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Plan/10.01.06

PLANNING COMMITTEE

You are hereby summoned to attend the meeting

of Haverhill Town Council Planning Committee

to be held in The Studio, Town Hall, High Street, Haverhill,

on Tuesday 10th January 2006 commencing at 7.00 p.m.,

for the purpose of transacting the following business


CONSTITUTION:
Chair:


T Trebble

Town Councillors:
G Crane, E Goody, T Marks, 

Mrs Mary Martin, and E Morton, 

AGENDA

1.
Apologies for Absence
Please give any apologies to the office by 5.00 p.m. on the day of the meeting.

2.
Declaration of Interest

For Members to declare interests in matters on the agenda.

3.
Minutes of the Previous Meetings

To approve the minutes of the meeting held 6th December 2005.

4.
Matters Arising

To receive update on matters arising in those minutes

5.
Planning Applications

Planning Applications presently before St. Edmundsbury Borough Council:

List  A – approved by Chairman and Clerk under delegated powers

List  B - attached with Agenda


List  C - to be tabled at the meeting
6.
Tesco’s Planning Application

To consider whether to recommend to Full Council that, in the event that the current application is recommended approval by St Edmundsbury Borough Council, a submission be made to the Office of the Deputy Prime Minister for the application to be called in (see attached)

7.
Correspondence
a) St Edmundsbury Borough Council – Planning Appeal – 6 Bramley Road

8.
Matters to Report

To enable members to exchange any urgent planning matters

9.
Closure
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Gordon Mussett

Town Clerk
 





3 January 2006
Guide to Use Classes Order and Permitted Changes of Use

	Use Classes Order 1987
	Description
	The Town and Country Planning (General Permitted Development) Order 1995

	A1 Shops
	Shops, retail warehouses, hairdressers, undertakers, travel and ticket agencies, post offices, dry cleaners etc.

Pet shops, cats-meat shops, tripe shops, sandwich bars.

Showrooms, domestic hire shops, funeral directors.
	No permitted change

	A2 Financial and Professional Services
	Banks, building societies, estate and employment agencies.

Professional and financial services, betting offices.
	Permitted change to A1 where a ground floor display window exists

	A3 Food and Drink
	Restaurants, pubs, snack bars, cafes, wine bars, shops for sale of hot food
	Permitted change to A1 or A2

	Sui Generis
	Shops selling and/or displaying motor vehicles.

Launderettes, taxi or vehicle hire businesses, amusement centres, petrol filling stations.
	Permitted change to A1

No permitted change

	B1 Business
	Offices, not within A2.

Research and development, studios, laboratories, high tech.

Light industry.
	Permitted change to B8 where no more than 235m2 

	B2 General Industrial
	General industrial
	Permitted change to B1 or B8 (B8 limited to no more than 235m2)

	B8 Storage or Distribution
	Wholesale warehouse, distribution centres, repositories.
	Permitted change to B1 where no more than 235m2

	Sui Generis
	Any work registrable under the Alkali, etc. Works Regulation Act 1906
	No permitted change

	C1 Hotels
	Hotels, boarding and guest houses.
	No permitted change

	C2 Residential Institutions
	Residential schools and colleges.

Hospitals and convalescent/nursing homes.
	No permitted change

	C3 Dwelling Houses
	Dwellings, small businesses at home, communal housing of elderly and handicapped.
	No permitted change

	Sui Generis
	Hostel
	No permitted change

	D1 Non-residential Institutions
	Places or worship, church halls.

Clinics, health centres, crèches, day nurseries, consulting rooms.

Museums, public halls, libraries, art galleries, exhibition halls.

Non-residential education and training centres.
	No permitted change

	D2 Assembly and Leisure
	Cinemas, music and concert halls.

Dance, sports halls, swimming baths, skating rinks, gymnasiums.

Other indoor and outdoor sports and leisure uses, bingo halls, casinos
	No permitted change
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List  A – approved by Chairman and Clerk under delegated powers

	
	PLAN NO.
	PROPOSAL
	LOCATION
	TOWN COUNCIL DECISION
	BOROUGH COUNCIL DECISION

	06.12.05 Expires 22.12.05
	SE/05/02738
	Erection of 12 residential units and construction of access.

Meldire Ltd
	Land to rear of Burton End fronting York Road
	Object – Overdevelopment and needs more car parking provision
	


List B – To be considered by Committee

	
	PLAN NO.
	PROPOSAL
	LOCATION
	TOWN COUNCIL DECISION
	BOROUGH COUNCIL DECISION

	19.12.05 Expires 04.01.06
	SE/05/02788
	Erection of (i) 1 no. fascia sign with internal illuminated lettering and (ii) circular internal illuminated projecting sign.

