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1. I have been appointed by the Secretary of State for the Environment to determine this appeal
against the failure of Dacorum Borough Council to determine, within the prescribed period; an
application for outline planning. permission to demolish existing buildings and to erect a supermarket
(Class Al), with associated car parking and revised access arrangements, on the site previously
occupied by Cox Thermoforming Limited, London Road, Tring, Hertfordshire. I held an inquiry
into the appeal from 1 to 15 October 1996.

THE SITE AND SURROUNDINGS

2. The appeal site is just under 1.3ha. ‘It lies at the south eastern edge of the town beside
London Road (A4251, which connects to the A41(T) by-pass), but within about 330m of the High

" Street’. '

3. Until recently the site was occupied by Cox Thermoforming Limited for "perspex shaping and
fabricating’, a restricted ’light industrial’ use first granted in 19582, The assortment of sheds,
workshops, converted offices and the modern warehouse that have since accumulated on the site
stand empty; the Company (with a2 workforce of about 70) now operates from the town’s Icknield
Way Industrial Estate®, ‘

4, - The buildings provide almost 4100m’ of ‘employment’ floorspace arranged around a
triangular courtyard with a gated access just beyond a bend in London Road®. Most of the offices
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are contained in "The Bothy’, a late nineteenth ceatury building designed by a local architect and
adorned with a plethora  of white-rendered gables, tile-hung roofs and brick chimneys'. But those
features are largely seen above the strands of barbed wire surmounting a boundary wall, or beside
industrial paraphernalia and the modern cladding of an extensive warehouse,, or beyond a banal box-
like building’ by the roadside. Decoration, minor repairs and a little refurbishment would suffice
to render most of the office accommodation useable’; and the warehouse would provide a modern
single span storage facility. The workshops are older and of poorer quality. Demolition is suggested
for what is thought to be a 1940s brick-built structure. The other units (which might have been
constructed almost 40 years ago) are equipped with 3-phase electricity, high capacity switch gear,
warm air heating, fluorescent lighting and a sprinkler system, but the shoddy prefabricated panels
present a mean and out-dated appearance; there is no insulation and some of the panels need
replacing®. ‘

5. Permission was granted in 1985 to almost double the size of the workshops by extending the
existing structures towards Tring Park. Conditions required the provision of some 72 car parking
Spaces and a Section 52 Agreement governed the planting of a 10m wide tree belt within the parkland
to the south®. Much of that planting appears to have taken place, though the proposed extension was
never started. However, both that permission and the planting clearly. played a part in the decision
to exclude a sliver of the appeal site - between the workshops and the parkland - from the Green
Belt. In considering objections made to the Dacorum Borough Local Plan in 1992, the Inspector
recommended that the edge of the Park would provide a "more logical, stronger and more clearly
defined’ boundary to the Green Belt, while the excluded area might make a "very modest addition’
‘to employment Jand within Tring; his recommendation was accepted®.

6. Largely hidden from the appeal site beyond a line of mature trees, dense undergrowth and
the burgeoning tree screen (beside the southern and western boundaries), lie acres of views and vistas
in Tring Park. This is a ‘'registered historic parkland’ extending well beyond the by-pass; it is
included within the Chilterns AONB and the Green Belt’. Approaching Tring along London Road
(from the south east), the parkland is also obscured behind yet more trees and a flint wall; the ugly
box-like building on the appeal site is one of the first intrusions into that sylvan scene®. Fields and
farmland extend eastwards. Dunsley Farm stands opposite; the house, outbuildings, bails.of straw
and machinery contrast with the industrial-like buildings on the appeal site (as do cows ambling to
the milking parlour along the main road). Beyond the farmstead, the sight of football pitches,
playing fields, flood-lit tennis courts and the suburban dwellings lining Station Road, herald ‘the
approach of the town centre’.
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7. Immediately to the north of the appeal site is a secluded enclave of 4 detached dwellings.
The warehouse and workshops on the site stand close to the northern boundary: the back gardens of
the adjacent properties are quite modest (roughly 14m deep)’. The south western boundary of
‘Beechwood’ is formed by an ancient brick wall (probably once part of a walled garden) which
continues on to the appeal site’ Beyond those dwellings are small neat properties and 'retirement”’
apartments arranged around the cul-de-sac at Dunsley Place; this relatively modern development
backs on to the Memorial Gardens at the eastern end of the High Street. A tall brick wall - often
behind a grass verge - runs beside London Road from The Bothy’ to the High Street. . Some care
has been taken to maintain the impression of continuity at Dunsley Place by re-building that wall
behind grassed visibility splays and extending it around the entrance to the cul-de-sac®.

8. Tring itself is an attractive small town. The High Street and the narrow streets to the south -

as far as Tring Park - are within the Tring Conservation Area, a place littered with interesting
fagades and several Listed Buildings. Most of the High Street is designated as the *town centre’ in
the adopted Local Plan. This extends to the corner of Brook Street (and the junction with London .
Road)*. Traffic calming measures and new paving enhance the place. But, the High Street is not
often bustling, save on market days. This may be due to gaps in the shopping frontage (formed by
car parks, hotels and other uses), to shops being on only one side at either end, and to the design
of Dolphin Square - a creation of the early 1980s - which is partly set back behind the main retail
frontage®. There are about 90 commercial units in the town centre of which about 10% are shops
selling “convenience’ goods; over 40% are *comparison’ or 'other’ retail units and barely 7% are
vacant®. The Budgens supermarket is by far the largest *convenience’ store within the town. It
. serves to anchor the trade at Dolphin Square and it has about twice the net floorspace of all other
‘convenience’ shops together, roughly 7550 sq ft (some 700m?) compared to some 3760 sq ft
(350m?)".

9. Dolphin Square and the length of High Street to the Old Forge car park (nearly 200m) are
defined as the primary’ shopping area in the Local Plan; the appeal site lies some 400m from that
car park’. On Fridays, about half of the car park is used for an open stall market offering a wide
variety of items from fruit and flowers to cleansers and clothes. To the north, stand the rusting pens
.and buildings of the old Cattle Market; here, there is a fortmightly auction of antiques, furniture and
bric-a-brac®. '

10.  Tring is one of only 3 ’town centres’ identified in the Local Plan (policy 34). In terms of
‘convenience’ shopping it is by far the smallest. It offers little more than 1000m? (net) of
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‘convenience’ floorspace compared with over 3000m? shortly to be available in the *town centre’ of
Berkhamsted and over 16000m? in Hemel Hempstead'. Of course, the latter is a much bigger place,
described as a minor sub-regional centre’. But both Tring and Berkhamsted are asserted to be
"district centres serving each town'’s broad needs for groceries and convenience goods as well as
providing a range of non-food shops™.

THE PROPOSAL

11. The proposal involves the demolition of the existing buildings on the site and the erection of
a foodstore; car parking would be laid out and revised access arrangements provided®. The scheme
is 'submitted in outline with all details reserved for subsequent approval‘. However, it is envisaged
that Tesco would build a "compact’ store here providing a gross floorspace of some 26500 sq ft
(about 16200 sq ft net - roughly 2500m? and 1500m? respectively) accommodating a coffee shop,
delicatessen and an in-store bakery®. It is likely that there would also be a cash-point, that the store
would sell newspapers.and that there would be a pharmacy if appropriate approval were to be granted
under other legislation. The scheme does not include a petrol filling station.

12, Hlustrative drawings show the store positioned towards the northern boundary of the site,
roughly in the position of the workshops and modern warehouse building, though marginally further
from adjacent properties®. Cross sections indicate that the store would be similar in height to those
existing structures although the false roof "parapet’ illustrated would project about 1m above the
existing roof lines’. A landscaped car park would be laid out to the south of the store providing
space for 206 cars (including 13 for staff) and a re-cycling centre: the service yard is shown to the
east. A wall, 3m in height, would be built along the site frontage and curve into the access road;
- it would be set behind grassed visibility splays. That would extend the length of wall and verge
along London Road and replace the section of wall demolished to accommodate the scheme.
Additional landscaping is indicated around the proposed store and positioned to strengthen the tree
screen -(and existing specimens) on the southern boundary®.

