Planning Committee 27 May 2020 Item 2a

Application Number: 19/11244 Full Planning Permission

Site:

LAND AT, SOLENT INDUSTRIAL ESTATE, CAIRD AVENUE,
NEW MILTON BH25 5QA

Development: Construction of a Class A1 foodstore (1,862sqm gross), with

associated access, car parking and landscaping

Applicant: Mr McCandless

Agent:
Target

Planning Potential
Date: 01/01/2020

Case Officer: Vivienne Baxter
Extension Date: 09/04/2020
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SUMMARY OF THE MAIN ISSUES
The key issues to be taken into account when determining this application are:

the principle of development

the impact of the development on existing retail
whether there is an alternative town centre site)

impact on the character and appearance of the area- including trees and
landscaping

impact on the highway

ecology

impact on the residential amenities of nearby properties
minerals working

BREEAM and sustainability

10) contamination and drainage
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SITE DESCRIPTION

The site is 1.0 hectares in size and lies within the built-up area of New Milton to
the east side of Caird Avenue.

The site is relatively flat and currently much of it is grassland having been
restored from mineral workings which continues to the north-west of the site.
The northern and western sections of the site are currently in use as parking
and open storage in association with the mineral workings. There are also a
couple of small Portakabin office buildings within the site.

Although the number of trees is limited to the western road boundary of the site,
there is a blanket tree preservation order covering the whole site and wider
Solent Industrial Estate.

Opposite the site to the east is an existing Tesco supermarket with associated
petrol filling station, Click and Collect service and hand car wash. The Tesco
supermarket shares the same access roundabout as the industrial estate to the
north of the application site although there is a pedestrian access onto Caird
Avenue towards its southern boundary



THE PROPOSED DEVELOPMENT

The application proposes the provision of a new Aldi supermarket building with
associated car parking, and landscaping. The proposed building would create
1,862 square metres of retail floorspace along with 127 parking spaces including
5 disabled and 2 electric car charging spaces and 5 Sheffield hoops for secure
cycle parking.

A new vehicular access would be provided to serve the site. A pedestrian link to
the existing crossing point on Caird Avenue. This access road would run along
the southern boundary of the site to serve the minerals site to the east.

The application includes a detailed landscape plan which includes new tree
planting in part of compensate the loss of existing trees.

The building would be set back into the site with parking to the front of the site,
the man entrance to the store would look across the site. The parking layout
would provide a landscaped boundary with a clearly defined pedestrian access
to the store.

The building is of single storey contemporary building with a mono-pitch roof.
The mono-pitch is orientated such that the highest elevation is facing the main
road. Full height shop glazing is provided to the south elevation identifying the
main entrance and enhancing the buildings interaction with the car park. This
glazing wraps around the western corner of the building to increase its
prominence. The main entrance is further defined by a simple cantilevered
canopy that also shelters the trolley bay and customers entering and exiting the
building.

The proposed building would consist of a grey brick plinth and two different
shades of grey cladding panel. Within the building there would be retail
floorspace with storage, welfare facilities and service delivery area. The
development seeks to achieve a reduction in CO emissions compared to
building regulations complaint development through the incorporation of the
principles of the Energy Hierarchy and the combination of passive measures
including building fabric design improvements and the utilisation of zero and low
carbon technology. An excellent BREEAM rating is being targeted for the
development.

The drawings also indicate new signage within the site although these would be
subject of advertisement consent should planning permission be forthcoming

PLANNING HISTORY

Proposal Decision Decision Status
Date Description

18/10094 New access; landscaping and  24/04/2018 Withdrawn by Withdrawn

associated works Applicant

09/95023 54 dwellings; 10,191 square 20/10/2010 Granted Subject to Decided
metres of B1 Use; 6,430 square metres of Conditions

B2 use (Outline Application with details

only of access)



PLANNING POLICY AND GUIDANCE

Core Strateqy

CS1: Sustainable development principles

CS2: Design quality

CS4: Energy and resource use

CS10: The spatial strategy

CS17: Employment and economic development
CS20: Town, district, village and local centres
CS24: Transport considerations

CS25: Developers contributions

Local Plan Part 2 Sites and Development Management Development Plan
Document

DM23: Shops, services and community facilities in rural areas

NMT5: Land east of Caird Avenue - Business and employment development
NMT10: New Milton town centre opportunity sites

NMT14: Transport schemes

The Emerging Local Plan

Policy 1 Achieving sustainable development

Policy 13 Design quality and local distinctiveness

Policy 22 Retention of employment sites and consideration of alternative uses
Policy 25 Retail development and other main town centre uses

The Emerging New Milton Neighbourhood Plan (awaiting referendum)

NM3 - Land East of Caird Avenue
NM4 - Design Quality

The Inspector has suggested minor modifications to the wording and supporting
information to these policies, although the referendum is unlikely to be until
2021.

