DEVELOPMENT COMMITTEE: 4 "™ NOVEMBER 2010

COMMITTEE UPDATE 10/00214/FUL: NEW CLASS A1 DISCOUNT FOODSTORE WITH ASSOCIATED
CAR PARKING AND SERVICING ARRANGEMENTS.

Preface

Members will recall that this application was oniglly brought to the Development Committee on 2agt8mber 2010
where it was resolved to defer the applicationriteo for an independent traffic review to be consiwised. Members
were concerned that issues relating to Highwayst$aih regards to pedestrian safety on Mill Striatl not been fully
addressed in order to make a balanced decisioheoproposal.

Proposal-
Planning permission is sought for a new class Ascalinted foodstore with associated car parking sewicing

arrangements to land behind Burton Street. A tvay w@ccess on Mill Lane is proposed and to utiliee éxisting
access from Burton Street for entry to the sitey.oriThe application was supported by a Traffic Asseent (TA) and
the Highways Authority has not objected to the psa) given that there would not be a material iaseein traffic
resulting from the proposal.

Independent Review

An independent study has been commissioned to tat@ea report to address the following:-

1. A review of the Transport Assessment submitiith regard to the reliability of the sources otalé relies
upon, the assessment and subsequent conclusions.

2. Test the sensitivity of the applicant’s suppuaytimaterial to any changes in key assumptions, gaugje the
veracity of any statements made.

3. Specifically advise on the impact of the propasa
a) road safety implications arising from the ent&into the site from Burton Street;
b) the suitability of the access from Burton Stteeaccommodate both vehicles and pedestrigoraposed

c¢) the impact on other users of Mill Street, martrly in respect of its junction with Burton Stte

Analysis of the Findings

Findings of Independent Review Assessment of HeaflRegulatory Services
Baseline data: The applicant has not made any reductions in traffi
The independent review has not disputed the generation from the proposal for pass-by-trips,
figures used by the applicantsfor the existing| linked trips or transferred trips within their

vehicle movements from the site and states that tesessment. The Guidance on Transport
trip generation resulting from the proposal |a&ssessments (GTA) allows for the above to |be
reported to be reasonable. taken into account when accessing potential |trip

generations from retail uses
The growth factors for 2021 has reported by thg The dataset used by the applicant’s accords wéh th
applicant have been underestimatediue to using advice contained within the Leicestershire County
an older version of source data. Council ‘Highways, Transportation and
Development’ document and confirms that the

methodology employed by the applicant |is
acceptable.
Trip distribution: There are ‘no restrictions’ at the Mill Street/Bant

The number of departure trips likely to be geneatatStreet junction and therefore it is accepted tiggut
by the proposal is stated that 50% of Sysonlyrn manoeuvres is capable and acceptable at
residents and 25% Egerton residents would futtms junction. The proposed increase in traffic
right out of Mill Street on to Burton Street. Theesulting from the proposed discounted superstore
review has reported that they would expect this tsing this junction is stated to be 11 trips inkpea
be the same theyave not disputed the departure| hour.
figures contained within the applicants TA Itis
therefore considered that in practice it is unkke




that residents living in the Sysonby and Eger
Wards would leave the site turning right from M
Street into Burton Street due to difficulties olveet
on their site visit.
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Burton St access:

The review recommends that the access to the
on Burton Street is closed (see below) - this wg
alter the level of traffic using the Burton Stréitl
Street junction and the applicant would be requ
to amend the TA accordingly if this option is to
explored.

It is not the intention of the applicants to cldkis
gg@sting access given that it is an existing acq
usetrving other commercial uses currently be
carried out at the site.
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Burton St access (cont...):

The proposal seeks to retain the existing vehic

The independent review has identified that tha&ccess to the site from Burton Street for entrg

arrangement would lead to a more intensive us
the existing access and this would lead to que
of vehicles approaching from the south on Bur
Street wanting to turn right into the site. Thés
worsened with the fact that there is not eno
room for a separate right turn lane to be created
to the bridge structure. There are a number ofts
stay parking bays adjacent the site entrance whi
considered to be a further constraint. This
envisaged to result in a conflict between uselthef
parking bays reversing out and users of the prdp
turning left into the site. This is considered
increase the risk of collisions at this locati
although there have been no reported incident
this location arising from the exiting uses.

liogeation of a pedestrian access. Retaining
taccess would reduce the need for vehicles to
iright from Burton Street to Mill Street to ga
ugltcess to the site.

dThe arrangements highlighted exist at presen
hand the traffic flows associated with the current
chuse are greater than is anticipated from the
fentrance only’ use of the access propose
Accordingly, it is considered that the conflict
odascribed will be reduced as a result of thg
tdevelopment. As such this does not form the ba
ofor refusal.
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The suitability of the access for both pedestrian
and vehicles:

There would be a risk with a more intensive usg
the site entrance. No assessment has been giv
the actual combined use of the entrance but
independent review has advised that it would
difficult for pedestrians to access the site fr
approach from the south over the bridge as thexe¢
no safe crossing points. This would lead tg
conflict in pedestrian and vehicle use along Bur]
Street. It is recommended that a pedestrian ¢rgs
should be installed should the proposal
permitted.

5 A condition was imposed on the permission for
redevelopment of the Town Station site for
pédestrian crossing to be installed on Burton §ti

emhis would address the concerns raised whils
thviding a safe crossing for visitors to the

Ipeoposed foodstore.
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Recommended that the Burton Street is closed t
users of the food store but retained for the retail
unit trading as Autostop only.

