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1 INTRODUCTION 

 This Planning Statement Executive Summary provides a concise guide to the planning case made 

in support of the submitted outline planning application for the proposed Six Hills Garden Village 

(hereafter ‘SHGV’).  For ease of reference, the description of development is: 

“Demolition and removal of existing site buildings and golf course facility and 

the development of a new garden village settlement comprising the following. 

Residential uses of up to 2,625 homes (C3 uses) inclusive of up to 70 extra care 

apartments (C2 use). Up to 4,500 m2 GEA of A1-A5, D1-D2 and B1 uses within the 

Lakeside Hub not exceeding 2,500m2 GEA of A1 uses. Up to 500m2 GEA of A3-A4 

or D1-D2 uses in The Square, and up to 500m2 GEA of D2 uses as part of an 

expanded Race Hub facility. Land for two primary schools (including pre-

school/crèche/day nursery provision) and a secondary school (D1 use); up to 

2,400m2 GEA of B1a-B1b employment uses within the Innovation Employment 

Campus, and up to 27,400m2 GEA of employment (B2-B8 uses) within the 

Employment Quarter; car parking provision to include a ‘Park & Ride’ (60 spaces) 

(sui generis); green infrastructure including retained habitats and new 

landscaping and public realm works, allotments, open space children’s play 

areas, formal sports facilities to include a sports pavilion 250m2 GEA (D2 uses), 

walking and cycling routes, sustainable urban drainage system (SUDS); 

associated engineering and earthworks. All matters reserved except for points 

of access into the site from B676 Six Hills Lane and A6006 Paddy’s Lane, to 

include a point of access into the proposed allotments only.”  

 The application has been prepared following extensive pre-application consultation with officers of 

the Council and Statutory consultees as part of the preparation of the Environmental Impact 

Assessment (EIA) for the application.  The Environmental Statement (ES) that has been submitted 

as a result of this process, identifies the site and baseline conditions along with any potential 

significant effects prior to mitigation on a topic by topic basis.  Each chapter summarises the overall 

estimated environmental effects, taking into account any proposed mitigation.   

 The draft scheme was also the subject of a public exhibition and public consultation with the public 

and interested parties over several weeks in the summer of 2017.  The submitted Statement of 

Community Involvement (SCI) sets out the responses received from local residents, interested 

parties and meetings with the Parish Council and neighbouring authorities.   

 It was abundantly clear from the public consultation exercise that there is underlying support 

and limited objection to the development from the residents of the Borough. 

 The Design and Access Statement (DAS) also explains how the scheme was the subject of 

independent review by the OPUN Design Panel, and how the comments received along with those 
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on the public consultation, have been taken into account in the final indicative design for the new 

Garden Village.  

 The following section will consider the overall case for the SHGV, after which the consideration of 

the benefits versus the identified harm is summarised in the planning balance and conclusions.
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2 THE CASE FOR SIX HILLS GARDEN VILLAGE 

2.1 Site Location and Description of Development Proposal 

 The application site is located within an area that is commonly referred to as Six Hills or Dalby Wolds. 

In very broad terms it forms a triangular parcel of land that is bound on three sides by the transport 

routes of the A46 dual carriageway to the west, the A6006 (Paddy’s Lane) to the north, and the B676 

(Six Hills Lane) to the south.  As shown in the map below, the site lies approximately 9 miles west of 

Melton Mowbray and 10 miles east of Loughborough. Nottingham and Leicester are around 15 

miles to the north and south respectively. The village of Ragdale lies to the south (approx. 1 mile), 

Old Dalby to the east (1.5 miles) and Willoughby-on-the-Wolds to the north (2 miles).  

 

 The c.150 hectare site is occupied by Six Hills Golf Course and land in agricultural use.  The whole 

site falls within the ownership of just two parties and it is therefore unconstrained by complex land 

ownership issues which are often prevalent on large sites. 

 Chapter 4 of the Planning Statement sets out in detail the individual components of the proposed 

SHGV which are identified in the Description of Development. An Indicative Layout Plan is enclosed 

for ease of reference at Appendix 1 to this Executive Summary.   

