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Minutes of a meeting with Tesco held on Thursday 15 March 2010

at 89 High St. Hadleigh.

Present for Hadleigh Chamber of Commerce: Chris Edgar, Jonathan Rands, Roger Bannister, Cyndy Hilton, Tony Addison, Laurie Norman and James Walter.

Present for Tesco: Francis Mallinson, Community Relations Consultant and Rob Posselt, Planning Consultant.

	Item
	
	Action

	1 
	Apologies 
	

	
	Apologies were received from Brian Riley and Jane Haylock for the Hadleigh Chamber and Nick Gellatly of Tesco.
	

	2
	Introductory detail
	

	
	Rob Posselt provided an overview of the updated planning application, which included the following points: -

· The store will have a smaller 2,500 sq metre gross footprint, which accords with the new local plan allocation, and a 1,550 sq. metre sales floor.

· Lighting and Landscaping changes were outlined and it was noted that a landscape maintenance plan will be a condition of the planning consent.

· There will be a partial relocation of the Allotment – all will be kept but some moved.

· The local plan inspector has advised that current location is the preferred site for a supermarket and that there is a need for an additional supermarket in Hadleigh.

· The plans include a small additional retail unit of 140 sq metres which Tesco will not have use of this though they will be the Landlord and a S106 restriction could be imposed on Tesco to prevent them using this retail unit.

· There will be a restriction by way of condition, with not more than 1,550 sq metres to be used as sales floor, though Tesco could apply for the restriction to be lifted and would then need to go through the full planning process.

· The Stuart Morris building could still be used on for business purposes though Tesco would consider other uses e.g. community use.

· With regard to access and visibility  - Suffolk Highways have accept the traffic flow report and are still to confirm the junction itself, but are believed to be happy with it.

· Originally it was intended to demolish Bridge House to provide a better access; however following an objection from English Heritage it is now intended to put up a new building to be moved back slightly from the road, closer to number 17, which will be used as a Tesco training facility.

· The junction would become adopted highway and part of the access into the site with Tesco to entering into Statutory Agreement with Council.
	

	3
	Access Issues
	

	
	Jonathan Rands asked about the suitability of the proposed access and was advised by Rob Posselt that Suffolk Highways are reasonably satisfied and that the access has been very carefully spaced.

Roger Bannister advised that at a meeting held with Len Almond it had been admitted that no detailed survey had been undertaken regarding the access from the 1071 nor had undertaken a detailed traffic impact assessment.

Roger Bannister asked whether a traffic impact assessment had been undertaken and expressed particular concern regarding the Gallows Hill route.

A detailed discussion took place on a number of access issues, including: -

· The blind spots on the Gallows Hill at both the White Hart and the subsequent right hand bend, particularly with cars that are constantly parked on the left hand side of the road;

· The possible need to relocate a power supply pole;

· Satellite Navigation could send heavy goods vehicles down the wrong road as has happened with Benton Street;

· That there would appear not to have been a traffic survey undertaken on the access from the 1071 down Gallows Hill;

· The previous survey did not appear to go beyond the Iron Bridge.

Roger Bannister showed diagrammatically how the proposed access route could cause serious difficulties, which had been pointed out in a letter sent to Babergh in March 2008, a copy of which is attached to these minutes.

Jonathan Rands asked if smaller goods vehicles could be used for delivery purposes and it was agreed that it would be helpful to know the different types of goods vehicles that would be delivering to the proposed site.

Francis Mallinson agreed to check with Tesco’s transport consultants regarding the traffic impact assessment and the other points raised, and report back on the concerns expressed.
It was noted with regret that no acknowledgement or response had been received by the Hadleigh Chamber to the letter sent in March 2008.
	FM

	4
	Change in National Planning Guidance
	

	
	It was noted that in January 2010 The Guardian had reported that a new Planning Policy Statement 4 aims to “deliver more sustainable patterns of development, reduce the need to travel, especially by car and respond to climate change”, and promote “the vitality and viability of town and other centres as important places for communities”. It will replace a previous “needs test” with a tougher one looking at the impact of proposals on a range of areas including the effect on the high street, choice, consumer spending, jobs and climate change.
Rob Posselt and Francis Mallinson confirmed that the emphasis is now on town centre development and that a strengthened ‘needs test’ is required to be undertaken together with a Chapter 11 local plan.

Cyndy Hilton asked whether under the new planning rules an updated trade needs and impact test is required and Rob Posselt agreed to check and report back.

Tony Addison asked what the catchment area is for the proposed store and Rob Posselt advised that it is a 15-mile radius.

Tony Addison noted that the information made available on the Babergh District Council website appears to be incomplete, particularly as regards the traffic impact survey. Rob Posselt agreed to check and report back.


