Committee Date: 27" January 2011

Reference: 10/00558/0UT

Date Submitted: 23.07.10

Applicant: Brooksby Melton College / Cedar House Investments
Location: Brooksby Melton College, Asfordby Road, Melton Mowlay
Proposal: Redevelopment of site to provide: 1. New Educatio College Facilities 2. New

Retail Store 3. Re
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Intrbuction?—

The application seeks outline planning permissionof the demolition of the existing college and
library buildings (with the exception of the theatre) and their replacement by the erection of a
new food store incorporating a replacement libraryon upper floors, car parking and a new
junction on to Asfordby Road. It also includes promsals for an extension to the east side of the
existing theatre to provide replacement college fdlities, to operate in conjunction with the
theatre. Although the application is in outline, itincludes details of access, layout and scale,
which are summarised as follows:

» Access: a new junction formed on Asfordby Rd to thevest of the theatre building, with
alterations to the public road to include traffic filters and traffic lights. This would be
the sole access, accommodating service vehicleserasof the college and theatre and
customers of the supermarket and library.

* Layout: the proposal shows a rectangular building acommodating the proposed
supermarket with library on two floors above locatel adjacent to the south and west
boundaries of the site (shared with the Wilton Rd ar park and Grove Primary School
respectively)



e Scale: the size of the component parts of the sitge specified and show a main single
storey supermarket building of 68m x 61m, 4180 san. gross. The upper floors would
occupy a smaller part of the building (38m x 13m)&00 sqg. m.), extending upwards for
two additional floors. The proposal includes ‘undecroft’ parking under the main
building and also additions for the servicing facities.

» Extension to Theatre: the extension of the theatravould extend for the full side (east)
elevation of the theatre and would be of similar hight, providing 3 floors of teaching
and office accommodation for the college (912 sqg..n

The site is ‘L’ shaped and includes the entiretyhaf existing college complex bexcludesthe land
that forms the frontage to the Wilton Rd/Norman Waction, currently used for car parking. The
application has been supported with a Retail Assess which has been independently assessed in
terms of the requirements of analysis under Nati®t@nning Policy in PPS4. There is also a design
and access statement, and specialist studiesngeltdi traffic and transport, wildlife, flooding and
sports facilities. The application is also suppdriy a document from the College explaining their
property strategy and how they would use accomnmaaturing construction and on completion of
the redevelopment.

It is considered that the main issues relating tohie proposal are:

. Policy Considerations relating to the location of etail development

. Assessment of alternative sites

. Impact upon the highway infrastructure,

. Impact on adjoining properties

. Impact on the streetscene and surrounding area, iheding design and demolition.
. Sports facilities

. Flooding issues

The application is presented to Committee asatrisajor application.
Relevant History:-

There is no relevant planning history

Planning Policies:-

Planning Policy Statement 1: Delivering Sustainabl®evelopmentidentifies sustainable development
as the core principle which underpins planning;,athét planning should promote sustainable and
inclusive patterns of development. A key principigolves the need to reduce journeys by car and to
identify land for development in locations wherer#his, or the potential for, a realistic choiceaotess

by means other than the private car. It states glatning authorities should focus developments tha
attract a large number of people, especially rekisure and office development, in existing cesitto
promote their vitality and viability, social inclias and more sustainable patterns of development.

Planning Policy Guidance 13: Transportadvocates sustainable locations for all typesesketbpment,
particularly those that are expected to attragdamumbers of people. It also sets out nationalipgr
strategy on the basis of maximum standards thatldhwt be exceeded, as part of a series of measure
to discourage the use of the car as the princiah fof transport. It states that local authorisésuld
adopt a positive, plan-led approach to identifyprgferred areas and sites for shopping, leisure and
employment. Retail facilities, preferably, shouksllbcated within town centre sites, followed by edd
centre sites which are easily accessible by ptitaitsport, walking and cycling.

PPS 4: Planning For Sustainable Economic Developmenrsets out the national policy framework for
planning for sustainable economic development franrand rural areas.

To help achieve sustainable economic growth objestinclude;
» delivering more sustainable patterns of developraedt reducing the need to travel, especially
by car, and responding to climate change.
 promoting the vitality and viability of town andther centres as important places for
communities the government expects new economiwtgr@and development of main town



centre uses to be focused in existing centres. iShmplemented through a ‘town centre first’
approach and the need for development to demoedtrair impacts on existing centres would
not be adverse.

» competition between retailers and enhanced consuwheice through the provisions of
innovative and efficient shopping, leisure, tourismd local services which allow genuine
choice to meet the needs of the entire community.

At a local level authorities should proactively pk® promote competitive town centre environment$ a
provide consumer choice and adopt a positive amdtoactive approach towards planning applications
for economic development. Planning applicationg g8ecure sustainable economic growth should be
treated favourably. The policy requires supportavidence for planning applications for main town
centre uses and those on edge of centre, wherdicaddiretail floorspace is created. A sequential
assessment is required in order to facilitate dgrakent to suitable locations and asses impact upon
existing facilities within the town centre.

Planning Policy Statement 25: Development and FlooRisk seeks to ensure that flood risk is taken
into account at all stages in the planning protessvoid inappropriate development in areas at ofsk
flooding, and to direct development away from aratddighest risk and into “zone 1’ areas where
possible. In determining planning applicationstétes that the Local Planning Authority should have
regard to the policies in the PPS and the Regi@paltial Strategy; ensure, where appropriate, that
applications are supported by site-specific flois#t assessments; apply the sequential approadteso s
to minimise risk by directing most vulnerable deghent to areas of lowest flood risk; give priotidy

the use of SUDS (Sustainable Drainage Systems); emglire that all new development in flood risk
areas is appropriately flood resilient and resistan

PPG17 Planning for Open Space, Sport and recreatiorexisting open space, sports and recreational
buildings and land should not be built onless an assessment has been undertaken whictebdy
shown the open spacetbe buildings and land to be surplus to requiresiedot all open space, sport
and recreational land and buildings are of equaltraed some may be available for alternative uses.
An applicant for planning permission may seek tmdestrate through an independent assessment that
the land or buildings are surplus to requiremeDszelopers will need to consult the local community
and demonstrate that their proposals are widelypeupd by them. Open space and sports and
recreational facilities that are of high quality @i particular value to a local community, shoukel b
recognised and given protection by local autharitteough appropriate policies in plans.

PPS5 ‘Planning for the Historic Environment’ outlines the Government's policies for effective
protection of all aspects of the historic enviromtdlanning has a central role to play in consegyvi
our heritage assets and utilising the historic mwent in creating sustainable places. The
Government’'s overarching aim is that the histonwienment and its heritage assets should be
conserved and enjoyed for the quality of life tieing to this and future generations. To achievg, th
the Government’s objectives for planning for thstdiic environment seek to recognise that heritage
assets are a non-renewable resource, recognisintéigently managed change may sometimes be
necessary if heritage assets are to be maintaimethé long term and wherever possible, heritage
assets are put to an appropriate and viable usestbansistent with their conservation.

East Midlands Regional Plan

Policy 2relates to promoting better design which statestti@layout, design and construction of new
development should be continuously improved, iniclgdn terms of reducing CO2 emissions and
providing resilience to future climate change.

Policy 3 relates to the distribution of development, anehiifies Melton Mowbray as a sub-regional
centre as part of the Three Cities Sub-area. Thieypstates that in assessing the suitability tdssfor
development priority should be given to making hes# of previously developed land and vacant or
under-used buildings in urban or other sustainkdaiations.

Policy 12relates to development in the Three Cities Sub-arel states that outside Derby, Leicester
and Nottingham, employment and housing developnsiatuld be located within and adjoining
settlements.



Policy 22 Regional Priorities for Town Centres andRetail Development states that Local
Authorities, EMDA and Sub-Regional Strategic Pargshgs should work together on a sub-area basis
to promote the vitality and viability of existingwn centres, including those in rural towns. It goa

to state that Local Planning Authorities should:

» within town centres bring forward retail, officegsidential and leisure development
opportunities, and any other town centre functiagsset out in PPS6, based on identified
need,;

» prevent the development or expansion of additioegional scale out-of-town retail and
leisure floorspace; and

* monitor changes in retail floorspace on a reguéeaih

Policy 44 Sub-area Transport Objectivesonsiders transport infrastructure and servicestalies in

the Three Cities Sub-area there is a need to; devbE sustainable infrastructure and servicesateed
to improve access to jobs and service from depricedr urban areas and outer estates, and also to
identified Regeneration Zones.