13. - Access would be via London Road. The initial scheme had involved a 'T’ junction with a
ghost island and a right turn lane; it is clear that such an arrangement would have provided safe
access to the site’. However, in response to comments and negotiations, it is now intended that the
existing entrance would be closed and a mini-roundabout constructed (also incorporating the entrance
at Dunsley Farm). The drawings show that London Road would be widened to accommodate a 'right
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turn’ filter lane - for traffic entering the site from Tring - and a slight realignment of the carriageway
around the bend. The re-positioning of the 30mph traffic signs to the south of the new junction, and
the roundabout itself, is intended to serve as a traffic calming measure on the approach to the town
from the by-pass (A41(T))'. In addition, London Road would be widened to provide 2-lanes on the
approach to the Brook St/High St junction?; and, a contribution .of £20000 is offered towards traffic
calming measures in Brook Street itself®. Agreements and Undertakings have been signed and sealed
in support of these works*,

14, A bus stop is shown beside the proposed store®. ‘Currently, about 10 buses a day (5 each
way) pass the appeal siteS. However, operators indicate a willingness to consider diverting services
No.27 and No.T3, which together could provide up to an additional 50 buses (25 each way), though
some diversions might not take place in peak hours’. Roughly 150 buses a day ply up and down
the High Street (75 each way), stopping opposite the Parish Church, about 70m from the entrance
to the Old Forge car park®. It is agreed that walking along the High Street and London Road to the
proposed store entrance would involve a distance of some 460m if pedestrians were provided with
a route through the roadside wall and across part of the service yard®. The store entrance would
thus be some 530m from the main bus stop in the High Street. ‘

THE OBJECTIONS

15. The Council have four main objections to the scheme. The gist of these are set out in the
reasons for refusing the duplicate application which, had jurisdiction been retained, would also have
applied to the appeal proposal’. In essence, the Council maintain that the project would conflict
with the Development Plan because the store would; undermine the vitality and viability of Tring
town centre; occupy an out-of-centre location when a2 more central site might be available; waste
good quality ‘employment generating’ land and buildings for which there is a local need; and
urbanise, through increased traffic and associated highway works, the rural character of the approach
to Tring along London Road. '

16.  In relation to the first reason, the Local Plan'' seeks to prevent new retail development from
seriously affecting the vitality and viability of nearby 'town centres’ (policy 37). Tring is identified
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as one of 3 such centres (policy 34) in the 'main shopping hierarchy’, which the Plan aims to
strengthen (policy 36). The Council believe that the appeal scheme would contravene those policies,
as it would have a ’serious’ impact on Tring. First, they consider that the apparent prosperity of the
place could mask an underlying fragility; although vacant shops have been few (and the proportion
is now declining), units have sometimes remained empty for loog periods and changes have tended
to under.mine retail activity involving, for example, the replacement of ’greengrocers’ and ‘wool
shops’ with *double glazing showrooms’ and “hairdressing salons’'. Second, both main parties agree
that the impact on the Budgens supermarket would be quite high (24 %-25%)?. But, the Council
believe that such an impact would threaten the closure of the store. And, because of its crucial role
in the ’town centre’ - nearly all 'shoppers’ visit it (86%) and many of them visit other shops too
(72% of those undertaking "main food’ shopping in the town’) - the small independent "convenience’
outlets would not only have to cope with direct competition from the proposed Tesco store but also
-with a marked decline in their ’spin-off” trade from Budgens; the Counctl’s estimated unpact on those
outlets (of some 35%) is suggested to be devastating®. .

17.  The second reason invokes the.’sequential test’. Both the Structure Plan and the Local Plan
‘pre~date the latest version of PPG6. Even so, policy 80 in the former seeks to prevent schemes
outside town centres that could be accommodated within them: policy 37 of the latter imposes a
similar test and insists that such development should extend the range and diversity of outlets
available to shoppers’. The latest version of PPG6 is more forceful. It is now incumbent on
developers to demonstrate that ’...all potential town centre options have been thoroughly assessed
before less central sites are considered...’. The Council claim that that has not been done.

18. A key reason for that assertion is the existence of a proposal made by J Sainsbury to erect
a foodstore on the site of the cattle marke:, auction rooms, fire station and Old Forge car park, in
the town centre. The current version of this scheme®, recently amended by letter (dated 20
September 1996), envisages a store of some 2260m? (over 24000 sq ft) gross with a net sales area
of about 1400m? (15000 sq ft); 282 car parking spaces would be provided on two levels, sufficient
to replace the existing capacity of the Old Forge car park (168) and fully meet the relevant car
parking standard for 'town centre’ foodstores (113). Vehicular access to the store is shown via a
new mini-roundabout in the High Street: service vehicles would continue along Brook Street to
manocuvre into the service yard at the back of the building. This amended scheme is intended to
take account of public consultations undertaken in February 1996 following an application for a
" larger store (2700m? gross) in December 1995; that earlier submission had itself followed a previous
proposal, made in July 1995, incorporating the Brook Street Garage’.

19.  The Council accept that there could now be a need, unforeseen during the Local Plan process,
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to ’extend the range and diversity of outlets’ in Tring'. The household survey indicates that, even
from the immediate catchment area (within 0-5 minutes driving time) about 84% of *main food’
shopping trips are made to stores or- centres elsewhere?; ‘impact’ tables suggest that barely 8% of
the "convenience’ spending within the 0-10 minute drive-time occurs within the town centre®.
Confirmation comes from the street survey. Only 28% of all those undertaking some shopping when
interviewed in the town also did their 'main food’ shopping there; so, a large proportion (72%) of
those who actually use the town for some shopping dc their 'main food’ shopping elsewhere®.
Clearly some action is required to strengthen the 'town centre’ if it is to properly perform its role
in the 'shopping hierarchy’, identified by the Local Plan, of serving Tring’s broad needs for
groceries and convenience goods’. That is explicitly recognised in the recently published Tring
Shopping and Town Centre Study, now put forward for consultation. The intention is that the
comments and views received during consultation will be used to complete the Study, which will then
- form the basis of a *policy review’ dealing with retail provision, town centre development, highways
and car parking®. '

20.  The Study currently puts forward three ’realistic’ options for consultation with the aim of
improving the quality, and possibly the quantity, of shopping provision in Tring. ' Esseatially, the
choices involve the erection of a new foodstore, either on the appeal site or the Cattle Market, or
the refurbishment and possible extension of Dolphin Square. (Complete redevelopment of Dolphin
Square appears to have been ruled out as an unattractive proposition.) Development of the appeal
site is rejected due to the perceived impact on the 'town centre’. The other two options remain.
However, it is claimed that the Study ’...clearly points towards the advantages of creating a new
modern town centre foodstore ... (option 2).”’ ‘

21.  Nevertheless, the Council are not promoting the current proposal made by J Sainsbury. The
scheme has not yet been determined; constraints still need to be addressed and problems still require
solutions. Instead, the Council claim that, having identified a need to improve shopping provision
in Tring, there exists a realistic possibility that approaches based on strengthening the town.centre -

in accordance with the Local Plan and PPGS6 - could be devised. All agree that permission for the
appeal scheme would be likely to pre-empt the construction of a similar sized foodstore in the town
centre. Hence, the Council object because there has not yet been an opportunity to fully explore the
"town centre options to improve shopping provision. This Inquiry is thought to be an inappropriate
forum. In any case, they claim that J Sainsbury have not had an adequate opportunity to respond
to the criticisms ievelled at their current scheme. .

22. The third reason involves the need to prevent retail development on "employment _generating‘
sites. The appeal site is identified as one of five General Employment Areas in Tring under policy
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28!, Although the policy is worded ’permissively’ and does not explicitly prevent retail proposals,
_other sections of the Plan indicate that both retail and housing development should be resisted in
GEAS’. In any case, PPG6 is quite clear that retail schemes should not normally be allowed on sites
designated for other uses in a Development Plan, especially for employment or industry, particularly
if such development would limit the range and quality of sites likely to be available. No-one disputes
that there is now °...more than sufficient land currently in, or allocated for, employment use to meet
(Structure Plan) requirements’’. Even the Council’s estimates show that pearly 300000m? of
‘employment’ floorspace remain available in the Borough* and forecasts prepared by 'Pieda’ indicate
that the current provision (including allocations) are likely to comfortably exceed forecast demand
in 2011°. It is suggested that there may be potential to release some ’employment’ areas for other
uses; and, given the emerging need for more dwellings together with the emphasis on ’planned
regeneration’, it is accepted that some older industrial areas (including those in Tring) might be
considered for new housing®. Nevertheless, the Council maintain that there is a strong local market
for *empioyment’ floorspace in Tring and that the appeal proposal would limit the range and quality
of 'employment’ sites available there. '

© 23, Itis asserted that Tring appeals to a special market’. It is an attractive small town with good
communications and much of the floorspace is available in small units at the lower end of the
market. Indeed, of the 5 GEAs, only the industrial estate at Icknield Way offers fairly modern
premisfees and the advantages of a logical road layout®. - Others have evolved in bits of large
buildings (Silk Mill), or expanded around old warehouses and narrow lanes (Akeman Street), or
straggled into sheds and shacks across old coal yards (Western Road). Some of the occupants are
long established. But premises like these also provide fertile nurseries for new enterprises and small
businesses. Buildings on the appeal site could serve the same market. With some refurbishment,
they could also provide a ’bridge’ from the small cramped premises close to the town centre to the
larger purpose buiit units at Icknield Way, for the site is well located between the town centre and
the by-pass and the existing buildings could provide a wide range, of ‘employment’ floorspace, in
terms of both size and quality. And, if it were eventually decided to release some of the older
industrial areas for housing, the appeal site' might provide a suitable place to accommodate some of
the displaced enterprises’. The appeal proposal would clearly limit all those possibilities.

