PLANNING STATEMENT FOR THE PARTIAL DEMOLITION OF AN INDUSTRIAL FACTORY AND ERECTION OF FOUR DWELLINGS AT 76 COMMERCE STREET, MELBOURNE, DERBYSHIRE 
This statement has been submitted by Andrew Large Surveyors Ltd on behalf of Pid Labelling and Coreten Ltd and relates to the redevelopment of 76 Commerce Street, Melbourne, Derbyshire. 
1.0 SITE APPRAISAL

Physical Context and Site History
The site comprises currently an industrial premises with office accommodation and car parking yard to the front and rear. The property is of brick construction with a steel trussed north-lit roof. The property has provided industrial accommodation split across five units with additional office accommodation to the front. The premises are now vacant. 
The property was previously owned by Advanced Lighting. They tried to sell the site between May 2014 and November 2016, however had no success. Then in 2016 Advanced Lighting went into receivership with the front and the rear of the site owned by Loughborough Building Society and the middle owned by the Advanced Lighting pension fund. The site was then bought by Pid Labelling and Corten Ltd unconditionally. 
The surrounding use is all residential, with the boundaries consisting of hedgerows to part, building elevation walls and brick walls with railings over. The site has two independent accesses: off Commerce Street to the south and from Loake Court to the north. 
Melbourne is a thriving village with numerous services and facilities, including shops, restaurants, a primary school, doctors surgery, library, recreation and sports ground and a regular bus service to larger conurbations. 
2.0 Social Context

The site is currently underused with the building being redundant. It presents an ideal opportunity for new housing to be created in a popular village, whilst also ensuring the continuation of the industrial element which helps contribute to the local economy. 
The proposal will lead to an increase in new residents who will contribute to the continued viability of the existing services which is a key intention of the NPPF. 

The proposed mixed use is more in keeping with the surrounding residential area. 
3.0 Economic Context    

The development will provide high quality housing in a rural location. The development of the site will also provide construction and design work for local employees. 

Developments such as this help towards the continued sustainability of rural villages, and contribute towards housing supply, whilst also ensuring that housing is not only concentrated around the major conurbations.

The retention in part of the industrial use at the site ensures the ongoing provision of employment space within the village. 

4.0 Planning Policy Context

4.1 National Planning Policy Framework – July 2021

The following sections are applicable to this assessment:

The presumption in favour of sustainable development 

11. Plans and decisions should apply a presumption in favour of sustainable development. For plan-making this means that: a) all plans should promote a sustainable pattern of development that seeks to: meet the development needs of their area; align growth and infrastructure; improve the environment; mitigate climate change (including by making effective use of land in urban areas) and adapt to its effects;

For decision-taking this means: c) approving development proposals that accord with an up-to-date development plan without delay;

The development is located in a rural village which has many services and facilities, and has been classed as a key service village within the local authorities new local plan. 

The development satisfies all local and national development plan policies and so should be approved without delay.
Making effective use of land 

119. Planning policies and decisions should promote an effective use of land in meeting the need for homes and other uses, while safeguarding and improving the environment and ensuring safe and healthy living conditions. 

Strategic policies should set out a clear strategy for accommodating objectively assessed needs, in a way that makes as much use as possible of previously-developed or ‘brownfield’ land. 
The proposal is for the partial redevelopment of a brownfield site and therefore is an ideal site for new housing. 
120. Planning policies and decisions should: 

a) encourage multiple benefits from both urban and rural land, including through mixed use schemes and taking opportunities to achieve net environmental gains – such as developments that would enable new habitat creation or improve public access to the countryside; 
The proposal is for a mixed use scheme, which enables new housing to be built on a brownfield site. 
b) recognise that some undeveloped land can perform many functions, such as for wildlife, recreation, flood risk mitigation, cooling/shading, carbon storage or food production; 

c) give substantial weight to the value of using suitable brownfield land within settlements for homes and other identified needs, and support appropriate opportunities to remediate despoiled, degraded, derelict, contaminated or unstable land; 
The site constitutes as brownfield land within a sustainable settlement.
d) promote and support the development of under-utilised land and buildings, especially if this would help to meet identified needs for housing where land supply is constrained and available sites could be used more effectively (for example converting space above shops, and building on or above service yards, car parks, lock-ups and railway infrastructure) and 