0 This would be difficult to control and would impl
that the entrance is suitable for both vehicles
pedestrians. If the access was closed the
means of access to the site would be via the By
Street/Mill Street junction. The submitted TA dg
not provide data in account of not having an acq
on Burton Street and it is not the intention of
applicants to close this existing access. With
knowing what implication this would have on t
highway network it would be impossible to asses
the routing of all traffic to the site via Mill Stet
would be beneficial to highway and pedestrian u
Further information would be required from t
applicants.
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Mill St/Burton St junction

It is reported that the visibility out of the juren is
restricted due to the existing buildings located
the corners. Pedestrians are required to wait

Mill Street is by nature a narrow junction whig

can not be altered. This arrangement is alread
axistence and the hazards described
foravoidable.
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gaps in the traffic to enable them to cross or w




further along the pavement in Mill Street to cross
between the waiting cars. The increase in
pedestrian demand walking to the proposed
foodstore; along with an increase in vehicle
using the junction, will have the potential of
making this route more difficult for pedestrians
during peak times.

o

Conclusion

An independent review was commissioned to examinee applicants Traffic Assessment for the proposal

provide further assessments on the suitability hef éxisting highways network prior to the deterrtiora of the

proposal for the foodstore. The report has addresise concerns identified from the Committee amumber of
recommendations have been made. It is recommetidédhe Burton Street access be closed for batksacand
egress to the site however this would intensify tise of the Burton Street/Mill Street junction whibas not be
assessed by either the applicant or the Highwaty®dty. The capacity of the junction to cater &atditional traffic is
not known and it would be unreasonable to imposeralition, should approval be granted, withoutyfdbnsidering
the impact. It has been recommended that a pé&estossing be installed to aid walkers to the wihich is a planned
feature with the redevelopment of the Town Statiomhis recommendation would suggest that the prlpiss
acceptable in principle and issues relating to pe@d® safety can be addressed.

The report questions some of the datasets useetéontine the growth factors for the future, therapph taken by the
applicant is in line with the advise contained witthe Leicestershire County Council ‘Highways, Asportation and

Development’ document and the Guidance for Transpssessments (GTA) when considering new retail
development.

The assessment has not taken into account théngxiste of the site and its capability of becoménmore intensive
site without the need for further planning appicas.

In summary, whilst the report has identified resenations regarding some detailed aspects of the reppit has
not identified a shortcoming of such significancehat the assessment is flawed nor, critically, prodied additional
evidence that conflicts or undermines that providedby the applicant or to demonstrate a road safety dward.
Accordingly, it remains the position that there isno evidence to support the concern that the develagent would
unacceptably affect road safety in the area, and threcommendation remains one of approval

RECOMMENDATION:- PERMIT AS PER RECOMMENDATION BELO W

Officer to Contact — Denise Knipe




Committee Date: 2° September 2010

Reference: 10/00214/FUL

Date Submitted: 07.04.10

Applicant: Mr Stephen Prockter - CPV (Melton) SPV Limited

Location: Land to the rear of 55 Burton Street, Melton Mowbray

Proposal: New Class Al discount foodstore with associated cagparking and servicing
arrangements.

Introduction:-

The application seeks full planning permission fothe erection of a discount supermarket on land forrarly used
for commercial activities behind Burton Street.

It is proposed to have a two way access off Milh&sand an entrance only access on Burton Straksjngt the
existing access. The site lies within the town éope and the part closest to Burton Street liekiwithe Conservation
Area and abuts listed buildings, with the propoferistore being sited near to Mill Lane, outsidehaf Conservation
Area.

The application has been supported with a RetakeAsment which has been independently assesstx fenitability
of the development in this location.

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

. Policy Considerations relating to the location of etail development,

. Impact upon the highway infrastructure,

. The setting of the listed buildings,

. Environmental constraints relating to flooding and contamination, and impact upon residential
amenities.

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

There is no relevant planning history for the site.

Planning Policies:-

Planning Policy Statement 1: Delivering Sustainablédevelopmentidentifies sustainable development as the core
principle which underpins planning; and, that piagrshould promote sustainable and inclusive padtef development.

A key principle involves the need to reduce jousiby car and to identify land for development icdtions where there
is, or the potential for, a realistic choice of @s by means other than the private car. It staggsplanning authorities
should focus developments that attract a large eurob people, especially retail, leisure and offamvelopment, in
existing centres to promote their vitality and Vi social inclusion and more sustainable patseof development.

Planning Policy Guidance 13: Transportadvocates sustainable locations for all types efetbpment, particularly
those that are expected to attract large numberseople. It also sets out national parking strategythe basis of
maximum standards that should not be exceededara®fpa series of measures to discourage the ue @ar as the
principal form of transport. It states that localtl®orities should adopt a positive, plan-led apphoto identifying
preferred areas and sites for shopping, leisurecamuloyment. Retail facilities, preferably, shoblel located within town
centre sites, followed by edge of centre sites hie easily accessible by public transport, walléind cycling.

PPS 4: Planning For Sustainable Economic Developmensets out the national policy framework for plamniior
sustainable economic development in urban and aneas.

To help achieve sustainable economic growth objestinclude;
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» delivering more sustainable patterns of developnaemt reducing the need to travel, especially by aad
responding to climate change.

e promoting the vitality and viability of town andther centres as important places for communities th
government expects new economic growth and devedapof main town centre uses to be focused iniegjist
centres. This is implemented through a ‘town cefits¢ approach and the need for development toalestrate
their impacts on existing centres would not be ashe

e competition between retailers and enhanced consaohwice through the provisions of innovative anficient
shopping, leisure, tourism and local services whadlow genuine choice to meet the needs of thereenti
community.

