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 caparking and servicing
arrangements.

Introduction:-

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

It is proposed to have a two way access off Milh&aand an entrance only access on Burton Street,
utilising the existing access. The site lies witthie town envelope and the part closest to Burtoses

lies within the Conservation Area and abuts lidbeddings, with the proposed foodstore being sited
near to Mill Lane, outside of the Conservation Area

The application has been supported with a Retasle8sment which has been independently assessed
for the suitability of the development in this Itioa.

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 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 whererthis, or the potential for, a realistic choiceao€ess

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

Planning Policy Guidance 13: Transportadvocates sustainable locations for all typesevetbpment,
particularly those that are expected to attracjdanumbers of people. It also sets out nationatipgr
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 princigah 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, shoukllbcated within town centre sites, followed by edd
centre sites which are easily accessible by puitaitsport, walking and cycling.

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



To help achieve sustainable economic growth objestinclude;

» delivering more sustainable patterns of developraedtreducing the need to travel, especially
by car, and responding to climate change.

e 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. ighmmplemented through a ‘town centre first’
approach and the need for development to demoegtrair impacts on existing centres would
not be adverse.

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

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

PPS5: Planning for the Historic Environment: The guidance sets out the Government's poliaies o
the conservation of the historic environment. Paply HE7.2 states that in considering the impae of
proposal on a heritage asset the particular natugesignificance of the heritage asset must bentake
account. This understanding should be used by thmallLPlanning Authority to avoid or minimise
conflict between identified heritage assearagraph HE6 states that where an applicationngibedes,

or is considered to have the potential to includeritage assets with archaeological interest, local
planning authorities should require developers ubnst an appropriate desk-based assessment and,
where desk-based research is insufficient to pippssess the interest, a field evaluation.

Planning Policy Statement 25: Development and FlooRisk seeks to ensure that flood risk is taken
into account at all stages in the planning protesavoid inappropriate development in areas at oisk
flooding, and to direct development away from argdsighest risk. In determining planning applicat

it states that the Local Planning Authority sholéore regard to the policies in the PPS and thedRadbi
Spatial Strategy; ensure, where appropriate, thptiGations are supported by site-specific floogkri
assessments; apply the sequential approach to tsitesinimise risk by directing most vulnerable
development to areas of lowest flood risk; giveopty to the use of SUDS (Sustainable Drainage
Systems); and, ensure that all new developmenibodfrisk areas is appropriately flood resilientian
resistant.

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

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

» the form, size, scale, mass, materials and archiedcdetailing of the development is in
keeping with its locality;

* the development would not cause undue loss of eatild privacy, outlook and amenities as
enjoyed by occupants of existing dwellings in tienity; and,

» satisfactory access and parking provision can bdenasailable.

Policy S2 allows for retail development within the Town Enweé, away from the town centre
providing that the development would not in itssdfiously affect the vitality and viability of thewn
centre and the character of the area is not unafiécted; amongst other criteria relating to ti@ffi
parking, and access by public and private transpod 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 Regulatorgervices

Highway Authority : No objections subject to
imposing conditions and entering in to a S10¢
to extend the ‘no waiting’ restriction on Mill
Street

Whilst the proposal is likely to result in §
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 bern
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 pagk
and to this end the applicant shall agree to pay
costs of implementing a Traffic Regulation Ord
(TRO) to extend the existing 'no waitin
restriction to improve the visibility.

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

The proposal is for a discounted food store o
5 former commercial site comprising a mixture

buildings operating within light industrial use

The site is approx. 0.5 hectares and currently

an access off Burton Street between Auto 3
irand Denman’s Offices and there is also an ac
ebff Mill Lane.

dt is proposed to erect a single storey retail ohi
ef33 square metres gross floor space, with g
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. |
ttxpected at peak times there could be an incr
dn 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 propg
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 towg
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 m
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.

Environment Agency:

The site lies within a known flood plain and it
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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
conditions relating to surface water drainal
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 potentid{gi
to controlled waters (the minor aquifer and nea
surface water feature).

