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Modification Report - Explanatory Statement

Proposed Modifications to the Revised Draft Deposit
East Staffordshire Local Plan

Explanatory Statement

The Draft Deposit East Staffordshire Local Plan 2001 - 2011 was published in February 2001.
This represented the first stage in the production of a second Borough-wide local plan
covering the whole of East Staffordshire. The Revised Draft Deposit Local Plan was published
in August 2004 and a number of Pre-Inquiry changes were published in November 2005.

A public inquiry was held into the outstanding objections to the Revised Draft Deposit Plan
between January and November 2005. The Inspector appointed to consider the objections
submitted his report to the Borough Council in February 2006. The Inspector’s Report
contains details of his consideration of all the objections and his recommendations
regarding each issue.

This document contains all the proposed modifications. It contains only those policies,
proposals and paragraphs to which formal modifications are proposed. For completion the
document should be read in conjunction with the Revised Draft Deposit Local Plan.

The first part contains proposed modifications in text. In the case of each proposed
modification, text is first shown as it would have appeared in the Revised Draft Deposit Local
Plan without the deleted and additional text highlighted.

The number modification then shows how the Borough Council propose to modify the text.
The proposal text is shown with any deletions crossed out and new text underlined
(example). A reason for making every modification is referenced to the Inspector’s Report.
Where a textual modification would result in a Modification to the Proposal and Inset Maps, a
reference is also made to the corresponding modification.

The second part of the document contains proposed modifications to the Proposal Map and
Inset Plans. These show how sites or designations approved at the Revised Draft Deposit
Stage, together with a clear indication of how the Borough Council proposes to modify it.

The third part comprises a summary schedule of the Inspector’s recommendations. This
includes the Borough Council’s decision. In a number of instances, the Inspector makes
reference to Suggested Changes, which were put forward by the Council in advance and
during the Inquiry. These are summarised in the table. These supported changes have been
in the public domain since their submission but will be available in full for reference during
the period for consultation on the modifications.

When the Plan is finally presented for adoption, it will be necessary to renumber and reorder
policies and paragraphs. Unless at this time there is a significant implication of not
adjusting these with regard to cross-referenced policies, the task is deferred.

Any person may only formally object to or make representations to the proposed

modifications. No new objections can be made to those parts of the Plan which are not the
subject of formal modifications.
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Modification Report - Explanatory Statement

Objections and representations in support of the proposed modifications should be made in
writing on an official form which can be obtained from:

Mr P Somerfield

Planning Policy Manager

East Staffordshire Borough Council

Midland Grain Warehouse

Derby Street

Burton upon Trent

Staffordshire

DE14 2]J)

Fax: 01283 508596

E Mail: philip.somerfield@eaststaffsbc.gov.uk

or available on website: www.eaststaffsbc.gov.uk
A separate form should be completed for each objection or representation. All

representations should arrive at the address specified above within the six-week period
ending on 9 May 2006.
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Modification Report - Introduction

INTRODUCTION

Number

Paragraph 9

Paragraph 9

Reason

Modification 1 - RDLP

It should be noted that where any policy refers to specific considerations
being taken into account in assessing whether a proposal meets the aims of
that policy, this would not preclude the taking into account of other material
considerations which are not specifically mentioned in that policy.

Modification

It should be noted that where any policy refers to specific considerations
being taken into account in assessing whether a proposal meets the aims of
that policy, this would not preclude the taking into account of other material
considerations which are not specifically mentioned in thatpetiecy the Plan.
The Local Plan has to be read as a whole and a number of policies in it may
be relevant to consideration of particular proposals.

Inspector’s recommendation in paragraphs 2.4.3 and 5.11.10.

Number

Paragraph 15

Paragraph 15

Reason

Modification 2 — RDLP

The 4 aims above should be considered together and conflicts should be
resolved through the sustainable development process.

Modification

The 4 aims above should be considered together and conflicts should be

resolved in considering development proposals. throtghtheststainabte
developmentprocess.

Inspector’s recommendation in paragraph 2.7.4.

Number

Paragraph 21

Paragraph 21

Reason

Modification 3/33 - RDLP

There is an Action Plan covering the period 2001-2004, which has been
adopted by the 15 associates contributing to the Initiative. The Local Plan is
one of the mechanisms for delivering the realisation of the vision.

Modification

There is an Action Plan covering the period 2001-2004, which is reproduced
as Appendix 9, which has been adopted by the 15 associates contributing to
the Initiative. The Local Plan is one of the mechanisms for delivering the
realisation of the vision.

Inspector’s recommendation in paragraph 2.12.4.
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Modification Report - Introduction

Number

Paragraph 22

Paragraph 22

Modification 4 — RDLP

The National Forest covers 200 square miles in parts of Derbyshire,
Leicestershire and Staffordshire. The National Forest Strategy, originally
published in 1994 and updated in 2004, promotes the creation of the
National Forest. This both protects and improves the environment through
afforestation whilst involving local communities. Burton upon Trent is the
largest community in the Forest and was the subject of an Urban Forest
Strategy prepared early in the life of the National Forest and in need of
review. None the less, both Strategies form an important part of the context
for the Local Plan which is one of the main ways of achieving their
objectives. This is dealt with in more detail in the Natural Environment and
National Forest chapter.

Modification

The National Forest covers 200 square miles in parts of Derbyshire,
Leicestershire and Staffordshire. The National Forest Strategy, originally
published in 1994 and updated in 2004, promotes the creation of the
National Forest Thls both protects and improves the environment through
woodland creation, management and creation

of wildlife habitats, creation of new opportunities for recreation, sport and
tourism development, regeneration of the local economy and involvement of
local communities. Burton upon Trent is the largest community in the
Forest and was the subject of an Urban Forest Strategy—pfepal%d—eaﬁy—iﬁ

: Natio e e ~ : b Both
Strategles form an |mportant part of the context for the Local Plan which is
one of the main ways of achieving their objectives. This is dealt with in
more detail in the Natural Environment and National Forest chapter.

Reason Inspector’s recommendation in paragraph 2.14.2.

Number Modification 34 (part 2) RDLP

New Text Parish Plans

(paragraph

26)
Parish Plans are local, action-based plans which address a range of both
land-use and non-land use related problems and issues affecting rural
communities. The Borough Council encourages the preparation of Parish
Plans consistent with policies and proposals contained within the Local Plan,
and will consider adopting them as Supplementary Planning Guidance.

