businesses in the working week but are empty after hours and 
at the weekend, for example, the NHS car park at the back of Bridge 
Business Park (subject to lease restrictions). Further feasibility studies 
are required to test both options. 

Connections across the A607

The A607 creates a barrier to east-west movement. Currently, 
pedestrians and cyclists have to use bridges or an underpass to 
get across the road which are fairly spread apart and are either 
inaccessible to the disabled and cyclists or are unpleasant to use.  

An at-grade pelican crossing is proposed to improve the ease and 
quality of access. Further feasibility testing is required to con� rm 
the most appropriate route and to understand the potential impact 
on traffi  c � ows. The work will need to be undertaken in close 
collaboration with Leicestershire City Council highways team and 
should test the implications on traffi  c � ows through Melton Road as 
well as the A607. Chapter 14.0 provides further explanation of the 
rationale behind this proposal and potential options for consideration.  

Long Term

Recon� guration of Melton Road/ A607/ Humberstone Way 
junction

The junction of Melton Road with the A607 and Humberstone Way 
at the south of Thurmaston is currently very large and is dominated 
by highways infrastructure and traffi  c. It creates an unwelcoming 
gateway to Thurmaston with no indication that the County Park is just 
a few hundred metres away and is an unattractive environment for 
pedestrians and cyclists looking to access Melton Road.   

Opportunities here include the removal of the footbridge and 
replacement with an at-grade pelican crossing, reduction in overall 
carriageway widths and public art installations to focus attention 
towards Thurmaston. The recon� guration of this junction could 
dramatically rede� ne the character of this entry point into Old 
Thurmaston and the Country Park, providing better advertisement 
for what there is on off er in the area and a much more pleasant 
pedestrian and cyclist experience. 

Further feasibility work in collaboration with Leicester County Council 
highways team is required to test the bene� ts of this proposal and 
potential impacts on capacity and traffi  c � ows.

This work could be linked to the redevelopment of the nearby 
business parks in the longer term. 
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Figure 12.10   John Campbell Road, Dalston

Figure 12.11  Street plan, Urban Design Compendium

Figure 12.12  Melton Road visualisation with street trees  on build-outs 
containing parking bays, and inset picture as existing

Figure 12.13   Melton Road street section with 
planting/ parking either side

Figure 12.14   Melton Road street section with parking one side and wider 
pavements with planting and cafe spill-out space
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12.4  Business Case  - Thurmaston Old School, 
Church and Community Centre

An initial business case has been prepared to support the 
development of the Old School proposals.

Thurmaston Old School, Church and Community Centre is owned by 
the Leicester Diocesan Board of Finance, which is the registered name 
of the charity which incorporates all of the activities of the Church of 
England in the Leicester Diocese.

The building is located at the heart of Thurmaston village along 
Melton Road with good accessibility to Watermead Country Park.  
The Victorian school was built in 1844 and has latterly been used 
as a Church and Community Centre for the past 25 years under the 
trusteeship of the Leicester Diocese and Local Parish Church.

The existing building extends to an estimated 436.50 square metres 
(4,698 square feet) and is arranged over two � oors; the main hall, a 
second room, kitchen and toilets are at ground level and three rooms 
are on the � rst � oor.  Externally, there are 35 car parking spaces and a 
grassed and small wooded area between the building and the Canal 
footpath.

The charity led by Reverend Timothy Day of Thurmaston Parish 
Church (St Michael’s and All Angels), has produced a development 
proposal (May 2016) to renovate the building in order to encourage 
greater use by people of all ages, ethnicity and social background.

The development proposal seeks to utilise the space more 
productively by enabling all rooms to be hired by the public, as 
at the moment it is only the main hall, along with the kitchen and 
toilet facilities that are available for public hire.  This would enable 
a classroom to be created that can be used by local school groups, 
possibly as a means of exploring Watermead Country Park and its 
habitats.  In addition, there are plans for a café with internal and 
external seating to provide a focal point for residents and user groups 
to meet.

One potential key component of the enhanced community centre 
is to encourage use by NHS Leicestershire who we understand are 
very interested in the project as a way of encouraging residents 
with learning diffi  culties and mental health issues to use the centre 

as perhaps a stepping stone into employment, possibly through 
being volunteers at the centre.  As part of this aspect of the project, 
the charity is thinking of perhaps creating a sensory garden on land 
between the building and the Canal footpath to help residents with 
mental health and learning diffi  culties. 

The emphasis of the renovated community centre is to remain a 
community resource, and therefore the opportunities to introduce 
new income streams are limited, and almost contrary to the vision for 
the building. 

Capital Costs

To provide an indication of the capital cost for renovating the Old 
School building, the RICS Building Cost Information Service (BCIS) has 
been used.  The costs for the refurbishment of community centres 
rebased for Leicestershire range from £394-£2,684 per sq.m based 
on GIA.  Taking the median position, the cost applied is £1,565 per 
sq.m., which would result in a build cost of circa £680,000.  There will 
be a cost for external works for the car parking, outside seating areas, 
which could be around 10% of the base build cost.  The base build 
costs include preliminaries, but exclude professional and planning 
fees, contingency, and a contractor’s pro� t.  Where these costs are 
added in, the total cost could be in the region of £1m.

Fit-out costs would be required on top of the base build costs, 
particularly the café kitchen and seating, any IT equipment etc. and we 
have estimated an additional £50,000 for these items.

The costs to refurbish the building could vary widely depending on 
the level of speci� cation required by the charity, and therefore these 
costs should be treated with caution, and a quantity surveyor should 
be appointed to assess the costs based on the completed architect’s 
drawings.

Revenue Costs

The refurbishment of the community centre would incur on-going 
revenue costs.  The key revenue costs for running the centre are likely 
to be:

• Staffi  ng – perhaps one new Full-time or Part-time community 
centre manager, together with volunteers (there are eight at the 

moment) – possibly in the region of £15,000-£30,000 per annum for 
staffi  ng costs

• Utilities (water, gas, electricity, IT) – envisaged to be a few thousand 
pounds a year

• Maintenance and repair – last assessment was £500-£1,500 per 
annum

• Insurances

Income Streams

The café is to be run by volunteers with any proceeds going to the 
charity to support the overall running of the community centre.  The 
potential for a bike hire facility (as mentioned in the Development 
Proposal Document) would also have the ability to be operated on a 
charitable basis, with possibly second-hand bicycles donated to the 
community centre and volunteers maintaining the bikes for visitors to 
use in the Country Park and village.

Car Parking

It is envisaged that the car parking would be free of charge.

Funding Opportunities

There are several funding sources that could be explored to assist with 
the capital cost of renovating the Community Centre, including:

• LLEP ‘Open Call’ – with the next round of funding from September 
2016, and applicants invited to submit a Strategic Outline Business 
Case to progress an application for funding.  The applications would 
be assessed against the LLEP’s Strategic Economic Plan.

• Heritage Lottery Fund ‘Heritage Grant’ – for projects over £100,000 
open to charities and other not-for-pro� t organisations.  Grants 
awarded based on outcomes to heritage, people and communities.

• Diocese of Leicester Capital Fund – there are potential funds 
available through the Diocese of Leicester, which has a capital fund 
for works.

• Fund raising – the charity has the opportunity to raise funds 
through events, donations and corporate funding and sponsorship 
towards the refurbishment works.
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Next Steps

The next steps for the charity to progress the project are likely to be:

• Completion of architectural drawings.

• Costing of the renovation works.

• Explore funding opportunities and make bids.

Key Bene� ts

In formulating a bid for funding support for a new visitor centre and 
play area, the economic, social and environmental bene� ts would 
need to be identi� ed.  The key bene� ts in our view would be:

Economic

• Act as a catalyst to encourage investment in other buildings in 
Thurmaston village;

• Increase the visitation and expenditure to Thurmaston village with 
the presence of the café;

• Act as information point for other attractions in the local area, 
including the Country Park;

• Proceeds from the café and hall hire to help pay for the on-going 
revenue costs of the centre; and

• Create a small number of jobs.