24.  In addition, there is evidence that the demand for industrial and office premises in Tring is
becoming firmer. Office premise have always been in short supply and the number of vacant
‘industrial units has steadily declined over recent years'. In reality, barely 3% of the total industrial
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floorpsace in the town is now vacant'. Yet, there have been enquiries for premises involving about
6 times as much space’. There have also been enquiries for office suites, some of which cannot be
met from the existing stock of premises’. The appeal scheme would thus stifle the opportunity to
meet such demand within Tring.

25.  The Council claim that the local market for industrial premises and offices would support the
genera! refurbishment of the appeal buildings (possibly with limited demolition and some new
building) rather than the complete redevelopment of the site‘. The appellants assertion that such a
scheme would not be viable is disputed. The rents they assume display no understanding of the local
market and are substantially below the levels actually achieved for comparable premises elsewhere
in the town. And, their estimated costs of refurbishment include much that must be unpecessary,
especially as the buildings have only recently been vacated’. The demolition costs seem high; the
refurbishment of the workshops appears to allow for the complete replacement of walls and roof, as
well as for the installation of services that are already there; the relatively modern warehouse is to
have its roller shutter doors renewed; refurbishment of *The Bothy' appears lavish; and the estimate
for highway works (including the diversion of services) is not only inflated, but also the mini
roundabout proposed may not even be required. It is suggested that the main impediment to the site
being occupied now is the appeal proposal rather than any real financial constraint.

26.  The fourth reason concerns the urbanising effect of the scheme on the rural character of the
approach to Tring along London Road. The approach is sensitive for the road skirts the Chilterns
AONB, Registered Parkland and the Green Belt®. The impression is of nearing a small market town
for, even the appeal buildings are seen with the rural flotsam amongst the fields and farmland at
‘Dunsley Farm, and the attractive white rendered gables of The Bothy herald the Arcadian
architecture encouraged by the Rothschild family so typical of Tring’. The visual impact of the ugly
structures on the appeal site should not be exaggerated. They are not especially prominent, some
being partially hidden behind the 2-storey *Bothy’, the roadside wall or masked by trees. And, being '
on the inside of a bend, those approaching the town look naturally towards the opposite hedgerow
and the playing fields beyond, while those leaving it glimpse the Chiltern Hills across the intervening
fields.

27.  Itis inevitable that a new store here would radically alter the character of the roadside scene.
The building itself would be set back from London Road behind an extensive car park’. However
well landscaped and sensitively illuminated, the bulk of the new building, the serried ranks of parked
cars, 'the bustle of shoppers, and the likely plethora of signs and logos must alter the existing
impression of the settlement beyond. Indeed, the new roundabout, together with the associated lights
and signs - including the re-positioned 30mph signs - would effectively bring the entrance to the town
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some 400m further along London Road'. Such an urbanising effect would be accentuated by the
widening of the carriageway and the increase in traffic. An appropriate semi-rural approach to a
small and historic market town would be spoiled.

28.  Of ccurse, industry and business could also engender activity and traffic here. But the Local
Plan tempers the designation of this GEA by indicating that the existing frontage and access point
should be retained and by pointing out that new development should respect the sensitive relationship
to the trees, Green Belt and the AONB?, Moreover, even assuming that maximum use were to be
made of the site, traffic likely to be generated by industry or business would amount to roughly 35-
70% (respectively) of the nearly 200 additional vehicles travelling back and forth from the town to
the store along London Road during peak hours’. '

29.  Loca] people are divided about the proposal. The initial views expressed during the
consultation stage are carefully analysed in the Planning Officer's report'. At that time responses
supporting the scheme outnumbered those opposing it by roughly 3 to 1. Many of those opposing
the proposal raise similar objections to the Council; the impact on local traders, on the town centre
and on the character and appearance of Tring are some of the principal concerns. Worries are also
expressed about the amount of traffic likely to be generated by the store and its effects on the road
safety and congestion experienced both in the High Street and on London Road. There are also some
more detailed points relating to design, loss of trees and the appropriateness of other uses®.

30.  In addition, nearby residents consider that the project would impair the peace, privacy and
prospect that they might reasonably expect to enjoy®. The slightly higher roof line of the proposed
store would obscure a small but significant proportion of the sky from the rear windows of their
homes. The removal of an old garden wall and some of thé dense vegetation nearby would open up
the back gardens and bedroom windows to the casual gaze of shoppers in the adjacent car park.
And, the activity, bustle and the noise of cars manoeuvring into parking places would intrude into
the peace and quiet that might be expected in what are secluded back gardens. '

31.  In contrast, local people supporting the proposal emphasise the contribution such a store
would make to the shopping provision within the town. The store would encourage Tring residents
to shop locally, rather than travel elsewhere and, in so doing, boost trade within the centre rather
than undermine it. In the absence of such a store it is suggested that trade must continue to leach
away to other centres, so hastening the further decline of shopping facilities in Tring. The proposed
location, outside the town centre, is seen as a benefit avoiding the need for all waffic, including
HGVs, to traverse the narrow High Street’.
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- THE ISSUES

32. In those circumstances, from all the representations and from all that I saw during my site
inspection, 1 find that this case turns on whether the proposal would: 2

i. unacceptably affect Tring town centre, or
ii. properly encompass the ’sequential approach" to site selection, or
iii.  unnecessarily utilize *employment generating’ land and buildings for which there is

a local need, or
iv. spoil the rural character of the approach to Tring along London Road, or

V. impair the peace, privacy or prospect that local residents might reasonably expect to
enjoy. ' :

.The impact on Tring

33.  The bleak prospects predicted for Tring seem to me 0 be based on one or two dubious
assumptions and the occasional misconception. Key differences between the parties involve estimates-
of turnover at Budgens, its vulnerability to competition with Tesco, the vulnerability of the other
town centre shops and the effects of potential *spin-off” trade from the proposed store'.

34.  The turnover estimates (and thus the expenditure) at all the main stores and cesitres are partly
derived from the household survey. As such they depend upon identified flows of shoppers,
predictions of per capita expenditure and assumptions about spending from outside the survey area.
Of course, the resulting matrix may not accurately reproduce what actually happens. It is, after all,
subject to sampling errors and the validity of the initial assumptions. Nevertheless, it forms the basic
and most explicit tool in assessing impact®. And, in that role it serves t0 provide a degree of
coherence and consistency to the analysis. Both are undermined, in my view, by picking and
choosing particular bits of the matrix for subsequent use in a different methodology®.

35. It seems to me that that is a func_iamenml flaw in the approach used by the Council’s
consultant. In adopting almost all the estimates of turnover and expenditure at the main stores and

centres derived from the matrix of expenditure flows, the initial assumptions are adopted too. -
Choosing to employ different figures, based on different assumptions, in relation to the turnover at
Budgens and the small town centre shops in Tring is thus logically inconsistent with the tacit
acceptance of all the other estimates’. Of course, it would be legitimate to use figures koown to be

more accurate or to test the sensitivity of the results by altering initial assumptions. But neither path
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commonly used, but only as a working hypothesis. Its use here amounts to rejecting the results of
the household survey in relation to the smal shops in Tring, but accepting those results for almost
everywhere else, including smail shops in other centres'. That is clearly inconsistent. The turnover
at Budgens is derived from 1995/6 figures discounted to 1991; it is above the Company average,
though some 15% below the figure derived from the household survey®. It need not be wrong. But,
instead of exploring the effects of that difference in the coherent context provided by the household
survey, it is fed into a different methodology where such differences tend to accumulate into
somewhat untestable ’judgements. .