Supplementary Planning Guidance and Documents

SPG - Access for Disabled People

SPD - Design of Waste Management Facilities in New Development
SPD - New Milton Local Distinctiveness

SPD - Parking Standards

Constraints

Aerodrome Safeguarding Zone
Landfill (Former)

Tree Preservation Order: 45/08/A1

Plan Policy Designations

NMT5 - Employment
NMT14.2 - Cycleway Improvement
NMT14.8 - Footpath proposal



RELEVANT LEGISLATION AND GOVERNMENT ADVICE

Relevant Legislation

Section 38 Development Plan

Planning and Compulsory Purchase Act 2004
Section 197 Trees

Town and Country Planning Act 1990

Relevant Advice

National Planning Policy Framework

NPPF Ch.2 - Achieving sustainable development

NPPF Ch. 4 - Decision-making

NPPF Ch. 6 - Building a strong, competitive economy

NPPF Ch.7 - Ensuring the vitality of town centres

NPPF Ch.11 - Making effective use of land

NPPF Ch.12 - Achieving well designed places

NPPF Ch.13 - Protecting Green Belt land

PARISH / TOWN COUNCIL COMMENTS

New Milton Town Council

ACCEPTABLE (Delegated) subject to all HGV's entering Caird Avenue from the
A337 only, and the comments from Hampshire County Highways Officer.

Following a further meeting of the Town Council, the response was 'no
comment'.

COUNCILLOR COMMENTS

No Comments Received

CONSULTEE COMMENTS

The following is a summary of the representations received

Southern Water - offer advice and request informative

HCC Highways - no objection subject to conditions and a S.106 Agreement to
secure a Travel Plan and financial contributions towards highway safety
improvements

Southern Water - offer advice and request informative

Natural England - offer advice and raise no objection

NFDC Environmental Design (Urban & Landscape) - object
Environmental Health (Contamination) - no objection subject to conditions
Southern Gas Networks - offer advice

Environment Agency - request conditions

HCC Minerals - adjacent mineral infrastructure needs to be safeguarded
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Ecology - support NE and EA comments, suggest condition

Drainage - proposal is acceptable in principle but additional information is
requested.

Environmental Health (Pollution) - no objection
Trees - revisions are an improvement, condition required

BCP Council - impact on Christchurch Town Centre and Highcliffe District
Centre should be considered

Comments in full are available on the website.

REPRESENTATIONS RECEIVED

Twenty responses to the consultation have been received from residents and
business owners. Two of make comment only, 4 are in support of the proposal
and 14 raises objections:the following is a summary of the representations
received.

Objection

Traffic and highways:

o there are already traffic problems
crossing Caird Avenue is already very difficult
¢ New Milton's road network needs addressing before more
development is allowed
Retail:

another supermarket isn't required

proposal fails the sequential test

impact on town centre would be adverse - drop in footfall

there is an available site in the town centre

it would be more beneficial to the town to have Aldi in the centre

another supermarket in this location isn't sustainable

many small to medium shops in the town centre would struggle and

may end up closing

proposal would conflict with NMTC's pledge to support local shops

o if the Co-op isn't suitable is should be replaced with a suitable
building for Aldi

e takings in the town centre dropped when the Co-op closed

Other issues:

e waste of resources in terms of construction and packaging

e consultations should not have occurred prior to receipt of the retail
impact assessment

e Solent site creates dust and noise issues already, the proposal
would exacerbate this

e would result in a greater dependency on welfare/social services

o the site is designated for housing
impact on bats and owls in the trees
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Further objections have been raised from the two owners of the current and
former supermarkets within the town centre, Bradbeers and Morrisons make the
following objections:

e the number of objections raises concern for the health of the town
centre

e impact assessment is flawed

¢ the sequential test has not been satisfactorily met as the existing
vacant supermarket within the town centre is a sequentially
preferable site.

e concern is expressed in relation to some assumptions made on
behalf of the applicant regarding trading levels within the town centre
the Neighbourhood Plan requiring retail is only in draft

e reduction in footfall in the town centre.

