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1. Purpose of the Development Brief

The purpose of the development brief is to provide design guidance on the development of the site known
as ‘Galaxy Row’ located between Derby Road and Oxford Street in the town of Long Eaton in the district
of Erewash. The site includes a number of properties in various ownerships with several having been
subject to planning enquiries and planning applications over recent years. Erewash Borough Council wish
to see a comprehensive redevelopment of the site to provide a high-quality urban infill project that
promotes the Government ambition to ‘build back better’ in line with the Long Eaton Town Deal Process.
Through this process, the derelict former Galaxy cinema site has been identified as a local regeneration
priority. It is considered that a wider redevelopment site is necessary to achieve a high-quality
development that does not impede any future redevelopment of adjacent properties.

This Development Brief will provide the planning and design framework to guide future development and
set the context for the appraisal of development proposals promoting positive dialogue between
developers and planners.
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FIGURE 1: LONG EATON IN SUB-REGIONAL CONTEXT (EREWASH BOROUGH COUNCIL CORE STRATEGY KEY DIAGRAM)



2. Location and Site Description

2.1  Site Location and surrounding uses

Context

The site is located between 35 and 49 Derby Road (A6005) and between 8 Oxford Street and B and B
Knitwear on Oxford Street, Long Eaton. The site measures 0.19ha (0.46 acres) and sits on the north
western edge of Long Eaton Town Centre with approximately two-thirds of the site located within the
town centre boundary. The site location is shown in Figure 2 and comprises four separate land ownerships
between the former Cinema use, the former Club, the Garage premises, and No 43 Derby Road.

Burton Court

FIGURE 2: GALAXY ROW SITE BOUNDARY OUTLINED IN RED



FIGURE 4: SITE EXTENT: OXFORD STREET FRONTAGE

2.2 Site Description

Derby Road

The site is currently largely vacant. The former Galaxy Cinema dominates Derby Road, with its frontage
extending to the equivalent of nearly five-storeys in height at the apex of the fagade. The current
scaffolding on site is to undertake urgent repair work arising from falling masonry to the street. Moving
west, number 43 Derby Road is currently occupied comprising a two-storey property with commercial use
on the ground and first floor residential. The former Stage One club is located at number 45 and 47 Derby
Road. A single storey building with a parapet wall extending to a two storey facade on Derby Road, Stage
One extends the depth of the block to have a second single storey frontage on Oxford Street. The Stage
One club has been vacant for a number of years and is subject to a current live planning application.



FIGURE 5: DERBY ROAD FRONTAGE (OCTOBER 2021)

Oxford Street

To the east of the Oxford Street facade of the Stage One club sits the Fastfit auto repair garage with a
small car park to the east of the garage forming the eastern extent of the site. These sites are illustrated
in figures 6 and 7.

FIGURE 6: OXFORD ROAD FRONTAGE (OCTOBER 2021)



FIGURE 7: CAR PARKING ADJACENT TO FASTFIT GARAGE WITH REAR OF GALAXY CINEMA VISIBLE (OCTOBER 2021)

Neighbouring uses

To the north of the site on the opposite side of the Derby Road sits the Erewash District Council offices.
These offices are set back from the highway and sit within landscaped grounds. To the east, the Derby
Road frontage is characterised by two-storey commercial office uses which extend to Fletcher Street.



FIGURE 8: DERBY ROAD NEIGHBOURING PROPERTIES COMMERCIAL (OCTOBER 2021)



Oxford Street is a mix of residential and commercial uses. On the south side of Oxford Street, residential
apartments have been built. These are mostly three storeys, extending to four storeys in the centre of the
facade.

FIGURE 9: OXFORD STREET NEIGHBOURING USES (OCTOBER 2021)

To the west of the site the land use is predominantly commercial along the Derby Road frontage with
office and workshop space on Oxford Street and Fletcher Street.