The factory building is currently unoccupied and has been for the last seven years. Marketing to sell the site has been undertaken but has been unsuccessful. The proposal for a mixed use ensures that a currently under-utilised site will help to meet an identified need for new housing within a popular village. 
122. Planning policies and decisions need to reflect changes in the demand for land. They should be informed by regular reviews of both the land allocated for development in plans, and of land availability. Where the local planning authority considers there to be no reasonable prospect of an application coming forward for the use allocated in a plan: 
a) it should, as part of plan updates, reallocate the land for a more deliverable use that can help to address identified needs (or, if appropriate, deallocate a site which is undeveloped); and 
b) in the interim, prior to updating the plan, applications for alternative uses on the land should be supported, where the proposed use would contribute to meeting an unmet need for development in the area. 
123. Local planning authorities should also take a positive approach to applications for alternative uses of land which is currently developed but not allocated for a specific purpose in plans, where this would help to meet identified development needs. In particular, they should support proposals to: 
a) use retail and employment land for homes in areas of high housing demand, provided this would not undermine key economic sectors or sites or the vitality and viability of town centres, and would be compatible with other policies in this Framework; and
The site is currently deemed to be in employment use. Melbourne is a very popular village with high housing demand, and numerous services and facilities. The site is located outside the centre of the village and in an area which is predominantly residential. The proposed mixed use is therefore more in keeping with the surrounding environment and will allow for a small scale high quality residential on brownfield land where housing is much sought after. 
Achieving appropriate densities 
124. Planning policies and decisions should support development that makes efficient use of land, taking into account: 
a) the identified need for different types of housing and other forms of development, and the availability of land suitable for accommodating it; 
b) local market conditions and viability; 
c) the availability and capacity of infrastructure and services – both existing and proposed – as well as their potential for further improvement and the scope to promote sustainable travel modes that limit future car use; 
d) the desirability of maintaining an area’s prevailing character and setting (including residential gardens), or of promoting regeneration and change; and 
e) the importance of securing well-designed, attractive and healthy places
The site is well positioned with sustainable travel modes readily available, ensuring that occupants do not need to rely on the private car for transport. The subject area’s prevailing character is residential. The proposed scheme is for four high quality detached dwellings which will be character appropriate to the local area. 
Achieving well-designed places

130. Planning policies and decisions should ensure that developments:

 a) will function well and add to the overall quality of the area, not just for the short term but over the lifetime of the development; 

The layout has been designed to be easily accessible by both inhabitants and visitors.
b) are visually attractive as a result of good architecture, layout and appropriate and effective landscaping; 

At the full application stage the proposal will incorporate a landscaping scheme as deemed appropriate by the local authority. 

c) are sympathetic to local character and history, including the surrounding built environment and landscape setting, while not preventing or discouraging appropriate innovation or change (such as increased densities); 
From an environmentally sustainability perspective, the proposal would not result in 'isolated' dwellings and would not result in any unacceptable impacts on the built or historic environment.

d) establish or maintain a strong sense of place, using the arrangement of streets, spaces, building types and materials to create attractive, welcoming and distinctive places to live, work and visit; 

All properties are easily accessible with off street parking.

e) optimise the potential of the site to accommodate and sustain an appropriate amount and mix of development (including green and other public space) and support local facilities and transport networks; and 

The proposed development is for 4 new dwellings, with services and facilities easily accessible on foot from the site. There is also a local bus service to neighbouring larger conurbations.  

f) create places that are safe, inclusive and accessible and which promote health and well-being, with a high standard of amenity for existing and future users; and where crime and disorder, and the fear of crime, do not undermine the quality of life or community cohesion and resilience.