At a local level authorities should proactively pléo promote competitive town centre environments @rovide

consumer choice and adopt a positive and consteuciipproach towards planning applications for eodoo
development. Planning applications that secureasadile economic growth should be treated favoyrafilhe policy

requires supporting evidence for planning appl@ifor main town centre uses and those on edgeertfe, where
additional retail floorspace is created. A seqamtssessment is required in order to facilitatgedbpment to suitable
locations and asses impact upon existing facilitighin the town centre.

PPS5: Planning for the Historic Environment: The guidance sets out the Government's policigb® conservation of
the historic environment. Paragraph HE7.2 statas ith considering the impact of a proposal on atdge asset the
particular nature and significance of the heritagset must be taken into account. This understgrstiould be used by
the Local Planning Authority to avoid or minimisendlict between identified heritage asseBaragraph HEG6 states that
where an application site includes, or is considdgcchave the potential to include, heritage asa#ts archaeological
interest, local planning authorities should requiexelopers to submit an appropriate desk-basessssent and, where
desk-based research is insufficient to properlgssshe interest, a field evaluation.

Planning Policy Statement 25: Development and FlooRisk seeks to ensure that flood risk is taken into antatiall
stages in the planning process to avoid inapprtgpdavelopment in areas at risk of flooding, anditect development
away from areas at highest risk. In determininqiplag applications it states that the Local Plagniwuthority should
have regard to the policies in the PPS and thedRagiSpatial Strategy; ensure, where appropriatg,applications are
supported by site-specific flood risk assessmeqiply the sequential approach to sites to minimgeby directing most
vulnerable development to areas of lowest flooK; rigve priority to the use of SUDS (Sustainablaibage Systems);
and, ensure that all new development in flood asislas is appropriately flood resilient and resistan

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

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

« the form, size, scale, mass, materials and ard¢hi@cdetailing of the development is in keepinghwits
locality;

e the development would not cause undue loss of @éaial privacy, outlook and amenities as enjoyed by
occupants of existing dwellings in the vicinity;dan

» satisfactory access and parking provision can lgeraaailable.

Policy S2allows for retail development within the Town Enweé, away from the town centre providing that the
development would not in itself seriously affea thtality and viability of the town centre and ttiearacter of the area
is not unduly affected; amongst other criteriatietato traffic, parking, and access by public amdate transport; and
there would be no adverse effects on adjoining lesesb.

The Melton Core Strategy (Preferred Options) DPDjn regard to the town centre, seeks to focus devedmts which
attract a large number of people, especially rekisure and office uses, in the town centre tnmte its vitality and
viability, social inclusion and more sustainablégtgans of development. New development opportusitie the town
centre are recognised as increasing its appealghradditional activity; and, reducing the use i@fgte motor vehicles.

Consultations:-

Consultation reply Assessment of Head of Regulator8ervices

Highway Authority : No objections subject to| The proposal is for a discounted food store gn a
imposing conditions and entering in to a S106 former commercial site comprising a mixture |of
to extend the ‘no waiting’ restriction on Mill | buildings operating within light industrial use

n
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Street

Whilst the proposal is likely to result in 3
increase in traffic on Mill Street and Brook Stre
the increase isunlikely to be material and
therefore would be difficult to resist. TH
proposal is considered to have a highway ber
as it results in the narrow access off Burton $t
being an entry only and not a two way acc
with vehicles trying to turn out on to Burtg
Street.
restricted visibility splays due to on street pagki
and to this end the applicant shall agree to pay
costs of implementing a Traffic Regulation Org
(TRO) to extend the existing 'no waitin
restriction to improve the visibility.

The access on to Mill Lane would hawegress will be restricted to Mill Lane onlgs will

The site is approx. 0.5 hectares and currently
an access off Burton Street between Auto S
irand Denman’s Offices and there is also an ac
eoff Mill Lane.

dt is proposed to erect a single storey retail ohi
ef533 square metres gross floor space, with @
rezales area of approx. 1286 square metres.

epsoposed that vehicular access for customers
rbe via both Burton Street and Mill Lane. Howe

access and egress for service vehicles. |
texpected at peak times there could be an incr
a@n flows out of the site in the PM peak hour
gapprox 30 vehicles. However this could a
included vehicles associated with ‘linked trig
into the town centre.

The application has been supported with
comprehensive Transport Assessment which
highways authority has considered wh
formulating their recommendation. Following
from the consultation with the Highway
Authority it has been concluded that the propd
would not create a material increase in queuing
Brook Street/Mill Street given the limited numb
of traffic movements a development of this s
and nature is expected to attract.

A deep discounted store is geared towd
offering a strictly limited range of goods ai
operates one delivery a day for all their prody
including frozen and chilled goods. Any was
material is normally taken away from the store
the delivery vehicle on its return trip, meani
that only one service vehicle is required to v
the site each day.

A customer car park to accommodate 74 mg
vehicles (including motor cycles) is proposed
the west of the site. The site is also adjace
public car park on Mill Street. It is consider
that given the location within the town that t
parking provisions proposed is acceptal
PPG13 advises that Retail facilities, preferal
should be located within town centre sit
followed by edge of centre sites which are ea
accessible by public transport, walking a
cycling. It is considered that the proposal me
this requirement given its close proximity to t
town centre and public transport exchanges.
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Environment Agency:

Flood Area

The Environment Agency acknowledges that
Sequential Test has been applied and passe
accordance with the requirements of PPS2
Development and Flood Risk.