Bakers Oven (Midlands)
	The Bakers Oven, 30 High Street
	
	

	19.12.05 Expires 04.01.06
	SE/05/02797
	Erection of two storey side extension to form annexe

Mr A Greaves
	24 Elmhurst Close
	
	

	20.12.05 Expires 05.01.06
	SE/05/02804
	Erection of smoking shelter concealed from Rookwood Way

Genzyme (UK) Ltd
	8 Rookwood Way
	
	

	20.12.05 Expires 05.01.06
	SE/05/02802
	Change of use from open space to garden area

Michael Kusyn 
	Land adjacent to 38 Calford Drive
	
	

	22.12.05 Expires 07.01.06
	SE/05/02817
	Erection of single storey extension to side.

R Child
	50 Stockley Close
	
	

	22.12.05 Expires 07.01.06
	SE/05/02818
	Conversion of existing offices to 4 no. flats and erection of 4 no. flats within two storey building with associated parking and landscaping (resubmission)

Mr. R. Graham
	Manor House, Hamlet Road
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List C

	
	PLAN NO.
	PROPOSAL
	LOCATION
	TOWN COUNCIL DECISION
	BOROUGH COUNCIL DECISION

	04.01.06 Expires 20.01.06
	SE/05/02831
	Erection of first floor extension to front elevation

Mr and Mrs R High
	3 Glamis Close
	
	

	06.01.06 Expires 22.01.06
	SE/05/02837
	Erection of industrial building for car servicing, MOT’s and sales

North Street Garage
	Land adjacent to Sturmer End House, Sturmer Road
	
	

	06.01.06 Expires 22.01.06
	SE/05/02845
	Erection of 1 no. one bedroom apartment over three covered parking bays

Mr P Bowes
	Rear of 83 High Street
	
	


Planning Application No. SE/03/3323/P – Outline – Class A1 Foodstore with Coffee Shop, Access, Parking and Recycling Facilities, Former Station Yard and Adjoining Premises

This application goes before St Edmundsbury Development Control Committee on 5th January with a recommendation for approval (the full report is below).  Given the importance of this development to the future of the Town Centre, and this Council’s current objection to the application (also attached below) Members may wish to consider whether, if approved, they write to the appropriate authorities asking for the application to be “called in” to be determined other than by the Borough Council.  Most planning applications are decided locally by the district or other council. But the First Secretary of State has reserve powers to direct the council to refer an application to him for decision. This is what is meant by a 'called-in' application.  

Each year many thousands of applications are made, but the First Secretary of State calls in only about 150. His policy is that normally he will only call in an application if he thinks that there are planning issues of more than local importance. Examples of these are-

1. development that may conflict with national planning policy on important matters;

2. development that could have wide effects beyond its immediate locality;

3. development that raises significant architectural and urban design issues;

4. development where the interests of national security are involved, or the interest of foreign Governments;

5. development where there is significant regional or national controversy.

When the First Secretary of State calls-in an application, he gives his direction in a letter to the council. This is known as the 'call-in letter'. Normally it will be issued by the Government Office for the Region, who also write to the applicant and any statutory party.

If Members believe that the application as presented meets one or more of these criteria they may wish to write asking for the application to be called in.

Town Council’s Objection

This, the most recent version of this application, still fails to address the concerns of the Town Council regarding the ease of access between the store and the Town Centre.  Despite requests to the Borough Council for the supply of documentation relating to the assessed effect of the new road layouts on existing junctions, and for the report into the viability of the Town Centre and the case for an edge-of-town supermarket, these documents have not been supplied in time for this meeting.

Without them it is difficult to formulate a fully-detailed response; however there are some important points which the Council can make.  These are:-

a) the distance (and difference in elevation) between the store entrance and Market Square

It is 230 metres from the projected store entrance (to the north east corner of the store) and the Market Square.  This is considered too far if customers are to be attracted into the town centre.  The store should be redesigned so that the main customer entrance is at the south (east) of the store.

There is a difference in elevation of the store entrance and The Pightle of something like 3.5 metres.  A sloped approach is shown, but no indication is given that the vertical rise of this slope is within the criteria recommended by organisations working with the disabled.

