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Background and Context
Introduction

MIM Consulting Engineers Ltd (MIM) have been commissioned by Hawkstone Vale (Clacton)
LLP to prepare a Transport Technical Note to accompany a 573 application for the proposed
development at The Old Gas Works, Old Road, Clacton.

Planning permission was granted at the site in February 2020 (Ref: 19/00338/FUL) for the
"redevelopment of former Gasworks site comprising a mixed use Trade Counter led
development classes Al, A3, A5, D2, B1, B2, B8 and 5ui Generis uses plus car parking
landscaping, totem sign, reconfigured access arrangements and associated works”.

The permitted proposals comprised 4, 412sqm of floor space, of which 3,079sgm is flexible use
under classes A1, A3, A5 and B1, B2, B8. The remaining floor space comprised of 725sgm D2
use (proposed gym) and 558sqm 5ui Generis (proposed tyre centre and trade use).

Whilst some initial queries were raised by Essex County Council (ECC) Highways, these were
addressed by the applicant and ECC confirmed on 8" January 2020 (Ref:
HT/TST/5D/CI5/22450) that the impact of the propaosals is acceptable to the Highway Authority
subject to the specified mitigation and conditions.

This Transport Technical Note is intended to provide information to show that the proposed
amendments will not change the highways and transport conclusions of the previous
permission, and as such demonstrate that the proposals will not lead to a "severe’ cumulative
impact on the local highway network in accordance with the National Planning Policy
Framewaorle.

Proposed Development

This 573 application seeks to amend the proposed site plans, and in turn, the proposed floor
area at the site. The proposals now comprise a total floor area of 3,692sgm, made up of those
uses previously permitted with the exception of the D2 gym. This represents an overall
reduction in floor space of 720sgm.

Unit 1, a drive-thru coffee shop (Class E(b) with ancillary Sui Generis Take Away) will comprise
167sqm of floor space and Unit 2, a tyre centre, will comprise 186sqm of floor space. The
remaining units, comprising some 3,339sqm can be used flexibly within Class E(g) and/or B2
and/or B8, along with the ancillary retail function associated with a trade counter (for the
avoidance of doubt, 20% ancillary retail would be acceptable) and for no other purpose
without the approval of the Local Planning Authority, save for the following:

a) No more than 1,635sqm across all units can be used for Class E{a), Class Elb)
and/or 5ui Generis hot food take-away purposes. The hot food take-away use must
not exceed 254sgm,

b) MNotwithstanding a) above, within one unit only, where the predominant use is
Elg)(iii), B2 or B8, up to 30% of the floorspace can be used for ancillary retail sales
under Class E (a) (trade counter use];

c) Notwithstanding a) above, within one unit only, where the predominant use is
Elg)(iii), B2 or B8, up to 25% of the floorspace can be used for ancillary retail sales
under Class E (a) (trade counter use);

d] Notwithstanding a) above, within Unit H only, where the predominant use is
Elg)(iii), B2 or B8, up to 45% of the floorspace can be used for ancillary retail sales
under Class E (a){trade counter use); and
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e) Upto 372sgm within a single unit can be used for the storage, distribution and
sale of hard wall and floor finishes and associated products (sui generis use).

The applicant remains committed to providing the agreed mitigation measures as set out within
the 5106 agreement. These measures include the introduction of tactile paving and minor
improvements to the Waterglade Retail Park arm of the Old Road roundabout and to the
existing pedestrian refuge island at the entrance to the Waterglade Retail Park, and the
provision of a pedestrian link between the two retail parks.

Site Location

The site is located to the west of Old Road, directly north of the Waterglade Retail Park, as
shown in Figure 1-1 below. The site is currently vacant, measures some 1.12ha and is in the

jurisdiction of Tendering District Council. Access to the site is currently taken via a priority
junction onto Old Road to the east.
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Development Proposals
Introduction

The development proposals are set out in the previous section. Whilst the proposed unit sizes
differ slightly, the overall layout of the site is proposed to remain similar to that previously
permitted. The proposed layout is included at Appendix A.

Access and Servicing

Vehicular access to the site remains as the permitted application, with a new priority junction
provided to the northeast of the site.

Servicing at the site also remains as per the previous application, with units served either from
the rear service yard, or by smaller vehicles using the parking bays to the front. Service vehicles
will follow a one-way route through the site. The A3 drive-thru unit will be serviced on-site, to
the front of the unit, with spaces to be cordoned off as required.

Vehicle swept path analysis of the revised layout has been undertaken. The drawings are
included at Appendix B, and demonstrate that vehicles can access, egress and manoeuvre
within the site.

Parking

It is noted that the majority of proposed uses at the site remain the same as those permitted
under the previous application. Most units are flexible between retail, food and industrial uses,
with limitations on the level of ancillary retail and hot food take-away floor space proposed at
the same level as conditioned in the original permission. The D2 use has been removed and
the overall floor space at the site is marginally lower than that previously permitted.

A comparison of the level of parking permitted under the previous application against that
currently proposed is set out in Table 2-1 below.

Table 2-1 Car Parking Comparisen

Previously Permitted Currently Proposed
Car Parking 109 115
Disabled Bays i3 14
Parent Child Bay 2 2
PTW B 6
Cycle Parking 40 40

As can be seen, the proposals result in a marginal uplift in parking spaces to 113, including an
additional disabled bay. Given the level of parking previously permitted at the site, and the
similarity of the two schemes, it is considered that the level proposed is sufficient to meet the
needs of the site. The demand for parking will be monitored through a Travel Plan.

Trip Generation

A Transport Assessment was prepared by WSP in November 2019 to support the previous
application (Ref: 70050045-TA2). This report set out a trip generation assessment, which was
subsequently agreed by ECC Highways.

The proposed uses remain broadly the same as those approved previously, with the exception
of the removal of the D2 gym. As such, it is considered that the revised proposals will not result
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in an uplift in vehicle trips to and from the site, and in fact are likely to result in a slight
reduction in trips given the lower floor space.

2.43  Assuch, itis considered that those conclusions previously reached regarding the trip impact of
the proposals remain valid, and that the scheme will not result in 'severe’ cumulative impacts
on the local highway network.
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3 Summary and Conclusions

5:1.3

3.1.2

313

This Transport Technical Note has been prepared for Hawkstone Vale (Clacton) LLP to
accompany a 573 application for The Old Gas Works, Clacton. This 573 application seeks to
amend the proposed site plans, and in turn, the proposed floor area at the site. Of particular
note, the overall floor space at the site will be reduced, and the D2 gym use has been removed.
The other uses at the site remain the same as those previously permitted, albeit the individual
unit sizes have been amended.

The proposed layout has been demonstrated to work for all necessary vehicles. The proposed
level of parking does not differ significantly from that previously permitted, and is considered
suitable to meet the needs of the proposed development. Given that the overall floor space at
the site has reduced, and the proposed uses have not changed significantly, it is considered
that the conclusions previously reached regarding trip impact remain valid. As such, the
proposals are not expected to result in any 'severe’ residual impacts on the local road netwark.

Given that set out above, it is not considered that there should be any highway objections to
the proposals.
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Appendix A
Proposed Site Layout
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