Planning History of the Site
The planning history of the site is detailed below:

Galaxy Cinema:
ERE/0804/0021 Replacement Windows and Doors. Submitted 5/8/2004, determined 10/9/2004. Refused
due to failure to preserve or enhance conservation area.

Tyre Depot (Fastfit)
ERE/0311/0049 Display 3 illuminated and three non-illuminated signs. Submitted 25/3/2011, determined
15/5/2011. Approved with conditions.

ERE/1111/0049 Erection of 2 illuminated fascia signs, 1 non-illuminated fascia sign, and one set of two
garage graphics. Submitted 25/11/2011, determined 19/1/2012. Approved with conditions.

43 Derby Road
ERE/0307/0003 Change of use from shops (A1) to financial and professional services (A2). Submitted
2/3/2007, withdrawn 5/4/2007.

Stage 1

ERE/0315/0006 Retrospective application for change of use of land to from part of drinking establishment
and retention of smoking solution and shelter. Submitted 28/4/2015, determined 4/6/2015. Approved no
conditions.

ERE/0620/0058 Planning application for demolition of existing buildings and erection of two blocks of
apartments (one to Derby Road and one to Oxford Street) etc. Submitted 30/6/2020. Refused July 2022.



3. Planning Policy Context

The development of the Galaxy Row site will be guided by National planning policies, the Local
Development Plan and other relevant policy guidance, strategies, design guidelines and technical reports,
including:

e National Planning Policy Framework (NPPF)
e Erewash Borough Local Plan

3.1 Local Plan

Core Strategy

The Core Strategy for Erewash Borough Council was adopted in March 2014. Policy 4: Employment
Provision and Economic Development promotes the provision of office development in and adjoining Long
Eaton town centre. This is further supported in Policy 6: The Role of Town and Local Centres with Long
Eaton Town Centre a named town centre. New development should make a positive contribution to local
identity and sense of place, having regard to local context in line with Policy 10: Design and Enhancing
Local Identity.

Saved Policies

The Erewash Borough Local Plan has a number of saved policies, the latest version having been adopted
on the 6™ March 2014. The following policies are deemed particularly relevant to the development site,
although regard should be had to the development plan as a whole.

Housing

Three housing policies are particularly relevant to the redevelopment of the Galaxy Row site. H1, H9 and
H12 cover important policy issues promoting the redevelopment of derelict or under-used land, subject
to quality and design criteria being met. Planning obligations may be required for housing developments
compromising 10 or more dwellings.

POLICY H1 - URBAN CONSOLIDATION

“Within the urban framework of Ilkeston, Long Eaton and Sandiacre, housing development will be permitted if it
comprises infilling, conversion, small-scale development, the use of neglected, derelict or under-used land or the
redevelopment of land or premises subject to meeting the requirements of the other policies, particularly policies
H12, E2, DC1 and DC9”".



POLICY H9 - SECTION 106 PLANNING OBLIGATIONS - HOUSING SITES

“For proposed housing developments comprising 10 or more dwellings the council will seek to enter into Section
106 obligations with developers to ensure that education and community facilities, including infrastructure
requirements, open space, health care and local shops, are provided to the extent necessary to meet demand arising
from occupiers of the new dwellings”.

POLICY H12 - QUALITY AND DESIGN
“In considering applications for housing development, the borough council will require that the proposals:

1. Are in scale and character with their surroundings;
Have regard to distinctive landscape features and provide supplementary landscaping where appropriate,
particularly where the development is visually prominent or situated on the established urban fringe;

3. Provide adequate amenity space for each dwelling;

4, An acceptable standard of privacy within private garden areas is achieved by visually appropriate boundary
treatment;

5. Are located so as to avoid being unduly affected by noise or smells from nearby uses that would be expected

to generate such effects”.

Mixed-use development

Policy E6 promotes mixed use developments where the mix of uses is compatible, and the development
is of a high-quality design.