Reason Inspector’s recommendation in paragraph 5.12.5.
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CORE STRATEGY

Modification Report - Core Strategy

Number Modification 5/7 Revised Deposit Local Plan

Paragraph 2 The key obj

ectives of the Local Plan are set out below.

To meet the housing requirements of the population of the
Borough including those with special needs.

2) To strengthen and diversify the economy of the Borough and
increase employment opportunities.

3)  To preserve and enhance the character and quality of the
countryside

4)  To improve the quality of the urban environment.

5)  To preserve or enhance the area’s architectural and historic
heritage.

6) To safeguard and encourage the conservation of natural
resources.

7)  To enhance the range of community facilities.

8) To improve accessibility to jobs and facilities.

9) To reduce adverse transport impacts including emissions.

10) To safeguard and reduce demand for finite/non-renewable
resources.

11) To reduce energy use and increase energy efficiency.

12) To safeguard public health and safety.

13) To minimise unfair advantage.

Modification

Paragraph 2 The key obj

45)
56)

67)

78)
89)
910)
1611)

++12)

+213)
+314)

Reason Inspector’s

ectives of the Local Plan are set out below.

To meet the housing requirements of the population of the
Borough including those with special needs.

To strengthen and diversify the economy of the Borough and
increase employment opportunities.

To meet the shopping requirement of the population of the
borough.

To preserve and enhance the character and quality of the
countryside

To improve the quality of the urban environment.

To preserve or enhance the area’s architectural and historic
heritage.

To safeguard and encourage the conservation of natural
resources.

To enhance the range of community facilities.

To improve accessibility to jobs and facilities.

To reduce adverse transport impacts including emissions.
To safeguard and reduce demand for finite/non-renewable
resources.

To reduce energy use and increase energy efficiency.

To safeguard public health and safety.

To minimise unfair advantage.

recommendation in paragraph 3.3.3.
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Modification Report - Core Strategy

Number

Paragraph 1

Paragraph 1

Reason

Modification 6 Revised Deposit Local Plan

The Borough Council’s vision is expressed as a commitment to protecting
and enhancing the environment and heritage of East Staffordshire whilst
allowing development to take place in order to maintain and strengthen the
local economy. The proposals within the East Staffordshire Local Plan
achieve a balance between the pressures for development and the
increasingly strong local support for strict limitations on the amount of new
development which can take place. Development on a significant scale is
proposed in some areas, but elsewhere policies of containment and
protection of valued environments and positive policies for their
enhancement are included.

Modification

The Borough Council’s vision is expressed as a commitment to protecting
and enhancing the environment and heritage of East Staffordshire whilst
allowing development to take place in order to maintain and strengthen the
local economy and promote the social well-being of the community. The
proposals within the East Staffordshire Local Plan achieve a balance between
the pressures for development and the increasingly strong local support for
strict limitations on the amount of new development which can take place.
Development on a significant scale is proposed in some areas, but
elsewhere policies of containment and protection of valued environments
and positive policies for their enhancement are included.

Inspector’s recommendation in paragraph 3.2.3.

Number

Paragraph 3

Paragraph 3

Modification 8 - Revised Deposit Local Plan

The spatial Strategy for the Borough is broadly one of concentrating
development in the two urban centres of Burton upon Trent and Uttoxeter,
and restricting new development in the countryside. The strategy draws
upon newly approved Regional Planning Guidance for the West Midlands and
the adopted Structure Plan for Staffordshire and Stoke on Trent.

Modification

The spatial Strategy for the Borough is broadly one of concentrating most
development in the two urban centres of Burton upon Trent and Uttoxeter,
and restricting new development in the countryside. The strategy draws
upon newly approved Regional Planning Guidance for the West Midlands and
the adopted Structure Plan for Staffordshire and Stoke on Trent.

Number

Paragraph 5

Modification 12 - Revised Deposit Local Plan

However the approved guidance also requires, at Paragraph 1.33, that
further work on the role of sub-regional foci be carried out, including
consideration of the potential for a focus to serve Staffordshire, and whether
Burton upon Trent, where there are particular issues in relation to the East
Midlands and opportunities on previously developed land, could fulfil that
role.
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Paragraph 5

Reason

Modification Report - Core Strategy

Modification

However the approved guidance also requires, at Paragraph 1.33, that
further work on the role of sub-regional foci be carried out, including
consideration of the potential for a focus to serve Staffordshire, and whether
Burton upon Trent, where there are particular issues in relation to the East
Midlands and opportunities on previously developed land, including
Drakelow in South Derbyshire District, could fulfil that role.

Inspector’s recommendation in paragraph 3.4.7.

Number

Paragraph
9/10

Paragraph
9/10

Modification 9 - Revised Deposit Local Plan

Paragraphs 4.52 and 4.54 reiterate the priority to be given to regeneration
of areas of high unemployment and deprivation in Burton, and the
restructuring of the brewing industry, both of which justify the allocation of
extensive areas of employment land in the A38 corridor. These are also
needed to take advantage of the continued expansion of the Toyota plant in
South Derbyshire also in the A38 corridor. Paragraph 4.55 similarly
stresses the role of the A50(T) corridor in relation to employment provision
for the Uttoxeter area.

On housing, para 4.53 states that development to provide for population
movement into the area should be concentrated in and adjoining the towns
of Burton upon Trent and Uttoxeter.

Modification

fortheUttoxeter-area—Regional Planning Guidance recognises the extensive
employment land allocations that have been made along the A38 corridor in
anticipation of the effect of the Toyota development at Burnaston.
Considerable scope is considered to remain in the existing allocations but in
view of the relatively high levels of unemployment that persist in parts of
the sub-area, some additional provision of employment land has been made.
The continued expansion of Toyota is also considered as being material to
the need to provide sufficient land to ensure that the economic development
potential of the area is optimised. In this connection the potential constraint
to development imposed by the currently limited capacity of the A38(T) and
to the need for increased public transport is to be addressed as part of the
study referred to in the Government’s Trunk Road Review (July 1998) to
consider traffic congestion in the West Midlands/East Midlands corridor.
Nevertheless, it is the Highways Agency’s view that the Structure Plan
development proposals along the A38 corridor can be implemented if all the
necessary measures to minimise traffic generation, particularly at peak
hours and provide additional capacity at locations of greatest congestion,
are taken forward by the parties involved (i.e. the Highways Agency, the
planning authorities and the private sector).
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Reason

Modification Report - Core Strategy

of Burtonupon—Trentand-Yttoxeter—Recent improvements to the A50(T)

corridor, which form part of an important east-west link across the country,
should assist in the promotion and development of employment land
provision already made in Staffordshire and Derbyshire. Rates of
development should be monitored closely to determine whether or when
further employment allocations should be made.