Those supporting the proposal comment as follows:

¢ the proposal would benefit the elderly and single parent families who
live close to the site

e reduction in travel to alternative Aldi store

e good to have competition (but should be in the town centre)
it will improve the area

A comment requests consideration of a pedestrian crossing at the Ashley Road
end of Caird Avenue

PLANNING ASSESSMENT

Principle of Development

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that
“‘where in making any determination under the planning Act, regard is to be had
to the development plan, the determination shall be made in accordance with the
plan unless material consideration indicates otherwise.

The Council has now progressed the Local Plan Review 2016-2036 Part 1:
Planning Strategy to a very advanced stage. The Inspectors examining the
Local Plan 2016-2036 Part 1 have confirmed that they consider that the Local
Plan can be found ‘sound’ subject to main modifications being made. Public
consultation on the Main Modifications took place between 13 December 2019

and 31 January 2020. At the Cabinet meeting of the 6th May 2020 it was
resolved that the Cabinet recommends to Council that the Local Plan 2016-2036
Part One: Planning Strategy be adopted as part of the Development Plan for the
area. The The Local Plan 2016-2036 Part 1 is thus at a very advanced stage
and as proposed to be modified is a significant material consideration in the
determination of planning applications..

The site is covered by a specific policy allocation in the Local Plan Part 2 Policy
NMT5: relates to Land east of Caird Avenue and allocates the site for
employment development in accordance with Policy CS17 of the Core Strategy
as well as a number of site-specific criteria relating to provision and
improvements to vehicular access ;provision of pedestrian/cycle access and
links to the existing and cycleway network. In particular provision of footpath and
cycleways from the southern part of the site to link with Caird Avenue and the
provision of appropriate landscape buffers between the employment and
residential uses, along the western site boundary and between the development
and the southern boundary of the site in order to screen the development from
the countryside and views from the A337.



By way of context, Policy NMT4 of Local Plan Part 2 allocates land to the north
of the application site for residential development and Policy NMT6 allocated
land to the east of the site for residential development specifically to meet local
housing need. Either of these sites have planning applications or permissions for
redevelopment.

Although the proposal is for retail rather than employment development, the
footnote to policy CS17 states employment sites can include sui generis land
uses where there is business activity which we have in the past included retail
use within this. This planning application proposes a retail use not a sui generis
use.

Policy 22 of the emerging plan relates to the retention of employment sites and
consideration of alternative uses. Employment sites include those with a local plan
allocation. The supporting paragraph 7.5 does not include retail as an
employment use.

The New Milton Neighbourhood Plan is also a material consideration. The New
Milton Neighbourhood Plan Policy NM3 allocates this site for a food retail
scheme subject to eh appropriate sequential test. .

As such therefore the current proposal would be contrary to both Policy NMT5 of
the Local Plan Part 2 and emerging Policy 22 of the Local Plan Part1 review.

Retail impact

Para. 89 of the NPPF refers to the use of a locally set threshold for requiring a
retail impact assessment where proposals do not accord with an up to date plan.
The Local Plan Part 2 specifies that retail developments over 1,000m? will be
subject to a retail impact assessment. This threshold is maintained in the
emerging plan Para 7.39a.

The NPPF states that planning applications for retail uses out of town centres
should be assessed against the impact of the proposal on:

e the impact of the proposal on existing, committed and planned public and
private investment in a centre or centres in the catchment area of the
proposal; and

¢ the impact of the proposal on town centre vitality and viability, including
local consumer choice and trade in the town centre and wider area.

Para 89 of the NPPF stated that where an application fails to satisfy the
sequential test of is likely to have significant adverse impact, then in should be
refused.

The adopted Core Strategy Policy CS20 requires a cumulative impact
assessment for all out of centre retail development but does not set a local
impact threshold. The Core Strategy predates the NPPF and the 2,500 sqm
impact threshold would normally apply in these circumstances. However, the
applicants agree that the Local Plan Part 2 indicates that retail development over
1,000sgm will be subject to an impact assessment. This Local Plan supporting
text relates directly and add clarification to Core Strategy Policy CS20.



Trade Diversion to the Aldi Store

The Aldi store will have a gross floor area of 1,862 sq. m. The net sales area is
1,315 sq. m net, suggesting a net to gross ratio of nearly 71%. The convenience
goods turnover adopted is based on 80% of the store's net sales floorspace
being devoted to food and grocery products and 20% of the sales floorspace
will be devoted to comparison goods, The applicant has suggested that adopted
convenience goods turnover for the Aldi store is £11.91 million at 2019, based
on a company average sales density of £11,322 per sq. m net (source: Mintel's
Retail Rankings). The comparison good sales density is £9,329 per sq. m net.
These are reasonable assumptions.

