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4(b)   Site of former Beechdale Swimming Centre, Beechdale Road 
 

1. Additional conditions proposed 
  

a) Notwithstanding the approved drawings, the development shall not be brought into 
use until a scheme for means of enclosure to the site boundaries has been submitted 
to and approved in writing by the Local Planning Authority. Thereafter the approved 
means of enclosure shall be installed prior to first occupation of the development. 
 
Reason: To ensure that the appearance of the development is satisfactory in 
accordance with Policies 10 of the Aligned Core Strategy. 
 
b) Notwithstanding the submitted landscape masterplan (drawing no. LBB01 Rev D), 
the development shall not be brought into use until a scheme of landscaping and 
works for the retention of any trees and shrubs has been submitted to and approved 
in writing by the Local Planning Authority. The scheme shall indicate the type, height, 
species and location of proposed trees and shrubs, including appropriate 
replacements for the mature trees to be removed. The approved scheme shall be 
carried out in the first planting and seeding seasons following the completion of the 
development and any trees which die are removed or become seriously damaged or 
diseased within a period of five years 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 that the appearance of the development and 
landscape/ecological value of the site are satisfactory in accordance with Policies 10 
and 17 of the Aligned Core Strategy. 
 
2. Additional comments on the Retail Sequential Test  
 
Given the out of centre location of the site, there is a need to consider whether there 
are any in-centre, edge-of-centre, or more accessible and better connected out-of-
centre sites which are suitable and available to accommodate the proposed 
development. The methodology adopted by the applicant’s sequential assessment 
followed the requirements of the National Planning Policy Framework (NPPF) and 
Planning Practice Guidance (PPG). The scope of the sequential assessment was 
discussed and agreed with officers prior to the submission of the planning 
application. 
  
The proposed supermarket is to serve residents of northwest Nottingham, the 
applicant therefore defined the catchment area of the proposed development as 5 
minute drivetime, which was considered reasonable and proportionate to the scale 
and nature of the development proposed.   



  
Due to the scale the development proposals, only sites within or to the edge of Hyson 
Green District Centre were considered as part of the sequential assessment; the 
applicant has confirmed in their Retail Assessment that there are no sites of the 
necessary size available in the Local Centres to accommodate the proposed 
development. After applying an acceptable degree of flexibility to the proposals in 
terms of the format and scale of the development, three potential sequential sites 
were identified at Radford Road, Wilkinson Street and Holland Street. These were 
assessed as follows:   
  
Old General, 249 Radford Road  
 
This site is located on the edge of Hyson Green District Centre and extends to 
0.09ha. It comprises a former public house and parking, but the site is significantly 
smaller than the requirement of the proposed development. The site also benefits 
from planning permission (ref: 13/02883/PFUL3) for the conversion of the building for 
mixed uses. Online marketing details confirm that the site is no longer available. As 
such, the site is unsuitable and unavailable for the proposal. 
 
Wilkinson Street - Former PZ Cussons  
 
This site is out of centre and forms a proposed allocation in the emerging Local Plan 
Part 2 (ref: PA27) for residential development (C3, predominantly family housing), 
education (D1), employment (B1, B2) and open space. It is also within an area of 
high flood risk. Developing this site for retail use would compromise the Council’s 
housing and employment land supply. It also extends to 6.6ha, which is significantly 
larger than required by the proposal. There are significant constraints to development 
on the site including part of the site being within the functional flood plain, the 
possible need to raise parts of the site for flood mitigation, the requirement for an 
access strip to the River Leen and the need to retain the chimney on the site. 
Furthermore, significant mitigation measures would be required in relation to the high 
flood risk. Addressing these constraints would require a comprehensive development 
solution for the whole site, without this piecemeal development would likely be 
unacceptable and unviable. As such, this site is unsuitable for the proposal. 
 
