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Appendix 1
Calculating the Ambient Height - 
Methodology
Data background
In order to establish an accurate estimate for the ambient 
height of Leicester an online mapping software, with data 
compiled  by the firm Emu Analytics, called “building heights 
in England” was used.

The software contains the heights and simple building 
outlines for 12 million buildings in England. This data is 
sourced by Emu Analytics from Ordnance Survey Open 
Map in combination with Light Detection and Ranging 
(LiDAR) data from the Environment Agency to produce 
height information. The raw data was collected in 2015, 
some of the LIDAR data was collected 2014/15. Buildings 
under construction or built after this time may not have 
accurate heights data. 

Leicester Character Area Townscape Analysis
To get an ambient height reading using the building 
heights software, a custom area (with the boundary of 
the Character Areas) was drawn over the software’s map 
of Leicester. The boundary of this area encompasses the 
character areas being analysed. 

The software then calculates the total number of buildings 
within the Character Areas (730), the maximum height 
that is recorded within the custom area and the number of 
buildings for each 10m height interval.

The results of the 10m height intervals are as follows:
•	 0 – 10m 		  293 buildings
•	 10 – 20m 		  355 buildings
•	 20 – 30m 		  90 buildings
•	 30 – 40m 		  21 buildings
•	 40 – 50m 		  13 buildings

•	 30 – 40m 		  21 buildings
•	 40 – 50m 		  13 buildings
•	 50 – 60m 		  5 buildings
•	 60 – 70m 		  0 buildings
•	 70 – 80m 		  0 buildings
•	 80 – 90m 		  2 buildings.

Most buildings within the custom area are below 20m. 
In order to determine the average height for the custom 
area, the average of the range intervals (i.e. 5, 15, 25 etc.) 
was multiplied to the number of buildings in that range. 
The total of the products is then divided by the total 
number of buildings in the custom area (779).  This gave an 
average height 13.87m. The assumption of 1 storey being 
the equivalent to 3m means that 13.87m is equivalent to 
4.62 storeys - i.e. 4 to 5 storeys is the ambient height for 
Leicester. 

To confirm this result, a visual analysis and site visits were 
undertaken along key roads to see if the buildings were 
predominately between 4 or 5 storeys.

The same methodology was then applied separately to 
each of the individual character areas; please see plan on 
the following page.

Average of the range 
intervals

Number of 
buildings

Product of the 
range interval 
and number of 
buildings

5 293 1465
15 355 5325
25 90 2250
35 21 735
45 13 585
55 5 275
65 0 0
75 0 0
85 2 170
95 0 0

100 0 0

Total 779 10805

Average height (m) 13.87
Ambient Height 

(storeys)
4.62Figure 1. Leicester Character Area custom map. Building Heights in England.

Ambient 
Height

1. Belgrave Road 3.3 
storeys

2. Waterside 3.4 storeys

3. St. Margaret’s 4.0 
storeys

4. Old Town 4.4 storeys

5. Mansfield Street 4.5 
storeys

6. LRI/DMU 4.6 storeys

7. New Walk 4.7 storeys

8. Wharf Street 4.9 storeys

9. St. George’s 5.6 storeys

10. Central Shopping Core 
6.3 storeys

11. Railway Station 7.2 
storeys

All Character Areas 4.6 
storeys
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Appendix 2: 
List of 11 Tallest Developments in 
Leicester with heights

Name Location Height (m) (3m= 1 storey)

Cardinal Exchange (80-90m) Humberstone Road 85

St George’s Tower (80-90m) St George’s Way 79

The Summit (Outside Character Area 
boundary)

Eastern Boulevard 67

St Martin’s Cathedral (50-60m) Peacock Lane 61

Thames Tower (50-60m) Navigation Street 58

Attenborough Building (50-60m) University of Leicester Campus 52

St Mark’s Church (50-60m) Foundry Lane off Belgrave Gate 51

De Montfort House (50-60m) Oxford Street 48

Elizabeth House (40-50m) Waterloo Way 46

Midland House (40-50m) Charles Street 45

Merlin Heights (40-50m) Bath Lane 43

List of Tallest Structures in Leicester 
with heights

Name Location Height (m) (3m= 1 storey)

1 St Martin’s Cathedral (spire) Peacock Lane 61

2 St Mark’s Church (spire) Foundry Lane 51

3 Lewis’s’ Tower Humberstone Gate 41

4 38 Granby Street Tower Granby Street 37

5 Town Hall Clock Tower Town Hall Square 37

6 St Margaret’s Church (Tower) St Margaret’s Way 36

7 Luke Turner Factory Chimney Henshaw Street 36

8 Corah Chimney 1 Friday Street 36

9 Chimney at Frog Island Mills The rear of 20 Frog Island 34
10 Chimney on the site of the former 

Frisby Jarvis Building
Slater Street 32

11 Former Grand Hotel Tower Granby Street 30
12 1 Peat House Waterloo Way 29
13 St George’s Church Rutland Street  28
14 Minster House 9-11 Northampton Street 27
15 Corah Chimney 2 Friday Street 26
16 A E Charlesworth & Co Ltd Chimney Rugby Street 26
17 Corn Exchange 1 Corn Exchange, Market Place 25
18 St John’s Chambers Spire East Street 25
19 Alexandra House Dome Rutland Street 24
20 St Mary de Castro Church Tower Castle View 24
21 Queen’s Building Towers Mill Lane, DMU 24
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Appendix 3: 
Table of approved planning  
applications with elements 8 storeys 
and above (24m) with use classes

Application 
Number

Location Height (m) (3m= 1 
storey)

Use Class Description

20162521 Bath Lane 52 Part C (C3), Part A (A1), ( 
A2, ( A3)

Construction of one 10 storey, one 14 storey 
and one 16 storey tower with a 5, 8 and 9 
storey podium providing 413 dwellings (59 
x studios, 221 x 1 bed and 133 x 2 bed) 
with ancillary leisure facilities, parking and 
amenity space; ground floor commercial unit 
and all associated works (outline application 
- matters relating to landscaping reserved)
(amended plans)

20162182 Vaughan Way 42 Part C (C3), Part A (A1,  
A2, (A3,  A4), Part B (B1a)

Construction of a 5, 7, 10 and 12 storey 
building providing a mixed use development to 
include 750 sqm commercial floorspace (Class 
A1, A2, A3, A4 or B1a), 300 flats ( 176 x 1 
bed, 124 x 2 bed) (Class C3) and associated 
car parking, amenity space, plant and servicing. 
(amended)

20180450 Welford Road, Freemens 
Common and Putney 
Road, Nixon Court

43, 40.5, 34.5, 26.2, 25, 
23, 19.5, 13.5

Sui Generis, Part D (D1) Demolition of buildings; construction of eight 
blocks of between four and fourteen storeys 
high to provide 1200 student bed spaces 
(sui generis); five storey academic building 
(class D1); nine storey multi-storey car park 
with 550 spaces (sui generis); vehicle access 
from Putney Road; extension and alterations 
to Grade II listed building; removal of trees 
covered by tree protection orders (amended 
plans)

20110540 57 Rutland Street, 
Humberstone Gate, 
Wimbledon Street 
(Former International 
Hotel)

41.26 Sui Generis, Part A (A1), 
(A3), (A4), Part B (B1) 

Change of use from hotel to student 
accommodation (no use class) (454 beds); 
retail (A1), cafe/restaurant (A3/A4), creative 
work space and business use (B1); external 
alterations (amended plans) (subject to 
unilateral undertaking under section 106 and 
section 278 agreement) Extant

20171085 Great Central Street 37 Part C (C1), Part B (B1), 
Part D Non-residential 
institution (D1) 

Demolition; construction of an 11 storey 
building providing two hotels (252 bedrooms) 
(class C1), a 5 storey building providing 
4,019sq.m of office accommodation (class 
B1); the refurbishment, alteration and 
change of use of the former great central 
railway station from general industrial (class 
B2) to a unit of 1,828sq.m floorspace (class 
D1) , pedestrianisation of part of great 
central street, public realm and landscaping 
improvements. (amended plans)

20150866 Morledge Street 36.8 Part C (C3), Part D (D2) Demolition of warehouse; construction of 
seven, eight and eleven storey block with a 
dance studio (class D2) and 115 flats (19 x 
studio, 75 x 1bed & 21 x 2bed) (class D3) 
(amended plans received 15/4/16) (s106 
agreement to secure affordable housing and 
improvement of green space)

Application 
Number

Location Height (m) (3m= 1 
storey)

Use Class Description

20171254 Sandacre Street 35 Part C (C3) Construction of 267 residential flats for the 
private rented sector. Block one: five and eight 
storeys (71 x 1 bed, 72 x 2 bed); block two: 
seven and eleven storeys (67 x 1 bed, 57 x 
2 bed) (Class c3). Car parking, landscaping. 
Demolition (amended plans 25/04/19)

20160361 27 Wharf Street South 34 Part C (C3), Part B (B1), 
Part A (A3)

Variation of condition 13 (plans) of planning 
permission 20071365 (ten storey block of 
flats) to create a ten storey block of 70 flats 
(32 x studio, 38 x one bed) (class C3) with 
office (class B1) or cafe (class A3) to ground 
floor (plans and amended plans dated 22/2/16 
and 26/4/16) (extant)

20170634 All Saints Road 32 Part C (C3),  Part A (A1, 
A2, A3, A4, A5), Part B (B1),  
Part D Non-residential 
institution (D1)

Construction of 322 residential units (174 x 
1 bed, 137 x 2 bed, 11 x 3 bed) (class C3); 
approximately 410 sq.m of flexible commercial 
space (classes A1, A2, A3, A4, A5, B1 and D2); 
ground level car parking, associated ancillary 
works and landscaping

20180801 Jarrom Street 25 Part C (C3), Part D (D1), 
Part A  (A1), (A3) 

Demolition of existing building; construction 
of five and eight storey mixed use building 
comprising of 159 residential studio flats 
(class c3); ground floor unit for nursery/retail/
restaurant (class D1/A1/A3) 
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Views and vistas of city - wide significance

CW VP 1 - For the collection of views please refer to St. 
Margaret’s Townscape Analysis and Design Guidance Evidence 
Document

CW VP 3

CW VP 5

CW VP 2

CW VP 4

CW VP 6 One viewpoint from a sequence of views

Appendix 4: 
Views Assessment 

Views
Local character area views

Conservation area appraisal 
views

Views & vistas of city wide 
significance
Existing development at 8 
storeys and above

Note: all viewpoints indicate 
general viewing direction but do 
not represent the whole viewing 
experience  or complete angle of 
view 
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CW VP 14

CW VP 13CW VP 7

CW VP 9

CW VP 8

CW VP 10

CW VP 12CW VP 11
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St Margaret’s

Wharf Street

Mansfield Street

Local Character Area Views (within assessment criteria)

ChA SM VP 1

ChA WS VP 1

ChA WS VP 3

ChA MS VP 6

ChA MS VP 1

ChA VP 3

ChA SM VP 2

ChA WS VP 2

ChA MS VP 7

ChA MS VP 5

ChA SM VP 4

ChA WS VP 7
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Belgrave Gateway

ChA BG VP 3 ChA BG VP 4

ChA WS VP 12

ChA BG VP 1

ChA BG VP 6

ChA WS VP 13

ChA BG VP 2

ChA WS VP 8 ChA WS VP 9
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ChA LD VP 1

ChA LD VP 7

ChA LD VP 2

ChA LD VP 8 (holding photo)

ChA LD VP 3

ChA LD VP 9

ChA LD VP 11

ChA LD VP 5

ChA LD VP 4

ChA LD VP 10

ChA LD VP 12

ChA LD VP 6

LRI and DMU
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ChA SG VP 7

Old TownSt. Georges

ChA OT VP 3

ChA OT VP 1

ChA OT VP 4

ChA OT VP 2

ChA SG VP 3

ChA SG VP 6

ChA SG VP 2

ChA SG VP 4

ChA SG VP 1

ChA LD VP 13
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ChA OT VP 5 ChA OT VP 6

ChA OT VP 7

ChA OT VP 12

ChA OT VP 14

ChA OT VP 10

ChA OT VP 8

ChA OT VP 13

ChA OT VP 15

ChA OT VP 11 ChA OT VP 16
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New Walk

ChA NW VP 10

ChA NW VP 2

ChA NW VP 9

ChA NW VP 1

ChA NW VP 11 One of a potential sequence of views

ChA NW VP 3

ChA NW VP 5

ChA NW VP 4

ChA NW VP 8
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Conservation Area Views.

CA AS VP2

CA CS VP4

CA CS VP6

CA CS VP8

CA CS VP2

CA AS VP1

CA CS VP3

CA CS VP5

CA CS VP7

CA AS VP3

CA CS VP1

All Saints Conservation Area

Castle Conservation Area
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CA CS VP10

CA CG VP2

CA GF VP2

CA GS VP2

CA CG VP4CA CS VP9

CA CS VP11

CA CG VP1

CA GF VP1

CA GS VP1

CA CG VP3

Church Gate Conservation Area

Greyfriars Conservation Area

Granby Street Conservation Area
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CA GS VP4CA GS VP3	

CA GS VP5

CA HS VP2

CA HS VP4

CA HS VP6

CA HS VP1

CA HS VP3 CA HS VP3

CA HS VP5

High Street Conservation Area
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CA MP VP1

CA MS VP1

CA MP VP2

CA MS VP2

CA MS VP3 CA MS VP4

CA MP VP3

CA MP VP5

CA MP VP8

CA MP VP4

CA MP VP6

CA MP VP7

Market Place Conservation Area

Market Street Conservation Area
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CA THS VP1 CA NW VP1

CA NW VP3

CA NW VP5

CA THS VP5

CA THS VP2 CA NW VP2

CA NW VP4

CA NW VP6 (holding photo)

CA THS VP4

Town Hall Square Conservation Area New Walk Conservation Area
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CA NW VP7

CA NW VP9

CA NW VP8

CA SG VP1

CA SG VP3

CA SG VP2

CA SG VP4

St. Georges Conservation Area
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Orton Square

New Walk

Town Hall Square

Jubilee Square

St Margaret’s Churchyard (Leicester City Council

Market Square

All Saints Churchyard (Leicester City Council() St George’s Churchyard

Cathedral Square Foundry Square



 

Assessment of Views  

 

For photographs of views not reproduced for this assessment please refer to the Townscape 
Analysis and Design Guidance Evidence Documents for each character area and the 
Conservation Area Appraisals.  

 

Table 1: Views and vistas of city-wide significance 

 

View Potential / Priority Importance Type Sensitivity (to tall 
development) 

CW VP 1  A collection of viewpoints 
from locations within the 
Registered Historic Park and 
Garden of Abbey Park 
looking towards the city 
centre. 

Includes view of industrial 
heritage (chimneys) of locally 
listed Corah site.  

For more detail on the 
collection of viewpoints 
please refer to St. 
Townscape Analysis and 
Design Guidance Evidence 
Document. 

Historical 

Sense of Place 
/ Legibility 

Specific view 
from a special 
place 

 

Townscape 
Panorama 

High 

CW VP 2 Mid-range view of approach 
into city centre looking south.  
Tower of Grade I listed St. 

in the view 

Historical 

Sense of Place 
/ Legibility 

Linear mid High 

CW VP 3 Mid-range view of approach 
into city centre from the south 
on Northgate Street. Grade I 
listed All Saints Church 
dominant in the view, but not 
full focal point. 

Historical 

Sense of Place 
/ Legibility 

Linear mid High 

CW VP 4 Mid-range view looking north 
down Highcross Street. Grade 
I listed All Saints Church 
important in the view, but not 
as dominant or full focal 
point. 

Historical 

Sense of Place 
/ Legibility 

Linear mid High 

CW VP 5 Mid-range view from 
Clocktower terminated by 
Grade II listed St. Mark s 
Church. 

Historical 

Sense of Place 
/ Legibility 

 

Linear mid 

Specific view 
from a special 
place 

 

High 

 

CW VP 6 Sequence of views (mid-
range to short range) looking 
north along Church Gate. 
Important reveal of Grade I 

which terminates the view 
and short-range views at the 
end of Church Gate where 

dominates the setting 
(although affected by ring 
road) 

Historical 

Sense of Place 
/ Legibility 

 

Sequential views High  

CW VP 7 Mid-range view of Grade II 
listed Clock Tower from 
Gallowtree Gate.  

Clock Tower is a focal point 
for the view. Former location 
of the East Gate in Leicester. 

Historical 

Sense of Place 
/ Legibility 

Cultural  

Linear mid High 

CW VP 8 View of Grade I listed St. 
Nicholas Church from the 
new public space, Jubilee 
Square.  

The new public space 
creates a townscape 
panorama with St. Nicholas 
Church prominent in views, 
although tall development in 
the Waterside has had an 
impact on the church setting.  

Historical 

Sense of Place 
/ Legibility 

 

Townscape 
Panorama  

 

 

 

Medium 

CW VP 9 Mid-range view from New 
Walk looking towards the 
Grade II listed Lancaster 
Place which terminates the 
view. 

Historical 

Sense of Place 
/ Legibility 

 

Linear mid 

Specific view 
from a special 
place 

 

High 

CW VP 10 Long-range view of the 
Grade I listed War Memorial. 
The War Memorial terminates 
the view.  

Building lines and the framing 
of the view are of 
importance.  

The development of Opal 
Court has had a detrimental 
impact on this view.  

View beyond the railway 
bridge could also be 
included as sequential views. 

Historical 

Sense of Place 
/ Legibility 

Cultural 

Image of 
Leicester 

Linear long 

Sequential views 
(possible?) 

High 

CW VP 11 Long-range view from 
London Road looking north-
west towards the city centre.  

Historical Linear long  High  



 

The view is from an elevated 
position and is terminated by 
the ridge of Bradgate Park.  

The view of Leicester with 
Bradgate Park in the 
background has been the 
subject of southern prospect 
paintings from the 17th 
Century and Victorian 
postcards.  

Sense of Place 
/ Legibility 

Cultural 

 

 

Townscape 
Panorama  

CW VP 12 View south-west of Grade I 
War Memorial from Grade I 
listed Gatehouses with three 
University of Leicester 
buildings in the background. 

View takes in a number of 
heritage assets in the 
foreground, midground and 
background of the view. 

Historical 

Skyline and 
Panoramas 

Cultural 

 

Townscape 
Panorama 

Specific view 
from a special 
place 

 

High 

CW VP 13 View of the three University 
Buildings from across the 
Historic Park and Garden of 
Victoria Park. 

The three buildings; Grade I 
listed Engineering Building, 
Grade II Attenborough Tower 
and locally listed Charles 
Wilson building 
piece 
Victoria Park.  

Historical 

Skyline and 
Panoramas 

Cultural 

Image of 
Leicester 

Townscape 
Panorama 

 

 

High  

CW VP 14 Panorama of the west part of 
the city centre from an 
elevated position in the 
Registered Historic Park and 
Garden of Welford Road 
Cemetery. 

Although the view contains 
few heritage assets, there are 
limited townscape 
panoramas in the city centre 
from elevated positions.  

Historical 

Skyline and 
Panoramas 

Townscape 
Panorama 

Specific view 
from a special 
place 

 

 

Possible Additions to city-wide views: 

 View of Grade I listed St. 

Sanvey Gate  

 

Route and relationship 
established during medieval 
era.  

Historical  Linear mid High 

 

 View of North Bridge from 
Wood Gate Street looking 
south. North Bridge is a long 
established gateway and 
route into the city of Leicester 
dating back to, at least, the 
Roman era. 

Historical Linear approach Medium  

 View of West Bridge looking 
east towards city centre. 
West Bridge is a long 
established gateway and 
route into the city of Leicester 
dating back to the Roman 
era.  

Historical  Linear approach Medium  

 Views of the cathedral with 
potential for upgrading to 
views and vistas of city wide 
significance. 

   

ChA LD VP 2 

(also CA MS VP 
3) 

Mid-range view looking north 
from Lower Browne Street 
terminated by Grade II* listed 
Cathedral and framed by 
street frontages. 

Historical  

Sense of Place 
/ Legibility 

Linear short 

View of 
Cathedral 

(potential 
sequential views) 

High  

(potential city-wide 
view) 

ChA OT VP 1 Mid-range view looking north 
along New Street terminated 
by the Grade II* listed 
Cathedral 

Historical  

Sense of Place 
/ Legibility 

Linear mid  

View of 
Cathedral 

 

High  

 

(potential for city 
wide view) 

ChA BG VP 3 Long view which in 
combination with VP 4 
provides a unique place 
where both the Grade II* 
listed Cathedral Tower and 
Grade II* listed St. Mark s 
Church terminate views.  

Views from Russell Square, a 
long established public space 
/ node.   

Historical 

Sense of Place 
/ Legibility 

Linear long 

View of 
Cathedral 

Specific view 
from a special 
place 

 

 

High  

(in combination with 
VP 4 potential city 
wide view) 

ChA OT VP 10 Mid-range view looking west 
from Carts Lane with Grade I 
listed Cathedral and Grade I 
listed Guildhall in view 

Historical  

Sense of Place 
/ Legibility 

View of 
Cathedral 

Important view 
within urban 
fabric 

 

High  

(potential for city 
wide view) 

     

ChA SM VP 1 Mid-range view from Foundry 
Square terminated by Grade 
II* listed St. Mark s Church. 