No soakaways shall be constructed in
contaminated land

the responsibility of the Local Planning Authori
to assess the suitability of the site for
trievelopment proposed. The application
rcconsidered to pass the Sequential Test for
b fellowing reasons

5ing
ge,
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There are no other reasonably available g
in areas with a lower probability of floodin
that would be appropriate to the type
development or land use proposed.

The type of development proposed

existing town centre to comply with th
sequential approach advocated within PH

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 impog
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
refard 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 neg
¥Yontrolled waters from potential contamination
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Leicestershire County Council Archaeologist:
No objections subject to imposing conditions.

The Leicestershire and Rutland Histo
Environment Record (HER) and the developg
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 buildi

The site lies within an area of potent
Archaeology interest. The application has b
supported by a desk assessment which is ir
rizvith the advice contained within PPS5. It
erthought to believe that the site would have b
eiormer residential garden with associat
outbuildings. The site has been concreted ¢
tlaed 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

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

(425775), Cardigan House (425920) 4

nand archive deposition, as detailed in the appra

Coventry House/Claret Lodge (425923) all

ofiritten scheme of investigation.
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date from the later f8to mid 19" century.

Melton Council Conservation

Officer:

Borough

Cardigan House, Coventry House, Claret Lodge,
Toad Hall, The Boat Inn PH and the Harborough
Hotel are all grade Il Listed Buildings which are

The site is partially within, but mostly beyondconsidered of significant importance. The

the designated Melton Mowbray Conservat

Area. The new build retail unit is located entirglpccessed from Burton Street.

outside the Conservation Area. The buildings

obuildings all sit around the lower end of the gite
The proposed
aupermarket will be positioned to the east of the

the Burton Street frontage of the site argite and is considered that the building will be

predominantly grade Il listed.

The site is currently used as a builder’s yard

the most part although there are other independany of the listed buildings or their settings vii#

businesses present. It contains several build

read in context with Mill Street buildings
fdhe Conservation Officer does not consider that

rgEmpromised by these proposals. In view of the

of various styles and in varying condition anéhct that the ramshackle buildings are to |be

built in a mixture of materials, some open sid

agmoved and replaced with a single new build—

storage sheds and some more substantiss can only be of benefit to the adjacent

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

tHeonservation Area. The proposal is in accordgnce
with the National guidance PPS5 which segks
isdfeguard heritage assets that are of significant
rdmportance.
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etc. In that regard it is reasonable to say th
will represent an improvement in general te
for both this site and the adjacent part of
conservation area.

he

The new build will be screened for the most part
by surrounding properties and the Harborough
Hotel car park wall (provided that it is to be
retained) although the roof will be visible fro
certain viewpoints. It will only be glimps
through the existing gap between the Burton
Street properties but partially disguised by the
proposed arch sign in the foreground.

In regard to the nearby listed buildings it is fair
say that their setting will not be compromised any
more than as at present, in fact it is potentially
improved. The close proximity of the new bujld




conditions it is certainly no worse.

English Heritage: No objections. The Noted

application should be considered against National

and Local Policy guidance.

Ecology: No objections. Noted. The application was supported with a
Protected Species survey which concluded that the
buildings to be demolished did not have potential
to support roosting bats. A watching brlef
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

the purposes of PPS4 and requires a sequential

approach assessment.

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

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

Role of the Melton Mowbray Town Centre
Health Check 2009.

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 g
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.
The population assessment is drawn from
Experian Retail Planner. Growth in
population post 2008 assumes ONS 2006
population projections for the Borough.
These projections are based on demograp
trends and show how the population will
change if they continue. However, they do
not take account of local development
planning which influences housing provisi
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.

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.

fépplication of Policy’ section below.
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In conclusion, there are no planning poli




objections to the proposal subject to

satisfactory resolution of the above matters.

Representations:

A site notice and press notice was posted and heiging properties consulted. As a result 4 letters
have been received commenting on the following:

Representations

| Assessment of Head of Regulatoryr@iees

Impact upon Highway Infrastructure:

There will be an increase in traff
volumes along Mill Street which i
already congested with long queues
busy times.

