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1. INTRODUCTION AND
    PURPOSE OF DOCUMENT

This Development Statement has been prepared by Richborough Estates 
and relates to land off Great Lane in Frisby on the Wreake (“the site”). 
It demonstrates that the site is in an appropriate location for residential 
development capable of delivering 78 houses in the short term.  Importantly, 
the scheme will respond to locally identifi ed housing needs by delivering 
bungalows for the elderly and Starter Homes for younger people hoping to get 
on to the housing ladder.

‘Phase 1’ already benefi ts from outline planning permission, allowing for 
the delivery of around 48 dwellings and development of the wider site, 
incorporating ‘Phase 2’, would form a natural extension to the village of Frisby 
on the Wreake and is capable of delivering 24-30 units, depending upon 
the overall mix across the whole site. The illustrative masterplan indicates 
that combined, the wider site will deliver housing at a low net density of 28 
dwellings per hectare (dph). 1.79 ha of Public Open Space is to be delivered 
across both phases, which is well in excess of policy standards and this 
results in the gross density being just 17 dph, which is entirely suitable in the 
context of the village and the surrounding countryside.

Purpose of this Document

This document supports the identifi cation of the site as a residential allocation 
in the Melton Local Plan and Frisby on the Wreake Neighbourhood Plan and 
confi rms that the wider site is deliverable. Discussions have been held in May 
2017 with Senior Planning Offi cers at Melton Borough Council, who are aware 
that the wider site is being promoted and has been identifi ed as a preferred 
location for additional development by village residents in a recent survey as 
opposed to other locations in Frisby.

Richborough Estates have undertaken a considerable amount of survey 
work and have fully considered any constraints and opportunities presented 
by the site as a whole. An overview of the key technical considerations is 
also provided, which helps to demonstrate that the site is Available, Suitable, 
Achievable and can therefore be considered Deliverable, well placed to 
contribute towards meeting future housing needs in Melton.

The remainder of this document is structured as follows:

• Landownerships and Availability
• ‘Phase 1’ Outline Planning Permission
• Site Surveys and Baseline Information
• ‘Phase 2’ Illustrative Masterplan
• Planning Policy
• Market Interest
• Conclusion
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2. RICHBOROUGH ESTATES 
    TRACK RECORD
Richborough Estates is one of the UK’s most 
successful strategic land promotion companies.

They work on behalf of a wide range of 
landowners including private individuals, charities, 
trusts and Local Council / Government estate 
departments - promoting land through the 
planning system to secure housing allocations 
and planning permissions for residential 
development. They then manage the sale of the 
site from the landowner to the housebuilder who 
then build out the site and deliver homes.

Richborough was founded in 2003 and the 
team works in partnership with landowners, 
LPAs and stakeholders to bring land forward for 
housing. The team is made-up of a wide range 
of development experts who deal with land 
acquisition and planning issues. Richborough’s 
objective is to deliver ‘oven-ready’ sites to house 
builders ensuring that planning permissions are 
quickly turned into homes for local people. Its 
approach is closely aligned with the Government’s 
key aim of boosting signifi cantly the supply of new 
homes.

Richborough is currently promoting over 20,000 
dwellings through various stages of the planning 
process across the United Kingdom, and on 
average can be promoting up to 100 sites at any 
one time. Their aim is to leave a lasting legacy for 
the communities within which they work.

Melton experience  

Crucially, Richborough have current experience of 
working in Melton and so know the area and local 
housing market extremely well. 

Melton Mowbray 

Richborough Estates control 50 acres of land of 
the Melton North Sustainable Urban Extension, 
which is identifi ed as a proposed allocation in the 
emerging Melton Local Plan. The land, west of 
Scalford Road, is capable of delivering circa 400 
dwellings, expansion land for the John Ferneley 
College secondary school and a section of the 
proposed North Melton Link Road.