 The Planning Statement explains that the first phase of development is proposed to come forward 

on land north of Six Hills Lane in the vicinity of the existing Golf Course club house.  This will 

comprise initial development infrastructure required to support the new village, including a new 

local centre with shops and a GP surgery, a primary school, open space and 500 homes.   



Six Hills Garden Village, Leicestershire  Planning Statement Executive Summary 

 4 

  

 

 The first phase of development will also provide for a new Regional Triathlon Centre, situated on 

eastern side of the lake at the current Race Hub (see illustration from the submitted DAS above).  

The Race Hub is already a successful training facility in the area with over 150 members.  It has 

hosted Paralympians training for the Rio Olympics and a statement from the owners of the Race 

Hub is appended to the Planning Statement describing the Race Hub’s current operations and their 

aspirations through the SHGV proposal to develop the Race Hub into a regional centre of 

excellence. 

2.2 Assessment of Impacts 

 The application has been the subject of a comprehensive EIA process.  The ES submitted with the 

application establishes that whilst a range of significant effects are predicted to arise as a result of 

the development, the residual effects of the development following mitigation measures are 

forecast at worst to be “Minor Adverse” in respect of each discrete topic area.  In simple terms these 

effects: 

“…may be raised as local issues but are unlikely to be of importance in the 

decision-making process. Nevertheless, they are of relevance in the detailed 

design of the project.” 

 Taking into account that the context of the Development Proposal is for a large Garden Village, the 

conclusions of the ES highlight the absence of significant environmental constraints to the 

development of the site. 

2.3 Compliance with the Adopted Development Plan 

 The starting point for the determination of any planning application is the Development Plan.  The 

Development Plan for Melton Mowbray comprises the 1999 Melton Borough Local Plan (MBLP), 
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which was prepared in accordance with the Leicestershire Structure Plan and East Midlands 

Regional Spatial Strategy.   

 As a matter of principle, the SHGV proposal does not comply with the spatial distribution, housing 

and open countryside policies of the MBLP; however, the MBLP and its saved housing and 

employment allocations are time expired and its housing policies do not plan to meet objectively 

assessed housing needs, as is required by national planning policy (Framework paragraphs 14, 47 

and 157).   

 As the MBLP is unable to boost significantly the supply of housing in the Borough, the presumption 

in favour of sustainable development applies and permission should be granted unless the harm 

caused by the development significantly and demonstrably outweighs the benefits or if specific 

policies in the Framework indicate permission should be restricted. 

 The SHGV proposal also does not comply with saved policies of the MBLP for open space, however 

the policies in the Development Plan are not based on an up to date assessment of need, as is 

required by the Framework.  For reference, the SHGV proposals would accord with the standards 

for open space proposed in the emerging Local Plan, which are based on up to date evidence.  There 

is no objection from Sport England or England Golf to the loss of the Golf Course, which is confirmed 

to be surplus to needs in the Borough. 

 The Planning Statement explains that, based on the submitted assessments and ES, the SHGV 

proposal accords with all other saved policies of the MBLP which are broadly consistent with the 

Framework, including: 

 Policies T3 and T6 on public transport and pedestrian routes; 

 Policies C13, C14 and C15 pertaining to ecology and biodiversity; 

 Policy BE1 on design matters; and 

 Policy BE11 on archaeological remains. 

2.4 The Emerging Local Plan 

 The emerging Melton Borough Local Plan (eLP) has recently been submitted for independent 

examination.  Dates for hearings are yet to be set and it is a material consideration for the 

determination of the SHGV application. 

 The eLP seeks through submitted Policy SS2 to provide for 6,125 new homes over the period from 

2011 to 2036 (a 25 year period), aligned with a requirement for 31 hectares of employment land.  

Land is allocated for 5,496 dwellings over the Plan period and, taking into account completions to 

2016 of 651 dwellings (estimated), this provides for 6,147 dwellings overall. 