Melton Local Plan (Saved Polices)
Policies OS1 and BEA&llow for development within Town Envelopes prawglthat:-

» the form, character and appearance of the settleisieant adversely affected;

« the form, size, scale, mass, materials and ar¢higdcdetailing of the development is in
keeping with its locality;

» the development would not cause undue loss ofeasal privacy, outlook and amenities as
enjoyed by occupants of existing dwellings in thenity; and,

» satisfactory access and parking provision can kaenaaailable.

Policy S2 allows for retail development within the Town Enweé, away from the town centre
providing that the development would not in its&dfiously affect the vitality and viability of thewn
centre and the character of the area is not undfficted; amongst other criteria relating to tiaffi
parking, and access by public and private transpord there would be no adverse effects on adjginin
land uses.

The Melton Core Strategy (Preferred Options) DPD,in regard to the town centre, seeks to focus
developments which attract a large number of peagdpecially retail, leisure and office uses, ia th
town centre to promote its vitality and viabilitgocial inclusion and more sustainable patterns of
development. New development opportunities in tventcentre are recognised as increasing its appeal
through additional activity; and, reducing the o$@rivate motor vehicles.

Consultations:-

Consultation reply Assessment of Head of Regulator8ervices

Highway Authority : No objections subject to| Noted. Specific comments have been made to
imposing conditions and entering in to a S106.| addressing Highways issues relating to fhe
quantity of traffic, access arrangements for

1. PROPOSED ACCESS JUNCTION. individual properties, crossing arrangements
Itis proposed to access the proposed developmesgépecially for schoolchildren) and obstructiops.
from Asfordby Road via a new traffic signal These have been referred to the HA for comment

controlled junction. An independent Stage 1 Rdaghd their responses will be reported to the
Safety Audit Report is included within the TA. | Committee verbally.

The Road Safety Audit Report mentioned two
problems one being pedestrian crossing facilities
and a second to do with service covers.

2.  PARKING
A total of 293 car parking spaces is proposed,
with 32 spaces for disabled or parent and child
parking spaces.

A car parking management strategy is referred|to
in the TA. Theatre goers will be able to park in




the supermarket car park as the peak times wil
not coincide with the supermarket. Students wi
not be allowed to park but a small number of st
at the revised college may be provided with the
opportunity to park at the site. No details of the

car parking management strategy are provided i

the TA. A condition should be imposed in
respect of this.

It is intended to provide motor cycle and cycle
parking spaces in accordance with County
Council standardd,CC is therefore satisfied
with the parking provision intended.

3. TRIP GENERATION

The TA adddresses existing vehicular trip
generation and proposed traffic generation fron
the supermarket and the theatre. As the Gross
Floor Area of the library is to decrease from 10
sqg.m to 802 sg.m no traffic generation is
calculated for the library. The TA then gives n
traffic generation. Allowance is made for the
different types of trips to the supermarket and f
this the TA refers to the Guidance on Transpor
Assessments and also draws on the TRICS
Research Report 95/2 'Pass-by and Diverted
Traffic - a Resume', and a paper by Maclver ar
Dickinson. The TA proposes trip compositiong
for the am and pm peaks and also for the Satu
peak hour.

4. VEHICLE TRIP DISTRIBUTION AND
TRAFFIC ASSIGNMENT

The proposed supermarket will generate vehicl
movements in the weekday morning and eveni

peak hours, and during the Saturday peak hour.

The TA states that whilst these trips will be ney
to the development and thus at the site access
junction, the majority of the trips will not be new
trips on the surrounding local highway network
The TA states that the majority of the trips are
already on the highway network and have simp
rerouted into the supermarket, as transferred,
pass-by or diverted trips.

i) New Trips

A gravity model is used to work out the
distribution of new trips to the supermarket. A
ten minute drive time is used.

i)  Transferred Trips

The TA assumes that these are trips by people
who currently shop at either Tesco or Morrison
but will transfer to the new supermarket. The

assumes that 70% of the transferred trips will b
from Tesco and 30% will be from Morrisons.

iii) Pass-by Trips
These are trips that currently route straight ahe
along Asfordby Road past the site as part of
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another journey. Following opening of the new
supermarket, they will route into the supermark

iv)  Diverted Trips

These are trips already on the local highway
network as part of another journey purpose, bu
take a detour to travel to and from the
supermarket. It is assumed that diverted trips
will only occur at the Nottingham Road/Wilton
Road/Norman Way/Asfordby Road junction.

5.  ASSESSMENT YEAR AND
BACKGROUND TRAFFIC

Traffic flows at the majority of the study area
junctions were obtained from the Melton
SATURN model as in the TA prepared for the
Sainsbury's application.

At two other junctions traffic counts were
undertaken.

The assessment year used is 2015

6 HIGHWAY IMPACT

It was requested that nine study area junctions
should be assessed. However, at some junctio
the proposed development would result in a ne
reduction or minimal increase in traffic flows.
Therefore only the site access junction, the A6
Nottingham Road/A606 Wilton Road/A607
Norman way/A6006 Asfordby Road junction a
the A607 Norman Way/Scalford
Road/Nottingham Street junction are assessed
Detailed signal calculations are provided in the
TA and following requests for more information
further submissions have been made.

TRAFFIC SIGNALS
The revised calculations have been checked a
are acceptable (following revisions).

These demonstrate that the development will h
not have significant impact on the highways
network, subject to the measures to be provide
by the developer detailed below.

1) validation at a cost of £1,000 per
junction on the network. (approx £8,000)to be
carried out post opening of the development.
2) The existing pelican crossing on
Asfordby Rd near Cottesmore Road is to be
physically linked to the new site access via a
cable link and existing network.

3) The new junction will be added to the
existing network and linked to the existing
junction at Norman Way / Wilton Road via a
cable link.

4) A commuted sum is to be provided for
the new junction which is payable upon
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acceptance of the new signals on to LCC's




maintenance contract by LCC's signals
maintenance contractor.

(b) TRAVEL PLAN

The document is described as an initial plan ar
that there will be two further stages needed to
reach the full plan. On that basis cannot
recommend this document be accepted as
appropriate for approval and recommend a
condition be added requiring the submission of
acceptable plan and its approval in writing, etc
prior to occupation of the development. The
condition should use the standard wording that
requires amongst other things 'a car parking
management strategy for the site as a whole' -
particularly important in this case because of th
several organisations at this site who whose
patrons will share use of the parking.

PASSENGER TRANSPORT

The site is already served by good existing
infrastructure, as for 'soft' measures for
encouraging sustainability, existing bus facilitie|
on either Asfordby Road to the north or Wilton
Road to the east must not be altered or impede
any way as part of the design plans.”

S106 CONTRIBUTIONS

In order to mitigate the impacts of the
development on the highway network, the
following contributions are required:
£8000.00 towards validation at 8 No.
junctions (at a cost of £1000.00 per
junction) on the network, to be
undertaken following opening of the
development.
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Sport England:
Object on the basis of unjustified loss of
existing sports facilities

The application would result in the loss of the
sports facilities at the college. Recent closure @
these facilities does not affect their status.

PPG17 advises that existing sports facilities
should not be lost unless surplus to requiremer
and Local plan policies require similar.

No such assessment showing this has been
provided nor have compensatory facilities been
promoted.

Sport England do not accept that the closure o
the facilities represents their loss as the lared u
remains, which is the remit of the planning
system.

In response to applicants position:
we have seen no evidence to indicate

The applicant has responded to the
consultation which is summarised as follows;
Sport England have not contented the viabi
conclusions of the sports facilities.

fThe sports facilities are already closed and t

loss will not be a consequence of f{
development, having already become unavaila
The applicant does not accept Sport Engla
tgiew that the facilities will be lost as a resulft
the development.

The applicant believes that Council sho
consider, (in accordance with legal precedg
whether on the ‘balance of probabilities’, refu
of the development would prevent their loss, t
is, whether refusal would lead to their reopeni
5In this case, they believe there would be
likelihood of reinstatement and refusal would 1
have that effect. This is demonstrated by
viability assessment.

The applicant states that most of the former u
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of the facilties have found alternatiy
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interest from other potential providers In additig
we understand that Leicestershire and Rutland
Sport dispute the relevance of elements of the
viability study which has been submitted to
support the applicant’s view that these facilities
cannot operate on a viable basis.
Notwithstanding these observations, it
our view that the potential implications of a
refusal of planning consent do not outweigh the
significant conflict with local and national
planning policy which seeks to safeguard the
existing level of provision for sport and recreati
to meet the current and future needs of the
community.

Relevant national planning guidance,
out in PPG 17, makes no distinction in terms of
the ownership of land or whether or not facilitie|
are readily accessible for community use. Inde
the thrust of PPG 17 is that decisions regarding
existing provision should be determined on a
basis of need. Should there be no evidence to
indicate a surplus of provision, facilities should
be protected or adequately replaced.