'36..  For those reasons | prefer the basic approach adopted by the appellants. In particular, the
household survey has the merit of ascertaining the shopping habits of all residents in the catchment
area of Tring. Clearly the ’street’ Survey can provide additional and complementary insights. But
it can uncover nothing about those who do not shop in the town. It is clear from the household
survey that, even within 0-5 minutes of the town centre, there are zones where a substantial
proportion of residents do not often do any food shopping in Tring; most of the potential expenditure
on convenience goods is thus made elsewhere!. In those circumstances, the 'street’ survey can only
provide a partial picture of shopping patterns in the catchment area. '

37. It follows from the above that 1 find the appellant’s assessment of the impact on both the
Tring Budgens and the town centre shops to be the more plausible’; neither would be unduly
‘vulnerable to competition from the proposed new store. Indeed, the serious impact derived from the
Council’s initial assessment is now accepted as wrong®. The revised assessment demonstrates that,
even after the opening of the proposed Tesco store, Budgens would still achieve a level of turnover
very close to the current Company average. I doubt that closure would be likely in those
circumstances. - :

38.  But the spectre of closure is still “trailed’. It is unconvincing because it rests on a muddle.
It is argued that Budgens is important for *main food’ shopping and is thus particularly vulnerable
to competition from the proposed new Tesco. Yet, it is also asserted that the distincion between
types of shopping trip (often 'main food’ and "top-up’ shopping) is invalid, so that competition would
occur on "all fronts’’. The survey results demonstrate otherwise. It is, for example, immediately
obvious that the type and pattern of shopping undertaken at the Tring Budgens is strikingly different

from that at the Aylesbury Tesco. At the latter, not only are most baskets bigger (54% being over

'l'.rhn mathod only axplicitly includes the amall shops In Tring. HNance, other ‘xmall shops’ are sither
included with the ‘large stores”’ or §t ia iaplicitly assumed that any lmpact will only affect those in Tring, an
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£50 compared to only 13%) and frequent trips fewer (only 8% of shoppers visit more than twice a
week as opposed to 26%), but also there are far more single purpose 'main food® shopping trips
(71% compared to only 27%)'. Those ’single purpose Tesco’ trips are exactly the sort likely to
transfer to @ more convenient facility. In contrast, most *main food’ shoppers at Budgens are also
engaged on additional tasks, like working or visiting other shops and town ceatre services. Their
use of the store is thus enmeshed in a complex web of other reasons for being in the town centre.
And, some of those reasons are likely to remain even in the face of competition from the proposed
new Tesco’. Hence, I agree with the appeliants that, although the Budgens store is likely to suffer
some loss of business, it would almost certainly continue to trade, particularly in its own ’niche’
market, and at a reasonable level in relation to the Company average.

39.  The alleged vulnerability of the other town centre shops appears to assume that all are
dependent on the Budgens store; a decline in the former would thus threaten the latter. The surveys
do not demonstrate such dependence. First, although the household survey indicates that almost 45 %
of those who do their "main food® shopping at Budgens also visit other shops in the town centre, so
few people do any 'main food’ shopping in Tring (just 11% according to the ’street’ survey) that
such a link cannot be of great significance®. In any case, it is impossible to determine how far those
visits to town centre shops depend upon 'main food’ shopping or vice versa. Second, there is some
indication that the bustle of the town and the trade of the small shops are largely unrelated to food
shopping. Not only do most people (58 %) visit the town centre for other purposes, but also a large
proportion (41%) of those visiting the town centre shops are there primarily for other reasons'.
Third, substantially more customers at the town centre shops do their *main food’ shopping in other
centres than Tring®: If such shopping is undertaken in the face of strong links with stores elsewhere,

it is not unreasonable to expect some of it to survive the opening of the proposed Tesco store. For
all those reasons, I believe that trade at the town centre shops would be quite robust and that the
appellant’s assessment of the relevant impact is likely to be the more realistic.

40.  What then of the potential *spin-off” trade from the proposed store? That is largely ignored
by the Council’s consultant. The household survey demonstrates that almost everyone (84 %) within
0-5 minutes of Tring does their *main food’ shopping elsewhere; and, over 97% of all the
expenditure on convenience goods emanating within the 0-15 minutes isochrone takes place outside
.the town®, Some of the 'main food’ shopping trips are also associated with visits to other shops.
Proportions vary, from being very modest (only 3% visit other shops in Ayelsbury on a trip to the
out-of-centre Tesco store) to being substantial (some 47% visit both the town centre Waitrose and
other shops in Berkhamsted)’. But, because so many trips are involved, the possibility of attracting
back even the few linked trips at Ayelsbury, for example, could significantly boost the number of

1‘.. cd®, table &, for the site of the sbopping baskat and table 7 for the frasquancy of the ahoppling trip.
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trips linked with 'main food’ shopping in Tring. Of course, it would be wrong to assume a direct
dependence. Equally, it would be wrong to ignore the enormous potential for attracting back some
"top-up’ shopping on the back of successfully competing with other centres and stores in the 'main
food’ market. :

41.  In my view, the extent of the trade leaching away from Tring provides one explanation of
why the apparent prosperity of the place may mask an underlying frag'lhty Given that so much of
its potential convenience trade is undertaken elsewhere, it is not surprising that units have sometimes
remained empty for long periods and changes have tended to involve the replacement of
"greengrocers’ and *wool shops’ with *double glazing showrooms® and ’hairdressing salons''.

42.  Could the proposed Tesco store help to redress those trends? There is clear evidence that it
could. First, the household survey demonstrates that "main food’ shopping trips can be associated
with trips to other shops in the same centre, often for additional food or convenience items and
services; on average about 24 % of the *main food” shopping trips are linked in that way?. Of course
there are wide variations (noted above), but they appear to depend on the type of store and its -
location. In my view, the proposed Tesco store, although beyond the town centre, would be much
more conveniently located in relation to Tring than some of the Company’s out-of-centre units
elsewhere in the study area. Consequently, even though it would be unreasonable to expect the
highest levels of linkage, the store might achieve levels close to the average and thus attract back a -
significant number of ’'linked trips’ to Tring. Second, evidence from Baldock shows that a store in
a similar location to this proposal can generate a significant proportion of linked trips; 22% of the
customers to the Baldock store also visited the shops and services in that small town’.

43.  Third, yet more survey evidence indicates that a store in Brackley (located beyond the centre)
operates for the benefit (albeit marginal), rather than to the disadvantage, of the small town centre

shops. The small food shops appear to have held on to their trade, in spite of the impact on the

-more central Co-op: the non-food units seem to have benefited from a small increase: the main

competition has been with existing supermarkets*. It is relevant that those benign effects are

associated with attracting expenditure from the catchment area back to Brackley; roughly 64 % of that

convenience spending was originally undertaken elsewhere, reducing to about 36% after the new

Tesco store opened.- Brackley is a more isolated market town than Tring. However, as a rough

comparison, Tring now loses some 77% of the convenience spending emanating from within 0-5 -
minutes of the town (though much more within the 0-15 minute isochrone): the proposed store is

predicted to reduce the former to about 42%". It is thus likely that the Tring store would have an

equally beneficial effect though, in my view, there would be additional potential because Lhere would

also be scope to compete beyond that 'narrow catchment’ area.

44.  Taking all those matters into account, I conclude that the proposed store would not
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unacceptably affect Tring town centre. On the contrary, I consider that the scheme would do much
to attract trade back to the town and so enhance the vitality and viability of the place.

The ’sequential test’ and the Cattle Market site

45. A ’sequential approach’ is intended to guide the selection of sites in Development Plans,
where there is a need for new retail development. To support it, both local planning authorities and
developers are asked to demonstrate that *...all potential town centre options have been thoroughly
assessed before less central sites are considered...’!.