	RP

RP


	5
	Promoting Hadleigh
	

	
	James Walter advised that the Hadleigh Chamber are progressing a number of initiatives to promote Hadleigh, including: -

· A ‘Transition Town’ initiative;

· A ‘Shop smart Shop local’ loyalty sticker card scheme with a monthly prize;

· A flowering basket scheme;

· An ‘Historic Hadleigh’ tourism initiative including a flyer to be distributed to all the WI’s in the area, promoting the town; 

· A specific ‘Keep Trade Local’ ten point summary promotion;

· A ‘Hadleigh Local Food’ initiative, to be launched at Hintlesham Hall in the summer.

· A coordinated monthly summary of the Hadleigh events to be posted to the Chamber Website to enable information to be put on and regularly updated

Rob Posselt confirmed that the Manager of the store would take an active role in the Chamber and the community. Nick Gellatly would be able to provide additional information.

James Walter asked whether as part of the Section 106 agreement, financial support for promoting some of the initiatives in progress could be made. Rob Posselt advised that Section 106 funding could be considered to help promote the town and confirmed that directional signage would be put up both on and off the proposed Tesco site. In addition a Community information board could be made available, as has been undertaken in Fakenham.
	NG

RP

	6
	Potential impact review
	

	
	Concern was expressed at the possible impact the proposed store would have on the existing shops in Hadleigh High Street.

Jonathan Rands asked what range of goods would be sold and was advised that 85% of the range would comprise food and drink, with a limited range of pet food, baby care, stationery and other sundry items.

Cyndy Hilton requested a copy of the Hadleigh Shopping Survey. 

Tony Addison asked for the level of responses from the previous needs and impact test and was advised that between 500 and 600 responses had been received.

James Walter asked if the results of the pre and post footfall survey at Beccles could be made available. 

Tony Addison asked for an update on what has happened in Tiptree both pre and post the Tesco store and was advised that Nick Gellatly would be able to advise.

Chris Edgar asked if it is possible to have examples of where Supermarket developments have had a significantly adverse impact on a small market town. 

Tony Addison asked for an indication of the opening hours and was advised that they would be from 7am to 10pm 6 days a week and from 10am to 4pm on Sundays.


	RP

RP

NG

RP

	7
	Tesco Car Park 
	

	
	Rob Posselt advised that the car park will need to be properly managed and envisaged a 2hr free parking period with possible penalties for those who exceed the term. It was noted that this would be not be synchronous with the 3hr proposed Babergh car park period and may not allow enough time to shop in both Tesco’s and the High Street.

A barrier will prevent access to the car park out of hours. 
	RP

	8
	Other matters
	

	
	Chris Edgar asked what contingency plans Tesco have for the site if problems are experienced with the access.

Cyndy Hilton noted that a pedestrian access was originally to be provided with a covered walkway to encourage local shopping by Tesco customers.  Rob Posselt advised that the Tesco car park is now the focal point from which shoppers would go to the High Street.

It was noted that there is an opportunity to have an access on the south eastern side of the building, as was included in the original plan, to facilitate traffic both to and from the High Street. Rob Posselt agreed to review this option and report back

Tony Addison asked what is being done to encourage pedestrians and cyclists and was advised that cycle routes have been reviewed and are identified in the planning application.

Tony Addison asked where the community transport bus is going to stop and was advised that there should be pick up points in the Tesco car park and the High Street. The potential problems associated with dropping off passengers in the vicinity of Boots were discussed and it was agreed that this will need to be reviewed.

James Walter asked what discretion the Store Manager would have regarding the purchase of local produce and was advised that the Manager will have discretion to buy locally and that Tesco have a local sourcing team.

Tony Addison advised that he had been contacted from New York by a company undertaking a telephone survey on the proposed Tesco development and asked if the results of the survey are going to be made available.
	RP

RP

	9
	Conclusion of the meeting
	

	
	The meeting concluded at 8:20pm with Rob Posselt thanking the Chamber agreeing to hold the meeting, which had been interesting and informative. He advised that Nick Gellatly would be in touch and that he and Francis Mallinson would get back to the Chamber with response to the points raised as soon as they can.
	


24 March 2008

To Whom It May Concern:
 
Tesco Planning Application
 
On behalf of the Chamber of Commerce, there are a number of concerns that we would like addressed or noted with regard to Tesco's application for a new store on the Brett Works site.
 
Access
 
The traffic study makes no detailed mention of the road access to the proposed site beyond the bridge in Bridge Street. There are grave concerns with this stretch of road and the access itself.
 