The layout of the site will be designed in such a way as to guarantee safe access for both pedestrians and motor vehicles around the site, while also ensuring that emergency services can easily access all the dwellings. 

In summary the development proposal meets the requirements of achieving well designed places and accords with paragraph 130 of the NPPF.

Planning and flood risk

167. When determining any planning applications, local planning authorities should ensure that flood risk is not increased elsewhere. Where appropriate, applications should be supported by a site-specific flood-risk assessment. 

Development should only be allowed in areas at risk of flooding where, in the light of this assessment (and the sequential and exception tests, as applicable) it can be demonstrated that: 

a) within the site, the most vulnerable development is located in areas of lowest flood risk, unless there are overriding reasons to prefer a different location;

b) the development is appropriately flood resistant and resilient such that, in the event of a flood, it could be quickly brought back into use without significant refurbishment; 

c) it incorporates sustainable drainage systems, unless there is clear evidence that this would be inappropriate; 

d) any residual risk can be safely managed; and 

e) safe access and escape routes are included where appropriate, as part of an agreed emergency plan.

The site is identified as falling with Flood Zone 1, according the GOV.UK Flood Map for Planning. This means that the area has a low probability of flooding.

4.3 South Derbyshire Adopted Local Plan Part 1 and Part 2 
The following policies are of relevance to this application.

Policy S1 Sustainable Growth Strategy 
South Derbyshire will promote sustainable growth to meet its objectively assessed housing and commercial needs in the plan period 2011-2028. This strategy will be developed through this part of the Local Plan – Part 1 with development allocations made alongside development management policies which will continue into Part 2 of the Local Plan. The two parts of the Local Plan will ensure that the economic, social and environmental objectives set out in this Plan are fully addressed: 

i) Over the plan period (2011 – 2028) at least 12,618 dwellings will be built within South Derbyshire. The housing sites required will be met on a mixture of brownfield and greenfield sites with encouragement given to the re-use of previously developed land.

The four new dwellings will be built on previously developed and will contribute to the housing objectives for the district.
Policy S2 Presumption In Favour of Sustainable Development 

When considering development proposals, the Council will take a positive approach that reflects the presumption in favour of sustainable development contained in the National Planning Policy Framework. It will work proactively with applicants to seek solutions, which mean that proposals secure development that improves the economic, social and environmental conditions in the area. Planning applications received by the Council that accord with the policies in the Local Plan Part 1 & 2 (and where relevant, with policies in neighbourhood plans) will be dealt with positively and without delay, unless material considerations indicate otherwise. Where there are no policies relevant to the application or relevant policies are out of date at the time of making the decision, then the Council will grant permission unless material considerations indicate otherwise - taking into account whether:

i) any adverse impacts of granting permission would significantly and demonstrably outweigh the benefits, when assessed against the policies in the national planning policy framework taken as a whole; or 

ii) specific policies in that framework indicate that development should be restricted.

The proposal is situated in the middle of a sustainable settlement with a large number of facilities and public transport provision within walking distance. The proposal has positive social, environmental and economic credentials and accords with the presumption in favour of sustainable development contained with the NPPF. This report also demonstrates that the scheme satisfies relevant policies within Local Plan Part 1 & 2. Planning should therefore be granted. 

Policy S4 Housing Strategy 
Provision will be made in this plan for at least 12,618 additional dwellings over the plan period. The dwellings will be split between the Local Plan Part 1 and 2 as follows: 

A Part 1 – Strategic sites (greater than 99 dwellings) allocated to accommodate the majority of the housing target. 

B The Part 1 allocations are to be made according to the following strategy: Urban Areas – Swadlincote, edge of Derby and the edge of Burton upon Trent Key Service Villages – strategic sites in Aston on Trent, Etwall, Hatton, Hilton and Repton. 

C Local Plan Part 2 –600 dwellings will be allocated across non-strategic sites (less than 100 dwellings). 