46.  The need for some improvement in the shopping provision offered in Tring is accepted?.
But that 'need’ is not just based on the enormous proportion of convenience spending lost to the
town; after all, such an argument might support additional provision in Wendover too. Rather, the.
'need’ stems from the wide disparity between the actual function performed by Tring and the role
envisaged for it in the adopted Local Plan. There, Tring is a listed as one of only 3 "town centres’
in the identified *shopping hierarchy’: the place is intended to serve its own broad needs for groceries
and convenience goods®. It clearly fails. And, in my view, it is the realisation of this failure, albeit
propelied by recent applications for foodstores, that now underpins the consultation version of the
Tring Shopping and Town Centre Study‘. Given the identified need for improved shopping,
adopting a ’sequential approach’ in Tring leads to two main questions. Is there now a reasonable
prospect that development of the Cattle Market site could improve shopping provision acceptably?
And, have zll other options, more central than the appeal site, been explored sufficiently?

47. A scheme to build a foodstore on the Cattie Market site first emerged about 15 months ago;
there have been three separate proposals®. In those circumstances, the fact that the current project
exhibits severe defects is itself indicative of fundamental problems. The plans® show a service yard -
that would be too small to accommodate large vehicles without the possibility of awkward
manoeuvres on Brook Street; a car park that is poorly laid out around tight bends and slopes with
spaces nearest to the store entrance terminating in a "cul-de-sac’ without adequate turning facilities;
and, pedestrian routes that would necessitate customers having to negotiate quite steep slopes with
laden shopping trolleys’. It is estimated that overcoming those difficulties would involve different
arrangements that could result in some 40 fewer spaces®. For those reasons alone, I think that the
current scheme would be unacceptable, as illustrated. And, although such problems ought not, in
themselves, to be sufficient to rule out the principle of development, the fact that they remain
unresolved so long after the genesis of the scheme does not bode well for their eventual solution.

48. In any case, there are fundamental drawbacks to the proposal. As PPG6 points out, small
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and historic towns often have no suitable site to accommodate large scale development. That advice
applies to Tring. Broadly, the main difficulties concern the effect of the scheme on the character
and appearance of the Conservation Area, the. provision of car parking, the loss of uses which
contribute to the vitality and bustle of the town centre and an apparent absence of any emerging
agreement between parties with interests in the site.

49,  Tring Conservation Area includcs the narrow High Street and the small shops astride it. The
Cattle Market is just outside the Conservation Area, but it lies beside Brook Street, which is the main
approach to the town from the north'. It would be hard to imagine a more incongruous introduction
to the modest domestic scale of the High Street shops than the enormous bulk of the illustrated store
building (some 40m wide and almost 65m long) with the bleak prospect of the service yard directly
fronting the Brook Street pavement’. And, the insertion of a mini-roundabout- in the High Street
itself would not, in my opinion, accord with the character of the narrow carriageway or foster an
appearance similar to that created by the carefully orchestrated traffic calming measures there. On
the contrary, I think that the scheme would serve to significantly widen the street and acceatuate the
interruption of an already fragmented frontage. I consider that neither consequence would preserve
or enhance the character or appearance of the Conservation Area.

50.  In addition, the central location would require all car-borne customers to traverse the High
Street and all service vehicles to negotiate the London Road roundabout and Brook Street. Even on
the assumptions used by the consultants for Sainsbury, that would significantly increase the levet of
traffic on the High Street’. Of course, the Tesco scheme would also add to the traffic there, but
the estimated increase on the section between the London Road roundabout and the Old Forge car
park would be barely a third of that likely to be associated with the Sainsbury scheme®. 1 consider
that such effects would undermine the traffic calming measures intended to make the High Street a
more pleasant and safer place in which to be. Again, I doubt that the results would preserve or
enhance the character of this small town.

51. The Cattle Market scheme would seriously affect the car parking provision within the town. -
I saw for myself that all the existing public car parks in Tring are put to good use; surveys confirm
that, and in nearly all of them, capacity is exceeded during some part of the day’. Nominally, the
proposal would provide 282 spaces, sufficient to accommodate the existing capacity of the Old Forge
car park (168) and fully meet the relevant car parking standard for 'town centre’ foodstores of this
size (113 at 1:20m? gross)®. But the situation is not that simple. First, the Old Forge car park is
used to accommodate the Friday stall market, a significant attraction in Tring. Estimates of just how
many spaces are lost to the market vary, but I think that about 90 spaces would be unavailable for
parking on market days’. Second, survey observations suggest not only that capacity is exceeded
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on occasions but also that roughly 100 of the available spaces are occupied for longer term parking

(over 2 hours)'. Third, about 40 of the proposed spaces would be lost in providing an acceptable

layout; accommodating some of the best trees on the site might reduce that number still further’.

Fourth, data derived from TRICS suggests that the maximum demand for parking on Fridays at a_
town centre store of the size proposed would require space for about 138 cars’. Simple arithmetic

demonstrates that, on occasions, capacity at the Old Forge car park could well be substantially

exceeded’.

52. It follows that, whatever function that car park now fulfils would either be met elsewhere or
cease, for it is not easy to see how a shortfall could be rectified. Extending the car park on to the
open space (to the north) would be very damaging both to the visual approach and setting of the
Conservation Area and Parish Church, and to the value of a popular and well used open area. -
Moreover, such a significant dearth in car parking space would be likely to enpender severe
competition for the spaces available, encourage parking in unsuitable locations (like nearby residential
streets) and result in additional journeys as drivers search for places where they might leave their
vehicles. Of course, some management strategy might also be devised. But the removal of the long
term car parking from the Old Forge car park® could disadvantage existing businesses or visitors to
the town who come for other things than Just shopping; the surveys show that the latter form a
significant proportion of those visiting Tring®. Certainly, there is no obvious spare capacity at the
existing car parks’. In my view, a dearth of car parking would reduce the attractiveness of the
place. ' : g

53.  Of course, one solution to such parking problems would be to curtail or re-site the stall
~ market. But it seems to me that the market contributes greatly to the character and bustle of Tring;
it confirms the role of the place as a small market town. And the surveys confirm that it is a
significant attraction in its own right with some 43 % of all interviewees visiting it and many of those
(63 %) visiting other shops and services too®. Removing it from the High Street would significantly
reduce activity there: curtailing it in other ways could, all too easily, erode its attractiveness.

54.  The proposed store would also displace existing uses from the Cattle Market site. One of
those is an auction room recycling household goods and bric-a-brac (once a fortnight) and selling
"fine art’ (once a month). Such events add to the variety and vitality of Tring; they attract visitors
to the place (about 30% of those surveyed) many of whom also use the town centre shops (roughly
50%)°. Re-location need not be impossible. But nothing is yet mooted and it cannot be certain that
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a reasonably central location could be secured. There would thus be a risk that a special attraction
associated with this small town would no longer be part of the town centre, should the Brook Street
store succeed. (Other uses on the site - like the fire station - do not obviously contribute to the
bustle and business of the town centre.)

55. Nor am I convinced that there is now a realistic prospect of meeting the town’s need for

improved shopping on the Cattle Market site in the near future. The Tring Shopping and Town
- Centre Study is not a policy document but only the basis for a public consultation exercise'. All
that has been agreed is that consultation should take place and that the results should form the basis
of a policy review; the target is that the *review’ should be reported to the relevant committees by
March 1997°, but the target might not be met and, of course, neither recommendations nor
resolutions can be certain. In the interim, the Council explicitly avoid promoting the Cattle Market
site. That is not surprising for the Housing Committee oppose the scheme on parking and
environmental grounds, as well as a desire to see Forge Cottage retained; and the Works Committee
also express reservations’.

56.  Nor is there yet any indication as to the steps to be taken to assemble the land at the Cattle
Market, an important consideration set out in PPG6. The County Council own the fire station,
which could be relocated to a suitable site elsewhere, but negotiations have not progressed*. Tring
Town Council own the Cattle Market, subject to existing leases (which expire in 2001), but
negotiations with any prospective developer have been suspended and it is very fairly acknowledged
that Council members are not in agreement as to what should be done®. The Borough Council own
the Old Forge car park, but there is disagreement between committees on the merits of the Sainsbury
scheme®. There is no 'development brief”, no decision to use compulsory purchase powers (should
they prove necessary) and no resolution actually supporting the Cattle Market option.

57. For all those reasons, I consider that considerable doubt must remain as to whether the Cattle
Market site would actually emerge as a realistic alternative location for a large new foodstore. Even
if it did, I consider that a scheme developed along the lines of the current proposal would
unacceptably damage the town centre. :

'58.  Have all other options, more central than the appeal site, been explored sufficiently? The
Tring Shopping and Town Centre Study puts forward only 2 alternatives to the appeal scheme; the
choice involves either the erection of a new foodstore on the Cattle Market, or the refurbishment and
possible extension of Dolphin Square. Complete redevelopment of Dolphin Square seems to have
been ruled out as unattractive, due to both difficulty and cost’. The appellants raise the possibility
of development on 3 other sites beyond the town centre but generally closer to it than the appeal
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site!. All have severe clisadvaﬁtages in terms of amenity, traffic and environmental inipact. The
Council do not dispute that assessment. One other possibility that emerged at the Inquiry involved
erecting a smaller store (of roughly 1000m?) on the Cattle Market site.