 The Six Hills site is identified in the eLP under submitted Policy SS6, as one of a number of potential 

options to address future unmet housing needs or a scenario where the eLP fails to deliver housing 

as planned.  
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 Enclosed with the Planning Statement is an assessment prepared by Barton Wilmore (BW) on the 

Objective Assessments of Housing Needs (OAHN) for the Borough.  The BW statement explains that 

whereas the ‘Housing and Economic Development Needs Assessment’ (HEDNA) identifies an OAHN 

of 186 dwellings per annum for Melton, the January 2017 ‘Towards a Housing Requirement’ report 

(TAHR) identifies a higher range of between 230 and 280 dwellings.  It is on the basis of this evidence 

that a housing requirement of 245 dwellings was recommended by the Council’s advisors GL Hearn. 

 However, no evidence is presented as to why the Council should not be pursuing the 280 dwelling 

OAHN figure identified.  Indeed, a requirement of 280 dwellings per annum would actually help 

deliver more affordable homes each year (being closer to the 330 dwellings per annum required to 

deliver the 70 homes needed annually in the Borough).  There is also strong economic evidence in 

favour of a higher housing requirement, as the longer-term growth aspirations of the Council’s 

Transport Strategy are to create 6,000 jobs in the Borough.  This is far in excess of the 3,420 jobs 

underpinning the Council’s identified housing requirement.   

 Furthermore, the Council’s Sustainability Appraisal for the submitted eLP identified very little 

difference between 245 and 280 dwellings per annum in terms of negative impacts.  In fact, the 280 

dwellings per annum is assessed to perform better in respect of social and economic inclusion 

criteria.   

 Finally, what is clear from the Council’s eLP evidence base is that the eLP seeks to meet Melton’s 

growth needs and aspirations only.  It is not proclaimed in either evidence base documents or the 

eLP that the uplift on the OAHN from 186 dwellings to 245 dwellings would do anything to address 

significant unmet housing needs in the HMA.   

 The location of the SHGV on the A46 strategic growth corridor near both Leicester and 

Loughborough, therefore also makes the village a prime location in which to deliver some of the 

very significant unmet needs from those authorities. 

 In summary, the Council’s evidence for the eLP supports working to the higher figure of 280 

dwellings per annum (7,000 in total over the plan period).  This results in a shortfall of over 850 

dwellings (which may increase further if sites in the eLP are found to be undeliverable at the EiP).  

Whilst the SHGV is not allocated in the eLP, the issues surrounding mean the eLP should be 

accorded limited weight until such a time as these issues have been resolved.  Any conflict should 

therefore also be accorded limited weight.  As is explained later in this Executive Summary, the 

SHGV is a suitable and sustainable option to addressing the identified issues with the Plan and wider 

housing issues in the Housing Market Area. 

2.5 The National Planning Policy Framework 

 The Framework is a potent material consideration for the determination of the SHGV application.  

Paragraph 52 of the Framework is particularly pertinent: 

“The supply of new homes can sometimes be best achieved through planning for 

larger scale development, such as new settlements or extensions to existing 
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villages and towns that follow the principles of Garden Cities.  Working with the 

support of their communities, local planning authorities should consider 

whether such opportunities provide the best way of achieving sustainable 

development. In doing so, they should consider whether it is appropriate to 

establish Green Belt around or adjoining any such new development.” 

 The SHGV provides for a new settlement that seeks to accord with the principles of Garden Cities.  

The SHGV is situated on the western edge of Melton Mowbray between two junctions of the A46 

strategic corridor to Leicester.  It is also situated in close proximity to both Loughborough and 

Melton Mowbray, which will be accessible within a 15 minute drive or bus ride of the site via a new 

high frequency Centrebus service.  All three centres offer the opportunity to access the rail network 

and wider retailing opportunities.  In this regard the Framework is clear at paragraph 32 that 

opportunities for sustainable transport modes should be taken up, but that this should be 

considered taking into account the nature and location of the site.  That the site is not on the rail or 

tram network does not automatically mean the site does not comprise a strategic and sustainable 

location in planning terms. 