The agency has no objections subject to impo

The site lies within a known flood plain and it
the responsibility of the Local Planning Authori
to assess the suitability of the site for {
trievelopment proposed. The application
2ccansidered to pass the Sequential Test for
b fellowing reasons

) There are no other reasonably available g
5ing

in areas with a lower probability of floodin
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conditions relating to surface water draina
details relating trapped gullies and finished flg
levels.

Contamination
The agency is satisfied with the report and ag
with the proposals for an intrusive investigation
be carried out.

In addition the agency would like to comment
that in addition to soil contamination analysis,
groundwater or leachate testing should also be
carried out in order to establish any potentidtgi
to controlled waters (the minor aquifer and nea
surface water feature).

No soakaways shall be constructed in
contaminated land

that would be appropriate to the type
development or land use proposed.

g€,
or

The type of development proposed
required to be located within or close to {
existing town centre to comply with th
sequential approach advocated within PH
‘Planning for Sustainable Economic Grow{]

The site is allocated in the Melton Strate
Flood Risk Assessment where developm
in the town centre shall be focused
existing brown field sites, favourin
commercial uses over more vulnerable us
such as residential.

The application has been supported with a Fl
Risk Assessment and the agency has
objections to the proposal subject to the imposg
of Conditions relating to finished floor levels a
drainage to ensure the development
safeguarded from potential flood risk.

The site has recently been used as a build
regard and an exhaust fitter's workshop and it
t likely that some contamination has occurred fr

the former use. The application was suppo

with a Desk Top analysis of the site which stg
that intrusive investigation is needed prior
development of the site. The Environmg

Agency agrees with this approach but wishes

see a condition imposed to safeguard nead
rb¥ontrolled waters from potential contamination

5

Leicestershire County Council Archaeologist:
No objections subject to imposing conditions.

The Leicestershire and Rutland Histo
Environment Record (HER) and the develope
submitted desk-based assessment (ULAS R
2009-040) shows that the application site lies
an area of archaeological interest, toward
southern edge of the historic settlement core
Melton Mowbray, a medieval and post-medie
market town. The site itself is bounded to
west and south by a number of listed buildir

(all Grade 1I), including the Harborough Hotefieldwork, post-excavation analysis, report writi

(425775), Cardigan House (425920)
Coventry House/Claret Lodge (425923) all
date from the later 1Bto mid 19" century.

d

The site lies within an area of potent
Archaeology interest. The application has b
supported by a desk assessment which is ir
rigvith the advice contained within PPS5. It
rthought to believe that the site would have b
eiormer residential garden
owutbuildings. The site has been concreted ¢
tland possible any archaeology potential alre
aisturbed. In the lack of any evidence it
valuggested to impose conditions requiring
heomprehensive written scheme of investigati
gehe programme will comprise the necess

naind archive deposition, as detailed in the appra
afrritten scheme of investigation.
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Melton Council Conservation

Officer:

Borough

The site is partially within, but mostly beyon

Cardigan House, Coventry House, Claret Lod
Toad Hall, The Boat Inn PH and the Harborod
Hotel are all grade Il Listed Buildings which a
dconsidered of significant importance. T

ge,
gh
re
he

the designated Melton Mowbray Conservat

obuildings all sit around the lower end of the g

ite
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Area. The new build retail unit is located entir¢lpccessed from Burton Street.

outside the Conservation Area. The buildings
the Burton Street frontage of the site
predominantly grade Il listed.

The site is currently used as a builder’s yard
the most part although there are other indepen
businesses present. It contains several build
of various styles and in varying condition a
built in a mixture of materials, some open sid
storage sheds and some more substal
buildings. When viewed from the north across
Mill Street car park the site, the lower sectiofig
the existing buildings are generally unseen bel
the boundary wall of the Harborough Hotel ¢
park. Above the wall however the view prese
an industrial roofscape, comprising mos
corrugated sheet roofs.

None of these buildings are of any architecty
merit or make any contribution to the adjac
conservation area and hence there are
objections to their demolition. Overall the s
clearance will be of benefit to the adjoini
conservation area.

Clearance of the site presents the opportunit
improve the situation and the proposed new b
retail unit will ensure that the mixed group

existing buildings is replaced by one thus tidy
the site and regularising the materials, roofsc
etc. In that regard it is reasonable to say tha
will represent an improvement in general ter
for both this site and the adjacent part of

conservation area.

The new build will be screened for the most p
by surrounding properties and the Harboro
Hotel car park wall (provided that it is to

retained) although the roof will be visible fro
certain viewpoints. It will only be glimpse
through the existing gap between the Bur
Street properties but partially disguised by

proposed arch sign in the foreground.

In regard to the nearby listed buildings it is fair
say that their setting will not be compromised &
more than as at present, in fact it is potenti
improved. The close proximity of the new bu
to Coventry House is of some concern but v
overlook the rear elevation which is of litt
architectural merit. In terms of the current s
conditions it is certainly no worse.

argite and is considered that the building will

The propo
aupermarket will be positioned to the east of

read in context with Mill Street buildings

fdihe Conservation Officer does not consider {
dany of the listed buildings or their settings viié
ngEmpromised by these proposals. In view of
néhct that the ramshackle buildings are to
eemoved and replaced with a single new bui
ntiik can only be of benefit to the adjacs
t@onservation Area. The proposal is in accordg
avith the National guidance PPS5 which se
isdfeguard heritage assets that are of signifi
amportance.
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English Heritage: No objections. The
application should be considered against Natic
and Local Policy guidance.