59.  The refurbishment and possible extension of Dolphin Square seems-to me to be damned by
the Council’s own consultant. He points out that the nature of the site would preclude an extension
on a scale to meet modern requirements either in terms of floorspace or car parking. And, of
course, Budgens would not have the brand image to compete with Sainsbury, Tesco or Waitrose
operating in nearby towns’. If that is right, then such a strategy would not effect much
improvement to shopping provision in Tring. For similar reasons, I think that the erection of a
smaller store on the Cattle Market would also be unsuccessful. The floorspace would be insufficient
to provide customers with the range and choice of goods likely to compete with larger stores
elsewhere. And, the companies who generally operate from this size of store do not have the pulling
power required. It seems to me, therefore, that neither of these options would enable Tring to serve
its own broad needs for groceries and convenience goods, as intended by the Local Plan’.

60.. No other alternative is mooted. Consequently, I consider that the conceivable options have
been assessed with sufficient thoroughness. Although no-one appeared at the Inguiry to extol the
merits of the Cattle Market scheme, that is a matter for those pursuing the proposal; subsequent
" correspondence does not answer the detailed criticisms actually submitted'.

61.  Taking all those matters into account, I conclude that the proposal properly encompasses the
’sequential approach’ to site selection, as advocated by PPG6. The process demonstrates that there
would be severe drawbacks to accommodating a 'large’ foodstore in Tring town centre, that smaller
scale development would be unlikely to achieve aims identified in the adopted Local Plan, and that
there would be no obviously more suitable and more central site. '

The need to retain "employment’ sites

62. I am not convinced either that the cost of refurbishment or that the "over-supply’ of land
would prevent the appeal site from being used for employment purposes’. Indeed, I find the
evidence presented by the Council’s consultant to be the more compelling, as it is derived from
knowledge of the local market and a weatth of local detail®. Consequently, I accept that the site
could appeal to some firms, particularly those requiring small units at the lower end of the market,
and that such enterprises could support refurbishment of the appeal buildings. Hence, the issue
becomes one of balancing the need to retain the site for employment purposes against the need to use
it for retail development.

63.  Although PPG6 clearly advises that retail schemes should not normally be allowed on sites
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designated for other uses, that advice is predicated on the assumption that the Development Plan
makes provision for different types of retail development. That does not apply here. The Plan does
not identify a suitable site to accommodate a large foodstore that would allow Tring to play its proper
role as an identified "town centre’. Of course, the appeal site is identified as one of five General
Employment Areas, but the latest suggestions point to the potential for releasing some of them for
other uses; and, it is accepted that some older industrial areas (including thosé in Tring) might be
considered for new housing'. In those circumstances, the justification for retaining the appeal site
~in preference to other GEAs in Tring must rest upon its particular qualities (its relatively good
location and the range of existing buildings) and the possibility that it might provide a suitable place
to accommodate enterprises displaced from the redevelopment of a more central GEA.

64.  There is no dispute that the appeal site is well located to accommodate ‘employment’ uses.
However, the Council’s consultant argues that its value is largely due to the fact that buildings on
it could serve the same market as the other long established GEAs in the town’. Moreover, there
is not yet any indication that one of the Tring GEAs would be redeveloped; nor over what time-scale
such operations might occur or how they might be implemented. The need to retain the appeal site
for "employment’ purposes can thus be expressed only in fairly general terms; it would be a good
place to accommodate certain types of small business enterprise.

65.  In contrast, the need to accommodate the appeal scheme is compelling. No site for a large
foodstore is identified in Tring. Yet, after properly applying the 'sequential approach’, the appeal
site is demonstrated to be the only site, reasonably related to the town, that is capable of
- accommodating a foodstore of sufficient size to compete with those nearby. In that sense the retail
use of the site could be essential to enable Tring to fulfil the role identified for it in the Local Plan
as a 'town cemre’.

66. Hence, I conclude that, on balance, the need to use the site for retail development outweighs .
the need to retain it for employment purposes.

The approach to Tring

67.  laccept that the appeal site lies in a sensitive, semi-rural location - especially when seen with
the fields and farmiand at Dunsley Farm - on an approach to the town that skirts the Chilterns
AONB, Registered Parkland and the Green Belt®. Of course, a new store here would alter the
character of the roadside scene. The building, the car park, the illumination, the serried ranks of
parked cars, the bustle of shoppers, and the likely plethora of signs and logos would all contribute
to a different "introduction to the town’ and the new roundabout, lights and signs would accentuate
that effect’. But the proposal would substantially reduce the buildings on the site’ and soften the
impact on the attractive surroundings by an extensive and, in my view, well thought out landscaping

‘Document 23.21.
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DocCumant 15.1.
3

Document 4.3, Photos 1 and cdl.
&

<be.
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Compare plana A2 and Ad, alsc B3,
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scheme': the roadside scene would be enhanced by continuing the length of carriageway besidé the
3m wall and grass verge®: and, the new roundabout would not only accommodate the additional
vehicles safely, it would also help to "calm’ traffic approaching the town centre’.

68." In contrast, an industrial use of the site would have drawbacks. The Council are actually
advocating a fairly modest refurbishment of the existing buildings and their use as workshops.or for
small businesses’. Such a use would, in itself, limit the scope for much environmental improvement
here. First, far more of the site would actually be covered with buildings, so restricting the scope
for landscaping. Second, given the previous planning permission, it would be difficult to prevent
additional workshops from being built even closer to Tring Park and the Green Belt, so bringing their
intrusive impact closer to that attractive countryside®. Third, most of the existing buildings on the
site a far from beautiful. Only the Bothy is worth retaining, but it is beset about by the utilitarian
and the banal, and together with the adjacent box-like structure, interrupts the roadside foliage with
gables and walls rising directly from the back of the narrow pavement’. Fourth, a *modest
refurbishment” is just that; it would be wrong to expect a transformation of the site, in spitc of the
caveat included in the Local Plan’. The incongruous collection of buildings would remain but their
impact would be accentuated by the fiotsam and jetsam often associated with small enterprises; the
activity, the plethora of signs to the different units, the parked cars and assorted bits of bric-a-brac.

69.  Of course, industry and business could also engender activity and traffic here. A business
use could generate almost 70% of the traffic hkcly to visit the proposed store during peak hours®;
the difference would be that both morning and evening peaks would coincide with the existing rush
hour’. And, although the Local Plan indicates that the frontage and access point should be retained’,
I do not belleve that it would be safe to do so without some significant alteration. Currently, the site
entrance emerges close to a bend in London Road between roadside walls and buildings; visibility
is wholly inadequate and vehicles turning right into the site would interrupt the free flow of traffic
on the main road'. At the very least it would be necessary to widen the entrance; and, I think that
a right turn lane would be highly desirable. As a consequence the buildings and uses on the site
would be more apparent from the roadside and more intrusive.on the approach to Tring. Retention
of the existing buildings, which are beside the pavement, would limit the scope for providing a right
_ turn lane. If works had to be confined to the carriageway then the pavement and verges would be
narrowed. In my view that would appear unsightly and remain hazardous.

! .
-©  “ses plan Bl.
2
Shown besgt on plan Bl.
3
Docusent 12.
[
Document 15.1.
5
Document 23.4.

1
Documents 15.C and 24.2.

7
The [Local Plan indlcatez: that newv development sbould raspect the ssnsitive relstichship t¢ The Trees,
Green Belt and the AONB. However, It is the speclsl ‘Tring’ market for small worksahops that 1is used to justify

retanticn of the site for employment PUrposes. .
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70.  In those circumstances, I conclude that neither the activity and traffic movements, nor the
highway works associated with the appeal scheme, would spoil the rural character of this approach
to Trmg in comparison with the likely effects of retaining the appeal site for "employment’ purposes.