POLICY E6 - MIXED USE

“Applications for mixed use development will be permitted subject to the council being satisfied that the mixed uses
are compatible in terms of noise, hours of working, access and egress, parking, emission of fumes, smell or dust,
vibration and any other environmental parameter. A high quality of design is sought, with full regard being given to
landscaping, materials of construction, scale of buildings and space between buildings. In particular, the interface
between uses needs careful attention to detail”.

Transport

The most relevant policy is policy T2 which seeks to apply maximum parking standards.

POLICY T2 - PARKING

“To maintain the vitality and viability of the town centres, off-street car parking will be managed to ensure efficient
use of car parking spaces through the operation of charging systems. In considering development proposals, the
borough council will have regard to the maximum parking standards set out in the parking supplementary planning
document. Where development is proposed in locations which are readily accessible to existing car parking or are
well served by public transport, levels of car parking provision may be required to be significantly below the
maximum level. A level of parking in excess of the maximum standard will only be acceptable in exceptional



circumstances, and where it is demonstrated that it is needed in the interests of public amenity, safety or to
otherwise clearly benefit the town centre as a whole. Parking spaces to meet the needs of people with disabilities
will be conveniently located”.

Environment

Due to the site’s location adjacent to two conservation areas, the design of development is of particular
importance as set out in policy EV5. Part 3 of the policy is relevant to the cinema building given its position
in the conservation area.

POLICY EV5 - CONSERVATION AREAS - DEVELOPMENT CONTROL

1. Proposals for new development, including conversions, alterations, extensions, and changes of use will only be
permitted where the borough council is satisfied that such proposals will preserve or enhance the special
character and appearance of the conservation area. Buildings, open spaces, trees, and other features which
contribute to the special character and appearance of the conservation area will be conserved and protected
from harmful development.

2. Proposals to alter or extend unlisted buildings of architectural, historical, landscape or townscape value will be
considered against the need to ensure the preservation of those elements of buildings which contribute towards
the particular character of the conservation area. Alterations to existing shop fronts, including the addition of
internal and external illumination will not be permitted where this will have a detrimental effect upon the
character or appearance of the buildings or the conservation area. The replacement of historic shop fronts will
not be permitted.

3. Proposals to demolish or substantially destroy an unlisted building in a conservation area will not be permitted,
unless it can be demonstrated to the satisfaction of the local planning authority that the building:

a) is of an inappropriate design in the context of its location or
b) is beyond repair at reasonable cost or
c) is incapable of beneficial usage;

and that its removal is subject to the submission of detailed proposals for replacement development of
appropriate design, scale and materials which would clearly preserve or enhance the character and appearance
of the conservation area. Consent for demolition will only be granted subject to the requirement that such
demolition does not take place prior to:

a) the granting of detailed consent for the replacement development and

b) the letting of a contract for the approved replacement development.

Development Control

Two development control policies, DC1 and DC2 are considered particularly relevant for the site. Policy
DC1 seeks to restrict backland development where it could prejudice the future comprehensive
development of a wider area. This is relevant given the location of the site in the middle of a development
block. The site’s location within a medium flood risk zone means that policy DC7 on development and
flood risk is important.



POLICY DC1 - BACKLAND OR TANDEM DEVELOPMENT
“Applications for backland or tandem development will be permitted subject to the following criteria being satisfied:

The proposed development is well related to existing development;

The development has a satisfactory means of access;

There is no detrimental effect on the residential amenities of adjoining properties;

The development will not prejudice the future comprehensive development of a wider area of which the
application site is a part”.
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POLICY DC7 - DEVELOPMENT AND FLOOD RISK

“Planning permission will only be granted for development proposals within areas of flood risk where the
development would have no adverse effect on the management of that risk. Where it is judged that a development
proposal would be likely to increase flood risk, satisfactory compensatory measures will need to be incorporated.
When considering development proposals, the council will have regard to the need to:

Ensure that development is adequately protected from flooding;

Provide access to a watercourse for maintenance purposes;

Prevent development from exacerbating existing or potential flood risk;

Ensure that there are no reasonable alternative options available for the proposed developmentin a lower
flood risk category, consistent with other sustainable development objectives”.
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3.2 Heritage and Conservation

The Long Eaton Town Centre Conservation Area was designated on the 14" of September 1993. The
Conservation Area extends from the town centre to the east and north of the site, encompassing the
Galaxy Cinema building and 43 Derby Road within its boundary. The conservation area includes a number
of listed buildings and buildings of local historic significance. None of these fall within the site or the
adjacent properties.