Social

• Provide greater usage of the community centre to groups;

• Improve social inclusion by promoting centre to ethnic and 
disadvantaged groups;

• Provide a focal point for residents and groups to meet;

• Improve well-being of users, especially people with learning 
diffi  culties and those with mental health issues;

• Create greater “civic pride” in Thurmaston village; and

• Improve education of the local area and Country Park.

Environmental

• Improve streetscape of Thurmaston village with renovated building;

• Promote greater knowledge of the Watermead Country Park; and

• Improve accessibility to the Country Park.
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13.0 
Waterfront Development

13.1 Summary of Key Issues

The greatest potential to achieve waterfront development is through 
the redevelopment of Bridge and Pinfold Business Parks to the south 
of Thurmaston village and through the proposed new business park at 
Watermead phase 2 and 3 in the north. 

Both Bridge Business Park and Pinfold Industrial Estate are well 
established employment areas with a mix of industrial and offi  ce 
premises of varying quality.  These two estates have prominent 
frontage onto the Canal and the Watermead Country Park, although 
the quality of this frontage is not particularly attractive or active in 
terms of use to complement the adjacent Leicester Marina.

Policy CS21 of the Charnwood Borough Council’s Local Plan (adopted 
November 2015) promotes the redevelopment of Pinfold Industrial 
Estate and Bridge Business Park for “homes, leisure and jobs”.  The 
Local Plan was formulated in the context of the recessional years, 
when the occupancy levels at the two estates was having an impact 
on the investment value and at this point, and there appeared to be a 
strong rationale for a more � exible planning policy to encourage a mix 
of uses.

Through the process of formulating this Framework document, 
which has included consulting with key landowners, such as 
Raynsway Properties Ltd, it has become apparent that the economic 
circumstances have changed in recent years and there is less 
appetite to redevelop the estates in the short term.The pattern of 
landownership within the two estates varies, with the majority of 
Bridge Business Park owned by Raynsway together with three other 
landowners.  Whereas at Pinfold, the pattern is more complex, where 
Raynsway has a signi� cant landholding, but there are 12 other 
landowners (please see Chapter 7 for more details)

We understand that the plans for Watermead Business Park phases 2 
and 3 are being revised. It is important that the � nal scheme provides 
an appropriate gateway and frontage to the Country Park and canal. 
There is potential for a new canal bridge connection into the park 
which would enable future employees to access the park.

In both areas the Regeneration Framework provides the planning 
framework setting out design principles for the development to 
inform future planning policy. 

13.2 Objectives

• Create a long term development framework for an attractive, 
mixed-use edge to the park

• Improve connections to the canal, marina, Country Park and 
surrounding communities

• Promote leisure uses alongside residential and employment

• Encourage use of the park and Thurmaston village by residents, 
employees and visitors

• Provide funding for Thurmaston projects

• Development in keeping with character and ethos of the park

13.3 Projects

Bridge Business Park and Pinfold Industrial Estate 

For the foreseeable future, it is anticipated that the majority of the 
estates will remain in their current use as industrial or offi  ce uses.  Our 
analysis has shown that the vacancy levels at Bridge Business Park 
and Pinfold Industrial Estate are low and the investment value of the 
estates for owners such as Raynsway continues to be strong.

Prevailing values for modern, second hand stock are:

• Offi  ce: Rental Values = £12.50 per sq.ft., Capital Values = £140 per 
sq.ft.

• Industrial: Rental Values = £5.50 per sq.ft., Capital Values = £70 per 
sq.ft.

In comparison, residential values in the area for new build apartments 
are circa £200 per sq.ft., which is higher than second hand offi  ces and 
industrial, indicating that in general terms residential redevelopment 
would provide an uplift in land value.  However, the level of residential 
values are not particularly high, and viability would be at risk where 
the abnormal costs of development associated with redeveloping 
these industrial sites, such as contamination and asbestos are high.

Longer term development options 

Three options for the redevelopment of the Bridge Business Park and 
Pinfold Industrial Estate have been drawn up.  These are shown below, 
together with an assessment of the anticipated pros and cons of each 
of the options in terms of employment and housing impacts.
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Option 1 – Redevelopment of Bridge Business 
Park

Redevelop Bridge Business Park for circa 150-200 homes overlooking 
the canal and green space with access from Melton Road. 

The � rst option recognises that the pattern of landownership at 
Bridge Business Park makes it easier to promote development and 
assemble the land, whereas Pinfold is more problematic.  This option 
is still some way off , and it is anticipated that when the current leases 
expire around 2026, there may be potential for the redevelopment 
of Bridge Business Park depending on both the performance of 
the occupier market at this point, and the state of the buildings in 
terms of whether signi� cant investment is required.  There are four 
landowners, including Raynsway Properties (with the majority of the 
land), Hardy and Halfpenny, MSA Engineering and Turner and Lees.  
MSA Engineering is an owner/occupier, and therefore a suitable, 
alternative site/premises for its relocation would need to be found.

As part of the proposals, there would be planting around the edges of 
Pinfold Industrial Estate to screen the unsightly industrial buildings to 
users of the Canal and Country Park.

The key pros and cons from this option are presented in Table 13.1.

Table 13.1   Option 1 Pros and Cons

Pros Cons
Socio-economic

• Around 2.9 ha of residential development delivering circa 150-
200 homes with a mix of apartments and houses alongside 0.6 ha 
of land for expansion of the canal side public green space. 

• Potential to capture expenditure from new households for local 
shops and services.

• Retention of Pinfold Industrial Estate and protection of jobs and 
businesses.

• Delivery of aff ordable homes @ 20% of total i.e. 30-60 units, and 
potential for starter homes

Socio-economic

• Potential loss of local employment, circa up to 700 jobs.

• Possible rise in local unemployment.

• Businesses relocating outside of the area.

• Loss of income to families of workers on the business park.

• Loss of business rates.

• Low CIL payment from residential development with presence of 
existing � oorspace.

• May cause social issues where unemployment rises.

Environmental / placemaking

• Creation of attractive frontage to the Canal and Country Park.

• Removal of some unsightly/ageing industrial buildings.

• Improvement to Pinfold Industrial Estate over time, in terms of 
investment in the quality of the buildings.

• Screening of Pinfold Industrial Estate.

Environmental / placemaking

• Some ageing buildings may remain at Pinfold.
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Figure 13.1  Option 1: Redevelopment of Bridge Business Park for residential

N
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Option 2 – New Waterfront Community

Comprehensive redevelopment of both Bridge and Pinfold to create 
a new residential neighbourhood with properties fronting onto the 
(potentially expanded) Marina and Canal.  There would also be an 
opportunity to provide some new cafes/restaurants and workshop 
uses as part of the residential-led mixed use scheme.  

This option would be more diffi  cult to implement given the numerous 
landowners within Pinfold Industrial Estate, and again it is anticipated 
that the earliest point to start to assemble the land would be post 
2026, when a number of the key leases expire.  This comprehensive 
redevelopment would require a strategy to help relocate the existing 
businesses to other alternative premises within the Thurmaston 
area, in order to keep jobs and skills in the local area.  The new SUEs 
could play a role in providing new space, where additional phases of 
Watermead Business Park are developed and occupied in the short 
term.

The key pros and cons from this option are presented in Table 13.2.

Table 13.2   Option 2 Pros and Cons

Pros Cons
Socio - economic

• Delivery of circa 600-700 homes with an increased proportion of 
apartments, on 9.6 ha of land.  2.6 ha of employment/commercial 
uses. 

• Potential to capture expenditure from new households for local 
shops and services helping to enhance the vitality and viability of 
Thurmaston village.

• Greater patronage of Watermead Country Park.

• Delivery of aff ordable homes @ 20% of total i.e. 120-140 units, 
and potential for starter homes.

• Opportunities to enhance well-being with the proximity to the 
Country Park.

• Rebalance Thurmaston with a new community on the west-side 
of the A607 bypass.

Socio - economic

• Potential loss of local employment, circa up to 1,600 jobs.