Historical Linear mid High 

 



 

Foundry Square long 
established node / public 
space.  

(potential for city 
wide view) 

ChA OT VP 16 Short view west towards 
Grade I listed Castle Great 
Hall 

of heritage assets  

Historical Specific view 
from a special 
place 

 

High 

(potential for city 
wide view) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Table 2: Conservation Area Views 

 

All Saints Conservation Area 

View Potential / Priority Importance Type Sensitivity (to tall 
development) 

CA AS VP1 Mid-range view looking south-
east, looking onto the strong 
corner property at Highcross 
Street / Great Central Street 
junction, with views onto the 
Grade I Listed All Saints 
Church 

of heritage assets 

Historical  Specific view 
from a special 
place (tbc) 

Townscape 
panorama 

 

 

 

High 

CA AS VP2 This long range linear view 
south down Great Central 
street has some historical 
importance due to the historic 
buildings located within the 
street  but generally lacks 
visual coherence, a 
mixture  19th Century brick 
buildings  and low lying 20th 
century industrial buildings, 
nor does the view terminate in 
a landmark structure. 
Localised attention should be 
given the former Great 
Central Station itself, a low 
lying structure. Combined with 
other taller 19th century 
structures nearby, makes this 
view of medium sensitivity to 
high rise structures. The corner 
building at 178 Highcross 
street/ Great Central street is 
of historic interest and creates 
an effective visual hinge 
within the setting of All Saints 
Church, the church setting 
being of High sensitivity to high 
rise structures.  
 

Historical Townscape 
panorama 

 

High 

CA AS VP3 Mid-range view looking east 
towards the primary elevation 
of the Grade I Listed All Saints 
Church and the Grade II 
Listed Nos 107-109 Highcross 
Street 

Historical Linear short view 
(Grade I Listed 
asset as a 
landmark) 

High 

 



 

Castle Conservation Area 

View Potential / Priority Importance Type Sensitivity (to tall 
development) 

CA CS VP1 Mid-range view looking south 
from St Nicholas Circle along 
Castle Street onto the 
Scheduled Monument of the 
Castle, with direct view onto 
the Grade I Listed St Mary De 
Castro  

Historical Specific view from 
a special place 

Linear approach  

High 

CA CS VP2 Short-range view from The 
Castle courtyard onto / 
through the Castle House / 
Gate House ensemble, with 
adjacent Grade I Listed 
Church 

of heritage assets 

Historical 

Sense of Place 

Specific view from 
a special place 

Important view 
within urban 
fabric 

 

High 

CA CS VP3 Mid-range view looking south-
east from the Castle courtyard 
onto the Grade I Listed Turret 
Gateway, framed by a 
designated terrace along 
Castle View, enhanced by 
enclosed cobbled street 

of heritage assets 

Historical  

Sense of Place 

Specific view from 
a special place 

Linear short view 

 

CA CS VP4 Mid-range view from 
Magazine Square looking 
west onto the row of facades 
of the Grade II* Listed 
Newarke Houses, with 
glimpses onto the Grade I 
Listed Church (tower) and the 
Grade II Listed Trinity Hospital  

of heritage assets 

Historical 

Sense of Place 

Important view 
within urban 
fabric 

 

High 

CA CS VP5 Short / mid-range view from 
Castle Street looking south-
west onto the Scheduled 
Monument of the Leicester 
Castle (Grade I Listed Church 
and the Grade II listed assets) 

Part of 
of heritage assets 

Historical 

Sense of Place 

Important view 
within urban 
fabric 

 

Medium 

CA CS VP6* 

 

Short-range view onto the 
Grade I Listed Castle, as 
viewed from the Castle 
Gardens, looking east. An 

Historical 

Sense of Place 

Important view 
within the urban 
fabric 

Specific view from 
a special place  

High 

 

important internal view of a 
Scheduled Monument. 

Showcasing group value / 
historic association between 
the assets; Part of significant 

age assets 

CA CS VP7 -  Long-range view along the 
Newarke (from the Grade II 
Listed Newarke bridge), 
looking north-east, revealing 
glimpses onto the Castle 
Gardens and the Grade I 
Listed Church of St Mary De 
Castro 

of heritage assets. Ephemeral 
view through tree canopy. 

Historical 

Sense of Place 

Important view 
within the urban 
fabric 

Specific view from 
a special place 

High 

CA CS VP8 Mid-range view eastwards, 
along the Newark, looking 
onto the historic enclave; 
visual stop of the Hawthorn 
Building 

of heritage assets 

Historical  

Sense of Place 

Sequential view High 

CA CS VP9  Mid -range view looking north-
west along The Gateway onto 
the Grade II Listed Trinity 
Hospital elevation 

of heritage assets 

Historical  

Sense of Place 

Linear short view High 

CA CS VP10  Mid-range looking north-west 
along Castle View onto the 
Scheduled Monument, with 

Listed Turret Gateway and 
Grade I Church if St Mary De 
Castro, with directionality / 
linearity of the view enhanced 
by flanking boundaries / 
elevations along 

of heritage assets 

Arguably the most 
picturesque view onto this 
contained medieval 
ensemble 

Historical  

Image of 
Leicester 

Sense of Place 

 

Linear mid view 

Important view 
within the urban 
fabric 

Sequential view 

Specific view from 
a special place 

High (potential city-
wide view) 

CA CS VP11 Mid-range view north-east 
along The Newarke from The 
Gateway junction, looking 
onto the Grade I Listed 
Magazine Gateway (also 

Historical  

Sense of Place 

Linear mid view Medium 



 

scheduled monument), 
allowing appreciation of the 
complimentary heritage 
assets along The Newarke 

of heritage assets 

 

Church Gate Conservation Area 

View Potential / Priority Importance Type Sensitivity (to tall 
development) 

CA CG VP1 

(see CW VP 6) 

Sequence of views (mid-
range to short range) looking 
north along Church Gate. 
Important reveal of Grade I 

which terminates the view 
and short-range views at the 
end of Church Gate where 

dominates the setting 
(although affected by ring 
road) 

Historical 

Sense of place  

Sequential views High  

CA CG VP2* 

 

Short-range view looking 
north-eat along Butt Close 
Lane, showcasing the totality 
of the Grade II Listed medieval 
wall and its relationship with 
the associated Grade II Listed 
Great Meeting Unitarian 
Chapel 

of heritage assets 

Historical Linear short view 

 

Medium 

CA CG VP3 Mid-range view looking east 
along Causeway Lane, onto 
the Grade II Listed Great 
Meeting House and historic 
corner pub 

of heritage assets 

Historical  Linear mid view Medium 

CA CG VP4 Short-range view looking 
south along East Bond Street, 
allowing exposed vista onto 
the Grade II Listed Great 
Meeting Chapel and 
associated wall (medieval) 

of heritage assets 

Historical 

Sense of place / 
legibility 

Linear short view  Medium 

 

 

 

Greyfriars (Old Town) Conservation Area 

View Potential / Priority Importance Type Sensitivity (to tall 
development) 

CA GF VP1  
doubled up as 
CHA OT VP1 

Mid-range view looking north 
along New Street terminated 
by the Grade II* listed 
Cathedral, linearity 
enhanced by narrow 
cobbled pavement flanked 
by historic elevations, along 
the Greyfriars Scheduled 
Monument 

Significant framing of a 
heritage asset 

Historical  

Sense of Place 
/ Legibility 

Image of 
Leicester 

Linear mid  High  

CA GF VP2 Mid-range view looking north-
east along Millstone Lane 
(Pocklington Walk junction), 
with dominant tower of the 
Grade II* Listed Town Hall and 
the prominent corner of the 
Grade II Listed former Barclays 
Bank 

Part of signi
of heritage assets 

Historical  

Sense of Place 
/ Legibility 

 

Linear mid  High 

 

 

 

Granby Street Conservation Area 

View Potential / Priority Importance Type Sensitivity (to tall 
development) 

CA GS VP1 Long-range linear view 
looking north-west along High 
Street, onto Gallowtree Gate, 
defined by ragged and 
animated skyline, punctuated 
by prominent historic facades, 
defined by a picturesque 
gentle eastward curve  

Historic 

Sense of place / 
legibility  

Important view 
within the urban 
fabric 

Linear long view 

Medium 

CA GS VP2  Long-range view looking 
south-east from the top of 
Granby Street onto the Grade 
II Listed London Road Railway 
Station  

Showcasing historic 
relationship between Granby 
Street (entryway onto the city) 
and the railway station 

Historic  

Sense of place / 
legibility 

Important view 
within the urban 
fabric 

Specific view from 
a special place 

High 



 

CA GS VP3  Mid-range view looking north-
west onto Granby Street, with 
prominent visual stop of the 
Grade II Listed Blunts, marking 
the entry onto the High Street 
Conservation Area 

Sense of place / 
legibility  

Linear mid view 

Important view 
within the urban 
fabric 

 

High  

CA GS VP4 Short to mid-range view 
looking south-west from 
bottom of Rutland Street onto 
the Grade II Listed Grand 
Hotel  

Historic 

Sense of place / 
legibility 

Important view 
within the urban 
fabric 

 

Medium 

CA GS VP5 Mid-range view south from the 
top of Gallowtree Gate, onto 
the Grade II Listed former 
National Westminster Bank, 
with the Grand Hotel in the 
background  

Historic 

Sense of place / 
legibility 

Important view 
within the urban 
fabric 

 

Medium 

 

High Street Conservation Area 

View Potential / Priority Importance Type Sensitivity (to tall 
development) 

CA HS VP1 Mid-range view looking south-
east across Jubilee Square, 
with exposed views onto the 
prominent spire of the Grade 
II* Listed Cathedral, Grade II 
Listed High Cross, Grade II* 

e and 
Grade II St Nicholas Centre 

of heritage assets set within an 
important urban space 

View of 
Cathedral 

Sense of place / 
legibility 

Cultural  

Skyline and 
panorama  

Important view 
within the urban 
fabric 

 

High  

CA HS VP2 View looking up Highcross 
Street towards Ascot house at 
corner of High Street and 
Jubilee Square 

tbc tbc tbc 

CA HS VP3 Mid-range view east and west 
along the pedestrianized High 
Street, showcasing the 
ragged skyline of the 
commanding line of 
predominantly historic 
facades (mostly early 20th 
century) 

A unified / comprehensive 
streetscene of high 
architectural merit  

of heritage assets 

Historic  

Sense of place / 
legibility  

Sequential views 

Linear mid view 

High  

 

CA HS VP4 Mid-range view west onto the 
prominent corner of the 
Grade II Listed 8-10 High Street 

Strong visual statement 
marking an entry into a 
conservation area 

Historic  

 

Linear mid view 

Important view 
within the urban 
fabric 

 

High 

CA HS VP5 Long-range south-west view 
from the bottom of Silver 
Street onto the spire of the 
Grade II* Listed Cathedral  

 

Historic  

Sense of place / 
legibility 

View of 
Cathedral 

Linear long view 

Sequential view 

Important view 
within the urban 
fabric 

High  

CA HS VP6 Mid-range view east / north-
eat from the Highstreet / Silver 
Street junction onto the Clock 
Tower 

of heritage assets  

Historic  

Sense of place / 
legibility 

 

Linear mid view High 

 

 

Market Place Conservation Area 

View Potential / Priority Importance Type Sensitivity (to tall 
development) 

CA MP VP1 Mid-range view looking along 
Market Approach west onto 
the Grade II Listed Former Co-
operative Bank & 10 Greyfriars 
 prominent visual stop, 

framed by consistent line of 
historic facades 

Historic  

 

Linear mid view Medium 

CA MP VP2 View along Millstone Lane, 
showing taller 19th / early 20th 
Century buildings nearest 
market Street, lower 19th 
Century Buildings in the 
distance, visual stop at 
Newarke Houses at the end. 

Sense of 
place / 
legibility 

Historic  

 

Linear long view High 

CA MP VP3 Short-range view looking 
south-east onto the façade of 
the Grade I Listed Assembly 
Rooms 

Sense of 
place / 
legibility 

Historic  

 

Important view within 
the urban fabric 

Linear short view 

High 

CA MP VP4 Short-range view looking 
north-west onto the City 
Council Officer from the 
Berridge Street / Friar Lane 
junction showcasing a strong 
corner frontage to junction 

Sense of 
place / 
legibility 

Historic  

 

Linear short view Medium 



 

CA MP VP5  Mid-range view from Market 
Approach, looking west onto 
the Corn Exchange (Grade II* 
Listed) 

 

Historic  

Sense of 
place / 
legibility 

 

Specific view from a 
special place 

 Important view within 
the urban fabric 

High 

CA MP VP6 Mid-range view from top of 
Cank Street towards St 

prominent elevation / façade 
of the Grade II* former bank 

 

Historic  

Sense of 
place / 
legibility 

 

Important view within 
the urban fabric 

 

Medium 

CA MP VP7 Long range view from the 
Corn exchange looking SE 
through the new cut-through 
over Town Hall Square 
towards the Methodist 
Chapel on Bishop street 

Historic  

Sense of 
place / 
legibility 

 

Specific view from a 
special place 

 Important view within 
the urban fabric 

High 

CA MP VP 8 Mid-range view looking north-
east from the bottom of 
Market Place  onto the Grade 
II* Listed Corn Exchange, with 
view onto its elevation 
enhanced by the new public 
space of the New Market 
Square   

Complimentary view onto an 
important heritage asset / 
landmark 

Historic  

Cultural 

Sense of 
place / 
legibility 

 

Important view within 
the urban fabric 

Linear mid view 

High 

 

 

Market Street Conservation Area 

View Potential / Priority Importance Type Sensitivity (to tall 
development) 

CA MS VP1 Long-range view looking 
south-east along Market 
Street, onto the prominent 
corner property at King Street 
/ New Walk junction 

Significant view stop and 

the New Walk Conservation 
Area  

Historic  

Sense of place / 
legibility 

Skyline and 
panorama 

Linear long view  

Important view 
within the urban 
fabric 

 

High 

CA MS VP2 North-west view along Rupert 
Street, with a good visual stop 
of the Georgian elevation of 

Skyline and 
panorama 

Linear long view High 

 

Grade II Listed 20 Millstone 
Lane and the dominant 

spire (Grade II* Listed) 

Historic  

Sense of place / 
legibility 

View of the 
Cathedral 

CA MS VP3 Long-range view looking north 
along Lower Brown Street, 
onto the dominant 

Listed building), framed by the 
continuous line of elevations 
flanking the narrow street, 
creating a picturesque vista 

Historical  

Sense of Place 

Linear approach  

Linear long range 

High 

CA MS VP4  Mid-range view looking south 
along Bowling Green Street, 
looking south, with a 
prominent visual stop of the 
Grade II Listed United Baptist 
Church, framed by 
continuous line of prominent 
elevations lining the 
pavement  

Skyline and 
panorama 

Historic  

 

Linear mid view High 

 

 

Town Hall Square Conservation Area 

View Potential / Priority Importance Type Sensitivity (to tall 
development) 

CA THS VP1 Short-range view across Town 
Hall Square, looking south-
east onto the Grade II* Listed 
Town Hall, capturing its 
relationship with the 
designated fountain and 
memorial, and the grandeur 
of the historic public square, 
with a terrace of Grade II 
Listed building lining Bishop 
Street 

of heritage assets 

Historic  

Sense of place / 
legibility 

Image of 
Leicester 

Important view 
within the urban 
fabric 

Specific view from 
a special place 

 

 

High 

CA THS VP2 Mid-range view looking north 
from the Town Hall Square 
across to the Corn Exchange 
(through the newly open link) 

Part of 
of heritage assets 

Notable urban connection 
between important urban 
public spaces  

Historic  

Sense of place / 
legibility 

Important view 
within the urban 
fabric 

Specific view from 
a special place 

 

High  



 

CA THS VP3 See CA MS VP4    

CA THS VP4 Mid-range view looking east 
along Bishop Street, with the 
streetscene dictated by the 
strong frontages of the Grade 
II Listed buildings, animated by 
the skyline features; good 
visual stop at Granby Street 

of heritage assets 

Historic  

Sense of place / 
legibility 

Important view 
within the urban 
fabric 

Linear mid view 

High  

CA THS VP5 Mid-range view looking west 
along Bishop Street, with the 
street scene dictated by the 
strong frontages of the Grade 
II Listed buildings opening out 
onto Town Hall Square  

Historic  

Sense of place / 
legibility 

Important view 
within the urban 
fabric 

Linear mid view 

High 

     

 

New Walk Conservation Area 

View Potential / Priority Importance Type Sensitivity (to tall 
development) 

CA NW VP1 Long-range view east along 
New Walk over Waterloo Way 
pedestrian bridge with mixture 
of modern and historic 
building types, modern 
landscaping mixed with 
historical street lighting on the 
pedestrian bridge. (Whilst it is 
important that tall buildings 
are restricted in the new Walk 
CA, this particular view does 

view of the Historic New Walk 
streetscape, being 
considerably impacted by 
modern buildings and 
Waterloo Way underpass.) 

Historic  Sequential view 

Linear long view 

High 

CA NW VP2 Long-view looking north-east 
along West Street, with a 
prominent visual stop of 
Grade II Listed New Walk 
Museum, elevated in relation; 
linearity enhanced by a 
uniform line of elevations that 
flank the public highway 

Historic  

 

Linear long view High 

CA NW VP3  

 

See CW VP 10 

Long-view looking south-east 
along Lancaster Road, onto 
the Grade II Listed gates and 

Historic  

 

Linear long view High  

 

Gate Piers to memorial and 
the Grade I Listed Memorial 
and Grade II Registered 
Historic park and Garden 
beyond  

of heritage assets 

 

Not a New Walk Conservation 
Area view. 

CA NW VP4 Short range view within the 
contained Museum Square, 
framed by Grade II Listed 
buildings from north, west and 
east, creating an enclosed 
enclave of intricate character 
and high heritage and visual 
merit 

of heritage assets 

Historic  

Sense of place / 
legibility 

Important view 
within the urban 
fabric 

 

High 

CA NW VP5 See CP NW VP4    

CA NW VP6  Mid-range view looking north-
along King Street onto the 
Grade II Listed Fenwicks, a 
corner landmark asset, neatly 
framed by the elevations to 
top of the street 

 A significant visual stop in the 
streetscene 

Historic  

Sense of place / 
legibility 

Important view 
within the urban 
fabric 

 Linear mid view 

High  

CA NW VP7 Long-range view looking 
south along King Street onto 
the Grade II Listed Church of 
the Holy Trinity, with the spire 
dominating the local skyline, 
read as a prominent local 
landmark 

Historic  

 

Linear long view High  

CA NW VP8   Short-range view onto the 
prominent elevation of the 
Grade II Listed Royal Infirmary, 
looking west form the Infirmary 
Road / Welford Road junction, 
dominating the skyline of the 
locality. 

Not a New Walk Conservation 
Area view. See Table 3 New 
Walk Character Area views.  

 

Historic  Important view 
within the urban 
fabric 

 

High  



 

CA NW VP9 

 

Short range view looking 
north-east onto the Grade II* 
Listed Crescent 

Most notable terrace 
development of a unique 
curved shape, of significant 
historic / architectural merit 

Historic  Important view 
within the urban 
fabric 

 

Medium 

 

 

View Potential / Priority Importance Type Sensitivity (to tall 
development) 

CA SG VP1 Long-range view along the 
historic thoroughfare of 
Humberstone Gate, with the 
streetscene punctuated by 
notable heritage assets, with 
the Grade II Listed former Taxi 
Centre accentuated as visual 

(Whilst this thoroughfare is 
punctuated by heritage 
assets such as the old Taxi 
centre Secular Hall and other 
historic brick buildings, the 
setting is already considerably 
punctuated by modern tall 
buildings and thus the view 
has an incoherent urban 
grain).   

Historic  

Sense of place / 
legibility 

Linear long view Medium 

CA SG VP2 Mid-range view looking south 
along Wimbledon Street, with 
a unique narrow street 
enclosed by uniform historic 
facades of industrial heritage, 
creating a comprehensive 
streetscene of significant 
visual merit and enclosure  

of heritage assets 

Sense of place / 
legibility 

Sequential view 

Important view 
within the urban 
fabric 

High (some adverse 
impact by the 
skyscraper to south is 
notable)  

CA SG VP3 Mid-range view looking north 
along Rutland Street from 
Orton Square, capturing the 
relationship between the 
Grade II Listed Odeon 
Theatre, the Grade II Listed 
Alexandra House and the 
Curve 

of heritage assets, a 
complementary and 
animated vista  

Sense of place / 
legibility 

Cultural  

Historical 

Important view 
within the urban 
fabric 

Specific view from 
a special place  

High 

 

CA SG VP4 

(see view ChA 
SG VP6) 

Mid-range view onto the 

Church and the associated 
curtilage, complimented  

of heritage assets 

Historical Specific view from 
a special place 

High  

 

 

 

 

Table 3: Local Character Area Views 

 

Railway Station - considered under other views; CA SH VP 1, CA GS VP 2, ChA NW VP 3  

 

 

View Potential / Priority Importance Type Sensitivity (to tall 
development) 

ChA SM VP 1 Mid-range view from Foundry 
Square terminated by Grade 
II* listed St. Marks Church. 