The applicant estimated convenience goods trade diversion (£12.1 million in
total) will be diverted from following sources:

Tesco, Caird Avenue, New Milton £3.63 million (30%)

Lidl, Lymington Road, New Milton £1.82 million (15%)
Sainsbury’s, Lyndhurst Road, Christchurch £1.21 million (10%)
Aldi, Somerford Road, Christchurch £1.21 million (10%)
Waitrose, Lymington £1.21 million (10%)

Other Lymington £0.78 million (6.5%)

Morrisons, Station Road, New Milton £0.73 million (6%)

New Milton town centre £0.24 million (2%)

Christchurch town centre £0.18 million (1.5%)

Elsewhere £1.09 million (9%)

Representations by Peacock & Smith and Bradbeers suggest PPL has
under-estimated trade diversion from New Milton town centre (i.e. only 6% of
turnover from Morrisons and 2% from the rest of the town centre). Bradbeers
suggests this under-estimate is demonstrate by a comparison with the
applicants suggested trade diversion from Waitrose in Lymington (10%) and
Sainsbury’s and Lidl stores in Christchurch (11%). Bradbeers argues trade
diversion from New Milton town centre should be between 15% to 20% of the
Aldi store’s turnover, not 8% as suggested by PPL. Morrisons suggests 25%
(including 20% from Morrisons) is an appropriate estimate.

The Council’s retail advisor suggests that the level of trade diversion from
Lymington (£1.99 million) does appear to be high compared to the trade
diversion from New Milton (£0.97 million) and suggests the applicant has
under-estimated trade diversion and impact on New Milton town centre.

The proposed Aldi store is likely to draw most of its trade from other large food
stores closest to the application site. This is a reasonable assumption on the
basis that like tends to compete with like and the proposed Aldi store is
expected to have a relatively localised catchment area.

If all the Aldi store’s turnover (£12.1 million) was diverted from facilities in New
Milton (which is unlikely), and this trade diversion was distributed pro-rata based
on turnover between Tesco, Lidl, Morrisons and other town centre then the trade
draw from the town centre would be 22% (£2.66 million). Clearly trade will also
be diverted from Lymington, Highcliffe and Christchurch

Proposed Aldi at Caird Avenue, New Milton.

Officers have concluded that the proportion of turnover diverted from New Milton
town centre is likely to range between 10% and 15%. As a worst case, 12%
(£1.45 million) could be diverted from Morrison and 3% (£0.36 million) from the
rest of the town centre. On this basis the proportional impacts would increase as
follows: * Morrisons -4.5% to -9.0% ¢« Another town centre -4.7% to -7.0%



The Council's retail consultants have concluded from the detail within the retail
impact assessment that the existing supermarket (Morrisons) within the Town
Centre should continue to trade viably, the reduction in turnover of other
convenience goods sales is unlikely to cause small convenience stores to close
and would not result in significant adverse impact in terms of loss of customer
choice or the increase in the shop vacancy rates. Whilst there would be a
reduction in convenience goods shopping within New Milton, it would be less
than 2% and as such, would be more than off-set by population and expenditure
growth on comparison goods. About the planned investment within the town
centre, this is considered below.

It is noted that an adjoining Local authority (BCP) have suggested that Highcliffe
District Centre and Christchurch Town Centre should be included in this
sequential test. However, it is not considered that other centres would serve the
same catchment area as the proposed site. In this respect, Highcliffe has a
Tesco Express and Co-op supermarket which are less than 4km away from a
large Sainsbury's, Lidl and Aldi supermarkets on the outskirts of Christchurch to
the west. The Christchurch town centre itself has a Waitrose and Marks and
Spencer Food Hall with further smaller stores (Tesco/Co-op) outside of the town
centre elsewhere in the town. It is not considered that the centres of Highcliffe
and Christchurch would be adversely affected by the proposal.

Sequential Approach

The sequential approach to site selection for main town centre uses is set out in
paragraphs 86 and 87 of the NPPF. The application site is in an out-of-centre
location. If the Council is satisfied the proposed development will not have a
significant adverse effect on town centres, then the availability of suitable sites
within and on the edge of designated centres should be considered. The NPPF
(paragraph 90) states that where an application fails the sequential test it should
be refused.

