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Garden Centre, Leicester as countryside

It has not justified the allocation of Dobbies as countryside, but has simply retained the previous allocation on the site. [ Dobbies therefore request that their centre (as outlined in appendix 1) is allocated as ‘white land’,
or a similar designation, which would allow future investment and development to come forward
at the site. Moreover, due to the existing allocation to the north and proposed new allocation to

the south, it is also clear that the site should fall within the development limit of Mountsorrel.
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Dear Sir/Madam
REPRESENTATION TO CHARNWOOD LOCAL PLAN 2021-37 (PRE-SUBMISSION DRAFT)
ON BEHALF OF DOBBIES GARDEN CENTRES

On behalf of our client, Dobbies Garden Centres (“Dobbies”), we have been instructed to submit
representations to the Charnwood Local Plan 2021-37 (pre-submission draft) in specific relation
to their established Garden Centre at Loughborough Road, Rothley, Leicester. A Location Plan
outlining their centre is included as Appendix A.

Background to Dobbies

Founded by James Dobbie in 1865, Dobbies has today grown to become the UK's leading garden
centre retail business with 69 centres across the UK. Since being acquired by a consortium in
2016, Dobbies has acquired 37 garden centres from Wyevale (including the Leicester site),
expanding its national footprint and strengthening its position. Dobbies offers destination
garden centres with carefully considered ranges, high quality services, great restaurants and
cafes.

The company has a strong background in ensuring that their garden centres operate as dual
retail and leisure destinations, offering attractive and pleasant visitor experiences, and attracting
significant levels of tourism to the benefit of the local economy. This reputation is demonstrated
by the fact that Dobbies centres are frequently identified by brown visitor / tourist roadway
signage.

The Leicester site has been in use as a garden centre since at least the early 2000’s (when
planning history records are available). Indeed, historical aerial imagery shows the centre was
well established then.

Given the above land use history, , Dobbies wish to ensure that going forwards, they will
continue to have sufficient flexibility to allow for further investment and innovation at the centre.
It is therefore important that the site benefits from a planning policy framework that is reflective
of both the site history, the adjacent uses and development of the local area.

Current Site Allocation

The current Local Plan comprises the Charnwood Local Plan 2011 to 2028 Core Strategy (2015)
and saved policies from the Charnwood Local Plan (2004). Within these documents, the Dobbies
site is allocated as lying within a countryside designation with an employment allocation to the
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north and further countryside to the south. This is shown by the below extract from the
proposals map (2004).

Dobbies, Leicester

Pre-Submission Local Plan Allocation

The allocation of Countryside remains within the Local Plan (pre-submission draft), however the
plan includes the addition of a new employment allocation to the south of the Dobbies Centre,
leaving Dobbies as a countryside ‘island’ between two large employment land allocations.

Dobbies, Leicester

y Cossingtofl Mea
" Nature Reser

Proposed Amendments

Having reviewed the planning portal, we believe that the new allocation (ref ES7) to the south of
Dobbies is due to a variety of planning permissions for employment and retail development now
being in place.
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Given this new allocation, it is clear that the Council are accepting of development within this
area and therefore leaving the Dobbies within its own island of countryside would not meet the
purpose of a countryside location. As such, we do not believe the Plan is ‘sound’ as it has not
justified the allocation of Dobbies as countryside, but has simply retained the previous allocation
on the site.

In light of the above allocation, the current draft wording of the countryside policy is, in our view,
overly restrictive for the garden centre operation and not reflective of its current function or
recent history in respect to adjacent land, where development has been approved.

Dobbies therefore request that their centre (as outlined in appendix 1) is allocated as
‘white land’, or a similar designation, which would allow future investment and
development to come forward at the site. Moreover, due to the existing allocation to the
north and proposed new allocation to the south, it is also clear that the site should fall
within the development limit of Mountsorrel.

This proposal is supported by our findings following an assessment of the countryside policy and
strategy; surrounding planning history; and the findings of the Council's own Sustainability
Appraisal Report.

Countryside Strategy
Within the pre-submission Local Plan, Countryside is defined as “largely undeveloped land beyond
the defined limits to development of our towns and villages”.

Whilst we recognise that the policy is designed to protect unnecessary development growth, we
do not consider than the allocation of the Dobbies Centre as countryside is appropriate in this
instance. This is largely due to the existing and proposed allocations for employment uses to the
north and south of the site which demonstrates the acceptance of development for specific
employment uses within this location and reflects the current planning history of the adjacent
sites. It is therefore no longer “largely undeveloped” and should be considered as lying within an
area of developed/future development within defined limits of an existing town.

As such, the continued allocation of the Dobbies site as a countryside ‘island’ no longer meets
the identified countryside strategy, and we do not feel is appropriate for the site.

Planning History
As we have already discussed above, the garden centre has been in use for a considerable
period of time.

In the immediate area, significant employment development has been approved to the north
and south, upon the sites of ES6 and ES7 for generally employment related uses. The principal
reference numbers for these applications are P/17/2061/2 which relates to existing employment
allocation identified within the pre-submission draft by allocation reference ES6; and
P/12/2426/2 which relates to proposed allocation ES7.

As the allocation of ES6 is a continuation of an existing allocation within the adopted plan, little
can be gleaned for this. However the various applications relating to ES7 are relevant.
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Of the above, P/12/2426/2 is of most relevance as this established the general principle of
employment related development on the majority of the site, with a scheme approved in outline
for up to 150,000 sq.ft of industrial floorspace. We note that these proposals were supported
due to benefits they would deliver in terms of sustainable economic development, and the
importance placed on this by NPPF. As a result of these approvals, and the future development
they will bring, it is clear that the local area around the garden centre will be further urbanised
meaning that the area will no longer appear as ‘countryside’. This is significant in terms of the
garden centre’s future designation.

Assessment of the Dobbies Site

It is noted that the Dobbies site has been assessed during the preparation of the Local Plan as a
potential housing allocation. This assessment is contained within Appendix H (May 2021) of the
Sustainability Appraisal Report. Whilst the site has not been recommended for an allocation of
housing principally due to flood risk, the findings of this assessment are still helpful.

We note that there are a number of criteria which the Council have considered in terms of the
site’s suitability for development. Principally, across a variety of criteria such as landscape
impact, the site scored highly with it only being marked down due to lack of public transport
provision and distance to schools/food shopping. Clearly the latter of these are not relevant to a
continued garden centre operator, and in terms of public transport we note that the majority of
uses of a garden centre would arrive by public car due to the generally bulky type goods which a
garden centre sells.

Summary

In conclusion, based on the above we request that the Dobbies site as outlined in Appendix 1 is
re-designated as white land (or similar designation).

Given the evidence provided above, it is clear that the site and surrounding area is suitable for
appropriate development and that a countryside designation on the Dobbies site is no longer

suitable and may inhibit future investment at this garden centre.

If you have any queries or require any further information, please do not hesitate to contact Oliver
Munden on 07760 171617 or oliver.munden@avisonyoung.com.

Yours faithfully,

AVESA_ ‘7“‘23

Avison Young (UK) Limited
For and on behalf of Dobbies Garden Centres.

Enc
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Appendix 1
Dobbies, Leicester - Location Plan
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