D The Council will maintain a five year rolling land supply of specific deliverable sites with additional buffers in accordance with the NPPF.

The development will help to contribute to the required number of dwellings on non-strategic sites.

Policy H1 Settlement Hierarchy 

The Settlement Hierarchy is based on the range of services and facilities that are offered by each settlement. The level of development for each settlement will be of a scale appropriate to the size and role of that settlement. As planning applications are received the merits of each individual site will be assessed through the Development Management process. The distribution of new development outside of allocations over the period of this Plan will be in accordance with the Settlement Hierarchy below: 

1 Urban Areas – the urban areas of Swadlincote including Woodville, adjacent to Derby and adjacent to Burton upon Trent 

2 Key Service Villages: Aston on Trent, Etwall ,Hatton, Hilton, Melbourne, Overseal, Repton, Shardlow, Willington, Linton. For the above two tiers, development of all sizes within the settlement boundaries will be considered appropriate and sites adjacent to settlement boundaries as an exceptions or cross subsidy site as long as not greater than 25 dwellings.

The site is situated within a key service village and as such development is considered appropriate.
Policy E3 Existing Employment Areas 

A Redevelopment or changes of use of existing industrial and business land and premises for uses other than those falling within classes B1 (b), B1(c), B2 and B8 of the Use Classes Order will only be permitted where: 

i) the existing use is significantly harmful to the amenity of neighbouring land uses in terms of noise, vibration, visual qualities, air quality or traffic generation, and this cannot be satisfactorily overcome by other means; or 
The site is currently classed as being within industrial use with no restriction on use and this leads to potential for significant harm to the amenity of  adjoining residential properties:
Traffic: Commerce Street is a relatively narrow road with cars regularly parking on both sides. The potential conflict between large industrial vehicles and the private car is extremely high. This poses significant highways safety concerns in particular pedestrian safety and access via emergency vehicles. Large rigid body vehicles, Heavy Goods Vehicles and Articulated Vehicles historically delivered and collected from the site often blocking roads and also being forced to park on the B587 Cockshut Lane to the west.

The site was previously occupied by Loake Shoes with 100 employees plus deliveries to and from the site throughout the day. A reduction in the level of commercial space with a restricted user plus the addition of only four dwelling would give rise to a significant reduction in vehicular movements.

Noise: The unrestricted nature of the site gives potential for excess noise from heavy industrial processes such as steel fabrication
Air Pollution: The potential for air pollution given the unrestricted use is high both from vehicular traffic to the site and the industrial processes that could take place, for example furnaces.

Vibration: Again the unrestricted nature of the existing use could give rise to vibration affecting the amenity and quiet enjoyment of adjoining residential property owners.

Light Pollution: Particularly prevalent during winter months, the unrestricted nature of the site gives potential for light pollution directed at adjoining residential dwellings. Flood lighting and delivery vehicles pose a potential harm.

The proposed split use will be much less harmful in terms of traffic, noise, traffic, air and light pollution and vibration to neighbouring occupiers. The regularisation of the retained commercial space to be occupied by PID Labelling will offer a significant opportunity for greater control over the site by South Derbyshire District Council.
ii) it can be demonstrated that there is no demand for the use of the site or premises for Use Class B1, B2 and B8 purposes and that the development proposals would not unduly inhibit existing or planned neighbouring land uses.
The property has sat vacant since 2014. There have been various attempts to sell which is detailed in a separate report on the marketing on the site, accompanying this application.
In summary only two unconditional offers were received during marketing of the property since 2014 to the eventual sale in July 2021. The first offer became abortive and the second one being the applicant whom intends to retain part of the site as commercial. All other offers made were conditional on residential redevelopment, of the whole site, with no commercial element retained. The proposal retains part of the industrial use ensuring that the employment area is not lost in its entirety. 
A viability assessment further highlights that retention of the existing commercial space, in its entirety, is not viable given the significant costs associated in its refurbishment to modern day standards. For example the existing buildings are clad in asbestos which in turn requires recladding with composite cladding. 