Inspector’s recommendation in paragraph 3.6.4.

Number

Paragraph 12

Paragraph 12

Modification 10 - Revised Deposit Local Plan

The broad strategic themes set out above require a more detailed local
framework to enable the local plan objectives to be implemented. The core
strategic policies set out below are the expression of this. Policies D1 to D8
of the adopted Structure Plan are also of key importance.

Modification

The broad strategic themes set out above require a more detailed local
framework to enable the local plan objectives to be implemented. The core
strategic policies set out below are the expression of this. Policies D1 to D8
and MWS5 of the adopted Structure Plan, Policy 6 of the Waste Local Plan and
Policy 7 of the Minerals Local Plan are also of key importance.

Reason Inspector’s recommendation in paragraph 3.7.3.
Number Modification 11 Revised Deposit Local Plan
CSP1 Energy Use

Encouragement of efficient energy use through reduction of trips,
especially by cars and lorries and the encouragement of public
transport;

Efficient use of energy through design and layout of buildings and sites
The use of renewable energy resources

Transport

Reducing transport of freight by road

Facilitating cycling, walking and public transport

Reducing Demand for Finite/Non-renewable resources

Environment

Promoting use of brownfield land within development boundaries and
renovation and re-use of derelict and redundant buildings

Minimising use of greenfield sites
Safeguarding sites of nature conservation interest

Modification
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Modification Report - Core Strategy

CSP1 Energy Use
Encouragement of efficient energy use through reduction of trips,
especially by cars and lorries and the encouragement of public
transport;
Efficient use of energy through design and layout of buildings and sites
The use of renewable energy resources
Encouragement of the efficient use of materials, including the
appropriate use of high quality materials and recycling of waste
Transport
Reducing transport of freight by road
Facilitating cycling, walking and public transport
Reducing Demand for Finite/Non-renewable resources
Promoting sustainable modes of transport
Environment
Promoting use of brownfield land within development boundaries and
renovation and re-use of derelict and redundant buildings
Minimising use of greenfield sites

i i Protecting and

enhancing the natural and built environment, especially designated
sites and their settings
Protecting mineral resources

Reason Inspector’s recommendation in paragraph 3.8.6.

Number Modification 13 - Revised Deposit Local Plan
Map change -

Number Modification 14 - Revised Deposit Local Plan

CSP2 The Local Plan has avoided the allocation of further greenfield sites for
housing development, but to meet strategic needs, it is still necessary
to allocate large greenfield sites for employment use in the A38 and
A50 corridors in Burton and Uttoxeter. To conserve land from
unnecessary release, two major allocations included in the first Deposit
Plan, at Spath, Uttoxeter and at Lawns Farm, Burton have been omitted.
Modification

CSP2 The Local Plan has avoided the allocation of further greenfield sites for
housing development, but to meet strategic needs, it is still necessary
to allocate targe greenfield sites for employment use in the A38 and
A50 corridors in Burton and Uttoxeter. Fo-conservetand-from

Reason Inspector’s recommendation in paragraph 3.11.3.
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Modification Report - Core Strategy

Number

CsSpP2

CSP2

Reason

Modification 15 - Revised Deposit Local Plan

Policies are retained for the three former military camp areas of
Bramshall, Fauld and Marchington, but with a considerable reduction in
the amount of development that the Council is prepared to contemplate.
No further development will be considered at the former Needwood
military camp.

Modification

Policies are retained for the three former military camp areas of
Bramshall Fauld and Marchlngton—bu{—mthﬁ—eeﬁs—rdefabmle—rem:te&m—m

No further development will be considered at the former Needwood
military camp.

Inspector’s recommendation in paragraph 3.12.19.

Number

CSP4

CSP4

Modification 16 - Revised Deposit Local Plan

Proposals for new development and redevelopment of sites within the
urban areas will be judged against the following criteria:

. The extent to which the development of the site would lead
to the loss of business or general industrial land considered
necessary to meet market requirements and maintain
diversity of employment opportunities;

. The extent to which an opportunity is provided to create an
appropriate environment for new development;

. Consistency with design, density, retail, transport, and
implementation policies in the Local Plan;

. Development will not lead to housing development in excess
of Structure Plan requirements, nor create undue pressure on
the infrastructure.

Modification

Proposals for new development and redevelopment of sites within the
urban areas will be judged against the following criteria:

. The extent to which the development of the site would lead
to the loss of business or general industrial land considered
necessary to meet market requirements and maintain
diversity of employment opportunities;

. The extent to which an opportunity is provided to create an
appropriate environment for new development;

. Consistency with design, density, retail, transport, and
implementation policies in the Local Plan;

o Development will not lead to housing development in excess

of Structure Plan requirements, nor create undue pressure on
the infrastructure.

Where rural settlements are capable of accommodating new
employment opportunities to assist in the economic recovery and
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Modification Report - Core Strategy

diversification of the rural economy, proposals will be considered

against the following criteria:

. The extent to which development would be appropriate in
terms of its scale and impact on an existing settlement in
terms of design, density and location

. The extent to which the proposal would contribute towards
the regeneration of that settlement

Reason Inspector’s recommendation in paragraph 3.14.7.
Number Modification 17 - Revised Deposit Local Plan
CSP5 National Forest Strategy 2004, including provision for on and off-site
planting within the National Forest area of East Staffordshire;
Modification
CSP5 National Forest Strategy 2004, including provision for on and off-site
planting within the National Forest area of East Staffordshire in
accordance with the National Forest Planting Guidelines (Appendix 8);
Reason Inspector’s recommendation in paragraph 3.15.4.
Number Modification 18 - Revised Deposit Local Plan
CSP6 . Conversion of land to woodland and other Forest related
purposes through planning obligations;
o Enhancement of built development through related
landscaping;
. The Forest as an exemplar of sustainable development;
Modification
CSP6 o Conversion of land to woodland and other Forest related
purposes through planning obligations;
o Enhancement of built development through related
landscaping;
. The Forest as an exemplar of sustainable development;
o The development of tourism, leisure, rural diversification
and the woodland economy;
. New developments that relate well to their National Forest
setting.
Reason Inspector’s recommendation in paragraph 3.16.5.
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Modification Report - Uttoxeter Action Area and Inner Burton Housing Action Area

UTTOXETER ACTION AREA

Number

UMAAI

UMAAI1

Reason

Modification 19 (Part 1) - Revised Deposit Local Plan

The Council supports the objectives of the Masterplan and the
Brookside and Town Meadows Way Design and Development Guidance
through the planning process and have approved the 3 documents
listed in Paragraph 14 as supplementary planning guidance detailing
how their recommendations can be implemented.

