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PLANNING COMMITTEE MEETING

Tuesday 1st November 2005 at 7.00 pm

In the Studio, Town Hall Arts Centre, High Street



Present:
Chair: Town Councillor:
T Trebble

Town Councillors:

G Crane, E Goody, T Marks, 

Mrs Mary Martin and E Morton

Also present:

Four members of the public

MINUTES

1.
Apologies for Absence
No apologies for absence had been received.

2.
Declaration of Interest
Cllrs Goody and Mrs Mary Martin declared an interest as a Member of St Edmundsbury Borough Council.  Cllr Marks declared an interest as a Member of Suffolk County Council.

3.
Minutes of the Previous Meetings

The minutes of the meeting held 11th October were agreed as a true record.

4.
Matters Arising

Members asked whether the Committee had received a reply to its letters regarding the Masterplan.  The Town Clerk advised that a reply had been received from St Edmundsbury Borough Council which would be placed before the Full Council in November.

5.
Planning Applications Determined by the Clerk and Chairman Under Delegated 

Powers

There were no applications determined by the Chairman and Clerk under Delegated Powers.

6.
Planning Applications presently before St. Edmundsbury Borough Council and 

received by publication of agenda (List B attached)

Comments made by the Committee are shown on List B attached to the Minutes.  Cllrs Goody and Mrs Mary Martin declared an interest in application No. SE/05/02427.

7.
Planning Applications presently before St. Edmundsbury Borough Council and 

received since publication of agenda (List C attached)

Comments made by the Committee are shown on List C attached to the Minutes.  

8.
Correspondence
a) Braintree District Council – Draft Statement of Community Involvement

The Committee noted the receipt of this document.

Cllr Trebble declared an interest and left the meeting.

b) Suffolk County Council – Downgrading of Byway 32 Haverhill (part) to Public Footpath and Extinguishment of Part of the Width

The Committee supported the proposals submitted by the County Council

Cllr Trebble rejoined the meeting.

c) St Edmundsbury Borough Council – Ommission Sites Consultation

The Committee agreed to oppose any use of the Station Yard site for other than a retail supermarket, but subject to:

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

7.
Matters to Report
Cllr Morton remarked that since the erection of signs prohibiting car sales in the vicinity of Park Road there were now cars displayed for sale at Hazel Stub roundabout.

Cllr Mrs Mary Martin stated that at a recent Borough Council Overview & Scrutiny Committee it was reported that the number of swimming sessions at Haverhill Leisure Centre had fallen dramatically.  Mrs Mary Martin stated that she believed it was due to the often-reported poor state of cleanliness of the Leisure Centre but had found it difficult to get the Borough Council Officers to believe her.  It was agreed that the Town Clerk would write to St Edmundsbury Borough Council about the condition of the Leisure Centre and obtain details of cleanliness and remedial measures contained in the grant agreement with the Trust.

Cllr Marks reported that he had been advised that the sewer which was the contributory factor to the odours in Bumpstead Road was to be remodelled.

8.
Closure
The meeting closed at 8.38 p.m.
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List  A – approved by Chairman and Clerk under delegated powers

	
	PLAN NO.
	PROPOSAL
	LOCATION
	TOWN COUNCIL DECISION
	BOROUGH COUNCIL DECISION

	
	
	None
	
	
	


List B – To be considered by Committee

	
	PLAN NO.
	PROPOSAL
	LOCATION
	TOWN COUNCIL DECISION
	BOROUGH COUNCIL DECISION

	11.10.05 Expires 27.10.05 Extended to 02.11.05
	SE/05/02388
	Erection of new dwelling, single garage and vehicular access.

Mr. and Mrs. R Spittle
	Land adjacent No. 40, Boyton Close
	No comment regarding application but want existing large tree protected
	

	11.10.05 Expires 27.10.05 Extended to 02.11.05
	SE/05/02389
	Erection of 10 residential flats and access following demolition of existing dwelling and ancillary buildings (revised scheme)

Mr. B. Bunkall
	1 York Road
	Object on grounds of increased traffic in York Road and the visual impact of the development on Greenfields Way frontage
	

	11.10.05 Expires 27.10.05 Extended to 02.11.05
	SE/05/02395
	Retention of steel boundary fence and gates

Mr. and Mrs. J. Custom
	Orchard House, Wratting Road
	See below
	

	12.10.05 Expires 28.10.05 Extended to 02.11.05
	SE/03/3323/P
	Class A1 foodstore (5,961 sq.m gross) with coffee shop, vehicular access, parking spaces and recycling facilities as amended by letter and plans received 15th December 2003 indicating junction details and further amended by letter and plans received 12th October 2004 altering access arrangements and introducing gyratory system, further amendments received 31st January 2005 revising store details and introducing residential accommodation and parking for existing residents as supported by Noise Report received 2nd March 2005, further amendments to the landscaping scheme received 11th May 2005 and as amended by plans received 27th September 2005 revising highway layout and Supporting Landscape Statement received 4th October 2005.

