GLOUCESTER CITY COUNCIL

COMMITTEE : PLANNING

DATE 15T APRIL 2014

ADDRESS/LOCATION . LAND AT JUNCTION OF CLIFTON
ROAD AND BRISTOL ROAD

APPLICATION NO. & WARD :  13/00710/FUL
MORELAND

EXPIRY DATE . 6'" DECEMBER 2013

APPLICANT . ALDI STORES LIMITED

PROPOSAL . DEMOLITION OF EXISTING BUILDING

AND ERECTION OF CLASS Al FOOD
STORE (1,680 SQ.M. GROSS; 1,125
SQ.M. NET) WITH ASSOCIATED
ACCESS, PARKING AND
LANDSCAPING

REPORT BY ) BOB RISTIC
APPENDICES/ ) SITE LOCATION PLAN

OBJECTIONS ) BLOCK PLAN

1.0

11

1.2

1.3

58 LETTERS OF REPRESENTATION
3 PETTITTIONS

SITE DESCRIPTION AND PROPOSAL

The application site comprises a broadly triangular plot of land sited to
the northeast of the junction between Bristol Road and Clifton Road
and backing onto the rear garden boundaries to residential properties
at Stroud Road. The land to the north comprises a bathroom store (now
vacant) and a ‘Kwik Fit’ car repair garage.

The application site was formerly occupied by terraced dwelling houses
which were demolished in the 1980’s. The western part of the site
fronting onto Bristol Road remained unused with the exception of some
car parking, whereas the middle and eastern parts of the site, including
a small detached building were used for the sale of second hand
vehicles.

The used car businesses which traded from the site have since
relocated and the site is currently vacant in its entirety, save for some
informal parking, which continues on the south-western corner of the
site.
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The application seeks planning permission for the comprehensive
redevelopment of the site to create an Aldi food store and associated
car parking facilities.

The proposed building would be located on the western side of the site
adjacent to Bristol Road and would be constructed of red brick, curtain
glazing and blue engineering brick detailing. The southern end
elevation (facing the junction of Bristol Road and Clifton Road) would
be constructed predominantly of glass.

The proposed building would have a gross floor area of 1,680 square
metres and a net trading/sales floor area of 1,125 square metres.

The proposed car park would provide up to 88 parking spaces and
would be accessed from Clifton Road, at a point to the south-eastern
edge of the site. A pedestrian access would also be provided from
Clifton Road at a point closest to Bristol Road. Additionally 5 cycle
stands would be provided to the southern front elevation of the building.

RELEVANT PLANNING HISTORY

While the application site has been subject to numerous planning
applications, the two most relevant applications with regards to the
current planning application are summarised below:

11/01345/FUL - Redevelopment of site comprising erection of a motor
vehicle showroom with ancillary servicing and administration facilities,
mot workshop and associated off street parking — Granted 06.03.2012

00/00551/FUL — Redevelopment of site comprising erection of new
Car showrooms, new vehicle workshop and ancillary works - Granted
19.12.2000

PLANNING POLICIES

Central Government Guidance - National Planning Policy Framework
The NPPF is a material consideration in determining this application.

Decision-making

The NPPF does not alter the requirement for applications to be
determined in accordance with the development plan unless material
considerations indicate otherwise.

The NPPF is underpinned by a presumption in favour of sustainable
development. It advises that authorities should approve development
proposals that accord with statutory plans without delay, and also grant
permission where the plan is absent, silent, indeterminate or out of
date. This should be the case unless the adverse impacts of allowing
development would significantly and demonstrably outweigh the
benefits, when assessed against the policies of the framework as a
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whole, or specific policies in the NPPF indicate development should be
restricted.

Authorities should seek to approve applications where possible, looking
for solutions rather than problems.

Building a strong, competitive economy
The Government is committed to ensuring that the planning system
does everything it can to support sustainable economic growth.

The NPPF retains a recognition of town centres as the heart of
communities and encourages the pursuit of policies to support their
vitality and viability.

The sequential and impact tests are maintained for planning
applications for main town centre uses that are not in an existing centre
and are not in accordance with an up to date Local Plan.

Where an application fails to satisfy the sequential test or is likely to
have significant adverse impact on one or more the ‘impact’ factors, it
should be refused.

Promoting sustainable transport

Seeks to ensure developments generating significant movement are
located where the need to travel will be minimised and the use of
sustainable transport modes can be maximised. Decisions should take
account of whether;

= The opportunities for sustainable transport modes have been taken
up;

= Safe and suitable access to the site can be achieved for all people;

= Improvements can be undertaken within the transport network that
cost effectively limit the significant impacts of the development.
Development should only be prevented on transport grounds whether
the residual cumulative impacts of development are severe.

PPS4 ‘Practice Guidance on Need, Impact and the Sequential
Approach’ has now been replaced by new Planning Practice Guidance
‘Ensuring the Vitality and Viability of Town Centres’ which places the
onus is on the applicant to establish that there are no sequentially
preferable sites.

Local Plan Policy

For the purposes of making decisions, the National Planning Policy
Framework sets out that policies in a Local Plan should not be
considered out of date where they were adopted prior to the publication
of the National Planning Policy Framework. In these circumstances due
weight should be given to relevant policies in existing plans according
to their degree of consistency with the National Planning Policy
Framework.
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The policies within the 1983 and the 2002 Local Plan remain therefore
a material consideration where they are consistent with the National
Planning Policy Framework.

The relevant local policies from the City of Gloucester Second Deposit
Local Plan (2002) are:

S4a — New Retail Developments outside of Designated Centres
ST.8 — Creating Attractive Routes to the Centre

BE.1 — Scale Massing & Height

BE.7 — Architectural design

BE. 21 — Safeguarding of amenity

FRP.1a — Development and Flood Risk

FRP.10 — Noise

FRP.11 — Pollution

TR.31 — Road safety

All policies can be viewed at the relevant website address:- Gloucester
Local Plan policies — www.gloucester.gov.uk/planning; Gloucestershire
Structure Plan policies -
www.gloucestershire.gov.uk/index.cfm?articleid=2112 and Department
of Community and Local Government planning policies -
www.communities.gov.uk/planningandbuilding/planning/.

CONSULTATIONS

DPDS Consulting has been instructed by the council to provide retail
policy advice on the application. The opinion offered has informed the
officers assessment set out in section 6 of this report.

County Highways - No objection subject to conditions.

Environmental Health — Land Contamination Officer — No
objections subject to conditions

Environmental Health — Protection Officer — No objections subject to
conditions.

City Archaeology Officer — no objections subject to condition.
Environment Agency — no objections subject to conditions
Civic Trust — Object to design

PUBLICITY AND REPRESENTATIONS

The occupiers of 55 neighbouring properties were notified for the
application by letter. A site notice and press notice were also posted.
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At the

time of writing, three petitions have been received with a total of

577 signatures as well as 58 individual letter of representation have
been received. The comments raised are summarised below:

Suppo
[ ]

rt

Would benefit the Stroud Road/Bristol Road community.
Walking distance and the costs of shopping at Aldi are a benefit.
This part of Bristol Rd / Clifton Rd has been an eyesore for far
too long maybe 20 years or more.

Don’t need any more car showrooms

May improve shopping at the Quays as well

In favour of the redevelopment of this site and the jobs it will
bring.

Objections

Would affect trade to (Midcounties Co-operative Itd)
convenience stores at Seymour Road and High Street

No current identified need for convenience floor space

retail impact figures presented are questionable

Sequential test does not appear to have been carried out
Other available sites closer to the centre

While application proposed new jobs, the lack of retail need
could reduce jobs at other shops

Would affect Morrisons in Abbeydale district centre & new store
on the ‘Triangle’ site

Aldi is becoming less of a discounter and more like a
supermarket & direct competition to existing supermarkets
Location is outside of primary shopping area and near Seymour
Road Local Centre which are policy protected.

Failed to meet the requirements of Para 27 of the NPPF
Unlikely to generate linked trips

Less than one minute from Lidl which meets the discount
demand for the area

Lidl had permission refused for Home Bargains (open Al) in
March 2013.

Site is protected as employment land

Unacceptable trade diversion would arise

Site is in a flood zone

Site is contaminated

Incomplete opening hours proposed

Assessment fails to acknowledge impact on Griffin’s store
Archaeological implications

Would affect a family run local shop

Local shop has supported local business & sells local produce
Reduced opening hours may be better

Local shop should be protected

No account of impact on small shop turnover

Should support small local shops
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e Would affect Bristol Road shops

e Would affect town shops

e Already served by Sainsburys and other shops in the area

e Car park will be used by quays shoppers

e Access would be dangerous

e Accidents in the past in this area

e Already traffic problems in Stroud Road

e Traffic problems on Clifton Road and Bristol Road lights

e More parents & children cycling to school & would be at risk

e St Paul's School is nearby — accident waiting to happen

e Already an Aldi in Quedgeley

e Enough small shops/supermarkets in Gloucester

e Moreland’s already load and unload on Clifton Road blocking
the road

e Parking in surrounding streets is already bad

e Unauthorised parking at Kwikfit - congestion would further affect
trade

e Would result in congestion and air pollution

e Large car park will give rise to antisocial behaviour (drugs)

e Don’t need an outlet for cheap alcohol

e Much of the site will become ‘open’

e Against large building at bottom of back garden

¢ Noise to/in gardens

e Vermin from waste

e Site should be used for a leisure or community use

e Choice of planting and boundary demarcation along Clifton

Road is poor.

The choice of low wooden fence that will rot and fall apart.

e Capped low brick wall would be better.

e Ecological desert of the rubbish attracting low maintenance
shrubs is a disgrace. Bee friendly cherry blossom trees with
lavender would be better

e Site is in an historic part of the city

e Development would be incongruous and insensitive & would
blight views of this heritage.

e There are many, more appropriate locations in the city.

The full content of all correspondence on this application can be
inspected at the City Council Offices, Herbert Warehouse, The Docks,
Gloucester, prior to the Committee meeting.

OFFICER OPINION

It is considered that the main issues with regards to this application are
as follows:-

° Retail Assessment
. Design and Layout



e  Traffic and Transport
. Other Matters

RETAIL ASSESSMENT
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The application involves a retail proposal, and retail is identified as a
‘town centre use’ in planning terms. The location of the site is out of
centre and under these circumstances the National Planning Policy
Framework sets out the requirements for sequential and impact tests.
These are also evident in the criteria of 2002 Second Deposit Local
Plan Policy S.4a.

The NPPF sets out two key tests for retail proposals which are not in a
designated centre or in accordance with an up to date development
plan. These are the sequential and impacts tests. Given the nature of
such retail considerations and the detailed analysis that becomes
necessary, the Council has commissioned a retail consultant, DPDS
Consulting, to advise on the application.

The application site is approximately 870 metres from the Primary
Shopping Area as defined in the 2002 Second Deposit Local Plan and
approximately 250 metres from the Seymour Road Local Centre. The
shops along Bristol Road to the south of the site are not within a
designated centre.

The sequential test requires ‘town centre uses’ to be located in town
centres, then in edge of centre locations and only, if suitable sites are
not available should out of centre sites be considered. It follows that
when considering edge and out of centre proposals, preference should
be given to accessible sites that are well connected to the town centre.

Applicants should also demonstrate flexibility in terms of format, design
and scale in considering alternative sites and authorities should take
into account any genuine difficulties that can be demonstrated.

The applicant's agent Turley Associates (TA) has submitted a
Sequential test and further clarification letters through the application
process. The information has been assessed by the council’s
independent retail consultants DPDS whose assessment is set out
below:

Kings Quarter

We commented in our both our report that the applicant had failed to
supply sufficient information in its retail assessment or even to consider
the relevant planning documents. TA’s letter of the 19th November
made reference to the documents, but failed to establish that
incorporating a store of this size would result in insufficient space for
the proposed uses. We did note that Stanhope had not objected to this
proposal but had to a number of applications to vary bulky goods
conditions but that stronger evidence would be required before this
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could be accepted. We understand from the Council that the
developers current intention is to include only one small food unit in the
scheme, and we accept that it would be difficult to incorporate a
foodstore in the scheme as proposed sufficiently close to the car park
to make trolley use practical, even allowing for flexibility as to its size.
We conclude that there is unlikely to be a suitable opportunity within
the development to accommodate an Aldi store in the development.

M&S Unit Northgate Street

TA had initially failed to identify the M&S unit in Northgate Street as a
potential site and commented that the largest vacant unit in the city
centre was 518 sq m. In its November letter, TA stated that it was not
being actively marketed, at 2090 sq m was too large, of irregular shape
and with a change in levels and lacked adequate servicing and
dedicated parking. In its letter of 24th January, it commented that the
site provides approximately 1854 sq m arranged over three floors and
that the servicing via St Johns Lane was clearly unsuitable for the type
of vehicles used by discount foodstores.

By this time we had established from sales details that the unit
provided 4069 sq m with 1854 sq m on the ground floor. TA has
corrected the error in the ground floor retail space in its letter of the 7th
March and we conclude that the unit would provide sufficient retail
floorspace at ground floor level for a store of about the proposed size
with storage at the same level. We remain of the view that, given its
previous use by M&S, the servicing is adequate for food retail use and
retailers should be expected to show flexibility on such matters. We
also consider that the lack of dedicated parking shows a lack of
flexibility. However, given the significance of trolley use in Aldi stores,
we consider that there is a lack of parking sufficiently close and
convenient. This would make trolley use difficult and renders the unit
unsuitable for this particular use.

Blackfriars

TA’s original comment in full was that the Blackfriars site has been
considered “but it is also proposed as a comparison goods-led site and
is not, therefore, considered suitable for convenience goods floorspace
proposed through this application”. TA’s letter of 19th November
expanded on this slightly and referred to the relevant planning policy
documents but repeated the claim that it was intended for comparison
goods retailing only. TA acknowledged that there was no such policy
restriction in it letter of 27th January but went on to claim that the whole
Blackfriars area had to be developed comprehensively and there were
no plans to do so. This is a misunderstanding of the policy and we have
established that the requirement is that any planning applications
should demonstrate how the development would relate to the planning
brief and masterplan. The former Night Club site at 12-16 Quay Street
which TA considered as a vacant unit falls within the Blackfriars
redevelopment area. In its letter of the 24th Jan, TA gives the area of
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the site as about 0.23 ha. This is about half the size of the current
application

Given the requirements arising from trolley use we consider that
adjacent car parking would be required for an Aldi development in this
area — a foodstore could not rely on existing general parking in the city
centre. Although there are a number of public car parks in the
Blackfriars development area, which serve the city centre, these are
scheduled for redevelopment and there is no guarantee about the
timing or location of their replacement. We consider that this would be
a concern for the applicant and it would not be unreasonable for the
applicant to want to be able to secure parking in the longer term. The
site would have to be of broadly similar size as the application site and
we understand that there are no sites of about this size that the Council
can identify as sufficiently likely to come forward to rely on.