Residential amenities

71. It is understandable that nearby residents should worry that the project might impair their
peace, privacy and prospect, especially when their secluded back gardens are relatively modest'.
However, the existing workshops and warehouse stand close to those garden boundaries and the
appeal site is designated as a GEA in the Local Plan. The proposed store would stand slightly
further away behind a substantial 2.5m screen wall; it would be only marginally larger than the
existing buildings and its impact would be ameliorated by extensive landscaping’. The screen wall
would be a significantly more robust structure than currently exists on the boundary and I see no
obvious need to increase its height. Nevertheless, I consider that aspects of the scheme would
unnecessarily impair residential amenities; in my view, such defects could be overcome by minor
changes to the proposal.

72, First, I agree with Mr and Mrs Keating that the slightly higher roof line of the proposed store
would obscure a small but significant proportion of the sky from the rear windows of their home
(especially those at the kitchen)®. The solid element of the building would be noticeable through
the intervening vegetation and the blank fagade would be rendered all the bleaker because it would
obscure a large portion of the sky that remains easily visible; in addition, the proposed store would
extend across what is now a smali ’lean-to’ element of the existing building, so increasing the impact
of the proposal there. However, the roof line proposed would be created by a false *parapet’.
Subject to providing sufficient screening for ventilation and other 'roof-top’ equipment, it ought to
be easy to reduce the effective sky line of the building so that it wouid not significantly exceed that
of the existing structure®.

73. Second, the illustrative plans show that the ancient brick wall which forms the south western
boundary of "Beechwood’ would be demolished on the appeal site’. Its removal, and the removal
of some dense vegetation nearby, would open up that back garden and the bedroom windows to the
casual gaze of shoppers in the adjacent car park. Clearly, privacy could be presérved by retaining
that wall and, as the illustrative plans show a wedge of landscaping there, it should be relatively easy
to incorporate its alignment within that intended landscape screen. It would also be desirable to
ensure that the best trees in the vicinity of the wall were also retained: a slight re-arrangement of the
parking spaces should suffice.

74. I am not convinced, however, that the activity and bustle likely to emanate from the proposed
store or the noise of cars manoeuvring into parking places, would intrude into the peace and quiet
that might reasonably be expected by adjacent residents. Any noise from plant and machinery could

1
Documant 3-5 1nclude such concarns: cd8 provides s careful summary.
H

Plans Bl-3.

3

Docusent 5: reprsasntatjons are alec listed in document 3.

4

Sae plan B2.

3
Plans A2 and Bl.
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be ameliorated by appropriate insulation. Other noise sources would largely be shielded by the bulk
of the store building itself as well as by the intended boundary, and retained garden, walls. The
service yard would be some distance away and screened by intervening structures: the nearest parking
spaces would almost certainly be the least used'. In those circumstances, I doubt that noise from
the site would be intrusive. In any case, there is no evidence that it would noticeably exceed the
background level, now largely caused by traffic on London Road?. And, of course, a business use
of the site would also generate some noise.

. 75. 1 conclude that the proposal would not impair the péace privacy or prospect that Iocal
residents might reasonably expect to enjoy, provided suitable measures, indicated above, were to be
implemented.

OTHER MATTERS

76. I have considered all the other matters raised. 1 appreciate that some local people are
concerned about the amount of traffic hke!y to be generated by the store and its effects on the road
safety and congestion expenienced both in the High Street and on London Road®. However, I
- consider that the highway works proposed would adequately accommodate that traffic and help to

. improve highway safety. In particular, the mini-roundabout on London Road should effectively
reduce the spced of the traffic negotiating the bend on the approach to Tring, and that would make
it slightly easier for vehicles to negonatc an exit or entrance to Dunsley Place. In addition, the
contribution to traffic calming measures in Brook Street should complemcnt the effects of such works
_ in the High Street*.

77.  And there would be other advantages. In attracting large numbers of shoppers back to Tring
the proposal would foster a reduction in car journeys’. Yet at the same time it would allow both
service vehicles and some car-borne customers to make use of the by-pass, so avoiding unnecessary
traffic through the historic High Street. The scheme provides for access by public transport and it
is clear that operators are aware of the opportunities offered; there is no reason why the store might
not be well served by public transport®. And, although it may not be within very easy walking
distance of the High Street, there is evidence that it would not be so distant as to be beyond the
- capability of many people to reach it on foot’. '

1

Thoso imsediately to the wvest of the store.
]
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OVERALL CONCLUSION

78. 1 find nothing else sufficiently important to alter my conclusions. Overall, I consider that the
proposed store would not unacceptably affect Tring town centre but help to attract trade back to the
town and so enhance its vitality and viability in accordance with aims identified in the adopted Local
Plan: I think that the scheme would properly encompass the *sequential approach’ to site selection
and that, as intimated by PPG6, there would be severe drawbacks in accommodating a ’large’
foodstore in a small and historic place like Tring: and, partly for those reasons, I believe that the
balance of need favours the use of this site for retail development rather than for "employment’
purposes. In addition, I consider that the proposal would not spoil the rural character of this
approach to Tring, nor need it impair the peace, privacy or prospect enjoyed by local residents,
- provided suitable measures were to be implemented.

CONDITIONS

79. I shall, therefore, allow this appeal subject to conditions. A list of suggested conditions is
at document 8, supported by the Agreements and Undertakings set out in document 7. Most of the
suggestions are agreed, subject to minor amendments, and most underpin the assumptions on which
my conclusions are based. (I am sure that any difficulty relating to the collection of metal cans can
be overcome.) I need only add that, although there is no evidence that the service yard would
generate enough noise to warrant its complete enclosure, 1 consider that ambient noise levels are
likely to be low in a semi-rural area during the early morning, late evening and on Sundays'.
Consequently, I think that the restrictions on deliveries suggested by the local planning authority
would be warranted unless it can be demonstrated that deliveries outside those times would be
- unlikely to disturb nearby residents; the conditions imposed are intended to allow for that limited

flexibility.

80.  However, 1 see no need to insist precisely on how net and gross floorspace should be
partitioned, nor on what items should be sold, nor on which activities should be undertaken. The
use of floorspace seems to me to be largely an operational matter best left to Tesco; there is no
evidence that the "partition’ could be manipulated to such an extent as to undermine the assumptions
on which my conclusions are based. Similarly, I think that sufficient control over the goods sold
is ‘provided in the description of the development as a ’supermarket’; the term is defined in PPG6
as a store 'selling mainly food, with a trading floorspace less than 2500m?’. And, although I realise
that a pharmacy, post office and cash-point exist within the town, the evidence does not demonstrate
either that those facilities would close or that the town would suffer, should similar outlets be
licensed or permitted at the store.

THE DECISION

81.  For the above reasons and in exercise of the powers transferred to me, I hereby allow this
appeal and grant outline planning permission to demolish existing buildings and to erect a
supermarket (Class Al), with associated car parking and revised access arrangements, on the site
previously occupied by Cox Thermoforming Limited, London Road, Tring, Hertfordshire, in

‘Docusent 10 doas hot Sppear to include resdings during the late savening and sarly wmorning.
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accordance with the terms of the applieatjon (N0.4/0838/95) dated 26 June 1995 and the plans
submitted therewith, subject to the following conditions:

~ 1. a approval of the details of the siting, design and external appearance of the
building(s), the means of access thereto and the landscaping of the site (hereinafter calied the
‘reserved matters’) shall be obtained from the local plannmg authonty,

b. application for approva! of the reserved matters shall be made to the local
planning authority before the expiration of 3 years from the date of this letter;

2. the development hereby permitted shall be begun either before the expiration of 5
years from the date of this letter, or before the expiration of 2 years from the date of
approval of the last of the reserved matters to be approved, whichever is the later;

-3, the store, hereby permitted, shall have a gross floorspace of no more than 2500m?;

4. details submitted in accordance with condition 1 shall be based on the layout illustrated
in plan A3 (drg no.1881\ARCH 1000\G revised on 10.09.1996) and plan Bl (the landscape
masterplan; drg no.1170/01/C revised September 1996) and shall include, subject to the
agreement of the local planning authoruy

«~i. a scheme to retain (or, if necessary, rebuild) a section of the garden wall

projecting from the south west boundary of 'Beechwood’ and continuing beside the

~ south west face of the existing buildings (as shown on plan A2), the length and height

of the section shall be agreed and the scheme shall incorporate appropriate
modifications to the intended landscaping; ,

~"ii. the provision for, and the treatment of, a pedestrian entrance to the store across
the area currently identified for staff parking, and the consequent re-arrangement of
that parking area; :

“” iii. the provision of a bus stop and pick up point within the site;

v“iv. the provision of facilities for the recycling of waste (mcludmg paper, glass and
metal cans);

¢~ v. the position, design and materials to be used for the boundary walls (shown on

\/ : plan A3) and the details associated with any other type of boundary treatment;
See C vi. samples of the materials to be used for the external surfaces of the building and
Q r”v"" - boundary walls; > .