Already going to be an increase in traf
along Burton Street with the new coun
office development. How will this b
managed?

Burton Street is a difficult road to cro
as is Mill Street due to the narro
pavement this will be extremel
dangerous for pedestrians.

sare not opposed to the application. It
acknowledged that there is existing queuing on
network, but given that the proposal would f
create a material increase in queuing
fi@application would not warrant a refusal. T
ciHighways Authority cannot ask the applicant
c carry out works to overcome the existing queu
problems, but only for the increase in traf
generated by the development, and given
constraints of the junctions, it is not consideatt
there is anything that could be done by
applicant to mitigate the small increase in quey
vehicles expected by the proposal.

sd he issues raised already exist and are outsid
wihe constraints of the development. It
yconsidered that the proposal will not create
further dangers to pedestrians. A pedestrian ag
is to be provided from Burton Street and acces
foot can be available from Mill Lane.

cThe Highways Authority has been consulted and
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Impact upon Listed Buildings:

There are a number of Listed Buildin
to the front of the site and th
supermarket would not be in keepi
with the character of the area.

ndhe proposal has been considered against
@mpact upon the listed buildings to the west of
ngite and it is considered that the setting of dg
buildings will not be affected due to the locati
and design being acceptable.

any
the
te
on

Out of
Area:

Keeping with the Character of the

A modern super market will be out
keeping with the historic buildings th
surround the site.

It will be visually intrusive from nearb
residential dwellings

The site currently accommodates approxima
1700 square metres of existing indust
buildings, which are predominantly single stor
pfThe proposal is to demolish these buildings

aouild a single storey building with a curved roof
the east of the site. The proposed building

have a ridge height of 7.7 metres, which
compatible with the surrounding industr
buildings along Mill Street and Mill Lane, both
terms of scale and mass. The listed buildings
sited fronting Burton Street and it is conside
that the setting of the listed buildings will nog
affected by the proposal due to the separa
distance and that the development will be m
associated with Mill Lane and Mill Street.

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

Impact upon Residential Amenities:

The site closest to the dwellings fronting Bur

Property overlooks the entire site a

Street and the slip road off, is currently usedch

;

ndtaff car park for Denman’s offices (Claridge

n




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

There will be an increase in noise due
the activity.  (trolleys, people, car|
lorries/vans reversing alarms)

eHouse) and L & H Exhaust fitters unit. The rest
ghe site is used as light industrial uses wh
includes the Denman’s builders yard. T
boundary treatment consists of a high brick w
and palisade fencing.

tbhe entrance to the supermarket will be locatec
sthe west elevation which is approx. 16 met
away from the nearest corner of residen
properties off Burton Street. The rear elevatibn
the properties, face onto to the application dita
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

produce, including frozen and chilled gopds
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need for refrigeration units on the trucks and| so
reducing noise and fuel consumption. The layout
includes a sloped loading ramp, which allows
heavy goods vehicles t@verse up to and be levgel
with the lading bay, thus removing the need for
hydraulic scissor lifts, which removes noise

» As the house is grade Il listed do nothe proposed supermarket will be construgted
have the benefit of double glazing. Afurther into the site with the entrance and tar
present the site is not used between |tiparking closest to the dwellings. It is considefed
hours of 1700 — 700 during the week anihat it is unlikely that a material increase ins®ij
not on Saturday afternoons and all dawill occur with the proposed new use given that
Sundays. This will affect the residentiathe site is already used for parking of vehicled an
amenities as currently enjoyed. exhaust fitters. The whole site has a use dlass

order for anything defined in the ‘B’ use classes
and therefore could be occupied and used far more
intensely without intervention from the planning
system.

Devaluation of Property:

» A value chain supermarket along witlDe-valuation of properties is not a planning matter
the increase in traffic and noise willas the planning process can not serve to protect
affect the value of the propertiesprivate interest.
particularly the listed dwellings.

Vitality and Viability of the Town Centre: These matters are addressed under |the
‘Application of Policy’ section below.