Foundry Square long 
established node / public 
space.  

Historical Linear mid High 

 

(potential for city 
wide view) 

ChA SM VP 2 Short view from Friday Street 
terminated by the northern 
elevation of Grade I listed St. 

 

Historical  Linear short High 

ChA SM VP 3 See CW VP 2    

ChA SM VP 4 Mid-range view looking west 
along Canning Street from 
adjacent to locally listed 
Corah building. Grade I listed 

view. 

Historical  Important view 
within urban 
fabric 

 

High  

 

Mansfield Street  

View Potential / Priority Importance Type Sensitivity (to tall 
development) 

ChA MS VP 1 View along St. 
and Mansfield Street forming 
sequential views with VP 2 
and 3. 

To be considered in future 
development of area. 

Historical  Important view 
within urban 
fabric 

 

Medium 



 

Setting on Church Gate 
Conservation Area a 
consideration. 

 

ChA MS VP 2 See VP 1 Not within 
criteria 

Not within criteria  

ChA MS VP 3 See VP 1 Not within 
criteria 

Not within criteria  

ChA MS VP 4 View north from Sandacre 
Street 

To be considered in future 
development of area. 

Not within 
criteria 

Not within criteria  

ChA MS VP 5 View south-west along Gravel 
Street towards Church Gate 
Conservation Area 

Setting on Church Gate 
Conservation Area a 
consideration. 

Historical Important view 
within urban 
fabric 

 

Medium 

ChA MS VP 6 See VP 5   Medium 

ChA MS VP 7 Mid-range view from 
Belgrave Gate looking west 
down Orchard Street 
terminated by locally listed 
Corah factory. 

Historical  

 

Important view 
within urban 
fabric 

 

Medium 

ChA MS VP 8 Mid-range view north from 
Charles Street terminated by 
Abbey Gate car park.  

To be considered in future 
development of area. 

Not within 
criteria 

Not within criteria  

 

Wharf Street  

View Potential / Priority Importance Type Sensitivity (to tall 
development) 

ChA  WS VP 1 Viewpoint along Wharf Street 
South forming sequential 
views with VP 3 and  8 

Exchange Building (in St. 

prominent within views 

Historical  

Sense of Place 
/ Legibility 

Sequential views  Medium  

ChA  WS VP 2 Mid-range view from Erskine 
Street looking west 
terminated by Exchange 
Building  

Historical  

Sense of Place 
/ Legibility 

Important view 
within urban 
fabric 

 

Medium  

ChA  WS VP 3 See VP 1    

 

ChA  WS VP 4 Mid-range view looking west 
from Grafton Street West 
towards poor termination at 
present.  

To be considered in future 
development of area.  

Not within 
criteria 

Not within criteria  

ChA  WS VP 5 Viewpoints (including VP 5) 
from Belgrave Gate along 
Jubilee Street. 

 To be considered in future 
development of area. 

Not within 
criteria 

Not within criteria  

ChA  WS VP 6 See VP 5    

ChA  WS VP 7 Mid-range view from Charles 
Street terminated by the 
locally listed Lee Circle Car 
Park. 

Historical  

Sense of Place 
/ Legibility 

Important view 
within urban 
fabric 

 

Medium  

ChA  WS VP 8 See VP 1    

ChA  WS VP 9 Mid-range view across 
surface car park terminated 
by locally listed Fleet House. 

  

Historical  

Sense of Place 
/ Legibility 

Important view 
within urban 
fabric 

 

Medium 

ChA  WS VP 10 Mid-range view from Charles 
Street 

To be considered in future 
development of area. 

Not within 
criteria 

Not within criteria  

ChA  WS VP 11 Long view from Bedford 
Street South of existing tall 
buildings Crown House and 
Epic House. 

To be considered in future 
development of area. 

Not within 
criteria 

Not within criteria  

ChA  WS VP 12 Mid-range view of the Grade 
II listed Spa Place (36-42 
Humberstone Road) and 
locally listed former Zion 
Chapel  

Historical  

Sense of Place 
/ Legibility 

Important view 
within urban 
fabric 

 

Medium 

ChA WS VP 13 Mid-range view looking up Hill 
Street terminated by locally 
listed Lee Circle car park and 
with the Grade II listed former 
girls school on Humberstone 
Gate.  

Historical  

Sense of Place 
/ Legibility 

Important view 
within urban 
fabric 

 

Medium  

 

Belgrave Gateway 

View Potential / Priority Importance Type Sensitivity (to tall 
development) 



 

ChA BG VP 1 Mid-range view west along 
Lower Willow Street 
terminated by the locally 
listed Transformer Station. 

Historical  

 

Linear mid Medium  

ChA BG VP 2 Mid-range view looking north 
from Russell Square 
terminated by 1 Junction 
Street (building making a 
positive contribution) 

Russell Square is a long 
established public space / 
node.  

To be considered in future 
development of area. 

Historical Important view 
within urban 
fabric 

 

Low 

ChA BG VP 3 Long view which in 
combination with VP 4 
provides a unique place 
where both the Grade II* 
listed Cathedral Tower and 
Grade II* listed St. Marks 
Church terminate views.  

Views from Russell Square, a 
long established public space 
/ node.   

Historical 

Sense of Place 
/ Legibility 

Linear long 

View of 
Cathedral 

Specific view 
from a special 
place 

 

 

High  

(in combination with 
VP 4 potential city 
wide view) 

ChA BG VP 4 Mid-range view looking east 
terminated by Grade II* listed 
St. Marks Church. 

Views from Russell Square, a 
long established public space 
/ node.   

Historical 

Sense of Place 
/ Legibility 

Linear mid 

Specific view 
from a special 
place 

 

High  

(in combination with 
VP 3 potential city 
wide view) 

ChA BG VP 5 Mid-range view looking west 
from Melton Street 
terminated by 1 Junction 
Street (building making a 
positive contribution) 

To be considered in future 
development of area. 

Not within 
criteria 

Not within criteria  

ChA BG VP 6 Short view along Shackleton 
Street terminated by the 
locally listed former Boots and 
Shoe Factory on Woodboy 
Street.  

Historical Linear short Low 

 

LRI and DMU 

View Potential / Priority Importance Type Sensitivity (to tall 
development) 

ChA LD VP 1 View along Jarrom Street 
forming sequential views with 
VP 9 looking both east and 

Historical  Sequential views High  

 

west. Grade II* listed St. 
Andrews Church within view, 
although not terminating 
view 

Sense of Place 
/ Legibility 

ChA LD VP 2 

(also CA MS VP 
3) 

Mid-range view looking north 
from Lower Browne Street 
terminated by Grade II* listed 
Cathedral and framed by 
street frontages. 

Historical  

Sense of Place 
/ Legibility 

Linear short 

View of 
Cathedral 

(potential 
sequential views) 

High  

(potential city-wide 
view) 

ChA LD VP 3 Mid-range view looking west 
along Newarke Street 
terminated by the Grade I 
Magazine Gateway. 

Location of Magazine 
Gateway a long established 
node / public space. 

Historical  

Sense of Place 
/ Legibility 

Linear mid High  

(potential city-wide 
view) 

ChA LD VP 4 Short view south across 
Oxford Street towqrds the 
Grade II listed Royal Infirmary 
Building. 

Infirmary Square long 
established key space / 
node.  

Historical  

Sense of Place 
/ Legibility 

Important view 
within urban 
fabric 

 

Low  

ChA LD VP 5 Short view north from Jarrom 
Street terminated by the 
Grade II listed former Luke 
Turner factory.  

Historical  

Sense of Place 
/ Legibility 

Linear short Medium 

ChA LD VP 6 Mid-range view south 
towards the Grade II listed 
Leicester Prison.  

Historical  

Sense of Place 
/ Legibility 

Important view 
within urban 
fabric 

 

Medium  

ChA LD VP 7 Short view north from Welford 
Road terminated by the 
Grade II listed No. 9 Welford 
Place. 

Welford Place long 
established key space / 
node. 

Historical  

Sense of Place 
/ Legibility 

Linear short Medium  

ChA LD VP 8 Short view north west along 
Oxford Street towards the 
locally listed Swan and 
Rushes pub. 

Historical  

Sense of Place 
/ Legibility 

Linear short Medium  

ChA LD VP 9 See VP 1    

ChA LD VP 10 Mid-range view east of Mill 
Lane (significant new public 
space) with locally listed 
Queens Building in view. 

Sense of Place 
/ Legibility 

Cultural  

Important view 
within urban 
fabric 

 

Medium 



 

Image of 
Leicester 

ChA LD VP 11 Short view towards the Grade 
II listed former Gateway Boys 
School. 

Historical  

 

Important view 
within urban 
fabric 

 

Medium 

ChA LD VP 12 Short view south towards the 
Grade II listed Leicester Prison.  

Historical  

Sense of Place 
/ Legibility 

Important view 
within urban 
fabric 

 

Medium  

ChA LD VP 13 Short view terminated by the 
Grade II listed Newarke 
Chantry Building  

Historical  

 

Linear short Medium 

 

 

View Potential / Priority Importance Type Sensitivity (to tall 
development) 

ChA SG VP 1 Mid-range view looking west 
from Southampton Street 
terminating by Curve Theatre. 

Streetscape framed by 
numerous heritage assets 
including Grade II listed 
former Odeon Theatre and 
No. 47 Rutland Street.  

The Curve theatre has 
cultural importance within the 
Leicester townscape. 

Historical 

Sense of Place 
/ Legibility 

Cultural  

Image of 
Leicester 

Linear mid Medium 

ChA SG VP 2 Mid-range view looking west 
from Queen Street 
terminating by Curve Theatre 
and Orton Square (a public 

 

Streetscape framed by 

Conservation Area. 

The Curve theatre has 
cultural importance within the 
Leicester townscape. 

Historical 

Sense of Place 
/ Legibility 

Cultural  

Image of 
Leicester 

Linear mid Medium 

ChA SG VP 3 Mid-range view looking South 
from Rutland Street 
terminated by Orton Square 
and the Grade II listed No.37-
43 Rutland Street. Buildings 

Conservation Area and listed 
buildings also frame the view. 

Historical 

Sense of Place 
/ Legibility 

Cultural  

Image of 
Leicester 

Linear mid High 

 

The Curve theatre is also 
prominent within the view 

ChA SG VP 4 Mid-range view looking north 
from Yeoman Street 
terminated by Grade II listed 
Clarence House (No.46 
Humberstone Gate). 

Historical 

Sense of Place 
/ Legibility 

 

Linear mid Medium  

ChA SG VP 5 Mid-range view looking south 
from Yeoman Street towards 
41 Halford Street (within St. 

 

Not within 
criteria 

Not within criteria  

ChA SG VP 6 Short view from Orton Square 
appreciating the setting of 
Orton Square and the Grade 

 

Historical 

Sense of Place 
/ Legibility 

Cultural  

 

Linear short 

Specific view 
from a special 
place 

 

High 

ChA SG VP 7 Mid-range view looking north-
east from Rutland Street 
terminated by Grade II listed 
former Odeon Theatre and 
Orton Square. 

Streetscape framed by 

Conservation Area and 
Grade II listed No.29 Rutland 
Street.  

Historical 

Sense of Place 
/ Legibility 

Cultural  

Image of 
Leicester 

Linear mid High 

ChA SG VP 8 Mid-range view looking 
south-west from Rutland 
Street from Orton Square.  

Connection towards city 
centre clear.  

Not within 
criteria 

Not within criteria  

 

Old Town 

View Potential / Priority Importance Type Sensitivity (to tall 
development) 

ChA OT VP 1 Mid-range view looking north 
along New Street terminated 
by the Grade II* listed 
Cathedral 

Historical  

Sense of Place 
/ Legibility 

Linear mid  

View of 
Cathedral 

 

High  

 

(potential for city 
wide view) 

ChA OT VP 2 

 

(See ChA LD VP 3)    

ChA OT VP 3 Short range view looking east 
from Jubilee Square towards 
Grade II* listed Cathedral 
and Grade I listed Guildhall 

Historical  

Sense of Place 
/ Legibility 

Important view 
within urban 
fabric 

 

High 



 

ChA OT VP 4 Mid-range view looking west 
from the Grade I listed  
Magazine Gateway towards 
the Grade II listed Trinity 
House 

Historical  

Sense of Place 
/ Legibility 

Important view 
within urban 
fabric 

 

High  

ChA OT VP 5 Short view looking west from 
St. Martins with Grade I listed 
Cathedral and Grade I listed 
Guildhall in view 

Historical  

Sense of Place 
/ Legibility 

Important view 
within urban 
fabric 

 

High 

ChA OT VP 6 Mid-range view looking south 
along St. Martins East towards 
King Richard III Memorial. 
Significant heritage assets 
within view.  

Historical  

 

Important view 
within urban 
fabric 

 

Medium  

ChA OT VP 7 Mid-range view looking north 
along St. Martins West 
between Grade II* listed 
Cathedral and Grade I listed 
Guildhall. 

Historical  

 

Important view 
within urban 
fabric 

 

Medium 

ChA OT VP 8 Mid-range view looking south 
along St. Martins West 
between Grade II* listed 
Cathedral and Grade I listed 
Guildhall. 

Historical  

 

Important view 
within urban 
fabric 

 

Medium 

ChA OT VP 9 Short view looking north from 
Carts lane towards High 
Street.  

Not within 
criteria 

Not within criteria  

ChA OT VP 10 Mid-range view looking west 
from Carts Lane with Grade I 
listed Cathedral and Grade I 
listed Guildhall in view 

Historical  

Sense of Place 
/ Legibility 

View of 
Cathedral 

Important view 
within urban 
fabric 

 

High  

(potential for city 
wide view) 

ChA OT VP 11 Mid-range view looking west 
along St. Martins. Cathedral 
Gardens seen from view. 

Historical  

Sense of Place 
/ Legibility 

View of 
Cathedral 

Important view 
within urban 
fabric 

 

Medium  

ChA OT VP 12 Mid-range view along Grey 
Friars.  

Historical  

 

Important view 
within urban 
fabric 

 

Medium 

ChA OT VP 13 View north along Wycliffe 
Street. 

Historical  

 

Important view 
within urban 
fabric 

 

Medium 

 

ChA OT VP 14 Short view terminated by 
Grade II listed No.18-28 Friar 
Lane. 

Historical  

 

Important view 
within urban 
fabric 

Medium 

ChA OT VP 15 View across Grand Union 
Canal from Castle Gardens 
towards Grade II listed West 
Bridge Mills.  

Historical  Important view 
within urban 
fabric 

Medium  

ChA OT VP 16 Short view west towards 
Grade I listed Castle Great 
Hall 

of heritage assets  

Historical Specific view 
from a special 
place 

 

High 

(potential for city 
wide view) 

 

 

New Walk 

View Potential / Priority Importance Type Sensitivity (to tall 
development) 

ChA NW VP 1 Sequence of views (with ChA 
NW VP 11) moving south-east 
towards Victoria Park and 
north-west towards the city 
centre. 

New Walk is a Registered Park 
and Garden and is a long 
established space and route 

.  

Historical  

Sense of Place 
/ Legibility 

Sequential views  Medium  

ChA NW VP 2 Mid-range view south along 
King Street terminated by the 
Grade II Church of the Holy 
Trinity. 

View also includes glimpse of 
the Grade II* Crescent. 

Unique street pattern and 
alignment in context 
compared to linear grid 
pattern of most of New Walk 
Character Area 

Historical  

Sense of Place 
/ Legibility 

Linear mid High 

ChA NW VP 3 Mid-range view looking north-
east from New Walk 
terminated by the Port 
Cochere of the Grade II listed 
Railway Station  

Historical  

Sense of Place 
/ Legibility 

Linear mid 

Specific view 
from a special 
place 

 

Medium / Low  

ChA NW VP 4 Short view across De Montfort 
Square on New Walk looking 
directly at De Montfort 
Square Nos. 1-11. 

Historical  

Sense of Place 
/ Legibility 

Linear short Medium 

ChA NW VP 5 See CW VP 9    



 

ChA NW VP 6 Short view south-east 
terminated by locally listed 
Regent College   

Not within 
criteria 

Not within criteria  

ChA NW VP 7 Mid-range view looking north-
east from Regent Road 
towards Upper New Walk.  

Not within 
criteria 

Not within criteria  

ChA NW VP 8 See CW VP 12    

ChA NW VP 9 See CW VP 10    

ChA NW VP 10 View created from new 
development connecting 
New Walk to Pocklington 
Walk.  

Not within 
criteria 

Not within criteria  

ChA NW VP 11 See ChA NW VP 1    

 

Waterside  See Waterside SPD (adopted 2015)  to be reviewed 
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	1. Introduction
	1. Introduction
	1. Introduction
	 


	Cities and skylines evolve. In the right place tall 
	Cities and skylines evolve. In the right place tall 
	Cities and skylines evolve. In the right place tall 
	development can make positive contributions 
	to the townscape and life within a city. They can 
	be excellent works of architecture in their own 
	right.

	Individually, or in groups, they affect the image 
	Individually, or in groups, they affect the image 
	and identity of a city as a whole. In the right 
	place they can assist with regeneration and 
	stimulate further investment. However, by virtue 
	of their size and prominence, such buildings can 
	also harm the qualities that people value about 
	a place. They can be located and designed 
	with a lack of appreciation or understanding of 
	the context in which they sit. They can also be 
	poorly designed, detailed and maintained. 

	The Tall Development Policy is intended to 
	The Tall Development Policy is intended to 
	identify areas in the city where tall development 
	could be harmful to the identity of Leicester and 
	places that are most valued. The Council does 
	recognise the positive contribution, however, tall 
	development can make and has also identified 
	areas where there is some potential for tall 
	development. 

	This document is intended to outline the evidence 
	This document is intended to outline the evidence 
	base for the Tall Development Policy DQP02 
	and Chapter 8 Central Development Area in 
	the Draft Local Plan. The document details the 
	research, observations and conclusions which 
	have informed the Council’s position on tall 
	development within the city.

	It is important that this document is read 
	It is important that this document is read 
	alongside;

	- Townscape Analysis and Design Guidance 
	- Townscape Analysis and Design Guidance 
	Evidence Documents for each Character Area 
	(9 documents in total)

	- Draft Local Plan, in particular Chapter  8
	- Draft Local Plan, in particular Chapter  8
	 
	Central Development Area, and Chapter 7 
	Delivering Quality Places which includes the Tall 
	Development Policy

	The evidence presented at this time is primarily 
	The evidence presented at this time is primarily 
	an urban design / townscape study which is 
	a major consideration given the impact and 
	prominence of tall development, whether 
	positive or negative, can have on the character, 
	image and identity of a place. 

	This document will refer to tall development 
	This document will refer to tall development 
	rather than tall buildings. This is because tall 
	development can have significant scale and 
	mass ie. it is both tall and wide, and therefore 
	does not necessarily reflect the perceived view 
	of an elegant, well-proportioned structure. 

	The Council welcomes feedback on the content 
	The Council welcomes feedback on the content 
	of this evidence document. 

	1.1 Background
	1.1 Background

	The Council is of the view that a revised policy 
	The Council is of the view that a revised policy 
	for tall development is needed for the following 
	reasons;

	 - There is a need for a Leicester specific   
	 - There is a need for a Leicester specific   
	 policy. 

	The most recent Council policy concerning tall 
	The most recent Council policy concerning tall 
	development has been the Tall Buildings SPD 
	which was adopted in 2007. The SPD was mainly 
	focussed on the criteria for achieving high quality 
	tall development. This remains vitally important, 
	and will be a necessary area in a revised future 
	SPD. However, it was very generic and did not 
	consider locations where tall development 
	would or would not be appropriate in Leicester 
	by undertaking a detailed urban design analysis 
	of the city. 

	 - To ensure tall developments are    
	 - To ensure tall developments are    
	 properly planned, considering 

	 place- making and informed by a  
	 place- making and informed by a  

	 comprehensive long term vision, rather   
	 comprehensive long term vision, rather   
	 than in a reactive, piecemeal manner. 

	 - The Council recognises that some  
	 - The Council recognises that some  

	 tall development can contribute to   
	 tall development can contribute to   
	 areas undergoing significant change in   
	 the city. 

	 - Leicester receives speculative    
	 - Leicester receives speculative    
	 applications for tall development. 

	 - To build on the success of the 
	 - To build on the success of the 

	 Waterside SPD 
	 Waterside SPD 

	The Waterside Supplementary Planning 
	The Waterside Supplementary Planning 
	Document (SPD), which was adopted in August 
	2015, has been very successful in identifying 
	areas appropriate for tall development and 
	those areas for which it is not appropriate. The 
	Waterside SPD identified appropriate building 
	heights within the regeneration area which was 
	intended to ‘recalibrate’ expectations regarding 
	scale and land values. Planning applications 
	that have been approved after the adoption 
	of the SPD are generally in compliance with 
	the building height parameters outlined within 
	the SPD. In addition,  the Council is also able 
	to quickly reply to applications that are not in 
	compliance with the SPD. Most importantly, 
	in one of the city’s main regeneration areas 
	development is taking place and developer 
	confidence is positive.