The NPPF and PPG provide limited guidance on the appropriate area of search
for sequential sites, but it is widely accepted that sequential sites should serve
the same or similar catchment area when compared with the application site.
The proposed Aldi store is likely to have a relatively localised catchment area,
with most trade coming from New Milton. Potential sequentially preferable sites
within or on the edge of New Milton town centre should be considered. Other
town centres would not serve the same catchment area as the application
proposals.

The availability of alterative town centre sites needs to be considered NPPF
(paragraph 86) refers to sites "expected to become available within a reasonable
period of time". It is not clear what is a "reasonable period of time". There are no
longer references in the PPG relating to "a reasonable period of time between 2
to 5 years". It is for the decision maker to decide what is a reasonable period
relevant to the specific planning application.

The applicants identified six potential opportunities in New Milton, as follows:

New Milton Station;

New Milton

Manor Road/Station Road;

Osborne Road/Station Road;

Station Road/Spencer Road (including former Co-op);
Station Road/Elm Avenue; and

Old Milton Road/Crossmead Avenue.



New Milton Station was dismissed as being too small (20% smaller than the
application site).

Manor Road/Station Road

The site was dismissed by the applicants as being too small, we are not
convinced this site is too small to be physically capable of accommodating a
store of 1,500 sq. m gross at ground floor level with around 75 car parking
spaces. However, the site is identified for development in the New Milton
Neighbourhood Submission Plan (Site C — Land South of Manor Road), a
discount food store is not consistent with the Neighbourhood Plan land use
proposals for this site but should not be totally discounted on these grounds
alone. Notwithstanding the Neighbourhood Plan proposal, the site does not
appear to be assembled for development and there are a number of existing
uses. The availability of the site within a reasonable period of time i.e.
construction commencing in 2021/22 seems unlikely. Based on the information
available this site can be discounted as currently unavailable.

Osborne Road/Station Road

It is suggested the site is 0.76ha which is consider too small. This site can
theoretically accommodate a store of 1,500 sq. m gross at ground floor level
with around 75 car parking spaces. The site is identified for development in the
New Milton Neighbourhood Submission Plan (Site B — North of Osborne Road).
The site does not appear to be assembled for development and there are a
number of existing uses. The availability of the site within a reasonable period
i.e. construction commencing in 2021/22 seems unlikely. Based on the
information available this site can be discounted as currently unavailable.

Station Road/Spencer Road

The site is identified for development in the New Milton Neighbourhood
Submission Plan (Site D — Station Road/Spencer Road). The site includes the
former Co-op unit and surface car park. The plan envisages high density
development with retail at ground floor with residential and office uses on upper
floors. The applicants do not appear to dispute the Co-op unit and car park are
available within a reasonable period but are sceptical other adjacent units on
Station Road are also available. However, Bradbeers has provided copy of the
lease agreement for adjacent units that appears to confirm vacant possession
can be achieved in 12 months. The lease effectively reserves the right of the
owner to comprehensively redevelop the site within the short term. The
applicants suggest Aldi has considered this site in terms of reconfiguration of the
existing unit or redevelopment. The applicant’s latest submission (letter dated
10th March) includes a ground floor layout plan for the former Co-op store
premises. This plan suggests the existing premises are unsuitable in terms of
size, configuration, internal layout and pillars, and therefore comprehensive
alterations and extensions will be required to accommodate the proposed store.
These required works will also require the acquisition of Number 87 Station
Road, currently occupied by HSBC. As indicated, above vacant possession of
this unit appears to be feasible within 12 months, and the extended site should
therefore be available.

The applicant’s letter dated 10th March does not appears to suggest this option
is structurally unfeasible or too costly. The option is discounted by PPL for the
following reasons:



68 car parking spaces is insufficient;

No. 87 Station Road is not available and vacant possession in 12 months
is unproven;

servicing arrangements for a 16.5m HGV is unsuitable/unsafe; and

the store would need two entrances (front and rear) to provide easy
access to and from the customer car park, which would undermine the
internal layout and operation of the store.

Insufficient transport evidence has been provided to demonstrate 68 car parking
spaces would be unviable in New Milton town centre. The lease agreement for
No. 87 suggests vacant possession can be secured in 12 months.

Officers are satisfied that the service arrangements shown in Option 3 are
suitable/safe. Two store entrances may be impractical in terms of internal store
layout. However, the short pedestrian route from the car park to the front
entrance on Station Road appears to be wide enough for trolleys. This route is
safe and about 30 metres which is not excessive. These arrangements, whilst
not ideal for a food store operator could work operationally.