Bottesford 

Richborough Estates control a 15 acre parcel of 
land at Normanton Lane, which is also a proposed 
allocation in the emerging Melton Local Plan. The 
land is capable of accommodating 88 dwellings 
and a new car park to serve the railway station. 
Extensive consultation has been undertaken with 
Network Rail, offi cer’s at Melton Borough Council 
and the local community.

Richborough Estates national and local 
experience of residential land promotion 
leaves them in a good position to be able to 
confi rm with confi dence that the Great Lane 
site is deliverable. 
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3.  LANDOWNERSHIPS AND 
AVAILABILITY

The land shaded pink on the Title Plan below is 
under the control of Richborough Estates and so 
certainty can be provided that this site is available 
as it is under the ownership of a willing landowner 
and is being readied for development by a land 

promoter with an excellent track record of 
delivery.  Importantly, it is a clean and unrestricted 
Title Plan with no restrictive covenants, which 
further enhances the availability of the site for 
development.

Title Plan Extract

Site Location Plan

The additional land comprising Phase 2 is in the same ownership as Phase 1 and so there are no 
barriers to delivery in respect of landownerships. Richborough Estates have a Promotion Agreement in 
place to promote the site and so from a legal perspective there are no constraints.
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4. ‘PHASE 1’ OUTLINE 
PLANNING CONSENT

Key design principles have been established within 
the Phase 1 approval that can equally be applied 
to Phase 2, namely:

• A permeable development, with the focus 
being to link the site to the west onto Great 
Lane and the local facilities, services and 
transport connections available in the village, 
promoting sustainable modes of travel;

• A low density and sustainable development, 
through use, siting, layout and design;

• A range and mix of family house types, sizes 
and tenures which offer choice and create a 
balanced residential community;

• A landscape led approach to masterplanning 
that has created a green infrastructure network 
which respects existing wildlife, mitigates 
the impact of new development and creates 
features which maximise opportunities for net 
ecological gains and management;

• A green infrastructure network that opens up 
the site to public access and surpasses public 
open space requirements;

• New landscape features and open space that 
create distinctiveness and a sense of place, 
softening edges and enhancing landscape 
character.

• The approved illustrative masterplan for Phase 
1 below demonstrates how these key principles 
have been incorporated and can help to create 
a logical framework for the development of 
Phase 2.

Outline planning permission was granted for the residential development of ‘Phase 1’ on 24 March 
2017 (Ref: 16/00491/OUT), with the site considered capable of accommodating between 48 and 54 
dwellings. It is therefore accepted by Melton Council that this is an entirely suitable location for new 
housing and as a result of the survey work undertaken to support the application submission, much is 
known about the characteristics of the site and its suitability to accommodate housing.
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Phase 1 Approved Illustrative Masterplan
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5. SITE SURVEYS AND
    BASELINE INFORMATION

With a specifi c emphasis on the delivery of 
housing on Phase 2 (in addition to Phase1), the 
following is a summary of the main fi ndings.

Highways and Transportation
The primary access into the site is to be taken 
from Great Lane, the details of which are 
approved in relation to Phase 1. PTB Transport 
have confi rmed that there is suffi cient capacity 
available within the approved junction to serve the 
additional vehicle movements generated by the 
Phase 2 development. There are no other design 
related or technical constraints that would prevent 
development of the wider site from a highways 
perspective.

Ecology
An Ecological Appraisal has been carried out on 
the whole site by Just Ecology Environmental 
Consultancy and this confi rms that there are no 
fundamental constraints to development from an 
ecological perspective. The illustrative masterplan 
(for both phases) has been prepared to ensure 
that opportunities to retain, create and enhance 
ecological habitat on the site will be taken.

Ground Conditions
A Phase 2 Site Investigation has been carried 
out across the whole site by ASL. Confi rmation 
of the extent of the survey is provided in the plan 
below. Crucially, the detailed SI has confi rmed 
that ground conditions across the whole site are 
such that conventional foundations could be 
adopted, which are a signifi cant benefi t from a 
development perspective, helping to enhance the 
deliverability of the site. Gas protection measures 
are not required and there are no other site 
specifi c ground conditions that would require any 
special construction methods to be employed or 
that would prevent any part of the site from being 
developed.

