CHAPTER 8: CENTRAL AREAS AND SHOPPING

CHAPTER 8: CENTRAL AREASAND SHOPPING

Inspector's Recommendation

84 I recommend that the text be modified in accordance with PC 194 subject to the deletion of the
word “neighbouring” from paragraph 8.8 bullet-point one, as set out in CD/31, and its
replacement by “nearby”.

CBC Decision

Accept.
Reason

For the reasons set out in paragraphs 8.2 & 8.3 in the Inspector’s report.

Proposed Modification M8.1

Modify paragraphs 8.5, 8.6 & 8.7.
Insert new reasoned justification after paragraph 8.7.
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town centres and retail developments is set out in PPG6 revised in June 1996. The guidance
reaffirms that it is not the role of the planning system to restrict competition, preserve
commercial interests or to prevent innovation. Rather its purpose is to sustain and enhance the
vitality and viability of town centres, to promote a wide range of shops and services closely
located to encourage efficiency competition and innovation and to facilitate ease of access by a
choice of means of transport.

8.6

A al-tewtresIn pursuit of
these objectives conS|derabIe emphasis is given to the plan Ied approach to promoting

development in town centres through appropriate policies and the identification of specific sites.
In support of this strategy the sequential approach now requires that in selecting sites for retail,
employment, leisure and other key town centre uses, first preference is given to town centre
sites, followed by edge of centre sites and only then by out of centre sites in locations which are
or can be made accessible by a choice of means of transport.

8.7 accorded
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CHAPTER 8: CENTRAL AREAS AND SHOPPING

Within town centres importance is attached to the promotion of mixed use development and the

retention of key town centre uses. The production of an integrated town centre strategy
embracing parking policy, environmental improvement and management coupled with high
standards of urban design, has a major role to play in supporting land use planning in the
revitalisation of traditional town centres.

In assessing the acceptability of all retail development the guidance clarifies the three key
tests as;

. the extent to which the proposal would put at risk the vitality and viability of a
nearby town, district or local centre;

. the provision of, or potential for, service by frequent, reliable convenient public
transport, together with facilities for access by pedestrians, cyclists and people with
disabilities; and

. the extent to which the proposal would impact on overall car use by reference to its
ease of access to all customers and its ability to facilitate more linked trips (ie. trips
serving more than one purpose).

PARAGRAPHS 8.12 to 8.17 - THE CHARNWOOD PERSPECTIVE

Inspector's Recommendation
8.8 | recommend that the text be modified in accordance with PC 195.

CBC Decision

Accept.
Reason

For the reasons set out in paragraph 8.7 in the Inspector’s Report.
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Proposed Modification M8.2

Modify criterion (vi) in paragraph 8.17.

8.17 These broad aimstranslate into the following specific policy objectives:
)] [No Change].
i) [No Change]
iii)  [No Changg].
iv)  [No Changg].

V) [No Change].

vi)  to resist inapprop

%he#ﬁahiyand—wabﬂ%eﬁanﬁemorepdlsmepeenﬂe devel opment Wh|ch Would

+ have adamaging impact upon the vitality and viability of a nearby town , district
or local centre;

« fail to benefit from frequent, reliable and convenient public transport services or
to provide for ease of access for pedestrians, cyclists and people with disabilities;
and/or

* encourage continued reliance on the car as opposed to facilitating multi purpose
trips.

POLICY CA/1 - CENTRAL AREAS

Inspector's Recommendation

8.17 | recommend that;

) Policy CA/1 be modified in accordance with PC 196 subject to the deletion of sub
paragraphs (A), (B) and (C);

(i the following wording be inserted after sub paragraph (iv): “Where a development
proposal does not accord with the Local Plan it will be required to demonstrate both
the need for additional facilities and that a sequential approach has been applied in the
site selection”;

(i)  the words “Where the location of a development has been derived through the
application of the sequential test set out at paragraph (C) above planning permission
will be granted provided:” be deleted and the following words be inserted,;

“Proposals on out of centre sites derived through the application of the sequential approach
will be granted provided:”.

CBC Decision

Reject (i), with a modification to the policy to allow the opportunity to permit small scale facilities
outside of designated centres that provide a valuable local service and have an important social
function without being subject to the full range of policy requirements in Policy CA/1 along the lines
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of Criterion B) in PC196 together with some additional clarification to aid its interpretation in the
reasoned justification of the Plan.

Accept (ii), but modify the policy and RJ in the interests of clarity and consistency with PPGB6.
Amend the reasoned justification accordingly.

Accept (iii), but modify the policy and RJ as a consequence of the Proposed M odifications under (ii).
Reason
Recommendation (i)

The intention of Policy CA/1 is that it should apply to al proposals for shops, commercial, leisure

and non-residential uses irrespective of their scale of development. While the policy as recommended

for change and endorsed by the Inspector in paragraph’s 8.10 to 8.16 embodies the key tests for retail
and leisure developments set out in PPG6 the effect of the Inspector's recommendation is to remove
the opportunity to permit local shops and facilities in suburban locations and the rural area outside of
designated centres without them going through the full range of policy requirements, including
meeting the sequential approach. Such requirements for small scale development where their impact
on other centres would be minimal is considered to be unduly onerous and may discourage genuine
local facilities from coming forward. It is therefore suggested that the intent of criterion B) as
proposed in PC196 be retained in the modified policy

Recommendation (ii)

Whilst the intent of the Inspector’'s recommendation is not in dispute it is considered that the policy
would be better framed if the issue of need and the sequential approach were included as two separate
criteria in the policy. Additionally, the use of the wotdsevelopment plan strateginstead of ‘local

plan’ in new criterion iv) would better accord with government guidance in PPG6.