An appeal decision with a similar
principal is supplied — the inspector rejected th
argument that lack of use justified the loss.

We are not aware that the applicants have sou
to demonstrate that the sports facilities at the
college are surplus to requirements. Conversel
we are mindful of the detailed consultation
response made by Leicestershire and Rutland
Sport, which provides information on the KKP
report regarding facility provision in Melton,
historical use of the ‘Leisure Centre’, and the
negative implications of the recent closure of th
facility on local provision for community sport
and the ability to meet local demand.

raccommodation and new facilities have emer
at Longfield and that the college is not resporms
for providing public sports facilities.

They state that refusal of permission , in addit
to preventing redevelopment, would require
igCollege to dedicate the sports facilities to teagh
and as such its loss would not be reversed.
It is submitted by the applicant that Sp
England’s position is based on an incorr
ppremise and as a non-statutory consultee, it sh
carry little weight.

sdissessment:

sThe application involves the physical loss
p@ports faciliies which have historically be
y available to the community but which 4
currently closed. The application is not suppor
by a needs assessment but there is a vial
statement explaining that the College cannot,
should not, operate the facilities at a loss.

L PPG17 presents clear advice that “sports

recreational buildings and land should not be b
g unless an assessment has been under
which has clearly shown the open space or
ybuildings and land to be surplus to requirement

It is not considered that the facilities have beg
shown to be surplus to requirements nor
compensatory provision been made. Accordin
it is considered the physical loss is contrary|
PPG17.

It is further considered that the present closuré
the facilities is not justification to permit the

Leicestershire and Rutland Sport

objection and concerns about the proposed los
sports facilities as a result of the proposed
development.

The facility has influenced decisions to
limit provision elsewhere

Claims regarding operating at a loss
require verification as it is unusual for a fagildf
this scale and use.

The impact of the closure, linked to the
planning application, has had implications and
seen a reduction in local provision for Netball,
Squash, Disability football, badminton, table
tennis, a specific project to reduce criminal and
antisocial behaviour (Soccer SCAM) and many
other sporting activities. The proposed perman
loss of this facility will have a longer lasting
impact not only on the specific sports mentione
but also the general health and well being of lo
residents within the immediate area.

removal. As with several areas of planning, it

simportant to consider the application in relati
to the use of the land rather than the curi
owners operation/management of it.

The applicant has provided examples of apy
decisions  which  have concluded th
developments should not be prevented due to
of facilities if the original use is not likely t
resume (a ‘balance of probability’ test). In the
examples it appears that the possibility
resumption in a different form has been exami
before they are rejected (e.g.
commercial operators, ‘not for profit d
community groups or assessments of dem
n}ﬁvels). Such details have not been provided
”connection with this development and as such
ghot considered that the loss can be accepte
Cglnpreventable.

The sports hall provided by Melton

College is the only sports hall within Melton that
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is available during day time hours (core time fo
target groups, i.e. 50+ and economically
disadvantaged). Since its closure the day time
activities (e.g. 50+badminton club, 50+ table
tennis club and some children’s activities) have
been either drastically reduced due to unsuitab)
relocations or discontinued.

The proposed loss of this facility and it
impact on the community is compounded by th
uncertainty of the future of the sports facilitas
King Edward VII Community College.

Should the sports hall and squash cou
facilities be demolished the then known
remaining sports hall provision for Melton (for
the foreseeable future) would be limited to tho
school halls at Longfield, John Fernley and
Belvoir High schools offering limited weekday
evening and limited weekend use.

Using the Sport England sports facilitie
calculator, the proposed sports hall (4 badmint

courts per hall) requirements is 3.35 halls or 13.

courts for a population of that size. This
immediately points to a deficit in acceptable
supply. This calculation is based on those cour
being available for day time, evening and
weekend use (approx 80hours per week), whic
not the case with the current Melton provision
due to the dual use nature of the school sports
facilities available. When applying the reduced
access to the equation the court requirements
Melton increase significantly. The loss of the
squash courts would lead to zero provision for
squash facilities within the Melton and
surrounding area

Planning Policy Guidance Note 17
makes clear that existing open space, and buil
for sports and recreation use should not be
developed for other uses unless an appropriate
assessment has been undertaken that clearly
identifies that the facilities are surplus to
requirements.
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Environment Agency:

The Environment Agency has reviewed the
Sequential Test document in relation to the ahg
site.

The submitted document and Flood Risk
Assessment demonstrates that the site is locat
above the 1:100 year 20% flood level
(defended).

Environment Agency mapping shows the site
being location within Flood Zone 3 and advise
that whether the sequential test is passed is a
matter for the Council as an aspect of planning

policy. .

A Flood Risk Assessment has been carried
that showed the development is not vulnerablg
flooding at 1:100 year thresholds..

ve

Policy in PPS25 requires that sites of a lowest
are developed and a ‘sequential approach
required to demonstrate this. No sequential
cfias been carried out in relation to this site ansl
considered that at least one alternative site
available for development of this natu
Accordingly, it is considered that the
development fails to meet the requirements o
PPS25.

(The applicant has submitted a document enti
‘sequential test’, but this does not investigate
availability of alternative sites, but addresses
land and flood levels to establish flood ri
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purposes is separate from that for retail purpg
and addresses different criteria).

Ses

Leicestershire County Council Archaeologist:

Upon reviewing the information supplied,
appears that there are unlikely to be
archaeological issues associated with
application site and therefordo not consider

that any archaeological work is required as

part of the scheme.

Noted
it
any
the

Ecology.

Confirm that information contained in reports is

satisfactory and we now have no objections to
this development. However, we would
recommend that the following is included as a
condition of the development:

‘A full mitigation strategy for bats must be

submitted with the reserved matters applicatior

for this site. This should include full details of
the proposed roosts as outlined in the drawing

'‘Current and Proposed Roost Location' (C1076

02-02) by Middlemarch Environmental’

Noted. The application was supported with
Assessment which identified the presence of
and subsequently specified mitigation measure
protect their conservation status.

The condition requested by LCC Ecology
considered reasonable and should be impose
any planning consent.
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Leicestershire County Council Develope
Contributions

No requestfor developer contributions (except
relation to Highways matters — see Highw
comments above). The following comments m
in respect of the replacement of the library:

The County Council has a long leasehold inter

and provide a replacement facility within the ne
development of equivalent size and constructig

Provided interim arrangements are made to
relocate the library whilst the works are

proceeding, the County Council would have no
objection in principle to the proposal subject to

more detailed discussions.

The developer is advised to contact the LCC

Head of Property and Asset Management as a

matter of priority to discuss the details of the
proposal.
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Clarification regarding the adequacy of t
replacement library facility and interin
arrangements during construction have b
sought from the Head of Property Services and
reported separately below.

een
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Severn Trent Water; no objectionsubject to the
imposition of conditions in relation to draina
plan for surface water and foul sewage and pu

Sewers.

Noted, this can be imposed by means o
peondition.
blic

Charnwood District Council — no objection

Noted

Leicestershire Constabulary —

Firstly, the Design & Access Statement refers

the active and ongoing involvement of the Loca
Police Architectural Liaison Officer. However, t

date there has been no contact with the

Noted, the Police are satisfied with the schem
relation to safety and crime prevention.

o

\IThe application is in outline and much of t
padvice from the Police Architectural Advis
relates to detailed installations and managen
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Architectural Liaison service from any of the measures, and to matter that cannot be controlled

consultants working on this scheme. under planning powers.

Extensive advice if offered in respect of: The advice does not fundamentally object to {the
. Risk mitigation from terrorism in scale and layout of the proposal and indicates [that
relation to undercroft parking arrangements appropriate measures can be incorporated to gssist
. Advice on managing and controlling the in creating a secure environment. It is considgred

use of the undercroft car parking, to reduce risk that these measure can be integrated into| the
its use for criminal purposes. (e.g lighting, CCT\scheme either as a ‘reserved matters’ or thrgugh
barrier controls, ‘Parkmark’ schemes etc) conditions.
. The need for a servicing strategy

. Requirement for a site Management
Strategy to ensure a safe operating environment
. Extension of CCTV to cover the area,
and integration into the existing network

. ATM positioning is important and
should avoid secluded or poorly lit locations

. Lighting: public areas should be well lit
and fittings should be vandal proof.
. There should be adequate measures in
place to restrict vehicular access into the progase
site from Wilton Road and via the existing car
park adjacent to the bus drop off zone.