Based on the evidence provided by the applicant and Bradbeers, officers are not
convinced this opportunity is unsuitable to accommodate a standard format
discount food store.

Station Road/Elm Road

This site is only 0.12ha and is too small to accommodate a discount food store.
Old Milton Road/Crossmead Avenue The site is identified for development in the
New Milton Neighbourhood Plan (Site G —OIld Milton Road Vintage Quarter). The
applicants suggest a discount food store is not consistent with the
Neighbourhood Plan land use proposals for this site i.e. to create a
multi-purpose cultural facility. The site does not appear to be assembled for
development and there are a number of existing uses. The availability of the site
within a reasonable period i.e. construction commencing in 2021/22 seems
unlikely. Based on the information available this site can be discounted as
currently unavailable.

Based on the evidence provided by the applicant and Bradbeers your officers
are not convinced that the Station Road/Spencer Road site is unsuitable or
unavailable On this basis, the sequential test is not been satisfied and
therefore the proposal is contrary to paragraph 90 of the NPPF and policy 25 of
the emerging Local Plan Part 1: Planning Strategy.

Impact on the Character and Appearance of the Area including landscape and
trees

The site is on the edge of the settlement of New Milton and will create the first
site with built form as you enter New Milton. The area is characterised by mature
vegetation that plays a significant role in creating a sense of space and
contributing to the overall character of the area and is a transitional site between
the town and open countryside. There is a significant level of planting to the front
of the Tesco store opposite the site which has matured to ensure that the Tesco
building sites comfortability within the environment and from wider views.

The site is elevated and therefore is highly visible from the main A337. However,
there is a mature tree belt along its southern boundary which partially screens
the site in longer distance views.



The application proposes a single building of both considerable size and height,
the building will be surrounded by hard surface to provided access and parking
to the site. The proposed development will have an urban appearance to it and
will be a stark change in character to that of the adjoining countryside. It is
therefore critical that development of this form and scale is complimented by
significant landscaping to ensure that the development can be accommodated
on the site in a way that reflects its edge of settlement location. Further it is
critical that the development is designed and landscaped in a way that ensure
that when viewed from the adjoining countryside it does not appear as a harsh,
urbanised form of development.

The site is included within a wider area covered by an Area Tree Preservation
Order, protecting all trees regardless of species Within the application site, 42
trees have been surveyed and none are considered to be of high, category A
quality with 8 being of a very poor quality (category U).

The proposal involves the loss of 17 trees along the road frontage (western
boundary of the Area TPO) in order to facilitate the proposed access
arrangements. Six of these are in very poor condition. Three of the trees,
towards the south of the site are Monterey pines, are category B but have been
pruned away from the nearby powerlines. A section of hedgerow, approximately
75m in length from the southern corner of the site would also be removed.

The proposed replacement tree planting does not involve any planting along the
road boundary but along the new access into the car park and a small group of
7 trees to the east of the proposed access off Caird Avenue. 10 trees are
proposed within the car park and a further 4 new trees proposed to the north of
the proposed delivery ramp.

At present, the site is largely screened from Caird Avenue by the protected trees
although glimpses through to the Green Belt and countryside beyond are
obtained in certain places. The loss of several of these boundary trees would
result in much of the site being exposed to wider views. The building would be
11m from the boundary at its closest point, rising to 29m where it would be most
exposed. Whilst new tree planting is proposed there would remain around a
20m gap between existing and proposed trees along the boundary plus the open
area required for the proposed access point. The loss of existing vegetation will
open views of the site up together with the loss of the hedge The proposed
building is a significant structure and in the absence of adequate planting would
have a significant impact on the character of the area and create a harsh arrival
point to the settlement.

Policy NMT5 requires the provision of appropriate landscape buffers to three
sides of the site; to the east between the employment and residential uses, the
southern boundary to the countryside d the western boundary to Caird Avenue.
The emerging New Milton Neighbourhood Plan at Policy 3 seeks to allocate this
site for a mixed use with green infrastructure with an effective landscape buffer
to screen the site. In this respect, the submitted landscaping plan does not
satisfactorily address any of these boundaries, one of which (to the east) is
indicated as having a close boarded fence. This would not be an acceptable
solution to the development of this site as it would be a harsh edge to the
development, beyond which is currently open parking in association with the
mineral extraction facility and open countryside. It is accepted that there maybe
good reason to have a fence to provide a solid boundary between the two sites
however these needs to softened by green infrastructure to reflect the character
of the area.