Modification

The Council supports the objectives of the Masterplan and the
Brook5|de and Town Meadows Way DeS|gn and Development Guldance

row-the i +be-imple andW|IIuse|ts
planning powers to secure compllance W|th the documents listed in

paragraph 14.

Inspector’s recommendation in paragraph 4.1.5.

Number

UMAA2

UMAA2

Reason

Modification 19 (Part 2) - Revised Deposit Local Plan

The Council will support the priority sites identified within the
Masterplan that assist in the enhancement of the town centre and
accord with the Policies and Proposals section of this Plan.

Modification

The CounC|I W|II suppoﬂ—theﬂaﬁwrty—ﬁtes—rdeﬂﬂﬁed—wrtmﬂ—t-he

aeeefd—wrth—the use its planning powers to encourage the develonment
and enhancement of the priority sites within the masterplan in
accordance with the Policies and Proposals section of this Plan.

Inspector’s recommendation in paragraph 4.1.5.

Number

Paragraph 11

Paragraph 11

Modification 20 - Revised Deposit Local Plan

. Strengthening the historic core of the town centre,

. Overcoming the barrier that the relief road represents, and developing
an improved public face along this important route,

. Improving linkages between the newer complementary edge of centre
retail development and the town centre,

Modification
. Strengthening the historic core of the town centre,
" Overcoming the barrier that the relief road represents, and developing

an improved public face along this important route,
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Reason

Modification Report - Uttoxeter Action Area and Inner Burton Housing Action Area

L] Retaining and enhancing the existing retail provision of the town
centre
. Improving linkages between the newer complementary edge of centre

retail development and the town centre,

Inspector’s recommendation in paragraph 4.2.3.

Number

Paragraph 14

Paragraph 14

Reason

Modification 21 - Revised Deposit Local Plan

" Public Realm Implementation Framework

" Wayfinding Project

" Shop front Design Manual
Modification
" Public Realm Implementation Framework

L Wayfinding Project
" Shop front Design Manual

These documents have been approved as Supplementary Planning Guidance.
They include details of how the Masterplan recommendations can be

implemented.

Inspector’s recommendation in paragraph 4.3.3.

Number

Paragraph 17

Modification 22 - Revised Deposit Local Plan

Of the sites and environmental improvements that are listed below there are
seven that are categorised as high priority. These are sites that are seen as a
high priority because they would have an immediate positive impact on the
town centre and are capable of making a significant contribution to the
town centre......

No Site Size Priority
4 Maltings car park - High/Medium
5 Lions Antiques site and former - Medium

builders yard

6 Angus McKinnon car sales and 1.2 High
storage

7 Blackshaws Mill 0.04 Medium

8 Old Saddlers Yard 0.3 Medium

9 Sheards Car Showroom 0.4 Medium

10  Furbecks Car Sales 0.08 Low

11 Church Street in-fill/Builders yard 0.4 Low
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Paragraph 17

Modification Report - Uttoxeter Action Area and Inner Burton Housing Action Area

12  JCB Main site 4.0 Medium
13 JCB secondary site 0.9 Medium
Modification

Of the sites and environmental improvements that are listed below there are
sevent eight that are categorised as high priority. These are sites that are
seen as a high priority because they would have an immediate positive
impact on the town centre and are capable of making a significant
contribution to the town centre......

No Site Size Priority
4 Maltings car park - High/Medium Low
5 Lions Antiques site and former - Medium

builders yard

6 Angus McKinnon car sales and 1.2 High
storage

7 Blackshaws Mill 0.04 Medium

8 Old Saddlers Yard 0.3 Medium

9 Sheards Car Showroom 0.4 Medium

10  Furbecks Car Sales 0.08 Low

11 Church Street in-fill/Builders yard 0.4 Low

12  JCB Main site 4.0 Medium-High

13  JCB secondary site 0.9 Medium High
Reason Inspector’s recommendation in paragraph 4.4.5.
Number Modification 23 - Revised Deposit Local Plan
UMAAG6 JCB Storage site, Trinity Road (Site 15)

The site is suitable for a pub/restaurant and business units if the

present storage use is relocated to the neighbouring site (Site 16 below)
UMAA?7 Wagon Park, Trinity Road (Site 16)

The site will be used for relocation of the storage use on the
neighbouring site (Site 15) if the present wagon park can be relocated.

Modification
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Modification Report - Uttoxeter Action Area and Inner Burton Housing Action Area

UMAAG JCB Main site, Balance Street (Site 12), JCB secondary site (Site 13), JCB
Test site and staff car park (site 14), JCB Storage site, Trinity Road (Site
15) and Wagon Park, Trinity Road (Site 16)
These sites as shown on Inset 15, are toqether allocated for
comprehensive development. This will include (i) the provision of town
centre uses (ii) the establishment of a Linear park to enhance the
setting of Picknall Brook and (iii) provision through the site for
pedestrian and cycle routes including new routes to the railway station.
The precise boundaries for the various uses in (i) to (iii) above shall be
determined through a detailed Masterplan to be prepared by the
developer in consultation with the Council and submitted to and
approved by the Council in advance of any planning application. The
land should be developed in accordance with the approved Masterplan.

UMAA?7 WagonPark; Frinity Road—(Site 16)

Reason Inspector’s recommendation in paragraph 4.5.38.

Number Modification 24 - Revised Deposit Local Plan

UMAA9 Brookside Business Park (Site 20 in Masterplan)
The site will be developed for a mixture of uses, including business,
commercial, Bl employment uses and residential, as outlined on Inset
Map 15.
Modification

UMAA9 Brookside Business Park (Site 20 in Masterplan)
The site will be developed for a mixture-of business and commercial
uses;including-business;,commercial, Bl-employmentuses and
residential, and the provision of pedestrian and cycle links between the
proposed Square and Brookside Road should be incorporated into the
scheme. as-otitlined-oninset-Map-15:

Reason Inspector’s recommendation in paragraphs 4.6.19 & 4.6.20.