Noted
nal

Ecology: No objections.

Noted. The application was supported with
Protected Species survey which concluded tha
buildings to be demolished did not have poten

a
the
tial
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to support roosting bats. A watching brief
condition could be imposed to safeguard protected
species should any be found present on the site.

Head of Policy and Performance: These matters are addressed under |the
The site should be regarded as 'edge of centre| fépplication of Policy’ section below.
the purposes of PPS4 and requires a sequential
approach assessment.

Neither the Sainsbury's nor the Brooksby Meltan
College site are sequentially preferable to the
application site.

Detailed concerns about the impact of the
development on the vitality and viability of the
town centre:

* Role of the Melton Mowbray Town Centre
Health Check 20009.

e The 2003 Retail Study is becoming out of
date. While the retail offer in Melton
Mowbray hasn’t changed much in the
intervening period, except for the closure gf
KwikSave and the opening and closure of
M&S, there have been significant changes
elsewhere e.g. Grantham and Thurmaston|
that could impact on shopping patterns.

e The population assessment is drawn from the
Experian Retail Planner. Growth in
population post 2008 assumes ONS 2006
population projections for the Borough.
These projections are based on demographic
trends and show how the population will
change if they continue. However, they do
not take account of local development
planning which influences housing provisipn
at the local level and thereby population to
RSS housing provision (which is MBC's
preferred approach with the revocation of
regional strategies) for Melton is 'below
trend' which would suggest that the
population projections used in the retail
needs assessment will overstate populatio
growth. In any event, | believe that 2008
based projections are now available.

o

=

The quantitative impact on the town centre is
likely to be negligible.

The size and scale of the proposed store woulg
seem appropriate for Melton Mowbray.

In conclusion, there are no planning policy
objections to the proposal subject to the
satisfactory resolution of the above matters.

Representations:
A site notice and press notice was posted and beiging properties consulted. As a result 4 letiterge been received

commenting on the following:



Representations

| Assessment of Head of Regulatoryr@iees

Impact upon Highway Infrastructure:

« There will be an increase in trafficThe Highways Authority has been consulted and
volumes along Mill Street which isare not opposed to the application. It |is
already congested with long queues| acknowledged that there is existing queuing on|the
busy times. network, but given that the proposal would not

create a material increase in queuing the

« Already going to be an increase in traffi@pplication would not warrant a refusal. The
along Burton Street with the new coungiHighways Authority cannot ask the applicant|to
office development. How will this bgcarry out works to overcome the existing queuing
managed? problems, but only for the increase in traffic

generated by the development, and given |the
constraints of the junctions, it is not consideatth
there is anything that could be done by the
applicant to mitigate the small increase in queying
vehicles expected by the proposal.

e Burton Street is a difficult road to crogsd he issues raised already exist and are outside of
as is Mill Street due to the narrowthe constraints of the development. It |is
pavement this will be extremelyconsidered that the proposal will not create any
dangerous for pedestrians. further dangers to pedestrians. A pedestrian agces

is to be provided from Burton Street and access by
foot can be available from Mill Lane.
Impact upon Listed Buildings:

« There are a number of Listed Buildingdhe proposal has been considered against|any
to the front of the site and theimpact upon the listed buildings to the west of the
supermarket would not be in keepingite and it is considered that the setting of diste
with the character of the area. buildings will not be affected due to the locatipn

and design being acceptable.
Out of Keeping with the Character of the| The site currently accommodates approximately
Area: 1700 square metres of existing industfial
buildings, which are predominantly single storey.

» A modern super market will be out ofThe proposal is to demolish these buildings and
keeping with the historic buildings thatouild a single storey building with a curved roof|t
surround the site. the east of the site. The proposed building will

have a ridge height of 7.7 metres, which|is

« It will be visually intrusive from nearby compatible with the surrounding industrial
residential dwellings buildings along Mill Street and Mill Lane, both |n

terms of scale and mass. The listed buildings| are
sited fronting Burton Street and it is considered
that the setting of the listed buildings will nog¢ p

affected by the proposal due to the separation

distance and that the development will be more
associated with Mill Lane and Mill Street.

The site is enclosed and there would be limited
visibility from the principal public vantage point
Accordingly it will not appear incongruous or
of place within its surroundings.

ut

Impact upon Residential Amenities:

e Property overlooks the entire site a
this will affect privacy and security. Th
entire car park will be able to view th
rear of the house.

The site closest to the dwellings fronting Burton
Street and the slip road off, is currently usedas

ndtaff car park for Denman’s offices (Claridge

eHouse) and L & H Exhaust fitters unit. The rest of
dhe site is used as light industrial uses which
includes the Denman’s builders yard. he
boundary treatment consists of a high brick wall
and palisade fencing.
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There will be an increase in noise due
the activity.  (trolleys, people, car
lorries/vans reversing alarms)

As the house is grade Il listed do 1
have the benefit of double glazing.
present the site is not used between
hours of 1700 — 700 during the week 3
not on Saturday afternoons and all d
Sundays. This will affect the resident
amenities as currently enjoyed.

tbhe entrance to the supermarket will be locateg
sthe west elevation which is approx. 16 met
away from the nearest corner of residen
properties off Burton Street. The rear elevatibr
the properties, face onto to the application site
slight angle. Contained within the rear elevat
are a number of small windows, some obscu
glazed. Given that this area was more inten
utilised than the east part of the site: for therfer
exhaust fitters, customers and staff car parkin
is considered that the noise levels will not
increased significantly. However the form
activity did cease early evenings but could h
remained open for longer if chosen to.