 The SHGV offers a unique opportunity to deliver homes to meet the needs of Melton Mowbray 

(c.850 homes) over the plan period.  The remaining homes (1,775) would be available to address 

the unmet needs of neighbouring authorities, which are as yet undefined and unaddressed through 

a Strategic Growth Plan, but which continue to go unmet.   

 In the light of the significant unmet housing needs that Leicestershire faces, a range of sites in a 

range of locations are going to be required to meet housing needs.  These need to be 

demonstrably deliverable solutions that can provide homes in both the short and longer term, 

rather than sites being promoted with a ‘light touch’, whose deliverability is yet to be verified.  The 

SHGV is a deliverable solution and it is unencumbered by complex landownerships, being in the 

control of just two landowners.  As has been demonstrated through the EIA process, it has been 

shown to be free from significant development constraints that might impede its prompt 

development. 

 The Government promotes mixed use developments (paragraph 17, 9th bullet) and a fundamental 

aspect of the Development Proposal that has been given much focus is the foundation of a 

community with a mix of uses as early in the development of the site as possible.  The SHGV would 

be ‘pump primed’ with key infrastructure to enable the delivery of homes, with the first homes 

being capable of delivery in the next three to four years.  Gladman intends to lead the coordination 

of the development of the SHGV as master builder to ensure the site comes forward both in line 

with development timescales, but also to ensure the development is built out to a high standard of 

design.   

 As was highlighted earlier in this Executive Summary, the community consultation exercise 

revealed the level of support for the SHGV proposal locally.  The Statement of Community 

Involvement (SCI) submitted with this application highlights the extent of community support for 

the development and the limited objections that have been received.  This is remarkable for a 
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development proposal of this scale and is undoubtedly consistent with the aims of paragraph 

52 of the Framework to promote such sites with local community support. 

 The assessment of the SHGV proposal against national planning policies has confirmed overall 

compliance with the Framework. Accordingly, it can reasonably be concluded that the proposal is 

also in compliance with the broad Core Planning Principles of the Framework, expressed at 

paragraph 17. 

 The assessment against the relevant policies does not indicate any circumstances under which 

permission should be restricted which might result in the disapplication of the Presumption in 

Favour of Sustainable Development. Consequently, unless the adverse impacts of the application 

scheme significantly and demonstrably outweigh its benefits, planning permission should be 

granted.   

 The weighing of these considerations is now summarised in the planning balance in the following 

chapter.  

  



Six Hills Garden Village, Leicestershire  Planning Statement Executive Summary 

 9 

  

3 THE PLANNING BALANCE 

3.1 Benefits of the SHGV 

 The SHGV comprises a variety of benefits, which are summarised in the table below and which are 

to be weighed against any identified planning harm: 

Market Housing  New market homes on this site are a major planning benefit as they 

will contribute to meeting both the needs of the Borough and the 

wider HMA. 

Affordable 

Housing 

 25% (up to 656) of the proposed new housing at SHGV would be 

dedicated specifically to meet pressing affordable housing needs.  

This is a significant benefit of the scheme and one which should be 

accorded significant weight in the determination of the application. 

A New Regional 

Triathlon Centre at 

the Race Hub 

 A new Regional Centre of Excellence is proposed, building on the 

success of the existing Race Hub.   

Public Open Space  New public open space covering 56.41 hectares 37% of the site, 

including the following: 

o A new Six Hills Park, utilising the existing lakes and water 

features on site, with a range of walking and cycling routes, as 

well as play facilities. 

o A range of other new open spaces, play areas and civic spaces, 

including the Square village green and civic space at the Local 

Hub, which could be used for market days. 

o The provision of new sports pitches and a sports pavilion, which 

could have a dual community use. 

o The provision of sports pitches and indoor sports facilities at the 

new schools on site, to be delivered through a Community Use 

Agreement. 

o The retention and improvements of existing Public Rights of 

Way and the provision of a network of new pedestrian and cycle 

links (greenways) throughout the site, including new landscaped 

walking routes around the site. 

o New Allotments on site. 