Barton Street

We drew TA'’s attention to the need to consider sites in the Barton
Street Local Centre. In it letter of the 19th November it commented that
the only site was Vauxhall Inn and Picturedrome site which was in
active usage and therefore not available. In its letter of the 24th
January some further consideration was given to other possible sites.
We accept that none of the sites considered in the centre are
sufficiently likely to be available to rely on. Sites to the south of the
Sainsbury Local store were rejected by TA because edge of centre
sites are defined in the NPPF as those within 300m of the primary
frontage and the Local Plan did not define a primary frontage in the
Barton Street Local Centre. However, the Local Plan does not use the
terminology of primary shopping areas in any centre. We note that the
Sainsbury store in the former India House public house was in fact
outside the centre but a pragmatic view was taken and given the
objective of the sequential test, we regard it as edge of centre. We do
accept however, that sites to the south of this are not visually linked to
the centre and would not in our view contribute much to the vitality and
viability of the centre. They would not therefore be sequentially
preferable for the proposed development.

Additionally and in response to objections from existing retailers, DPDS
have advised that while the test has been submitted on a post hoc
basis to justify the applicant's choice of site, and to some degree
colours the evidence submitted, if the Council cannot identify
sequentially preferable alternatives, it would be on weak ground at
appeal.

While it is noted that both Sainsbury and M&S operate from sites within
the city centre it should be noted that both of these stores benefit from
parking very near to their stores. It is also reasonable that an Aldi store
would also need the benefit of an accessible car park.
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In view of the thorough independent appraisal of the applicants
submission and the fact that the council is unable to identify a more
sequentially preferable site for a food store of the size proposed and
with reasonably accessible car parking facilities, or a reasonable
prospect of a suitable site coming forward | conclude that the
requirements of the sequential test have therefore been reasonably
complied with.

Response to objections

Concerns have been raised in relation to the expanded range of goods
being offered by LAD (Limited Assortment Discounter) Operators and
that they are being promoted as destinations for main food shopping as
well as providing a top-up role which competes with established
supermarkets and local centres. DPDS have advised that while the
applicant’s impact assessment isn’t conclusive, it is unlikely that the
development would affect Morrisons in the Abbey Local Centre,
particularly as there are LAD’s closer to that site, nor the Morrison’s
store at Metz Way, which itself is ‘out of town’ and not protected in
planning policy terms.

While the agents for Morrisons and Lidl have raised comments on the
lack of capacity for additional convenience goods floor space, DPDS
have advised that the lack of the need for the development should not
be given significant weight. The need test was deliberately omitted from
PPS4 which has since been replaced and is not included in the NPPF
or the recently released Planning Practice Guidance — Ensuring the
Vitality and Viability of Town Centres.

Members will recall several recent applications for variations of
condition at out of town retail premises to allow for a wider range of
goods to be sold from them. It should be noted that unlike the recent
applications at the Peel Centre and Canada Wharf, the nature of Aldi
and it's food retailing relies on the requirement for car parking in
proximity to the store/site location to assist in the transportation of
‘weighty’ shopping. This use of trolleys and the proposed food based
retailing differentiate this application from the proposals at the two
applications noted above which were for Home Bargains which does
not have the same reliance on trolleys or the similar need for proximity
based parking.

It should also be noted that the nature of the development is not
considered to be prejudicial to the Kings Quarter development which is
comparison goods led scheme with provision for a significantly smaller
convenience store floor space. Accordingly Stanhope has raised no
objections to this application whereas they raised significant objections
to the proposals at the Peel Centre and Canada Wharf which were for
comparison goods stores and therefore significantly different to the
current proposal.
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In order to define the terms of the permission and minimise impacts on
the city centre, | recommend two conditions, the first to limit the nature
of the Class Al Retail — ‘food store’ use to ‘Limited product line deep
discount retailing’ which shall be taken to mean the sale of no more
than 2,000 individual product lines and secondly a condition to limit the
proportion of the net sales area to be used for the sale of comparison
goods, to not exceed 20% of the net sales area. This would serve to
limit the nature of sales that can take place from the property and
mitigate impacts of direct competition.

DPDS have advised that there was likely to be some adverse impact
on the Seymour Road local centre but concluded that this was unlikely
to lead directly to the closure of the food shop. Members are advised
that the issue of impact of new retail developments on local centres
was not given great weight in planning appeals and DPDS have
recommended against refusing planning permission on retail impact
grounds. Additionally DPDS have advised that any impact upon
Seymour Road shops should be weighed against the benefits of the
proposal such as the regeneration of a long term vacant site and the
improvement to the visual amenities of the area, supporting
construction jobs and expanding the range of shopping in the locality.

The application has been met by considerable objection and petitions
on behalf of Griffins Cornershop which is located at the junction of New
Street and St Paul's Road, some 150-mmetres to the east of the
application site. The concerns primarily relate to the possible impact
upon this local convenience store, which appears to be well supported
by the community. In planning terms it should be noted that this
property is itself located outside of a local centre and as such is not
afforded any local or national level policy protection.

DESIGN AND LAYOUT
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The application proposes the regeneration of a prominent and currently
vacant site adjacent to Bristol Road, which is a principal route into the
City.

The site was formerly occupied by a terrace of dwellings which have
since been demolished and the site has since been used for ad-hoc
parking and used car sales, which have contributed in maintaining the
site’s somewhat, abandoned appearance.

The prevailing character of the area is of substantial, predominantly red
brick buildings set on or close to the road frontage. To the south of the
site, across Clifton Road is the 3-storey Moreland’s Building and to the
west across Bristol Road is Toys R Us, behind which is the "Wagon
Works' building.

The proposed design has been the subject of considerable discussions
to secure a design which is of a high quality and responds to the
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prominent corner location of the site and is complementary to the
adjoining industrial heritage of the Moreland’'s and ‘Wagon Works’
buildings.

The proposed building has been sited adjacent to Bristol Road in a
similar manner to the adjoining Moreland’s building. This serves to
continue the urban built form which is a characteristic of this part of the
city and also serves to screen the car park from Bristol Road.

The building has been designed with an entrance block which features
extensive curtain glazing and a ‘wrap-around canopy to the southern
elevation of the building and would be approximately 7.8 metres high.
The northern part will be approximately 1.8 metres lower at 6 metres in
height. This would present a strong and modern design statement to
this prominent junction location.

The western side elevation adjacent to Bristol Road would feature 5
recessed brickwork panels set between brick piers. This design
approach adds significant visual interest to an otherwise functional
building. The recessed brickwork is also a particular design
characteristic found on the adjoining Moreland’s and Wagon Works
buildings.

The recessed panels would include blue engineering brick detailing to
the building’s plinth as well as underneath the high level windows to
that side elevation. This design approach will allow the building to
integrate into the street and would result in a significant improvement in
the visual amenities of the area.

The eastern elevation of the building would face towards the car park
area and would be dominated by the glazed entrance screen and wrap-
around canopy, add visual interest to eastern elevation of the building,
facing the car park area.

The loading bay to the warehouse would be setback in the north
eastern corner of the site and would be accessed through the car park.
The service bay would be ramped down some 1.3 metres below the
prevailing ground level. As a result the otherwise functional loading and
servicing area would appear subservient to the main building.

The northern elevation of the building would be blank and would abut
the former vacant bathroom shop and Kwik-fit site and would not be
visible from the wider area.

Notwithstanding the submitted drawing the precise details of all
external materials will require further consideration and can be
controlled by condition to ensure a high quality finish to the
development.
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While broad landscaping details have been submitted with the
application, showing soft landscaping to the southern and eastern
boundaries of the site, it is considered that the precise planting and
boundary treatments will require further consideration by the council’s
landscape officer. The precise details with regards to the landscaping
of the site and means of enclosure can be controlled by condition.

TRAFFIC & TRANSPORT
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The proposal would provide 88 off street parking spaces (including 2
disabled spaces) and 10 cycle spaces. This level of on site parking is
considered to be acceptable to serve the development and it should
also be noted that the site is near a residential suburb, the city centre
and is well served by sustainable transport options including walking,
cycling and public transport.

The proposal will include the closure of all but one of the site accesses
onto Clifton Road and a pedestrian and cyclist access will be provided
to the south-western corner of the site. A speed survey has been
undertaken on Clifton Road which has demonstrated to the satisfaction
of the County Highways Authority that the proposed entrance
arrangements and associated visibility splays are appropriate.

The submitted site plan includes a Swept Path Analysis, which shows
how a delivery vehicle would manoeuvre within the site and around the
customer parking bays. The County Highways authority is satisfied that
any conflict between customers and delivery vehicles can be mitigated
by a Servicing Management Strategy, which can be secured by
condition.

The trip generation for the discount food store development has been
has been derived from the industry recognised TRICS database, (as
was the previously approved car showroom and service development).
The proposed trip generation has been assessed against that
associated with the previously approved showroom as well as factoring
in pass-by trips which are trips that are already on the network and also
diverted and linked trips as these are trips that are already on the
network and take an alternative route to their normal route in order to
visit the site.

As a result, the Highways Authority has advised that the increased
level of trip generation associated with the development is not
considered to be severe and therefore the proposal is acceptable in
highway terms and in accordance with Paragraph 32 of the NPPF.

RESIDENTIAL AMENITY

6.39

The application site backs on to the rear gardens to residential
properties at Stroud Road. The submitted drawings show that the
boundary would be screened by a new 2 metre high close board fence.



6.40

6.41

6.42

6.43

The proposed building would be sited in a similar position to the
previously approved showroom and repair garage, albeit that the
current building would be between 1.6 and 2 metres lower than the
previously approved development. As a result the proposal would have
a lesser visual impact than the previously consented scheme. As a
result there would be no adverse overbearing impacts to neighbouring
properties.

The servicing and plant area would be sited to the north eastern part of
the site, approximately 20 metres away from the rear elevation of the
nearest property. The application has been accompanied by a noise
assessment which has demonstrated that the proposal would not result
in significant harm to the residential amenities currently enjoyed by the
occupiers of adjoining residential properties.

Following advice from the councils Environmental Health Officer |
consider it prudent to apply conditions relating to the hours of
construction, hours of deliveries during and post construction and hours
of operation. Subject to compliance with the recommended conditions |
do not consider that there would be any demonstrable harm to the
residential amenities currently enjoyed by the occupiers of
neighbouring properties.

It is considered therefore that the development would have a
satisfactory relationship with the residential properties at Stroud Road
and subject to compliance with conditions would not result in any
demonstrable harm to the residential amenities currently enjoyed by
the occupiers of those properties.

OTHER MATERIAL CONSIDERATIONS
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While the site benefits from an extant planning consent fro a car
showroom and service depot, (which expires in March 2015) and a
previously expired permission for the same, it has become apparent that
there is no commercial demand for such a use at the site and as a result
the site has remained un-developed and in temporary use for over 20
years.

The current application made is by an end user (Aldi) and should allow
for this important site upon a principal route into the city to be brought
forwmard and regenerated, which would result in a significant
improvement to the visual amenities of the area as a whole. This
regeneration benefit and the associated employment opportunities it
would bring is seen as a significant material consideration in the
determination of this application.

The northern part of the site, adjacent to Bristol Road appears to be
located on flood Zones 2 & 3. The Environment Agency have since
advised that: 'further investigation of hydraulic model information (held
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by the EA) confirms that the site is located almost wholly in Flood Zones
2 and 1 which represent a medium and low probability of flooding
respectively'.

In view of the above and the proposed use of the site for food retailing
which is classified as a ‘less vulnerable use’, the proposed development
would be acceptable in flood risk terms. Accordingly, the Environment
Agency has raised no objections to the proposed development in flood
risk terms, subject to a condition relating to finished floor levels.

The application is accompanied by a Flood Risk Assessment and the
applicant has submitted additional information to meet the requirements
of the flood risk sequential test.

The flood sequential test shows that the applicant has considered
various other sites throughout the city which have been discounted on
grounds of being unsuitable for their requirement, in parallel with the
retail sequential test. Additionally alternative sites farther from the city
centre would be unlikely to pass the necessary retail sequential test.

The application site may have been subject to contamination from recent
potentially contaminative land uses. In the interest of being prudent the
City Environmental Health Officer has recommended a condition to
require the investigation of and if necessary remediation of any ground
contamination if discovered.

The application forms state that the proposed development would result
in the creation of 10 full time and 20 part time jobs (or 20 full time
equivalent posts). It considers the proposal would have a modest effect
on job creation, and would result in the creation of 10 (full time
equivalent) more jobs than would have been created had the Showroom
and garage development proceeded. The construction phase, although
temporary in duration is also likely to sustain a number of jobs while the
site is being built.

CONCLUSION & REASON FOR APPROVAL

The proposed development will bring back into use a prominent brown-
field site upon a principal route into the city and would make best use of
this important brown-field site. It is considered that subject to
compliance with conditions, the proposal would have an acceptable
appearance which would enhance the visual amenities of the area and
would not result in any demonstrable harm to established retail centres,
or the residential amenities currently enjoyed by the occupiers of
neighbouring properties. Additionally, the site is accessible by a range
of transport modes and the proposed development would not result in
any demonstrable harm to highway safety or have any severe impacts
on the local highway network. It is therefore considered that the
development accords with policies S.4a, ST.8, BE.1, BE.7, BE.21,



8.0

8.1

FRP.1la, FRP.10 FRP.11 and TR.31 of the Second Deposit City of
Gloucester Local Plan (2002).

RECOMMENDATIONS OF THE DEVELOPMENT CONTROL
MANAGER

It is recommended that based on the information submitted, planning
permission should be granted subject to the following conditions:

Condition 1
The development hereby permitted shall be begun before the
expiration of three years from the date of this permission.

Reason

To comply with the requirements of Section 91 of the Town and
Country Planning Act 1990 as amended by Section 51 of the Planning
and Compulsory Purchase Act 2004.

Condition 2

The development hereby permitted shall be carried out in accordance
with the approved drawing nos.110850-P(1)03 Rev.B, P(1)04, P(1)05,
P(1)06, P(1)07 Rev.A, P(1)08 and 9553-0050 Rev.A received by the
local planning authority on 7th August 2013 and drawing no.110850-
P(1)12 received by the local planning authority on 2nd February 2013
and any other conditions attached to this permission.