	Alongside this study the Council has considered 
	Alongside this study the Council has considered 
	future growth and the need for new homes 
	within the Central Development Area (CDA) 
	over the plan period which will be an important 
	component of our housing supply. 

	1.2 Policy context
	1.2 Policy context

	National Planning Policy Framework
	National Planning Policy Framework

	The revised National Planning Policy Framework 
	The revised National Planning Policy Framework 
	(NPPF) February 2019 in paragraphs 124 – 126 
	under Section 12, Achieving Well-designed 
	Places, states the importance of plans creating 
	a clear design vision and expectations, at an 
	early stage, tailored to the context and an 
	areas defining characteristics. This will support 
	the creation of high quality buildings and spaces 
	and give applicants some certainty on what is 
	likely to be acceptable. 

	To support the Local Plan policies details and 
	To support the Local Plan policies details and 
	further clarification will be outlined within 
	Supplementary Planning Documents. 

	The future Tall Development Strategy / Tall 
	The future Tall Development Strategy / Tall 
	Development SPD for Leicester, in combination 
	with the nine Townscape Analysis and Design 
	Guides for each Character Area, is intended 
	to provide a framework to meet those NPPF 
	objectives. A ‘Quality Design in Leicester’ SPD 
	will also be produced by the Council to provide 
	further clarification and expand upon on aspects 
	of design policies within the Local Plan.

	It should also be noted that NPPF policies apply 
	It should also be noted that NPPF policies apply 
	to tall development just as much as any other 
	development in the requirement to create well 
	designed places 

	NPPF para 127 states that;
	NPPF para 127 states that;

	- Planning policies and decisions should   
	- Planning policies and decisions should   
	ensure that developments;

	- Will function well and add to the quality of the 
	- Will function well and add to the quality of the 
	overall area, not just for the short term but over 
	the lifetime of the development;

	- Are visually attractive as a result of good archi
	- Are visually attractive as a result of good archi
	-
	tecture, layout and appropriate and effective 
	landscaping;

	- Are sympathetic to local character and history, 
	- Are sympathetic to local character and history, 
	including the surrounding built environment 
	and landscape setting, while not preventing or 
	discouraging appropriate innovation or change 
	(such as increased densities);

	- Establish or maintain a strong sense of place, 
	- Establish or maintain a strong sense of place, 
	using the arrangement of streets, spaces, 
	building types and materials to create attractive, 
	welcoming and distinctive places to live, work 
	and visit;

	- Optimise the potential of the site to 
	- Optimise the potential of the site to 
	accommodate and sustain an appropriate 
	amount and mix of development (including 
	green and other public spaces) and support 
	local facilities and transport networks and;

	- Create places that are safe, inclusive and 
	- Create places that are safe, inclusive and 
	accessible and which promote health and 
	well-being, with a high standard of amenity for 
	existing and future users and where crime and 
	disorder, and the fear of crime, do not undermine 
	the quality of life or community cohesion and 
	resilience.

	The National Design Guide
	The National Design Guide

	Further, the Ministry of Housing, Communities 
	Further, the Ministry of Housing, Communities 
	and Local Government (MHCLG) published the 
	National Design Guide in October 2019 which 
	expands upon the NPPF and seeks to clarify what 
	the Government considers to be ‘well-designed 
	places’. 

	The National Design Guide recognises that well-
	The National Design Guide recognises that well-
	designed places have individual characteristics 
	which work together to create an identity, sense 
	of place and community. The guide outlines 10 
	characteristics of a well-designed place that all 
	contribute towards the cross-cutting themes for 
	good design set out in the NPPF. They are;

	Context – enhancing the surroundings
	Context – enhancing the surroundings

	Identity – attractive and distinctive
	Identity – attractive and distinctive

	Built Form – a coherent pattern of development
	Built Form – a coherent pattern of development

	Movement – accessible and easy to move 
	Movement – accessible and easy to move 
	around

	Nature – enhanced and optimised
	Nature – enhanced and optimised

	Public spaces – safe, social and inclusive
	Public spaces – safe, social and inclusive

	Uses – mixed and integrated
	Uses – mixed and integrated

	Homes and buildings – functional, healthy and 
	Homes and buildings – functional, healthy and 
	sustainable

	Resources – efficient and resilient
	Resources – efficient and resilient

	Lifespan – made to last
	Lifespan – made to last

	The National Design Guide also states in 
	The National Design Guide also states in 
	paragraph 70 that; ‘proposals for tall buildings 
	(and other buildings with a significantly larger 
	scale or bulk than their surroundings) require 
	special consideration. This includes their location 
	and siting; relationship to context; impact 
	on local character, views and sight lines; 
	composition - how they meet the ground and 
	sky; and environmental impacts such as sunlight, 
	daylight, overshadowing and wind’. 

	Proposals should be assessed in terms of both the 
	Proposals should be assessed in terms of both the 
	contribution and any adverse impacts they will 
	bring. Proposals for tall development should be 
	considered as pieces of architecture in their own 
	right, and as pieces of urban design sitting within a 
	wider context; and in this respect they should be 
	assessed in the same way as any other scheme, 
	and against the most demanding standards of 
	quality. However, given their prominence and 
	design it is important to further expand on the 
	general National and local policy context and 
	be more explicit on the criteria for evaluating tall 
	development proposals. Outlining this criteria will 
	be a further objective of a Tall Development SPD 
	for Leicester. 

	Historic England 
	Historic England 

	Historic England guidance on tall buildings 
	Historic England guidance on tall buildings 
	(Advice Note 4 – December 2015) also sets out 
	the aspiration that ‘The location and design 
	of tall buildings will reflect the local vision for 
	an area, and a positive, managed approach 
	to development, rather than a reaction to 
	speculative development applications’,

	1.3 The role of a Tall Development Strategy
	1.3 The role of a Tall Development Strategy

	The main objectives of a tall development 
	The main objectives of a tall development 
	strategy  / Tall Development SPD for Leicester will 
	be;

	-   Provide the basis for protection of parts of the city 
	-   Provide the basis for protection of parts of the city 
	along with views and vistas which are deemed 
	to be of value because of their character and 
	the qualities which make Leicester and its areas 
	special;

	- Provide a coherent, three-dimensional, urban 
	- Provide a coherent, three-dimensional, urban 
	design / heritage led policy framework that 
	encourages placemaking and within which the 
	suitability of any development proposals can be 
	assessed;

	- Consider areas which have some potential for 
	- Consider areas which have some potential for 
	tall development;

	- Ensure proposals for tall development add 
	- Ensure proposals for tall development add 
	positively to the townscape and the vision for 
	the city centre;

	- Promote market confidence through a clear 
	- Promote market confidence through a clear 
	strategy;

	- Provide Design Guidance and Criteria for 
	- Provide Design Guidance and Criteria for 
	Evaluation for consideration in the detailed 
	design of any tall development proposals; 

	-   Enable proper consultation at the plan-making 
	-   Enable proper consultation at the plan-making 
	stage on key principles; and

	-   Reduce the scope for unnecessary, speculative 
	-   Reduce the scope for unnecessary, speculative 
	applications in the wrong places. 

	1.4 Study Area and Context
	1.4 Study Area and Context

	The regeneration of Leicester is a key theme of 
	The regeneration of Leicester is a key theme of 
	Leicester’s development plan. In considering 
	the central area of Leicester, areas have been 
	identified which have distinctive characters and 
	context, identity, opportunities and challenges 
	and therefore different development objectives. 
	These areas will also make a very important 
	contribution to addressing the city’s future 
	housing needs.

	Much of the development activity needed 
	Much of the development activity needed 
	to enable restructuring of the economy will 
	occur in the area within and around the city 
	centre, within the Central Development Area 
	(CDA). Leicester’s future economic prosperity 
	will depend on making sure that it has the right 
	appeal to a skilled and mobile workforce as well 
	as being an attractive place to live and work. 
	The quality of life, environment, housing, jobs 
	and the cultural, leisure and retail offer of the city 
	and central area in particular, will play a major 
	role in this. The aim of the Central Development 
	Area is to enable the City Council to direct, 
	optimise and encourage investment, whilst 
	managing development appropriately within a 
	local context, so that they deliver high quality 
	development, which in turn creates certainty 
	and developer confidence.

	The City Council has divided the Central 
	The City Council has divided the Central 
	Development Area (CDA) into 13 distinct 
	areas, including 9 Character Areas and 4 other 
	Regeneration Areas to recognise the individual 
	context of each area and for future policy to be 
	based on the area’s defining characteristics.

	 
	 

	There are 9 Character Areas:- 
	There are 9 Character Areas:- 

	1. Railway Station; 
	1. Railway Station; 

	2. Mansfield Street; 
	2. Mansfield Street; 

	3. St. Margaret’s;
	3. St. Margaret’s;

	4. Wharf Street;
	4. Wharf Street;

	5. Belgrave Gateway; 
	5. Belgrave Gateway; 

	6. LRI and DMU;
	6. LRI and DMU;

	7. St. Georges Cultural Quarter;
	7. St. Georges Cultural Quarter;

	8. Old Town; 
	8. Old Town; 

	9. New Walk and
	9. New Walk and

	Four Other Regeneration Areas:-
	Four Other Regeneration Areas:-

	• Abbey Meadows and Pioneer Park;
	• Abbey Meadows and Pioneer Park;

	• Waterside;
	• Waterside;

	• Leicester City Football Club;
	• Leicester City Football Club;

	• University of Leicester.
	• University of Leicester.

	The detailed urban design / townscape analysis 
	The detailed urban design / townscape analysis 
	to inform the Council’s policy on tall development 
	has focussed mainly within the area around the 
	City Centre within the Central Development 
	Area. It is the Council’s view and experience that 
	proposals for tall development are most likely to 
	be received within this area. It is also recognised 
	that some character areas within the CDA are 
	to undergo significant change and growth in 
	the plan period and beyond that needs to be 
	managed. Well located and well-designed tall 
	development could contribute to the character 
	and identity of those areas. 


	12. Achieving well-designed places
	12. Achieving well-designed places
	12. Achieving well-designed places

	124. The creation of high quality 
	124. The creation of high quality 
	buildings and places is fundamental to 
	what the planning and development 
	process should achieve. Good 
	design is a key aspect of sustainable 
	development, creates better places 
	in which to live and work and helps 
	make development acceptable 
	to communities. Being clear about 
	design expectations, and how these 
	will be tested, is essential for achieving 
	this. So too is effective engagement 
	between applicants, communities, 
	local planning authorities and other 
	interests throughout the process.

	125. Plans should, at the most 
	125. Plans should, at the most 
	appropriate level, set out a clear 
	design vision and expectations, so that 
	applicants have as much certainty 
	as possible about what is likely to be 
	acceptable. Design policies should be 
	developed with local communities so 
	they reflect local aspirations, and are 
	grounded in an understanding and 
	evaluation of each area’s defining 
	characteristics.Neighbourhood 
	plans can play an important role in 
	identifying the special qualities of 
	each area and explaining how this 
	should be reflected in development.

	126. To provide maximum clarity 
	126. To provide maximum clarity 
	about design expectations at an 
	early stage, plans or supplementary 
	planning documents should use 
	visual tools such as design guides and 
	codes. These provide a framework 
	for creating distinctive places, with a 
	consistent and high quality standard 
	of design. However their level of detail 
	and degree of prescription should be 
	tailored to the circumstances in each 
	place, and should allow a suitable 
	degree of variety where this would be 
	justified.

	Extract from the NPPF (February 2019): 
	Extract from the NPPF (February 2019): 
	Paragraphs 124 - 126


	Figure
	Extract from MHCLG National Design Guide 
	Extract from MHCLG National Design Guide 
	Extract from MHCLG National Design Guide 


	Figure
	Crown copyright and database rights 2019. 
	Crown copyright and database rights 2019. 
	Crown copyright and database rights 2019. 
	Ordnance Survey 100019264


	Figure 1.21 Draft Local Plan Central Development Area and Character Areas
	Figure 1.21 Draft Local Plan Central Development Area and Character Areas
	Figure 1.21 Draft Local Plan Central Development Area and Character Areas


	Figure
	2. Strategy Development 
	2. Strategy Development 
	2. Strategy Development 


	2.1 Introduction
	2.1 Introduction
	2.1 Introduction

	This section considers existing tall development 
	This section considers existing tall development 
	in Leicester. The wording ‘development’ is used, 
	in preference to ‘building’, as the latter often 
	evokes an image of a slender, well proportioned 
	tall structure and piece of architecture. Often, 
	tall development can have significant mass as 
	well as scale. 

	It should be noted that for consistency and to 
	It should be noted that for consistency and to 
	allow comparisons to be made 1 building storey 
	represents 1 modern residential storey at 3m. 
	This parameter is applied across all draft policies 
	regarding heights. Measurements in metres are 
	given where it is appropriate to do so. 


	2.2 Existing Tall Development in Leicester 
	2.2 Existing Tall Development in Leicester 
	2.2 Existing Tall Development in Leicester 

	Leicester is a city which does have tall buildings, 
	Leicester is a city which does have tall buildings, 
	development and structures. Some contribute 
	positively to the heritage and identity of 
	Leicester, others may well have a detrimental 
	effect on townscape. However, by virtue of their 
	size such buildings are always prominent in the 
	townscape.

	To identify tall development in the city centre 
	To identify tall development in the city centre 
	consideration has been given to ‘buildings 
	/ development and structures that are 
	substantially taller than their neighbours’. We 
	have also shown development at 8 storeys and 
	above. The findings to inform the use of 8 storeys 
	and above as a definition for tall is outlined in 
	Section 2.3: Defining Tall for Leicester. 

	Tall structures are identified, where they meet 
	Tall structures are identified, where they meet 
	the height criteria for tall but are unoccupied or 
	provide infrequently used space. 

	 
	 

	In considering tall development in Leicester 
	In considering tall development in Leicester 
	there are some general observations that can 
	be made. In previous Local Plans and planning 
	frameworks there has been limited direction 
	on identifying locations for tall development, 
	or even restricting tall development. Therefore, 
	many of the tall developments we see today 
	represent speculative development of its time 
	and the popularity of tall building forms during the 
	1960s and 70s. In some cases, tall buildings were 
	seen as a solution to build the accommodation 
	needed at a high density, in others a ‘catalyst 
	for regeneration’. Indeed, quite a few of the 
	residential only tall buildings in the city would 
	be viewed as isolated. If we consider the top 
	ten existing tallest developments in Leicester, 
	excluding the Cathedral and St. Mark’s Church, 
	six of the remaining eight were constructed 
	during the 1960s and 70s. 

	There are some notable clusters of tall 
	There are some notable clusters of tall 
	development;

	At the University of Leicester – Engineering Building, 
	At the University of Leicester – Engineering Building, 
	Charles Wilson Building and Attenborough Tower

	De Montfort University – Vijay Patel Building and 
	De Montfort University – Vijay Patel Building and 
	Gateway House

	Near the railway station - office, residential 
	Near the railway station - office, residential 
	and mixed use – includes Elizabeth Tower and 
	Arnhem House (Frederick Gibberd Coombes 
	and Partners Architects) and St. Georges Tower.

	There is also the cluster, which is outside the CDA 
	There is also the cluster, which is outside the CDA 
	(Central Development Area) so not shown on 
	the plan, of Abbey Pumping Station, the National 
	Space Centre and Wolsey Island chimney. Whilst 
	not a cluster, Epic House and Crown House 
	off Lee Street / Charles Street are also a very 
	recognisable pair of tall buildings in the city. 

	More recently other clusters are evolving at 
	More recently other clusters are evolving at 
	the junction of Highcross Street / Vaughan 
	Way and along Bath Lane within the Waterside 
	redevelopment area which are resulting in a 
	significant change to the character of area. 
	The Waterside area has in recent decades 
	been identified as a regeneration area and 
	planning permissions for tall development date 
	back to 2003 along Bath Lane, with the planning 
	permissions for West Bridge Wharf (approved in 
	October 2003) and Merlin Heights (approved in 
	2011) which are now built and occupied. 

	Planning permission was granted in 2006, to the 
	Planning permission was granted in 2006, to the 
	site north of Westbridge Wharf for two 22 and 27 
	storey and a 39 storey tall building, designed by 
	Ian Simpson Architects. The planning permission 
	was extended, allowed under Government 
	planning policy at the time, and the permission for 
	the 22 and 27 storey buildings was subsequently 
	technically implemented in 2016.  The approved 
	scheme was never fully constructed and a new 
	planning permission for a new proposal was 
	approved in 2019. This is now under construction.
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	The second phase of Merlin Heights, along Bath 
	The second phase of Merlin Heights, along Bath 
	Lane and All Saints Road was approved in 2019 
	and is now also under construction.

	The tall development at the junction of Highcross 
	The tall development at the junction of Highcross 
	Street / Vaughan Way was in response to the 
	adopted Waterside Supplementary Planning 
	Document which identified potential for tall 
	development in that location. This includes 
	the new residential development called The 
	Wullcomb and the new Novotel hotel. 
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	Assessing Tall Development

	Tall development in Leicester has been delivered 
	Tall development in Leicester has been delivered 
	over a series of decades and within different 
	planning policy contexts. In considering future 
	policy it is useful to reflect on what can be learnt 
	from existing tall development in the city. 

	An assessment of 19 of the existing tallest 
	An assessment of 19 of the existing tallest 
	developments in Leicester was carried out to 
	consider, primarily, their townscape contribution.  
	In undertaking the assessment, the current Tall 
	Building SPD (2007) was used, in particular, the 
	Design Quality Assessment criteria. These are 
	outlined in the ‘Quality of Tall Development’ 
	section.  

	The assessment identified some general 
	The assessment identified some general 
	conclusions regarding existing tall development;

	- Context is crucial given the prominence of 
	- Context is crucial given the prominence of 
	tall development. Tall development must be 
	appropriately located.

	- Some tall buildings have been designated 
	- Some tall buildings have been designated 
	as heritage assets and recognised for their 
	architectural quality and heritage significance. 
	They could be described as ‘first rate works of 
	architecture in their own right’, as described 
	within the Tall Building SPD (2007). 

	-  However, there are examples in the city where 
	-  However, there are examples in the city where 
	these developments, whilst considered to be 
	high quality buildings, have an impact on the 
	townscape of the city by causing harm to key 
	views and other heritage assets. Therefore, 
	design excellence cannot mitigate the harm 
	caused by poorly located tall development.

	-  Some tall developments could be considered 
	-  Some tall developments could be considered 
	to have a detrimental impact on heritage 
	assets. However, some were constructed prior 
	to the designation of heritage assets including 
	conservation areas, listed and locally listed 
	buildings and registered parks and gardens. 

	- The built form of tall development can vary 
	- The built form of tall development can vary 
	significantly. The aspiration, as described in the 
	Tall Building SPD (2007) of a ‘slender, graceful 
	structure’ has rarely been achieved. Often tall 
	development is of both significant mass and 
	scale. Podiums of lower height may reduce 
	the impact of tall development at street level 
	and on short views but the impact on mid to 
	long views can still be experienced. Therefore, 
	podiums cannot mitigate the harm caused by 
	poorly located tall development.

	- There are some tall developments which 
	- There are some tall developments which 
	would not be described as ‘slender, graceful 
	structures’ but have a mass and scale that is 
	well proportioned and is appropriate as a tall 
	development within their context. For a few 
	of those tall developments an improvement in 
	appearance would significantly improve their 
	townscape contribution.

	- The contribution tall development makes to 
	- The contribution tall development makes to 
	public spaces and providing active frontages 
	is mixed. There are very clear examples of 
	tall development ‘turning its back’ on the 
	surrounding context. For example, by being 
	located within the centre of a large urban block 
	so providing no street frontage at all or by having 
	a poor relationship with the street. Some have 
	successful active frontages but could contribute 
	more to the wider public realm. A few tall 
	developments make a significant contribution to 
	the public realm as they have been considered 
	as part of a comprehensive development. The 
	prominence and design of entrances could 
	be much improved on many of the existing tall 
	developments.

	- It is very difficult to ascertain the impact of 
	- It is very difficult to ascertain the impact of 
	tall development on microclimate and the 
	environment. A few developments were 
	adjacent to homes with gardens and would 
	cause some overshadowing at certain times. 

	-  Some of the tall developments, but not all, act 
	-  Some of the tall developments, but not all, act 
	as landmarks and contribute to wayfinding in 
	the city. This is mostly due to their prominence 
	combined with their location, especially if they 
	are near popular destinations.  

	- The telecommunications on top of tall 
	- The telecommunications on top of tall 
	development can have a detrimental impact 
	on townscape. The design of the top of tall 
	development should give an appropriate 
	silhouette and roofline and this is being 
	undermined by telecommunications. However, 
	it is recognised that some communication 
	equipment is covered under permitted 
	development and the Council could have 
	limited control. 