The ground conditions are such that build costs 
are minimised, which further ensures that the 
scheme is fi nancially viable.

When preparing the outline planning application for Phase 1, Richborough Estates ensured that 
the surveys being commissioned also covered Phase 2. Crucially, these surveys are current and in 
respect of Phase 1, have been independently verifi ed by statutory consultees through the planning 
application process who raised no objections. This provides further certainty that there are no 
technical constraints to prevent the development of both phases for housing.

Figure 2

KEY:
Cable Percussive Borehole Location
Windowless Sample Borehole Location
Trial Pit Location
Dynamic Cone Penetration Location
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Drainage and Utilities
BWB Consulting produced both a Flood Risk 
Assessment and a Foul Water and Utilities 
Statement to support the Phase 1 planning 
application that is equally as relevant for the 
development of Phase 2. Importantly, no objections 
have been raised by the Environment Agency or the 
Lead Local Flood Authority in respect of fl ood risk or 
drainage.

In line with the recommendations set out in the 
assessments carried out by BWB, a detailed 
drainage strategy has been already prepared to 
support the sale of the site. Crucially, the outfall is 
located on the Phase 2 land, away from the nearby 
residential properties and Great Lane and third party 
land is not required to achieve satisfactory drainage 
of the wider site.

The Utilities Assessment confi rms that there is 
capacity for all essential services to accommodate 
development at the site, with the only specifi c works 
required being an on-site diversion of a low voltage 
11kv electricity cable. Richborough have already 
served notice on Western Power Distribution to 
remove the cable, who have since confi rmed that 
they will do so at their own cost. 

Agricultural Land Quality
An Agricultural Land Classifi cation has been carried 
out by Soil Environmental Services Ltd that confi rms 
that the whole of Phase 2 is Grade 3b ‘moderate 
quality’. The lighter green shading on the adjacent 
plan denotes the land classifi ed as Grade 3b. 

Agricultural Land Classifi cation

Detailed Drainage Strategy
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Heritage and Archaeology
A Heritage and Archaeology Statement has 
been produced by Pegasus Group and a 
Geophysical Survey has also been undertaken 
by Magnitude Surveys across the whole site 
(see extract opposite). Trial trenching has also 
been carried out across the site and there has 
been no fi ndings of interest as corroborated by 
Leicestershire County Council, it can therefore 
be concluded with certainty that there are no 
features of archaeological interest at the site 
and that the potential for signifi cant remains at 
the site is low.

The report identifi es that ridge and furrow 
earthworks within the site are likely to date 
to the medieval (southern area) and post-
medieval periods (northern area). The heritage 
signifi cance of the ridge and furrow and other 
open fi eld cultivation evidence within the 
eastern Midland has been assessed by an 
English Heritage Study in 2011. This Study 
identifi ed a total of 43 ‘priority townships’ 
which represented the best survival of ridge 
and furrow in the Midlands where preservation 
should be a priority. Frisby is not included as a 
‘priority township’ and therefore the earthworks 
on the site are not identifi ed as being high 
priority. 

Initial consideration of several designated 
heritage assets in the wider vicinity of the site 
confi rms that the site does not contribute to their 
signifi cance through setting and so residential 
development is considered to be acceptable in 
this context. 

Geophysical Survey
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Landscape and Visual Impact

In order to better understand the impact 
development of the site would have upon the 
character of the wider landscape, Tyler Grange 
produced a Landscape and Visual Impact 
Assessment.

Overall, the LVIA establishes that through a 
sensitive design response with existing vegetation 
retained and enhanced, legible development offsets 
and the proposed commitments to the provision of 
a soft development frontage to Great Lane and on 
the approach to Frisby from the east, the proposed 
development can be assimilated within what is 
considered to be a Medium sensitivity landscape. 

The following viewpoints taken from the LVIA clearly 
demonstrate the minimal impact development of the 
site will have upon the wider landscape. 