The goods are delivered once a day for all t

which are transported in individual temperat
controlled units that can be easily loaded
offloaded from the delivery vehicle, removing t
need for refrigeration units on the trucks and
reducing noise and fuel consumption. The lay|
includes a sloped loading ramp, which allo
heavy goods vehicles t@verse up to and be lev
with the lading bay, thus removing the need
hydraulic scissor lifts, which removes noise

othe proposed supermarket will be construc
afurther into the site with the entrance and

tiparking closest to the dwellings. It is conside
nihat it is unlikely that a material increase ing®
awill occur with the proposed new use given t
athe site is already used for parking of vehicled
exhaust fitters. The whole site has a use ¢
order for anything defined in the ‘B’ use class
and therefore could be occupied and used far n
intensely without intervention from the plannir
system.

produce, including frozen and chilled gopds
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Devaluation of Property:

* A value chain supermarket along wi
the increase in traffic and noise w
affect the value of the propertie
particularly the listed dwellings.

tHDe-valuation of properties is not a planning ma
llas the planning process can not serve to prg
sprivate interest.

ter
tect

Vitality and Viability of the Town Centre:

The site is edge of town centre
defined within PPS4 and should
supported in principle.

No longer necessary to demonstr
‘need’ for retail development outsid
existing centres under PPS4, theref
‘need’ should not be a consideration.

The proposed store will only have
convenience turnover of £3.3m, a
therefore it is considered that it will on

These matters are addressed under
‘Application of Policy’ section below.
as
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have a minimal impact on convenien
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goods expenditure capacity within t
Melton catchment.

ne

Other Material Considerations not Raised through the Consultation Process:

Consideration

Assessment of Head of Regulatory Seces

Application of Local and National Policy

The development is addressed by Policy S2
the adopted Local plan which has a generg
allowance for retail development, subject to itg
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 wi
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
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

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

Developers have been flexible regarding

Consumer choice (i.e range of shops a

The site is considered to be ‘edge of town
pfcentre’ because it does not lie within, nor is it
| directly connected to the primary shopping
frontage (i.e there are intervening uses and
physical aspects that separate it from the

town centre, and the main point of entrance
D&rom Mill St). Therefore, a ‘sequential
approach’ is required to identify whether
there are any sites available in more central
tocations.
Py

iThe application has been supported with
‘Sequential Assessment’ of 7 potential alternat
esites. These have been assessed and discount
.déhe applicant due to the sites not being m
tisuitable, available or more superior than
proposed site. This includes sites no closer to
tiewn centre (Asfordby Rd, Nottingham R
Chapel St), those unavailable (Land at the Ch
ngt car park; Thorpe End, Cattle Market sou
d The Mall' Nottingham St) and those unavailal
jRecause of their current strategic use (Burton
(west side)).

sdd@se findings have been examined and i
agreed that none of the site presents a sequgn
preferable location, albeit for differing reaso
(e.g Burton St is not available because it is
r%Jrrently for sale).

The model of a discounted superstore shows
the annual turnover is moderate in compari
with the existing food stores in the town theref
the impact upon the existing services is negligi
The range of goods on offer at a discounted f
store is fairly limited in comparisons with th
larger food stores. In order to cut down the cq
and enable the goods sale price to remain low
goods are displayed in boxes and brought in b
The goods offered are deliberately restricted 1
range of approximately 1,500 -2,000 lines
ensure the lowest possible operating costs.
agreed that provision of this nature is not preg
in the town and the proposal would wid
consumer choice, in accordance with PPS4 3
and objectives.

The application is accompanied by an imp
assessment that has also been independ
assessed. This identifies the scale of

development in terms of ‘trade draw’ fro
existing businesses and concludes that it woul
limited to £3.8 million. This is less than t
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expenditure within the town centre is expected
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expand through natural and planned gro
within a 5 year horizon and the diversion of trg
from existing units would not be so substantial
to threaten their operations . Accordingly, it
considered to pass the impact test in terms of
town centre.

Similarly, the scale is considered not
undermine other proposals for town cen
investment. Indeed, it is noteworthy that ot
retailers (existing and proposed) have not obje
to the proposal.

The Scale is modest in terms of building size
anticipated customer attraction and this, combi
with the new ‘offer; it would introduce and th
proximity to the town centre, are considered
enable the scheme to complement (rather f{
detract from) the existing town centre.

Sustainable Development:
The carbon footprint of the store will b
minimalised through high specification thern
insulation, roofing and cladding materials.

The proposed unit is will have highly efficie
condensing boilers, which will recover hg
produced from the combustion process.

The proposed buildings will also benefit frg
censored lighting internally, which means tl
lights are not left on unnecessarily, as well ag
exterior lux system. This means that lights wo
only be on during dark hours and would of
remain on for an hour after the retail unit h
closed.