1, 2 and Lacetex Ltd, Holland Street 
 
This site is in an edge of centre location and relates to a number of former industrial 
buildings. There is an extant planning permission on part of the site for 15 dwellings 
and associated works following demolition of existing buildings (ref: 
15/01567/PFUL3). The site only extends to 0.43ha and is therefore less than half the 
size required to accommodate the proposals. As such, the site is unsuitable for the 
proposal. 
 
Following the review of alternative sites, officers concur with the applicant’s 
conclusion that there are no sequentially preferable sites available to accommodate 
the proposed development. 
 
3. Additional comments on Highways Impact  
 
The Transport Assessment was prepared following a pre-application scoping 
exercise with Highways officers. The methodology adopted in the Transport 
Assessment was therefore agreed in advance. 
  



The Transport Assessment demonstrates that the development is highly accessible 
by a range of sustainable travel modes, including by foot, cycle and public transport. 
A Framework Travel Plan is offered to ensure sustainable transport practices are 
promoted to staff. 
  
A review of accident data demonstrates that there were no existing accident 
blackspots in the vicinity of the site. In particular no safety concerns were highlighted 
at the existing Beechdale Baths access onto Beechdale Road, with the accident 
analysis including a period during which Beechdale Baths was open and their access 
junction, together with the access to the East Midlands Ambulance Service site, were 
in regular use.  
  
The scope of the traffic impact assessment, including junctions to be assessed, was 
agreed with Highways officers. This assessment referred to an industry standard 
database to establish a traffic generation for the proposed development, 
supplementing this analysis with reference to recognised research to identify the type 
of trips which retail developments generate. The analysis explains that, particularly 
during highway network peak periods, a large proportion of trips to the Lidl store 
would either be linked to a trip with a wider journey purpose (for example people 
travelling from home to work), or would be a trip that transfers from an another 
existing foodstore. Likewise, a large proportion of trips to the proposed non-food 
retail uses and drive thru restaurant would also be linked to a wider journey purpose, 
or would be connected with a trip to the Lidl store. The traffic impact assessment 
explains that the presence of such trips would limit the traffic impact of the proposals. 
  
It was agreed with officers that when considering how the development proposals 
could change traffic flows on the roads surrounding the site, the volume of traffic that 
Beechdale Baths leisure centre formerly generated was of relevance. This approach 
allowed an understanding of the extent that traffic flows on the local roads would 
increase compared with a time when the leisure centre was operational. However, 
importantly, the junction capacity assessments provided in the Transport Assessment 
were undertaken on the basis that all uses had been cleared from the existing site 
and that it currently generates no traffic.  
  
Vehicle access to the proposed development is proposed from the existing access 
junction which formerly served the Beechdale Baths. A precedent therefore exists for 
an access in this location. The planning application does not propose to change the 
form of this existing access (apart from formalising kerbing), however, Highways 
have requested a review of existing road markings and Traffic Regulation Orders, 
which the applicant has agreed to. 
  
A robust capacity assessment of the site access junction was undertaken. This 
assessment concludes that the site access junction would operate within capacity 
and without queuing. The Transport Assessment therefore also concludes that there 
was no reason to believe the proposed development would have any material impact 
on access to or from the East Midlands Ambulance Service site.  
  
A review of the internal site layout demonstrates that the quantum of car parking 
proposed is within the Council’s maximum standards, and is appropriate to 
accommodate forecast demand. A review of the proposed servicing arrangements 
was also undertaken which demonstrates that all required vehicle movements can be 
safely undertaken. 
 
 



1. Additional conditions:  
 
The condition relating to means of enclosure is required to ensure that the 
appearance and security qualities of the site enclosure are appropriately 
assessed.  
 
The condition relating to landscaping is required to ensure that the 
development provides attractive and robust landscaping within and to the 
periphery of the site.  
 
2. Additional comments on the Retail Sequential Test:  
 
The additional comments should be read in conjunction with paragraph 7.10 of 
the committee report.  
 
3. Additional comments on Highways Impact 
 
The additional comments should be read in conjunction with paragraphs 7.38 – 
7.44 of the committee report.  

 
 