Recommendation (iii)

Because of the wording changes in (ii) above minor consequential modifications are necessary to

remove the policy reference to the sequential approach with the words ‘edge-of-centre’inserted

between ‘out of centre’and ‘sites derived.....’

Proposed Modification M8.3

Delete Policy CA/1 and replace with new Policy CA/L.
Modify paragraphs 8.19, 8.20 & 8.21 and insert new supporting text after paragraphs 8.20 & 8.21.

818 POLICY CA/1
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In locations outside Loughborough Town Centre and its associated business and
commercial service areas, designated district centres and local centres, proposals for
shops (Class Al), financial and professional services (Class A2), non-residential
institutions (Class D1) and places of assembly and leisure (Class D2) will only be
per mitted if the development is small in scale and primarily intended to service a highly
localised or rural community need.

In all other cases proposals for shops and leisur e uses on out-of-centre or edge-of-centre
siteswill only be per mitted if:

i) the need for additional facilities can be demonstr ated:;

i) the site’s selection meets with the sequential approach;

iii the development would not, either individually or cumulatively with other
development, occasion an impact upon any nearby town or district centre
seriously detrimental to its long term vitality and viability;

iv) the development would not undermine the development plan strateqgy, including
that to attract private sector_investment in_the Loughborough Town Centre
Opportunity Sites and the related enablement of the inner relief road;

V) the development can be accessed conveniently by a choice of means of transport

including frequent and reliable public transport and safe and direct provisions
for pedestrians, cyclists and people with disabilities;

vi) the development would ensure easier access to all customers, facilitate more
linked trips and assist overall in reducing reliance on the car; and

vii)  the _development would not cause serious injury to local visual or residential
amenity by reason of its design and appearance or operational activities.
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8.20

ired-so as to

eveloped-in-such-a-way-a expand or
enhance-their roles—as—shopping—and-service—destinatigsting centres have grown with
their communities over many generations and provide a wide range of shops, services, public
amenities and leisure facilities easily accessible to those communities by a choice of transport
modes. The policy aims, in the first instance, to direct development which gives rise to
significant numbers of visits by the public, towards established centres in order that they might
remain the focal point for the communities they serve and derive the maximum advantage from
public investment in supporting infrastructure and private investment in shops and businesses.
In furtherance of the overall objective to sustain and enhance established centres, specific
opportunity sites for mixed development have been identified in Loughborough town centre
underlining PPG6 preference for development within such centres. Elsewhere district centres
have been defined so as to include land which might usefully be developed or redeveloped in
such a way as to expand or enhance their roles as multipurpose, accessible centres.

ear. Provision is already made for certain large scale "public buildings" in non central locations.

Specific examples include educational establishments, the Loughborough Hospital and sports
facilities. However, while other large scale out of centre development could impact adversely
upon established centres, it is equally apparent that small scale development, typically new
buildings or conversions to provide local convenience stores in urban areas or rural shops and
services in those villages where there is no discernible local centre, could have no such impact.
Indeed such facilities could assist in fostering a more sustainable distribution of shops and
services reducing the need to resort to the car for convenience shopping and supporting the rural
economy. What constitutes a shop serving a highly localised need will depend upon the type
and range of goods sold in relation to the circumstances in any one locality. If a proposed shop
would be likely to serve a wide catchment and would compete with established centres it would
not be a local shop. As a general guide shopping developments in excess of 400 sqm. net sales
area would not fall within this definition and criteria (i) to (vii) of Policy CA/1 would apply.

The policy proceeds to set out the governments latest approach that requires proposals which
would be located at an edge-of-centre or out-of-centre location and which are not in
accordance with an up to date development plan strategy to demonstrate both the need for
additional facilities and that a sequential approach has been applied in selecting the location
of the site. In the application of criterion (ii), and what will constitute an edge-of-centre site,

it is considered inappropriate, given the diversity of centres in the Borough, to refer to an
absolute measurement. In each centre a judgement must therefore be made to arrive at what
constitutes an_attractive walking distance. The ease and convenience with which the
connecting route can be negotiated, the character of the link and the commercial strength of
the centre are all likely to be material factors. For general guidance a distance of
approximately 300 metres is likely to prove acceptable in Loughborough, but 200 metres is
likely to represent the absolute maximum in relation to the district centres.

In_considering the potential impact of out-of-centre and edge-of-centre development upon an
established centre the Borough Council will take into account the extent to which trade
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8.21

diverson would be likely to harm the continued vitality and viability of that centre. PPG6
produces guidance for the measurement of vitality and viability including:

. diversity of uses;

. retailer representation and intentions to change representation;
. shopping rents;

. proportion of vacant street level property;

. commercial yields on non domestic property;

. pedestrian flows;

. accessibility;

. customer views and behaviour;

. perception of safety and occurrence of crime; and

. state of the town centre environmental quality.

These factors are to be the subject of regular monitoring and review in the main centres with
the involvement of the Loughborough town centre manager. The Council will be particularly
anxious to ensure that public investment in central area improvement is not put at risk before
the dividends of that investment can reasonably be realised.

In_granting planning permission for out-of-centre and edge-of-centre retail development the
Borough Council will attach conditions where necessary to ensure that the development
cannot change its composition and character over time to the extent that it would injure the
vitality and viability of a nearby town or district centre. Typically such conditions will
restrict the subdivision of units into a larger number of smaller shops and/or limit the range
or types of goods which might be sold. Limits on the sale of goods will be determined by
local circumstances but it is apparent that particular care must be exercised in the protection
of those sectors which provide the main stay of town and district centre vitality and viability:
ie; the sale of food for consumption off the premises (other than confectionery), clothing
(including sportswear), shoes, toys, fashion accessories, books, computer software, recorded
music, video and audio tapes.