A considerable amount of survey work has been 
undertaken in relation to the wider site and so it 
can be confi rmed with certainty that the site is 
Achievable as there are no technical constraints 
that would prevent development of the site for 
residential purposes.  
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Viewpoint 2

Viewpoint 1

Viewpoint 3

Viewpoints taken from the Tyler Grange LVIA relevant to Phase 2
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Viewpoint 4

Viewpoint 5

Viewpoint 6
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Viewpoint 7

Viewpoint 8
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6.  ‘PHASE 2’ ILLUSTRATIVE 
MASTERPLAN

The illustrative masterplan below demonstrates 
that it is possible to achieve the delivery of 
between 24 and 30 dwellings in a manner entirely 
consistent with the characteristics of Phase 1 and 
the physical features present at the site.

The primary open space area extends into Phase 
2 and a landscaped buffer is maintained along the 
eastern edge in order to soften the appearance 
of the development when approaching Frisby 
from the east. The density and mix of dwellings 
proposed is consistent with Phase 1 and the village 
as a whole and the connections through the site 
ensure that the new housing integrates seamlessly 
with its surroundings.

Informed by the wide range of technical surveys undertaken at the site and the design principles 
established in the approved Phase 1 masterplan, Pegasus have already produced an illustrative 
masterplan for Phase 2 that takes all relevant considerations into account.

The inclusion of Phase 2 will actually reduce 
the overall gross density of the wider site.  Its 
addition offers greater scope for fl exibility in 
respect of the layout and design of the site 
and the opportunity to introduce additional 
green infrastructure and public open space in 
excess of policy requirements.
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7. PLANNING POLICY

Emerging Planning Policy

The new Melton Local Plan is currently under 
preparation and will cover the period 2011-
2036. Frisby on the Wreake is identifi ed as a 
‘Secondary Rural Service Centre’ in recognition of 
its sustainable credentials and the Pre-Submission 
Draft Version of the Local Plan (November 2016) 
provides an indicative requirement of 78 dwellings 
for the village. Phase 1 of the Great Lane site has 
been identifi ed as a draft Housing Allocation (Ref: 
FRIS1) with an indicative capacity of 40 dwellings.

Preparation of the Frisby on the Wreake 
Neighbourhood Plan is also underway, with the 
Regulation 14 version of the Draft Plan released 
for consultation in February / March 2017. Phase 1 
was also identifi ed as a Housing Allocation within 
this Plan, with an indicative capacity of 48 to 54 
dwellings.

Having reviewed all Regulation 14 consultation 
responses, the Parish Council and the 
Neighbourhood Plan Advisory Committee decided 
to undertake a survey and asked village residents 
for views on the alternative locations being 
considered for the delivery of the required 78 new 
homes in Frisby, now that the land at Rotherby 
Lane was no longer considered to be available.

The feedback received from village residents 
indicates that an extension to the Great Lane site 
was by far the most popular option receiving 59% of 
the vote, followed by Water Lane (24%) and Land 
to the South (16%).

The emerging planning policy context therefore 
lends considerable support towards the 
identifi cation of Phase 2 as part of a wider 
allocation at Great Lane capable of delivering 78 
dwellings. 

Affordable Housing

The latest available evidence related to affordable 
housing need is provided in the Leicester 
and Leicestershire Strategic Housing Market 
Assessment 2014. The net overall affordable 
housing requirement for Melton is recommended at 
37% and this has been translated into Policy C4 of 
the Pre-Submission Draft Version of the Local Plan.

In line with current adopted policy at that time, 
Phase 1 is to see the delivery of 40% affordable 
housing. Any subsequent planning application 
for housing related to Phase 2 is therefore likely 
to be required to deliver 37% affordable housing 
on the basis that the Local Plan will be at a more 
advanced stage of preparation, if not adopted.