	-  The elevational changes, including recladding 
	-  The elevational changes, including recladding 
	and material changes, on some of the tall 
	developments have had an impact on the 
	appearance of those buildings. This could be 
	viewed as detrimental as the clear rationale 
	and design intention / quality of the previous 
	design has been lost. Given the prominence of 
	tall development, the changes will have more of 
	a visual impact. 

	The assessment also identified some general 
	The assessment also identified some general 
	conclusions regarding the Tall Buildings SPD 
	(2007) Design Quality criteria;

	- A townscape analysis / views analysis for tall 
	- A townscape analysis / views analysis for tall 
	development should not be limited to an extent, 
	for example a 500m radius. The scope would 
	need to consider the key elements that the 
	proposal could impact upon and these will vary 
	dependent on the proposal and the location. 

	-    A well-proportioned built form of an appropriate 
	-    A well-proportioned built form of an appropriate 
	mass and scale does not necessarily have to 
	be a ‘slender, graceful structure’ as described 
	in the Tall Building SPD (2007). How should an 
	acceptable built form be defined? 

	- It is very difficult to establish how a tall 
	- It is very difficult to establish how a tall 
	development could ‘overload surrounding 
	infrastructure, services and facilities’. This is a 
	criteria within the current Tall Buildings SPD (2007). 
	It was difficult to make an assessment on this on 
	existing tall development that is well established 
	and so how can this be objectively considered 
	for proposals for tall development? Would tall 
	development in Leicester be of a scale to retain 
	this as a criteria for assessment?

	-   Tall development in itself does not need to help 
	-   Tall development in itself does not need to help 
	people find their way around, although given 
	their prominence they can make a contribution.

	 
	 

	- It was difficult to establish whether ‘best 
	- It was difficult to establish whether ‘best 
	practice related to sustainable design’, a further 
	Tall Buildings SPD (2007) criteria, at the time of 
	construction, had been implemented. Does this 
	criteria need to be more specific?

	Based on the above conclusions an overarching 
	Based on the above conclusions an overarching 
	point is that for tall development to be successful 
	and of high quality, all the relevant criteria 
	concerning design quality and townscape need 
	to be addressed. Providing excellence in one 
	criteria does not necessarily mitigate for being 
	poor in others. Whilst all criteria may not need to 
	be addressed equally, they would all need to be 
	addressed positively. 

	In addition, in considering revised criteria for 
	In addition, in considering revised criteria for 
	design quality in a future Tall Development SPD,  
	they may need to be more focussed and more 
	specific. 
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	the Vijay Patel Building, De Montfort University part of a 
	the Vijay Patel Building, De Montfort University part of a 
	the Vijay Patel Building, De Montfort University part of a 
	comprehensive scheme. 
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	St George’s Tower and Thames Tower now and before 
	St George’s Tower and Thames Tower now and before 
	St George’s Tower and Thames Tower now and before 
	changes were made to their appearance
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	Examples of tall developments with a poor relationship 
	Examples of tall developments with a poor relationship 
	Examples of tall developments with a poor relationship 
	with the street scene. 
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	The War Memorial on Victoria Park with the Attenborough 
	The War Memorial on Victoria Park with the Attenborough 
	The War Memorial on Victoria Park with the Attenborough 
	Building in the background behind. 


	The Summit next to low scale residential streets. 
	The Summit next to low scale residential streets. 
	The Summit next to low scale residential streets. 
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	Tall Development within the city provides a mix 
	Tall Development within the city provides a mix 
	of uses;

	Education
	Education
	 - buildings within the campuses of the 
	University of Leicester and De Montfort University, 
	and also part of St. George’s Tower. 

	Medical
	Medical
	 - Leicester Royal Infirmary 

	Office
	Office
	 - the cluster of office buildings near the 
	railway station on East Street / Albion Street,  
	Campbell Street, part of St. George’s Tower and 
	Cardinal Exchange

	Leisure 
	Leisure 

	Hotels - including part of St. Georges Tower (St. 
	Hotels - including part of St. Georges Tower (St. 
	Georges Way), Holiday Inn (St. Nicholas Circle), 
	and the new Novotel (Highcross Street), part of 
	Westbridge Wharf.

	Leisure – Curve Theatre (Rutland Street) and part 
	Leisure – Curve Theatre (Rutland Street) and part 
	of High Cross shopping centre

	Retail
	Retail
	 
	- Highcross and the Haymarket shopping 
	centres, but is often an ancillary use for other 
	developments.

	Car parks
	Car parks
	 – Abbey Street car park and also an 
	ancillary use.

	Domestic
	Domestic

	Most of the existing tall development is of  
	Most of the existing tall development is of  
	domestic / residential use, with some purpose-
	built student accommodation;

	Domestic (which also includes student 
	Domestic (which also includes student 
	accommodation);

	- part of St. Georges Tower
	- part of St. Georges Tower

	- the Summit (Walnut Street), 
	- the Summit (Walnut Street), 

	- the Wullcomb (Highcross Street), 
	- the Wullcomb (Highcross Street), 

	- Elizabeth Tower (London Road), 
	- Elizabeth Tower (London Road), 

	- Merlin Heights, Westbridge Wharf  
	- Merlin Heights, Westbridge Wharf  

	 (Bath Lane), 
	 (Bath Lane), 

	- Opal Court (Lancaster Road), 
	- Opal Court (Lancaster Road), 

	- Leicester Square (Sanvey Gate), 
	- Leicester Square (Sanvey Gate), 

	- Primus Edge (Jarrom Street), 
	- Primus Edge (Jarrom Street), 

	- De Montfort House (Lower Browne Street) 
	- De Montfort House (Lower Browne Street) 

	There are also tall developments which have 
	There are also tall developments which have 
	been all or partly converted from offices into 
	residential,  for example, Thames Tower (Burleys 
	Way) and Allied Place (Abbey Street). 

	The use of the tallest building in the city, Cardinal 
	The use of the tallest building in the city, Cardinal 
	Exchange on Humberstone Road, is identified as 
	‘Office’ and ‘Utilities’.

	For further information on the Use Class of 
	For further information on the Use Class of 
	recently approved tall development, that are 
	not yet constructed, please see Appendix 3. 
	The predominant Use Classes are C3 Residential 
	and Sui Generis, which includes student 
	accommodation. 

	The recent emergence of private rented sector 
	The recent emergence of private rented sector 
	(PRS) housing, for example, the Wullcomb 
	(Highcross Street) often require a compact, high 
	density and tall built form. 

	At the present time there is limited demand for 
	At the present time there is limited demand for 
	offices within taller developments. In cities similar  
	to Leicester the need to balance an occupier 
	need for increasingly large footprints (10,000-
	20,000 sqft) with a developer / investor appetite 
	for risk and not extending themselves  is typically 
	leading to mid-rise developments of 4-6 storeys.

	In Leicester, the Matteoli Woods offices at the 
	In Leicester, the Matteoli Woods offices at the 
	end of New Walk is a good example of this. 

	Crown House (Charles Street) and the former 
	Crown House (Charles Street) and the former 
	International Hotel (Humberstone Gate) 
	are two prominent tall buildings in the city 
	which are currently in need of improvement, 
	redevelopment and re-use. There is no current 
	use for these buildings. 
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	Quality of Tall Development 

	There are many aspects that need to be 
	There are many aspects that need to be 
	considered when assessing the quality of tall 
	development, some consistent with all built 
	development, but there are some which require 
	special consideration. The current Tall Building 
	SPD (adopted 2007) was very clear that for 
	proposals for tall buildings ‘architects should aim 
	to design tall buildings with a lasting appeal that 
	will be seen as exemplars of quality architecture’. 

	The SPD outlines well some of these aspects 
	The SPD outlines well some of these aspects 
	which are summarised below;

	Alignment – relationships to existing building 
	Alignment – relationships to existing building 
	lines, characteristic alignments and set backs, 
	framing of views 

	Built form – tall buildings must be slender graceful 
	Built form – tall buildings must be slender graceful 
	structures and not monolithic or project an 
	impression of being an impenetrable mass.

	Massing and scale – successful integration with 
	Massing and scale – successful integration with 
	the surroundings, the use of podium buildings to 
	address surrounding scale.

	Ground floor – active frontages contributing to 
	Ground floor – active frontages contributing to 
	the street, generous and well designed public 
	realm, prominent entrances.

	The top of the building – skyline considerations, 
	The top of the building – skyline considerations, 
	interruption of plant and communications 
	equipment on the roofline and silhouette.

	Materials – highest quality possible, robust, life 
	Materials – highest quality possible, robust, life 
	expectancy over 50 years, materials cannot 
	disguise a building which is fundamentally poorly 
	designed or monolithic.

	Car Parking - appropriately located and 
	Car Parking - appropriately located and 
	designed and to maximise active uses at ground 
	floor. 

	Contributes to public spaces and facilities, 
	Contributes to public spaces and facilities, 
	including the mix of uses

	Minimise effect on the local environment, 
	Minimise effect on the local environment, 
	including microclimate and general amenity

	Contribution to making connected places and 
	Contribution to making connected places and 
	help people find their way around

	Adoption of best practise relating to sustainable 
	Adoption of best practise relating to sustainable 
	design and the construction of tall buildings

	Effect on the long term regeneration of the 
	Effect on the long term regeneration of the 
	locality and the city as a whole.

	In general, the Council is of the view that most 
	In general, the Council is of the view that most 
	of these aspects are still essential assessment 
	criteria. However, as outlined in the section, 
	‘Assessing Tall Development’, it is the Council’s 
	intention to review and revise  the criteria and 
	further expand this important topic in the future 
	Tall Development SPD. 
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	There are many tall structures within the city 
	There are many tall structures within the city 
	centre. Just like tall buildings and tall development 
	they can positively contribute to wayfinding, 
	connecting places and helping people to find 
	their way around. They are often local landmarks 
	or features that are recognisable and contribute 
	to the identity and character of an area. In most 
	cases, in Leicester, they are architectural features 
	on significant heritage buildings for example, 
	spires, towers, cupolas, chimneys  etc. and are 
	in themselves of significant heritage value, for 
	example, Lewis’s Tower on Humberstone Gate. 
	They can also have a significant effect on the 
	skyline, most notably the spire of the Cathedral 
	(at 61 metres) and St. Marks (at 51 metres).

	Tall structures are identified in this document 
	Tall structures are identified in this document 
	where they are tall within their surrounding 
	context, so they are prominent and provide a 
	landmark function within their local setting. 

	Tall structures are also identified where they 
	Tall structures are also identified where they 
	form a taller element of a modern building, are 
	unoccupied or provide an infrequently used 
	space, and exceed 24m (8 storeys and above).  

	Heights are provided in Appendix 2.
	Heights are provided in Appendix 2.
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	2.3 Defining ‘Tall’ for Leicester
	2.3 Defining ‘Tall’ for Leicester
	The previous policy position regards height for a 
	The previous policy position regards height for a 
	tall building in Leicester are as outlined in the Tall 
	Building SPD (adopted 2007);

	- A building over 20m in height
	- A building over 20m in height

	- A building of any height which is substantially 
	- A building of any height which is substantially 
	higher than the predominant height of the 
	buildings in the surrounding area; and /or

	- A building which would make a significant 
	- A building which would make a significant 
	impact on the skyline of the city.

	In reviewing the policy position it did not seem 
	In reviewing the policy position it did not seem 
	appropriate to simply repeat the definition of 
	the past. Even if the conclusions were to be the 
	same, an evidence base for this position needed 
	to be understood.

	In establishing this definition for Leicester, the 
	In establishing this definition for Leicester, the 
	Council have considered the following;

	- Existing building heights
	- Existing building heights

	- Ambient or prevailing building heights for the 
	- Ambient or prevailing building heights for the 
	Character Areas

	- Street sections and streetscape
	- Street sections and streetscape

	- Heights of existing and approved tall 
	- Heights of existing and approved tall 
	development:

	It should be noted that a key parameter applied 
	It should be noted that a key parameter applied 
	across all policy regarding heights is that 1 storey 
	represents 1 modern residential storey at 3m. 
	This is to enable consistency and comparison 
	across a variety of uses and building types as 
	for example, commercial buildings often have 
	higher floor to ceiling heights compared to 
	residential uses, as do many historic buildings.

	Existing Building Heights 
	Existing Building Heights 

	Figure 2.31 shows the heights of individual 
	Figure 2.31 shows the heights of individual 
	buildings within the Central Development Area. 
	As identified previously, there are approximately 
	50 developments (both existing and recently 
	constructed) of 8 storeys (24 metres) and above 
	in the CDA. The heights of developments within 
	the CDA are predominantly below 4 storeys and 
	4-7 storeys.

	There are some patterns that can be identified. 
	There are some patterns that can be identified. 
	Whilst there are very few tall developments within 
	the central shopping core of the city centre the 
	amount of development at 4-7 storeys is greater 
	than for other Character Areas. As expected, 
	areas which are predominantly employment 
	uses at present with low rise factories and 
	purpose built showrooms are characterised by 
	heights of below 4 storeys. These areas include 
	Belgrave Gateway, St. Margaret’s, Mansfield 
	Street Character Areas and the Waterside. 
	Lower storey heights are also characteristic of 
	areas with a large proportion of heritage assets 
	which contribute significantly to the historic 
	environment of the city, for example New Walk 
	and Old Town Character Areas. 

	The clusters of tall development of 8 storeys 
	The clusters of tall development of 8 storeys 
	and above near to the station can be clearly 
	identified alongside mostly development of 4-7 
	storeys. A concentration of development at 
	4-7 storeys is also noticeable to the LRI/DMU, 
	St. George’s Character Areas and the south of 
	Wharf Street Character Area. 
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	Prevailing / Ambient Building Height
	Prevailing / Ambient Building Height

	A tall development can be defined as ‘a 
	A tall development can be defined as ‘a 
	building which is significantly higher than the 
	buildings in the surrounding area’. In any given 
	context it is important to consider the scale 
	and character of the surroundings where tall 
	development is being considered. Often the 
	height of the surrounding context is referred to 
	as the ‘ambient’ or ‘prevailing’ building height.  

	Mapped building heights can provide some 
	Mapped building heights can provide some 
	useful patterns. However, calculating the 
	ambient building height for the Central 
	Development Area (CDA) and each Character 
	Area would provide additional understanding 
	of height in relation the unique context of each 
	Character Area and how they vary across the 
	CDA. The ambient height for each Character 
	Area was calculated using the methodology 
	outlined in Appendix 1.

	Figure 2.32 Ambient Height shows the results 
	Figure 2.32 Ambient Height shows the results 
	in general supporting the observations when 
	considering the mapped existing building 
	heights. Ambient heights range from 3.3 storeys 
	(10 metres) to 7.2 storeys (22 metres). The 
	lower ambient building heights are to Belgrave 
	Gateway, Waterside, St. Margaret’s Character 
	Areas with the higher ambient building heights to 
	the Railway Station and St. George’s Character 
	Areas and the central shopping core. The 
	ambient height for the CDA area as a whole is 
	4.6 storeys (14m). 

	Whist the extent of the surrounding context is often 
	Whist the extent of the surrounding context is often 
	debated when considering tall development, 
	and a more detailed analysis is required on a 
	site by site basis, it is useful to understand the 
	distribution of heights to areas and the ambient 
	height of the Central Development Area itself. 
	At 4.6 storeys (14m) the CDA of Leicester is not  
	tall and is generally of low to mid rise scale. 

	Revisting the definition of tall development, it 
	Revisting the definition of tall development, it 
	can be ‘a building which is significantly higher 
	than the buildings in the surrounding area’. 
	Indeed, in the Tall Building SPD (adopted 2007) 
	a tall building was defined as a ‘building of 
	any height which is substantially higher than 
	the predominant height of the buildings in the 
	surrounding area’. Therefore, at the time a 
	building did not need to be above 20 metres to 
	be defined as a tall building. 

	As can be identified from Figures 2.31 and 
	As can be identified from Figures 2.31 and 
	2.32, Leicester does have areas with building 
	heights below 4 storeys, ie up to and including 
	3 storeys.  In those areas, buildings of 6 storeys 
	(an additional 3 storeys) would be double 
	the ambient height. This development would 
	be substantially higher than the surrounding 
	area, although it wouldn’t be at 8 storeys and 
	above. Therefore, it is the Council’s view that a 
	definition for tall development which allows a 
	development to be considered tall in relation to 
	its surroundings but is not 8 storeys and above 
	(24m and above) is still needed. 

	Street Sections / Streetscape
	Street Sections / Streetscape

	To consider the townscape in more detail we 
	To consider the townscape in more detail we 
	have selected four streets to consider heights in 
	relation to impact on streetscape. Streets have 
	been selected which have buildings along them 
	which are generally representative of Leicester’s 
	ambient height at 4.6 storeys, although some 
	buildings are lower and some are taller. They 
	also have development of 8 storeys and above. 

	The four streets are;
	The four streets are;

	1. Humberstone Gate (St. Georges Character 
	1. Humberstone Gate (St. Georges Character 
	Area)

	2. Charles Street (St. Georges Character Area)
	2. Charles Street (St. Georges Character Area)

	3. Abbey Street (Mansfield Street Character 
	3. Abbey Street (Mansfield Street Character 
	Area)

	4. Wharf Street South (Wharf Street Character 
	4. Wharf Street South (Wharf Street Character 
	Area)

	                    
	                    

	The street sections show a line at 4.6 storeys 
	The street sections show a line at 4.6 storeys 
	(14m) and 3 storeys above this at 8 storeys 
	(24m). In considering the street elevations and 
	accompanying photographs, development at 8 
	storeys and above is clearly prominent compared 
	to its surrounding context. It is the Council’s view 
	that if proposals were to be considered today, 
	of the same scale, they would require thorough 
	assessment in accordance with identified 
	criteria to establish impact, in particular, on the 
	townscape.
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	1. Belgrave Road 3.3 
	1. Belgrave Road 3.3 
	1. Belgrave Road 3.3 
	storeys


	2. Waterside 3.4 storeys
	2. Waterside 3.4 storeys
	2. Waterside 3.4 storeys


	3. St. Margaret’s 4.0 
	3. St. Margaret’s 4.0 
	3. St. Margaret’s 4.0 
	storeys


	4. Old Town 4.4 storeys
	4. Old Town 4.4 storeys
	4. Old Town 4.4 storeys


	5. Mansfield Street 4.5 
	5. Mansfield Street 4.5 
	5. Mansfield Street 4.5 
	storeys


	6. LRI/DMU 4.6 storeys
	6. LRI/DMU 4.6 storeys
	6. LRI/DMU 4.6 storeys


	7. New Walk 4.7 storeys
	7. New Walk 4.7 storeys
	7. New Walk 4.7 storeys


	8. Wharf Street 4.9 storeys
	8. Wharf Street 4.9 storeys
	8. Wharf Street 4.9 storeys


	9. St. George’s 5.6 storeys
	9. St. George’s 5.6 storeys
	9. St. George’s 5.6 storeys


	10. Central Shopping Core 
	10. Central Shopping Core 
	10. Central Shopping Core 
	6.3 storeys


	11. Railway Station 7.2 
	11. Railway Station 7.2 
	11. Railway Station 7.2 
	storeys


	All Character Areas 4.6 
	All Character Areas 4.6 
	All Character Areas 4.6 
	storeys
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	Figure 2.32 Ambient heights for each Character Area
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	Development
	Development

	Figure 2.38 shows the eleven tallest buildings / 
	Figure 2.38 shows the eleven tallest buildings / 
	developments in Leicester. 

	1. Cardinal Exchange, Humberstone Road (85m)
	1. Cardinal Exchange, Humberstone Road (85m)

	2. St. Georges Tower, St. Georges Way(79.1m)
	2. St. Georges Tower, St. Georges Way(79.1m)

	3. The Summit, Walnut Street (67m)
	3. The Summit, Walnut Street (67m)

	4. Cathedral (61m)
	4. Cathedral (61m)

	5. Thames Tower, Navigation  Street (58m) 
	5. Thames Tower, Navigation  Street (58m) 

	6. Attenborough Building, University of Leicester 
	6. Attenborough Building, University of Leicester 
	(52m)

	7. St. Mark’s Church (51m)
	7. St. Mark’s Church (51m)

	8. De Montfort House, Oxford Street (48m)
	8. De Montfort House, Oxford Street (48m)

	9. Elizabeth House, Waterloo Way (46m)
	9. Elizabeth House, Waterloo Way (46m)

	10. Midland House, Charles Street (45m)
	10. Midland House, Charles Street (45m)

	11. Merlin Heights, Bath Lane (43m)
	11. Merlin Heights, Bath Lane (43m)

	The Cathedral at 61 m is not the tallest building 
	The Cathedral at 61 m is not the tallest building 
	within Leicester. Three buildings are taller, 
	Cardinal Exchange, St. Georges Tower and 
	the Summit. However, given the topography of 
	Leicester, their location and the limited sky line 
	views these buildings do not adversely affect the 
	setting of the Cathedral. However, the Cathedral 
	remains the dominant feature in many long views 
	within the city centre and glimpses are often 
	experienced. The views assessment outlined 
	in Section 3.5 and Appendix 6 considers some 
	views of the Cathedral but the Council does 
	need to undertake further work in understanding 
	more fully where the Cathedral is viewed from 
	and the importance of those locations. 