The Long Eaton Lace Factories Conservation Area was designated in February 1983. The conservation area
covers a large area to the west of the Erewash Canal, including historic lace factories. It extends to the
eastern side of the canal to include properties on Oxford Street to the west and south of the site.

There are no listed buildings within the study area. Also, the local list of buildings of historic interest shows
that there are no buildings within the study area.



4. Physical and Natural Considerations

4.1  Relationship to adjacent properties and neighbourhood

The Derby Road frontage has no dominant architectural style or form. There is a mix of building types and
styles as previous regeneration has undermined any intrinsic value the frontage may have once had.
Buildings are predominantly two-storey along Derby Road with the notable exception of the Galaxy
Cinema.

To the south of the site the style is more consistent thanks to the development of apartments on the
south side of Oxford Street. These have created a strong building line along Oxford Street and are built
using red bricks in keeping with the wider Long Eaton Lace Factories Conservation Area in which it sits.

The development block in which the site sits is characterized by strong building frontage and rear lots
used either as gardens or car parking for commercial uses. The Stage One and Cinema buildings are
notable exceptions to this, as they cover most or all of the development site. It should be noted that this
is an exception in this area and due to the nature of the uses where little or no natural light was required
in the functioning of either building.

4.2 Flood Risk

The site sits within a Flood Zone 3 as identified by the Environment Agency flood map. A flood risk
assessment is required to be undertaken. Applications will be required to provide a detailed Flood Risk
Assessment Map and flood modelling and hydrology reports to illustrate how flood risk will impact on the
development and how it will be mitigated.
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FIGURE 10: FLOOD MAP OF SITE (SOURCE: ENVIRONMENT AGENCY)

4.3  Highways and Site Access

There is no direct vehicle access to any of the properties along Derby Road at present. Rear access to
courtyard parking is currently gained via Oxford Street.



5. Guiding Design Principles

5.1  Site Constraints and Opportunities

It is important that any development responds to the site constraints and opportunities outlined in
previous sections and summarised as follows:

Constraints

e No vehicular access from Derby Road.

e Scale and form of neighbouring properties including positioning of windows onto the site.
e Land Use of neighbouring properties.

e Flood zone considerations and future climate change impact.

Opportunities

e Opportunity to repair and enhance Derby Road frontage.
e Opportunity to remove incompatible uses from Oxford Street.

5.2 Layout
A successful redevelopment of the site should be achieved by adopting the following design principles on
layout:

e Create a continuous development frontage along Derby Road, retaining the strong sense of
enclosure to the street.

e Maintain the extent of development frontage along Oxford Street.

e Create aninternal courtyard in the middle of the plot, repairing the perimeter block with a strong
distinction between front and backs.

e Maintain privacy and prevent overlooking at the rear of properties.

53 Land Use

Proposed land uses should respond to the neighbouring context and reflect the site’s position on the edge
of the Town Centre.

e Residential development (Class C3) will be encouraged along Oxford Street
e Residential development (Class C3) will be permitted as part of a mixed-use building on Derby
Road.

e Commercial ground floor use (all Class E uses with the exception of E(b) plus Class F1 uses) along
Derby Road will be encouraged.



5.4  Scale, Massing and Height

Scale is an important part of how people visually perceive a building. The scale, massing and height of new
buildings should have regard to the existing uses and site context. The redevelopment of the site should
be used as an opportunity to reduce the dominant massing on the site created by the former cinema
building which is out of context with the surrounding built form.

o Building height should not exceed four storeys along Derby Road with no more than 50% of the
facade exceeding three storeys.
e Building height along Oxford Street should not exceed three storeys.