Meeting Local Housing Needs

When preparing the planning application for 
Phase 1, Richborough took on board the feedback 
received from residents during the consultation 
event and the Housing Policy Offi cer at Melton 
Borough Council and increased the number of 
bungalows originally proposed from 2 to 8 in 
recognition of the need for housing provision for the 
elderly. The scheme will also make a contribution 
towards the housing needs of younger residents 
and fi rst time buyers as the Section 106 allows for 
the delivery of Starter Homes under the defi nition of 
affordable housing.

These two sectors of the housing market are 
currently under-represented in Frisby and the 
delivery of this scheme, which has been viability 
tested, will go some way towards helping to redress 
the balance that exists.  

The delivery of additional housing at Phase 2 is entirely consistent with the current and 
emerging planning policy context. The following acts as a useful summary of the key points for 
consideration. 
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Housing Mix and Density

The approved illustrative masterplan for Phase 1 
shows that the dwellings are to be delivered at a 
density of 28dph, or a gross density of just 17dph. 
This is refl ective of the varying average densities 
found across the village of Frisby and the same 
principles would then apply to Phase 2.  Given that 
the quantum of public open space to be delivered 
is signifi cantly in excess of the policy requirements, 
the gross density is even lower than this and refl ects 
the need to maintain the character of the village and 
create a landscape led development that respects the 
transition between open countryside and the heart of 
the village.

The requirement for on-site affordable housing 
delivery has resulted in the element of higher density 
housing and each dwelling is to be provided with 
more than adequate private outdoor amenity space.

Public Open Space

The Phase 1 illustrative masterplan demonstrates 
that Public Open Space is to be provided on site at a 
level signifi cantly in excess of the policy requirement 
(0.91 ha as opposed to the policy requirement of 
0.27ha).

The Public Open Space is to be extended in to Phase 
2 and it is demonstrated on the Illustrative masterplan 
that 0.87 ha of Public Open Space is to be provided, 
which again is in excess of policy requirements. 

Section 106 requirements

Alongside the delivery of 40% affordable housing, the 
Section 106 attached to the planning permission for 
Phase 1 also sets out a number of other contributions 
towards infrastructure delivery arising from 
development of the site.

Through the Section 106, contributions are to be 
provided towards the following infrastructure items 
and Richborough can confi rm that they do not have 
any impact upon the viability of the scheme:

• Primary and Secondary Schools
•  Library
•  Civic Amenity
•  Bus Pass 
•  Travel Pack

It is anticipated that the same contributions will apply 
to the development of Phase 2 on a pro rata basis 
and these are again considered to be viable, subject 
to any updated evidence produced in relation to 
infrastructure needs in the area at the time of the 
application being submitted. 
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8.  MARKET INTEREST AND 
DELIVERY

Market Interest

There are a number of reasons that the site is 
attracting market interest.

Topography and Ground Conditions

Whilst there is some change in topography across 
the site it is not challenging and indeed the gentle 
downhill slope in a south to north direction offers 
long reaching views in a northerly direction, which 
is attractive from a buyers and ‘place making’ 
perspective. There are no other unusual ground 
conditions at the site and so the use of conventional 
foundations is possible.

Schools and Local Amenities

The nearest primary school ‘Frisby Church of 
England Primary School’, which has a ‘Good’ 
Offsted Rating and is located just a 10 minute walk 
from the site at Hall Orchard Lane. 

Other amenities within walking distance include a 
village store / post offi ce, pub, village hall, church 
and sporting facilities. 

Absence of directly competing sites

There are no other sites of this scale with planning 
permission in the village and very little has been 
built in the village over the last 40 years.

Commuting Distances

The site benefi ts from excellent road links being 
just 5.5 miles from Melton Mowbray and 12 miles to 
Leicester, which are major sources of employment, 
leisure and cultural opportunities.

Ease of Access for Construction

Access for construction can be gained directly from 
the A607 along an adopted road without the need to 
travel through the village or across the railway line. 

Other Considerations

The site is not located within a Conservation Area 
and there are no listed buildings within or adjacent 
to the property, limiting the need to introduce 
specifi c architectural features as a matter of 
necessity.