	Figure 2.38 also shows the heights of the tallest 
	Figure 2.38 also shows the heights of the tallest 
	recent planning approvals within the CDA 
	(Central Development Area), some of which are 
	now under construction.

	1. Residential, Bath Lane (PA No. 20162521)
	1. Residential, Bath Lane (PA No. 20162521)

	2. Residential, Vaughan Way (PA No. 20162182)
	2. Residential, Vaughan Way (PA No. 20162182)

	3. Hotel and Offices, Great Central Street (PA 
	3. Hotel and Offices, Great Central Street (PA 
	No. 20171085) 

	4. Residential, Sandacre Street (PA No. 20171254)
	4. Residential, Sandacre Street (PA No. 20171254)

	5. Residential, All Saints Road (PA No. 20170634)
	5. Residential, All Saints Road (PA No. 20170634)

	All but one of these approved schemes are 
	All but one of these approved schemes are 
	for residential development including student 
	accommodation and the private rental market 
	(PRS). The Great Central Street approval is a 
	mixed use scheme consisting of the new Novotel 
	hotel, Adagio serviced apartments and office 
	building. 

	In considering both existing tall development 
	In considering both existing tall development 
	and recently approved schemes it is very clear 
	that there are only a handful of tall developments 
	that exceed 45 metres (15 storeys) in the city. 
	If the Cathedral was to be excluded, only five 
	existing tall developments and part of one 
	recently approved scheme exceed this height 
	- they are rare in the Leicester context. Further, 
	the next five existing developments, if we 
	consider their tallest elements, are consistently 
	around 45 metres. It is the Council’s view that 
	a further policy definition of ‘supertall’ should 
	be applied to development which exceed 45 
	metres (15 storeys). Given that there are very 
	few tall buildings in Leicester at that height, and 
	the impact on townscape would be significant, 
	it is the Council’s view that opportunities for 
	‘super tall’ are likely to be very limited and only 
	allowed in exceptional circumstances. How this 
	will impact on the criteria for evaluation will need 
	to be considered in the future Tall Development 
	SPD.
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	Figure 2.38 The 11 tallest 
	Figure 2.38 The 11 tallest 
	Figure 2.38 The 11 tallest 
	developments in Leicester and 
	the 5 tallest recently approved 
	developments (in outline).


	3. Understanding the 
	3. Understanding the 
	3. Understanding the 
	Issues - Opportunities and 
	Constraints


	As stated, in the right place tall development can 
	As stated, in the right place tall development can 
	As stated, in the right place tall development can 
	make positive contributions to the townscape 
	and life within a city. In the right place they 
	can assist with regeneration and stimulate 
	further investment. However, by virtue of their 
	size and prominence, such buildings can also 
	harm the qualities that people value about a 
	place. They can be located and designed with 
	a lack of appreciation or understanding of the 
	context in which they sit. This section outlines the 
	opportunities and constraints for Leicester when 
	considering tall development.

	3.1 Character Areas and Managing Growth 
	3.1 Character Areas and Managing Growth 

	Much of the development activity needed 
	Much of the development activity needed 
	to enable restructuring of the economy will 
	occur in the area within and around the City 
	Centre, within the Central Development Area 
	(CDA). Leicester’s future economic prosperity 
	will depend on making sure that it has the right 
	appeal to a skilled and mobile workforce as well 
	as being an attractive place to live and work. 
	The quality of life, environment, housing, jobs 
	and the cultural, leisure and retail offer of the 
	city and central area in particular, will play a 
	major role in this. 

	The City Council has divided the Central 
	The City Council has divided the Central 
	Development Area (CDA) into 13 distinct 
	areas, including 9 Character Areas and 4 other 
	Regeneration Areas to recognise the individual 
	context of each area and for future policy to be 
	based on an area’s defining characteristics.

	As outlined in Figure 3.12
	As outlined in Figure 3.12
	 
	some Character Areas 
	are identified for protection and will evolve 
	without significant change.  Whilst others are 
	identified as areas for redevelopment and 
	intensification, to meet Leicester’s needs and 
	will undergo significant change in the plan 
	period.  The aim of the Central Development 
	Area is to enable the City Council to direct, 
	optimise and encourage investment, whilst 
	managing development appropriately within a 
	local context, so that they deliver high quality 
	development, which in turn creates certainty 
	and developer confidence.

	Further detail can be found in Chapter 8, Central 
	Further detail can be found in Chapter 8, Central 
	Development Area Policy within the Draft Local 
	Plan and the nine Townscape Analysis and 
	Design Guidance Evidence Documents for each 
	Character Area.

	The Council recognises that in some of the 
	The Council recognises that in some of the 
	Character Areas tall development in the right 
	location and to a high quality can make a 
	positive contribution to those areas.
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	Figure 3.11 Character Area Townscape Management 
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	Figure 3.11 Character Area Townscape Management 


	Character Area Development & Management Plan1.  Respect and protection of heritage assets2.  Evolution without significant change3.  Developing an area’s character4.  Intensification by increased density and   higher density building types5.  Redevelopment
	Character Area 
	Character Area 
	Character Area 
	Development & 
	Management Plan
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	1. Respect and protection of   
	1. Respect and protection of   
	1. Respect and protection of   
	    heritage assets
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	    change


	Figure
	3. Developing an areas character
	3. Developing an areas character
	3. Developing an areas character


	Figure
	4. Intensification by higher density                                                                         
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	4. Intensification by higher density                                                                         
	    building types


	5. Redevelopment
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	Figure 3.12 Character Area Development and Management Plan
	Figure 3.12 Character Area Development and Management Plan


	3.2 Topography
	3.2 Topography
	3.2 Topography

	Figure 3.21 and 3.22 show the topography of 
	Figure 3.21 and 3.22 show the topography of 
	the Central Development Area (CDA) and 
	wider Leicester. Within the CDA there is very little 
	change in topography with the exception of the 
	south-east which rises up towards Welford Road 
	Cemetery and Victoria Park. 

	This elevated position does provide views of the 
	This elevated position does provide views of the 
	city centre which could be considered to be 
	significant in the Leicester context. Welford Road 
	Cemetery provides the only true panoramic view 
	of the city centre from a public space, although 
	it covers mostly the west side of the city centre. 
	Given its elevation it also provides views beyond 
	the city centre to Bradgate Park. In winter when 
	the tree canopy is reduced the Cathedral can 
	be seen.

	The views down London Road also capture part 
	The views down London Road also capture part 
	of the city centre. Most importantly, however, 
	this elevated position shows the distinct and 
	unique backdrop of the ridge of Bradgate Park 
	in the distance. This topography has often been 
	captured in prospect paintings of Leicester, 
	often taken from the south. These were often 
	illustrated on maps, as can be seen below in 
	the Roberts map of 1741 and also the prospect 
	from the South by Samuel and Nathaniel Buck. 
	This unique topography is also represented in 
	Victorian images of Leicester as seen in the 1907 
	postcard.  

	Considering the topography of wider Leicester 
	Considering the topography of wider Leicester 
	the flood plain of the River Soar is clearly 
	identifiable with the land rising up to the east 
	and the west. Unlike many cities Leicester is not 
	surrounded by elevated land and therefore 
	skyline views from elevated positions are limited, 
	although experienced. Historically, prospects 
	from the south are the most popular. From the 
	west we have located a prospect from Danehills 
	from 1870 by an unknown artist. 

	The skyline views of the city, which are sometimes 
	The skyline views of the city, which are sometimes 
	just glimpses, occur in particular along radial 
	roads. It is understood there are limited views 
	from public open spaces. The Council needs to 
	undertake further work to establish their location, 
	the historical precedents for those skyline views, 
	and assess their importance to Leicester. They 
	may need to be considered when proposing 
	tall development given the buildings, spires 
	and landmarks that can be seen in them. In 
	particular, the spire of the Cathedral.
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	Figure 3.21 Topography of Leicester (LIDAR Data)
	Figure 3.21 Topography of Leicester (LIDAR Data)
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	Figure 3.22 Topography of Leicester Central Development Area               
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	Figure 3.22 Topography of Leicester Central Development Area               


	Figure
	Drawing from  1790 by 
	Drawing from  1790 by 
	Drawing from  1790 by 
	John Throsby


	Figure
	Engraving of the ‘Town 
	Engraving of the ‘Town 
	Engraving of the ‘Town 
	of Leicester’ in 1854 by 
	Thomas Dugdale 


	Figure
	Postcard from 1907 
	Postcard from 1907 
	Postcard from 1907 
	showing the view down 
	London Road with 
	Bradgate Park and Old 
	John in the distance. 


	Figure
	Prospect from the west, from Danehills from 1860 by an unknown artist.  
	Prospect from the west, from Danehills from 1860 by an unknown artist.  
	Prospect from the west, from Danehills from 1860 by an unknown artist.  


	Figure
	Detail from The South Prospect of Leicester, by 
	Detail from The South Prospect of Leicester, by 
	Detail from The South Prospect of Leicester, by 
	Samuel and Nathaniel Buck, 1743


	Figure
	Prospect from the South from the Roberts Map of 1741. 
	Prospect from the South from the Roberts Map of 1741. 
	Prospect from the South from the Roberts Map of 1741. 
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	3.3 Transport Hubs

	As illustrated in
	As illustrated in
	 
	Fig. 3.31
	 
	the majority of the 
	Central Development Area is well served by 
	public transport and is within 10 minutes walk of 
	one of the major transport hubs of Leicester. 

	Predominantly, the character areas on the 
	Predominantly, the character areas on the 
	west side of the CDA have parts beyond the 10 
	minutes walking distance. In contrast, Mansfield 
	Street and Wharf Street Character Areas are 
	within 5 minutes walking distance of the two 
	main bus stations. 

	More detail on the accessibility to public 
	More detail on the accessibility to public 
	transport for each character area can be found 
	in the Townscape Analysis and Design Guidance 
	Evidence Documents.
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	Figure 3.31 Transport Hubs and Walking Distances 
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	3.4 Leicester’s Heritage
	3.4 Leicester’s Heritage
	3.4 Leicester’s Heritage

	Figures 3.41, 3.42 and 3.43 below show;
	Figures 3.41, 3.42 and 3.43 below show;

	- Key Buildings, Spaces and Setting
	- Key Buildings, Spaces and Setting

	- Conservation Areas and Registered Parks and 
	- Conservation Areas and Registered Parks and 

	Gardens
	Gardens

	- Grade I, II, II* Listed Buildings and locally listed 
	- Grade I, II, II* Listed Buildings and locally listed 
	buildings

	The city centre includes the highest 
	The city centre includes the highest 
	concentration of heritage assets in Leicester. As 
	the historic core of the city, development has 
	been concentrated in this location over a much 
	longer time span than much of the rest of the 
	current spatial extent of Leicester and the area 
	exhibits significant surviving historic buildings and 
	structures from a wide range of historic periods. 

	The heritage assets are diverse in terms of 
	The heritage assets are diverse in terms of 
	their scale and the setting formed by nearby 
	development, much of which is later and of 
	a lower order of heritage significance. Where 
	there are townscapes demonstrating more 
	contiguous heritage significance, areas are 
	protected by conservation area designations 
	and/or designation as a Registered Park 
	and Garden. Individually significant heritage 
	assets, such as the Clock Tower, are generally 
	designated as nationally listed buildings, 
	although this designation may overlap with the 
	aforementioned broader heritage designations.

	Individual heritage assets that are of a lower 
	Individual heritage assets that are of a lower 
	order of significance are identified as Local 
	Heritage Assets, which are sometimes referred to 
	as locally listed buildings. These non-designated 
	heritage assets are still to be considered as a 
	material planning consideration, but they do not 
	overlap with conservation areas or Registered 
	Parks and Gardens. 

	There are twelve conservation areas in the 
	There are twelve conservation areas in the 
	CDA, which is half of the total number within 
	the entire city. More than half of the nationally 
	listed buildings in the city are in the city centre, 
	while over a quarter of Local Heritage Assets are 
	located there. Of the six Registered Parks and 
	Gardens in Leicester, only New Walk is based 
	in the centre. However, Abbey Park, Victoria 
	Park and Welford Road Cemetery are just on 
	the periphery of the city centre and make a 
	significant townscape contribution.
	 

	Additional information on the special qualities 
	Additional information on the special qualities 
	of the conservation areas and listed buildings 
	are provided in dedicated guides. These 
	include individual conservation area character 
	appraisals and dedicated guides to both 
	locally and nationally listed buildings. Policy 
	in the emerging Local Plan and through the 
	National Planning Policy Framework (2010), 
	National Planning Practice Guidance (2019) 
	and Planning (Listed Buildings and Conservation 
	Areas) Act 1990 detail that the significance of 
	heritage assets should be properly considered in 
	the assessment of development proposals that 
	may impact on them or their setting. Due to their 
	scale, tall development may harm the setting of 
	heritage assets and undermine their significance 
	if the design and siting is not properly considered.  

	Leicester has a number of ‘set pieces’ of 
	Leicester has a number of ‘set pieces’ of 
	heritage significance where both buildings and 
	spaces of significance combine, often framing 
	a view or enclosing a space. These include New 
	Walk, Cathedral Gardens and Town Hall Square. 
	Through the Connecting Leicester programme 
	improvements have been made to the public 
	realm with new spaces created and existing 
	spaces enhanced within the city centre. They 
	have also enhanced the setting of the historic 
	environment elevating their contribution to 
	the Leicester townscape. These include Orton 
	Square, Jubilee Square and the Market Place. 
	Some of the ‘set pieces’ are within conservation 
	areas, but others are not and therefore their 
	importance is recognised in the plans below.
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	Figure 3.43 Listed and Locally Listed Buildings 
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	Figure 3.43 Listed and Locally Listed Buildings 
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	Views Assessment
	Views Assessment

	There has not been a policy framework in 
	There has not been a policy framework in 
	Leicester to date which has considered in detail, 
	and in one place, views in Leicester and their 
	importance. This is a vital aspect of establishing 
	a ‘Leicester specific’ policy for tall development. 

	The views analysis included within this document 
	The views analysis included within this document 
	is intended as a starting point. The Council will 
	undertake further consultation. 

	Appendix 4  has assessed over 100 views which 
	Appendix 4  has assessed over 100 views which 
	range in scale from city-wide significant views to 
	local townscape views, within the urban fabric, 
	of local landmarks and buildings. As stated 
	previously, given the potential prominence 
	and impact of tall development on the 
	townscape and the identity of Leicester, this 
	is a major consideration when evaluating tall 
	development.

	In assessing views, criteria have been identified 
	In assessing views, criteria have been identified 
	which are relevant to Leicester. They focus, in 
	combination, on the importance of the view and 
	the type of view. One view can meet a number 
	of criteria for both importance and type. 

	A. Criteria for assessing the 
	A. Criteria for assessing the 
	IMPORTANCE
	 of the 
	view;

	(1) Historical importance
	(1) Historical importance

	(2) Cultural importance 
	(2) Cultural importance 

	(3) Maintaining ‘sense of place’ / legibility’ 
	(3) Maintaining ‘sense of place’ / legibility’ 

	(4) Image of Leicester 
	(4) Image of Leicester 

	(5) Skyline and panoramas
	(5) Skyline and panoramas

	(6) Views of Cathedral 
	(6) Views of Cathedral 

	Further information on these criteria are 
	Further information on these criteria are 
	considered in this section. 

	B. Criteria for assessing the 
	B. Criteria for assessing the 
	TYPE 
	of views;

	(1) Specific views from special places that   
	(1) Specific views from special places that   
	provide historic viewpoints of city landmarks and 
	panoramas

	(2)  Linear mid to short range views with landmarks 
	(2)  Linear mid to short range views with landmarks 
	as focal points (ie terminating the views)

	(3) Sequential views of city landmarks from 
	(3) Sequential views of city landmarks from 
	approach routes, for example, Church Gate

	(4) Important views within the urban fabric – 
	(4) Important views within the urban fabric – 
	allowing the appreciation of key buildings and 
	key spaces. (But they do not terminate the views 
	as in (2)).

	(5) Townscape panoramas
	(5) Townscape panoramas

	Appendix 4 and Figure 3.51 show three types 
	Appendix 4 and Figure 3.51 show three types 
	of view which have been categorised and 
	assessed;

	(1) Views and Vistas of city-wide significance
	(1) Views and Vistas of city-wide significance

	Generally meet a large number of criteria and 
	Generally meet a large number of criteria and 
	are significant to the history, identity and place 
	of Leicester

	(Labelled CW VP 1, CW VP 2 etc.)
	(Labelled CW VP 1, CW VP 2 etc.)

	For some of these views a number of viewpoints 
	For some of these views a number of viewpoints 
	are selected to capture sequential views, 
	for example Church Gate, and views from 
	Registered Parks and Gardens such as Abbey 
	Park.

	(2) Conservation Area Views 
	(2) Conservation Area Views 

	These views are localised to Conservation Areas 
	These views are localised to Conservation Areas 
	and meet some of the assessment criteria. They 
	are taken from Conservation Area Appraisals, 
	where identified, and have been recently 
	updated by the Council’s Building Conservation 
	Team. There may be some repetition with views 
	and vistas of city-wide significance, for example 
	along Church Gate. 

	(Labelled CA CG VP 1, 2 etc.; CA NW VP 1, 2, 3 
	(Labelled CA CG VP 1, 2 etc.; CA NW VP 1, 2, 3 
	etc.)

	(3) Local Character Area Views 
	(3) Local Character Area Views 

	These views are those identified in the Townscape 
	These views are those identified in the Townscape 
	Analysis and Design Guidance Evidence 
	Documents for each Character Area.  Some of 
	the views meet the assessment criteria, but not 
	all. 

	(Labelled ChA MS VP 1, 2 etc.; ChA NW VP 1, 2, 
	(Labelled ChA MS VP 1, 2 etc.; ChA NW VP 1, 2, 
	3 etc.)

	It should be noted that some of these views 
	It should be noted that some of these views 
	have been identified in the detailed townscape 
	analysis of the Character Areas as significant 
	to the urban fabric and contributing to the 
	distinctiveness of those areas. Some  of those 
	views will not fall within the criteria for this 
	assessment, however. Further, there are also 
	views identified which are to be considered for 
	all new development, not just proposals for tall 
	development, and in particular to areas which 
	are likely to undergo considerable change 
	requiring new landmarks and connections to 
	create legible and well connected places. 

	To establish the extent of the area defined as 
	To establish the extent of the area defined as 
	‘Area Constrained by Heritage’
	 in Figure 4.11 and 
	4.12 in Section 4, Policy Development, it is mainly 
	the views and vistas of city-wide significance that 
	have been used. The Conservation Area Views 
	are mostly captured within the Conservation 
	Areas and their buffer zones and the details of 
	the Local Character Area views can be found 
	within each individual Townscape Analysis and 
	Design Guidance Evidence Document. 

	Views are captured in this document at a 
	Views are captured in this document at a 
	moment in time. As development takes place 
	or buildings are removed views can be opened 
	up and offer a view that could be considered to 
	be of townscape and heritage value. Obviously, 
	the criteria for considering the importance of 
	views tends to be weighted towards historical 
	importance and sense of place established 
	over time. However, a watching brief needs to 
	be placed on these and consideration given to 
	them when developments are proposed. The 
	Council will look to identify these views. 

	Views of the Cathedral and skyline views
	Views of the Cathedral and skyline views

	As stated previously the Council needs to 
	As stated previously the Council needs to 
	undertake further work on skyline views and gain 
	a  more comprehensive understanding of where 
	the Cathedral can be viewed from and the 
	importance of those locations. 
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	Views
	Views
	Views


	Figure
	Local character area views
	Local character area views
	Local character area views


	Conservation area appraisal 
	Conservation area appraisal 
	Conservation area appraisal 
	views


	Figure
	Views & vistas of city wide 
	Views & vistas of city wide 
	Views & vistas of city wide 
	significance


	Figure
	Existing development at 8 
	Existing development at 8 
	Existing development at 8 
	storeys and above


	Note: all viewpoints indicate 
	Note: all viewpoints indicate 
	Note: all viewpoints indicate 
	general viewing direction but do 
	not represent the whole viewing 
	experience  or complete angle of 
	view 


	Figure 3.51Views Assessment (with viewpoint locations and names)
	Figure 3.51Views Assessment (with viewpoint locations and names)
	Figure 3.51Views Assessment (with viewpoint locations and names)
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	Local character area views
	Local character area views
	Local character area views


	Conservation area appraisal 
	Conservation area appraisal 
	Conservation area appraisal 
	views


	Figure
	Views & vistas of city wide 
	Views & vistas of city wide 
	Views & vistas of city wide 
	significance


	Figure
	Note: all viewpoints indicate 
	Note: all viewpoints indicate 
	Note: all viewpoints indicate 
	general viewing direction but do 
	not represent the whole viewing 
	experience  or complete angle of 
	view 


	Figure 3.52 Views Assessment (with viewpoint locations)
	Figure 3.52 Views Assessment (with viewpoint locations)
	Figure 3.52 Views Assessment (with viewpoint locations)


	Understanding the Historical Context 
	Understanding the Historical Context 
	Understanding the Historical Context 

	Understanding how the city has evolved and 
	Understanding how the city has evolved and 
	grown over time, including its changing skyline, 
	is crucial to establishing its historical context 
	and the contribution it makes to present day 
	Leicester. Of particular importance are the 
	street pattern, key landmarks (including bridges 
	and gateways), key spaces and junctions and 
	nodes. All of these elements are recognisable in 
	the townscape today as they were historically. 
	The use of historical information, such as maps, 
	over relevant time periods, can assist this process. 