. Consideration should be given to
restricting access to the car parking areas during
closed periods of the facilities in order to preven
unauthorised access and anti social activity after

hours.
. Good quality cycle stands are necessary,
to reduce risk of theft.
. Recommend Secured by Design
principles.
Leicestershire County Council Arboriculture The trees on and adjacent to the site make a
Officer: limited contribution to the street scene at present
« 2trees near the existing library entranc&hich is considered to be overwhelmingly formed
will be removed but merit retention by the ‘hard’ and substantial elevations of the
« Trees adjacent to Wilton Rd car park | buildings that occupy it (especially approaches
appear to be in MBC land from Wilton Rd, Norman Way and Asfordby Rd).

. No protection is provided in respect of It is not considered that their loss (ln isolation
trees on the south boundary of the site| Will be harmful to the amenity of the area and
indeed the redevelopment of the site presentg the

Recommend conditions requiring the forms of | Opportunity to increase the quantity and profile| of

protection that will be made for trees. greenery in the area.
OPUN
. It was not clear from the proposals or thédhe applicant has responded to the comments

Design and Access Statement how the constrairraised by OPUN which are reported below:
and opportunities that the site presents had
informed the proposed design solution. e The site is defined and consideration of a
. The proposals for the site need to ensur@rger area is inappropriate
that they stimulate rather than stifle the » The site configuration meets with preferences
surrounding land uses. expressed through public consultation gnd
. Further consideration should be given fooperator's requirements. As such, alternative
how the proposed development responds to, | suggestions are not realistic or economically
interacts with and impacts upon the existing car deliverable
park, the youth centre/nursery, the school and the The concept of the library over the
triangle of land (car parking at present) that douilsupermarket is supported by the County Coupcil
without careful consideration, be sterilised for | and prospective occupants are content. OPUN's
development purposes by these proposals. comments are not reflected in these key user’s
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this site offers significant potential to
help mend one of the least successful element
the townscape of Melton. However, the Panel f
that the scheme would not achieve this.

The Panel did not question the suitabil
of the site for food retail use; however the
location of the store on the site as proposed wa
not considered to be an acceptable design
solution.

The proposed development of the site
needs to ensure that there is strong frontage
development to the principal boundaries of the
site and the scheme should seek to reinstate s
semblance of townscape. This has not been
achieved by the currently proposed ‘sea’ of car
parking.

The relationship of the site in response
the attractive park and waterside was felt to be
considered. The back end of a supermarket wg
not felt to be an appropriate solution to this edd
The access arrangements to the site fa
vehicles and goods delivery was felt to be too
dominant, to the detriment of the street scene &
does little to revitalise the streetscape of Adfgra
Road.

Existing Library Building
The proposed removal of the existing
library building (in its entirety) is not supported

by the Panel. The element that fronts the street i8
considered to be a heritage asset, a civic buildiny

with a handsome frontage that should
be retained on the site.

On the basis that the scheme does not
seek to reinstate new built frontage to the stree
the removal of the library building would have
the further negative impact of eradicating the
already weak street frontage and townscape al
the western side of Wilton Road.

The existing principal elevation
successfully conveys the significance of the
library to the community; the proposals would
this lost with the new library somewhat
perversely 'sitting on the roof’ of the proposed
supermarket.

Retention of the Theatre

The retention of the theatre on the site is
supported by the Panel, along with proposals t
improve its frontage and aspect to the side.
However, again the wider site relationships neg
to be properly addressed, not least the

adjacent triangle of vacant land which is likely ti

come forward for development in the future.
Conclusion

The Panel were of the opinion that the Site has
greater potential than is promised by the propo
scheme, and they questioned a number of
decisions that had been taken regarding the

views.
5 of The triangular parcel of land is now owned

ethe applicant and options for its use
complement the development can be considerg
ty

Assessment:

1dn the context of an application with a definec g
that does not form part of a masterplan or ot
site specific guidance, it is considered reason
to consider it within the site boundaries, rat
than to consider what alternative s
configurations could deliver (as have some
0@ UN’s comments).

Wilton Rd has an indistinct and fragment|
frontage and is in an extremely prominent - &
therefore important — site within the town. It
jlconsidered that the proposal, in addition to fgil
sto take advantage of the opportunity to imprg
dhe area, would have the reverse effect and de
rfurther from the street scene on both Wilton

and Asfordby Rd.
ind
j Wilton Rd would loose a prominent feature in {
form of the library,which currently provides
focal point and offers coherence and interest¢o
streetscene . This would be replaced by exten
frontage car parking in a prominent location., T
is considered to be both intrinsically unattract
i@nd also inferior to that formed by the libraryda
nyould therefore be
coherence and quality of the street scene.

Similarly, a significant part of Asfordby R
tfrontage would be replaced by the access, w
would open on to the service yard of the n
development. In common with Wilton Rd, it

ognised that the frontage at present disp
imited quality, but it is considered that tk
proposal would detract even from this positi
and as such is not acceptable.

o

ee. . o .
I? is considered that a limited benefit would ar

in that an opportunity exists to design an attrac
building which would mask the elevation of t
theatre. However, these benefits would be limi
and it is considered would not outweigh the hg
X caused by the aspects described above.

ldb\lthough the application is in outline, layout a
scale are unreserved and cannot be remedig
the imposition of conditions relating to th
discharge of reserved matters.

o

On the basis of the unsatisfactory design,
Sg&oposal is considered to be contrary to

evelopment plan in the form of the east Midlar
Regional Plan policy 2 and adopted Melton Lo

proposed mix and site layout (most notably
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incorporating the library with the supermarket
element). As a key gateway site, it is felt that
Melton Mowbray deserves better.

The frontage of the site is too precious to give
away for surface car parking, and steps should
taken to create an alternative form of
development that addresses the road frontages
properly. The Panel felt that the retention

of the existing frontage library building could
help to achieve this. The design team has faile
take into account the wider context of the site g
environs, and neighbouring sites are likely to b
‘sterilised’ by the proposals.

also a requirement of PPS4 which it is considg
is not met.

be

D

d to
nd

al

red

MBC Conservation Officer

The building was constructed between 1928 and which would prevent its demolition.

1933. It was opened by the Duke of Gloucester
the Melton Mowbray Girls’ School in 1933.

It is well built in a modest style and was one of
very few schools built around a central
guadrangle which was formerly a grassed area
surrounded by arches giving the appearance of
cloister style walkway. The courtyard was latterl
covered with a flat roof to create additional intdr
space, probably in conjunction with the library
function, but two of the arched ‘cloisters’ remain
as an internal feature.

The building is neither listed nor within the Meita
Mowbray conservation area. It is however close
the boundary of the conservation area and has
several listed buildings in the vicinity. It is alan
important element within the Wilton Road street
scene.

The 1930’s was a period when Melton Mowbray
expanded and there are many examples resider
developments from that period. Whilst there are
some examples of retail premises from the perig
civic architecture is under represented with the
library building only one of only two examples. I
that regard this building is part of a small
collection of this period within Melton Mowbray
of a distinct style, making it a significant hegta
asset to the town.

PPS 5 defines historic interest as follows:
An interest in past lives and events
Heritage assets can illustrate or be associatdd
them. Heritage assets with historic interest not
only provide a material record of our nation’s
history, but can also provide an emotional
meaning for communities derived from their
collective experience of a place and can
symbolise wider values such as faith and cultu
identity.

The building must therefore be considered of
historic interest as it has fulfilled several

The building is not listed nor situated within t
Conservation Area; therefore, it has no stg

as
However, PPS5 refer to properties such as thi
a “non-designated heritage asset”. Guida
within PPS5 states that such assets can, singy
and collectively, make an important, positi
contribution to the environment. The desirabil
af conserving them and the contribution th
y setting may make to their significance is
material consideration, but individually less of
priority than for designated assets.
The effect of an application on the significance|
such a heritage asset or its setting is a mat
consideration in determining the application. T
library building is considered to be a herita
tasset, based on assessment of its quality, his
and cultural role.

Its significance is also demonstrated by th
qualities and accordingly it is considered it sldo
be afforded protection under the guidance
PPS5.
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community uses since its construction. As such
it is clearly a significant element in the cultural
and social history of Melton Mowbray.

Whilst parts of the building may have been alter
to an extent where listing is not necessarily fidas
it is clearly an element within the historic
environment of the town worthy of heritage asse
status

The building is an example of civic architecture
that has fulfilled a variety of important rolestive
Melton Mowbray community for over eighty yea
— and continues to do so.

The building clearly has significance
demonstrating both architectural interest - byuear
of the fact it is one of the few buildings in Meaito
Mowbray representative of its period and style -
and historic interest in terms of its cultural and
social identity.