The southern boundary of the site is shown as the access road into the
development. The red line does not extend to include the existing tree line
which is around 4m away at its closest point. This tree line has recently
undergone some remedial works and it is considered that there is capacity to
enrich this if this was within the application site., The proposal involves the loss
of several trees along the road frontage and whilst new planting is proposed,
there would remain a significant gap in the hedgerow and trees and would not
result in a satisfactory form of development for this edge of settlement site.

Highway Matters

The application has been supported by a Transport Statement, later updated to
a Transport Assessment provide details of how accessible the site is in relation
to cycling/walking routes and public transport links together with how inclusive
access would be obtained to the site, for users of the supermarket. It is
supplementary to the plans indicating the proposed access details, parking
layout and delivery/servicing arrangements for the scheme and includes some
trip generation figures.

The proposal involves the creation of a new access point onto Caird Avenue,
just to the south west of the pedestrian access into the Tesco car park opposite.
The access demonstrates visibility of 24.m x 41.4m to the south west and 2.4m
x 47.4m to the north east following the consideration of traffic survey data.
Subiject to this being achieved, the Highway Authority has raised no objection to
the new access. Together with the provision of a new pedestrian refuge to the
north east of the proposed vehicular access, the proposal complies with the
relevant section of policy NMT5 and emerging New Milton Neighbourhood Plan
policy 3.

Policy NMT5 also requires the provision of an access road through the site from
the Tesco/supermarket roundabout to provide access to land to the east,
allocated for developed in Policy NMT6. However, whilst the site does not
extend as far north as this roundabout, provision to access land to the east is
indicated at the end of the proposed new access to the south of the site. This is
considered acceptable given it would safeguard future access to this land.

The proposed retail floor space would generate a need for 94 parking spaces.
The proposal exceeds this level providing more than 20 spaces in excess of the
recommended amount. Of these parking spaces, 8 parent and child, 5 disabled
and 2 with electric charging points are specified. The cycle parking provision
includes adequate spaces for the public. The submitted supporting
documentation advises that staff cycles would be stored within the building and
on this basis, the Highway Authority raise no objection to the parking provision
and whilst there is overprovision there is no planning objection to the additional
provision.

The Draft Staff Travel Plan provides details of the likely number of staff and
proposed trading hours of the store as well as indicating measures proposed to
minimise car dependency for both staff and customers, for example providing
details of buses in store as well as the provision of cycle parking spaces and
facilities for staff to keep items associated with cycling. The proposed Plan
demonstrates how the development would promote modes of transport other
than the car and therefore would deliver sustainable development.

Policy NMT14.2 of the Local Plan Part 2, promotes a new cycle route from the
A337 to Ashley Road the scheme requires non-highway land to implement the
section along Caird Avenue linking through Carrick Way. Whilst works are not



included in HCC programme of works this is not a reason to not collect a
contribution. What is relevant is whether this improvement is considered
necessary to deliver sustainable development and without would result in the
development being refused. The current proposal would provide a crossing from
the site to the western side of Caird Avenue to link with the existing shared
cycle/footway along the A337 and as such your officers are of the view that this
would promote cycling and walking to the site. However, it is also important that
cycling and walking is encouraged between this site the town centre and
therefore a contribution should be sough towards providing this link as part of
wider development within this area.

A new retail store in this location is likely to increase pedestrian activity on this
side of Caird Avenue where there is currently no footpath available. In this
context there is a reasonable justification for these improvements being made.
Whilst it may not be possible to secure the provision of the cycle/footway
through the current development it is important that the future route would not
be prejudiced by the proposals. Furthermore, the provision of the cycle/footway
could have implications for the landscaping scheme proposed that requires
proper assessment at this stage.

Ecology

There are no ecological designations which cover the site although there are two
SINCs (to the N/NE) within half a kilometre. Survey work undertaken confirms
that the trees on site offer negligible roosting for bats and whilst there have been
no roosts identified within 2km of the site, the treeline to the south offers a
commuting and foraging resource for bats. There is scope to improve the site
for bats through landscape design and the provision of bat boxes. The
introduction of trees within the car park would assist in achieving this.