The proposed site layout includes a sloj
loading ramp, which allows heavy goods vehig
to reverse up to and be level with the lading Q
thus removing the need for hydraulic scissor lif
This removes both the noise element as wel
the need for electricity to power the scissor lift.
By having neighbourhood stores such as this
this reduces the need for people to travel anc
reduces car emissions.

edevelopment can contribute to sustainability (3
an objective in PPS4). This not only includ
construction methods to reduce the impact u
the environment but also includes reducing
nineed to travel by car. The proposal will be ea
adccessible by public transport with the b
interchange located in the town centre.

nSustainable Urban Drainage systems also nee
ndte explored but will be dependant on the gro
aonditions and the findings of the contaminat
uidvestigates as the site may not be suitable fer
nlynethod.
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Design:

The building will have red facing bricks wit
pillar detailing to reduce the visual impact frg
the expanse of brick work along the elevatio
The roof will be constructed from horizont
microrib cladding panels with polyester powd
coated soffit fascia, gutter and downpipes.
building is low in height to remain in scale wi
the existing industrial buildings to the rear oéf
site and will have a curved roof to give interast
the building. From the front elevation the rg
will sit at a height of approx. 7.7 metres slopi
down to the rear elevation at a height of appro
metres. The entrance to the supermarket is tqg

northwest corner of the building which wi
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consist of large glazed doors and windows al
the west elevation and company logo above

details at present) which will be viewed frg
Burton Street through the existing entrance.

north, south and east elevation will contain
glazing. It is proposed to provide a focal pqg
from Burton Street by re-instated an archway o
the existing vehicular entrance which is to

conditioned as the Conservation Officer is keel
have this feature re-instated.

The proposed design is therefore acceptable a
considered appropriate within the surround
area.
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Impact Upon Residential Amenities on Mill
Street.

Mill Street contains a mix of uses within the ar
To the northeast of the site are residen
properties which will face onto the applicati
site. At present the site contains a number
large buildings which are to be demolished.
most prominent of the buildings currently ab
Mill lane. The proposed building will be s
further back into the site and will have a relatjv
low height which will reduce the visual impa|
upon the area. No glazing is proposed at this

of the building so light spillage will not become

an issue. The existing vehicular entrance at
top of the Harborough Hotel is to be closed
and a new improved entrance constructed of |
Lane. This new entrance will be made availg
for delivery vehicles and customers.
mentioned above deliveries usually only tg
place once a day which will keep noise levels I¢
It is not considered that the proposal will redy
the residential amenities due to the coming
goings given that there is a public carpark to
north and the entrance to the Harboro Hotel wh
is open to patrons till late.

No hours of use have been defined and it wd
be considered reasonable to restrict the ope
times in the evening to reduce the activity due
the close proximity of residents to the west 3
east.

Therefore, it is not considered that the propg
would have a detrimental impact on the ameni
of adjoining properties.
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Landscaping and Boundaries.

At present there is very little on offer in the w
of landscaping given the industrial uses tak|
place. It is proposed to soft landscape bu
zones on the north and south boundary.
boundary treatment will consist of a 2 metre h
‘anti-climb’ fencing on the south and eg
elevation separating the other industrial u
taking place to the south. Along the no
elevation, which will separate the Haroboro Hq
car park will be timber facing and walling {
match the existing wall.

Therefore, it is considered that the propo
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| landscaping is considered acceptable.

Conclusion

The proposal for a discounted food store will addtiie consumer choice for the Borough and is cemnsil to
complement the existing services. The locatioradssidered to be acceptable in terms of applyirgstquential
approach and proximity to the primary shopping aaed accordingly meets the requirements of PPS4. ifipact
upon highways is acceptable subject to increalieg'no waiting’ restriction along Mill Lane. Thienpact upon
residential amenities has been assessed and caubigleceptable due to the design and location la@gtoposal is
easily accessible by public transport, walking agdling which complies with Sustainable Developmehbjectives..
The design of the building is in keeping with thelustrial uses adjacent the site and the low rioefwill ensure that
the visual impact is reduced. The removal of tkisting buildings will improve the character of theea and it is
considered that the setting of the listed buildimgsBurton Street will be enhanced given that theppsal is an
improvement on the existing buildings and use efdite.

It is therefore recommended for approval subjecioiaditions.

RECOMMENDATION: Delegate to Permit subject to completion of S106 securing the provisf Traffic Regulation
Order (TRO) to extend the existing 'no waitingtrieton to improve the visibility and the followgnconditions :-

1.

2.

The development shall be begun before the diqiraf three years from the date of this permissio

Notwithstanding the provisions of the Town anou@try Planning (Use Classes) Order 1987 (or argeOr
amending, revoking and re-enacting that Order)fdloel store premises shall be operated as a deepudis

retail store only (as set out in the Retail Assesgnpara 1.11 — 1.13) and for no other purposeinvitiass

Al.

No development shall start on site until repréative samples of the materials to be used ircoimstruction
of all external surfaces have been submitted to agrted in writing by the Local Planning Authority.
Development shall be carried out in accordance thighapproved details.

The proposed building shall not be brought e until such time as the proposed access roadparking,
motorcycle parking, turning and manoeuvring ardasv on the drawing no. SK28 Rev J submitted on the
29th March 2010 have been provided, hard surfatedked out and made available for use. Once peavid
they shall thereafter be permanently so maintained.

The proposed building shall not be brought ue until such time as the proposed covered cyalkimy has
been provided and made available for use. Oncadged the cycle parking shall thereafter be permtneso
maintained.

The proposed building shall not be brought e until such time as the proposed access readisi@ the

site shall have been surfaced in tarmacadam, denoreother similar hard bound material for a miaim
distance of 15 metres behind the highway boundadyositively drained so as surface water doesunot
from the site and into the highway. Once provided access roads shall thereafter be permanently so
maintained.

Notwithstanding the details submitted, signing #ning, including the lining of the junction witMill Lane,
shall be provided before the building is first bybtiinto use, in accordance with a scheme that fsilhave
been submitted to and approved by the local planaithority. Once provided the signing and linsiwll
thereafter be permanently maintained in accordaittethe approved details.