The property is recorded on the Leicestershire
Historic Environment Record — Reference
MLE18620.

In terms of the Policy requirements of PPS5:

Policy HE1: Heritage assets and climate change
Clearly the demolition of this building contradicts
Policy HE1 which advocates reuse of heritage
assets

Policy HE7.2 The building has played a
significant role in the Melton Mowbray communi
for many years and will continue to do so, as su
feel that it has a value for future generations

19
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Representations:

A site notice and press notice were posted anchheigring properties consulted. As a result 9 Istter
have been received from 13 interested parties tibgeon the following grounds:

Representations

Assessment of Head of Regulatoryr@iees

Highways:
The new access will prevent vehicles turning ri

into the RAFA club and other businesses
Asfordby Rd (north side). Visitors will incur

significant diversion to Asfordby Hill to turn an

approach the premises.

Vehicles will not be able to pass delivery vehic

servicing Asfordby Rd properties because of
new junction: Asfordby Rd will come to

standstill and passing would be made m

githis aspect was specifically addressed by

ddighway Authority, who explain that they seem

abe founded on the misunderstanding that right ty

dinto the property would be prevented. This
incorrect and access would be assisted by the fu
a ‘yellow box’ and traffic lights, which would brkg
traffic flow and allow opportunities for turning t
currently present.

€Bhere would be sufficient space (width) to allg
theshicles to pass delivery lorries. The carriagev
awould be 7m. wide at this point, and kept free Hy

the
to
irns
is
5e 0

W
vay

—

oyellow box.
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dangerous.

These difficulties, and the general worsening
traffic conditions in the area, will act as detetse
to visiting the businesses and will affect th
viability.

Vehicles visiting existing businesses on Asford
Rd would face an increased hazard by enterir
busy junction. The Grove school children will
in even more danger than they are already.
goods and site entrance is off Asfordby Road n
to the Grove School entrance when this would
better put on the Wilton road side away from
school.

On street parking would create hazards in
vicinity of the new junction

Congestion at the Wilton Rd junction would
made even more severe. The junction itself ca
cope with additional traffic. Backing up of traffi
is a likely consequence as seen at other juncti
The road area will become a nightmare - it
already hard enough getting in and out of
Wilton Road Car Park without there being a gi
superstore on the corner.

The Wilton Rd junction is unclear and unfamili
drivers in particular have been involved

accidents. This would increase as traffic lev
increase.

Diagrams provided suggesting amendments
assist with traffic issues

dthe Highway Authority advise that the introducti

eiexisting junction and crossing lights, will not iege
the ability of visitors to access the businesses.

bihese issues have been referred to the HA for
g@mment and their responses is a s follows:
bextension loops are to be provided for numbers 2
Taed 30 Asfordby Road, thus providing them with
estfficient time to safely exit their properties.ih
péll form part of the detailed design and propestie
heffected will be notified at the appropriate time.
With regard to number 26 Asfordby Road, the

above relating to delivery vehicles.
the

bd@ he Highway Authority are satisfied that the imp
oot the junction was adequately examined by
ctransport assessment. They are satisfied that av
osignalled junction and alterations to the existigbt
sequence at Wilton Rd, that the development *
theot have a significant impact on the Highw
ametwork”.

ar
in
els

to

of vehicle control mechanisms, and their linkagg

comments previously made in relation to the RAH
access are true for Number 26 also. See commer
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Replacement of Library

1. Lack of clear commitment to retain library
facilities. | can see no clear commitment by the
Council to retain the existing library facilities;
Section 5.2 the County Council 'supports in
principle a replacement library' but does not
guarantee that this will happen.

2. Lack of clarity over commitment to improve
facilities. There is comment about providing a
'better library' but there is no detail. In partaou
there is no detail of how the reduced 1,050 squ
metre space will be utilised to provide existing
services and improve them.

3. Lack of clarify over access to proposed new
site. There is no detail about access to this

proposed new library site - whether lifts or ramg
will be provided, whether these will be adequats
to meet those with mobility needs, and in a

capacity adequate for particular services such g
'Wriggly Readers' (parents with pushchairs). | ¢

It is understood that the County Council’s lea
allows for the replacement library provided it
adequately replaced. The County Council has H
approached directly to establish if the propog
make such provision and advise:

Detailed discussions have yet to be held
There is no objection to the library beir
integrated with the supermarket

No timetable has been established

could be achieved would depend upon
are detailed plans.

Minutes of a recent meeting between the develg
and LCC show that they have no objection
principal to relocating, based on the plann
application details and that the process beg
followed to develop replacement accommoda
Smeets with the terms of the lease.

see no evidence that the mobility needs of currg

2Me delegated to officers and wibbe triggered by th

ASe
S
een
als

g

for

moving the library and the speed at which it

the

per
in
ng
ing
ion

® Additional enquiries have been made to establish
what procedures are necessary to conclude on these
Sssues (acceptability of the scheme and agreergnt t
AFelocate) and we are advised that the decisiondvpul
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library users has been either assessed or
considered.

4. Lack of needs assessment of existing libr
users. | can see a needs assessment for the 83
page document), common lizards, toads, w
voles and grass snakes (20 page document)

was unable to find any impact assessment of
changes on the 300-500 people who use

library every day and will be affected by first
the interim services (temporary mobile facility
in floor space at King St site). My understand

landlord (applicant).

ahy terms of provision, the County Council retai
tsg@oonsibility. It is considered that the plann
atgystem is not the appropriate tool to determine
padequacy of the provision and that the Cou
tBeuncil has sufficient control to ensure this.

the

Wt is further considered that issues of deliveigbi
o(i.e agreement of the parties concerned over for
ngnd timetable) are not significant for t

of the library is that it provides educational

is increasingly necessary for access
employment opportunities, adult education
training, and has been shown to save pe
money by enabling competitive retail choice fo
wide variety of products. For those without
means to have internet access at home the li
is essential. | include myself in this statem
having arrived in Melton unemployed and usi
extensively the library internet connections to
myself 'on my feet' again. Provision of books

periodicals for reading is important for educati
of the young and continued mental health of
old.

From the plan its not clear whether provision
gallery space is contained within the n
development. Melton should enable the provi
of high quality exhibitions somewhere within t
town be it at this site or elsewhere. Without
gallery there is one reason less to travel to Mhe
- | wouldn't be travelling there to go to anot
supermarket. Please ensure the gallery conti
in an appropriate space before it is lost in
development.

Positioningthe library on top of a supermarket
ludicrous - as a Mother of a toddler how can |
to a Library which is up on top of a supermar
with a pushchair? How are the older genera
going to make it across a busy supermarket
then into a lift

ndetermination of the application, as failure toesg
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Need
Lack of needs assessment of residents of Mg
Mowbray for new supermarket in this location
note the commitment of the Council on t
Library website to 'your good health' ‘focus
healthy living'. As a medical doctor | am uncle
that providing another place for the residents
Melton Mowbray to buy food is in our be
interests. If the supermarket was being place
an area of the town where access is difficult
residents to reasonably priced essential foods
then this may be reasonable, but from

[tohe application was accompanied by a detailedlr
hdssessment that included an assessment of
h&his has been independently reviewed and
ooonsidered to be a sufficiently robust examinatibn
ahe position. Consideration of the findings
ofcluded in the section entitled ‘Application of ¢a
stand National Policy’ below.

] in
for
uffs
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ptai
need.
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is

observation the Co-op, Iceland, Morrison's an

da
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variety of smaller speciality shops and ma
stalls are readily available within a few minu
walk of the proposed site.

Site is within 200m of other supermarkets g
there are proposals for 2 further ones un

consideration.

The proposal by Sainsbury’s would be far m
accessible to people in the area, without the s
impacts on existing businesses

This land should not be developed as the p
suggest as the site does not lend itself to this
of proposal.

rket

L

es

dfarms part of the Retail Assessment.

biidoted.
ame

nthe existence and proximity of other supermark

ans
Si

Impact on Town Centre
Trade will be drawn away from the town centre

The proposal would be a threat to Iceland

Consideration of this issue is included in the isec
entitled ‘Application of Local and National Policy
below.

Indigo_Planning (on behalf of Sainsbury’s)
object :

Need

The proposal does not meet the identified ne
for Melton, which comprise of a qualitative
superior shop than those currently available
order to make the town a more attractive plac
shop. This is because:

The site is too small to provide a qual
of offer appropriate to meet the ret
need,;

The scheme is highly contrived, a
operationally compromised;

The store’'s operational compromis
suggest that the true sales area
exaggerated;

The development itself represe
overdevelopment of the site, and can
be satisfactorily accommodated on f{
site
There are severe operation
compromises which render the foodst
inoperable, and therefore unviable.