Impact on the Residential Amenities of Nearby Properties

The details provided for the BREEAM assessment include noise reports for the
plant and other equipment. Whilst it is noted that at present, the nearest noise
sensitive properties are several hundred metres away, there is an allocation for
residential development immediately east of the site boundary Given the
proximity to residential properties it is concluded that deliveries associated with
the proposal would not result in significant noise impact to existing residential
properties. There is no justification for a condition restricting hours of delivery as
the nearest noise sensitive property is The Bungalow situated behind a 2-storey
office building around 85m away to the other side of Caird Avenue and the
existing Tesco store where deliveries are allowed 24 hours a day albeit restricted
to 2 per night during the hours of 2200-0600 Monday — Saturday and 1800-0800
Sundays and Public holidays.

Minerals and waste

The site is predominantly grassland although it was an historic minerals
extraction site The wider New Milton Sand and Ballast site currently operates
minerals processing, storage and distribution, including a public sales area
across their wider site area and this benefits from a lawful use without any
restrictive conditions relating to site arrangement or mitigations. There are
planning permissions for waste uses although these are further from the site to
the north of the wider area. It is considered that the proposal would not
adversely impact these current practices as the wider site has adequate space
in order to accommodate the relocation of buildings or alterations to accesses if
required.
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The Minerals Authority has not raised any objections to the proposal although
they have noted that the applicant should be aware of the implications of being
sited adjacent to an existing use which can generate significant levels of noise
and dust/dirt.

BREEAM and Sustainability

Building Research Establishments Environmental Assessment Method
(BREEAM) covers 9 categories of sustainable design. These are Management
Health & Wellbeing; Energy; Transport; Water; Materials; Waste; Land Use and
Ecology and Pollution. Each of these topics have a certain number of credits
(from 9 for waste to 31 for energy), totalling 140. In order for the proposed
building to meet the policy requirement of 'excellent', a minimum of 70% of these
credits are required.

The assessment is a two-stage process and the submitted documentation
indicates that at this Initial Design Stage, the current proposal could achieve a
72.7% score with the possibility of this increasing to 75% (depending on land
use/ecology, materials and waste scores) at the Post Construction Review.

The proposal is therefore considered to comply with policy CS4 and Policy 35 of
the emerging Local Plan Part 1 review in this respect.

Contamination and Drainage

The site is within a former landfill area and in order to minimise harm to human
health, conditions have been recommended about contamination.

The site is not at risk from flooding being within Flood Zone 1. The proposed
development is also considered to be 'less vulnerable' and there are no
objections to the principle of such development in this area in relation to
flooding. However, assessments undertaken in respect of ground conditions
have concluded that soakaways are not appropriate in this area due to there
being very low drainage potential. The alternative to this is to discharge storm
water to a watercourse to the north of the site and surface water generated by
the new access road discharged to a ditch to the south. The existing highway
drain also connects to this ditch.

CONCLUSION

The proposal is considered acceptable having regard to matters such as
BREEAM, design and materials, retail impact and contamination. However, it
has been demonstrated that an alternative, sequentially preferable location
within New Milton town centre exists and the proposal fails on the retail
sequential test and due to inadequate landscaping would have an adverse
impact on character of the area made up by a strong green infrastructure link
along Caird Avenue

RECOMMENDATION

Refuse



Reason(s) for Refusal:

1. The proposal does not meet the sequential test as set out in paragraphs
86-90 of the National Planning Policy Framework as it is considered that a
sequentially preferable site exists within the town centre and it has not been
demonstrated that it is unsuitable or unavailable. The proposal is therefore
contrary to Policy CS20 of the Core Strategy for the New Forest outside of
the National Park, Policy 25 of the Emerging Local Plan Review 2016-2036
Part 1: Planning Strategy, and Paragraph 87 89 — 90 of the NPPF (2019).

2. The proposal development would result in poor quality development due to
lack of suitable buffer planting to the southern or eastern boundaries of the
site to screen the development from adjoining sites, the A337 and when
viewed from surrounding open countryside. As a result it would have an
unacceptable visual impact within the area and is therefore contrary to
Policy CS2 of the New Forest District Council Core Strategy, site specific
Policy NMT5 of the Local Plan Part 2 and Policy 13 of the Emerging Local
Plan Review 2016-2036 Part 1: Planning Strategy Policy 25, Part 1.

3. In the absence of a contribution towards the provision of a cycling and
walking link to reduce the adverse impact of traffic and promote cycling and
walking between the site and the town centre the proposal would not deliver
sustainable development. The proposal would therefore be contrary to
Policy NMT 14 of the Local Plan Part 2.

Further Information:
Vivienne Baxter
Telephone: 023 8028 5588
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