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

* No longer necessary to demonstrate
‘need’ for retail development outside
existing centres under PPS4, therefpre




‘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
have a minimal impact on convenien
goods expenditure capacity within t
Melton catchment.
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Other Material Considerations not Raised through tre 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 generag
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
development.
permitting out of centre development only if
can be demonstrated that:

retail

Central to the policy is the viability and vitalibf _
the town centre and an impact test must be pasdé&eed that none of the site presents a sequgn
for out of town centre locations, addressing:

It implements this

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

Developers have been flexible regardind

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

Plans for future investment

Overall vitality and viability
Consumer choice (i.e range of shops
goods available)

The impact on in centre turnover
Scale in relation to the town centre

pfbecause it does not lie within, nor is it directly
| connected to the primary shopping frontage (.
there are intervening uses and physical aspect

point of entrance from Mill St). Therefore, a
D%sequential approach’ is required to identify
whether there are any sites available in more
central locations.

to

byhe application has been supported with
itSequential Assessment’ of 7 potential alternat
sites. These have been assessed and discount
ethe applicant due to the sites not being m
.suitable, available or more superior than
tiproposed site. This includes sites no closer to
town centre (Asfordby Rd, Nottingham R
tHehapel St), those unavailable (Land at the Ch
St car park; Thorpe End, Cattle Market sol
nd he Mall’ Nottingham St) and those unavailal
dbecause of their current strategic use (Burtor
ifwest side)).

These findings have been examined and i

preferable location, albeit for differing reaso
(e.g Burton St is not available because it is
currently for sale).

1ncL .

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 fi
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

The site is considered to be ‘edge of town centr

9
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assessed. This identifies the scale of |the
development in terms of ‘trade draw’ from
existing businesses and concludes that it would be
limited to £3.8 million. This is less than the
expenditure within the town centre is expected to
expand through natural and planned growth

within a 5 year horizon and the diversion of trade

from existing units would not be so substantial as
to threaten their operations . Accordingly, it|is

considered to pass the impact test in terms of the
town centre.

Similarly, the scale is considered not |to
undermine other proposals for town centre
investment. Indeed, it is noteworthy that other
retailers (existing and proposed) have not objec¢ted
to the proposal.

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

Sustainable Development: The Governments key aim is to ensure that new
The carbon footprint of the store will bedevelopment can contribute to sustainability (dlso
minimalised through high specification thermadn objective in PPS4). This not only includes
insulation, roofing and cladding materials. construction methods to reduce the impact upon
the environment but also includes reducing fthe
The proposed unit is will have highly efficiennheed to travel by car. The proposal will be easily
condensing boilers, which will recover hegaticcessible by public transport with the Qus
produced from the combustion process. interchange located in the town centre.

The proposed buildings will also benefit frognBustainable Urban Drainage systems also need to
censored lighting internally, which means thdte explored but will be dependant on the ground
lights are not left on unnecessarily, as well ag aonditions and the findings of the contamination
exterior lux system. This means that lights wopldvestigates as the site may not be suitable fer|th
only be on during dark hours and would onlynethod.
remain on for an hour after the retail unit has
closed.

The proposed site layout includes a sloped
loading ramp, which allows heavy goods vehidles
to reverse up to and be level with the lading hay,
thus removing the need for hydraulic scissor lifts.
This removes both the noise element as well as
the need for electricity to power the scissor lift.
By having neighbourhood stores such as this pne,
this reduces the need for people to travel and so
reduces car emissions.

Design: The building will have red facing bricks with
pillar detailing to reduce the visual impact fram
the expanse of brick work along the elevatians.
The roof will be constructed from horizontal
microrib cladding panels with polyester powder
coated soffit fascia, gutter and downpipes. The
building is low in height to remain in scale with
the existing industrial buildings to the rear oéth
site and will have a curved roof to give interest t

10



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
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 numbe
large buildings which are to be demolished. 1
most prominent of the buildings currently ab
Mill lane. The proposed building will be s
further back into the site and will have a relaljv
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 |
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 &
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
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elevation, which will separate the Haroboro Hatel
car park will be timber facing and walling to
match the existing wall.