	This section is not intended to give a full account 
	This section is not intended to give a full account 
	of the history of Leicester which can be sought 
	from other research and documents beyond the 
	scope of this evidence document. 

	Roman Era 43 -409AD
	Roman Era 43 -409AD

	Figure 3.53
	Figure 3.53
	 
	overlays the approximate location 
	of the Roman roads entering Leicester, or Ratae 
	Corieltauvorum
	 
	as it was known then, on a 
	present day Ordnance Survey plan. The Fosse 
	Way can be identified running south-west/north 
	-east. There are also additional roads running 
	east/west and south/north-west. Obviously, 
	over time development due to the growth of 
	Leicester its suburbs and connecting villages has 
	meant that the historical significance of these 
	routes are no longer immediately recognisable. 
	The views that would have been experienced 
	from further afield in the past are not the same. 

	When considering the same plan at a larger scale 
	When considering the same plan at a larger scale 
	(Figure 3.54) focussing on the former Roman 
	roads and how they enter the current city centre 
	via gateways / gates, we can however, identify 
	some areas of the city where the connections 
	and street pattern survive today. Throughout 
	Leicester’s history the need to cross the River 
	Soar has been a recurring challenge to be 
	overcome. 

	From the north (Little Chester Road):
	From the north (Little Chester Road):

	Woodgate - North Bridge – Northgate Street – 
	Woodgate - North Bridge – Northgate Street – 
	Highcross Street (meeting the Fosse Way at the 
	present day Jubillee Square)

	Fosse Way: Belgrave Road – Belgrave Gate 
	Fosse Way: Belgrave Road – Belgrave Gate 
	(terminating at the current location of the 
	Clocktower)

	From the west (Via Devana):
	From the west (Via Devana):

	Glenfield Road – St. Augustine Road – West 
	Glenfield Road – St. Augustine Road – West 
	Bridge (meeting the Fosse Way outside the west 
	gate)

	From the east (Via Devana):
	From the east (Via Devana):

	Evington Footway – New Walk – Newarke Street 
	Evington Footway – New Walk – Newarke Street 
	(terminating at the current location of the 
	Magazine Gateway)

	From the south (Tripontium Road):
	From the south (Tripontium Road):

	Aylestone Road – Oxford Street (terminating 
	Aylestone Road – Oxford Street (terminating 
	close to the current location of the medieval 
	Magazine Gateway)  

	Fosse Way: St Augustine Road – West Bridge 
	Fosse Way: St Augustine Road – West Bridge 
	(where it meets the road from the west)

	It is notable that, in the city centre, not only 
	It is notable that, in the city centre, not only 
	are the former Roman roads discernible in the 
	present day street pattern, but also through 
	the location of bridges and gateways and the 
	crossing points over the River Soar.  Further, the 
	junctions and termination points of the roads are 
	represented today by landmark buildings. Figure 
	3.55 shows the plan at a larger scale with those 
	locations identified. 

	Map Regression:
	Map Regression:

	To identify the changes, or not, in the built 
	To identify the changes, or not, in the built 
	environment over time a series of maps have 
	been considered. The maps shown are;

	John Speede Plan 1610 - one of the earliest 
	John Speede Plan 1610 - one of the earliest 
	recorded maps of Leicester

	Roberts Plan 1741 
	Roberts Plan 1741 

	Burton Plan 1844
	Burton Plan 1844

	1914 – 1916 Ordnance Survey Plan (exact date 
	1914 – 1916 Ordnance Survey Plan (exact date 
	unknown)

	1953 – 1958 Ordnance Survey Plan (exact date 
	1953 – 1958 Ordnance Survey Plan (exact date 
	unknown)

	On these maps certain elements have been 
	On these maps certain elements have been 
	highlighted;

	Blue circles represent key nodes, spaces and 
	Blue circles represent key nodes, spaces and 
	junctions

	Yellow circles represent key landmark buildings 
	Yellow circles represent key landmark buildings 
	or structures 

	Solid red lines represent the approximate 
	Solid red lines represent the approximate 
	location of the Roman roads

	Dashed red lines represent significant new routes 
	Dashed red lines represent significant new routes 
	in the street pattern                       

	Observations are outlined under each map 
	Observations are outlined under each map 
	section. The townscape elements that have 
	been considered are predominantly those which 
	are discernible to the present day and may be 
	considered to have a significant impact on the 
	city, rather than at a more local level as part of 
	the urban fabric.  For a more detailed assessment 
	of the historic environment within the Character 
	Areas we would recommend viewing the nine 
	Townscape Assessment and Design Guidance 
	Evidence Documents for each Character Area. 
	The Conservation Area Appraisals also contain 
	further information.               

	It is acknowledged that over time structures and 
	It is acknowledged that over time structures and 
	building will have evolved and changed. The 
	map progression mostly considers locations and 
	their relevance to the present day, rather than 
	the buildings themselves. 


	Figure
	Little Chester Road
	Little Chester Road
	Little Chester Road


	Fosse Way
	Fosse Way
	Fosse Way


	Via Devana
	Via Devana
	Via Devana


	Mancetter Road
	Mancetter Road
	Mancetter Road


	Via Devana
	Via Devana
	Via Devana


	Tripontium Road
	Tripontium Road
	Tripontium Road


	Fosse Way
	Fosse Way
	Fosse Way


	Figure 3.53 Approximate location of the Roman Roads (Leicester) 
	Figure 3.53 Approximate location of the Roman Roads (Leicester) 
	Figure 3.53 Approximate location of the Roman Roads (Leicester) 
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	Via Devana
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	Via Devana
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	Via Devana


	Fosse Way
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	Tripontium Road
	Tripontium Road
	Tripontium Road


	Figure 3.54 Approximate location of the Roman Roads (Leicester city) 
	Figure 3.54 Approximate location of the Roman Roads (Leicester city) 
	Figure 3.54 Approximate location of the Roman Roads (Leicester city) 
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	Little Chester Road
	Little Chester Road
	Little Chester Road


	Fosse Way
	Fosse Way
	Fosse Way


	Via Devana
	Via Devana
	Via Devana


	Fosse Way
	Fosse Way
	Fosse Way


	Via Devana
	Via Devana
	Via Devana


	Nodes, spaces and junctions
	Nodes, spaces and junctions
	Nodes, spaces and junctions
	Nodes, spaces and junctions
	Nodes, spaces and junctions
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	Landmark buildings / structures
	Landmark buildings / structures
	Landmark buildings / structures


	Roman roads 
	Roman roads 
	Roman roads 

	(approximate location)
	(approximate location)


	Figure
	Significant new routes 
	Significant new routes 
	Significant new routes 


	Figure

	Figure

	Tripontium Road
	Tripontium Road
	Tripontium Road


	Figure 3.55 Approximate location of the Roman Roads (Leicester city centre) 
	Figure 3.55 Approximate location of the Roman Roads (Leicester city centre) 
	Figure 3.55 Approximate location of the Roman Roads (Leicester city centre) 


	1610 John Speede Plan 
	1610 John Speede Plan 
	1610 John Speede Plan 

	There are no surviving plans of Leicester from the 
	There are no surviving plans of Leicester from the 
	medieval period. The Speede plan of 1610 is one 
	of the earliest surviving plans and captures many 
	of the townscape elements of the medieval 
	period. However, John Speede was known to 
	be innacurate.

	Roman Roads:
	Roman Roads:

	The Roman road from the north (Little Chester 
	The Roman road from the north (Little Chester 
	Road) with the North Bridge crossing remain 
	discernable terminating at the junction between 
	High Cross Street and High Street (as labelled 
	on the Speede plan). Part of the Fosse Way is 
	shown meeting at Belgrave Gate. The Roman 
	road from the south (Tripontium Road) meets the 
	South Gate and forms a node with the Magazine 
	Gateway. From the west the Roman roads are 
	no longer as clear but West Bridge remains as 
	the principle crossing. 

	Landmark Buildings and Structures:
	Landmark Buildings and Structures:

	The North, West, and South Gates are clearly 
	The North, West, and South Gates are clearly 
	identifiable on Speede’s plan. The East Gate is 
	labelled, but would have been located at the 
	end of Belgrave Gate (below the ‘11’ on the 
	plan)

	Buildings and structures remaining from the 
	Buildings and structures remaining from the 
	medieval period to the present day include;

	Leicester Abbey  precinct wall
	Leicester Abbey  precinct wall

	St. Margaret’s Church
	St. Margaret’s Church

	St. Martin’s Church
	St. Martin’s Church

	St. Nicholas Church
	St. Nicholas Church

	St. Mary (de Castro)
	St. Mary (de Castro)

	The Castle (mound)
	The Castle (mound)

	Trinity Hospital (labelled Ould Hospital)
	Trinity Hospital (labelled Ould Hospital)

	The Newarke (labelled The Newe Warke) and 
	The Newarke (labelled The Newe Warke) and 
	including Skeffington House (labelled Scevington 
	House)

	Magazine Gateway (not labelled on plan)
	Magazine Gateway (not labelled on plan)

	Castle Turret (not labelled on plan)
	Castle Turret (not labelled on plan)

	Nodes, Spaces and Junctions:
	Nodes, Spaces and Junctions:

	Market Place (labelled Satterdayes Market)
	Market Place (labelled Satterdayes Market)

	Junction of Belgrave Gate, Church Gate, 
	Junction of Belgrave Gate, Church Gate, 
	Humberstone Gate (location of the East Gate)

	Junction of Highcross Street and High Street 
	Junction of Highcross Street and High Street 
	(location of the High Cross in the plan)

	Node to the south at termination of former 
	Node to the south at termination of former 
	Roman road (location of the South Gate and 
	Magazine Gateway in the plan)

	West Bridge
	West Bridge

	North Bridge 
	North Bridge 

	Significant Routes (excluding Roman roads):
	Significant Routes (excluding Roman roads):

	Sanvey Gate (labelled Sinuis Street)
	Sanvey Gate (labelled Sinuis Street)

	Church Gate (labelled Churche Gate)
	Church Gate (labelled Churche Gate)

	Humberstone Gate
	Humberstone Gate

	 
	 


	Figure
	John Speede Plan 1610
	John Speede Plan 1610
	John Speede Plan 1610


	1741 Roberts Plan 
	1741 Roberts Plan 
	1741 Roberts Plan 

	Whilst the map is slightly distorted it provides 
	Whilst the map is slightly distorted it provides 
	a good representation from the time it was 
	produced. Significant routes, nodes and 
	landmarks remain identifiable, many from the 
	medieval period. 

	Roman Roads:
	Roman Roads:

	The Roman roads from the north with the North 
	The Roman roads from the north with the North 
	Bridge crossing remain discernable terminating 
	at the junction between High Cross Street and 
	Swines Market (now High Street). The part of the 
	Fosse Way towards Belgrave Gate terminates at 
	a key node (the present day location of the Clock 
	Tower). From the south they are still identifiable 
	with a node emerging (the present day location 
	of the medieval Magazine Gateway). From the 
	west the Roman roads are no longer as clear but 
	West Bridge remains as the principle crossing. 

	Landmark Buildings and Structures:
	Landmark Buildings and Structures:

	Majority remain identifiable from the medieval 
	Majority remain identifiable from the medieval 
	period.

	Identifiable are;
	Identifiable are;

	All Saints Church (along Highcross Street)
	All Saints Church (along Highcross Street)

	St. Margaret’s Church – clearly terminating the 
	St. Margaret’s Church – clearly terminating the 
	streets of Sanvey Gate and Church Gate

	St. Martins (Cathedral) 
	St. Martins (Cathedral) 

	Town Hall (Guildhall)
	Town Hall (Guildhall)

	St. Nicholas Church
	St. Nicholas Church

	Jewry Wall
	Jewry Wall

	Holy Bones
	Holy Bones

	St. Marys (de Castro) and Turret Gateway 
	St. Marys (de Castro) and Turret Gateway 

	The (castle) mound
	The (castle) mound

	Greyfriars
	Greyfriars

	North Mill
	North Mill

	Trinity Hospital
	Trinity Hospital

	Great Meeting House 
	Great Meeting House 

	Wyggstons Hospital
	Wyggstons Hospital

	Magazine Gateway 
	Magazine Gateway 

	Nodes, Spaces and Junctions:
	Nodes, Spaces and Junctions:

	Identifiable are;
	Identifiable are;

	Market Place
	Market Place

	Sheep Market
	Sheep Market

	Corn Mill
	Corn Mill

	Junction of Belgrave Gate, Church Gate, 
	Junction of Belgrave Gate, Church Gate, 
	Gallowtree Gate, Swines Market (now High 
	Street)

	Junction of Highcross Street (former Roman 
	Junction of Highcross Street (former Roman 
	road) and Swines Market (now High Street)

	Node to the south at termination of former 
	Node to the south at termination of former 
	Roman road

	West Bridge
	West Bridge

	North Bridge
	North Bridge

	Significant New Routes:
	Significant New Routes:

	Humberstone Gate
	Humberstone Gate

	Gallowtree Gate
	Gallowtree Gate


	Figure
	Nodes, spaces and junctions
	Nodes, spaces and junctions
	Nodes, spaces and junctions
	Nodes, spaces and junctions
	Nodes, spaces and junctions
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	Landmark buildings / structures
	Landmark buildings / structures
	Landmark buildings / structures


	Roman roads 
	Roman roads 
	Roman roads 

	(approximate location)
	(approximate location)


	Figure
	Significant new routes 
	Significant new routes 
	Significant new routes 


	Figure

	Figure

	Roberts Plan 1741 
	Roberts Plan 1741 
	Roberts Plan 1741 


	Figure
	The Castle and St Mary de Castro from 
	The Castle and St Mary de Castro from 
	The Castle and St Mary de Castro from 
	about 1890 from across the river before 
	the engineering works  to create the 
	Mile Straight (Malcolm Elliot: Leicester - A 
	Pictorial History)


	Figure
	Figure
	A view of the Abbey meadows in the mid-19th century 
	A view of the Abbey meadows in the mid-19th century 
	A view of the Abbey meadows in the mid-19th century 
	before the creation of Abbey Park (Malcolm Elliot: Leicester - 
	A Pictorial History)


	The old West Bridge from around 1841 
	The old West Bridge from around 1841 
	The old West Bridge from around 1841 
	(Malcolm Elliot: Leicester - A Pictorial History)


	Figure
	St. Mary de Castro and the Castle Mound, 1795 (John Nichols: The History and 
	St. Mary de Castro and the Castle Mound, 1795 (John Nichols: The History and 
	St. Mary de Castro and the Castle Mound, 1795 (John Nichols: The History and 
	Antiquities of the County of Leicester) 


	Figure
	Figure
	Leicester Market Place, 
	Leicester Market Place, 
	Leicester Market Place, 
	by I.C. Cockshaw in 1812. 
	The Exchange is on the left 
	(Malcolm Elliot: Leicester - A 
	Pictorial History)


	A watercolour by W.Millican of 
	A watercolour by W.Millican of 
	A watercolour by W.Millican of 
	the Exchange built in 1747. It 
	was replaced by the present 
	Corn Exchange in the 1850s 
	(Malcolm Elliot: Leicester - A 
	Pictorial History)


	Figure
	Figure
	 Trinity Hospital as illustrated by John Nichols in 1796 (Malcolm 
	 Trinity Hospital as illustrated by John Nichols in 1796 (Malcolm 
	 Trinity Hospital as illustrated by John Nichols in 1796 (Malcolm 
	Elliot: Leicester - A Pictorial History)


	The Town Hall, completed in 1876 (Malcolm Elliot: Leicester 
	The Town Hall, completed in 1876 (Malcolm Elliot: Leicester 
	The Town Hall, completed in 1876 (Malcolm Elliot: Leicester 
	- A Pictorial History)


	Figure
	1844 Burton Plan
	1844 Burton Plan
	1844 Burton Plan

	This plan is much less distorted and shows the 
	This plan is much less distorted and shows the 
	growth of Leicester, in particular to the south 
	and east. 

	Roman Roads:
	Roman Roads:

	Remain clearly identifiable in the street pattern. 
	Remain clearly identifiable in the street pattern. 
	Newarke Street formalises a medieval part from 
	the south east. 

	Landmark Buildings and Structures:
	Landmark Buildings and Structures:

	The majority of those identified in the section 
	The majority of those identified in the section 
	above remain.

	Identifiable (in addition to 1741) :
	Identifiable (in addition to 1741) :

	St. George’s Church
	St. George’s Church

	County Gaol
	County Gaol

	Castle House
	Castle House

	Exchange to the south of the Market Place 
	Exchange to the south of the Market Place 

	Trinity Church 
	Trinity Church 

	Assembly Rooms
	Assembly Rooms

	Leicester Workhouse
	Leicester Workhouse

	County House of Correction
	County House of Correction

	Nodes, Spaces and Junctions:
	Nodes, Spaces and Junctions:

	Of those identified in 1741 the majority have 
	Of those identified in 1741 the majority have 
	become formalised in the townscape.

	Identifiable (in addition to 1741) :
	Identifiable (in addition to 1741) :

	Abbey Land (accompanied by a picture of the 
	Abbey Land (accompanied by a picture of the 
	Abbey in 1826)

	Infirmary Square
	Infirmary Square

	Russell Square
	Russell Square

	Foundry Square
	Foundry Square

	Welford Place
	Welford Place

	Significant New Routes:
	Significant New Routes:

	Belvoir Street
	Belvoir Street

	Gallowtree Gate extending to the new routes of 
	Gallowtree Gate extending to the new routes of 
	Granby Street and London Road

	Welford Road
	Welford Road

	Mill Lane in the west to a new emerging crossing
	Mill Lane in the west to a new emerging crossing

	on the River Soar
	on the River Soar

	Routes to West Bridge have been established 
	Routes to West Bridge have been established 
	with new development to the west of the River 
	Soar (Braunstone Gate)

	New Walk (established 1785)
	New Walk (established 1785)

	New railway lines to the west and south of the 
	New railway lines to the west and south of the 
	city are identifiable. The Leicester Canal is clearly 
	identifiable in the north.


	Nodes, spaces and junctions
	Nodes, spaces and junctions
	Nodes, spaces and junctions
	Nodes, spaces and junctions
	Nodes, spaces and junctions


	Figure
	Landmark buildings / structures
	Landmark buildings / structures
	Landmark buildings / structures


	Roman roads 
	Roman roads 
	Roman roads 

	(approximate location)
	(approximate location)


	Figure
	Significant new routes 
	Significant new routes 
	Significant new routes 


	Figure

	Figure

	Burton Plan 1844
	Burton Plan 1844
	Burton Plan 1844


	Figure
	Figure
	Town Hall (now the Guildhall),1825 (John Flower: Views of 
	Town Hall (now the Guildhall),1825 (John Flower: Views of 
	Town Hall (now the Guildhall),1825 (John Flower: Views of 
	Ancient Buildings in the Town and County of Leicester)


	The Newarke in the late 18th century showing Trinity Hospital to the right 
	The Newarke in the late 18th century showing Trinity Hospital to the right 
	The Newarke in the late 18th century showing Trinity Hospital to the right 
	(Malcolm Elliot: Leicester - A Pictorial History)


	Figure
	Figure
	New Street (Images of England Central 
	New Street (Images of England Central 
	New Street (Images of England Central 
	Leicester: Stephen Butt)


	Oxford Street looking south in the Edwardian era. 
	Oxford Street looking south in the Edwardian era. 
	Oxford Street looking south in the Edwardian era. 
	The Magazine Gateway is on the right (Images of 
	England Central Leicester: Stephen Butt)


	Figure
	Welford Road Cemetery was opened in 1849. The chapel, placed 
	Welford Road Cemetery was opened in 1849. The chapel, placed 
	Welford Road Cemetery was opened in 1849. The chapel, placed 
	on a elevated position was demolished in the 1960s (Malcolm Elliot: 
	Leicester - A Pictorial History). Below a view of the Chapel from that 
	time (unkown artist)


	Figure
	Figure
	View from Newarke Bridge showing 
	View from Newarke Bridge showing 
	View from Newarke Bridge showing 
	the spires of St Mary de Castro and the 
	Cathedral from the early 19th century 
	(Images of England Central Leicester: 
	Stephen Butt)


	Figure
	High Cross Street 1825 (John Flower: 
	High Cross Street 1825 (John Flower: 
	High Cross Street 1825 (John Flower: 
	Views of Ancient Buildings in the 
	Town and County of Leicester)


	Figure
	1914-1916 Ordnance Survey Plan 
	1914-1916 Ordnance Survey Plan 
	1914-1916 Ordnance Survey Plan 

	Roman Roads:
	Roman Roads:

	Remain clearly identifiable in the street pattern
	Remain clearly identifiable in the street pattern

	Landmark Buildings and Structures:
	Landmark Buildings and Structures:

	Majority of those identified in the section above 
	Majority of those identified in the section above 
	remain.