The residual calculations assess the scheme as submitted but also retaining the entire site as commercial, as exiting, but allowing for refurbishment to modern standards. The residual valuation shows a negative land value of  £167,000 when the site is retained for commercial use compared to a positive value of £71,000 when the site is a hybrid of commercial and residential use.

The residual valuation exercise provides further corroborating evidence (in conjunction with the previous marketing and observations of compatibility of users by the planning agent – see point i. above) that the application site for entirely commercial purposes has no demand
Policy SD2 Flood Risk 

A When considering development proposals in South Derbyshire, the Council will follow a sequential approach to flood risk management, giving priority to the development of sites with the lowest risk of flooding. The development of sites with a higher risk of flooding will only be considered where essential for regeneration or where development provides wider sustainability benefits to the community that outweigh flood risk. 

B Development in areas that are identified as being at risk of flooding will be expected to: 

i) Be resilient to flooding through design and layout; 

ii) Incorporate appropriate mitigation measures, such as on-site flood defence works and/or a contribution towards or a commitment to undertake and/or maintain off-site measures; 

iii) Not increase flood risk to other properties or surrounding areas; and 

iv) Not affect the integrity or continuity of existing flood defences 

C Suitable measures to deal with surface water will be required on all sites in order to minimise the likelihood of new development increasing flood risk locally. 

Any developments that could lead to changes in surface water flows or increase floodrisk should be managed through the incorporation of Sustainable Drainage Systems (SUDS), which mimic natural drainage patterns, unless this is not technically feasible, or where it can be demonstrated that ground conditions are unsuitable for such measures. 

D The Council may require developers to restore culverted watercourses within regeneration or development sites to a natural state (i.e. break the channel out of culvert, remove redundant structures, replace/ improve existing structures to a restored watercourse profile) in order to reduce flood risk and provide local amenity and/or ecological benefits. 

E To contribute to the enhancement of watercourses in accordance with the objectives of the Water Framework Directive, developers will be expected to work with the regulating authorities to develop watercourse restoration schemes. 

F Proposals for flood management or other infrastructure offering improvements that lower the risk of flooding will be supported, subject to the proposal having no other adverse effects on local amenity and/or flood risk elsewhere. Where new flood related infrastructure is proposed opportunities for delivering environmental improvements including biodiversity gain and green infrastructure delivery should be fully considered by those delivering the project.

The site falls under Flood Zone 1, and as such there is a low risk of flooding. There will be no increase in the built development on the site, and therefore surface water flow should remain unaffected.  
Policy BNE1 Design Excellence 

A All new development will be expected to be well designed, embrace the principles of sustainable development, encourage healthy lifestyles and enhance people’s quality of life by adhering to the Design Principles below. 

i) Design Principles 

a) Community safety: New development should be designed to ensure that people feel comfortable and safe by minimising opportunities for crime and anti-social behaviour, providing good natural surveillance and appropriate demarcations between public and private areas; 

b) Street design, movement and legibility: Streets should be designed to relate to their context, with a balance being struck between place-making needs and vehicle movement needs. Streets should be attractive, pedestrian and cycle friendly and meet the needs of all users. New development should be easy to find your way around, have a clear hierarchy of streets and take advantage of available opportunities for connections to local services, including public transport; 

c) Diversity and community cohesion: New development should be designed to be diverse, vibrant, possess a sense of place and encourage social interaction. 