1. The A1071 junction with Gallows Hill is the only junction leading into Hadleigh that has no street lighting. The proposed store will further increase the traffic using this junction, and therefore also increase the risk of an accident in this vicinity. Are there any plans to add extra lighting to make the junction safer to use?  

2. Near the White Hart pub there is a severe restriction of width due to cars parked along the edge of the road. This is, on occasion, down to 2.9m clear carriageway width. In addition to this restriction, the footpath in front of the adjacent villas has a maximum width of 95cm, reducing to 65cm, in places, because of telegraph poles. Pedestrians with either a shopping cart or a child in a buggy have to walk on the road to get past the cars. What are the solutions here?  

3. The corners at the White Hart pub and the cricket pitch will cause a maximum length articulated lorry tracking problems. This is potentially hazardous to oncoming vehicles. 

4. Road restriction due to double parked cars outside Council Offices will mean that a car will not be able to pass a lorry coming the other way. This could result in further traffic build up near a busy access to the store. 

5. There are potential issues with traffic build up at the access, with vehicles waiting to turn right. Being one of the main roads in and out of Hadleigh, it is well used.                    

6. There are potential 'cut in' issues for the rear of a maximum length articulated lorry at the proposed new entrance to the store and concerns about the amount of road the will be occupied by a similar sized vehicle turning left out of the site. Are there any plans to widen the road at the junction?  

7. Vehicles will experience restricted visibility on exiting the site due to the crash barrier and bridge wall. This is a serious danger to other road users and, we feel, needs further investigation. Pedestrians wishing to walk into town, and not shop at the store, will have difficulty navigating the site entrance.  

Whilst we accept that there is no other suitable access road to the site, we have concerns that the issues raised above have not been fully considered and addressed. If they have been tackled, we would seek acknowledgement of the risks and confirmation of the proposals for dealing with them satisfactorily.

 
Maintenance of Walkways
 
Whilst the plans indicate Pound Lane, Church Walk and Cynch as improved walkways, there is no outline for ongoing maintenance. Who will be responsible for the cost of maintaining these paths in the future?
 
Creation of Employment
 
We are delighted at the prospect of new jobs being created. However, the previous application indicated that approximately 200 new jobs would be created. The current plan suggests 100 new jobs. How many of these are full time roles, how many part time jobs? Is this figure realistic? 
 
Retail Area
 
Apparently, the actual retail area in the building is 1800m2. It is difficult to find confirmation of this figure in the plans. Please can you confirm whether this is accurate? Is planning permission specific to this quantity of retail space? Will the store be allowed to expand in the future?
 
Car Park
 
Whilst we welcome the creation of additional car parking spaces there are questions here too:-

1. The car park is on a flood plane in a conservation area. What level of pollutants will this add to the river and surrounding area when it floods? Surely this contradicts the whole purpose of having a conservation area in the first place. How is this damage to the environment being offset or controlled? 

2. Where will the staff park? How many staff will be on duty during shopping hours? Allied to this – are there any plans to accommodate the overflow from Babergh's offices? What is the net creation of parking spaces for shoppers? 

3. What will be the length of free parking time to allow shoppers to use and explore the High Street stores? 

4. The lighting between the entrance to the site and the store seems excessive with 13 light sources along this access. There are a further 19 light sources in the car park. Are they all necessary given that this is a conservation area and the proposed trees will be immature? 

5. The lights in the service yard will be higher than the Lorries. A lorry can have a height of 3.6m, and the wall is only 4m high. Has any consideration been given to the reality of light spill into the residential area adjacent to the service yard? 
Security
 
Assuming that Tesco use CCTV as part of their security measures, can we get some assurance that they will allow the police unfettered access to footage if required. This cooperation does not happen at Copdock.
 
Stuart Morris Building
 
We understand that the Stuart Morris building will be refurbished and let out as units for start-up businesses. Given that we currently have a surplus of such facilities in and around Hadleigh, with the Hadleigh Business Centre, Kersey Maltings, Stone Street, the new offices at Layham Wheeler etc, would it not make more sense to use the building as a community facility to replace East House?
 
Business Units would increase the traffic along a Pound Lane which is also meant to allow pedestrian access to the High Street. One of Tesco’s arguments is that the store will increase footfall in the town, so we will have more cars and more people using Pound Lane. As the lane is not wide enough to accommodate both pedestrians and vehicles simultaneously, there is increased potential danger to pedestrians with this proposal. 
 
In conclusion, we are neither for or against this proposed store but are trying to take an objective view. The questions are intended to be constructive. We do, however, question whether the site is fundamentally suited to an operation of this nature, given the difficulties with safe access and the fact that it is a conservation area.
 
Yours faithfully
 
 
 
Chris Edgar
Hadleigh Chamber of Commerce