Availability
The library is 24% smaller than existing a
configured differently. There is no confirmatig

from the County Council that they will agree w i
this provision. PPS4 Guidance advises that 3ifd

should not be regarded as available whilst |
holding issues remain unresolved.

Suitability
* Policy restrictions: The redevelopment will resul
in some College activities being located out of tow
This is an unsustainable location and conflicts witl
policy objectives relating to accessible locations.
* Physical limitations and problems: The site is
limited in size and shape and results in an
unsatisfactory form of building. An architects refpo

> i close to this. The store is larger than thetings

n

The applicant has responded to the represent
which is summarised as follows:

eNeed:
yThe 2009 study (GL Hearn) identified a minimy
ireed of 1990 sq.m and the proposal (at 2081 sq

Tesco and Morrison and in a better location, arsl
tyontended this meets with the expressed view tk
hisuperior offer is required. Whilst smaller than {
Nottingham Rd application, overall size is 1
hdonsidered to be the sole factor and a smallee s
can act as an attraction through other qualitidss |
ets evident in Melton, where the smaller Tesco st
gdtracts greater trade than the larger (then) Safew
Availability:
tSome of the comments are not substantiated
héactually incorrect (e.g. the number of studentsidpe
heelocated). In fact, the number will be around 146%)
a result of better use of space and relocatiorhef
gperforming arts courses to the redeveloped site.
yreuitablity:
The absence of a hamed retailer does not prove
of site suitability. This is a result of the Colig
preference to market the site with permission,
gbtain the best return and, in turn, optimise
dmprovements to educational facilities. The sche
tfnas been developed by architects specialisingeir}
ail field and has been the subject of mar
Liesting. MBC consultants advise that the abseng
a named operator is not reason to dismiss the
Evidence provided is not independent and reflg
concern over a competing site. It has subsequg

is submitted highlighting the view of the

t
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confirmed that Waitrose have been secured| as
roperator.
h

Viability:

It is not necessary for the development to prpve
viability; this is an issue for less central sit@fe
r development partners are experienced retall
developers and the design team are confident|that

1
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shortcomings the design and layout creates, inste
of townscape, street scene and impact on
neighbouring properties. Internal requirements to
service the car park below and library above will
limit the internal floorspace to a level less than
existing stores in the town, Even without these
constraints, it is only modestly larger and offers
nothing new to the town.

Viability:

There are doubts over the market interest in tiee s
Morrisons and Tesco are represented in Melton a|
Sainsbury’s are pursuing an alternative site, sor i
there interest from ASDA. It is therefore unclear
who will take up the store.

The nature of the build (multiple floors and uses)
will make it expensive to build and run and will ac
as a deterrent when marketed. Additionally, there
no agreement form the County Council regarding
library, and no indication that the site is delalele
within a reasonable timeframe.

Highways

A specialist Highways report has been submitted
which concludes:

Insufficient land is available to create an
access that meets the required standardg
and would be safe.

Servicing facilities are inadequate

The trip assessment is inadequate and d
not adequately assess the impact of the

development on the highway network.

n§

nmhe scheme can proceed, and generate signif
capital to regenerate the education facilities.

Highways and Design:

suggests the Highway Authority are best

adjudicate, and similarly the Local Planni
Authority on design issues. It is not uncommon
town centre sites to have complex design and

ownership issues and, in terms of the sequensal
PS4 requires a reasonable period for these t
resolved. A recent appeal decision has defined
as 5 years. The applicants are confident that
outstanding issues can be resolved in such a per

Assessment:

isThe questions of whether the siteviable, suitable
tkend available are related to the ‘sequential test'
PPS4 (further details of the application of thist
are provided the in the section entitled ‘Applioati

requires that sites in edge-of-centre or out-oftree

cant

The applicant rebuts the criticisms made &and

to
g
for
and
te

o be
this
any
od

of
e

of Local and National Policy’ below.). The test

locations should be permitted only if more cenfral

sites are shown to be unviable, unsuitable and/or

unavailable. It is agreed that in considering the

application (within the terms of the sequentiat)te

demonstrate these qualities in its own right, bus
P&&sess any more centrally located sites againse
criteria.

From a wider perspective, issues that inform
suitability of the site (such adesign and acces
issues) are of course material considerationseir {
own right and are assessed individually within
scope of this report.

Issues ofneed are addressed in the in the sect
entitled ‘Application of Local and National Policy
below.

there is no requirement for the development| to

he

the

b

h
the

Melton Mowbray & District Civic Society
Significant loss of amenities for the
population of Melton Mowbray. A sub-regional
centre such as Melton performs an important
retail, leisure, tourism, educational and
administrative function. The food retailing need
of the town are fully satisfied. However, the loss
to the community of the facilities at the College
would mean that, in future, Melton will be unabl
to perform adequately its function for leisure
activities.

The statement by the College in suppo
of this application states that it failed to detive

learner targets and declared a significant deficit
2007/08. This 'serious ongoing financial situatig
has led, eventually, to the need to seek funding
from the sale of assets. It is of concern thatoarg
utilisation survey gave an overall utilisation frgu

Please refer to commentary adjacent to S
England comments above (pages 7 and 8).

D

rtNoted

of only 15% for the College as a whole. Better

port

1

8



management and use of its existing premises
(commercially as well educationally) could
remove the need for the proposed developmen

An additional food store in the town is
not required. The closure of the Marks and
Spencer food store on Scalford Road is indicati
of the lack of demand. The food-retailing role of
the Co-operative store on Scalford Road is
understated in the discussion of retailing
submitted with the application.

The present library provides an
interesting, substantial elevation to Wilton Roag
the proposed development will be detrimental t
the street scene. The proposed area of the new
library is 23.5% less than that of the existing
library.

The present library is accessible to

disabled and elderly people, and to parents with considered that the planning system is not

young children. Indeed it is heavily used by you
parents with prams, push chairs and young

children, and by groups with learning and/ or
physical disabilities. In an emergency, when thg
use of lifts is usually prohibited, it would be

impossib|e to evacuate these groups Safe|y fromevaluation of the SUItablllty of the new facilities

two storeys above a supermarket. The safety
consequences of the proposed design should b
thought through very carefully. The proposal to
site a new library at first and second floor levels
could be regarded as discriminatory and againg
equality of access.
. The 'Bat Survey' found evidence of K
droppings in the northern extent of the acceg
loft space above the library and identified fi
potential bat access points into the library r
space but because of '...the height at which t
features were located a full inspection for
evidence of bat usage could not be undertaken

g

The application was accompanied by a detailedlr
assessment that included an assessment of
vdhis has been independently reviewed and
considered to be a sufficiently robust examinatibr
the position. Consideration of the findings
included in the section entitled ‘Application of ¢ad
and National Policy’ below. The assessm
included the role fulfilled by the Co-op Scalfordi K
store and clearly states the extent to which i
calculated it would be impacted (17%). It
understood that the closure of the Scalford Rdeg
was not as a consequence of the level of demang

Please refer to comments adjacent to those f
:OPUN on page 11 above and the Conserva

h Officer on page 13.

The County Council retains responsibility. It

n@Ppropriate tool to determine the adequacy of
provision and that the County Council has suffiti
control to ensure this. It is considered that
» County Council would have regard to access, sa
and evacuation procedures when as part off

e

afhe Council’'s ecological advisors have advised
sk mitigation measures for roosting bats
yadequate.
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Grove Primary School:
The TIA does not consider impact on the nea
major road junction

The TA does not address issues of childre
safety — 95% pupils walk to the school and hav
cross Asfordby Rd

The new traffic lights will introduce additionalaccess arm. Therefore, school children, and oth

dangers near to the school

rifhe TA addresses the impact on the junctions
to the site and have been independently reviewe
the Highway Authority. The HA are satisfied th
the assessment is robust and its findings
acceptable.

nihese issues have been referred to the HA
e tcomment and their response is as follows: dedic
crossing facilities would be provided across the

will be able to cross during a dedicated cross
stage. This, coupled with the retention of f{

hear
d by
at

are

for
ated
L
ers,
ing
he
the

existing pedestrian crossing to the west of
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The layout proposes a boundary comprising
service yard and low level car park, surround

the school on the east and north sides. ConceHmwever, it is considered that the elevation cdadd

school, will result in dedicated, crossing faodi
being provided from all directions to the schoAl.
Stage 1 Safety Audit report was submitted by BWB
Consulting in respect of the layout shown on the
above drawing and this did not raise any concerns
with respect to this crossing facility.