The site is identifi ed as being within fl ood zone 
1 and there are no other specifi c landscape 
designations, further limiting the need for site 
specifi c mitigation to be implemented over and 
above the usual ‘best practice’ design principles, 
which have been described elsewhere in this 
document. 

Richborough Estates have recently progressed a formal marketing campaign in respect of Phase 
1 and are already in active discussions with a number of interested parties and hope to appoint a 
developer partner in June 2017. It is therefore clear that market appetite exists and the signifi cant 
amount of technical work undertaken has helped to de-risk the site from a development perspective 
and provide certainty that the site can be delivered.
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Delivery

There has been a signifi cant shortfall of housing 
delivery in Melton in recent years and through 
the preparation of a new Local Plan and the 
identifi cation of new Housing Allocations, the 
Council hope to be able to demonstrate a 
rolling fi ve year housing land supply moving 
forward. This will only be possible through the 
identifi cation of deliverable sites.

As demonstrated within this Statement and the 
supporting documents submitted in support of 
the Phase 1 planning application, Richborough 
are able to confi rm that this site is deliverable 
and all units could be delivered within the next 5 
years. 

In terms of timescales, the following is 
anticipated to be a realistic timeframe for the 
delivery of housing at the site, being mindful of 
the absence of any major physical constraints or 
infrastructure requirements at the site:

• June 2017: Development partner selected
• End 2017: Reserved Matters submitted
• Spring 2018: Construction of fi rst dwellings 

underway
• End 2018: First dwellings completed 

and annual completion rate of 30-40 dpa 
thereafter

• End 2020 / Early 2021: All dwellings 
completed

Richborough have vast experience of site 
promotion and these timescales for delivery 
are therefore considered to be a realistic and 
robust assumption. 
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9.  CONCLUSION

Available

Richborough Estates have an agreement in place 
with the landowners and have promoted the entire 
site for residential development through both the 
Melton Local Plan and Frisby Neighbourhood Plan 
processes.

The extent of land under Richborough’s control 
is provided within this document and it has 
been demonstrated through the considerable 
investment that has been made in securing 
planning permission for Phase 1 (and subsequently 
marketing it) that the land is being actively 
promoted and can be considered Available for 
development.

Suitable

The site is in a sustainable location, well related to 
the existing village of Frisby on the Wreake. Again, 
as Phase 1 benefi ts from planning permission and 
was supported unanimously by members of Melton 
Borough Council’s Planning Committee on 12th 
January 2017 this reinforces the suitability of the 
site for housing.

In addition, Phase 1 has also been included as a 
draft Housing Allocation in both the Melton Local 
Plan and Frisby on the Wreake Neighbourhood 
Plan after having been subject to Sustainability 
Appraisal. The wider site, incorporating Phase 2, 
can therefore be considered Suitable for housing. 

Achievable

Richborough Estates team have assessed the 
physical characteristics of the site along with any 
other technical considerations and can confi rm 
that development of the site is commercially viable. 
Richborough Estates are confi dent that when taking 
all known factors into account the wider site could 
be developed for around 78 dwellings in a manner 
which would be appropriate to its setting. The 
positive early feedback that has been received from 
developers in respect of the marketing of Phase 1 
certainly confi rms this to be the case. 

The Great Lane site represents a sustainable, incremental development opportunity on the edge 
of Frisby on the Wreake and can contribute towards meeting local housing needs, particularly for 
the elderly (bungalows) and fi rst time buyers (Starter Homes).  The site is being actively promoted 
by Richborough Estates and the existing planning permission combined with the considerable 
amount of technical work undertaken at the site confi rms that the site is Available, Suitable and 
Achievable and can therefore be considered Deliverable in the context of footnote 11 to paragraph 
47 of the Framework. 

Taking all matters into consideration 
within this Development Statement, the 
wider site at Great Lane (incorporating 
Phase 2) should be identifi ed as a 
Housing Allocation in both the Melton 
Local Plan and Frisby on the Wreake 
Neighbourhood Plan. 
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