d) Ease of use: New development should be accessible to all user groups, well managed and should be able to adapt to changing social, environmental, technological and economic conditions, including the needs of an ageing society; 

e) Local character and pride: New development should create places with a locally inspired character that respond to their context and have regard to valued landscape, townscape and heritage characteristics; 

f) National Forest: Within The National Forest, new development should be encouraged to follow National Forest Design Charter and fully reflect the forest context; 

g) Visual attractiveness: New development should be visually attractive, appropriate, respect important landscape, townscape and historic views and vistas, contribute to achieving continuity and enclosure within the street scene and possess a high standard of architectural and landscaping quality; 

h) Neighbouring uses and amenity: New development should not have an undue adverse affect on the privacy and amenity of existing nearby occupiers. Similarly, the occupiers of new development should not be unduly affected by neighbouring land uses; 

i) Cross boundary collaboration: New areas of growth that span administrative, land ownership, developer parcel or phase boundaries should be considered and designed as a whole through a collaborative working approach; 

j) Healthy Lifestyles: New development should address social sustainability issues, by supporting healthy lifestyles, including through the promotion of active travel, the provision of public open space, sports and other leisure facilities. 

k) Resource Use: New development should be designed to facilitate the efficient use of resources and support the reuse and recycling of waste throughout the lifecycle of all developments from design, construction, use and after use. New development should provide adequate space for the storage of waste and where appropriate the treatment or collection of waste. 

ii) All proposals for new development will be assessed against the Council’s Design SPD; 

iii) The council will decide which development proposals should be taken to a formal panel for design review.

The new scheme will be much more character appropriate to the local area, with the incorporation of residential units within a residential area. The current built form appears out character in its surroundings and is not architecturally attractive being large utilitarian type red brick commercial buildings. The new development will improve the appearance of the site and be more sympathetic to the existing street scene. When formulating the layout, the guidance provided by the Council’s Design SPD has been adhered to. 
The current commercial use of the site is unrestricted. The proposal to retain part of the site with a named user, PID Labelling gives the opportunity for greater control by South Derbyshire District Council. They will be able to, for example, restrict hours of operation and lighting which will create a betterment to the amenity of adjoining residential users
Policy INF2 Sustainable Transport 

A i) Planning permission will be granted for development where: 
a) travel generated by development, including goods vehicle movement, should have no undue detrimental impact upon local amenity, the environment, highway safety, the efficiency of transport infrastructure and the efficiency and availability of public transport services; and 
b) appropriate provision is made for safe and convenient access to and within the development for pedestrians, cyclists, public transport users and the private car; and 
c) car travel generated by the development is minimised relative to the needs of the development. 
ii) In order to achieve this, the Council will secure, through negotiation, the provision by developers of contributions towards off-site works where needed. 
iii) In implementing this policy account will be taken of the fact that in more remote rural areas there is often less scope to minimise journey lengths and for the use of non-car modes. 
iv) Planning applications for development with significant transport implications should be accompanied by a Transport Assessment and Travel Plan identifying the transport impacts of the proposal and measures needed to meet the criteria set out in Part 1 of this policy. Travel Plan measures should be funded by developer contributions appropriate to the impacts on the transport network caused by the development. For development that is expected to have less significant transport implications, planning applications shall be accompanied by a Transport Statement. 
B Walking and Cycling 
i) The Council will work in partnership with County Councils, neighbouring local authorities, the National Forest Company, charitable organisations, landowners and developers to secure the expansion, improvement and protection of walking and cycling networks, including public rights of way, cycle routes, greenways and supporting infrastructure. Routes should be coherent, direct, continuous, safe, secure and attractive and should contribute to the wider green infrastructure network wherever possible. 
ii) Where a need is identified in Part 1 of this policy, the Council will seek to negotiate the provision by developers of contributions toward new, or the enhancement of existing, walking and cycling routes and supporting infrastructure. 
iii) Development that is likely to prejudice the use of disused railway lines or canals for walking, cycling or horse riding will only be permitted, where it can be demonstrated that there would be no practical prospect of implementation in the future. 
iv) Cycling and greenway network proposals will be identified in Supplementary Planning Documents. 
C Public Transport 
i) The Council will work in partnership with County Councils, neighbouring local authorities, public transport operators and community transport operators to improve public transport services, infrastructure and information provision in the district. 
ii) Development should be designed and laid out in such a way as to ensure that, wherever possible, public transport services are within convenient walking distance of all site residents, staff and visitors. 
iii) Where a need is identified under Part 1 of this policy, the Council will seek to negotiate the provision by developers of measures to encourage the use of public transport. These may include: a) bus shelters and laybys b) railway stations and public transport interchanges c) initial financial contributions toward the cost of running public transport services 
iv) Land is protected for a potential new park and ride facility at the junction of the A6 and London Road, Boulton Moor. 
v) Land is protected for against development that would prejudice the establishment of a new passenger railway stations at Castle Gresley, Drakelow and Stenson Fields. Development likely to impair the continuity of the Burton to Leicester railway line or otherwise compromise the potential establishment of a passenger rail service on this route will not be permitted.
D Road & Rail Freight 
i) Where appropriate development should make adequate provision for service vehicle access, manoeuvring and off-street parking. 
ii) In order to ensure that nearby occupiers are not unduly adversely affected by the transfer of goods generated by development, the Council will give consideration to the need for the control of hours of delivery and collection. 
iii) Land at Tetron Point and the associated rail siding connecting to the Burton to Leicester railway line, is protected from development that would compromise its capacity to be used for rail freight purposes. 
iv) Land at the junction of the A50 and A511, Foston is protected for the development of a roadside lorry park including lorry parking, refuelling and driver facilities. 