50 p A f, ( vii.a ‘scheme for external lighting on the site showmg the position and type of lighting
units to be used and appropriate shielding of the light emitted; )

/viii.revisions to the northern elevation of the building to reduce its effective sky-line
to the sky-line of the existing building, when viewed from the rear windows of
Beechwood and the adjacent houses,
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“ix. the position, design and materials to be used for the walls and gates of the service
yard (shown on plan A3); :

5. trading shall not commence until the details submitted in accordance with condition
1 (and conseguently condition 3) have been approved by the local planning authority und the
development, hereby permitted, has been carried out in accordance with those approved
details; -

6. no development shall take place until there has been submitted to, and approved by,

the local planning authority & scheme showing full details of both hard and soft landscaping
works; those details shall include the means of enclosure, hard surfacing materials and
changes in ground level;

7. all the works indicated in the approved details of landscaping shall be carried out in

- the first planting and seeding seasons following the occupation of the buildings or the

completion of the development, whichever is the sooner, and any trees, hedges or plants
which, within a period of § years from the completion of the development, die, are removed,
or become seriously damaged or diseased, shall be replaced in the next planting season by
the developers, or their successors in title, with others of a similar size and species, unless
the local planning authority give consent to any variation; for the purposes of this condition,
a planting season commences on 1 October and ends on 31 March the following year;

8. before development commences, a soil survey of the site shall be undertaken at such

points and to such depths as may be stipulated by the local planning authority, who shall also

be provided with the results. A scheme for decontamination of the site shall be submitted to,
and approved by, the local planning authority, and the approved scheme shall be fully
implemented before the devclopment permitted is brought into use;

9. unless the local planning authority consent to any variation, development shall not
begin until drainage works have been carried out in accordance with a scheme to be submitted
to, and approved by, the local planning authority; that scheme shall make provision for the
means to dispose of foul and surface water from the site, the interception of surface water
contaminated by petrol, oil, chemicals or other pollutants and means to prevent contaminated
surface water discharging into the natural drainage system;

&/1 0. before development commences, a scheme for the laying out and surface treatment of

the parking areas, service yard and recycling facilities shall be submitted to and approved in
writing by the local planning authority; the areas shall be surfaced as approved before trading
commences and the parking areas shall be kept available for car parking thereafter unless the
local planning authority give permission for any variation;

11.  trading shall not commence until a scheme to implement the access arrangements and

highway works on London Road and at the High Street/Brook Street/London Road
roundabout, which shall include construction details and the works shown on plan A3 (drg
no. 188 1NARCH\1000\G) and in documents 7B and 12 (drg nos.B/93124/8B and B/93124/7),
has been submitted to and approved by the local planning authority, and those approved
works have been completed, unless the local planning authority consent to any variation;

R g L
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12.  all existing buildings on the site shall be demolished and the materials removed before
trading commences;

13.  there shall be no storage of .goods, containers, waste or rubbish otherwise than in an
enclosed building or properly constructed storage compound. Any compactor unit on the site
shall be enclosed within a permanent walled and roofed structure. No trolleys shall be stored
otherwise than in the building, under the canopy of an approved building or within designated
storage areas;

14,  before tradif:g commences, a scheme to protect the residential properties to the north

~ of the site from the noise emitted by refrigeration, air-conditioning and other plant installed

fey

apl

82.

at the permitted store shall be submitted to, and approved by, the local planning authority,
and the approved measures shall be implemented, unless the local planning authority consent
to any variation;

15.  there shall be no goods delivered to the permitted store outside the hours of 7.30-
22.00hrs on Mondays to Saturdays and 9.00-16.00hrs on Sundays, unless the local planning
authority consent to any variation;

16. - construction work on the development, hereby permitted, shall be undertaken only
between 7.30-18.30hrs on Mondays to Saturdays and not at all on Sundays and Bank
Holidays, unless the local planning authority consent to any variation;

17.  facilities to wash the wheels of all vehicles leaving the site during the construction
period shall be provided on the site, in accordance with a scheme to be subrmttcd to and
approved by the local planning authority.

An applicant for any consent, agreement or approval required by a condition of this

permission has a statutory right of appeal to the Secretary of State if consent, agreement or approval
is refused, or granted conditionally, or if the authority fail to give notice of their decision within the
- prescribed period. '

83.
Buildings (Disabled People) Regulations 1987.

84.

The developer’s attention is drawn to the enclosed note relating to the requirements of the

This letter does not convey any approval or consent which may be required under any

enactment, bye-law, order or reguiat:on other than Section 57 of the Town and Country Planning
Act 1990.

Yours faithfully

O Cltingfes]

D R Cullingford BA MPhil MRTPI
Inspector
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Long Term Employment Land Needs; Pieda plc
Maps relating to the Chard appeal

Definition of Class Bl

Document 24 - Documents submitted with Jeffrey Stevenson’s proof of evidence:

1.

2.
3.
4.

Report on appeal site, October 1995
Photographs

Masterplan; 1170/01A

Cross sections; 1170/02A

-33-



5. Report on the Brook Street site, November
1995
6. Masterplan; 1170/01B
7. Cross sections; 1170/02B
8. AONB boundary
9. Tring Park boundary
10. Dacorum Borough Local Plan; extract from
Proposals Map

Document 25 - Letter from Sainsbury’s (dated 17 October. 1996) and response from the
appellants (dated 22 November 1996)

LIST OF CORE DOCUMENTS
CDI _ - Hertfordshire County Structure Plan, 1991
CD2 - Henfordshire County Structure Plan Review, 1996.
CD3 . ‘ - Dacorum Borough Local Plan, 1995
CD4 - Local Plan Inquiry, Inspector’s Report, 1993
CD5 - Techﬁica! Report - Employment
CD6 - Update of Technical Reporis, 1992 - 1994
CcD7 - Employment Sites for Development in Dacorum
cD8 - Planning Oﬁfcef 's Report |
CD9 ' ‘ - Summary Report on the appeal proposal; Paul Sherman Associates
' Tabulations from 'shopper’ survey
Tabulatrions from ‘household’ survey
cDI0 - Preliminary appraisal of appeal proposal; DPP
1. Schedule of retail provision
2. Household survey results
3. Shopping expenditure and impact
4. Appeal decision; Stroud, December 1994
5. Sensinivity analysis
6. Highway assessment of the Carntle Market
site
7. Employmenr land
CD!1 -
CDI2 -. Survey zones and catchment area, DPPI
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CD13 ' - Traffic impact assessment
CDIi4 _ - Landscape pr_oposaLs
- CDI5 - The Economics of Employment in Grocery Retailing; a report for
Tesco Stores by I._ondon Economics, 1995 (exiract)
CDI6 - Results ofrhe Sun@ of 'Shoppers’ (Visitors) to Tring Town Centre
CDI17 - Documenis relating to the 'Sainsbury ' proposal

on the Cartle Marker site
A. Retail assessment, John Spain Associates
B. Lenter, September 1996, amending. earlier
scheme
. C.. Transport implications, The Denis Wilson
Parmership , ' '
D. Transporr implications supplementary
‘ report, The Denis Wilson Partership
E. Plans, site layowr, CHQ.95.2608/14C, July
1996 :
access arrangements, August 1996
F. Leases relating to the Carnle Market

PLANS

Plan A - Application plans:
1. Site plan
2. Topographical site survey; drg no.1881/STRU/2000
3. Site layout and access; drg no.1881/ARCH/1000/G
4. Landscape masterplan; drg no.1170/01/A
PlanB - - Illustrative plans:
1. Landscape masterplan; drg no.1170/01/C
2. Cross sections; 1170/02A (reduced)
3. Footprints of existing buildings and proposed store
Plan C - Original access arrangements; right turn lane
Plan D - Land use plans:
1. Tring town centre
2. Appeal site
Plan E - Alternative sites, shops and the conservation area
PlanF . - - Walking distances to Budgens, the town centre and the

primary shopping area
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_ PlanG - Isochrones, household survey areas and 'shoppe_r‘ survey postal zones
PHOTOGRAPHS
Photo 1 - Additional photographs

g £5 »’
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