• Possible signi� cant rise in local unemployment.

• Businesses relocating outside of the area.

• Loss of income to families of workers on the estates.

• Signi� cant loss of business rates.

• Low CIL payment from residential development with presence of 
existing � oorspace.

• May cause social issues where unemployment rises.

Environmental / placemaking

• Creation of attractive frontage to the Canal and Country Park.

• Potential expansion of Leicester Marina

• Removal of some unsightly/ageing industrial buildings.

• Greater connectivity to Thurmaston village. 

• Greater accessibility to Watermead Country Park.

Environmental / placemaking

• Potential congestion in Melton Road from the residential 
development (but a reduction in HGV traffi  c)
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Figure 13.2  Option 2: New waterfront community
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Option 3 – Mixed-Use Redevelopment

The third development option would be the creation of a mixed-
use scheme at Bridge Business Park and Pinfold Industrial Estate to 
provide more of a balance of uses including new residential, new 
employment and new leisure uses.  The leisure uses could be in a 
variety of forms that are typically found on industrial estates, such 
as climbing centres, soft-play facilities, trampolining centres, ten-pin 
bowling etc., rather than for example cinema and a major cluster of 
A3 restaurants and bars, which are more suited in planning sequential 
test terms to prime town and city centre locations.  However, they 
should be designed in a manner which creates an active and attractive 
frontage to the Marina and park, potentially with residential above to 
avoid blank facades. 

The employment uses to be promoted would be small-scale 
manufacturing, but in the advanced, hi-tech or precision sectors to 
provide added-value businesses to the local economy.

The key pros and cons from this option are presented in Table 13.3.

Table 13.3   Option 3 Pros and Cons

Pros Cons
Socio-economic

• Delivery of circa 250-300 homes on 2.2 ha of land and around 
10ha of employment and leisure with additional apartments 
overlooking the Marina.

• Potential to capture expenditure from new households for local 
shops and services helping to enhance the vitality and viability of 
Thurmaston village.

• Greater patronage of Watermead Country Park.

• Potential to attract Hi-tech manufacturing � rms and jobs

• Delivery of aff ordable homes @ 20% of total i.e. 50-60 units, and 
potential for starter homes.

• Opportunities to enhance well-being with the proximity to the 
Country Park.

Socio-economic

• Potential net loss of existing local industrial/offi  ce jobs, circa up 
to say 1,000 jobs.

• Possible net rise in local unemployment.

• Businesses relocating outside of the area.

• Loss of income to families of workers on the estates.

• Some loss of business rates.

• Potential miss-match between local skills and new businesses.

• Low CIL payment from residential development with presence of 
existing � oorspace.

• May cause social issues where unemployment rises.

Environmental / placemaking

• Creation of attractive frontage to the Canal and Country Park.

• Potential expansion of Leicester Marina

• Removal of some unsightly/ageing industrial buildings.

• Improvement to Pinfold Industrial Estate over time, in terms of 
investment in the quality of the buildings.

• Greater connectivity to Thurmaston village. 

• Greater accessibility to Watermead Country Park.

Environmental / placemaking

• Some ageing buildings may remain at Pinfold.
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Figure 13.3  Option 3 Development Plan
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Recommended Approach

Stakeholder consultation has revealed strong support from 
Thurmaston stakeholders (residents and local groups) for the 
introduction of high quality residential uses at Bridge and Pinfold. 
However, this needs to be balanced against the potential impacts of 
loss of employment in the local area, and the intention of the major 
landowner to retain the existing employment uses.  The availability of 
sites is also limited by the relatively long leases on key sections of the 
site (to 2026). 

The majority of Bridge is owned by a single landowner, Raynsway, 
suggesting that delivery of this site would be simpler than Pinfold 
which has multiple small ownerships. The redevelopment of Bridge 
also has the greatest potential to positively impact on the character of 
Thurmaston Village Centre. It has the potential to create an attractive 
frontage to the canalside green space and is within easy walking 
distance of shops and services on Melton Road. 

In conclusion, the recommended approach is Option 3 which 
assumes redevelopment of Bridge for residential, while retaining 
employment uses at Pinfold albeit with a greater emphasis on high 
value employment uses and the introduction of leisure adjacent to the 
marina. 

A scheme of this nature would be achievable within the period of 
the Local Plan review (to 2036). Charnwood Borough Council should 
establish principles for the design of the site recognising that delivery 
of the scheme will be landowner led.  Given the uncertainty over 
delivery timescale, it is recommended that housing numbers are not 
included within Local Plan calculations.  

13.4 Watermead Business Park Phase 2 and 3

The design principles set out in Figure 13.4 should be used to inform 
the development of plans for Watermead Business Park Phase 2 and 
3.  The main aims are to create a positive relationship and appropriate 
frontage between the Business Park and Watermead Country Park and 
ensure strategic east-west connectivity is promoted. 

Route into the Country Park

The existing main route into the Country Park  (Wanlip Road) should 
be designed to create an attractive gateway with appropriate 
architecture and landscaping.  This would act as an additional 
signpost into the park and improve its attractiveness to visitors.

Gateway to the Country Park from the Business Park

The south western corner of the Business Park is close to the location 
of the proposed Visitor Centre and canal bridge. The uses here should 
capitalise on this proximity, with potential for semi-public uses such 
as leisure, conferencing or food and drink to form a cluster of public 
facilities. 

Pedestrian/ Cycle Connection

There is potential to create a new east-west connection, comprising 
a new canal bridge over the Grand Union Canal between the Visitor 
Centre and the Business Park and a new bridge or at-grade crossing 
across the A607. This will connect the Country Park and Business Park 
with the area on the eastern side of the A607, which includes another 
Business/Industrial Park, residents of the southern part of Syston, the 
Roundhill Academy High School and a direct connection to the North 
East Leicester SUE in the future. More detailed discussion is in Section 
14.0.

HGV Traffi c Impact

This site is in a sensitive location next to the Grand Union Canal, 
lakes and the Country Park.  It is important that any large vehicles 
associated with the construction and running of the Business Park are 
routed in a manner which does not have an adverse impact on the 
setting of the canal and tranquillity of the park.  

Design of Canal Edge

In relation to the previous point, the edge of the Business Park next 
to the canal should be designed to create an attractive frontage 
which will be seen from the Country Park.  This can be achieved 
through landscape screening or through attractive design of the new 
development, such as using green walls, green roofs and soft, natural 
materials. 

Scale and Mix of Development

The southern development area should be of an appropriate scale and 
mix of uses to create a positive relationship with the Country Park and 
adjacent lakes.  The scale should not be too large and imposing on 
the surrounding landscape and address the sides facing the Country 
Park (east) and the two lakes (north and south) with a suitable design 
and active frontage.  The uses should � t the ethos of the park as a 
sustainable and natural resource. 

Use of the Lake

The central lake has potential to become an attractive focal point for 
the development, supporting wildlife and potentially activities such as 
� shing or watersports. 

Charles Street Land to the South

Land to the south of Watermead phase 2 & 3 owned by Charles Street 
includes a large lake which accommodates watersports. Increased 
use for leisure or tourism is encouraged here for example small scale 
visitor accommodation, particularly if new pedestrian and cycling 
connections are made over the canal and across the A607.
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Figure 13.4   Watermead Phase 2 and 3 Development Guiding Principles

Existing route into Country Park. 
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14.0 
Connecting It All Up

Footpath/cycleway and canal bridge to connect Raynsway Gap 
site into the Park

A new footpath and cycleway across the Raynsway gap site is 
proposed with one or two bridges across the canal to the north.  This 
would connect the north and south areas of the park more directly. 
The City Council are keen to move forward with this project, subject to 
landowner agreement and funding. 

Opening up views

To open up views into the Country Park from the canal and vice versa 
and to improve access to the canal towpath from the Country Park, 
small sections of hedgerow could be removed creating viewlines. For 
example, adjacent to King Lear’s and John Merrick lakes. 