The Town Council would like to see the main entrance of the store at the southern end of the store, at ground level with The Pightle.

b) the means of access to the Town Centre

The proposed means of access to the Town Centre for pedestrians is to cross a main arterial road by means of a toucan crossing.  A Toucan crossing is for cyclists and pedestrians and is associated with a cycleway.  As a result a Toucan crossing is usually 4 metres wide, rather than the standard 2.8 metres for a Pelican or Puffin crossing.   There is no cycleway currently existing at this point and therefore another form of crossing would be more appropriate.

Having negotiated the main arterial road the pedestrian must negotiate another road, The Pightle.  Although this is to be restricted access, residents and deliveries only, there will be vehicle movements in this road, and therefore some further form of crossing should be provided to ensure pedestrian safety.

Having reached the Stour Brook, although the plan shows a possible pedestrian access route as via Queens Square, there is no public right of way over this land, and access to Queens Square is through the delivery area, with the dangers of vehicles manoeuvring.

Whilst the majority of pedestrians are likely to use the new bridge over the river, there are no plans submitted for this bridge, and the land on which any new bridge would be built is not in the ownership of the applicant, with no guarantee therefore that it can be built.

Once across the river, in Murton Slade, there will again be vehicle/pedestrian conflict, as Murton Slade is used for servicing and currently for disabled car parking.  This plan seems to indicate the removal of these parking spaces, to which the Town Council would object, as there is a shortage of car parking in Haverhill, as evidenced by the Borough Council’s plans for the Cleales site.

Those pedestrians who still choose to access the town centre via Lordscroft Lane will still have to use an extremely narrow footpath, and no recognition of this has been made in the application.

c) Access by Public Transport

It is a requirement of new developments such as this that they demonstrate accessibility by public transport.  The new road layout shows no provision for bus stops and/or laybys, and to stop in the vicinity of the Toucan crossing would be illegal.  In addition any bus stopping in Wratting Road, Lordscroft Lane, or Withersfield Road within 100 metres of the store will cause a serious obstruction to traffic.  The bus station is situated some 300 metres from the store entrance and this is an unacceptable distance to expect a heavily laden shopper to walk to catch a bus.

d) The effect on the existing traffic

Any such application is expected to demonstrate that the effect on existing traffic flows at junctions is net nil.  However it will be remembered that the first submission by Tesco’s was flawed as it mentioned the majority of traffic to the site from the south using Queen Street, which is pedestrianised 10.00 a.m. to 4.00 p.m.  In addition the draft traffic management plan for Haverhill indicated that Crowland Road, near its junction with Withersfield Road, was to be one-way (north to south) only for reasons of traffic safety.  In the absence of the detailed traffic information requested, but not supplied to date, it is impossible to see whether this has been taken into account in the new submission, but the absence of this information in itself is sufficient reason to object.

e) Pedestrian Safety, Wratting Road

It is to be expected that there will be an increase in pedestrian movements across Wratting Road, as a result of the store.  However, no pedestrian crossing is shown, and this should be an essential requirement of this scheme.  This will have an effect on traffic flows in the area and these should be recalculated and resubmitted accordingly.

f) HGV Access to Service Yard

HGV access to the service yard is only permissible from the west.  HGV’s approaching the site from the Braintree/Colchester direction must make a 180 degree turn at the Wratting Road roundabout to access the site.  Depending on the time of day this could cause traffic delays.  Similarly all vehicles exiting the service yard must head eastwards, and if wanting to travel to Bury or towards Cambridge must make a 180 degree turn at the store access roundabout, with the potential to cause delays.

g) The Visual Impact of the Store

Despite the proposed landscaping, the store will still have a dramatic impact on the residents of The Pightle, Wratting Road and Lordscroft Lane, and even Yeldham Place.  Situated on a bank of approximately 3.5 metres high, the building itself will be a further 7 metres high.  The proposed store will dominate the landscape at this end of town.  The proposed external finish on the store, a mix of white and grey cladding, is more suited to an out-of-town development, and not one situated amongst (above) Victorian red-brick buildings.  It is noted that the impact has already been recognised by the applicants, as it has already been lowered to reduce its impact on the properties in Yeldham Place.  However they have done little to reduce its visual impact on those properties to the south and west of the store.

To summarise therefore, for the reasons listed above, the Town Council objects to this application.  Within the boundaries of the site the Town Council believes it is possible, with imagination, to build a store which has the following attributes:-

a) a level access from The Pightle directly into the store

b) rear servicing and car park access from a new road to the north of the site

c) complimentary in height and finish to the existing red-brick neighbouring properties

d) bus stops outside the store

e) pedestrian crossing on Wratting Road

f) pedestrianisation of The Pightle immediately outside the store entrance

Until such a scheme comes forward the Town Council will object to any other application on this site.
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