Reason

To ensure that the development is carried out in accordance with the
approved plans and in accordance with policies contained within
Second Deposit City of Gloucester Local Plan (2002).

BEFORE COMMENCEMENT OF CONSTRCTION

Condition 3

No development shall take place within the application site until the
applicant, or their agents or successors in title, has secured the
implementation of a programme of archaeological work in accordance
with a written scheme of investigation which has been submitted by the
applicant and approved in writing by the local planning authority.

Reason

The proposed development site has potential to include significant
elements of the historic environment. If present and revealed by
development works, the Local Planning Authority requires that these
elements will be recorded during development and their record made
publicly available in accordance with policy BE.36 of the Second Stage
Deposit City of Gloucester Local Plan (2002).

Condition 4
Notwithstanding the submitted details, full architectural details of the
following shall be submitted to and approved in writing by the local



planning authority prior to the commencement of any works. The
development shall be carried out in accordance with the approved
details prior to its first occupation and maintained as such thereafter: -

a) All external facing and roofing materials.

b) Curtain glazing, including details of the colour, reveals, frames
and glazing joints.

C) Windows and doors including glazing colour, frame colour, cills
and reveals.

d) Recessed brick panels onto Bristol Road

e) Canopy feature, including precise colour and materials

f) All external guttering hoppers and down pipes, including,

materials and colour.

Reason

These details will require further consideration to ensure that the
materials are of high quality which are sympathetic to the existing
character and appearance of the city and positively contribute to local
distinctiveness in accordance with policy BE.7 of the Second Stage
Deposit City of Gloucester Local Plan (2002).

Condition 5

Notwithstanding the submitted drawings, development shall not take
place until there has been submitted to and approved in writing by the
local planning authority, a plan indicating the positions, design,
materials and type of all boundary treatment to be erected. The
boundary treatment shall be completed in accordance with the
approved details prior to the first use of the building hereby permitted
and shall be similarly maintained thereatfter.

Reason

In the interests of visual amenity of the area and to protect the
residential amenities currently enjoyed by the occupiers of
neighbouring properties in accordance with policies BE.21 and BE.4 of
the Second Deposit City of Gloucester Local Plan (2002).

Condition 6

The development shall not take place until a scheme of hard and soft
landscaping for the site has been submitted to and approved in writing
by the Local Planning Authority. The approved scheme shall be carried
out in all respects not later than the first planting season following the
occupation of any buildings or the completion of the development,
whichever is the sooner. If at any time within a period of 5 years of the
completion of the development any trees or plants die, are removed or
become seriously damaged or diseased, they shall be replaced in the
next planting season with others of similar size and species, unless the
Local Planning Authority gives written consent to any variation.

Reason



To ensure a satisfactory and well planned development and to
preserve and enhance the quality of the environment in accordance
with policy BE.12 of the Second Deposit City of Gloucester Local Plan
(2002).

Condition 7

No development shall take place, including any works of demolition,
until a Construction Method Statement has been submitted to, and
approved in writing by, the local planning

authority. The approved Statement shall be adhered to throughout the
construction period. The Statement shall:

I. specify the type and number of vehicles;

ii. provide for the parking and turning of vehicles of site operatives and
visitors;

iii. provide for the loading and unloading of plant and materials;

iv. provide for the storage of plant and materials used in constructing
the development;

v. provide for wheel washing facilities;

vi. specify the intended hours of construction operations;

vii. measures to control the emission of dust and dirt during
construction

Reason:

To reduce the potential impact on the public highway and in
accordance with policy TR.31 of the Second Stage Deposit City of
Gloucester Local Plan (2002).

Condition 8

Works shall not commence on the development hereby permitted until
a Travel Plan has been submitted to and agreed in writing by the Local
Planning Authority, setting out;

I. objectives and targets for promoting sustainable travel,

ii. appointment and funding of a travel plan coordinator,

iii. details of an annual monitoring and review process,

iv. details of annual reporting to Gloucestershire County Council;

v. means of funding of the travel plan, and;

vi. an implementation timetable including the responsible body for each
action.

The approved Travel Plan shall be implemented in accordance with the
details and timetable therein, and shall be continued thereafter, unless
otherwise agreed in writing by the Local Planning Authority.

Reason
To encourage non-car modes and in accordance with policy TR.1 of
the Second Stage Deposit City of Gloucester Local Plan (2002).

Condition 9
The building(s) hereby permitted shall not be occupied until the
vehicular parking and turning and loading/unloading facilities have



been provided in accordance with the submitted plan drawing
no.P(1)03 Rev B, and those facilities shall be maintained available for
those purposes for the duration of the development.

Reason

To reduce potential highway impact by ensuring that adequate parking
and manoeuvring facilities are available within the site and in
accordance with policy TR.31 of the Second Stage Deposit City of
Gloucester Local Plan (2002).

Condition 10

Development shall not take place, including any works of demolition,
until a Servicing Management Statement has been submitted to, and
approved in writing by, the local planning authority. The approved
Statement shall be adhered to thereafter. The Statement shall:

I. specify the type, number and frequency of vehicles that will deliver to
the store;

ii. specify delivery route to the store;

lii. specify the delivery times outside of store opening hours, or specify
a method of delivery and customer control that reduces the risk of
collision between delivery vehicles and pedestrians if delivery during
store opening hours is unavoidable

Reason

To reduce the potential impact on the public highway and in
accordance with policy TR.31 of the Second Stage Deposit City of
Gloucester Local Plan (2002).

Condition 11

The development hereby permitted shall not commence until details of
a lighting scheme to illuminate the external areas of the application site
have been submitted to and approved in writing by the Local Planning
Authority. The details shall include the lighting fixtures, their location on
the site/on the buildings, and the extent of illumination. The scheme is
also to include details on how the impact of how floodlights and
external lighting will be minimised. The approved lighting scheme shall
be implemented prior to the commencement of the use of the
development and maintained for the duration of the use of the site,
unless otherwise agreed in writing by the Local Planning Authority.

Reason

In the interests of crime prevention and to protect the amenities of the
occupiers of neighbouring properties in accordance with Policies BE.5
and BE.21 of the City of Gloucester Second Deposit Local Plan 2002.

Condition 12

Prior to the commencement of the development hereby permitted a
scheme for the management of dust from the construction process
shall be submitted to and approved in writing by the local planning
authority and the use shall not be commenced until the approved



scheme has been installed and made fully operational, and thereafter it
shall be operated and maintained, as long as the use continues. The
scheme shall include details of how dust will be qualitatively monitored.

Reason

In order to ensure that materials are handled and properly discharged
in the interests of the amenities of residential property in the locality in
accordance with policy BE.21 of the Second Deposit City of Gloucester
Local Plan (2002).

Condition 13

Prior to the commencement of the development hereby permitted a
scheme for the management of noise from the construction process
shall be submitted to and approved in writing by the local planning
authority and the use shall not be commenced until the approved
scheme has been installed and made fully operational, and thereafter it
shall be operated and maintained, as long as the use continues.

Reason

In order to ensure that materials are handled and properly discharged
in the interests of the amenities of residential property in the locality in
accordance with policy BE.21 of the Second Deposit City of Gloucester
Local Plan (2002).

Condition 14

Notwithstanding the submitted details and prior to the commencement
of development, precise details of the proposed foul and surface water
drainage arrangements including details of catchments and disposal of
surface water from the driveway and hard standing, shall be submitted
to and approved in writing by the local planning authority. The details
submitted shall include proposals for the disposal of surface water in
accordance with the principles of Sustainable Urban Drainage Systems
(SUDS) and an assessment of the hydrological and hydrogeological
context of the development. The drainage scheme shall be
implemented before the first occupation of the development and shall
be maintained thereafter for the life of the development.

Reason
To ensure satisfactory drainage arrangements are provided in
accordance with sustainable objectives of Gloucester City Council and
Central Government, highway safety and in accordance with policies
FRP.6 and TR.31 of the Second Deposit City of Gloucester Local Plan
(2002).

Condition 15

Development shall not commence (other than that required to be
carried out as part of an approved scheme of remediation) until parts 1
to 3 of this condition have been complied with, unless otherwise agreed
in writing by the Local Planning Authority. Occupation must not take




place until parts 4 and 5 have been complied with, unless otherwise
agreed in writing by the Local Planning Authority.

1 — Desk Study Assessment

A desk study shall be undertaken, considering the history of the site
and surrounding areas, and the proposed use, to allow the
development of a conceptual model identifying potential risks to human
health and the environment. The desk study shall recommend whether
further site investigation is required, detailing investigation proposals if
necessary. A Desk Study Report shall be submitted to, and approved in
writing by the Local Planning Authority.

2 — Site Investigation and Risk Assessment

A site investigation should be undertaken, if recommended following
the Desk Study Assessment, including all relevant soil, ground gas,
groundwater and other environmental sampling. This should be carried
out by competent persons. The findings of this investigation should be
used to undertake a risk assessment for all identified health or
environmental risks affecting the site. A Site Investigation and Risk
Assessment Report should be submitted to, and approved in writing by
the Local Planning Authority.

3 — Remediation Design

The findings of the site investigation and risk assessment should be
used in order to design a suitable remediation strategy for the proposed
development. The remediation scheme should include all works
necessary to allow the site to be developed in a manner that is safe
and suitable for use, and should include details of the remediation
objectives and criteria, timetable of works and quality management
procedures. Verification proposals, including validation testing where
appropriate should also be included. Once written approval of the
Remediation Strategy has been given by the Local Planning Authority,
this scheme should then be appropriately implemented. A Remediation
Strategy should be submitted to, and approved in writing by the Local
Planning Authority.

4 — Reporting of Unexpected Contamination

In the event contamination is found during the approved development
that was not previously identified or anticipated within the Risk
Assessment Report and Remediation Strategy, the Local Planning
Authority must be notified immediately, and development in the vicinity
of the newly identified contamination suspended until it has been
appropriately characterised, risk assessed and further remediation
requirements established, all to be reported in writing, and approved in
writing by, the Local Planning Authority.

5 — Verification Reporting

Following the completion of the remediation works set-out in the
Remediation Strategy, the agreed verification work, including any
validation testing should be undertaken, and the findings incorporated



into a Verification Report, to be submitted to, and approved in writing
by the Local Planning Authority. The ultimate aim of this Verification
Report being to document the site as having been suitably remediated
and confirmed suitable for its intended use.

Reason

To ensure potential soil contamination is satisfactorily dealt with before
the development is occupied and in accordance with Policy in
accordance with policy FRP.15 of the Second Deposit City of
Gloucester Local Plan (2002).

DURING CONSTRUCTION

Condition 16

The floor levels of the buildings shall be set at least 600mm above the
modelled 1 in 100 year peak flood level (including an allowance for
climate change) on the Sud Brook of 12.37 metres above Ordnance
Datum.

Reason
To protect the development from flooding in accordance with policy
FRP.1la of the Second Stage Deposit City of Gloucester Local Plan
(2002).

Condition 17

No construction works shall take on the premises before 8am on
weekdays and 8.30am Saturdays nor after 6pm on weekdays and 1pm
on Saturdays, nor at any time on Sundays, Bank or Public Holidays.

Reason
To safeguard the amenity of the area in accordance with policy BE.21
of the Second Deposit City of Gloucester Local Plan (2002).

Condition 18

No power tools or machinery shall be used on the site, other than
portable hand tools between 08:00 and 08:30hrs Monday — Friday or
between 08:30 and 09:00hrs Saturdays.

Reason
To safeguard the amenity of the area in accordance with policy BE.21
of the Second Deposit City of Gloucester Local Plan (2002).

Condition 19
No materials or substances shall be burnt within the application site at
any time.

Reason
To safeguard residential amenity and prevent pollution in accordance
with policy BE.21 of the Second Deposit City of Gloucester Local Plan
(2002).



BEFORE OCCUPATION OF THE BUILDING

Condition 20

The vehicular access hereby permitted shall not be brought into use
until all existing vehicular accesses to the site (other than that intended
to serve the development) have been permanently closed, and the
footway/verge in front has been reinstated, in accordance with details
to be submitted to and agreed in writing beforehand by the Local
Planning Authority.

Reason

To reduce potential highway impact by ensuring there is no further use
of an access that is deemed to be unsuitable to the serve the
development and in accordance with policy TR.31 of the Second Stage
Deposit City of Gloucester Local Plan (2002).

Condition 21

The development hereby permitted shall not be occupied until
‘Sheffield hoops’ or similar secure cycle stands for a minimum of 10
bicycles to be parked have been provided on site in accordance with
drawing no.110850 P(1)03 Rev.B. The stands shall be similarly
maintained for the duration of the use.

Reason

To ensure that adequate cycle parking is provided and to promote
cycle use, in accordance with Policies T.1 and T.3 of the
Gloucestershire Structure Plan Second Review.

POST OCCUPATION OF BUILDINGS

Condition 22

The development hereby approved shall be used as a Class Al retail
foodstore. This shall be restricted to ‘limited product line deep discount
retailing’, and shall be used for no other purpose falling within Class Al
of the Town and Country Planning (Use Classes) Order 1987. ‘Limited
product line deep discount retailing’ shall be taken to mean the sale of
no more than 2,000 individual product lines. No increase in the number
of product lines shall be permitted without the prior written approval of
the Local Planning Authority.

Reason

To define the terms of this permission and in order to protect the vitality
and viability of existing centres and to ensure the store retains its status
as a deep discount retail food-store and in accordance with Policy S.4a
of the Second Stage Deposit City of Gloucester Local Plan (2002).

Condition 23

The net sales area of the store hereby approved shall not exceed 1,125
square metres, as shown on the approved Proposed Floor Plan
110850P(1)04. The proportion of the net sales area to be used for the
sale of comparison goods shall not exceed 20% of the net sales area



without the prior written agreement of the Local Planning Authority.

Reason

To define the terms of this permission and in order to protect the vitality
and viability of existing centres and to ensure the store retains its status
as a deep discount retail food-store and in accordance with Policy S.4a
of the Second Stage Deposit City of Gloucester Local Plan (2002).

Condition 24

The store shall only open to the public between the following hours:
8am and 9pm Monday to Saturday and Bank Holidays and 10am to
5pm on Sundays.

Reason

In the interest of the amenities of the occupiers of neighbouring
residential properties and in accordance with policy BE.21 contained
within the Second Deposit City of Gloucester Local Plan (2002).