Being able to see into the park and what is on off er would encourage 
people to enter into it both from Thurmaston and from the canal. 
Hedgerow removal would be subject to an assessment of the impact 
on habitats and appropriate mitigation and compensation measures. 

Medium - Long Term

Connected travel: rail – bus – cycle – walking – boat

In order to encourage both local visitors and those travelling from 
further a� eld to travel by sustainable modes, connected public 
transport provision to the park should be developed e.g. rail-bus or 
bus-cycle. The aim is to provide a safe, attractive and easy alternatives 
to driving. Where these connections already exist they should 
be promoted through advertising at stops and stations and bus 
announcements (see Figure 4.2 for existing bus routes). 

Rail / park & ride - bus links

Syston Rail Station is approximately a mile from the northern entrance 
to the park, equating to a 20 minute walk or a 7 minute cycle.  The 5 
/5A bus connects the station to Thurmaston Village Centre taking 11 
minutes. This provides access to the park via Mill Lane, however there 
is no direct bus service to the park’s main northern entrance.  

Leicester Station is 3 miles south of the southern entrance to the 
park which equates to a 15 minute cycle trip. Currently bus routes 

14.1 Summary of Key Issues

Watermead County Park North has the potential for a strong 
patronage within walking or cycling distance, surrounded 
immediately by four settlements along with two Sustainable Urban 
Extensions being developed over the next few decades. Leicester city 
centre is only � ve miles south and Loughborough less than 10 miles 
north-west, with numerous other smaller settlements between.  It is 
connected to the strategic cycle network by NCN Routes 6 and 48.

However, local access by public transport and walking is poor due 
to the lack of bus services, the lack of promotion on the bus services 
which do exist, and poor quality / hidden walking links between the 
park and its surroundings.  The Framework proposes new surface 
level crossings of the A607 to support a shift in character away from 
‘highway’ to ‘street’ and connect western and eastern Thurmaston. 

The issue of the connectivity is critical to unlocking the potential of 
the park and development sites outlined in the previous project areas.  
The ethos and nature of the Country Park is one of sustainability and 
activity, thus, access strategies should follow this ethos to provide 
entry to the park focusing on sustainable modes. 

14.2 Objectives

• Increase non car based travel to the Country Park

• Improve east-west pedestrian and cycling connectivity

• Clear signage and entrances to the Country Park

• Increase access by boat and associated leisure/tourism use

14.3 Projects

Short Term

Most of the connectivity projects are likely to be delivered in the 
medium-long term; the circular bus route in particular relates to the 
longer term growth in Country Park visitor numbers and population 
growth relating to the SUEs.  However, there are a few quick-wins that 
can get underway in the short term.

from Thurmaston terminate at Leicester Haymarket Bus Station (a 
20 minute journey and a further 10 minute walk to the rail station)  
and opportunities could be explored for additional stops to connect 
directly with the station. 

In the longer term, the potential for a new circular bus route 
connecting the Country Park to surrounding settlements should be 
explored.   Currently there are only north-south routes and no east-
west routes around the park.  A useful circular bus route would take 
in Thurmaston, Syston (and Station), the Park & Ride, Birstall and 
Leicester City Centre (including attractions such as the National Space 
Centre and Station), and potentially extend to the new Sustainable 
Urban Extensions – Broadnook/ North Birstall and North East Leicester.

The feasibility of such as route should be explored with public 
transport operators in light of the projected future increases in 
Country Park visitors and population growth arising from the SUEs.

An alternative idea (aimed primarily at tourists and families) and 
worthy of consideration, is to provide a land train between the Park & 
Ride and sites within the Country Park as an added visitor attraction 
and transport link. 

Cycle links

The National Cycle Network routes 6 and 48 travel through the 
park between Watermead and Leicester.  Although the SUSTRANS 
Connect2 project has seen substantial investment in cycle routes 
in the area, east west connections would bene� t from further 
improvements to encourage greater usage. 

Bike hire stations throughout the park and at local transport hubs 
such as Leicester Station, Syston Station and the Park & Ride would be 
bene� cial for movement into and around the whole of the Country 
Park. These could be operated commercially for example by Brompton 
Bike Hire. 

In addition, a formal cycle route between the Park & Ride site / 
adjacent Cedars Academy school and the Country Park should be 
established.  There are currently various footpaths that could be used 
and upgraded to enable a good cycle link to be created. Developer 
contributions relating to the SUE could be sought in relation to this. 
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Figure 14.1  Project Map - Connecting It All Up
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Canal moorings and facilities and long distance canal and river 
routes

Increased use of the waterways network for travel to Thurmaston and 
the park is encouraged. Additional moorings, expansion of the marina 
or simply new ‘hop-on-hop-off ’ boat trips could facilitate a fun and 
unique way of travelling between Leicester and the Country Park and 
other destinations linked by water.

East-west connectivity

The A607 creates a major barrier to pedestrian movement towards to 
the Country Park from the east. It prioritises vehicle movements over 
pedestrians and cyclists, functioning as a bypass / through traffi  c route 
into the City Council, which is in con� ict with its location at the heart 
of a residential area. South of the Humberstone Way junction the A607 
character is diff erent: buildings front the street, there are street trees 
and surface level crossings at regular intervals. Despite maintaining 
its strategic highway role it is relatively well integrated into the 
surrounding communities. 

A shift towards a similar character to the north of Humberstone Way is 
therefore recommended, commencing with the introduction of three 
new at-grade pedestrian / cycle crossings at the following locations:

• Between Church Hill Road and Lea Close, Thurmaston, as 
discussed earlier in Section 12.3.  This would replace / provide an 
alternative to the unattractive subway crossing nearby. 

• At the junction of Melton Road, Humberstone Lane and A607 to 
replace the existing pedestrian bridge as part of works to reduce 
the dominance of highways infrastructure at the entrance to 
Thurmaston village. 

• To the north, connecting the Country Park / Watermead Business 
Park phase 2 & 3 or land owned by Charles Street towards Syston.

The rationale for these locations is explained below. 

Church Hill Road to Lea Close crossing

At present, there are three crossings of the A607 bypass of 
Thurmaston which are close to the Old Village Centre. These are (from 
south to north):

• A bridge at the southern end between Humberstone Lane and 
Melton Road,

• An underpass between Rutland Drive and Brook Street,

• A bridge between the Elizabeth Park Sports and Community Centre 
off  Red Hill Lane and a footpath leading to Alexandra Street.

There is also an at-grade signalised crossing at the roundabout at the 
northern end a little further away.

Although it seems there are suffi  cient crossings, they are not in the 
most easily accessible places and/or do not cross in the best locations 
follow desire lines to community services and facilities.  Bridges make 
the journey longer as the ramps to them are long and the underpass 
feels unsafe and unpleasant to use.  

An at-grade toucan crossing has therefore been suggested as it 
is easier and more pleasant for cyclists and pedestrians to use. 
Furthermore, there are examples of at-grade crossings working well 
further south along the A607.  Associated public realm improvements 
would also be desirable either side to give the crossing prominence in 
the streetscape.

Option 1 - Lea Close to Church Hill Road

The following points and � gure 14.2 explain how a toucan crossing 
between Lea Close and Church Hill Road improves connectivity for 
Thurmaston:

• Direct connection between the Thurmaston Library, Church Hill 
School and employment area on Church Hill Road across the 
A607 with the Old Village Centre close to the Methodist Churches, 
Memorial Hall and Old School

• Direct link between Church Hill School and the Old School 
will become valuable in terms of the educational links once 
the Old School becomes a hub for the Country Park. These 
would take less than 10 minutes to walk between.  There 
is also a good route from the Charnwood Nursery and Pre-
School between 5 and 10 minutes’ walk from this crossing.

• Direct links from the employment uses to Melton Road would 
help the economy of Melton Road in terms of employees 
going there for lunch etc., able to walk there in approximately 
10 minutes.