Number Modification 25 - Revised Deposit Local Plan

UMAAI1O0 Fauld Precision Machines (Site 21)
The site is allocated for residential use.
Modification

UMAAI1O Fauld-Precision-Machines(Site 21

The site_isall 1f dential .
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Reason

Modification Report - Uttoxeter Action Area and Inner Burton Housing Action Area

Inspector’s recommendation in paragraph 4.7.3.

Number

UMAATI

UMAATI

Reason

Modification 26 - Revised Deposit Local Plan

Land S. of Tesco, Town Meadows Way (Site 25)

The site is split into two parts, as defined on Inset Map 15. The western
half is allocated for a hotel, while the eastern half is allocated for retail
use.

Modification

Land S. of Tesco, Town Meadows Way (Site 25)

The site is split into two parts, as defined on Inset Map 15. The site will
include a feature Square, creating a focus for this part of the town. The
western half is allocated for a hotel, while the eastern half is allocated
for retail use.

Inspector’s recommendation in paragraph 4.8.7.

Number

Paragraph 21

Paragraph 21

Reason

Modification 27 - Revised Deposit Local Plan

The site, with modified boundaries compared with the Masterplan, for 93
dwellings in Policy H1 of the Policies and Proposals section. Its re-use would
significantly improve the visual appearance of this area and would assist in
creating links between the town centre and the out of town retail
development to the east of Town Meadows Way.

Modification

The site, with modified boundaries compared with the Masterplan, is
atocated has consent for 93 dwellings in Policy H1 of the Policies and
Proposals section. Its re-use would significantly improve the visual
appearance of this area and would assist in creating links between the town
centre and the out of town retail development to the east of Town Meadows
Way.

Inspector’s recommendation in paragraph 4.12.6.

INNER BURTON HOUSING ACTION AREA

Number

IBHI Chapter

IBHI Chapter

Reason

Modification 28 - Revised Deposit Local Plan
Text of whole chapter

Modification

Delete whole IBHI chapter

Inspector’s recommendation in paragraph 4.13.5.
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Modification Report - Uttoxeter Action Area and Inner Burton Housing Action Area
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Modification Report - Built Environment

BUILT ENVIRONMENT

Number

Para 2

Para 2

Reason

Modification 56 - Revised Draft Local Plan

The Borough Council is seeking, in conjunction with local communities, to
produce design appraisals to assist developers in formulating their proposals.
It wishes to see all major villages provided with published guides which will
help anyone intending to build, at whatever scale, to reflect the special
characteristics of that area in the proposed design. These, after public
consultation, will be used as supplementary guidance to Policy BE1. The
Council has also produced a Countryside Design Summary as a guide to design
principles in the countryside and to provide a background for more detailed
design appraisals or design guides. This document will also be used as a
supplementary guidance to Policy BE1 in relation to development in rural areas.
The provision of roads, access points, and car parking will be subject to the
standards specified in this Plan or in Supplementary Guidance. Any
Supplementary Planning Guidance produced by the Borough Council will be
subject to public consultation.

Modification

The Borough Council is seeking, in conjunction with local communities, to
produce design appraisals to assist developers in formulating their proposals.
It wishes to see all major villages provided with published guides which will
help anyone intending to build, at whatever scale, to reflect the special
characteristics of that area in the proposed design. These, after public
consultation, will be used as supplementary guidance to Policy BE1. The
Council has also produced a Countryside Design Summary as a guide to design
principles in the countryside and to provide a background for more detailed
design appraisals or design guides. This document will also be used as a
supplementary guidance to Policy BE1 in relation to development in rural areas.
The provision of roads, access points, and car parking will be subject to the
standards specified in this Plan or in Supplementary Guidance.—Any

Inspector’s recommendation in paragraph 6.2.5.

Number

Para 4

Modification 54/57 - Revised Draft Local Plan

Although these are urban design objectives they, and the following policy, are
applicable to towns and villages alike. They are also applicable to both large
and small developments as significant small developments can have a great
impact on their surrounding area. It is recognised that situations will vary and
certain objectives or policy elements will be more important in some cases than
others. The production of Village Design Statements and the County Council’s
Residential Design Guide, which was produced in conjunction with the Borough
Council, and Planning For Landscape Change document will provide a degree of
guidance as to how the objectives and policy will be applied. The Council will
produce further Supplementary Guidance to illustrate how the design of
development should reflect the characteristics of particular areas. Where a site
will have a significant impact on an area, either due to its large size or its prime
location in a sensitive area, the Council may request a detailed design
statement to be prepared by the developer indicating how the objectives set
out above and the following policy has been taken into account in the design of
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Modification Report - Built Environment

a proposal. Where planning permission is granted for the demolition of
unlisted buildings of intrinsic archaeological or historic importance, the council
encourages the carrying out of archaeological buildings recording prior to
demolition.

Modification

Although these are urban design objectives they, and the following policy, are
applicable to towns and villages alike. They are also applicable to both large
and small developments as significant small developments can have a great
impact on their surrounding area. It is recognised that situations will vary and
certain objectives or policy elements will be more important in some cases than
others. The production of Village Design Statements and the County Council’s
Residential Design Guide, which was produced in conjunction with the Borough
Council, and Planning For Landscape Change document will provide a degree of
guidance as to how the objectives and policy will be applied. The Council will
produce further Supplementary Guidance to illustrate how the design of
development should reflect the characteristics of particular areas. Where a site
will have a significant impact on an area, either due to its large size or its prime
location in a sensitive area including areas along main transport routes, the
Council may request a detailed design statement to be prepared by the
developer indicating how the objectives set out above and the following policy
has been taken into account in the design of a proposal. Where planning
permission is granted for the demolition of unlisted buildings of intrinsic
archaeological or historic importance, the council encotitages requires the
carrying out of archaeological buildings recording prior to demolition.

Inspector’s recommendation in paragraph 6.3.3.

Number

Policy BE6

Policy BE6

Modification 58 - Revised Draft Local Plan

Development will not be permitted in a Conservation Area, unless it
preserves or enhances the character or appearance of the Conservation
Area;

2) Consent to demolish an unlisted building in a conservation area will not
be granted unless it can be shown that it is wholly beyond repair,
incapable of reasonable beneficial use, of inappropriate structure or
design, or where its removal or replacement would preserve or enhance
the character or appearance of an area. Redevelopment involving
demolition will only be permitted where there are detailed plans for the
site already approved.