Condition 25

Deliveries to and dispatched from the development hereby permitted
shall only take place between the following hours: 06.00 and 22.00
Monday to Friday, 07.00 and 21.00 Saturdays and 09.00 to 18.00
Sundays and Bank Holidays.

Reason

To safeguard the residential amenities if the occupiers of neighbouring
residential properties in accordance with policies FRP.10 and BE.21 of
the Second Deposit City of Gloucester Local Plan (2002).

Condition 26
Public facilities for the recycling of glass shall at no time be provided at
the site.

Reason

To safeguard the residential amenities of the occupiers of neighbouring
residential properties in accordance with policies FRP.10 and BE.21 of
the Second Deposit City of Gloucester Local Plan (2002).

Notes

The proposed development will involve works to be carried out on the
public highway and the Applicant/Developer is required to enter into a
legally binding Highway Works Agreement (including an appropriate
bond) with the County Council before commencing those works.

Note

Your attention is drawn to the requirements of the Building Regulations,
which must be obtained as a separate consent to this planning
decision. You are advised to contact the Gloucester City Council
Building Control Team on 01452 396771 for further information.



Note

Notwithstanding the submitted drawings this permission does not imply
any rights of entry to any adjoining property nor does it imply that the
development may extend into or project over or under any adjoining
boundary.

Note
Your attention is drawn to the Party Wall Act 1996. The Act will apply
where work is to be carried out on the following:

. Work on an existing wall or structure shared with another
property

o Building a free standing wall or a wall of a building up to or
astride the boundary with a neighbouring property

o Excavating near a neighbouring building.

The legal requirements of this Act lies with the building/site owner, they
must find out whether the works subject of this planning permission
falls within the terms of the Party Wall Act. There are no requirements
or duty on the part of the local authority in such matters. Further
information can be obtained from the DETR publication The Party Wall
Act 1996 - explanatory booklet, available online.
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Person to contact: Bob Ristic
(Tel: 396822)
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To Development control

It has come to my attention that there are plans for a new Aldi Store on the old Moreland
Site in Gloucester. Even though there is a local Tesco express and Lidel’s close by, it is very
sad that there has to be yet another big store going up putting the small businesses at risk.

| know one small shop that will be effected and that is Griffins Office Licence in New Street.
Last year | believe they celebrated 100 years of trade
| used to lived in new street and shopped at the corner shop for over 30 years.

There is nothing that hurts me more then to see someone loss they business to big
companies like Tesco's, Lidels, Aldi, Sainsbury's and Asda.

| feel that the people who decide on allowing all these large supermarkets being build has
not thought twice on how it may affect other business or trade in the area or small shop
Like Griffins

in New Street.

The amount of shops That has been build this year is quite a lot. With the New Asda in
Kingsway, Sainsbury's in barton street, Morrison off metz way, Tesco's with there Tesco
express, and now sainsbury Express. | wonder when you the Development control will say to

yourselves there is now enough supermarkets.

Please take note of my strong objections to this development of Aldi within Bristol Road.

Best Regards

Miss Janet Weston



Bob

Whilst appreciate you are trying to produce your report, after looking at the city plan other
planning information, other comments and documents with the application | felt the need to
prepare a further representation document which complements my previous additions. Please
see attached.

Also | have a few questions | am hoping you can assist with;

1.How long is the determination period for this application? Is there a deadline for Aldi to
comply with when submitting their documentation for the planning application from the date
originally put forward?

2.Did Aldi submit a section 106 agreement? if so please can you advise me where |

can find if so | can see what the contributions are. Who is responsible to ensure these
contributions are delivered?

3.Has Aldiapplied for or got a licence to sell alcohol? Is there a cumulative impact zone
(C12) in the proposed development area.

| look forward to hearing your answers regarding my questions and to receive report findings
and date for the proposed meeting as soon as it is revealed.

Meanwhile | trust the email is acceptable,
Many thanks and kind regards
Lisa Bayes.



Dear Mr Ristic

13/00710/FUL - Proposed Aldi Food Store — Clifton Road/Bristol Road, Gloucester

I write with regards the above application, pending consideration. This document
complements previously submitted representative documentation and gives further reasons
why this proposal should be rejected.

Legislation — planning asustainable development

The starting point is that the planning proposal submitted is not in accordance with
fundamental aspects, elements and frameworks that govern planning a sustainable
development demonstrated throughout this report.

Aldi stated in their planning supporting statement section 5 policy context; 5.10 core policies.
Elements of the NPPF has 12 core land use planning principles the ones of particular
relevance to this application were listed, but evidence contradicts them and questions whether
Aldi are able to successfully deliver the principles;

- Proactively support sustainable economic development — How? They will negative ly
impact on vitality and viability of existing provisions, impact assessment studies
reveal this.

- Identify the development needs of anarea — How? Residents and businesses a like
identified no further supermarket need required at this site other use of land were
highlighted for development.

- Take account of the needs of the communities — How? Failed to listen and
acknowledge to community evident from comments. Didn’t even acknowledge the
existence of neighbour business Kwik Fit, Aldi said unit was vacant.

- Deliver sufficient community facilities to meet local needs. How? What are they
going to do and offer in facilities that are not already present?

- Focus significant development in locations which have or can be made sustainable.
How? The impact on local retailers will be negative ly significant causing closures,
redundancies, and unemployment as a consequence.

Need

The objections have encouraged genuine public participation from people who know what
they want to shape their community with comments and petitions advocating for planning to
be refused. On the basis that the proposal does not meet development needs for the area as
existing supermarkets, shops, markets and convenience store provisions adequately serve the
town, and offer choice, value and competitive prices. As Aldi’s application was not planned
for in the city plan it can not proceed unless the applicant demonstrates that the community
needs the development, and that it meets needs whilst ensuring the diversity and viability of
the community according to Policy Planning Statement 6(PP S6).

The council in their decision must consider this policy and listen to, engage and work with the
community they serve. As the Localism Act 2011 states ‘Taking power away from officials
and putting it into the hands of those who know most about their neighbourhood - local
people themselves’.

Aldi in their planning supporting statement (3.12) have said “Development on the site can
achieve a satisfactory relationship with the residential properties at Stroud Road.” It is wrong
for Aldi to assume an extant permission can form context for the application proposal now
brought forward. Evidence from Stroud Road residents (Separate letters from Mr Tanner, Mr
Patel, B Pearson to name a few) refute this statement with their strong objections and discuss
how Aldi would harm and impact them, suggesting NO satisfactory relationship. Refer to
comments on application petitions and letters.

Sequential Approach



Aldi did not undertake a fully compliant thorough sequential approach when examining
suitable alternative development sites that meet principles, local plan, needs of community
and vision for the future sustainable development. In council pre consultation discussions
these sites were suggested which represent opportunities to make important contribution to
City Centre retailing. Satisfying and benefiting all groups involved whilst protecting and
promoting the vitality of the town achieving the NPPF, but Aldi failed to give full
consideration to these alternative site locations and reasons for dismissing them being
‘unsuitable’ - how would a different location not achieve their aim of having a deep discount
facility to enhance retail offer? This can be done at any location when following the Aldi
uniform site development approach.

Therefore the proposal fails to comply with PPS6 and City plans strategy to ‘regenerate the
City Centre and increase the number of people using it by adopting a City Centre first
approach to development to regenerate and enhance the City Centre experience’. This is
because the out of town development site would pull people away from shopping in town.
Meaning exactly what it says ‘out of town’. In other words, rather than leading to spin-off
shopping, (what Aldi propose) edge-of-centre has the potential to produce ‘spin-away’
effects, where shopping is drawn away from the existing retail centre.

Impact on viability and vitality

To achieve the city plan the town business survival rates must be encouraged by providing
genuine choice, working with and making provision for diversity of specialist stores, corner
shops, convenience stores, farm shops and markets. This development will have a permanent,
adverse effect on these businesses and their local suppliers, undoubtedly resulting in closures,
loss of jobs, increasing numbers of unemployed and choice been eroded. The existing
provisions will struggle to compete with Aldi’s buying power and aggressive pricing policies.
In addition, Aldi sell non-food markets such as clothing, electrical goods, books, household
and gardening goods. And are now planning to evolve in a direction that is more attractive to
a wider group of people, by introducing fresh fish and meat produce and increase and
improve their selection of goods. It is clear they aim to compete directly with the entire range
of shops found in town in an attempt to increase market share, so the only choice will be to go
to a different size store of the same chain.

The proposal would create a drain on the town’s economy, and siphoning off profits from the
community into the pockets of Aldi.

| strongly disagree with Aldi Section 6 planning supporting statement; 6.10 ‘The Retail
Assessment submitted with the application demonstrates that the proposed ALDI at Clifton
Road will not have a detrimental impact upon Gloucester city centre or any other centres. The
proposal represents no threat to planned investment in the city centre (or other designated
centres) and will not deter future investment. The submitted Retail Assessment also
demonstrates that the development will not have a significantly adverse impact on vitality and
viability in relevant centres.’

Fail to see how Aldi reached this conclusion when evidence suggests due to the rise of new
supermarkets the rate of loss of independent shops is increasing - a recent study by the
Institute of Grocery Distribution revealed that 2,157 independent shops went out of business
or became part of a larger company in 2004, compared with a previous annual average of
around 300 a year. (1)

Also as data from the Department of Trade and industry shows that the UK lost 50
independent shops a week over the last decade. Emissions and pollution from traffic is rising
dramatically and the average person travels 893 miles per year to shop for food. Suppliers,
farmers, the environment and smaller retailers are squeezed as the big four extract ever better
deals from their market dominance. Cited in Ghost town Britain Il death on the high street.

2

Along with the Department of Trade and industry concerns over proposed supermarket
development impacts, comments noted be low from the Richard Graham City MP and Mark



Owen chairman of Federation of Small business FSB highlight issues. As detailed in Punch
line Gloucestershire Means Business publication, discussing development of the proposed
site. (3) The city MP Richard Graham said. “I would be interested to know the size of any
building and what exactly they would be selling”. “However, | would be most concerned if it
were anything that threatened the livelihood of the Griffins or any other local businesses.
There are quite a lot of other supermarkets in the area as it is.”

Mark Owen, chairman of the Gloucester branch of the FSB said: “I have lost count of the
number of supermarket and express stores in Gloucester. They seem to be springing up all the
time. We must be approaching saturation”.

Also this retail assessment statement can not be reliable when data included was not
complete. The proportionate Retail Assessment failed to identify key businesses which would
suffer an impact (Griffins Shop New Street, food stores on Bristol Road, Park End Road, and
Southgate Street to name a few roads) and under estimated the economic impact figures on
stores so can not be regarded as factual evidence. Section 27 of NPPF ‘where an application
fails to satisfy the sequential test or is likely to have significant adverse impact on one or
more of the factors. In policies 23-26, it should be refused.

Also the proposal must be rejected on the basis as stated in the Key Development Principles
to Deliver the Strategy city plan point 3 “Development will not be supported where it will
have a demonstrable negative impact on the City Centre and its regeneration.” (4)

Jobs and Employment Land

As outlined in the Gloucester City plan 2031 to support economic growth the City Plan needs
to ensure it delivers enough employment land in the right locations to meet a variety of needs
in respect of the quality and location of deve lopment sites. The proposed site is designated as
employment use so following the pre application meeting has appropriate justification been
given for the loss of an employment generating use? Even though Aldi proposes to bring jobs
they fail to consider the wider picture of independent retailer turnover losses, bankruptcies
and jobs lost as a consequence. A 1998 study by National Retailer Planning Forum NRPF
examined the employment impacts of 93 superstore openings between 1991 and 1994 found
that they resulted in a net loss of more than 25,000 jobs or 276 per store opened. (5) With
loss of jobs exceeding the creation of jobs this proposal should fail in its employment
justification.

Traffic and Transport

Local know ledge suggests the roads surrounding the proposed site appear to be operating at
their capacity. Whilst current evidence suggests highway concerns regarding the proposed site
arrangement in terms of insufficient information submitted to accurately assess transport
impacts, delivery manoeuvres, and pedestrian safety and vehicle movements. Strong concerns
are raised about traffic patterns, increases in congestion, traffic emissions, noise and
accidents. Considering these a highway objection must also apply.

Summary
Gloucester has a varied retail venue with its unique mix of shops, independent retailers,
markets, farmers market, corner shops, convenience stores, restaurants, cafés and bars all
providing an excellent retail setting for tourists and residents alike. These distinctly positive
and attractive elements would change significantly if this inappropriate development is
allowed. In all its activities, proposal and in the name of ‘more jobs', 'more choice' and 'better
prices', Aldi will negatively impact the vitality and viability of the town; unfairly competing
with businesses causing subsequent job losses, rise in unemployment and business closures
and a lot less choice in town as a consequence.
To summarise the proposed Aldi application should be refused on grounds;

e Legislation — Failure to comply with planning policy principles and criteria.



Need — Application not planned for in city plan at this site and Aldi failed to
demonstrate how the community needs the development whilst ensuring diversity of
the local community, according to PPS6.

Insufficient sequential assessment - Failure to undertake thorough sequential
approach in considering and examining alternative development sites which comply
with City Plan and PPS6. Not adopting a City Centre first approach to development to
regenerate and enhance the town. Failure to understand the developments cumulative
impact. The proportionate Retail Assessment failed to identify key businesses which
would be impacted upon. The Figures used appeared to be underestimated and should
be treated with a level of caution.

Fail city plan point 3 “Development will not be supported where it will have a
demonstrable negative impact on the City Centre and its regeneration.” (4)
Employment Land — Failure to fully explore and justify the land for the loss of an
employment generating use.

Traffic and Transport — Failure to submit sufficient evidence and information on
impacts from the development therefore a highway objection must be given.

Invite the rejection to this proposal as the impacts of this development outwe igh any benefits

gained.
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163 Seymour Road
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Democratic Services Team ‘ 10 GCT 2013
Gloucester City Council

North Warehouse

The Docks

Gloucester

GL1 2EP

Ref 13/00710/FUL
To whom it may concern,

I, Gaunthi Rajkumar, am the owner of G& A Stores located in Seymour Road. I am writing
regarding above reference, I strongly object to the planning on this ground to be used as a
supermarket. I believe that another supermarket in this area would destroy the trade of the
small business in the surrounding areas of which one is mine.

I think it be more helpful to us and other small business if you put a stop on the planning
permission of this supermarket. We already have so many supermarkets in this area that’s
including the New Morrison’s. Shops around this area provide every think so another
supermarket in this area is unnecessary. We welcome the development of the area but we
don’t need another supermarket. Development of this area should help the community and
local business but a threat to them.