• Direct connection under the railway bridge, one of the few 
crossings of the railway, to reach the residential areas east of the 
railway and the North East Leicester SUE in the future

• Potential direct connection through to the open green space 
and Watermead Country Park beyond if Parker’s Garage can be 
redeveloped as a gateway

• Captures a number of residential roads off  (and including) Church 
Hill Road to allow easier and more pleasant access for residents 
across the A607 

• Close to the old underpass crossing so residents are aware of the 
layout of the area

• Active frontage along the north side of Lea Close and both sides 
of Church Hill Road next to the crossing creates a safe route with 
natural surveillance, particularly valued at night when lights are on 
and people are around

Option 2 - Hadrian Road to Cemetery Road 

As a comparison, below are some points and a diagram illustrating the 
connections that could be made if a new crossing were to be placed 
between the two parks on Hadrian Road and Cemetery Road.  This 
option was raised by stakeholders on 13th July 2016. 

• Direct connection between the Sports Centre, Elizabeth Park and 
the cemetery with the recreation ground and Old Village Centre 
across the A607.  

• This is particularly useful when events are held on Elizabeth 
Park and the recreation ground is used for temporary car 
parking. 

• Direct connection along Mill Lane to existing Watermead Country 
Park entrance over the River Soar/ Grand Union Canal

• Better connection between East� eld Primary School and the 
residential area west of the A607, although further away from 
Charnwood Nursery and Pre-School

• No direct connection to the crossing for residential streets on the 
east of the A607, having to pass diagonally through Elizabeth Park 
� rst

• Very little active frontage along the crossing with mostly open parks 
either side – would not feel as safe at night time

• Does not connect across the railway to the North East Leicester SUE

• Does not connect the Church Hill School or Library
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Figure 14.2  A607 Crossing Option 1
Lea Close to Church Hill Raod

Figure 14.3  A607 Crossing Option 2
Hadrian Road to Cemetery Road
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Safety

The stakeholder event also raised some concerns regarding whether it 
is safe to put in a signalised crossing on this road. Currently cars travel 
at about 50mph along the dual carriageway and bends along the road 
may restrict visibility.

The Design Manual for Roads and Bridges  states that the desirable 
minimum stopping sight distance at 86kph (52mph) is 160m.  The 
visibility either side of both locations of the crossing shown above is 
at least 200m, satisfying the 160m minimum.  Also, these potential 
new junctions are both far enough away from junctions either side 
that if the traffi  c were heavy the tail-backs would not cause problems 
at other junctions.  A signalised junction here would also slow traffi  c 
down in general, making it a more appropriate type of road for 
passing through a residential area.

Recommendations

• The council should focus their eff orts on achieving one of these 
crossings – the two potential locations shown above are very close 
and therefore it is not advisable to have two signalised toucan 
crossings in this location

• For strategic connectivity, the location between Lea Close and 
Church Hill Road makes a more compelling case for a new toucan 
crossing

• Furthermore, there is already a bridge which connects the Elizabeth 
Park Sports Centre to the west of the A607, therefore this location 
is already well served by a crossing, whereas the closest crossing to 
Lea Close/ Church Hill Road is the underpass which is unpleasant 
and unsafe to use, particularly at night

• In any case, links to East� eld Primary School and Charnwood 
Nursery and Pre-School should be improved.

• Further feasibility testing in collaboration with Leicestershire 
County Council and consultation with Thurmaston residents is 
required to test in detail the alternative options listed here and 
potentially other locations, in terms of likely pedestrian usage and 
wider connectivity bene� ts, operational practicality and impact on 
strategic and local vehicle � ows including impact on Melton Road 
usage. 

Melton Road - Humberstone Lane

The Melton Road to Humberstone Road crossing is a simple 
replacement of the existing pedestrian overbridge. This would create 
a more direct and accessible connection between the shops on the 
corner of Humberstone Lane, employment / future residential uses 
at Pinfold and Bridge Business Parks  and the residential areas of 
Thurmaston to the east. 

Removal of the pedestrian bridge would reduce the dominance of 
highways infrastructure at the gateway to Thurmaston. The ramped 
approaches occupy land on the corner of Wayside Drive which would 
become available and could potentially be developed for shops or 
business uses. 

To the north, connecting the Country Park / Watermead Business Park 
phase 2 & 3 or land owned by Charles Street towards Syston.

Country Park - Syston

A further crossing of the A607 is proposed to the north of Thurmaston,    
between Watermead Business Park 2 &3 or land owned by Charles 
Street and Watermead Phase 1 / playing � elds to the east of the 
A607.  This link forms part of a wider proposed east-west connection 
comprising:

i. a canal bridge connecting Watermead Business Park phase 2 & 3 
with the Country Park / proposed visitor centre

ii. the A607 at grade pedestrian crossing

iii. footpath across the playing � eld to Melton Road providing 
connections north to Syston centre and station and south to the 
Roundhill Academy school and shopping centre. 

iv. a new street connecting to the North East Leicester SUE.

The bene� ts of a crossing in this location include: 

• creation of a more direct and pleasant walking and cycling link 
between Syston Station and centre and Syston’s south western 
residential areas and the Country Park visitor centre (around 10 
minutes reduction in travel time in comparison to a route via 
Wanlip Road)

• creation of a walking route (approx. 500m long) between the 
Country Park and Roundhill Academy to encourage educational use 
of the park

• connection of employment uses to the east and west of the A607, 
to encourage shared services, and connection into the Country Park 
e.g. to cafe for lunch or running/walking routes

• potential to create a direct cycling/walking link between the North 
East Leicester SUE and Country Park (approx. 1km) to encourage 
additional patronage of the Country Park as the population grows.

Further feasibility work is required to test the location of the crossing 
in detail, considering the emerging SUE proposals, landowner 
requirements. The preference is for an at-grade pelican crossing 
subject to highways considerations including visibility. The potential 
to harness � nancial contributions from Watermead phase 2 & 3 and 
the SUE should be explored. 

Connections to North Birstall SUE 

Proposals for new transport infrastructure to be brought forward 
as part of the North Birstall SUE include a new bridge over the 
A6. Onwards connections to the Country Park should be sought 
potentially via the proposed foot/cycle path via the Park & Ride or via 
footpaths from Wanlip. 
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15.0  
Action Plan and Next Steps

15.1 Introduction

The Action Plan overleaf summarises the proposals identi� ed in 
earlier chapters for the short, medium and long term. It identi� es 
likely timescales, delivery agents, funding opportunities and costs 
for individual opportunities where known.  It recommends the next 
steps  to take each project forward e.g. detailed design, feasibility and 
technical testing alongside further consultation with landowners, 
stakeholders and the local community.

The Action Plan is intended to be a ‘live’ document which can be 
periodically updated to re� ect progress in delivering the objectives of 
Policy CS21. 

Where possible, an estimate of costs is provided. Costs are based on 
the Alan Baxter team’s previous experience from other projects and 
should be taken as a broad estimate. 

For accurate projet costs, advice from a QS should be sought. 

Next steps

To progress and test the proposals set out in this report the following 
next steps are recommended:

• Establish a Watermead Regeneration Corridor working group / 
steering group led by Charnwood Borough Council to oversee 
and progress the project areas identi� ed. 

• Establish a separate, linked working group focused on the Country 
Park with the aim of establishing a uni� ed management body for 
the Country Park North and South. The  working group should 
begin feasibility studies for the proposed visitor centre to con� rm 
the appropriate mix of uses and site boundary. 

• Charnwood Borough Council to work with the Old School scheme 
promoters to develop the design of the community and visitor 
centre and supporting business case. 

• Commence further landowner discussions to test the feasibility of 
in� ll development in the Thurmaston Village Centre area. 

• Maintain dialogue with landowners Raynsway and Charles Street 
Ltd to ensure emerging development proposals are in line with 
the objectives of the Regeneration Framework and Policy CS21.
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Table 15.1  Short Term (to 2018) Projects - Raising the Profi le

What When Who Funding Streams/ Opportunities Next steps Cost estimates (where known)
Opening up the Country Park
Establish a working group for 
the Country Park

2016 Landowners and key stakeholders - Membership of working group to be 
discussed by Watermead Regeneration 
steering group. 