In all cases where retail development proposals exceed square metres gross
floorspace, and in other cases where development might be anticipated to have a large impact
on a-heighbeurinnearby centre, the Borough Council will expect the submission of a
supporting statement defining the applicant’'s approach to site selection, the likely retail
impact of the scheme, accessibility by a choice of means of transport, consequent travel
patterns and any significant environmental impacts. Such studies are commonly provided by
developers but their conclusions are frequently regarded as less than impartial, having been
commissioned by the applicant to justify his proposals. To ensure that such studies are
impartial prospective applicants are encouraged to discuss their proposals with the Council at
an early stage in order that measures can be agreed to secure the preparation of a reliable
report upon which potentially far reaching retail development decisions can be confidently
based. Ideally developers might usefully agree to the funding of studies conducted by
independent consultants selected by the Borough Council to avoid allegations of bias.

Out-of-centre and edge-of-centre development should be accessible by a choice of means of
transport. Criterion e) attempts to provide further guidance in indicating that public transport,
in order to meet the test of accessibility, is to be frequent and reliable. In the absence of
services to an appropriate standard there will be no genuine choice of transport for shoppers and
visitors leading to continued dependence upon car based trips. Accordingly, shopping
development (usually more than 2,500 square metres gross) and uses attracting comparable
visitor numbers, will be expected to be located within 200 metres of a bus route providing a
service at 15 minute intervals during the working day (Monday to Saturday, 7am to 7pm) and
will be encouraged to provide bus laybys and waiting facilities within the development site.
Out of centre and edge-of-centre devatept of a lesser scale should be located within 200
metres of a bus service providing a service at 30 minute intervals over the same period.
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POLICY CA/2 - ACCEPTABLE USES IN THE LOUGHBOROUGH CORE AREA

Inspector's Recommendation

8.25 | recommend that Policy be modified in accordance with PC 197.
CBC Decision

Accept.

Reason

For the reasons set out in paragraphs 8.19 to 8.24 in the Inspector’s Report.

Proposed Modification M8.4

| Modify Policy CA/2.

8.23 POLICY CA/2
Planning permission for ground floor frentage development within the L oughborough
Core Area, falling within the following uses (as defined by the Town and Country
Planning (Use Classes) Order 1987), will be granted subject to satisfactory design and
adequate provision for related vehicular requirements:
i) shops (ClassAl);
i) financial and Professional services (Class A2); and

iii) food and drink uses (Class A3).

Financial and professional services (Class A2) and food and drink uses (Class A3) will
not be permitted wherethey would:

a) result in the loss of a shop usein akey location, such as a prominent corner plot
or link position;

b) isolate a significant shopping facility from the remainder of the retail frontage;
or
C) exceed 20% of the total frontage or form a continuous frontage of more that 3

shop unitsor 15 metreswithin the following frontages:

a) The Carillon Court Shopping Centre;
b) all frontagesto Market Place;

C) 1-21 and 35-72 Market Street;

d) all frontagesto Cattle Market;

€ all frontagesto Devonshire Square;

f) 1-7 Swan Street; and

Q) 5-20 and 46-65 Church Gate.

All ground floor frontage development within the Core Area, will be required to
include a shop window frontage.
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Proposed Modification M8.5

Delete Policy CA/3 and paragraph 8.26.

a central

POLICY CA/4 - ACCEPTABLE USES IN THE LOUGHBOROUGH OUTER AREA

Inspector's Recommendation
8.32 | recommend that the Policy be madified in accordance with PC 198 and FPC 198A.

CBC Decision

Accept.

Reason

For the reasons set out in paragraphs 8.30 & 8.31 in the Inspector’s Report.

Proposed Modification M8.6

[Note: Aspects of this Proposed Modification rely upon the Council’s Further Proposed Changes
which have not previously been subject to public consultation]

| Modify Policy CA/4.

8.27 POLICY CA/4

ta Planning permission for ground floor development within the Outer Area of
Loughborough Town Centre, falling within the following greund-floer—frontage-uses,
(as defined by the Town and Country Planning (Use Classes) Order 1987) will be
permitted granted subject to satisfactory design and adequate provision for related
vehicular_requirements-and provided the amenity of nearby residents is not adversely
affected:
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i) shops (ClassAl);

i) financial and professional services (Class A2);
iii) food and drink (Class A3);

iv) hotels (Class Cl);

V) non-residential institutions (Class D1):

vi) places of assembly and leisure (Class D2); and
vii) theatres.

Shop window display frontages will be required where appropriate, having regard to
the established character and appearance of the street scene and adjacent uses.

POLICY CA/5 - OPPORTUNITY SITES IN LOUGHBOROUGH

Inspector's Recommendation
841 | recommend that:
) the Policy be modified in accordance with PC 199;

(i the word “find” be deleted from the fifth line of paragraph 8.40 and replaced by the
word “fund”.

CBC Decision

Accept (i) & (ii).
Reason
For the reasons set out in paragraphs 8.34 to 8.40 in the Inspector’s report.

Proposed Modification M8.7

Modify paragraphs 8.30, 8.36, 8.39 & 8.40.
Delete Policy CA/5.