Other factors to consider would be traffic and parking on Bristol road which is already
unbearable. The road is very busy it will be busier and slower if 20mph put in place. I also
hope the council will help me to survive in these current times.

Yours faithfully

Gaunthi Rajkumar



Mr B Ristic

Senior Planning Officer Lidl UK GmbH
Planning Department Waterton Industrial Estate
Gloucester City Council Off Cowbridge Road
Herbert Warehouse Bridgend CF31 3PH
The Docks

GLOUCESTER -
GL1 2EQ ]

Date: 2 September 2013
I
I
Dear Mr Ristic

13/00710/FUL - Proposed Aldi Food Store — Clifton Road/Bristol Road,
Gloucester

| write with regards the above application, which is pending consideration with
Gloucester City Council.

It is apparent that there is a high level of objection for this application amongst local
traders, of which Lidl is one.

There is currently no convenience goods floorspace capacity in the City; with a
modest amount of growth only emerging after 2016. This area of Gloucester is well
represented with a range of food retailers; with all sectors being present. The
proposed Aldi store is less than one minute away from the Lidl store, with the need
for a LAD (Limited Assortment Discounter) clearly being met by this latter store. Itis
an offer therefore not needed within this particular area.

It is important to note that Lidl had an application (12/01210/FUL) refused in March
2013 when permission was sought to vary the existing consent of the vacant retail
units adjacent to the Bristol Road store to Open A1 to allow Home Bargains to trade
alongside Lidl in an amalgamated and extended 1,062 sgm unit (as compared with
the 1,125 sgm footprint that Aldi are proposing). In her Committee Report, the Case
Officer also cited concerns regarding the cumulative impact this would have on the
City Centre.

The site is currently designated as an employment site; which under policy E4 is
protected. Aldi have not undertaken any type of assessment nor marketing exercise
to ascertain whether the site is of interest to this type of user or would generate

G:\PROPERTY\STORE FILING\04. Management\0051 GLO-Gloucester\E. General Correspondence\Aldi - Bristol Road\Cllr Hobbs.docx

Registered Office: 19 Worple Road, London SW19 4JS, Registered in England No.FC017929, VAT No. GB 614 798 608



equal benefits as those suggested for a foodstore. Surely this is critical if
employment sites are ‘protected’ under Gloucester City Council policy?

From the figures presented by Turley Associates, it is apparent that both an
unacceptable level of trade diversion and cumulative impact would arise if the Aldi
was to be consented. Such figures should also be treated with a certain level of
caution since they are likely to be underestimated. Of course, such an analysis does
not account for smaller foodstores and other local businesses which would be
directly affected by the development.

It is a little strange that Gloucester City Council did not insist upon a full impact
assessment as advised for certain applications beneath the 2,500 sgm threshold
identified in the NPPF in the Joint Core Strategy Retail Study (2011-2031, prepared
by DPDS), given the anticipated levels of impact estimated by Turley Associates.
Indeed, we are aware that the Council themselves are concerned about the impact
the development will have on existing retail and are likely to seek a independent
consultant’s opinion (DPDS Consulting) with regards the proposals. As this has
currently not been undertaken, we kindly request that you insist upon this in the
interest of openness and transparency in light of Lidl’s recent refusal.

With regards to highways, Lidl understands that there are highway concerns
regarding the current proposed site arrangement in terms of delivery manoeuvres,
pedestrian safety and vehicle movements and would highlight that this is a critical
safety issue which the current arrangement as proposed, does not resolve. As such,
a highway objection must also apply.

With regards the sequential test, Lidl feel that Turley Associates have not provided
an adequate assessment, particularly with regards the Kings Quarter development.
Turley concludes that the site is both not available nor suitable for their clients.
However, in her committee report on application 12/01210/FUL (March 2013), Ms
Ristic states that:

‘Given that there is an allocated, planned and committed site capable of delivering
additional convenience and comparison floor space at Kings Quarter there is a
sequentially preferable site.” (p7)

Furthermore, and quite significantly:

‘The identified capacity for the plan period is not sufficient to support out-of-
centre development over and above the King’s Quarter committed, planned
investment.’ (p7)

There is seemingly only one course of action from this conclusion; that the proposed
Aldi application should be refused on grounds of insufficient sequential assessment,
the cumulative impact of the proposed development and a failure to fully explore
policy E4 with regards to the potential to retain the land as employment use.



Should the application be recommended for approval, with Member's subsequent
support, Lidl reserves its right to seek a judicial review of the application.

This objection has also been circulated to Planning Committee Members, Ward
Councillors and Richard Graham (MP Gloucester).

Yours sincerely

Wendy Hurst
Acquisitions Manager — Lidl UK GmbH



Sent from my iPad Hi Bob. A letter was given in at reception from Sandra Williams who is a resident
who has experienced traffic problems in the area,can you let me know if you have received this in the
morning please.Also can you make sure Highways are aware that St Paul's school is situated at the
back and is very busy with extra traffic and children. Thank you from Debbie
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Proposed development of Aldi Store

13/00710/FUL | Demolition of existing building and erection of Class A1l food store (1,680 sg.m.
gross; 1,125 sg.m. net) with associated access, parking and landscaping | Land at Junction of Clifton
Road and Bristol Road Gloucester

I am submitting this document on behalf of Griffins corner shop (107, New Street, Gloucester GL1
5AZ). After looking at the documents involved with the planning application it has identified mistakes,
queries, questions and concerns as to the viability and suitability of the development at this site. The
table below details these concerns and questions in the hope that they will be considered and answered.

Who Comment / description Possible Action to be Discussion points
taken my Comments and
guestions
Aldi Land assessment Has an accurate flood The Land assessment
Application assessment been reveals and details the
undertaken? proposed site is within an
area of flooding. (Flood
zone 1, 2and 3a) Does this
mean it is not suitable for
building on? Does it have
implications on current
drainage?
Aldi Application identified land Has an appropriate Are there any restrictions on
Application suspected to be contamination assessment | building on contaminated
contaminated been submitted with the sites? What imp lications
application? may arise?
What details are enclosed
with the deeds of the
property?
Aldi Hours of Opening section Aldi need to specify Incorrect opening hours
Application 20 exactly the hours of detailed Mon — sat 8am -
trading 9pmand same on Sunday
and bank hols? Therefore
surely not within Sunday
Trading laws. Conflict of
information the
Travel plan document
details limited hours to be
10am -6pmon Sunday.
What are the proposed hours
of trading?
Aldi Assessment of impact Did Aldi undertake a Failed to a acknowledge
Application thorough research impact on Griffins store and

investigation and
sequential test on the site
to determine the impact
upon businesses both in
and outside of food
sectors within their
catchment?

other small food stores on
Bristol Road, Parkend Road,
and Southgate Street to
name a few in area in
proportionate study. Failed
to acknowledge presence of
other businesses .i.e. Kwik
fit , In Aldi ‘s Planning
statement document page 9
section 3.4 details To the
north lie two vacant units
formerly occupied by Kwik-
Fit and a bathroom
showroom. Kwik fit are
still trading there and have
included a comment on the
application opposing the




Who

Comment / description

Possible Action to be
taken

Discussion points
my Comments and
questions

application and raising their
concerns about the
development.

Archaeology

Consultant submission was

Findings recommend that

Are Aldi aware of the

comments concerned that isolated a programme of Archaeology importance of
areas of archaeological archaeological mitigation | this land? Have the bones
remains may be present should be undertaken so been further investigated?
within the site and as record any Who currently owns deeds
potentially be impacted by archaeological remains to property? IS it for themto
the proposed development. and finds which may be action or Aldi? Do the
The main issue froman adversely affected by the | Police need to be involved if
archaeological point of view | proposed development. chance of human remains?
is the potential for human Recommendation that the
remains - a number of following condition is If the proposed development
inhumations were attached to any planning site has potential to include
discovered in 1952 c.60mto | permission which may be | significant elements of the
the north of the site, these granted for this historic environment the
are thought to be of Roman | development, i.e.; Council requires that these
date Condition AR1 elements will be recorded
‘No development shall during development and
take place within the their record made publicly
proposed development available. This accords with
site until the applicant, or | policy BNE.9 of the Second
their agents or successors | Deposit City of Gloucester
in title, has secured the Local Plan (2002) and the
implementation of a Interim Adoption SPD of
programme of historic Gloucester City Council’s
environment work in ‘Development Affecting
accordance with a written | Sites of Historic
scheme of investigation Environment
which has been submitted | (Archaeological) Interest’
to and approved in (2008). Are Aldi aware of
writing by the Local this above legislation
Planning Authority. The policy?
programme will provide
for archaeological
monitoring and recording
(a ‘watching brief’)
during ground works
related to the
development proposal,
with the provision for
appropriate archiving and
public dissemination of
the findings.’
Highways Refers to the planning Need to submit Travel Has the transport
Alison Curtis | application received on 8th Plan referred to in assessment failed to

Coordinator

August 2013. Recommends
that this application

be refused on highway
grounds for the following
reason(s):-.

Insufficient information has
been submitted to enable the
Planning Authority to
properly assess the

the Transport Assessment.

acknowledge extra impact
of the proposed use on roads
and volume of traffic and
safety of customers
especially during delivery?
Has Pedestrian and vehicle
access, roads and rights of
way been addressed and
correctly proposed when




Who Comment / description Possible Action to be Discussion points

taken my Comments and
questions
transport impacts of the developing a site?
development. Especially when the

highways are stating it
should be refused. Has
further information now
been submitted?

Civic trust The design of the proposed | Amendments needed to Have new proposed designs
consultants building is not acceptable design of building. now been submitted to
and must be improved. Fear address issues raised by
the building design has civic trust consultants?

come straight out of the
Aldi catalogue and bears no
relation to its imposing
Victorian industrial
neighbours, the
England’s Glory match
works and the former
Wagon Works. Planning
permission should be
refused pending further
negotiations.

Wendy Hurst | The proposed Aldi Possibly further testing, Agree with valid points and

Acquisitions application should be assessment and research concerns raised by Lid|

Manager — refused on grounds of to be undertaken. which all need addressing.

Lidl UK insufficient sequential The emp loyment section 4

GmbH assessment, the cumulative can not be ignored; in the
impact of the proposed city with unemployment a
development and a failure to proposal on the site which
fully explore policy E4 with would meet this planning
regards to the potential to guideline must only be
retain the land as approved.

emp loyment use.

It is clear that unresolved objections and comments have been identified with the
proposal, documents and plans, and the degree of inconsistency and inaccuracy with
the details included in the proposal. Therefore it must be concluded and evaluated
through the planning process not to be policy compliant and the application to be
refused planning consent.

Local planning authorities should positively seek opportunities to meet the
development needs of their area with the main conclusion that no further convenience
food store provision is required at this site. Therefore, suggesting that possibly
alternative sites would be more beneficial for the town. As described by the council in
pre application discussions. Potential retail sites identified to be Kings Quarter,
Greater Greyfriars and Blackfriars. These have been identified as representing
opportunities to make an important contribution to City Centre retailing.

Therefore, the impacts of building an Aldi store in the proposed area significantly and
demonstrably do not outweigh the benefits. Development on this land should be
restricted. A food store provision would have unacceptable impact on the local plan,
viability and vitality of local food businesses and the location has an unacceptable
impact upon travel patterns.




As requested in pre application consultation the assessment Aldi made of the impacts
of the proposal in retail economic terms is inaccurate and misleading. We understand
that it is a proportionate retail impact assessment nevertheless it doesn’t take into
account local shops percentage of anticipated trading effects, and failed to identify
Griffins corner shop located around the corner and other stores in the catchment area
of the proposed store. With the belief that the Griffins tore will experience a high
impact as they trade in the same food sector with some customers doing weekly shops
and some doing top ups (what Aldi function is). These impacts are related to the
planning process and are not going to be as low and under exaggerated as described in
supporting appendix documentation by Aldi. If planning for the Aldi store is granted
it will be detrimental to the viability and vitality of Griffins convenience store and
other similar shops. The Griffins shop has successfully served, met and exceeded the
needs of their customers for over 70 years.

We acknowledge and agree with the comments made by Lidl regarding this
application and note all of the support, comments, concerns and opinions from the
local community and residents who also believe that planning of this application be
refused.

However if planning permission is agreed then Griffin’s shop would be grateful to
planning to advise about the processes involved with an appeal against the decision.
I further attempts to appeal and obtain refusal to the planning proposed, the Griffin’s
shop would welcome the assistance of the planning team to facilitate and condition
Aldi to work with local businesses and advise about development timescales.

We look forward to hearing from you soon with regard to the contents of this
document and answers to questions and queries that have arisen.
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Sent by email and post Peacock & SsrzggnLdm;g%?
Planning Department 1 Naoroji Street
Gloucester City Council London
Herbert Warehouse
The Docks
Gloucester
GL1 2EQ

For the attention of Mr B Ristic

07 October 2013

Dear Mr Ristic

TOWN AND COUNTRY PLANNING ACT 1990 (AS AMENDED)
PROPOSED ALDI STORE, LAND AT CLIFTON ROAD, GLOUCESTER
LPA REFERENCE: 13/00710/FUL

We act on behalf of our client, Wm Morrison Supermarkets Plc (hereafter referred to as Morrisons), to
lodge a strong objection to the proposed out-of-centre Aldi store on Clifton Road in Gloucester (LPA

reference: 13/00710/FUL).
Context

Morrisons currently operate a key ‘anchor’ store in Abbeydale district centre, which is ‘policy protected’.
The store plays an important role in terms of the health of the district centre, because it draws shoppers
into the centre frequently and regularly. This, in turn, has spin-off benefits for other local shops in the
vicinity.

Furthermore, planning permission has recently been granted for a new Morrisons store on the Railway
Triangle site (Metz Way) in Gloucester. The implementation of the store has reached an advanced
stage in the construction programme and it will commence trading imminently.

It goes without saying that Morrisons was delighted with the planning permission for their new store, but
is now gravely concerned about the levels of impact on their significant new investment into the local
economy if the proposed Aldi store is granted planning permission. Both stores have a comparable
convenience offer (see below) and would effectively draw the majority of their trade from the same
catchment area. The ‘committed’ Morrisons store would, therefore, face direct competition from the

proposed Aldi store.

In this context, this objection letter carries significant weight and should be taken into full consideration
in the determination of the planning application.