Therefore, it is considered that the proposed
landscaping is considered acceptable.

Conclusion

The proposal for a discounted food store will addtite consumer choice for the Borough and is
considered to complement the existing servicese ldbation is considered to be acceptable in t&fms
applying the sequential approach and proximityhte primary shopping area and accordingly meets
the requirements of PPS4. The impact upon highvisyscceptable subject to increasing the ‘no
waiting’ restriction along Mill Lane. The impacpon residential amenities has been assessed and
considered acceptable due to the design and locatid the proposal is easily accessible by public
transport, walking and cycling which complies wBhstainable Development objectives.. The design
of the building is in keeping with the industrialas adjacent the site and the low roof line wiee
that the visual impact is reduced. The removahefexisting buildings will improve the charactdr o
the area and it is considered that the settindn@flisted buildings on Burton Street will be enhathc
given that the proposal is an improvement on thstieg buildings and use of the site.

It is therefore recommended for approval subjecioiaditions.
RECOMMENDATION: Delegate to Permit subject to completion of S106 securing the provispf

Traffic Regulation Order (TRO) to extend the exigtino waiting' restriction to improve the visibjli
and the following conditions :-

1. The development shall be begun before the eigiraf three years from the date of this
permission.
2. Notwithstanding the provisions of the Town amau@try Planning (Use Classes) Order 1987

(or any Order amending, revoking and re-enactiiag) @rder) the food store premises shall be
operated as a deep discount retail store onlydas in the Retail Assessment para 1.11 —
1.13) and for no other purpose within Class A1,

3. No development shall start on site until repneéative samples of the materials to be used in
the construction of all external surfaces have mémnitted to and agreed in writing by the
Local Planning Authority. Development shall be gadrout in accordance with the approved
details.

4. The proposed building shall not be brought imée until such time as the proposed access
roads, car parking, motorcycle parking, turning amehoeuvring areas shown on the drawing
no. SK28 Rev J submitted on the 29th March 201@ Heeen provided, hard surfaced, marked
out and made available for use. Once provided #tell thereafter be permanently so
maintained.

5. The proposed building shall not be brought e until such time as the proposed covered
cycle parking has been provided and made avaifablese. Once provided the cycle parking
shall thereafter be permanently so maintained.

6. The proposed building shall not be brought imée until such time as the proposed access
roads serving the site shall have been surfactarmacadam, concrete or other similar hard
bound material for a minimum distance of 15 metbetind the highway boundary and
positively drained so as surface water does nofnam the site and into the highway. Once
provided the access roads shall thereafter be penmtlgt so maintained.
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10.

11.

12.

13.

14.

15.

16.

Notwithstanding the details submitted, signing #ning, including the lining of the junction
with Mill Lane, shall be provided before the buiidiis first brought into use, in accordance
with a scheme that shall first have been submittednd approved by the local planning
authority. Once provided the signing and lininglsthereafter be permanently maintained in
accordance with the approved details.

Before first use of the development hereby permhjttrainage shall be provided within the
site such that surface water does not drain ingoptliblic highway and thereafter shall be so
maintained.

If any vehicular access gates, barriers, hidlachains or other such obstructions are to be
erected they shall be set back a minimum distah@® oetres behind the Highway boundary
and shall be hung so as to open inwards only.

Unless another method of ensuring the surragndighway is kept clean is submitted to and
approved by the local planning authority in coreidin with the highways authority, vehicle

wheel cleansing facilities shall be provided witttie site and all vehicles exiting the site shall
have all tyres and wheels cleaned, as may be rages®fore entering the Highway. The
wheel washing facilities provided shall be so maiméd for the operational period of the
development hereby permitted.

For the period of the construction of the depelent, vehicle parking facilities shall be
provided within the site and all vehicles associatdth the development shall be parked
within the site.

No part of the development shall be occupietl wetails of a Green Commuter Plan
containing a travel to work, car use and car pgrkimnagement strategy for the (site) as a
whole has been submitted to and agreed in writinthe local planning authority.