8.30 Opportunities for new development in the Town Centre are severely constrained by important
parkland and areas of housing which closely crowd the commercial centre. These
characteristics also ensure that the town retains its market town intimacy and appearance.
However there are immediately adjacent to the town centre pockets of underused and vacant
land and blocks of property which are likely to become available during the plan period for
operational or relocational reasons. The Borough Council aims—te-etakeitadvantage of
these redevelopment opportunities in order to achieve gualitative improvements-in-shopping
provision town centre shops and facilities ard tim enhancethe overall tewn—centre

environment—primarily-through-the-enablemuarile taking the opportunity to assist in the
delivery of the Inner Relief Road.
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8.32

8.33

8.34

8.35

8.36

[No Change].
[No Change].
[No Change].
[No Change].
Site assembly may well present difficulties on certain Opportunity Sites but the Borough

Council has shown itself to be awilling partner in the use of its own land holdings and in the
exercise of its powers of compulsory purchase Incremental development of the opportunity

acceptable prowded the potential of the remainder of the srte is nerther prevented nor
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seriously prejudiced. However, the Borough Council will use its best endeavours to facilitate
or enable comprehensive redevelopment to maiximise the economic advantage to the town
centre as awhole.

8.37 [No Changge].
8.38 [No Changge].

8.39 Operational-carparking-provision-willbe reguired-inconformity-with-the Couneils-approved
standardsStaff and visitor car parking provision will be required, but may be provided in an
accessible off-site location either directly or indirectly through the payment of a commuted sum.
Alternatively the scale of related car parking might reasonably be reduced where the
development is able to assist in the delivery of improved public transport facilities or amenities
to encourage walking and cycling.

8.40 Two of the Opportunity Sites include public off-street car parking facilities, the capacity of
which the town centre as a whole currently can ill afford to lose. However these facilities are
owned and managed by the Borough Council which may negotiate appropriate terms and
conditions for their disposal having regard to its overall car parking and town centre
transportation strategy, using the capital receipts from any sale to acquire and develop
alternative car parks as and when opportunities arise-ertduimttialternative initiatives to
encourage greater use of public transport or walking and cycling.

POLICY CA/5(a) - OPPORTUNITY SITE — DEVONSHIRE SQUARE, LOUGHBOROUGH

Inspector's Recommendation
845 | recommend that the Policy be modified in accordance with PC 200.

CBC Decision

Accept.
Reason
For the reasons set out in paragraphs 8.43 & 8.44 in the Inspector’'s Report.

Proposed Modification M8.8

Modify Policy CA/5(a).

8.42 POLICY CA/5(a)
Planning permission will be granted for the redevelopment of the Devonshire Square
Opportunity site provided the ground floor uses fall primarily within the following
classes, (as defined by the Town and Country (Use Classes) Order 1987):
i) shops (ClassAl);
i) financial and Professional Services (Class A2); and,

iii) food and drink uses (Class A3).

And provided the development would:
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a) avoid partial redevelopment where such an approach would prevent or
seriously prejudice the redevelopment of the remainder of the defined
Opportunity Site;

b) orientate _primary frontages towards pedestrian preference areas where
possible;
c) retain_buildings which _make an_individually important contribution to the

existing townscape;

d) create new areas of open space for repose and public interaction with pedestrian
linksto Queens Park;

€) screen from wider view service areas and storage compounds;

f) respect through design, scale, mass and materials, the local tradition of
individual buildings sharing common building lines enclosing Devonshire
Square; and

o)) make a positive contribution to the vitality of the town centre; in particular

elements of housing should be provided wherever possible and preferably at
first floor and above.

In addition the Borough Council will seek to negotiate r easonably related contributions
to assist in the provision of those elements of the Loughborough Inner Relief Road
necessary to service adequately the redevelopment proposed

(See also in particular Policies ST/3, EV/19, TR/2, TR/7, TR/21)

POLICY CA/5(b) - OPPORTUNITY SITES — FENNEL STREET, BAXTER GATE &

LEICESTER ROAD, LOUGHBOROUGH
Inspector's Recommendation
8,50 | recommend that the Policy be modified in accordance with PC 201.

CBC Decision

Accept.
Reason
For the reasons set out in paragraphs 8.47 to 8.49 in the Inspector’s Report.

Proposed Modification M8.9

Modify Policy CA/5(b) and paragraph 8.46

8.45 POLICY CA/5(b)

Planning permission will be granted for the eomprehensive-redevelopment of the
identified Opportunity Sites at Fennel Street, Baxter Gate and L eicester Road provided
the ground floor uses fall within the following classes (as defined by the Town and
Country Planning (Use Classes) Order 1987):
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8.46

i) shops (Class Al);

i) financial and professional services (Class A2);
iii) food and drink uses (Class A3);

iv) office (Class B1(a));

V) hotels (Class C1);

vi) residential ingtitutions (Class C2);

vii)  dwelling houses (Class C3);

viii)  non-residential institutions (Class D1);

iX) assembly and leisure (Class D2); and

And provided the development would:

a) avoid partial redevelopment where such an approach would prevent or
seriously prejudice the redevelopment of the remainder of the defined
Opportunity Site;

b) orientate _primary frontages towards pedestrian preference areas where
possible;
c) retain_buildings which make an_individually important contribution to the

existing townscape;

d) create new areas of open space for repose and public interaction;
€) screen from wider view service ar eas and storage compounds; and
f) make a positive contribution to the vitality of the town centre; in particular

elements of housing should be provided wherever possible and preferably at
first floor and above.

In addition the Borough Council will seek to negotiate r easonably related contributions
to assist in the provision of those elements of the Loughborough Inner Relief Road
necessary to service adequately the redevelopment proposed.