Raising awareness through 
events and marketing. 

2016 onwards River Soar and Grand Union Canal 
Partnership / Thurmaston Action 
Group                    

via River Soar and Grand Union Canal 
Partnership

- Discuss co-ordinated marketing strategy 
with River Soar and Grand Union Canal 
Partnership. 
- Compile list of existing events/activities 
in the Country Park and surrounding 
communities. 

Improved entrances and 
signage

2017 Borough and County Council/ 
River Soar and Grand Union Canal 
Partnership/Bus operators                                                

County Council has secured £100k funding 
towards improved entrances. LLEP - Open Call

- Discuss co-ordinated branding with River 
Soar and Grand Union Canal Partnership 
and County Council to inform entrance 
improvements. 

Car park charging strategy 2017 Country Park working group County / City Councils with potentially a car 
park operator e.g. ‘Park with Ease’

- Undertake feasibility study of alternative 
car park charging strategies and car park 
usage survey. 

Visitor facilities: 
 - Regular street food/coff ee 
van 
 - New toilet block 

2016 onwards County Council Licence agreements with caterers

Changing Places grant funding and developer 
contributions

- Review toilet block proposals with 
County to ensure consistency with wider 
objectives

Encouraging educational use 2016 onwards County Council / Schools / Parishes 
/ Universities

School contributions  - Meet with local schools to discuss 
opportunities for use of the park

Habitat interventions 2017 Country Park working group 
plus Leicestershire and Rutland 
Ornithological Society, Wildlife 
Trust, Canals and Rivers Trust

Internal,  Countryside Stewardship Fund  - Undertake comprehensive habitat 
surveys  
 - Prepare habitat management plan for 
short term interventions, in line with 
longer term ambitions. 

Turning Thurmaston Around
Develop proposals for 
Thurmaston Old School Church 
and Community Centre

2017 Old School trustees / Charnwood 
Borough Council

LLEP Open Call, Heritage Lottery Fund 
heritage grant, Diocese of Leicester 
capital fund, fund raising, Charnwood BC - 
Community Facilities Grant                                                                            

- Develop Business Case in conjunction 
with Old School trustees

£1 million

15.2 Raising the Profi le (to 2018)

There are a number of short term projects which can get underway almost immediately with low capital expenditure.  These are mostly in the form of meanwhile uses and events to encourage greater usage of the park, 
ideally through community-led initiatives. 
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15.3 A Thriving Destination (to 2021)

In the mid-term, the uni� ed management structures should be put in place to facilitate the next wave of projects.  Permanent visitor facilities can then be provided along with more signi� cant infrastructure projects.

Table 15.2  Medium Term (to 2021) Projects - A Thriving Destination

What When Who Funding Streams/ Opportunities Next steps Costs
Opening up the Country Park
Uni� ed management structure 
for the Country Park             

2019 County Council / City Council / 
Borough Council / Raynsway / 
River Soar

new management body - Establish Country Park working group

Raynsway gap site 2017 onwards Park management body / 
Raynsway

new management body  - Contamination survey

Visitor centre and linked hubs 2021 Park management body Heritage Lottery Fund heritage grant/  LLEP 
- Open Call / Fund raising through new body 
(Charitable Trust)/ Developer contributions

 - Country Park working group to develop 
speci� cation and business case for the 
visitor centre

Approximately £2 million including 
play area

Bike hire, boat trips and 
moorings

2017 onwards Park management body / Old 
School / Thurmaston Action 
Group/ Canal and Rivers Trust / 
Sustrans

fund raising / internal / self-� nancing - Bike hire: undertake feasibility 
assessment of bike hire locations

- Moorings and boat trips: undertake 
feasibility assessment of moorings at 
Thurmaston village, Visitor Centre and 
commercially operated boat trips. 

Strategic habitat management 2016 onwards Park management body / Wildlife 
Trust / Leicestershire and Rutland 
Ornithological Society

Countryside Stewardship funding - Undertake comprehensive habitat 
surveys  
- Develop a green infrastructure strategy 
and management plan

What When Who Funding Streams/ Opportunities Next steps Cost estimates (where known)
Promote village events
including canal boat trips / 
cycle/walking tours

2016 onwards Thurmaston Parish Council / 
Thurmaston Action Group/ 
Church/ Scouts Legion/ Raynsway 
Marina / Canal and River Trust/ Old 
School

Charnwood BC - Community Development 
and Engagement Grant,  Leicestershire CC - 
SHIRE Community Grant
Canal boat trips potentially self-� nancing

- Develop a programme of additional 
community events e.g. Christmas fair, 
fundraising event. 

Bus stop improvements 2017 Bus operators / Charnwood 
Borough Council

Internal - Meet bus operators to discuss potential 
for Country Park announcements / maps 
at Thurmaston.

Connecting it All Up 
Opening up views 2017 Country Park working group plus 

Wildlife Trust, Canals and Rivers 
Trust.

Internal,  Countryside Stewardship Fund - As part of the habitat management plan 
identify locations for hedge clearance to 
open views into the park from the canal.

Footpath/cycleway and canal 
bridge to connect Raynsway 
Gap site into the Park

2017 onwards Led by City Council with support 
from Raynsway, Charnwood 
Borough Council and County 
Council. 

Funding opportunities to be explored, 
possible LGF for initial feasibility work.

- Feasibility study to consider alignment 
and location of route and bridges. 

- Contamination survey of Raynsway gap 
site. 

Cycleway and bridge: 
approximately £1.5 million
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What When Who Funding Streams/ Opportunities Next steps Costs
Turning Thurmaston Around
In� ll development and reuse of 
historic buildings

- sites around Mill Lane 
including the car park

- sites west of Melton Road

- sites east of Melton  Road 

2018 onwards Landowners / Charnwood Borough 
Council/ Thurmaston Action Group

Developer � nanced / developer contributions - Establish ownerships

- Meet with individual landowners to 
discuss regeneration aims, site availability 
and landowner objectives.

Use of canal edge green space 
for community gardens, play 
area, canal moorings

 2018 Thurmaston land owners/ Parish 
Council/ Charnwood Borough 
Council/ Canal and Rivers Trust

Charnwood BC - Community Facilities Grant                                                                             
Leicestershire County Council - SHIRE 
Community Grant

 - Establish ownerships

 - Develop design proposals for the green 
space with community representatives. 

Access points and continuous 
waterfront footpath

2018 onwards Landowners / Charnwood Borough 
Council / Thurmaston Action 
Group / residents of Mill Lane

Developer � nanced / developer contributions  - Establish ownerships

 - Meet with individual landowners to 
discuss feasibility of footpath and Mill 
Lane widening.

£150 per linear metre for foot/
cycle path = £30,000 in total

High Street (Melton Road) 
public realm  improvements 
and car parking 

2018 Charnwood Borough Council/ LCC/ 
resident consultations

LLEP - Open Call / Charnwood 
BC - Community Facilities Grant                                                                                          
Leicestershire County Council - SHIRE 
Community Grant

- Public realm and car parking concept 
design

£200 per m2 (approximately 
4,800m2) = £960,000 in total (this 
is for total resurfacing, may well be 
less as whole road does not need 
resurfacing)

Temporary car parking 2016 onwards Charnwood Borough Council / 
Thurmaston Action Group / Parish 
Council

Charnwood BC - Community Development 
and Engagement Grant,  Leicestershire CC - 
SHIRE Community Grant

 - Feasibility study to test use of Recreation 
Grounds for temporary events parking

Waterfront Development 
Development of Watermead 
Business Park phase 2&3

2016 onwards Raynsway and Charles Street  Developer � nanced  - Ongoing discussions with developers.

Connecting it All Up
Connected travel 
-rail/park & ride - bus links
-cycle links
-canal moorings (covered 
above)

2016 onwards Park management body, Borough 
and City Councils, rail and bus 
operators, Sustrans

Internal / developer contributions including 
SUEs

 - Discuss potential co-ordination 
measures with public transport operators. 