3) Where Conservation Area Consent is granted for the demolition of
structures of historic interest, the Council will seek to ensure that
provision is made for an appropriate level of archaeological buildings
recording to take place prior to demolition.

Modification

Development will not be permitted in a Conservation Area, unless it
preserves or enhances the character or appearance of the Conservation
Area;

2) Consent to demolish an unlisted building in a conservation area will not
be granted unless it can be shown that it is wholly beyond repair,
incapable of reasonable beneficial use, of inappropriate structure or
design, or where its removal or replacement would preserve or enhance
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the character or appearance of an area. Redevelopmentinvelving
site-already-approved:

3) Where Conservation Area Consent is granted for the demolition of
structures of historic interest, the Council will seek-to ensure that
provision is made for an appropriate level of archaeological buildings
recording to take place prior to demolition.

Reason Inspector’s recommendation in paragraph 6.8.11.

Number Modification 59 - Revised Draft Local Plan

Policy BE8 The character of listed buildings will be protected by the following means:-
d) there is an opportunity for the appearance, plan layout and particular
features of the building to be measured and recorded prior to demolition;
and
Modification

Policy BEB The character of listed buildings will be protected by the following means:-
d) there is an opportunity for the appearance, plan layout and particular
features of the building to be measured and recorded prior to demolition
destruction; and

Reason Inspector’s recommendation in paragraph 6.11.3.

Number Modification 60 - Revised Draft Local Plan

Policy Sites of significant archaeological interest will wherever possible be

BE10 protected from new development. Development proposals affecting sites
of potential interest should be accompanied by an evaluation of the
archaeological implication of the development, based if necessary on trial
evaluation and by an indication of the means and resources to be made
available to protect and/or record the archaeological interest of the site.
Approval may be conditional upon appropriate means and facilities being
available by the developer for archaeological investigation.
Modification

Policy Sites of significant archaeological interest will wherever possible be

BE10 protected from new development. Development proposals affecting sites

of potential interest should be accompanied by an-evaluation a report of
the archaeological implication of the development, based on desk-based
assessments and, if necessary, field en-triat evaluation and by an
indication of the means and resources to be made available to protect
and/or record the archaeological interest of the site. Where the council has
decided that physical preservation of the archaeological remains is not
justified approval may be conditional upon appropriate means and
facilities being made available by the developer for archaeological
investigation or a condition may be attached to any permission granted
requiring such investigation before development commences.
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Inspector’s recommendation in paragraph 6.14.4.

Number

Para 21

Para 21

Reason

Modification 61 - Revised Draft Local Plan

Buildings in the countryside can form a valuable part of its character and can
also form a valuable resource for the local economy. Where there are
proposals to convert rural buildings to new uses which will support the rural
economy it is important to retain their appearance so the character of the area
is retained. The primary reason for such conversions should be to assist the
rural economy but where consent has been granted, and the site has been
actively marketed for such uses and no development has taken place, such
buildings may be suitable for conversion to dwellings. Where consent for re-
use as a dwelling is granted the normal permitted development rights, such as
those relating to extensions to dwellings, may be withdrawn by condition.

Modification

Buildings in the countryside can form a valuable part of its character and can
also form a valuable resource for the local economy. Where there are
proposals to convert rural buildings to new uses which will support the rural
economy it is |mportant to retain their appearance so the character of the area

bwkdmgs—may—be—suﬂabh—hﬁmweﬁreﬁ—te—dwamﬁgs—wmre |t can be shown

that the economic re-use of a rural building is inappropriate residential use
may be considered, subject to the building being suitable and the site being
appropriate for such a use. Where consent for re-use as a dwelling is granted
the normal permitted development rights, such as those relating to extensions
to dwellings, may be withdrawn by condition.

Inspector’s recommendation in paragraph 6.17.3.

Number

Policy
BE15

Policy
BE15

Reason

Modification 62 - Revised Draft Local Plan

Proposals to convert an existing building or group of buildings in the
countryside to commercial, industrial or recreational uses will be viewed
favourably. In assessing such proposals the following factors will be
taken into account.

[The following criteria (a) to (f) are unchanged]
Modification

Proposals to convert an existing building or group of buildings in the
countryside to commercial, industrial, residential or recreational uses will
be viewed favourably. In assessing such proposals the following factors
will be taken into account.

[The following criteria (a) to (f) are unchanged]

Inspector’s recommendation in paragraph 6.18.11.
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EMPLOYMENT

Number

Policies E1
and E2

Policies E1
and E2

Reason

Modification 63

Employment Land Requirement and Supply

Modification

The Inspector recommends in paragraph 7.1.69:

“..I conclude that Policy E2 in the RDLPR and IC 68, 1C96, IC99 and IC100
should be modified to accord with my conclusions on the employment
allocations and sites put forward, including enlargements of existing
allocations and sites such as at Centrum West, Derby Road, Marchington
Camp and Fauld Camp. | leave the Council to update the figures for
completions and commitments and to adjust accordingly the allocations that |
endorse. “

These conclusions are now reflected in the proposed modifications to Policy
E2 which draws together a series of modifications on individual sites. For
each site the Modification Number and the relevant paragraph are detailed in
the following set of modifications.

Inspector’s recommendation in paragraph 7.1.69.

Number

Policy E1

Policy E1

Modification 64

The Borough Council will ensure an adequate supply of land for
employment development throughout the Plan period to:

(@) meet the land provision requirements of the Structure Plan up to
2011;

(b) meet local, national, and international demands for a range of
development sites;

(o) facilitate the provision of an appropriate level of infrastructure to
serve the sites which will start development in the period up to
2011, to enable that continued expansion beyond 2011;

(d) maximise the potential of the A38 and A50 transport corridors in
suitable locations, which do not undermine countryside
protection policies and are easily accessible to public transport
and existing infrastructure and facilities.

Modification

The Borough Council will ensure an adequate supply of land for
employment development throughout the Plan period to:

(@) meet the land provision requirements of the Structure Plan up to
2011;
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(b) meet local, national, and international demands for a range of
development sites;

{h(c) maximise the potential of the A38 and A50 transport corridors in
suitable locations, which do not undermine countryside
protection policies and are easily accessible to public transport
and existing infrastructure and facilities.