(See also in particular Policies ST/3, EV/19, TR/2, TR/7, TR/21)

The Borough Council is anxious to encourage development which wiH—enable-the-early
provision could assist in the early delivery of an Inner Relief Road and permit the expansion
of the town centre into the less favoured areas lying to the north and east of the A6 corridor.
The combined effects of blight, uncertainty and severance from the central focus of shopping
activity around the Market Place have resulted in a degree of under-investment which is
reflected in the poorer environmental quality of this sector of the town centre. However the
three identified Opportunity sites are strategically ideally located and hold considerable
potential for urban regeneration. Accordingly a flexible policy context is considered

Page 8-14
Statement of Decisions & Reasons on Inspector’s Report & Proposed Modifications (May 2001)



CHAPTER 8: CENTRAL AREAS AND SHOPPING

appropriate to enable awide range of uses in any suitable configuration which might assist in
the delivery of the Inner Relief Road and associated environmental improvements.

POLICY CA/6 - TOWN CENTRE BUSINESS AREAS

Inspector's Recommendation
8.55 | recommend that the Policy be modified in accordance with PC 202.

CBC Decision

Accept.
Reason
For the reasons set out in paragraphs 8.52 to 8.54 in the Inspector’s Report.

Proposed Modification M8.10

Add a new criterion (vi) in Policy CA/6.

8.51 POLICY CA/6
The following uses (as defined in the Town and Country Planning (Use Classes) Order
1987) will be permitted within the Southfield Road, Forest Road and Rectory Place
Town Centre Business Ar eas as identified on the Proposals Map: -
i) financial and professional services (Class A2);
i) offices (Class B1(a));
iii) hotels (Class C1);
iv) residential I nstitutions (Class C2); and

V) non-residential institutions (Class D1).

Vi) dwelling houses (Class C3)

Provided that in the case of any proposals fronting Forest Road;

a) the existing building line and wallsto the street frontage areretained;

b) provision ismadefor off-street parkingtotherear;
V) a shop window frontageisnot included; and,
d) no harm is occasioned to the residential amenities of remaining dwellings by

reason of noiseintrusion, traffic movementsor other disturbance.
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POLICY CA/7 - TOWN CENTRE COMMERCIAL SERVICE AREAS

Inspector's Recommendation

8.59 | recommend that the last paragraph of Policy CA/7 be reworded as set out below:
“Provided that:

@ any retail development would not unacceptably harm the retail character of the town

centre;
(b) no material harm is occasioned to the residential amenities of adjacent buildings; and
(c) in the case of any new development, a built frontage is retained to the back of the

pavement to retain or replace the traditional pattern of development and associated
street enclosure.”

CBC Decision

Accept, subject to amending the reasoned justification accordingly.
Reason
For the reasons set out in paragraphs 8.57 & 8.58 in the Inspector’s report.

Proposed Modification M8.11

Modify Policy CA/7 and paragraph 8.56 \

8.54 POLICY CA/7
The following uses (as defined by the Town and Country Planning (Use Classes) Order
1987) will be permitted within the Nottingham Road and Leicester Road Town Centre
Commercial Service Areasasidentified on the Proposals M ap:
i) shops (ClassAl);
i) financial and professional services (Class A2);
iii) food and drink (Class A3);
iv) retail uses falling outside the definition of “shop” (Class Al);
V) business (Class B1);
Vi) hotels (Class C1);
vii) residential institutions (Class C2);
viii)  dwelling houses (Class C3);

iX) non-residential institutions (Class D1); and,

X) assembly and leisure (Class D2).
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8.55

8.56

a) any retail development would not unacceptably harm the retail character of the
town centre;

b) no material _harm is occasoned to the residential amenities of adjacent
buildings; and

c) in the case of any new built development, a built frontageisretained to the back

of the pavement to retain or replace the traditional pattern of development and
associated street enclosure.

[No Change].

These areas will continue to provide a seed ground for new businesses with their supply of
relatively inexpensive accommodation but vacancy rates, particularly in Nottingham Road,
indicate an urgent need for new investment and this may bring a need also for new uses for
land and buildings. A flexible planning approach is likely to lend maximum support to urban
regeneration initiatives. In particular the areas are well placed to serve those retail uses
excluded from the Core Area but which nonetheless benefit from an edge of Town Centre
location. Any new retail use must not, however, harm the retail character of the town centre.

POLICY CA/8 - PEDESTRIAN PREFERENCE IN LOUGHBOROUGH TOWN CENTRE

Inspector's Recommendation

8.65

| recommend that Policy CA/8 be modified in accordance with PC 203 subject to the inclusion
of a cross reference to relevant Policies in the Transport and Traffic Management chapter of
the Plan.

CBC Decision

Accept.

Reason

For the reasons set out in paragraphs 8.61 to 8.64 in the Inspector’s report.

Proposed Modification M8.12

Modify Policy CA/8 together with paragraphs 8.59 & 8.60.

8.58

POLICY CA/8

M easures will be taken-te introduced to limit vehicular access and traffic movement in
order to give greater preference to pedestrians and to enable improvements to the
pedestrian environment within the following streets:-

i) Baxter Gate (between High Street and L eymington Street);

ii) Devonshire Square;
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iii) Biggin Street;

iv) Cattle Market The A6 Corridor (between Derby Square and Woodgate);

Subject to the provision of an alternative route for trunk road and cross town centre
traffic, measureswill be taken to close the A6 at Market Place to all motor vehicleswith
the exception of buses.