	Identifiable (in addition to 1741 and 1844): 
	Identifiable (in addition to 1741 and 1844): 

	St. Marks Church
	St. Marks Church

	Town Hall 
	Town Hall 

	Public Hall (de Montfort Hall)
	Public Hall (de Montfort Hall)

	County Court 
	County Court 

	Trinity Hospital Almshouses and Chapel
	Trinity Hospital Almshouses and Chapel

	(Rugby) Football Ground
	(Rugby) Football Ground

	The Clock Tower
	The Clock Tower

	St. Stephen’s Church
	St. Stephen’s Church

	Leicester Railway Station Port Cochere
	Leicester Railway Station Port Cochere
	 
	New Walk Museum and Art Gallery

	Nodes, Spaces and Junctions:
	Nodes, Spaces and Junctions:

	Majority of those identified in the section above 
	Majority of those identified in the section above 
	remain. 

	Identifiable (in addition to 1741 and 1844): 
	Identifiable (in addition to 1741 and 1844): 

	Abbey Park and Victoria Park have become 
	Abbey Park and Victoria Park have become 
	more established and formally landscaped

	Town Hall Square
	Town Hall Square

	Welford Road cemetery
	Welford Road cemetery

	Significant New Routes:
	Significant New Routes:

	New Walk and associated spaces have become 
	New Walk and associated spaces have become 
	more established and formalised (it was first 
	established in 1785)

	The extension of the Leicester canal and the 
	The extension of the Leicester canal and the 
	‘Mile Straight’ and new bridges are identifiable

	Also, the new tram lines and new roads to make 
	Also, the new tram lines and new roads to make 
	way for the tram.


	Nodes, spaces and junctions
	Nodes, spaces and junctions
	Nodes, spaces and junctions
	Nodes, spaces and junctions
	Nodes, spaces and junctions


	Figure
	Landmark buildings / structures
	Landmark buildings / structures
	Landmark buildings / structures


	Roman roads 
	Roman roads 
	Roman roads 

	(approximate location)
	(approximate location)


	Figure
	Significant new routes 
	Significant new routes 
	Significant new routes 


	Figure

	Figure

	1914-1916 Ordnance Survey Plan
	1914-1916 Ordnance Survey Plan
	1914-1916 Ordnance Survey Plan


	Figure
	1953-1958 Ordnance Survey Plan 
	1953-1958 Ordnance Survey Plan 
	1953-1958 Ordnance Survey Plan 

	Roman Roads:
	Roman Roads:

	Remain clearly identifiable in the street pattern
	Remain clearly identifiable in the street pattern

	Landmark Buildings and Structures:
	Landmark Buildings and Structures:

	The majority of those identified in the section 
	The majority of those identified in the section 
	above remain 

	Identifiable (in addition to 1741, 1844 and 1916): 
	Identifiable (in addition to 1741, 1844 and 1916): 

	War Memorial 
	War Memorial 

	Lancaster Place including Fire Station
	Lancaster Place including Fire Station

	Wyggeston School
	Wyggeston School

	Granby Halls
	Granby Halls

	Nodes, Spaces and Junctions:
	Nodes, Spaces and Junctions:

	Majority of those identified in the section above 
	Majority of those identified in the section above 
	remain. 

	Identifiable (in addition to 1741, 1844 and 1916): 
	Identifiable (in addition to 1741, 1844 and 1916): 

	Castle Gardens (now formalised with pathways 
	Castle Gardens (now formalised with pathways 
	through.

	Significant New Routes: 
	Significant New Routes: 

	There are nonw within the CDA.
	There are nonw within the CDA.


	Nodes, spaces and junctions
	Nodes, spaces and junctions
	Nodes, spaces and junctions
	Nodes, spaces and junctions
	Nodes, spaces and junctions


	Figure
	Landmark buildings / structures
	Landmark buildings / structures
	Landmark buildings / structures


	Roman roads 
	Roman roads 
	Roman roads 

	(approximate location)
	(approximate location)


	Figure
	Significant new routes 
	Significant new routes 
	Significant new routes 


	Figure

	Figure

	1953-1958 Ordnance Survey Plan 
	1953-1958 Ordnance Survey Plan 
	1953-1958 Ordnance Survey Plan 


	Figure
	The Market Approach pictured around 1910. (Images of England 
	The Market Approach pictured around 1910. (Images of England 
	The Market Approach pictured around 1910. (Images of England 
	Central Leicester: Stephen Butt)


	Figure
	Figure
	A bird’s-eye view of the Leicester University campus 
	A bird’s-eye view of the Leicester University campus 
	A bird’s-eye view of the Leicester University campus 
	in the mid 1970s with Victoria Park in the background 
	(Ben Beazley: Leicester Then and Now)


	Entrance to the Market Place in 1902  (Malcolm Elliot: Leicester 
	Entrance to the Market Place in 1902  (Malcolm Elliot: Leicester 
	Entrance to the Market Place in 1902  (Malcolm Elliot: Leicester 
	- A Pictorial History)


	Figure
	Figure
	New Walk in about 1900 (Images of England Central 
	New Walk in about 1900 (Images of England Central 
	New Walk in about 1900 (Images of England Central 
	Leicester: Stephen Butt)


	Gallowtree Gate pictured around 1910. (LCC)
	Gallowtree Gate pictured around 1910. (LCC)
	Gallowtree Gate pictured around 1910. (LCC)


	Figure
	Figure
	Belgrave Gate in the 1890s. The Palace Theatre can be seen on the 
	Belgrave Gate in the 1890s. The Palace Theatre can be seen on the 
	Belgrave Gate in the 1890s. The Palace Theatre can be seen on the 
	left and the spire of St. Mark’s in the distance (Malcolm Elliot: Leicester 
	- A Pictorial History)


	Figure
	High Street in the early 1900s with the Clock 
	High Street in the early 1900s with the Clock 
	High Street in the early 1900s with the Clock 
	Tower in the distance taken before it was 
	widened (Ben Beazley: Leicester Then and 
	Now)


	Welford Place pictured in the 1920s (source 
	Welford Place pictured in the 1920s (source 
	Welford Place pictured in the 1920s (source 
	unknown)


	Figure
	Foundry Square 
	Foundry Square 
	Foundry Square 
	in 1937 (source 
	unknown)


	Image of Leicester and Cultural Importance 
	Image of Leicester and Cultural Importance 
	Image of Leicester and Cultural Importance 

	The 2,000-year history of Leicester is reflected in 
	The 2,000-year history of Leicester is reflected in 
	its rich built heritage and its distinct character 
	areas. The importance of Leicester’s history is 
	valued and historical landmarks and places are 
	well used in marketing and tourism information 
	and documentation for Leicester. Examples in 
	Figures 3.58 to 3.511 show their extensive use.

	However, it is not just the built heritage that 
	However, it is not just the built heritage that 
	is valued and contributes to the identity and 
	image of Leicester. 

	When the Council commissioned a wayfinding 
	When the Council commissioned a wayfinding 
	and signage strategy for the city in 2016, 
	workshops and consultations were undertaken 
	with residents, businesses and interest groups  to 
	inform its development.

	Figure
	Figure
	 
	3.56 shows a simplified mental map  of 
	the city, produced at the time, which identifies 
	the Cathedral and Leicester Castle alongside 
	both Universities, parks, the football and rugby 
	stadia,  shopping destinations and key public 
	transport locations. Interestingly, but perhaps 
	unsurprisingly, the location of the Clock Tower 
	is identified as the ‘centre of Leicester’. Further 
	along in the process landmarks to be used on the 
	new signage were developed and consulted 
	on. Figure 3.57
	 
	shows part of the finalised 
	collection. There are 27 landmarks and amongst 
	the majority of buildings of heritage significance 
	are others that also are considered to contribute 
	to the image and culture of Leicester;

	Jain Centre
	Jain Centre

	Curve
	Curve

	John Lewis
	John Lewis

	King Power Stadium
	King Power Stadium

	Welford Road Stadium 
	Welford Road Stadium 

	Mercury Place
	Mercury Place

	The Summit
	The Summit

	National Space Centre
	National Space Centre

	The Curve, Orton Square and Jubilee Square 
	The Curve, Orton Square and Jubilee Square 
	also feature regularly in marketing information 
	and documentation for Leicester.

	From a marketing perspective it is regarded that 
	From a marketing perspective it is regarded that 
	Richard III, the National Space Centre and both 
	the rugby and footbal clubs represent the image 
	of Leicester on a national rather than local scale.  

	Given the potential prominence and impact 
	Given the potential prominence and impact 
	of tall development, the views assessment has 
	identified cultural importance and the image of 
	Leicester as criteria for assessing the importance 
	of the view. The assessment is in Appendix 6 and 
	states views where this has been considered.

	The Council also recognises that further 
	The Council also recognises that further 
	consultation and discussions on this aspect is 
	required. 
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	Figure 3.57 Selected Landmarks Identified in Wayfinding and Signage Strategy
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	Figure 3.58 Images from the Leicester Tourism 
	Figure 3.58 Images from the Leicester Tourism 
	Figure 3.58 Images from the Leicester Tourism 
	Action Plan (2020-2025)
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	Figure 3.59 Images from the Leicester and Leicestershire Tourism Growth 
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	Figure 3.510 Images from St. George’s Cultural 
	Figure 3.510 Images from St. George’s Cultural 
	Figure 3.510 Images from St. George’s Cultural 
	Quarter Action Plan (2016-2020)
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	Figure 3.511 Images from the Leicester Economic Action Plan (2016-2020)
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	4.1 The Heritage Constraints Merged
	4.1 The Heritage Constraints Merged
	Figure 4.11 combines the heritage constraints 
	Figure 4.11 combines the heritage constraints 
	identified in section 3.4, Leicester’s Heritage.

	The merging of the heritage constraints, 
	The merging of the heritage constraints, 
	in Figure 4.12, identifies an area within the 
	Central Development Area which is viewed 
	to be ‘constrained’. It is considered that tall 
	development (of 8 storeys and above) in this 
	area is most likely have a harmful effect on the 
	historic environment within the CDA. 

	This highlighted area also includes a few small 
	This highlighted area also includes a few small 
	areas which are within the city centre retail area 
	(and outside the heritage constraints area) and 
	where ‘no guidance is required’ as these areas 
	are unlikely to come forward for development, 
	for example, Highcross Shopping Centre. 
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	Areas constrained by heritage & 
	no guidance required


	Figure 4.12 Heritage Constraints Merged
	Figure 4.12 Heritage Constraints Merged
	Figure 4.12 Heritage Constraints Merged
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	4.2 Areas Offering Potential for Tall Development

	Figure 4.21 outlines areas offering potential for 
	Figure 4.21 outlines areas offering potential for 
	some tall development, which is defined as 
	‘development of 8 storeys and above’. 

	These areas have primarily been identified 
	These areas have primarily been identified 
	through detailed consideration of townscape 
	and heritage constraints as outlined in this 
	document and in the Townscape Analysis and 
	Design Guidance Evidence Documents for each 
	Character Area. This has included 3D modelling 
	using the Leicester city model. 

	The areas also reflect current planning approvals 
	The areas also reflect current planning approvals 
	for proposals which contain elements of 8 
	storeys and above (24 metres and above) and 
	where they are consistent with the findings of the 
	townscape analysis.

	The smaller areas identified, for example, at the 
	The smaller areas identified, for example, at the 
	junction of Vaughan Way and St. Margarets Way 
	and to the southern end of Bath Lane represent 
	conclusions following detailed analysis where it 
	is considered that a part of a site or a particular 
	element of a proposal could be 8 storeys and 
	above. 

	The areas identified are defined as ‘areas 
	The areas identified are defined as ‘areas 
	offering potential for 
	some
	 tall development’. It 
	should not be assumed that all of the site allows 
	for a blanket application for tall development. 
	The appropriateness of any proposal will be 
	considered on a site by site basis and will need 
	to be considered in line with policy.

	In addition, the ‘areas offering potential for 
	In addition, the ‘areas offering potential for 
	some
	 tall development’ identified are not 
	‘unconstrained’ and those constraints and 
	context need to be carefully considered 
	alongside any development proposals. Indeed, 
	a few of the areas identified fall within the ‘areas 
	constrained by heritage’ and so consideration 
	for the townscape setting is crucial to the 
	acceptability of any proposals. These areas have 
	been considered in more detail in the individual 
	Townscape Analysis and Design Guidance 
	Evidence Document for each Character Area 
	and should be referred to. This is particularly 
	important for the areas identified adjacent to 
	Abbey Park in the St. Margaret’s Character Area 
	and within the Mansfield Street Character Area. 

	 
	 

	The Council recognises that there are already a 
	The Council recognises that there are already a 
	number of existing tall developments within the 
	Central Development Area that are 8 storeys 
	and above. Whilst some tall developments make 
	a positive contribution to the townscape, others 
	may not for various reasons. Therefore, the Draft 
	Local Plan policy acknowledges that there is 
	potential for tall development in locations where 
	it already exists but it should not be assumed 
	that the Council will support future development 
	proposals at the same mass, scale and built 
	form or additional development to change the  
	mass, scale and built form. The same process for 
	assessing proposals will be required.
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	(8 storeys and above)
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	development
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	Existing development at 8 storeys 
	Existing development at 8 storeys 
	and above
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	Tall Development

	Figure 4.31 is a combination of:
	Figure 4.31 is a combination of:

	- the ‘areas constrained’ by heritage; and
	- the ‘areas constrained’ by heritage; and

	- the ‘areas offering potential for some tall 
	- the ‘areas offering potential for some tall 
	development’; and 

	- existing development at 8 storeys and above; 
	- existing development at 8 storeys and above; 
	and

	        
	        

	- Character Area Townscape Guidance 
	- Character Area Townscape Guidance 
	Evidence Documents constraints. 

	For proposals within ‘Character Area Townscape 
	For proposals within ‘Character Area Townscape 
	Guidance Constraints’ area, reference should 
	be made to the relevant Townscape Analysis 
	and Design Guidance Evidence Documents 
	for that Character Area for a more detailed 
	townscape analysis and guidance, including 
	proposed heights. 
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	Areas constrained by heritage & no 
	Areas constrained by heritage & no 
	guidance required
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	Character Area Townscape Guidance 
	Character Area Townscape Guidance 
	constraints - (refer to documents for 
	more detail)
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	development


	Existing development at 8 storeys and 
	Existing development at 8 storeys and 
	Existing development at 8 storeys and 
	above
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	Figure 4.31 Constraints and Areas Offering Potential for Tall Development 


	5. Future Considerations 
	5. Future Considerations 
	5. Future Considerations 
	and the Tall Development 
	Supplementary Planning 
	Document (SPD)


	This evidence document is not intended to be 
	This evidence document is not intended to be 
	This evidence document is not intended to be 
	a draft of the Tall Development Supplementary 
	Planning Document (SPD) for Leicester. As stated 
	,its primary aim is to provide an evidence base 
	for the Draft Local Plan, although much of the 
	information provided may be included within 
	the future SPD. 

	The Council will undertake further work to inform 
	The Council will undertake further work to inform 
	the future SPD. This also includes considering 
	received feedback on the Draft Local Plan and 
	undertaking further consultation.

	Considerations for further work includes the 
	Considerations for further work includes the 
	following;

	Criteria for the assessment / evaluation of 
	Criteria for the assessment / evaluation of 
	proposals

	Review of criteria within current Tall Building SPD 
	Review of criteria within current Tall Building SPD 
	(Adopted 2007) and the need for new or revised 
	criteria to assess design quality expectations.

	  
	  

	Establishing whether additional criteria are 
	Establishing whether additional criteria are 
	required for ‘super tall’ (45 metres and above) 
	proposals.

	Understanding the impact of tall development  
	Understanding the impact of tall development  
	on air quality and other local environmental 
	requirements.

	Understanding how well designed places, and 
	Understanding how well designed places, and 
	in particular homes, can be achieved at higher 
	densities. 

	Consider the potential for planning policy 
	Consider the potential for planning policy 
	to manage the recladding and elevational 
	changes to existing tall development.

	Views
	Views

	Review of skyline views and views outside the  
	Review of skyline views and views outside the  
	Central Development Area (CDA) towards the 
	city centre.

	More comprehensive and focussed assessment 
	More comprehensive and focussed assessment 
	of the long views of the Cathedral and their 
	significance.

	Review and identification of new views created 
	Review and identification of new views created 
	through redevelopment which have enhanced 
	the setting of Leicester’s historic environment.

	Identify locations where the removal of ‘past 
	Identify locations where the removal of ‘past 
	mistakes’ may enhance the setting of Leicester’s 
	historic environment and townscape.

	Explore the potential for using GPS co-ordinates    
	Explore the potential for using GPS co-ordinates    
	and an agreed photography methodology 
	to provide exact viewpoint locations and 
	view extents to important views to support the 
	production of Actual Visual Representations 
	(AVR’S) which are now required on major 
	plannign applications. 

	Identification and consolidation of views and 
	Identification and consolidation of views and 
	locations in Leicester which are not heritage 
	assets, but are considered to be significant to 
	the culture and ‘image of Leicester’.

	Other 
	Other 

	   
	   

	Understand the links between viability and taller 
	Understand the links between viability and taller 
	development proposals, for indiviual proposals 
	and  for Leicester as a whole. 

	Presentation of the 3D city models used to 
	Presentation of the 3D city models used to 
	inform this evidence document to illustrate the 
	principles of a three dimensional framework.
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	Appendix 1
	Appendix 1
	Appendix 1

	Calculating the Ambient Height - 
	Calculating the Ambient Height - 
	Methodology


	Data background
	Data background
	Data background

	In order to establish an accurate estimate for the ambient 
	In order to establish an accurate estimate for the ambient 
	height of Leicester an online mapping software, with data 
	compiled  by the firm Emu Analytics, called “building heights 
	in England” was used.

	The software contains the heights and simple building 
	The software contains the heights and simple building 
	outlines for 12 million buildings in England. This data is 
	sourced by Emu Analytics from Ordnance Survey Open 
	Map in combination with Light Detection and Ranging 
	(LiDAR) data from the Environment Agency to produce 
	height information. The raw data was collected in 2015, 
	some of the LIDAR data was collected 2014/15. Buildings 
	under construction or built after this time may not have 
	accurate heights data. 

	Leicester Character Area Townscape Analysis
	Leicester Character Area Townscape Analysis

	To get an ambient height reading using the building 
	To get an ambient height reading using the building 
	heights software, a custom area (with the boundary of 
	the Character Areas) was drawn over the software’s map 
	of Leicester. The boundary of this area encompasses the 
	character areas being analysed. 

	The software then calculates the total number of buildings 
	The software then calculates the total number of buildings 
	within the Character Areas (730), the maximum height 
	that is recorded within the custom area and the number of 
	buildings for each 10m height interval.

	The results of the 10m height intervals are as follows:
	The results of the 10m height intervals are as follows:

	• 0 – 10m   293 buildings
	• 0 – 10m   293 buildings

	• 10 – 20m   355 buildings
	• 10 – 20m   355 buildings

	• 20 – 30m   90 buildings
	• 20 – 30m   90 buildings

	• 30 – 40m   21 buildings
	• 30 – 40m   21 buildings

	• 40 – 50m   13 buildings
	• 40 – 50m   13 buildings


	• 30 – 40m   21 buildings
	• 30 – 40m   21 buildings
	• 30 – 40m   21 buildings

	• 40 – 50m   13 buildings
	• 40 – 50m   13 buildings

	• 50 – 60m   5 buildings
	• 50 – 60m   5 buildings

	• 60 – 70m   0 buildings
	• 60 – 70m   0 buildings

	• 70 – 80m   0 buildings
	• 70 – 80m   0 buildings

	• 80 – 90m   2 buildings.
	• 80 – 90m   2 buildings.

	Most buildings within the custom area are below 20m. 
	Most buildings within the custom area are below 20m. 
	In order to determine the average height for the custom 
	area, the average of the range intervals (i.e. 5, 15, 25 etc.) 
	was multiplied to the number of buildings in that range. 
	The total of the products is then divided by the total 
	number of buildings in the custom area (779).  This gave an 
	average height 13.87m. The assumption of 1 storey being 
	the equivalent to 3m means that 13.87m is equivalent to 
	4.62 storeys - i.e. 4 to 5 storeys is the ambient height for 
	Leicester. 

	To confirm this result, a visual analysis and site visits were 
	To confirm this result, a visual analysis and site visits were 
	undertaken along key roads to see if the buildings were 
	predominately between 4 or 5 storeys.

	The same methodology was then applied separately to 
	The same methodology was then applied separately to 
	each of the individual character areas; please see plan on 
	the following page.
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