Trading Characteristics of the Proposed Aldi

The proposed Aldi store measures 1,680 sq m gross and 1,125 sq m net. The central theme and
rationale running through the supporting Retail Planning Statement is the ‘deep discount’ nature of the
convenience goods sold by Aldi and it would not be a ‘one stop shop’. It is argued that it complements,

Managing Birector: Peter R.B. Wocd Dip TP, MRTPI

Directors: Chris Creighton BA (Hons), MTP, MRTPI
Mark Eagland BA {Hens), MTP, MRTP!

Senior Associates: Cassie Fountain BA (Hong), Dip TP, MRTPI
Ed Kernsley BA {Hons), Dip TP, MRTPI
Steve Buckley BA (Hons), BPI, MRTPI
Anthony Ferguson MA {Hons), MRTPI

Associates: Sarah Worthington MPhil (EnvPl), MAUED, MRTPI
Jon Beeson BA (Hons), Dip TP
Gareth Glennon BA (Hons), MA, MRTPI
Cara Ware MTCP (Hons), MRTP!

Consultant: Robert Smith Dip TP, MRTPI
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rather than competes with, existing local traders. For example, it is emphasised in paragraphs 2.12,
2.13 and 4.10 in the Retail Statement:

2.12 This is an important distinction with ALDI and crucial to understanding how stores
operate. In practice this means that, unlike larger supermarket formats, ALDI does not offer a
‘one-stop-shop’ meaning that, when shopping at ALDI, customers will also have to visit other
shops and services to complete their shopping trip’.

'2.13 On this basis, ALDI complements, rather than competes with, existing local traders and
generates considerable propensity for linked trips and associated spin-off trade’.

‘4.10 The proposal seeks fo provide a deep-discount facility to enhance the retail offer of the
existing area, particularly assisting those residents on low incomes. The proposals will improve
the retail offer, competition and choice’.

However, it is critically important to note that a report by the reputable Verdict dated October 2012
provides an overview of Aldi’'s performance in 2012. The report clearly states (our emphasis),

‘Aldi is becoming more of a supermarket and less of a discounter, in an attempt to convert
shoppers who visit Aldi for their basics into ones who will complete a full shop’

and

‘more shoppers are using the retailer for the whole of their grocery shop’.

This view is shared by DPDS in their Retail Audit, which states at paragraph 1.2 that the product range
in Aldi stores is sufficient to meet main food shopping needs.

Therefore, in summary, a new Aldi store would be ‘less of a discounter’ and would compete for both
‘main’ and ‘top-up’ food shopping trips. Contrary to the Retail Statement, Aldi stores compete and
impact on existing local traders. It would not introduce a different type of food retailing and would not
improve the choice and range of food shopping facilities that already exist for the local community.

Planning Policy Position

Insofar as national and local planning policy seeks to underwrite, sustain and enhance town centres
(including district and local centres), retail planning applications on sites that are situated in out-of-
centre locations should, as a general rule, be rigorously subjected to planning policy criteria.

The application site is located out-of-centre and therefore the proposed development needs to satisfy all
the key retail planning policy criteria set out in the NPPF, the most significant being the ‘sequential
approach’ and ‘impact’. These tests will be well-known to the Council, and their external retail planning
consultants (DPDS), and we do not propose to rehearse them here. Suffice to say, and as clearly set
out in paragraph 27 in the NPPF, where an application fails to satisfy the sequential test or is likely to
have significant adverse impact, it should be refused.

The statutory development plan comprises the Local Plan Update (2002), which has been adopted for
development control purposes. Other material considerations include the emerging Gloucester (with
Cheltenham and Tewkesbury) Joint Core Strategy and the emerging Gloucester City Plan. Nowhere is
provision made for the proposed convenience provision on the application site.
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Locational Considerations and Potential for Linked Trips

At the very heart of national and local policy is the issue of sustainability and linked trips that maximises
the opportunity to use means other than the car.

The application site is located approximately one kilometre from the edge of the Primary Shopping Area
in Gloucester city centre and circa 480 metres from the edge of the boundary of Seymour Road local
centre. It is therefore isolated from ‘policy protected’ centres of acknowledged importance. The
proposed Aldi store would also have a strong prominence and relationship with Bristol Road (A4301).
This, together with the attraction of 88 dedicated free car parking spaces, means that it would primarily
operate as a freestanding ‘main’ and ‘top-up’ food retail destination that would be heavily car
dependent. It would aiso result in an increase in the length and number of car journeys and, in this way,
would have implications for the Council’s sustainability objectives.

The prospects for meaningful linked trips with the nearest centres (Gloucester city centre and Seymour
Road local centre) are very limited. Consequently, shoppers travelling to the proposed Aldi store would
be able to satisfy all their convenience shopping needs in this out-of-centre destination, which would
negate the need to visit city, district and local centres for other food shopping purchases as part of the
same trip. Thus, it would result in an increase in the length and number of car journeys, as well as draw
trade away from town centres.

Sequential Test

It is well-known by retail planning practitioners that national and local policy requires all retail
developments not in an existing centre to pass the sequential test. The application of the sequential
approach has an underlying purpose namely that development should be directed to existing centres
first, then edge-of-centre locations; and finally out-of-centre sites, with preference given to sites that are
well connected to the town centre.

We note that the Retail Audit undertaken by the Council’s external retail planning consultants, DPDS,
has concluded that, ‘the applicant has failed to satisfy the sequential test and unless the Council can
come lo its own conclusion on the availability and suitability of opportunities in the City Centre, planning
permission should be refused in accordance with paragraph 27 of the NPPF .

Furthermore, the important issue of “flexibility’ has not been properly addressed in accordance with the
NPPF and the extant Practice Guidance. Both policy documents expect developers to demonstrate
genuine flexibility in considering sequentially preferable sites, and this includes flexibility in format and

scale.

Impact

Although we acknowledge that there is no longer a requirement to demonstrate quantitative need for
new retail floorspace, expenditure capacity is relevant in terms of assessing impact. It establishes the
weight attributed to the benefits of a new foodstore.

The Council's retail study (2011) confirms that there is no capacity for convenience goods floorspace in
Gloucester in the short-term (Table 1).
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: 2011 2016 2021 2026 2031
Location (sq m net) {sq m net) (sq m net) {sq m net) (sq m net)
Gloucester 0 756 1,321 2,315 3,541

Moreover, and importantly, paragraph 4.30 in the Council’s Retail Study states (our emphasis):

‘It will, however, remain limited throughout the study period, and if account is taken of the
proposed Morrison foodstore on Metz Way and the Tesco extension at St Oswalds Park, there
will be no further need for convenience floorspace until the very end of the JCS [Joint Core

Strategy] period’.

With this in mind, and as previously set out, the permitted Morrisons store on the ‘Railway Triangle’ site
will commence trading imminently. It is also understood that the proposed extension to the Tesco store
at St Oswalds Road has obtained detailed planning permission. As such, and in line with the Council’s
own retail study, there is no further need for convenience floorspace until beyond the Joint Core
Strategy period.

On the basis that the new Morrisons store on the ‘Railway Triangle’ site is an important ‘commitment’,
the cumulative impact assessment needs to be updated by the applicant to assess the combined
effects of the proposed Aldi store, the permitted Morrisons store and the permitted extension to Tesco
on centres of acknowledged importance (i.e. the city centre, district centres and local centres).

Choice and Competition

As recognised in paragraph 3.22 in the Council’s retail study, Gloucester has a plethora of foodstores
promoting choice and competition namely:

Asda (Bruton Way)

Sainsbury's (St Ann’s Way and Barnwood)
Tesco (St Oswalds and Quedgeley)
Morrisons store (Abbeydale)

Aldi (Bristol Road)

Lidl (Eastern Avenue and Canada Wharf).

Furthermore, and as previously explained, planning permission has recently been granted for a
Morrisons store on the Railway Triangle site which will commence trading imminently, together with an
extension to the existing Tesco store in St Oswalds.

Unequivocally there is no identifiable need for qualitative improvements to the existing retail offer in
Gloucester. Thus, if granted planning permission, the proposed Aldi store would result in an over-
concentration of retail floorspace serving Gloucester.
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Summary and Conclusions

The main thrust of this objection is that:

¢ the ‘in-centre’ Morrisons store in Abbeydale is a material consideration in the determination of this
planning application, because it plays an important ‘anchor’ role for the ‘policy protected’ district
centre.

e allied to this, the new Morrisons store on the Railway Triangle site would face direct competition
from the proposed Aldi store, if permitted, and our client is gravely concerned about the levels of
impact on their significant new investment into the local economy. Both stores have a comparable
convenience offer and would effectively draw the majority of their trade from the same catchment
area. The ‘committed’ Morrisons store would, therefore, face direct competition from the Aldi store.

¢ the implications of permitting the proposed Aldi store are contrary to the spirit and detail of national
and local policy.

* a new Aldi store would compete for both ‘main’ and ‘top-up’ food shopping trips and, in this way,
impact on existing local traders. It would not introduce a different type of food retailing and would
not improve the choice and range of food shopping facilities that already exist for the local
community.

e the prospects for meaningful linked trips with the nearest centres (Gloucester city centre and
Seymour Road local centre) are very limited.

o the Retail Audit undertaken on behalf of the Council concludes that the applicant has failed to
satisfy the sequential test.

o the important issue of ‘flexibility’ has not been properly addressed in accordance with the NPPF and
the extant Practice Guidance.

s there is no further need for convenience floorspace until beyond the Joint Core Strategy period.

o the cumulative impact assessment needs to be updated by the applicant to assess the combined
effects of the proposed Aldi store, the permitted Morrisons store and the permitted extension to
Tesco on the city centre, district centres and local centres.

o there is no identifiable need for qualitative improvements to the existing convenience offer in
Gloucester.

+ the applicants have failed to satisfy the key policy tests set out in the NPPF and it should be
refused planning permission on these grounds as clearly set out in paragraph 27 in the NPPF.

e permitting the proposed Aldi store will send out the wrong signals in terms of protecting and
enhancing centres of acknowledged importance (i.e. the city centre, district centres and local
centres). Whereas, refusing the planning application will ensure that the vitality and viability of these
‘policy protected’ centres is preserved.

In the context of all of the above, we respectfully request that the proposed Aldi store is refused.



peacock

P

e gt B ¥ LE Pan

chartered town planners & development consuftants

We should be grateful if you would acknowledge receipt of this objection and include it within your
officer’s report to Committee. It is our understanding that the planning application will be heard at the
Committee meeting scheduled on 06 December 2013.

Please do not hesitate to contact David Stephenson should you require any further information and/or
clarification.

Yours sincerely

PEACOCK AND SMITH



I understand that an Aldi small grocery store will be constructed within this area of land next
to my house. However | believe currently that there are too many supermarkets and grocery
store in Gloucester. E.g. Sainsburys by the Quays is the nearest one, also Tesco and lidl on
Bristol road. In fact we already have an Aldi on Bristol road. We now have a new Morrisons
opening soon just by Asda off Metz way and | had lost count of how many Tescos there are in
Gloucester now! | am aware that these giant retailers are just competing... What happened to
protecting local small businesses such as corner shops? Has Gloucester gone corporate
mad?

Mr Jalaal Patel
32 Stroud Road
Gloucester
GL1 5AQ



I think this would benefit the Stroud road/bristol road community very much. Walking
distance and the costs of shopping at Aldi. This part of Bristol rd / Clifton rd has been an
eyesore for far too long maybe 20 years or more. We don't need any more car show rooms
along Bristol road. Maybe this will improve shopping at the quays as well.

Ms Elaine Thomas
183 Church Drive
Quedgeley
Gloucester

GL2 4US



3 ST VINCENT WAY
CHURCHDOWN
GLOUCESTERSHIRE
GL3 INP

August 2013.

Reference - 13/00710/FUL

Dear Mr Ristic,

I write to express my disappointment that Gloucester City Council is considering
backing the development of an Aldi store on the old Brownfield Site on Bristol Road.

Tt is my opinion that we have more than enough large supermarkets in the area, some
within a 3 mile radius. Why are we not supporting and concentrating our efforts on
sustaining our smaller local businesses?

Whilst I appreciate that times change and Aldi will provide some employment
opportunities, I think the knock on effect for local businesses outweighs this greatly.

Having grown up in the area I feel strongly that local voices are not heard enough. Do
we really need another supermarket? Large out of town retail parks have already killed
off our High Streets, let us not allow the same fate to befall our local shops and
businesses who have served their community for many years.

Yours Sincerely

Sharron Holland
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Mr David Banting & Miss Jennifer Percival
116 New Street

Gloucester

GL1 5BA

3" September 2013

Re:Proposed Planning Application for new ALDI store
Ref: 13/60710/FUL

Dear Mr Riestic,

We’re writing to you to express our concerns & objections over the proposed new
ALDI superstore being built on the corner of Bristol Road & Clifton Road. Although
we agree that development of this site is needed we don’t feel that yet another
supermarket is the best answer as this drives only another nail into the coffins of both
our city centre & the small independent stores in the vicinity. We are already served
well in this area by Sainsbury’s, ASDA, Lidl, Co-Op & Tesco plus with both new
Morrisons & ASDA stores opening soon we are at supermarket saturation point!
Having another ALDI store on Bristol Road is just another case of a “giant”
corporation monopolising the market under the disguise of customer choice (but we
have no choice once all alternatives have been lost).

Yes they bring employment to the area but are these jobs really the best or all we have
to ofter? Where we were once described as “a nation of shopkeepers™ we risk our
future generations being labelled “a nation of shelf fillers”. How will today’s youth;
for surely the majority of these jobs (minimum waged) are aimed at them; get on the
so-called property ladder (that other modern menace & social stranglehold that's torce
fed to us all)?

There 15 also the question of increased traffic with both customers & deliveries in an
already busy & often congested area. Will the store be opening early & closing late?
With many parents walking their children to the nearby St Paul’s School there is a
concern that this could be an accident waiting to happen. Then there’s the added noise
& disturbance to nearby homes, not to mention the increased litter the store will bring
(if you doubt this then just take a walk along the canal path between Sainsbury’s &
the Docks!)

With everyone talking the talk about tackling the issues caused by increased alcohol
abuse we don’t think another outlet for cheap alcohol is a step 1n the right direction.
And as supporters of that bastion of British life “the pub” this is also a concern with
independent public houses closing at an alarming rate.

So we strongly urge you to reject this proposal as not only being unneeded &
unnecessary but not being in the best interests of both Gloucester & the nation at
large!

MWSS J Percival
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The Editor, Jean Clarke

Letters, Westgate.