Reason Inspector’s recommendation in paragraph 7.6.4.
Number Modifications 63, 65, 66 (Part 1), 68, 69 (Part 1), 70, 80, 98, 162
Policy E2 The Borough Council has allocated the following sites to meet the
objectives of Policy E1
Completions 95.5 ha
Commitments 72.2 ha
Centrum West 7.8 ha
Derby Road 10.0 ha
Uttoxeter 10.0 ha
West of Uttoxeter 0.5 ha
Bramshall Camp 40.0 ha
South of Branston 236 ha
Modification
Policy E2 The Borough Council has allocated the following sites to meet the

objectives of Policy E1

Completions 955ha 97.57 ha (April 05)
Commitments 722ha 91.26 ha (April 05)
Centrum West “78ha 18.10 ha

PerbyRoad 10:6-ha

Uttoxeter 16-6-ha

West-of Uttoxeter 05-ha

Bramshalt-Camp

Centrum 100 4.70 ha

Centrum East 4.20 ha

Pirelli Stretton 8.37 ha

Marley A38 1.40 ha

Derby Road 10.00 10.00 ha

Uttoxeter
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Dove Way 2.30 ha

JCB Balance Street 4.00 ha

Brookside Uttoxeter 0.66 ha

Fauld Camp 4.26 ha

Bramshall Camp 0.50 ha

Marchington Camp 1.24 ha

248.56 ha
Reason Inspector’s recommendations in paragraphs as follows:
Modification No Site Paragraph
23 JCB, Balance Street 4.5.38
24 Brookside, Uttoxeter 4.6.20
65 Derby Road, Uttoxeter 7.8.15
66 Dove Way, West of Uttoxeter 7.9.56
68 Centrum East 7.14.9
69 Centrum West 7.15.21
70 Marley A38 7.17.13
80 Fauld Camp 7.40.53
98 Pirelli 8.14.27
162 Marchington Camp 13.11.4
Number Modification 66 (Part 2)

Paragraph 8

Paragraph 8

Reason

The site South of Branston consists of 28 ha of land with outline planning
consent, and 12 ha of land allocated for employment. The Council
encourages high quality employment development of the site.

Modification
The site South of Branston consists of 40 ha of land with outline planning

consent, and-t+2-haoftand-avaitablte-foremployment— The Council

encourages high quality employment development of the site.

To reflect the site is now committed by planning consent and the subsequent
adjustments to Table E2 as recommended by the Inspector.
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Number

Paragraph 7

Paragraph 7

Reason

Modification 67

The development of the site at Derby Road, Uttoxeter should be informed by
the development brief relating to the site prepared on behalf of the Borough
Council. It is vital that other uses, especially residential, be resisted.

Modification

The development of the site at Derby Road, Uttoxeter should be informed by
the development brief relating to the site prepared on behalf of the Borough
Council_which refers to the access to the A50 and phasing. Access into the
site from Dove Way will be suitable to serve also the additional allocation of
employment land to the west of Dove Way. It is vital that other uses,
especially residential, be resisted.

Inspector’s recommendation in paragraph 7.18.13.

Number

Paragraph 6

Modification 69 (Part 2)

The site at Centrum West lies adjacent to a Grade 1 Site of Biological
Importance. The Council wish to ensure that there will be no conflict
between the development and nature conservation interest of the site, and
will consider attaching conditions to any planning consent for the site, where
nhecessary, to meet this objective.

Modification

Paragraph 6

The employment allocation has been extended under Policy E2 across the

Reason

whole of the site bounded by the Trent and Mersey Canal and A38. The
Council wish to see within the development of the site the creation and
maintenance of wetland habitats by incorporating the open ditches across
the area in the site layout and landscaping. In addition landscaping along
the Trent and Mersey Canal will be a requirement of any scheme.

Inspector’s recommendation in paragraph 7.15.24.

Number

Paragraph 4

Modification 72

The sites in Policy E2 are proposed because they can by their size,
location and immediate availability:-

NB: Sub paragraph (1) to (5) are not subject to modification)

(6) provide range of sites throughout the Borough close to existing
settlements served, or with clear potential to be well served, by
public transport, enabling people to live near their works, and
avoiding major development in locations not well served by public
transport.
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Modification

(6) provide a range of sites throughout the Borough close to existing
settlements served, or with clear potential to be well served, by
public transport, enabling people to live near their work. ane

U a U O VvV Ci vCcU

Reason Inspector’s recommendation in paragraph 7.25.5.
Number Modifications 71 and 73

Paragraph 10

Paragraph 11

The Borough Council believes that it is appropriate to allow for the
expansion of the West of Uttoxeter site which has capacity for further
development after 2011 (the area relates to the capacity beyond 2001). It is
considered that the servicing of this extended site should be borne in mind
when development takes place. Policy E3 seeks to deal with this issue.

Due to the considerable infrastructure works, and the current annual take up
of employment land, the Borough Council does not consider control over the
timing of any employment allocation is necessary. However at the West of
Uttoxeter site, provision will need to be made for expansion beyond 2011.

Modification

Reason Inspector’s recommendation in paragraph 7.27.7.

Number Modification 74 (Part 1)

Policy E3 The Local Planning Authority will seek to ensure that, in granting
permission for the West of Uttoxeter sites, adequate servicing
arrangements are secured which will enable its potential expansion by
15 ha beyond the Structure Plan period.

Modification
Poliey E3
Reason Inspector’s recommendation in paragraph 7.22.7.
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Number Modification 74 (Part 2)

Policy E4 The Borough Council will closely monitor the release of all sites and, if it
is apparent that the employment provision in Structure Plan Policy E1
will not otherwise be achieved, grant planning permission on the
extension to the West of Uttoxeter site referred to in Policy E3. The
Council will treat its premature development as a formal alteration to
the adopted plan if the overall rate of development is likely to exceed
current strategic requirements.

Modification

Policy E4

Reason Inspector’s recommendation in paragraph 7.28.10.

Number Modification 75

Policy E6 The development of the employment sites South of Branston and at
Barton Business Park should provide for goods to be moved by rail if
possible.

Modification

Policy E6

Reason Inspector’s recommendation in paragraph 7.31.5.