Development shall not begin until a surface wateirdge limitation scheme for the site,
based on sustainable drainage principles and asseent of the hydrological and hydro
geological context of the development, has beemgtdd to and approved in writing by the
local planning authority. The scheme shall subsetiyide implemented in accordance with
the approved details before the development is tetegh

The development permitted by this planning pesion shall only be carried out in
accordance with the approved Flood Risk Assessiif@A) and Drawing No. SK36 Rev A
and the following mitigation measures detailed wmttne FRA and drawing:

Finished floor levels are set no lower than 7éhEbove Ordnance Datum (AOD).

The development hereby permitted shall not dmaneenced until such time as a scheme to
install trapped gullies has been submitted to, approved in writing by, the local planning
authority. The scheme shall be implemented as &pgro

No development shall take place within the pfibn area until the applicant has secured the

implementation of an appropriate programme of azolamical work in accordance with a
Written Scheme of Investigation which has been stibdhto and approved by the planning
authority. The development shall only be undemakeaccordance with the approved written
scheme. No variation shall take place withoutghier consent of the local planning authority.
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17.

18.

19.

The applicant shall ensure the completion & ttecessary programme of archaeological
investigation providing the planning authority witit least one weeks notification of the

intention to commence work. The programme will poise the necessary fieldwork, post-

excavation analysis, report writing and archive asgjon, as detailed in the approved written
scheme of investigation. The report and archivadl $¥e prepared and deposited no later than
six months after the commencement of fieldwork. Wwiation shall take place without the

written consent of the local planning authority.

The Class Al retail development hereby approveltl shly be operated as a single retail entity.
The unit shall not be sub-divided or otherwise rallein a manner which would create any
further retail units, without the written consemtle Local Planning Authority.

The net sales area of the retail building hegdrmitted shall not exceed 1286sqm. No more
than 20% of the identified retail sales area dalused for the sale of comparison goods.

The reasons for the conditions are:-

1.

2.

10.

11.

12.

13.

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

In the interests of protecting the retail fuoctof the town centre and local area centres, and
because insufficient information has been provittedissess the impact of other forms of
retailing.

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

To preserve the amenities of the locality.

To ensure that adequate off-street parking prowiis made to reduce the possibilities of the
proposed development leading to on-street parkioglems in the area.

In the interests of the sustainability of theelepment and to encourage alternative transport
choice.

In the general interests of highway safety.
In the general interests of highway safety.

To reduce the possibility of surface water frtime site being deposited in the highway
causing dangers to road users.

To enable a vehicle to stand clear of the highwhilst the gates are opened/closed and
protect the free and safe passage of traffic, diolypedestrians, in the public highway

To reduce the possibility of deleterious male(mud, stones etc) being deposited in the
highway and becoming a hazard for road users.

To ensure that adequate off-street parkingigimv is made to reduce the possibilities of
development of the site leading to on-street parkiroblems in the area during construction.

To ensure that adequate steps are taken tadpravtransport choice/a choice in mode of
travel to and from the site.
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Note: The plan shall comprise proposals to redacelependence and vehicle emissions and
to establish and encourage the use of alternataresport modes for journeys to and from
work and during working hours. Details of the prsgls shall include measures to secure
increases in car sharing, public transport usdjmy@and walking, proposals for car parking
restrictions and controls and details of on-sitlitees to promote alternative modes of travel
to the site. The plan shall make provision forevaint surveys, review and monitoring
mechanisms, targets, timescales, phasing programrapd on-site management
responsibilities. It shall be implemented and eabjo regular review in accordance 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 implementatioanofppropriate scheme of archaeological
mitigation.

17. To ensure satisfactory archaeological investigand recording

18. The site is in an out of town centre location. Enisrtherefore a requirement to restrict the
size of the retail development to safeguard regivithin the town centre.

19. In the interests of protecting the retail fumctof the town centre and because insufficient
information has been provided to assess the imgfaather forms of retailing.

Officer to contact: Mrs Denise Knipe 28 August 2010
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