®he application is in outline and the details da ho
nextend to a specific form of boundary feature.

regarding noise and fire risk form their proximity.appropriately treated in terms of windows, faps,

Introduction of windows may give rise to priva
issues.

vents etc and as such can be prevented from agejatin
Cyan unacceptable relationship.

Although overall height is shown not to exceetlhe boundary currently comprises a blank single

the theatre, the development will be higher t:l]EHDOI’ey of approx 6m height that runs along most of

existing on the boundary. The upper floo
library will act as a focal point for the tow
Concerns about visual intrusion.

ethe length of the shared boundary (approx. 10m is
n:beyond this , to the south). This would be replared
by an elevation approximately 9.5m in height (for

comparison, eaves height of the main 3 storey dchoo
building is 12m approx) along all of the boundaly.

This would be adjacent to an entrance corridor [nto
the school and part of the playground, in which a
fenced play area is accommodated. It is considered
that the increase in height will significantly isese
the sense of enclosure within the playground. It is
inevitably subjective as to whether this increase i

acceptable and, having inspected the site, |the
Committee is invited to consider this issue. Inwig
of the sensitivity of the school as an adjacent itse
is considered that such an impact is unacceptable.

RAGE
Junction issues:

. The area had to put up with over a yearThe highways works (new and adjustments| to

worth of disruption for this junction to be built —

we will have to put up with more. It cost an awfubpplicant, rather than the ‘public purse’.

lot — we know the highways budget has been
slashed — surely there is not enough money to
change this junction again.

existing provision) will be funded 100% by the

. This is Melton’s busiest junction and is These issues have been referred to the HA| for
dangerous at the best of times — how will it cope comment and their responses will be reported to the

with the extra volume of traffic. If traffic hae t

gueue to get into Waitrose this will grid lock the

whole town.
. Grove School: Resident’s children go t

the Grove School or to Long Field. This junctio

is their main crossing which is dangerous enou
now — it will make it terribly dangerous our
children.

. How much longer will the queues be for
residents having to queue to get to and from work

— not fair.

Regeneration Issues

. Sainsbury’s have worked with our
community and the town already giving many
reassurances about their impact and location
within the town. They will employ 80% of their
staff locally, work with community groups and
provide better crossing facilities for school

Committee verbally.

>

gh

Noted such measures could be introduced similarly
into this proposal by means of a condition| if
permission was granted.
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children using Nottingham Road. This will

improve our economy and give some long term

unemployed a chance — not to mention more

senior residents employment opportunities who
would not have got employment because of the

age.
Retail issues

Sainsbury’s will offer choice and
hopefully encourage competition with other
supermarkets which the customer will benefit
from. Waitrose is quite expensive and will not
offer competition but exclusivity to those with
larger incomes — unlike most of the residents o
Egerton Ward. This will cause animosity.

ir

Waitrose would similarly increase choice

assessment work has not indicated that other

market) will be lost.

shoppers and increase competition. The retail it

S

n (from the ‘discount’, medium or higher parts of t

to
bac
ores
he

Other Material Considerations not Raised through thke Consultation Process:

Consideration

Assessment of Head of Regulatory Seces

Application of Local and National Policy

The development is addressed by Policy S2 of

the

adopted Local plan which has a general allowance

for retail development, subject to its impact.

However, PPS4 was issued in December 20
and is the most up to date policy statement.

PPS4 adopts a ‘town centre first' approach
retail development. It implements this
permitting out of centre development only if
can be demonstrated that:

There are no ‘sequentially preferab
sites available, suitable and viable (i
closer to the town centre, and/or w
better links to it)

There would be no adverse impact on
functioning of the town centre

their proposal (i.e format an
disaggregation; car parking), bearing
mind genuine retailing requirements

PPS 4 advises that where it is argued
otherwise sequentially preferable sites are
appropriate for the particular developme
applicants should provide clear evidence
demonstrate why such sites are not practic
alternatives in terms of availability, suitabiliand
viability. The guidance also required applicants
undertake an assessment of impact to conside|
effects of the proposal on the vitality and vialil
of existing centres, including the like
cumulative effect of recent permissions.

Central to the policy is the viability and vitalibf
the town centre and an impact test must be pa
for out of town centre locations, addressing:
Plans for future investment

Overall vitality and viability

D9

®equential Approach
Dy

follows:

neetailer and occupancy of the units is high,

Developers have been flexible regarding® _ ) . _
gwould require relocation. This undermines th

igvailability.

Burton St (east) insufficient in scale
hapdecided as to future intentions of the site.
nBgrton St (west): similarly, site is too small

nficcommodate a store of the scale proposed.

geparated from the Town Centre by Norman
r@ngl is less accessible than the application
therefore is neither available nor preferable.

required and is allocated for industrial use.

application site.

Impact Assessment

feattle Market: there are no plans to cease
higsisting uses on the site nor has there been aideg
to dispose of it by its various owners. The sitg

iThe application has been supported with
‘Sequential Assessment’ of 7 potential alternative
esites in locations more central to the applicagie.
.elhese sites have been examined and discounte(
tho scale, constrained surroundings and availability

thehe Bell Centre and The Mall: The physical
format of these sites does not provide for a sir

W

tg

accommodate a significant sized store; own

t¢

V)

yNorman Way: insufficient size for the scal

a

1 due
as

gle
ho
eir

ers

he

is
Vay
site,

e

Thorpe End: occupied by an operating business and
is not available. Although within 300m of the cent|
siedless accessible by public transport than

r
the

act

2
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goods available)
The impact on in centre turnover
Scale in relation to the town centre

PPS 4 ECL16 states that applications for main tq
centres uses that are not in a centre (unless
EC16.1.e applies) and not in accordance with 4
up to date development plan should be assess
against the following impacts on centres:

the impact of the proposal on existing,
committed and planned public and
private investment in a centre

the impact of the proposal on town
centre vitality and viability

the impact of the proposal on allocated
sites outside town centres

in the context of a retail proposal, the
impact of the proposal on in-centre
trade/turnover and on trade in the wide
area, taking account of current and futy
consumer expenditure capacity in the
catchment area up to five years from th
time the application is made, and, whe
applicable, on the rural economy

if located in or on the edge of a town
centre whether the proposal is of an
appropriate scale (in terms of gross
floorspace) in relation to the size of the
centre and its role in the hierarchy of
centres

any locally important impacts on centre

assessment which has been the subject of

independent review. The key findings of t
Assessment were that:
. there is sufficient overall capacity in Meltd

to support the development of the scale propo
This will increase over time as income, expendit
and population levels grow

. the location of the site is such that it wol
be likely to improve the number of trips linked
visits to the town centre (being closer to the to
centre than existing supermarkets)

. the ‘trade draw’ would be mainly fron
similar outlets and would range from 7 -17%. Tisig
less than the existing stores currently ‘overtraj
(trade above company averages) and as such ¢
absorbed.

. The proposal would not present dirg

an
he
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n
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competition to the town centre shops nor fulfil the

same function (which relates to specialist goools,

up shopping and visits for leisure purposes). ]

worst case scenario is 7.5% trade draw, whicl
within acceptable limits.

. The development would generate ‘spin g

trips into the town centre which will offset ar

adverse impact. These cannot be quantified, by
estimated at around £1m additional trade.

(N.B it has been confirmed that the findings wo

not be materially affected as a result of Waitr

being the occupant. Waitrose's ‘sales density’
similar to the average level on which the assest
was undertaken).

DWille out come of the independent review was:

. The proposal site is located in an edge-of
yrcentre location which is considered to be in close
Ldproximity to the Primary Shopping Area in physic

terms.

. There are no in-centre sites capable of

providing the level of convenience that is required

perform as a main food shopping facility. The
applicant has assessed all town centre and five
alternative edge-of-centre sites in accordance wit
policy EC15. On review of the evidence provided
these sites may be dismissed on the basis that th
are unsuitable, unavailable and/or unviable to
accommodate the proposed development.

. With regard to impact (Policy EC16.1). Th

lrapplicant has demonstrated that there are current

o committed or planned investments in the town
ecentre or allocated sites that would be affectethby
eDroposals.

. Satisfied that the scale of the proposal is
appropriate to the size and function of Melton tow
centre.

. Some reservations about the extent of
inflow and suggest further scenario testing is
undertaken. On the basis that inflow levels citedl g
realistic, we suggest the worst case be testectierg
to provide a robust assessment of trade draw and
impact.
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PPS4 directs Local Planning Authorities J
determine applications taking account of posi
and negative impacts of the proposal in reach
an overall decision. Crucially, in accordance w
PPS4, where proposal are contrary to
sequential approach and/or fail the impact t
they should be refused

tén addition to the assessment submitted with
iveievelopment, several needs studies have beenct
ingt prior to the submission of this applicationtt
itbontribute to the understanding of need and imp
tHehese have been successively updated and the
esecent update was the GL Hearn study provide
2009. This was commissioned independent of
developer (or development) and is considered ta
sound baseline for assessment of this applica
and others similar.