Number Modification 76

Policy E7 Planning permission will be granted for extensions and improvements to

existing employment premises in sustainable locations, provided that
they are well designed in accordance with Policy BE1, provide adequate
servicing, a comprehensive landscaping scheme, and do not result in a
loss of amenity to nearby properties

Modification
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Policy E7 The needs of existing industry will be supported by:

(a) permitting firms to extend or expand unless unacceptable
environmental conditions would result;

(b) helping industry to relocate from obsolete premises or
environmentally unsuitable locations to more modern, accessible or
other suitable designated employment land in the same general
area;

(c) Promoting, if environmentally appropriate, the reuse or
redevelopment of land and redundant buildings to provide space
for new employment, particularly in areas of high unemployment

Reason Inspector’s recommendation in paragraph 7.32.6.
Number Modification 77

Paragraph 12

Paragraph 12

Reason

The Borough Council is keen to promote high quality employment
generating development. It consider that this can be best achieved through
encouraging well designed schemes falling predominantly within Class B1
and B2 of the Town and Country Planning Act (Use Clauses) Order 1987. In
assessing major planning applications for employment proposals, the
proportion of the site gives over to storage and distribution B8 uses will be
carefully considered in relation to the Council’s Economic Development
Strategy which will be informed by an Economic Forecasting Study.

Modification

Inspector’s recommendation in paragraph 7.33.7.
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Number

Paragraph 14

Paragraph 14

Modification 78 (Part 1)

Unemployment in East Staffordshire (1.7% February 2004) is below the rates
for West Midlands and GB, but the rates in six of the wards in Burton upon
Trent are above both the regional and national average. This has led to
parts of Burton upon Trent being designated as an Objective 2 area where
European funding for regeneration will be targeted. SRB status has also been
awarded. Despite economic development occurring in Burton it has had little
impact on unemployment levels in these deprived areas. A greater
connection therefore needs to be established between economic
development and the areas of deprivation. This could be achieved by new
companies directing recruitment and training initiatives towards the deprived
areas so as to improve the chances of local unemployed people gaining
work. This would act against social exclusion and would have substantial
benefits by ensuring lower levels of commuting to work. This can be
achieved through the negotiation of planning obligations with new
employers.

Modification

Unemployment in East Staffordshire (1.7% February 2004) is below the rates
for West Midlands and GB, but the rates in six of the wards in Burton upon
Trent are above both the regional and national average. This has led to
parts of Burton upon Trent being designated as an Objective 2 area where
European funding for regeneration will be targeted. SRB status has also been
awarded. Despite economic development occurring in Burton it has had little
impact on unemployment levels in these deprived areas. A greater
connection therefore needs to be established between economic
development and the areas of deprivation. This could be achieved by new
companies directing recruitment and training initiatives towards the deprived
areas so as to improve the chances of local unemployed people gaining
work. This would act against social exclusion and would have substantial
benefits by ensuring lower levels of commuting to work. This can be

achieved through the negotiation ef ptanning-obtigations with new

employers.

Reason Inspector’s recommendation in paragraph 7.35.5.

Number Modification 78 (Part 2)

Policy E9 The Borough Council will negotiate where appropriate planning
obligations with employers occupying new development in the area of
Burton upon Trent to secure initiatives for contribution towards the
recruitment and training of local people
Modification

Policy E9

Reason Inspector’s recommendation in paragraph 7.35.5.

Page 46



Modification Report - Employment

Number

Paragraph 16

Paragraph 16

Reason

Modification 79

Further development at Needwood Camp beyond those sites committed by

planning consent would be unsustainable, given that the site is not allocated
in close proximity to any settlements, and is not served by public transport.

No allocations are proposed.

Modification

Any proposals for development at Needwood Camp will be considered

against Policy E7 and other relevant policies in this Plan

Inspector’s recommendation in paragraph 7.37.6.

Number

Policy E11

Policy E11

Reason

Modification 80

Within the allocation shown on Inset Map 7 the Borough Council will
permit uses within Classes B1 and B2 provided that arrangements can
be made for a suitable new vehicular access to Fauld Lane to the
satisfaction of the Borough Council. Foul and surface water shall be
connected to the respective public foul and surface water sewerage
systems.

Modification

Within the allocation shown on Inset Map 7 the Borough Council will
permit uses within Classes B1 and, B2 and B8 provided that
arrangements can be made for a suitable new vehicular access to Fauld
Lane to the satisfaction of the Borough Council. Foul and surface water
shall be connected to the respective public foul and surface water
sewerage systems.

Inspector’s recommendation in paragraph 7.40.53.

Number

Paragraph 25

Modification 81

The Borough Council’s priorities for the Camp are to encourage the re-use or
removal of the barrack buildings, to allow continuing limited development
within, and to improve the appearance of, the Marchington Industrial Estate
(the B Depot) and Hays Logistics site (C Depot), to resolve any local drainage
difficulties, to work towards changes to overcome local highway problems on
Stubby Lane, and encourage schemes to reclaim the relatively small area of
the former military camp which are derelict and semi-derelict. The Council
will seek to ensure by agreement that proposal involving a significant
increase in heavy goods traffic from the Hays site secure an access to
Moreton Lane.
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Modification

The Borough Council’s priorities for the Camp are to encourage the re-use or
removal of the barrack buildings, to allow continuing limited development
within, and to improve the appearance of, the Marchington Industrial Estate
(the B Depot) and Hays Logistics site (C Depot), to resolve any local drainage
difficulties, to work towards changes to overcome local highway problems on
Stubby Lane, and encourage schemes to reclaim to open uses the relatively
small area of the former military camp to the north of Moreton Lane which
are derelict and-semi-deretict. The Council will seek to ensure by agreement
that proposal involving a significant increase in heavy goods traffic from the
Hays site secure an access to Moreton Lane.

Inspector’s recommendation in paragraph 7.42.

Number

Paragraph 28

Paragraph 28

Reason

Modification 82 and 83

These buildings have been standing empty for 20 years and are in a
dilapidated state. While the Council would still be willing to consider
proposals for their re-use, the prospects of them are becoming increasingly
remote. The Borough Council would welcome the provision of a Stubby Lane
to Moreton Lane link road available for use by the public funded by the
developer of the site

Modification

These buildings have been standing empty for 20 years and are in a
dilapidated state. While the Council would still be willing to consider
proposals for their re-use, the prospects of them are becoming increasingly
remote. e otHIEH-W wetcome-theprovision-ofa bby-tate

Inspector’s recommendation in paragraph 7.43.8.

Number

Policy E13

Policy E13

Modification 84 (Part 1)

Within the area of Marchington Industrial Estate shown on Inset Maps 8
and 9 the Borough Council will permit development and redevelopment
of the site for employment uses except where the type of amount of
traffic it would generate would unacceptably harm the rur