The Citizen,

The Oxbode, 22nd August,2013.
Dear Editor,

1 was quite shocked to see in the Citizen Thursday, August 22nd that yet another giant
store is awaiting planning permission to move into Gloucester. To say it will not affect
the few small shops still a-ound is ridiculous, it a-ways has.

A case in point is Westgate Street, the family butchers, greengrocers, fish shop,

fruit shops, chemists and post office, have all gone because of the power of the
Supermarkets. Only one little grocery shop in the same family for G0 years still
struggles on. The friendly anc individual service is i-replaceable, as was the convenient
situation for elderly and disabled people in the recent bad weather. It's the same ail
over Gloucester the individual shops in Bristol Road were busy thriving businesses, all
gone because of the Supermarkets which surrour.d Sloucester.

The Manager of Griffin Stores has every reason to be fearful, this old family run business
is bound to be affected. The old well worn chestnut of more jobs does not consider the
jobs that have already been lost.

Good luck to Debbie Griffin she is going to fight this and not accept the belief that it's no
good trying to stop these giant stores they are too powerful Iz sure her loyal
customers will support her these people are not operating for the benefit

of bringing business but to make as much money as possible, I hope that the council will
show some sense and refuse planning permission, after al! enough is enough.

Yours sincereiy,
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CLIFTOM TAIANGLE, GLOUCESTER

TABLE 7 : ANTICIPATED BASELINE TURNOYVER ONCE OUTSTANDING COMMITMENTS ARE OPEN AND TRADING (CONVENIENCE GOODS) - 2018
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CLIFTON TAIANGLE. GLOUCESTER

TABLE 6: ANTICIPATED TRADING EFFECTS OF PROPCSED DEVELOPMENT (CONYENIENCE GOODS) - 2018
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CLIFTON TRIANGLE, GLOUCESTER

TABLE 4: ESTIMATED TURNOVER OF PROPOSED FOODSTORE

Aldi Store Proposal 1,125 900 225 6,892 4,180 6.20 0.94 6.25 1.01

NOTES:

1. Convenience / comparison sales area based on a 80% / 20% split
2. Sales Density of proposed Aldi derived from Verdict Grocery Retailers (2012)
3. Floorspace efficiency at + 0.15% per annum for convenience goods and +1.5% per annum for comparison goods applied between 2013 and 2018

AT 2011 PRICES

TURLEYASSOCIATES




CLIFTON TRIANGLE, GLOUCESTER

TABLE 5: ESTIMATED CONVENIENCE TURNOVER OF COMMITMENTS - 2013

Maorrisons, Railway Triangle - Commitment 1 3,344 2.508 836 12.737 10.079 31.94 8.43
ASDA store, Quedgeley - Commitment 2 2,327 1,536 791 13,382 8.907 20.55 7.05
Tesco Extra, St Oswalds Road (Store Redevelopment Uplift in Floorspace) - Commilment 3 6,105 2,232 3,873 10,923 8.897 24.38 34.46

12,560

NOTES:

1. ASDA floorspace figures derived from the Retail Impact Assessment submitted by CGMS on behalf of Robert Hitchens Limited and Asda stores Limited (Planning Application Ref: 12/00423/FUL)
2. Tesco floorspace figures derived from the Retail Impact Assessment submitted by DPP on behalf of Tesco Stores Limited {Plarining Application Ref: 11/00873/FUL)

3. Morrisons floorspace figures derived fram the PPS4 Statement submitted on behalf of LxB RP (Gloucester} Ltd (Planning Application Ref:11/00802/0UT)

4. Sales Density of commitied Morrisons, ASDA and Tesco derived from Verdict Grocery Relailers (2012)

5. All figures converted to a 2011 price base using the Pitney Bowes Business Insight Price Index (September 2012)

AT 2011 PRICES

TURLEYASSOCIATES



1FTON THIANGLE gSLOUCESTEY

ABLE 8: ANTICIPATED TRADING EFFECTS OF PROPOSED DEVELOPMENT ONCE COMMITTED DEVELOPMENTS ARE TRADING (CONVENIENCE GOODS) - 2018

THIN ST ¥ AR 4 .

[ w
- . - b - 1o
y
n ‘ = 6
rre ! 2053 26% a2z 30.31 0.7
yme.
.o (Rl
i e 1ty
setatin '} 1L6% 0.1 2.26 -4.1%
raworth High Street Loea! Caslon
. : y 203
. \ 1 14f
el 263 2.0% a.12 250 -3.49
194 0.2% ni 182
ety oy Ten o at
» 0.0 R
p-forn 2264 3.6% 0z 2242
i, Kingsway, Quedgeiny - Commitment 2 17.02 7.5% 0.47 16,55 -2.8%
urchdown Disime * nte
131 00 L
11 ann oy
a-folad 2.42 0.00 242 0.0%
1344 7% .08 13.36 0.8%
T H s (i) as 0.0%
e 188 0.0 i8] 1.88 0.0%
- " o 0.0% ke oM 0.0%
It - ar % 0.00 137 [
LT 0.0% .00 G
14 o {8 181
.- 1.50 0.0% (] 150 o0
i wen Hoagle IC :
" e e . ] 0.0% 2.00 104 0.0%
I it Y 470 0.0 0.0 W70 D10%
a-watat 6.64 0.0% 0.00 684 0.0,
ar Cnn
157 % 157 1o
147 e 17 .o
L 0% 054 0.0
-1ea! <08 a0 4.08 0.0%
SRlee
1753 IRy [T
¢, 5t Oswulds Rond, Gloweesier (... Uplif in - C E)) 4499 A
151 " . O
. &% 88 Lw
I W el 4.8%
i (T
o s
2m 100 P
' nar a7 %
v 288 &3 218 o™
vl 193.35 s 189.31 2.
srrisuns, Radway Trangle - Commument 1 2479 15.0% 0.5¢ 2285 2.0%
ner convamience facilitlog (Ine. outside Sludy Area & SFT) 0.0 e
Ton
“ &

we

PR ry

Z01L PRICLS




TURLEY



CLIFTON TAIANGLE. GLOUCESTER

TABLE 1: ESTIMATED BENCHMARK TURNOVER OF EXISTING FACILTIES WITHIN ZONE FIVE (CONVENINECE GOODS)
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CLIFTON TRIANGLE, GLOUCESTER

TABLE 1: ESTIMATED POPULATION AND CONVENIENCE GOODS EXPENDITURE WITHIN STUDY AREA

The Study Area

2013
Poputation 160,668 .
Expenditure per Head {£) 2,051
Total Expenditure (Em} 329.59
2018
Population 167,605
Expenditure per Head (£) 2,103
Total Expenditure (£m) 352.50

Population Growth 2013-2018

Expenditure Growth 2013-2018 (£Em)

NOTES:
1. The Study Area is based on Zone 5 of the 'Gloucester, Cheltenham and Tewkesbury Joint Core Strategy Retail Study 2011-2031" (December 2011)
2. Population and expenditure per capita derived from Pitney Bowes AnySite Report Data (2011 based estimates)}

. 3. Population growth based on Pitney Bowes AnySite Report Data
4. Expenditure per capita identified to grow at 0.5% per annum for the period 2013 to 2018 in line with the ultra long term growth rates identified by
Pitney Bowes / Oxtord Economics (Retail Expenditure Guide, September 2012)

AT 2011 PRICES

TABLE 2: ESTIMATED POPULATION AND COMPARISON GOODS EXPENDITURE WITHIN STUDY AREA

' The Study Area

2013
Population 160,668
Expenditure per Head (£} 3,706
Total Expenditure (£m) 595.44
2018
Population 167,605
Expenditure per Head (€£) 4,663
Total Expenditure (€m) 781.50

Papulation Growth 2013-2018
Expenditure Growth 2013-2018 (€m)

NOTES:

1. Population and expenditure per capita derived from Pitney Bowes AnySite Report Data {2011 based estimates)

2. Population growth based on Pitney Bowes AnySite Reporl Data

3 Expenditure per capita identified to grow at 4.7% per annum for the period 2013 to 2018 in line with the ultra long term growth rates identified by
Pitnay Bowes / Oxtord Economics (Retall Expenditure Guide, September 2012)

AT 2011 PRICES
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Question mark over Bristol Road broWnﬁeld site

A shadow of doubt and suspicion hangs over a brownfield site next to the old
Morelands factory in Gloucester’s Bristol Road.

Local traders are worried that supermarket chain Aldi are planning to build a large new store
on the site but as yet the City Council have received no formal planning application.

Local shopkeeper Debbie Griffin of Griffin Stores of New Street is drawing up a petition to
appeal to the council planners to think about their livelihoods when considering any
application on the site.

She said: “My family has been running this business for 70 years and we have a real stake in
the community.

“We also sell local produce which also supports other local businesses. We would be very
worried about A 1di or any other supermarket moving into the is site as we have quite
enough supermarkets in the area as it is,”

City MP Richard Graham said he is keeping a careful eye on the situation.

“Until we know exactly what is planned for this site it is difficult to comment. I would be
interested to know the size of any building and what exactly they would be selling.

“However, 1 would be most concerned if it were anything that threated the livelihood of the
Griffins or any other local businesses. There are quite a lot of other supermarkets in the area
as it is.”

Mark Owen, chairman of the Gloucester pranch of the FSB said: “I have lost count of the
number of supermarket and express stores in Gloucester. They seem to be springing up all
the time. We must be approaching saturation point.”

\

Let us know what you thinkat __ -~  jsemarketingandpr.co.uk

http://www.punchline-gloucester.com/articles/aanews/questionmarkoverbristolroadbr...  20/08/2013




Planning Dept, Miss D Griffin

Gloucester City Council, 107 New Street
Herbert Warehouse Gloucester
Gloucester GL1 5AZ

GL1 2EQ

Your reference — 13/00710/FUL
Dear SirfMadam,

[ am writing with regard to the application, submitted for planning permission by the food
store | believe to be Aldi. | am very concerned this will affect our business in a negative way.
My family and | run a small, well established off — licence and grocery store at the above
address.

My family, past and present, have been running this store and serving the community for
around 70 years. Qur concern is the supermarket; with its ability to obtain cheaper ‘bulk’
stock will cripple our - and other - small local businesses. We have won several awards and
have been recognised as Gloucester’s friendiiest shop in 2002.

Being a local store we have, over the years, been involved in the organising of street parties,
donating produce for the local School fates and delivered - free of charge - groceries to the
elderly and infirm and it is with great sadness we have noticed this kind of community spirit
diminishing.

Speaking for our business alone, we support other local businesses by selling their produce,
i.e. ice cream and bread from Stroud, Milk from a Gloucester Dairy and Groceries from a
Gloucester Cash and Carry. These businesses in turn also stand to suffer from the ever
increasing existence of large food stores such as Aldi.

| ask that your planning department please consider the welfare of ours and other small
businesses which will be affected by this, not forgetting the local communities we serve.
Please also see the attached petition and letters of support from the local residents
expressing their concemns of how the proposed plans will affect their local convenience store.
In the event the plans are approved, may we request that the following suggestions are
taken into consideration. Perhaps the land could be put to better use such as an indoor play
centre or affordable apartment blocks.

Is the Planning Dept. able to negotiate with Aldi and ask that they consider reducing their
opening hours to give small businesses an opportunity to retain their evening custom and or
display advertising flyers for the local convenience stores, in order to work with us rather
than be detrimental to us?

Please wnte to me to let me know you're decision.

Yours faithfully

Miss D. Griffin and family




Planning Dept, Miss D Griffin

Gloucester City Council, 107 New Street
Herbert Warehouse Gloucester
Gloucester GL1 5AZ

GL1 2EQ

Your reference — 13/00710/FUL

Dear Sir/Madam,

| am writing with regard to the application, submitted for planning permission by the food
store | believe to be Aldi. | am very concemed this will affect our business in a negative way.
My family and | run a smali, well established off — licence and grocery store at the above
address.

My family, past and present, have been running this store and serving the community for
around 70 years. Our concern is the supermarket; with its ability to obtain cheaper ‘bulk’
stock will crippie our - and other - small local businesses. We have won several awards and
have been recognised as Gloucester’s friendliest shop in 2002.

Being a local store we have, over the years, been involved in the organising of street parties,
donating produce for the local School fates and delivered - free of charge - groceries to the
elderly and infirm and it is with great sadness we have noticed this kind of community spirit
diminishing.

Speaking for our business alone, we support other local businesses by selling their produce,
i.e. ice cream and bread from Stroud, Milk from a Gloucester Dairy and Groceries from a
Gloucester Cash and Carry. These businesses in turn also stand to suffer from the ever
increasing existence of large food stores such as Aldi.

| ask that your planning department piease consider the welfare of ours and other small
businesses which will be affected by this, not forgetting the local communities we serve.
Please also see the attached petition and letters of support from the local residents
expressing their concerns of how the proposed plans will affect their local convenience store.
in the event the plans are approved, may we request that the following suggesticns are
taken into consideration. Perhaps the land could be put to better use such as an indoor play
centre or affordable apartment blocks.

Is the Planning Dept. able to negotiate with Aldi and ask that they consider reducing their
opening hours to give small businesses an opportunity to retain their evening custom and or
display advertising flyers for the local convenience stores, in order to work with us rather
than be detrimental to us?

Please write to me to let me know you're decision.

Yours faithfully

Miss D. Griffin and family
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I object for the following reasons:- 1. The site is in an historic part of the city which has
clearly visible Victorian industrial heritage aspects. This development proposal would be
incongruous and insensitive to the area and would blight & possibly obliterate approaching
views of this heritage. Further | believe the council should be giving serious consideration to
preserving and positively celebrating the few remaining historical aspects of the city. 2. |
believe it is very unnecessary to consider such a development proposal in this particular area
and that there are many more appropriate locations in the city. 3. The traffic flow in the area
is already massively challenged by several sets and junctions to the main city centre traffic
light systems. A supermarket with a constant flow of possibly 1000’s of additional vehicles
per day straight onto a very constrained junction would be chaos & probably create
gridlock! 4. New Street has a Victorian primary school at the head of the street — this creates
a high level of vehicle & pedestrian traffic twice daily, there are many families with small
children walking & crossing roads amid already dangerous traffic flow & junctions. This
over development proposal would greatly add to the risk to their safety.

Ms Sophie Shuttlewood
64 New Street
Gloucester

Gloucester

GL15BA



13/00710/FUL

Dear Mr Ristic We don't need yet another supermarket in this area. It will put Griffins New
Street corner shop out of business. This corner shop is the most friendly in Gloucester and
deserves to survive.