In the development of specific schemes the Borough Council will have regard to the
particular needsfor vehicular access for the emergency services, essential maintenance,
people with disabilities, the servicing of shops and businesses, and to private car parks.
In addition provision will be made for cycling consistent with pedestrian safety and
comfort.

(See alsoin particular Policies TR/9 & TR/16)

8.59

Saturdays. Shoppers in Loughborough since the mid 1970's have been able to enjoy the traffic

free environment afforded by the Carillon Court shopping centre. In 1979 Church Gate was
pedestrianised with considerable success and more recently Market Place, Market Street and
Cattle Market have been transformed to provide an attractive pedestrian friendly town centre
during core shopping hours. These schemes will make a major contribution to the continued
vitality and viability of Loughborough's town centre in partnership with related initiatives to
improve access by a choice of transport modes, town centre management and specia events.

8.60 As suecessfulas-these well received as pedestrian schemes have—undoubtedhy—proven
undertaken to date have been, new purpose built supermarkets and shopping centres have
established continue to establish higher standards of safety- customer care and environmental
guality which traditional town centres must match, or preferably exceed, if they are to remain
competitive. To survive and prosper the town centre must emerge as the area where people
want to shop rather than remain the area where they have to shop. Further improvements to
the pedestrian environment will go some considerable way towards achieving that objective.

PARAGRAPHS 8.67 and 8.68 - TOWN CENTRE MANAGEMENT

Inspector's Recommendation
8.67 | recommend that the Plan be modified in accordance with PC 204.

CBC Decision

Accept.
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Reason

For the reasons set out in paragraph 8.66 in the Inspector’s Report.

Proposed Modification M8.13

Modify paragraph 8.68. \

8.68 The Borough Council is persuaded of the need to provide a focal point for the management of

Loughborough’s town centre and-is-committed-to-the-appointmemaofippointed a town

centre manager in partnership with the local business community—Fypltadiguties and
responsibilities of the post-helderwillreguiebrace contributions to:

» better communication between the private and public sectors;

» effective liaison and consultation with all town centre user groups and service providers;
* research into retail trends;

» improved identification and use of resources;

» coordination of the promotion of the town centre; and

» more effective achievement of local plan objectives.

POLICY CA/9 - DISTRICT CENTRES

Inspector's Recommendation
8.75 | recommend that the Plan be modified in accordance with PC 205.

CBC Decision

Accept.
Reason
For the reasons set out in paragraphs 8.69 to 8.74 in the Inspector’s Report.

Proposed Modification M8.14

Delete Policy CA/9 and its heading.
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POLICY CA/10 - ACCEPTABLE USES IN DISTRICT CENTRES

Inspector's Recommendation

8.82 | recommend that;

) Policy CA/10 and its RJ be deleted from the Plan and the following Policy wording be
inserted:

“Planning permission for development within the designated district centres falling
within the following uses (as defined by the Town and Country (Use Classes) Order
1987)) will be granted subject to satisfactory design and adequate provision for
related vehicular requirements:

0] shops (Class Al);

(i) financial and professional services (Class A2);
(iii) Food and drink uses (Class A3);

(iv) business (Class Bl);

(v) dwelling houses (Class C3);

(vi) non-residential institutions (Class D1);

(vii)  assembly and leisure (Class D2).

Any development proposal should serve to protect or enhance the vitality and viability
of the centre and not result in the marginalisation or fragmentation of the retail
function of that centre.”.

(i)  bhaving regard to my conclusions at paragraph 8.78, the RJ be reworded to set out how

the Council will use indicators of vitality and viability in the assessment of retail
development proposals.

CBC Decision

Accept (i) & (ii).
Reason
For the reasons set out in paragraphs 8.77 to 8.81 in the Inspector’s report.

Proposed Modification M8.15

Modify Policy CA/10 and paragraph 8.75.

8.74 POLICY CA/10

Planning permission for greund—floer—frontage-development within the designated
district centres falling within the following uses (as defined by the Town and Country

Planning (Use Classes) Order 1987) will be granted subject to satisfactory design and
adequate provision for related vehicular requirements:-

)] shops (ClassAl);

i) financial and professional services (Class A2);

iii) food and drink uses (Class A3);

h)}——non-residentiaHinstitutions{ClassB1)and;-business (Class B1);
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8.75

VW—assembhyandleisure{Class D2). dwelling houses (Class C3);

vi) non-residential institutional uses (Classs D1);

vii) assembley and leisure (Class D2).

Any development proposal should serve to protect or enhance the vitality and viability
of the centre and not result in the marginalisation or fragmentation of the retail
function of that centre.

A varlety of uses will be appropriate in dlstrlct centres to serve the needs of IocaI

flnanC|aI and profonal serwces food and drlnk bus1 ness, residential, non-residential and

leisure uses. But, whilst a range of uses can help to sustain and enhance the vitaity and
viability of a centre the result of too many non-retail uses can be a serious decline in a

centre’s overall health and vibrancy. What constitues a healthy balance of retail and other
uses will be dependent upon the circumstances of that particular centre. When applications
are submitted for new uses within district centres, account will taken of the current mix of
uses and how this has shifted over time, including the number and proportion of under-used
and vacant premises. Permission for new uses will only be granted if they would help to
sustain and enhance the vitaility and viability of a centre and would not marginalise or
fragment its retail function. Any proposals must also be acceptable in design and access

terms.
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POLICY CA/11 - LOCAL CENTRES

Inspector's Recommendation

8.86 | recommend that the Plan be modified in accordance with PC 207 subject to reference being
made to Policy CF/1 in the RJ relating to local centres at the end of paragraph 8.78.