Tesco Stores Limited
	Former Station Yard and adjoining premises
	
	


Planning Application No. SE/03/3323/P – Class A1 foodstore (5,961 sq.m gross) with coffee shop, vehicular access, parking spaces and recycling facilities as amended by letter and plans received 15th December 2003 indicating junction details and further amended by letter and plans received 12th October 2004 altering access arrangements and introducing gyratory system, further amendments received 31st January 2005 revising store details and introducing residential accommodation and parking for existing residents as supported by Noise Report received 2nd March 2005, further amendments to the landscaping scheme received 11th May 2005 and as amended by plans received 27th September 2005 revising highway layout and Supporting Landscape Statement received 4th October 2005.

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.

	14.10.05 Expires 30.10.05

Extended to 02.11.05
	SE/05/02405
	Erection of perimeter fence

Director of Education, Suffolk County Council
	Parkway Middle School, Park Road
	No comment
	

	20.10.05 Expires 05.11.05
	SE/05/02427
	Conversion of barns to two dwellings and garaging including erection of link conservatory and alterations to vehicular access

Mr & Mrs Bowman
	Barns adjacent to Hazel Stubb Farm, Burton End
	No comment
	


List C

	
	PLAN NO.
	PROPOSAL
	LOCATION
	TOWN COUNCIL DECISION
	BOROUGH COUNCIL DECISION

	27.10.05 Expires 12.11.05
	SE/05/02457
	Erection of single storey rear extension following demolition of conservatory.

Paul Morris
	30 Calford Drive
	No comment
	

	27.10.05 Expires 12.11.05
	SE/05/02421
	(i) Planning Application – erection of 53 bedroom care home with special needs unit, day nursery, Class A1 (shop) unit, 2 no. class A5 (hot Food/Takeaway) unit, provision of openspace, landscaping, vehicular access, service roads and car parking (Site A) and (ii) Outline Planning Application – Residential Development and access (Site B)

HC Moss (Builders) Ltd
	(i) Land to the North of Apple Acre Road bounded by Haycocks Road and Brybank Road (Site A) and (ii) Land to South of Apple Acre Road bounded by Haycocks Road and North of Spartan Close (Site B), Hanchett End
	See below
	


Planning Application No. SE/05/02421 - (i) Planning Application – erection of 53 bedroom care home with special needs unit, day nursery, Class A1 (shop) unit, 2 no. class A5 (hot Food/Takeaway) unit, provision of openspace, landscaping, vehicular access, service roads and car parking (Site A) and (ii) Outline Planning Application – Residential Development and access (Site B)

This application is very similar to that opposed by the Town Council previously.  It still seeks to combine two separate developments on opposite sides of Appleacre Road in one application.  Whilst, as previously, the Town Council had no objection to site B, residential development on the site previously reserved for education, its concerns regarding site A have not been addressed.

Site A proposes a 53-bedroom care home with special needs unit, a day nursery (Children’s nursery), a class A1 (shop) unit, two class A5 (hot food/takeaway) units, and car parking.  Omitted from this application is one shop unit and the community centre (of which more later).

The previous concerns of the Town Council regarding the care home were that, by granting what is essentially approval for residential development, it could then be used as a precedent for a subsequent application wholly for residential development.  Although the site is zoned for community use it could be argued that, ten years after development of Hanchett End no such use has come forward nor been substantiated, and thus the site should be wholly residential.  However, having said that, the applicant makes a substantive case for a care home based on recorded shortage of elderly care beds in the Haverhill area, and any improvement in that situation can only be a good thing.  Although the expectation is that this is a care home for the elderly, the application does not specify that and any approval should have this as a condition.

The need for an A1 (shop) unit is difficult to establish, given the close proximity of Sainsburys.  However the greatest concern amongst the residents is the provision for two hot food/takeaway units.  There are concerns about potential noise, latenight opening, and litter, and any approval would need severe limitations on opening hours and the continued agreement to be responsible for litter clearance within a 500 metre radius of the premises.

The day nursery (for children) will meet a demand that still exists in Haverhill for such facilities, although there are concerns about traffic generated when dropping off/picking up children.  However the level of parking provided meets government guidance.

Curiously, this application omits the community centre.  A letter to the applicants dated 23rd May 2005 from the Borough Council states “Leisure Services have confirmed that there is no end user group for the proposed community centre and as such there is no identifiable need for this facility”.  The Town Council was not consulted on this matter, and neither was the Residents Association.  The need for a community hall in this area was identified in the Social Impact Study conducted by the Borough Council in 2002, and again in the Market Town Healthcheck.  On this basis, the development of this site without a community centre provision should not occur.  There are excellent models elsewhere of joint use spaces where the ambulant elderly and nurseries share common spaces at different times of day, and an integrated design incorporating community facilities should be explored.

In summary therefore, for the reasons outlined above, as previously the Town Council opposes the application in respect of site A, but supports site B.

	28.10.05 Expires 13.11.05
	SE/05/02470
	Erection of (i) single storey rear extension, (ii) conservatory to rear (iii) front porch, and (iv) associated works to roof including provision of 2 no. dormer windows.

Mr R Kirby and Mrs L Palmer
	Alberta, 8 Hill Crescent
	No comment
	

	31.10.05 Expires 16.11.05
	SE/05/02474
	Erection of extension to factory.

Ardex UK Limited
	Ardex UK Ltd, Homefield Road
	No comment
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