Maggie Gray



Dear Mr Ristic
Application Number 13/00710/FUL

| refer to previous correspondence and particularly Lidl's letter of the 10th January 2014 and Turleys'
letter on behalf of Aldi dated 24th January 2014.

| have commented previously on the application in general but now wish to make further representations
on the question of the Sequential Test following these recent letters.

The Test should not merely be a hypothetical exercise where the applicant considers alternatives and for
a variety of reasons, often not fully investigated or evidenced, dismisses these sites. They therefore end
up with the original (application site) on which they have already been involved in pre-application
discussions, spent time and money on design and on which, no doubt, they have already entered into
some form of legal commitment either by option or purchase.

In dismissing the other options, Aldi argue that as a "deep discounter" they have a rigid architectural
model to which they must adhere. This is not a sound planning argument for dismissing alternative sites
and in fact if the argument is accepted it is giving a commercial advantage to one retailer over and above
their competitors.

The other major supermarkets display much greater flexibility and have store formats that can work within
the planning framework and utilise town centre sites. | accept that these are frequently more
difficult/expensive to develop but this should not exclude them from the site selection process under the
Sequential Test.

Ironically, Aldi now see themselves as a direct competitor of the other supermakets. They have recently
run a TV advertising campaign "Swap and Save" encouraging people to do their weekly shop with them.
It seems however, that they are not prepared to work on a level playing field which it comes to site
development. Their selection process seems to be based on cost rather than good planning.

The Dundee Decision still requires applicants to demonstrate flexibility with regard to sites and layout.

On the grounds of good planning, | would ask that you apply the Sequential Test in a rigorous but fair way
and interrogate the applicant's fully on the process they have adopted for sequential site selection.

Regards.

Richard Holmes

Richard Holmes Property Consultants
Office Tel:

Mobile Tel:
E-mail:



There is only one thing | object to and that's the choice of planting and boundary
demarcation along Clifton Road. The choice of low wooden fence that will rot and fall apart
within a few years along this the ecological desert of the rubbish attracting low maintenance
shrubs is a disgrace. The city is meant to be bee friendly how about some nice bee friendly
cherry blossom trees with and lavender to replace the nondescript weeds they show on the
plans. The "fence" could be replaced with capped low brick wall. Other than that I'm in
favour of the redevelopment of this site and the jobs it will bring.

Mr Tim Ballam
28 Lannett Road
Gloucester

GL1 5DE



From: Mo ClaridgeF
Sent: 03 September :

To: Development Control

Subject: Griffin corner shop

I strongly object to plans to open aldi in clifton rd , it will add to more congestion in the area , we do not
need another supermarket here , griffin stores serves this community very well



To whom it may concern:

What is going on with this Town, we just seem to have superstores and coffee shops springing up
everywhere!!!

We don’t need any more shops ,what’s up with people too darn lazy to get off there arses and travel a
little distance, we have an Aldi in Qued only a couple of miles away WHY!!!!

For a change let’s look after the little people

BEST REGARDS

AN

IAN HATHAWAY



Does Gloucester really need another huge supermarket? Another one will ruin the small
nearby businesses. The corner shops have been serving the residents for many years. The
local shops serve the community not just for the sale of goods, but they are where the locals
can meet, especially the elderly and young mums who cannot drive or who do not have time
to drive to the larger supermarkets.

Mr G Shaw

18 Montpellier House
Suffolk Square
Cheltenham

GL50 2DY



Dear Sir, This site is totally inappropriate for a large Class Al food store usage. It is situated
on a very busy road junction with complex traffic movements. The volume of traffic likely to
be generated by such a use is likely to be considerable. Moreover there is a plethora of chain
supermarkets on Bristol Road, indeed across the City. These can only be detrimental to long-
established local businesses. Yours sincerely, Mike Smith

Mr Mike Smith

82 Marlborough Road
Gloucester

GL4 6GD



To whom it may concern

| was outraged to hear that an Aldi superstore is being built in Clifton Road Glos.

Was it not discussed or considered how much the local community will suffer?

How much it will effect people and shops in the area who make a living with local

produce and goods.

| was a resident in New St many years ago and always used Griffins the corner

shop which i believe has been in the same family for 70 years or more.

They have been voted the friendliest shop in Gloucestershire on numerous occasions

and always support activities and events for the local people and loyal customers to the shop.
They will of course be affected by a supermarket opening so close to New St and within
walking distance.

| still visit the shop when im in the area as they have so much to offer and are always willing
to help.

It is a great pity that these people and many others are going to find it tough with the competition
of such a big company.

If there is anything i can do to stop this going ahead i will be more than willing to help these
people.

yours sincerely

Amanda Dembenski
5 Farmcote Gardens
Winchcombe
Cheltenham

Glos

GI54 54F|
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Planning Dept, Miss D Griffin

Gloucester City Council, 107 New Street
Herbert Warehouse Gloucester
Gloucester GL1 5AZ

GL1 2EQ

Your reference — 13/00710/FUL
Dear Sir/Madam,

| am writing with regard to the application, submitted for planning permission by the food
store | believe to be Aldi. | am very concerned this will affect our business in a negative way.
My family and | run a small, well established off — licence and grocery store at the above
address.

My family, past and present, have been running this store and serving the community for
around 70 years. Our concern is the supermarket; with its ability to obtain cheaper bulk’
stock will cripple our - and other - small local businesses. We have won several awards and
have been recognised as Gloucester's friendliest shop in 2002.

Being a local store we have, over the years, been involved in the organising of street parties,
donating produce for the local School fates and delivered - free of charge - groceries to the
elderly and infirm and it is with great sadness we have noticed this kind of community spirit
diminishing.

Speaking for our business alone, we support other local businesses by selling their produce,
i.e. ice cream and bread from Stroud, Milk from a Gloucester Dairy and Groceries from a
Gloucester Cash and Carry. These businesses in turn also stand to suffer from the ever
increasing existence of large food stores such as Aldi.

| ask that your planning department please consider the welfare of ours and other small
businesses which will be affected by this, not forgetting the local communities we serve.
Please also see the attached petition and letters of support from the iocal residents
expressing their concerns of how the proposed plans will affect their local convenience store.
In the event the plans are approved, may we request that the following suggestions are
taken into consideration. Perhaps the land could be put to better use such as an indoor piay
centre or affordable apartment blocks.

Is the Planning Dept. able to negotiate with Aldi and ask that they consider reducing their
opening hours to give small businesses an opportunity to retain their evening custom and or
display advertising flyers for the local convenience stores, in order to work with us rather
than be detnmental to us?

Please write to me to let me know you're decision.

Yours faithfully

Miss D. Gnffin and family




change.org

Bob Rittic

Greetings,

Aldi Supermarket plans on Bristol Rd, Gloucester




Signatures

Name
Lee Griffin

Beth Stevens-Rodrigues

Chris Endall
Katy Murphy
Julie sargent
Ellis Fincham
Jack Miller
Paul bright

Danielle Midwinter

Paui Griffin

Hugh Sandeman

Hanrah Griffin

Patrick McCaffrey

Karen Sution
Kate homiey

racne May.or

Jack ..nford
Rachel Hibber
Paul Shaw
Anna Gi

.
]

Debbie Zadeh

lain Mooney

b~ -1 -

Location

Cheltenham, United Kingdom
Bicester Oxon, United Kingdom
Windsor, Australia

Swindon Village, United Kingdom
gloucester, United Kingdom
Churchdown, United Kingdo:r
Cheltenham, , United Kingdo
cheltenham, United Kingdom
Brockworth, United Kinodam
Wellington, New Zealans
Cheltenham, Unitcd Kingo_ .
Cheltenham, United Kingdc
Gloucester, Eng, United Kingdom
Gloucestershire, United Kingdom
Cheitenham, Eng, United Kingdom
Gloucestershire, United Kingdom
Cheltenham, Eng, United Kingdom
Murcia, Spain

Downham market, United Kingdom
Cheltenham, United Kingdom
Gloucester, Eng, Unite ~
Wellington, Wel, New Zealand

Liverpooi, , United Kingdom

Belper, United Kingdom
Norwich, Eng, L.
Farenam.DC - 2d -

- erR -

Date

2013-08-27
2013-08-27
2013-08-27
2013-08-27
2013-08-27

e A Py
A a A A ey

L4 a -
P

I 3-08-27
* 3C3ET
2013-08-27

2013-08-28
2013-08-28

P



Name
|.ee Griffin

Danielle Midwinter

City IPc - 'C
Gt

'c untry

Brockworth  |GL34NG  uk

Patrick McCaffray Gloucester

Claire Aandsll Cha_ltenham uk

Anna Gritfin \wellington 8012|n zealand
Les Griffin Cheltenham _ uk
Annaballa Strutt Cheltanham | Uk

"‘»ignedron Co ent

27/08/2013 We would llke to keep trading at our local shop ‘but we are worried our business will be affected

We do not need another supermarke’! they are destroymg smai 1ocal businesses|l wny not - bullo an ice nink? Would
27/08/2015 give people something “- ¢~ -~ “~1gr—r e ~ir'l

| .3l _the __t_fa__m._. s wmipmmmme —.. .4 .._: be allowed to come and steamroller them. To be
27/08/2013 there 70 years they have clearly been dolng something correct

There are planty of supermarkels already in the area. Please dont take business away from the smali independent
27/08{201 3 shops who are struggling already
28/08/2013 F‘amlly business ) B o
P twhorasownedth ¢ . ) w7 y. _5v._

TR0 a other local businesses in the area,

e i B_pp.t. .3:__¥eepitupto help

di vetiir, it nacessary to have yet another supermarket - locai businesses need to be protected. | agree with

,  29/08/201" A b cartalnly bring me to Gloucester, whereas another supermarket would not!
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City hold
their own
against see

Telford oo

Corner shop fears over plan by store giant

Family says new supermarket
could wipe them off the map

by John Hawkins

A GLOUCESTER corner shop which has
been run by four generations of the
same farmily is under threat from super-
market giants Aldi.

The firm has applied to develop a new
store adjacent to the Morelands Trading
Estate at the junction of Bristnl Road
and Clifton Road.

Debbie Griffin, 50, who runs award-
winning ‘Griffins Friendly Corner Shop'
in nearby New Street with her brother
Darren, fears that if city planners give
Aldi the green light it could be the death
knell for the 70-year-old business.

“This shop was run by my great-
graniad, my grandad, my dad and now
us - it's been going for more than sev-
enly years," said Debbie.

“We won an award in 2002 for being
the friendliest shop in Gloucestershire.

“T've started a petition to the council
to iy to stop this development and a lot
of our customers have been very sup-
portive and are backing us.

“If Aldi do open up here it could wipe

supermarkets in the area

rhe plan. No-one official told us - [ justy

read about it in the paper.

“It's a bit of a blow when you have
given up vour whole life to run a local
business like ours.

“I was born here and my whole life
has been about the shop. Neither Dar-
ren nor I have children -
we've dedicated ourselves |I 43 IF
1o the business. Our mum eSS
Pearl is 86 now but she
still helps out from time 1o
time as well. ’

“Itwill be so sad if a shop |
which has heen so useful B
i so many people for so g
long has to close.

“We also sell local pro-
duce which alse supports
otherlocal businesses. We
feel we have quire enough

asitis.”

One of the sirongest
supporters of the Griffins'
campaign is local resident &
Sophie Shuttlewood, a 4

this weekend.

“I just don’t think it's necessary to de-
velop a supermarket on that site, which
is part of Gloucester's rich industrial
heritage,” she said.

“Why do we have to have something

TURN to page 3

THESE children had a great time on the l'raa bouncy castle and slide at
last weekend's Cultural Fayre in Barton, where people turned out in their
hundreds See page 12 for the full story and more pictures

out our shop and affect other local
shops in the area in the same way.
“I'was really upset when | heard about

businesswoman who is U'NIIEH THREAT: The Griffin family in thelr corner shop which
launching a new arts and is threatened by plans for a new Aldi in Gloucester - from left
crafts market in the city o right, Debbie, mum and Darren

Aarrow

01531 822460

¢  SAVE £40

COUNTRY CORNER

Open Mon - Sat 8.15AM - 5.00PM 23 BROAD STREET, NEWENT, GLOS, GL18 1

Aarrow SIGNATURE 5 MULTI FUEL REC £899 OUR PRICE £499
Larger models available on SALE & the FULL RANGE of Villager stoves at very LOW prices.

www.counirycorneronline.com

@ News 01594 820600 @ Advertising 01594 820600 @ Fax 01594 820608

gloucesterreview@tindlenews.co.uk
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Corner shop
under threat

- CONTINUED from page 1
modern like an Ald: stare there
when there is already the Peel
Centre, Lurger King and al’
that sort of thing on the other
<ide of the road.

“lamalocalresiden .7 7. 2in
M w Street, I s.op at the
Cuouins'andl, .. Lodtheir
petition. Ishe 'also L, submit-
ting iny own sentim nts and
objectio stot. rcer cil.

“ve @ goxat ore ness for
the ci ar?iji~a~ ~z2and
cultur -« d .ni .thisc rel-
oprien v U v the
Thi gs li e this are -t
s pinglo ster

"We should e celebr g
the ¢ity contre’s heritage, its
heart and its pulse.”

The Griffins have alsa been
backed in tt T fight by
Gloucester MP ..chard Gra-
ham who ha:  iited the shop
and voiced s support for

1.

“I'would be most concerned

T

about “vthing that t ated
i likood of the Griffins or
any ¢ .. . local businesses,” he
said.

“There are quite a lot of other
supermarkets in the arca as it
18.”

Mark Gwen, ch  man of the
Gloucester brar _a o the Fed-

eration of Small Businesses
said: “* have lost cour™” of the
nur-oer of superr- et and
express stores in Gloucester.
They seem to be springing up
all the time. We must be ap-
proaching saturation point.”
A+ TLucester City Council
Spa . /oman confirmed + t
theyrer edaplan 1ganpli-
cati~~ Fo.n * dion] iy 5th for
d oliden i the existing
bui ling on t e site and the

erection of a Class Al foodstore
of 1,680 square metres pi s as-
sociated access, parking and
landse |, " 2

The spokeswoman said the
deadline far anvone who
wallts (o czmment or object to
the Aldi scher ¢ s September
5th.

“We would hope that it can
be discussed by the planrning
committee in October.” she
said.

— - -
£ ¢
1 -
T
The € family ¢ " " : their corner shop in New Street, Gloucester]
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