New Employment 

at an Employment 

Quarter and an 

Innovation Campus 

and  

 New employment and business space will be provided on site 

adjacent to the existing employment area on Six Hills Lane.  This will 

provide ready access to the Strategic Road Network for businesses 

and also a source of employment for residents on site. 
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Sustainable 

Transport 

Improvements and 

Park and Ride 

Facility 

 The Number 8 Centre Bus service will be diverted into the SHGV.  This 

will be improved to a high frequency service for weekdays and 

weekends with early morning and evening services.  Whilst this is an 

opportunity to be taken up the application site, it is clear the 

improved frequency will benefit those residents all along the route, 

from Loughborough to Melton and Grantham. 

 A new express shuttlebus service will be provide for SHGV, providing 

a link to Leicester City Centre and key retail and employment areas in 

Syston and Thurmaston.  This will be coupled with a park and ride 

facility for local residents in the surrounding areas to access the 

service, offering an alternative sustainable mode of transport for 

those wishing to travel to Leicester. 

Environmental  Significant areas of additional planting, providing green 

infrastructure, ecology and wildlife benefits.   

 The provision of an ecological buffer around the periphery of the site, 

to protect existing habitats and encourage increased biodiversity. 

 The potential to achieve a net gain in biodiversity. 

Jobs and the 

Economy 

Impacts

 The proposed development is estimated to be home to around 6,200 

new residents, 4,100 to 4,400 of which are expected to be of working 

age with the potential to contribute to the Borough’s and 

Leicestershire’s labour force. 

 The development of up to 34,300 sqm of employment floorspace is 

expected to support around 670 gross jobs, contributing to the local 

economy. 

 The development of up to 2,625 homes would make a substantial 

contribution to housing need in Melton as well as across Leicester & 

Leicestershire housing market area. 

 

3.2 Harm 

 It is inevitable that some planning harm will occur as a result of the development of such a large site 

and this must be borne in mind when considering this application.  However, what is remarkable is 

that the development of the SHGV as assessed through the EIA process has established it would not 

result in impacts greater than “Minor Adverse”.  Any impacts arising are localised in nature and of 

limited scale and magnitude. 

 Weighed against the benefits of the SHGV are: 

a. Site level landscape and visual impacts:  These are to be expected as a result of developing any 

greenfield site.  It should be noted that the SHGV site is not the subject of any landscape 



Six Hills Garden Village, Leicestershire  Planning Statement Executive Summary 

 11 

  

designations and all footpaths can be retained as part of the green infrastructure on site.  The 

development of the SHGV will not result in wider landscape and visual impacts. 

b. The small loss of non-designated heritage assets:  The submitted Heritage Assessment has 

identified a small loss of ridge and furrow on part of the site would occur.  This is deemed to 

be of a significance equivalent to a non-designated heritage asset.  As explained in the 

Planning Statement, the benefits of the scheme far outweigh the harm resulting in the loss of 

this asset as part of a ‘balanced judgment’, as is required by paragraph 135 of the Framework. 

c. A small loss of Best and Most Versatile (BMV) agricultural land:  The Development Proposal will 

result in the loss of 6.2 hectares of subgrade 3a BMV (8% of the land assessed or 4% of the site 

overall).  This is not significant in Framework terms and the loss of the agricultural land overall 

is considered to be readily outweighed by the economic benefits of the scheme. 

3.3 Planning Balance and Conclusion 

 In summary, the limited land use planning harm identified does not significantly and demonstrably 

outweigh the very significant weight which should be attached to the benefits of the SHGV 

proposal.  There are no policies of the Framework which indicate permission should be restricted 

and the application of the ‘tilted balance’ of paragraph 14 of the Framework points towards the 

grant of permission.   

 Taking account of the powerful material consideration of national planning policy, the issues 

surrounding the adopted and emerging Local Plans, and other significant material considerations 

explained in the Planning Statement, the identified conflict with the Development Plan is readily 

outweighed.  Permission should therefore be granted. 
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APPENDIX 1: INDICATIVE FRAMEWORK MASTERPLAN 
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