Before first use of the development hereby perahjtidrainage shall be provided within the site sthdt
surface water does not drain into the public highasad thereafter shall be so maintained.
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9.

10.

11.

12.

13.

14.

15.

16.

17.

18.

19.

If any vehicular access gates, barriers, tdlachains or other such obstructions are to éeted they shall be
set back a minimum distance of 15 metres behindHighway boundary and shall be hung so as to open
inwards only.

Unless another method of ensuring the surragnkighway is kept clean is submitted to and apgddyy the
local planning authority in consultation with thigiliways authority, vehicle wheel cleansing faabktishall be
provided within the site and all vehicles exitingetsite shall have all tyres and wheels cleanednaas be
necessary, before entering the Highway. The wivashing facilities provided shall be so maintaif@dthe

operational period of the development hereby paechit

For the period of the construction of the depaient, vehicle parking facilities shall be prowdeithin the
site and all vehicles associated with the develoyrskall be parked within the site.

No part of the development shall be occupieiil details of a Green Commuter Plan containingaael to
work, car use and car parking management stratagihé (site) as a whole has been submitted toagneed
in writing by the local planning authority.

Development shall not begin until a surface watairhge limitation scheme for the site, based @tastable
drainage principles and an assessment of the togloal and hydro geological context of the develeptn
has been submitted to and approved in writing leyltlsal planning authority. The scheme shall subsetly
be implemented in accordance with the approvedidétafore the development is completed.

The development permitted by this planning pesion shall only be carried out in accordance with
approved Flood Risk Assessment (FRA) and Drawing 8SkK36 Rev A and the following mitigation
measures detailed within the FRA and drawing:

Finished floor levels are set no lower than 8thlabove Ordnance Datum (AOD).

The development hereby permitted shall notdmamenced until such time as a scheme to instgibed
gullies has been submitted to, and approved iningriby, the local planning authority. The schemallshe
implemented as approved.

No development shall take place within theliapfion area until the applicant has secured itiig@émentation
of an appropriate programme of archaeological warkccordance with a Written Scheme of Investigatio
which has been submitted to and approved by thanplg authority. The development shall only be
undertaken in accordance with the approved wrisigmeme. No variation shall take place withoutgher
consent of the local planning authority.

The applicant shall ensure the completion efrtecessary programme of archaeological investiggtioviding
the planning authority with at least one weeksfiuation of the intention to commence work. Thegramme
will comprise the necessary fieldwork, post-exceratanalysis, report writing and archive depositias
detailed in the approved written scheme of invesitign. The report and archive shall be prepareddmposited
no later than six months after the commencemefielofwork. No variation shall take place withotietwritten
consent of the local planning authority.

The Class A1l retail development hereby approvedl shiy be operated as a single retail entity. Tiné shall
not be sub-divided or otherwise altered in a marwigich would create any further retail units, withdhe
written consent of the Local Planning Authority.

The net sales area of the retail building hemdrmitted shall not exceed 1286sgm. No more &@#b of the
identified retail sales area shall be used forstide of comparison goods.

The reasons for the conditions are:-

1.

2.

3.

To comply with the requirements of Section ®1he Town and Country Planning Act 1990.

In the interests of protecting the retail fuoictof the town centre and local area centres, bechuse
insufficient information has been provided to asgbe impact of other forms of retailing.

To enable the Local Planning Authority to retaamtrol over the external appearance as no détaie been
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submitted.

4, To preserve the amenities of the locality.

5. To ensure that adequate off-street parking prowiis made to reduce the possibilities of theppsed
development leading to on-street parking problemtbé area.

6. In the interests of the sustainability of theelepment and to encourage alternative transpaiteh

7. In the general interests of highway safety.

8. In the general interests of highway safety.

9. To reduce the possibility of surface water fribm site being deposited in the highway causingyeemnto road
users.

10. To enable a vehicle to stand clear of the haghwhilst the gates are opened/closed and prdtectrée and
safe passage of traffic, including pedestrianghénpublic highway

11. To reduce the possibility of deleterious matefmud, stones etc) being deposited in the highaag
becoming a hazard for road users.

12. To ensure that adequate off-street parkingigiavis made to reduce the possibilities of depaient of the
site leading to on-street parking problems in tleaaluring construction.

13. To ensure that adequate steps are taken ta@pravtransport choice/a choice in mode of travelrtd from the
site.
Note: The plan shall comprise proposals to readucedependence and vehicle emissions and to istaiid
encourage the use of alternative transport modegofoneys to and from work and during working hsaur
Details of the proposals shall include measuresetaure increases in car sharing, public transpat eycling
and walking, proposals for car parking restricti@mal controls and details of on-site facilitiespitmmote
alternative modes of travel to the site. The piwall make provision for relevant surveys, reviemd a
monitoring mechanisms, targets, timescales, phgsingrammes and on-site management responsihilittes
shall be implemented and subject to regular revireaccordance with the above approved details.

14. To reduce the risk of flooding to the propodedelopment.

15. To prevent pollution of the water environment.

16. To ensure the preparation and implementati@anappropriate scheme of archaeological mitigation

17. To ensure satisfactory archaeological investigaand recording

18. The site is in an out of town centre location. Ehisrtherefore a requirement to restrict the sfzberetail
development to safeguard retailing within the taxentre.

19. In the interests of protecting the retail fumctof the town centre and because insufficierdrimiation has
been provided to assess the impact of other fofmstailing.

Officer to contact: Mrs Denise Knipe 28 August 2010
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