E Parking Development should include appropriate car parking provision having regard to: 

a) parking standards, to be published as a Supplementary Planning Document; 

b) the need to ensure that development would not have an undue detrimental impact on pedestrian and cyclist movement and highway safety; 

c) the need to encourage travel on foot, by cycle and by public transport in preference to the private car by minimising parking provision; 

d) the need to provide sufficient conveniently located spaces to meet the needs of people with impaired mobility; 

e) the conclusions of any Transport Assessment undertaken in accordance with Part 2 of this policy; 

f) the need to encourage the use of low emission vehicles.
There are numerous services and facilities within walking distance of the site as well as local employment opportunities. There is an hourly bus service within walking distance which reduces reliability on the private car. The layout has incorporated provisions for off-street parking and manoeuvrability. The parking and access provisions meet the requirements of standards set by the highways development control.
The proposal is for a mixed commercial and residential scheme with independent access to each. The improvements to highway safety on Commerce Street and Cockshut Lane would be significant. There would be a large reduction in vehicular movements off Commerce Steer and significantly removing commercial vehicles from a Street which suffers from access issues with cars parking on both sides of the highway.
5.0 DESIGN COMPONENT
5.1 Use

The site is currently industrial. The proposal is for a mixed use of residential and industrial. The surrounding properties are predominantly residential and as such this use will be more in keeping. 
5.2 Amount

The proposal is for four detached dwellings and retention of part of the industrial factory. The dwellings will all have their own amenity spaces, with two incorporating an orangery.
5.3 Layout

Access to the proposal is via an existing access off Commerce Street. The dwellings will each have three car parking space. 
5.4 Scale

With the partial demolition of the factory and the incorporation of amenity land for each dwelling, the scale of built form on the site will actually be reduced. 
5.5 Landscaping

At the full application stage the applicant is happy to work with the council to incorporate any landscaping measures deemed necessary.
5.6 Appearance

The applicant will ensure that all materials used are character appropriate. A list of the existing and proposed materials has been submitted on the application form.
6.0 ACCESS COMPONENT

The site is served by an existing access off Commerce Street. 
7.0 CONSULATION

A site meeting was held with the local District Council and informal consultations have taken place with neighbouring property owners and the local parish council. In summary residential redevelopment is supported due to the significant amenity benefits to neighbouring property owners. A controlled commercial use would be preferred.
8.0 CONCLUSION
This application can be positively assessed against both national and local planning policies providing a small scale housing scheme in a sustainable location which assists South Derbyshire District Council with ongoing housing supply requirements on a brownfield site. The retention in part of the industrial element ensures that the provision of local employment opportunities is not lost. 
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