CBC Decision

Accept.
Reason
For the reasons set out in paragraphs 8.84 & 8.85 in the Inspector’s report.

Proposed Modification M8.16

Delete Policy CA/11 and modify paragraph 8.78.

8.77 [No Change].

8.78 Several villages have experienced already a severe contraction in the retail function of their
centres. Although the remaining shops serve an important purpose, particularly for people
without access to private transport, their future viability will depend upon the extent to which
local people continue to patronise them. Development which will support local centres will
normally be permitted. Policy CF1 will apply to proposals to change the use of a local shop
to other uses.

POLICY CA/12 - ACCEPTABLE USES IN LOCAL CENTRES

Inspector's Recommendation

8.90 | recommend that the Policy be amended in accordance with PC 208 subject to wording being
added to the Policy immediately after sub paragraph (c) along the following lines: -

“Local centres should not accommodate large scale development and development should be of
a scale appropriate to the size of the centre”

CBC Decision

Accept, subject to a consequential modification to the reasoned justification of the policy.
Reason
For the reasons set out in paragraphs 8.88 & 8.89 in the Inspector’s report.

Proposed Modification M8.17

Modify Policy CA/12 and paragraph 8.80. \
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879 POLICY CA/12
Planning permission for greund-floerfrontage-development within the designated local
centres falling within the following uses (as defined by the Town and Country Planning
(Use Classes) Order 1987) will be granted subject to satisfactory design and adequate
provision for related vehicular requirements:-
)] shops (ClassAl);
i) financial and professional services (Class A2);
iii) food and drink (Class A3);
iv) business (Class B1);

V) dwelling houses (Class C3); and

Vi) non-residential institutions (Class D1).

Provided that:-
a) sufficient shopsremain to serve the daily needs of thelocality;
b) a shop window frontage is included or retained where the appearance of the

overall frontageisprimarily retail in character; and

C) any non shopping element does not prejudice the viability and attractiveness of
thelocal centre as a shopping centre,_and

d) the scale of the development iswell related to the size of the centre.

In the case of food and drink uses (Class A3) planning permission will not be granted
where the development would have an adverse impact upon neighbouring residential
amenities by reason of cooking odours, noise or other disturbance particularly during
unsociable hours.

Assembly and leisure uses (Class D2) will be per mitted only where they comply with the
above requirements, avoid any adver se impact upon neighbouring residential amenities
and can be shown to serve the needs of the immediate community alone and would not
attract significant patronage from outside the locality.

8.80 Many local centres are typified by a loose grouping of shops and related services, local
surgeries, community buildings and housing. Especialy in the villages there is little
consolidation of retail uses. While planning policies must allow for this variable diverse
pattern of land use care must be exercised to protect residential amenities. In local centres
development should be well related to the centre in terms of its scale in order that it does not
encourage more and longer journey’s, especially by car.

POLICY CA/13 - NEW LOCAL CENTRES

Inspector's Recommendation

8.94 | recommend that the Policy be amended in accordance with PC 209.
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CBC Decision

Accept.

Reason

For the reasons set out in paragraphs 8.92 & 8.93 in the Inspector’s Report.

Proposed Modification M8.18

Delete criterion (iii) and the final paragraph in Policy CA/13 together with paragraphs 8.84 & 8.85.

8.81

8.82

8.83

POLICY CA/13

Planning permission will be granted for Land-is-allecated-for the provision of new local

centresin association with major housing commitments and allocations in the following

locations:

)] land south of Hazel Road, L oughbor ough; and

i) land north of Harrowgate Drive, Wanlipand;

In each case the development concer ned will berequired to meet the following criteria:

a) the overall scale, content and character of the local centre should not have any
detrimental impact upon Loughborough town centre or any of the Borough's
designated district centres;

b) the local centre must be designed as an integral and focal part of the wider
development scheme on a site easily accessed by pedestrians and cyclists as well

as motorists, and adjacent to public transport routes;

c) the local centre must be located in close association with other community
buildings such as schools, meeting halls and leisure facilities; and

d) car parking areas must be landscaped to enhance amenity and afford natural
screening from wider view;

e) an area within the local centre, easily accessible from the main concourse but
screened from wider view must be laid out and retained for the purposes of
providing for a waste materials recycling collection bay;

[No Change].

[No Change].
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POLICY CA/14 - USE OF UPPER FLOORS

Inspector's Recommendation

8.98

| recommend that the Policy be amended in accordance with PC 210.

CBC Decision

Accept.

Reason

For the reasons set out in paragraphs 8.96 & 8.97 in the Inspector’s Report.

Proposed Modification M8.19

Modify

Policy CA/14 and paragraph 8.89

8.86

POLICY CA/14

Within Loughborough Town Centre and its associated service areas, district centres
and local centres planning permission will be granted for the following uses (as defined
by the Town and Country Planning (Use Classes) Order 1987) of upper floors, subject
to the retention of residential amenities where adjacent property continues to be
occupied:

)] shops (ClassAl);

i) financial and professional services (Class A2);

iii) food and drink uses (Class A3);

iv) offices (Class B1(a);

V) dwellings (Class C3);

Vi) non residential institutions (Class D1); and
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vii) assembly and leisur e uses (Class D2).

Planning permission for new build development within the centres listed above will be
granted provided,—amongst—other—considerations—the-scheme-includes subject to the
provisions set out above and to the inclusion of positive proposals for the use of
premisesat first floor and above which will contribute to the vitality and viability of the
centre. In particular elementsof housing should be provided wherever possible.

8.87 [No Changg].
8.88 [No Changg].