The GL Hearn study projected population
expenditure into future years. This includ
projections well beyond the timespan applicablg
this proposal but included figures for 2014 wh
coincide approximately with the programme for t
proposal. This study identified a range of capaactfty
between 2000 sg. m and 4400 sq m.(for foaail
3600 sqg. m., of non-bulky comparison goo
depending on the ‘sales density’ of shops. T
application proposes 3000 sq m floorspace (4
gross) which is comfortably within the capac
identified at 2014..

It is considered that the Retail Assessment an
subsequent review provide a sound basis that;
There no alternative more central sites
suitable, available or viable for this development
There is identified need and expenditure
capacity for the scale and nature of the
development; disaggregation would not be
appropriate as it would undermine the ability to
meet this need.

It would increase customer choice by
introducing a new retail offer into the town

There would be no unacceptable advers
impact on the vitality and viability of the town
centre.

On this basis, it is considered that the
development would satisfy the requirements o
these elements of PPS4.

PPS4 Policy EC10

Sustainable Development, including traffic and
transport:

The Governments key aim is to ensure that 1
development can contribute to sustainability (g
an objective in PPS4). This not only includ
construction methods to reduce the impact u
the environment but also includes reducing
need to travel by car.

One of the overriding principles of PPS 4 is t
to help achieve sustainable economic growth
Government’s objectives for planning are
e deliver more sustainable patterns

development, reduce the need to travel, esped
by car and respond to climate change’.

The proposal is in outline and as such does
contain fully worked-up details of sustainal
development construction features. However, de
nere provided in the Design and Access Statemel
I$ollows:
es
pon
the

The development will achieve a BREEA
rating of ‘very good’ standard (level 3 of !
The location and transport links will redu
car travel

Modern methods of construction w
reduce waste

Recycled and sustainably sourced mater
will be used where possible
Buildings will be designed to be air tigh
maximize the benefits of glazing, redu
heat loss and minimise water use.

A Waste Management Strategy will |
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adopted to encourage recycling, reuse and
responsible disposal.

The site itself is considered to be in an accessibl
location, close to residential communities and the
town centre. The site is on major routes into [the
town and close to existing bus stopH. is
considered that the proposed store is located in
sustainable location and will reduce the need to
travel by car.

[}

Socio-Economic Benefits and regeneration The proposed development has the potential toesreat
impacts a significant number of new jobs (approx 160 full
time and up to 290 in total)and training
opportunities. A local labour agreement/training
condition can be imposed to assist targeting these
benefits towards more socially deprived area whefe
impacts will be greatest..

High quality and inclusive design The development will partially regenerate the area
and physically renew the built form, which at pres
conveys a somewhat bland, utilitarian and dated
appearance.

D

A detailed assessment of the design of the proposal
is contained above (in response to comments from
OPUN). The application is in outline and some
aspects — particularly relating to the inclusivenets
design — are not fully developed. However, there
appears nothing to indicate such issues (levelsa¢cge
proximity of car parking, safe access by foot etc)
cannot be provided adequately.

In terms of design quality, it will be noted thhete
are serious misgivings and in this respect it is no
considered that it meets with the expectations of
PPS4. Design requirements are also an element of
Local Plan Policy (OS1 and BE1) and it is
considered that the shortcomings lead to a
conclusion it is contrary to the Local Plan.
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Conclusion on PPS4 issues
The objectives of PPS4 are as follows:

To deliver more sustainable patterns
development and reducing the need to tray
especially by car, and responding to clima|
change.
. Promote the vitality and viability of
town and other centres as important places
communities the government expects ng
economic growth and development of main tow
centre uses to be focused in existing centres. T|
is implemented through a ‘town centre firs
approach and the need for development
demonstrate their impacts on existing centn
would not be adverse.

To increase betwee

competition

retailers and enhanced consumer choice throligh

the provisions of innovative and efficien
shopping, leisure, tourism and local servic
which allow genuine choice to meet the needs
the entire community.

with the main thrust of PPS4, especially in terrhs
retail choice and increasing competition, efficig
pishopping and economic growth through econo
eflevelopment and job creation.
te

The site relates well to the town centre and of
more central sites have been examined and rejg
fdthe ‘sequential test’). The impact test is conside
wo have been satisfactorily resolved and the sch
nwould bring benefits in terms of econom
hiegeneration. However, there are strong objection
'the design and, as a criteria of PPS4, it is cemetl
tthat this issue undermines its ability to fullyisit
eBPS4 requirements.
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Other material considerations (not raised in consuation or representation)

Consideration

Assessment of Head of Regulatory Seces

Investment in educational facilities:

The application documents explain how

hi is considered that the benefits in terms| of

As set out above, the proposal is considered td mee

(0]
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proceeds of the development will release capitdiucation investment is a material considera
funds of approximately £5m to allow for renewahnd should be taken into account. The wei
of the educational facilities, both at this sitedgan(importance) this consideration should attract

the College’s site at Brooksby. matter for the discretion of the Committe
However, it is advised that the applicatig
It is accompanied by a development strategy thettould be (like all others) be considered under
explains which parts of the College’s educationplovisions of s38(6) of the Act and as such att
offer would be provided at which location and theeight in the context of it being one considerat
programme for achieving this, both through themongst many, and not one with the force of
development phase and permanently. development plan behind it.

Finally, it is explained that other options have
been considered but, in terms of other formg of
redevelopment, do not generate sufficient
investment capital and, in terms of ‘do nothing’
there would be little option but to reconfigure
use of the existing space, fail to replace thetspor
facilities and search for incremental opportuniti
for enhanced funding.
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Demolition of Library
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PPS5 refer to properties such as this as a “
designated heritage asset” Guidance with
introduction of PPS5 states that such assets
singularly and collectively, make an importa
positive contribution to the environment. T
desirability of conserving them and t
contribution their setting may make to th
significance is a material consideration, |
individually less of a priority than for designat

assets.
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Conclusion

The application proposes the erection of a footesiith associated access, parking, new juncti@h an
landscaping.

The applicants have successfully demonstratedtiieaé are no more central sites that are available,
suitable and viable to accommodate the proposelgg@guential approach) and retail impact has shown
that impact on the town centre vitality and vialilithe impact test) would be acceptable. Howewer,

is considered that the design is poor to the exdi€being unacceptable and this itself is an eldmén
PPS4 and that the scheme would cause the loss iofigortant building in the library, and have an
unacceptable impact on the adjacent property (GRsireary School).

In terms of technical issues, the impact upon haysnis adjudicated by the HA as acceptable subject
to conditions and legal agreements regarding. joncand lighting arrangements. The proposal is
easily accessible by public transport, walking acytling which complies with Sustainable
Development objectives.

The site engages areas of Planning Policy relateHldod Impact and Sports provision. It is not
considered that the application has satisfied thegairements (in PPS 25 and PPS17 respectivetly) an
as such has significant shortcomings that cannotvbdooked. It is recognised that the proposaidsi
several benefits, but the disbenefits described/@lame considered to be so significant they are not
outweighed.

RECOMMENDATION: Refuse, for the following reasons:

1.

The proposed development, by virtue of the sl layout and design would result is a form of
development that would be out of keeping with itsteroundings and detrimental to the quality,
character and appearance of the street scene, in aextremely prominent location that is
important to the town. The development is thereforecontrary to Policy 2 of the East Midlands
Regional Plan, Saved Policies OS 1 and BE 1 of tedopted Melton Local Plan and the
requirements of PPS4 (EC10)

The development is situated in Flood Zone 3 and tas not been demonstrated to that there are
no reasonably available sites in areas with a lowearobability of flooding, contrary to the aims
and objectives of national Planning Policy set ouh PPS25 ‘Development and Flood Risk’

The proposal would result in the physical loss of ports facilities and it has not been
demonstrated that they are surplus to requirements,nor has there been proposed
compensatory provision. Accordingly, the proposals contrary to national Planning Policy set
out in PPG17

The proposed development would result in a signifant adverse impact on the adjacent Grove
Primary School, by virtue of the increase in the hight and length of the boundary structure.

In the opinion of the Local Planning Authority the proposal would, if approved, result in the
demolition of a heritage asset, as identified in P¥5, which would have an adverse impact upon
the visual amenity of the surrounding area.

Officer to contact: Mr J Worley 18th January 2011
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