 - Review cycle route quality and feasibility 
of new routes to Park & Ride / Cedars 
Academy 

East-west connectivity. A607 
pedestrian crossings at:
 - Lea Bridge Close  - Church 
Hill Road

2018 Charnwood Borough Council/ 
County Council / landowners/ 
resident consultations

Developer contribution including SUEs - Discuss feasibility of proposals with 
County Council

£200,000 per surface level crossing   
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15.4 An Ambitious Future (to 2031)

The long term phase of this Regeneration Framework considers major waterfront development, the realisation of a commercially successful park and the successful of wider public transport, walking, cycling and river 
connections. 

Table 15.3  Long Term (to 2031) Projects - An Ambitious Future

What When Who Funding Streams/ Opportunities Next steps Costs
Opening up the Country Park
Major events and commercial 
use

2021 onwards Park management body Self-� nancing n/a

Waterfront development 

Bridge Industrial Estate and 
Pinfold Business Park

post 2026 Charnwood Borough Council / 
Raynsway / landowners

Developer � nanced - Landowner discussions 

- Develop planning objectives for the site 
as part of Local Plan review. 

Connecting it All up

East-west connectivity. A607 
pedestrian crossings at:
 - Melton Road / Humberstone 
Lane junction

- Country Park to Syston

2021 onwards Charnwood Borough Council/ 
County Council / landowners/ 
resident consultations

Developer contribution including SUEs - Discuss feasibility of proposals with 
County Council

- Junction reworking £1 million

- Bridge £1-2 million or pelican 
crossing £200,000

Connections to North Birstall 
SUE

2018 onwards Charnwood Borough Council Developer contributions - Feasibility study of alternative routes to 
SUE

£150 per linear metre = £52,500 in 
total

Circular bus route As urban 
extensions built 
out

Bus operator  Developer contributions / self � nancing



Appendices
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Appendix A 
Country Parks – Management Approaches: 
Case Studies

In assessing the future role of Watermead Country Park, a review of 
the diff erent management structures that can be put in place has 
been undertaken by way of three case studies – Dinton Pastures 
(Berkshire), Brockholes (Lancashire) and Nene Park (Peterborough).  
The management structures for each are diff erent, as follows:

• Dinton Pastures – is managed by a local authority (Wokingham 
Borough Council);

• Brockholes – is managed by a Wildlife Trust (Lancashire); and

• Nene Park – is managed by a Trust exclusively set up for the park.

A summary of the key features of each of the Country Parks and the 
management regime is set out below.

Dinton Pastures Country Park – Near Winnersh, 
Berkshire

Dinton Pastures is a series of former gravel pits extending to 135 
hectares, which is owned and managed by the Countryside Services 
Department at Wokingham Borough Council.  The park opened in 
1979 and has several hundred thousand visits per annum.

Facilities/Activities

The original farmhouse is the Dragon� y café, and there is also a 
Riverside café and a new children’s play area.  Dinton Activity Centre 
off ers sailing, canoeing, a mobile climbing wall, segwaying, � shing etc.  
There is a full events programme with open air cinema, theatre, music 
festival, range of youth activities, together with a � tness programme 
with open water swimming, buggy� t, bootcamp etc.

The new children’s play area was funded 100% through a National 
play area funding scheme, but the Council has the on-going 
maintenance of the play area.

Funding and Management

The management structure is the traditional local authority model.

The Country Park is self-� nancing, predominantly from the car parking 

income at the Country Park, together with a 50%:50% pro� t share 
from the café and small income from the activity centre.  The schools 
programme, sailing and open water swimming produces some 
income.

Car parking charges are £1.50 per hour at weekends up to £6 for 4 
or more hours.  Season tickets are £75 for 6 months or £150 for 12 
months

The Country Park has only become self-� nancing in the last two 
years, with the change in car parking charges, and income generating 
events, such as the Musical Festival and open-air cinema, and 
corporate events.  

Wokingham BC budget includes £40,000 per annum for three years 
to develop commercial opportunities at Dinton Pastures (2014/15-
2016/17)

Part of the Country Park is a nature reserve, and the Friends of Lavell’s 
Lake, a registered charity look after this area.

The Council is seeking to create a destination attraction that appeals 
to a wider catchment area beyond the borough, including drawing 
visitors from London.

Dragonfl y Café, Dinton Pastures (www.dintonpastures.co.uk)

Dinton Pastures (www.dintonpastures.co.uk)
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Brockholes Nature Reserve – Near Preston, 
Lancashire

Brockholes is a former quarry extending to 106 hectares, which is 
owned by the Lancashire Wildlife Trust Ltd.  The attraction is a nature 
reserve, which has over 150 volunteers.  Due to its status as a nature 
reserve, no dogs are permitted into the site.

Brockholes has 170,000 visits per annum since it opened in 2011.

Facilities/Activities

The cost to create the attraction was £8.6m.  The scheme includes the 
award-winning � oating visitor centre/conference centre shop and 
restaurant by Adam Khan Architects (the � rst in the UK), and children’s 
play area.  The Visitor and conference centre off ers weddings and 
conferences for 50-130 delegates.  In terms of events there are school 
holiday clubs, open air theatre and guided walks etc.

Brockholes has an education programme, with schools able to use the 
education centre on the � oating village.

Funding and Management

The Wildlife Trust purchased the land in 2007 with donations and an 
investment from the RDA of £800,000.  The Trust has also received 
other funding awards including:

• £496,000 from the Lancashire Environmental Fund for the 
development of education facilities, hides and infrastructure on the 
site; 

• a Tubney Charitable Trust award of £350,000 for biodiversity;

• Natural England’s DEFRA’s Aggregates Levy Sustainability Fund 
award of circa £300,000; and

• Environment Agency award of £50,000 for the continued 
development at Brockholes.

The Country Park costs £2,000 a day to run.  There is no entrance 
charge, only the car parking charges for visitors.  The car parking 
income helps to sustain the park.  The car park operates an Automatic 
Number Plate Recognition system operated by ‘Park with Ease’.  Car 
parks charges in the Summer are £3 for the � rst hour, which rises to 
an additional 50p per 20 minutes, up to a maximum daily charge of 

£6.  Winter charges are £2 for the � rst hour, rising to a maximum daily 
charge of £5.  Season tickets for the car parks are also available for 3, 6 
and 12 months at £24, £48 and £75 respectively.

Lancashire Wildlife Trust Ltd is a registered charity so is reliant on 
support from its members, which total 27,000.  Key members include 
corporate Members, like for example EDF Energy, RBS and Hanson, 
project funders, such as Green Bank Trust, Veolia, Biff a, other funders, 
such as BIG Lottery, BBC Children in Need, DEFRA, Environment 
Agency etc., local authorities in Lancashire and several Friends Groups.  

The latest Annual General Meeting Minutes indicates that Brockholes 
is still been subsidised, but the target this year is to make Brockholes 
break even.  In 2015, for example the expenditure at Brockholes was 
£777,000 but the revenue was £621,000.  Overall the Trust has a net 
outgoing of £0.5m, and £1m of reserves within the bank.

There is a board of trustees of around 15 representatives that manages 
the Trust.

Reserve Map, Brockholes (www.brockholes.org)

Floating Visitor/ Conference Centre, Brockholes (www.brockholes.org)
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Nene Park – Peterborough, Cambridgeshire

Nene Park was originally a series of gravel pits extending to 700 
hectares, and is located in Peterborough.  The park is operated by 
Nene Park Trust, which has a 999 year lease from the Council.  It was 
originally established in 1988 to speci� cally manage the park.  The 
park has 4,500 volunteers.

The park had 1.7m visits per annum in 2015, and 15 years ago the 
number of visits was 500,000 per annum.

Facilities/Activities

The centre of the park is Ferry Meadows, which contains the new 
watersports activity centre (sailing, canoeing, paddle-boarding, 
climbing wall) which cost £2.5m and was self-� nancing, bike hire/
shop (Rutland Cycles), boat trips, � shing, miniature railway, Lakeside 
Kitchen and Bar, Ferry Meadows Café, pitch and putt, horse riding 
centre and visitor centre.  