8.89 The use of upper floors for residential purposes in particular offers a source of affordable
housing for the repopulation of central areas returning life and activity outside normal
business hours and encourages the natural surveillance of property. The Borough Council
has sought to actively pursue the reoccupation of vacant upper floors in partnership with
property owners and local Housing Associations under the “Living over the Shop” campaign.
However in pursuing the policy the Borough Council will be mindful of the need to avoid
conflict with security and servicing of ground floor businesses. In particular it is recognised
that in some circumstances the provision of housing above banks, building societies and other
financial services would be unsuitable where adequate security measures cannot be
incorporated into the overall design and construction

POLICY CA/18 - FARM SHOPS

Inspector's Recommendation
8.104 | recommend that the Plan be amended in accordance with PC 211 subject to:

) the deletion of sub paragraph (iii);
(i wording, along the following lines, being inserted at sub-paragraph (iv):

“The road access and exit at the site will be safe”.

CBC Decision

Accept (i) & (ii).
Reason
For the reasons set out in paragraphs 8.100 to 8.103 in the Inspector’s report.

Proposed Modification M8.20

Modify Policy CA/18 and insert new supporting text after paragraph 8.99

8.98 POLICY CA/18
Planning permission for the establishment of farm shopswill be granted provided: -
)] the shop isancillary to the main agricultural enterprise;
i) the shop is accommodated within an existing building, or where this cannot be

achieved for reasons of limited space, hygiene or operational safety, any
additional development islocated adjacent to buildings on the site;
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¥) iv) adequate provision ismade within the site for customer car parking and
servicing;

wvi) v) thedevelopment would not under mine the commercial viability of an existing
village shop which is better placed to service the needs of its surrounding
community:;_and

vi) vi) the development would not by reason of its scale or character giveriseto
additional traffic on local roads to the detriment of rural amenities or generate
significant single purposetrips by private car.

8.99 [No Change].

While farm shops can encourage diversity of economic activity in rural areas they may, if not
carefully controlled, give rise to excessive traffic movements on rura roads. Such traffic is
likely to be seriously damaging to the character and ambience of the countryside and represents
a profligate use of non renewable energy resources, contrary to the aim of encouraging
sustainabl e devel opment and growth

POLICY CA/19 - PLANNING CRITERIA FOR OUT-OF-CENTRE RETAILING SITES

Inspector's Recommendation
8.120 | recommend that the Plan be modified in accordance with PC 212.

CBC Decision

Accept. In terms of the policy status for these sitesit is considered that they should be treated as free-
standing retail units beyond the town centre but within the urban area of Loughborough. In the event
that proposals do come forward for their redevelopment they would be judged against the general
policies of the plan.

Reason

For the reasons set out in paragraphs 8.106 to 8.119 in the Inspector’s Report.

Proposed Modification M8.21

Modify paragraphs 8.101, 8.102 & 8.104.
Delete Policy CA/19 and paragraph’s 8.106, 8.107 & 8.108

OUT OF CENTRE RETAILING

8.101 In Loughborough the demand for out of centre supermarkets has been harnessed successfully
to enable the development of an entirely new district centre at Gorse Covert and to revitalise
an ageing district centre at Shelthorpe. Each centre is designed to service major areas of
residential growth at the margins of the County Town. A new district centre has similarly
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8.102

8.103

8.104

been achieved at Fhurecasten Thurmaston with the intention of servicing the growing
communities within the Wreake Valley.

Retail warehouse development has been concentrated primarily within Loughborough,
initially in the form of free standing units on |ndustr|al estates and more Iatterly in purpose
built retail Warehouse parks : ‘ !

9 OOOm (gross) have been devel oped Wlthl n the W| I Iowbrook Retall Park while there remains a

commitment for a further 9,300m° (gross) on a 3ha site situated at Jubilee Drive. In the
southern part of the Borough planning permission has been granted on appeal for 12,000m?
(gross) of retail warehousing on land to the north of Barkby Thorpe Lane, Thurmaston. [n all
cases the Borough Council has sought to impose conditions restricting the sub division of units
and the range of goods which might be sold in order to protect the vitality and viability of
nearby shopping centres..

[No Change].

However the whole thrust of government advice is now directed towards the promaotion of
new shopping development within town centres and support for local and neighbourhood
centres. These objectives and the principles of the sequential approach to site selection for

retall development are mcorporated in Pollcy CA/l Gensequentty%hedevelepmer%ef—ma,ter

ANnire a allfala ne—most—e

centre retall development and for the chanqe of use or varlatlon of conditions in respect of

existing facilities will be evaluated against that policy
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he developmentdoes not

Proposed Modification M8.22

Delete the out-of-centre retailing designation from the following sites at Loughborough on the
Proposals Map (see Plan M8.22):-

The former B&Q store off Belton Road West Extension
The Wickes/Total petrol filling sites off Belton Road
The B&Q store off Jubilee Drive

The Focus Do It All store in the Belton Road Industrial Estate

The Willowbrook Retail Park, off the A6.

POLICY CA/20 - CORNER SHOPS

Inspector's Recommendation
8.123 | recommend that no modification be made in response to this objection.

CBC Decision

Accept.
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Reason
For the reasons set out in paragraph 8.122 in the Inspector’s Report.

Proposed Modification

None.

POLICY CA/21 - FACTORY SHOPS

Inspector's Recommendation
8.126 | recommend that no modification be made in response to this objection.

CBC Decision

Accept.
Reason
For the reasons set out in paragraph 8.125 in the Inspector’s Report.

Proposed Modification

None.
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