Thorpe Meadows has a rowing lake with a tenanted rowing club and 
sculpture park.  There is also a heritage railway that passes through 
Nene Park on its journey from Peterborough to Wansford.  Further 
a� eld, the park also has a rural estate, and two 18 hole golf courses, 
together with a Caravan Club site for camping and caravans.

The park has an education programme which is operated out of 
the Discovery Den Education Centre, with an indoor classroom, and 
activities led by trained staff .

There is a full range of events, including bat walk, bug hunt, pond 
dipping, theatre etc, park runs, triathlon etc.

Funding and Management

Nene Park Trust is a registered charity.  When the Trust was set up 
in the 1980s it received a signi� cant commercial property portfolio, 
including shopping centres, hotels (Premier Inn and Holiday Inn), 
garden centre, pubs, an agricultural estate with tenancies.  Certain 
assets have been sold off  over the years, such as the shopping centres, 
but the Trust still bene� ts from the pubs, hotels, garden centre and 
agricultural estate.  It has over £30m in endowments, and is using the 
return on this to fund projects within the park.

Ferry Meadows map, Nene Park (www.neneparktrust.org.uk)

The Lakeside Kitchen and Bar is tenanted, and income also comes in 
from the food vans around the park, together with the events and 
festivals, and theatre.  There are sponsorship deals within the park for 
say, Wi-Fi, and corporate support for event days.

Income also accrues from the Ferry Meadows car park, with £1.50 for 
the � rst hour up to a maximum of £5 for a day.  The car park operates 
an Automatic Number Plate Recognition system (the same contractor 
– ‘Park with Ease’ – also operates the car park at Brockholes). 

There are 11 Trustees on the Board from a variety of organisations 
including Peterborough City Council, Natural England, University of 
Cambridge, The Law Society, Bishop of Peterborough etc.

The Trust has a fund raising plan to generate new sources of income 
, such as bids to Heritage Lottery Fund, implementing a new car 
parking charging policy and direct development such as the new golf 
and cycle centre at Orton Meadows.

The Trust is now developing a Master Plan for the next 30-50 years for 
the park.

Nene Park Visitor Centre

Nene Park Watersports Centre



Appendix B
Economic Appraisals

To assess the economic impact of proposed projects, GL Hearn has 
used the ‘Additionality Guide’ produced by the Homes & Communities 
Agency (Fourth Edition 2014).  ‘Additionality’ is the extent to which 
something happens as a result of an intervention that would not have 
occurred in the absence of the intervention.  The key components of 
additionality are:

• Intervention options – these are the alternative ways or options 
that the public sector might choose in order to intervene to achieve 
its objectives.

• Reference case – this is the estimate of what level of target 
outputs/outcomes would be produced if the intervention did not 
go ahead.  It is the ‘do nothing’ or do minimum option and the 
outputs/outcomes produced under this option are referred to as 
‘deadweight’.

• Gross direct eff ects – an estimate of the total eff ect of an 
intervention option or the reference case in terms of a speci� c 
output.  This considers the wider consequential or induced eff ects, 
as well as the immediate eff ects.

• Leakage eff ects – the number or proportion of outputs (occurring 
under the reference case and the intervention options) that bene� t 
those outside of the intervention’s target area or group which are 
deducted from the gross direct eff ects.

• Displacement - the number or proportion of intervention outputs 
(occurring under the reference case and the intervention options) 
accounted for by reduced outputs elsewhere in the target area 
which are also deducted.

• Economic multiplier eff ects – further economic activity (jobs, 
expenditure or income) associated with additional local income, 
local supplier purchases and longer term development eff ects then 
need to be added, where it is relevant to the case in point.

It should be noted that the key intervention projects as set out in 
this Framework are at an early stage and therefore the appraisal of 
additionality has been undertaken using limited information and 
ready reckoners as presented in the HCA Guide.

The results of the additionality appraisal are designed to highlight 
the general impact of the intervention projects, as it is recognised 
that further work is required to formulate the project in terms of 
management structure, building speci� cation, staffi  ng levels etc. 

New Country Park Visitor Centre

The intervention option as set out in the table is the new visitor centre 
at Watermead Country Park North and the additionality formula is 
based on a target of 516,000 visits per annum, which is a 20% target 
increase on the current position of an estimated 430,000 visits per 
annum across both the North and South County Park.

The leakage, which is the estimated number of visits from outside 
of local catchment area, is assumed to be a 10 mile radius, equating 
to circa a 20-minute drive-time.  A low level of leakage is estimated 
outside of this usual catchment area for the Country Park.

Having deducted the leakage from the visitor numbers, the net 
‘local’ eff ects from the development of the visitor centre (which is the 
diff erence between the reference case and intervention option) is 
calculated to be 77,400 visits.              

Please note that in this particular example, both the displacement 
eff ects and multiplier eff ects are very diffi  cult to calculate without a 
visitor survey to determine whether the visits to the Country Park were 
in preference to other local attractions, and whether they went to 
other attractions on the same day as the visit to the Country Park.

The results show that the visitor centre should have a positive impact 
on the visitation of the Country Park, although it is acknowledged that 
the inputs are rather crude.

Table: B.1 Additionality calculation: new visitor centre

 Calculation Factor Intervention 
Option

Reference Case Additionality

A Gross direct number of visits 464,400 387,000  
B Leakage: low =10% n/a n/a  
C = A-B Gross local direct eff ects 464,400 387,000  
D Displacement n/a n/a  
E = C-D Net local direct eff ects 464,400 387,000  

F Multiplier n/a n/a  
G = E+F Net local direct eff ects 270,000 225,000  
H = Intervention option - reference case Total net additional local eff ects   77,400
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School Church and Community Centre

The plans for the School Church and Community Centre are at an 
early stage, but the proposals seek to address social cohesion by 
increasing the number of groups using the facility.  The reference case 
is therefore based on the existing groups using the facility, and the 
intervention option is based on the potential increase in user groups.

The following table provided by Reverend Timothy Day shows the 
potential to increase the user groups:

Table B: 2 User groups

Existing User Groups Potential User Groups
Bright Sparks Parent – Carer 
and Toddler Group

Visiting Schools

The Music Group Wildlife Groups e.g. Leicestershire 
& Rutland Wildlife Trust

Puppy Training Classes The Canal and River Trust
First Aid Training Mental health groups
Family Parties Learning diffi  culties/disabled 

groups
Woodcraft Group Local History Groups
Thurmaston Parish Church 
Functions

Bereavement/counselling sessions

Other Church Groups
Syston Railway Society
Faith Groups
Ramblers Group
Overseas and Local Charity 
Organisations
Thurmaston Parish Church
Roundhill Flower Club
Senior Citizens Play Group
Thurmaston Beaders
Baptism Celebrations
Funeral Families
Total = 18 Additional = 7

The additionality calculation is presented below and shows the 
reference case of 18 user groups compared to the intervention option 
of 25 user groups.  The leakage from the creation of new meetings/
user groups is estimated to be low and therefore a 10% rate has been 
applied to represent those local people that come from outside the 
local area using the centre.

After this deduction has been made, the gross local direct bene� ts 
are 22 and 16 user groups respectively.  It is not considered that there 
would be any displacement from the increase in user groups in terms 
of impacts on other facilities locally, and the multiplier eff ects are not 
relevant in this case.

Therefore, the results show that the net additional local eff ects from 
the renovated School Church and Community Centre would be 6 user 
groups, although it is acknowledged that the inputs are rather crude.

 Table B.3 Additionality calculation: renovated community centre

 Calculation Factor Intervention 
Option

Reference Case Additionality

A Gross direct number 
meetings/user groups

25 18  

B Leakage: low = 10% 3 2  
C = A-B Gross local direct eff ects 22 16  
D Displacement 0 0  
E = C-D Net local direct eff ects 22 16  

F Multiplier n/a n/a  
G = E+F Net local direct eff ects 22 16  
H = Intervention option - reference case Total net additional local eff ects   6
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