4 Storey (Max 50%%)
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FIGURE 11: BUILDING HEIGHTS ON DERBY ROAD

5.5  Plot Coverage & Building Depth

The plot coverage and depth of the building must support good working and living environments, ensuring
good natural daylight penetration, views out of the building, particularly at upper floors and avoid
overlooking adjacent developments. As a result, the following principles will apply:

e A maximum building depth of 22m is envisaged.
e Plot coverage should be restricted to a maximum of 55% of the site area.



5.6  Setback and Building Line
Setbacks are whole or partial recesses of buildings from the building line.

e There should be no setback from the Derby Road frontage with new properties maintaining the
existing buildings line. Breaks in the building line on Derby Road should be avoided.

e The Oxford Street frontage should have a setback of between Om and 2m. If a setback is created,
the boundary with the footpath should be defined by a wall or railing of between 0.9m and 1.1m
in height. Breaks in the building line on Oxford Street are only permitted to enable vehicular
entrance.

e Buildings on Oxford Street above ground floor will need to be set back from the B and B Knitwear
Building due to a window at the 1° Floor.

5.7  Facade Design
The buildings should have a clear order based on three distinct ‘strata’ — base, middle and top. These
strata are evident in those buildings in the immediate environment that have the best architectural merit.

Top

Middle

Base

FIGURE 12: IMAGE ILLUSTRATING THE DIFFERENT STRATA OF A BUILDING’S FACADE.

o The base is the part that relates most closely with people in the public realm. It is therefore
important that it is of a human scale and avoid creating a dead space in the facade.



5.8

The middle strata is often the majority of the building’s facade and requires careful design to
create order, balance and rhythm. The design of the middle strata must break down the bulk of
the facade.

The top zone should be distinct from the middle and contribute to activation of the roofline. The
introduction of a setback at the top zone with activation of the roofscape will be encouraged.
Long facades should be broken into smaller elevational components to maintain an elevational
appearance and rhythm in keeping with the two Conservation Areas.

Building Frontage and Public Realm

Building frontage is crucial, as it is the portion of a building that directly addresses the public realm.

59

Active uses should be developed at ground floor onto streets.

There should be natural surveillance of the public realm from properties.

A smallincrease in ground floor level can be utilised to enhance privacy to ground floor residential
uses whilst maintaining natural surveillance.

Small recesses at ground floor can be used to mark entrances and provide shelter from the rain.

Access, Car Parking, Cycle Parking, Electric Vehicle Charging

Site access needs to conform with Derbyshire County Council highways standards.

Pedestrian access should be provided from Derby Road and Oxford Street. Common pedestrian
access should be provided to enable residents to enter from either side of the development. This
can be provided either through a building or through a pedestrian only access. Pedestrian access
should be security controlled to prevent unauthorised access. Gates will not be permitted to open
onto the footpath.

Vehicular access shall be provided via Oxford Street. This should provide access to a common
courtyard car park.

Car parking should be provided on site, aiming for a ratio of 1 space per residential unit. Car
parking spaces should be a minimum of 5.5m x 2.4m, plus an additional 0.5m required on each
side where a space is bounded by a wall, fence, or hedge, with 6m space to manoeuvre to and
from the space.

2.4m x 43m visibility sightlines are required for vehicular access on Oxford Street.

At least 20% of car parking spaces should be provided with electric charging points with the
potential for 100% coverage to be retrofitted with minimal additional cost. Access to the
courtyard should be via a security gate.



5.10 Safety, Security and Accessibility
Safety, security, and accessibility are keen components of liveability.

e Universal accessibility is required to ensure the long-term sustainability of properties for all.
Unnecessary changes of level should be avoided with accessible routes required through shared

spaces and corridors.
e The site should be designed to provide natural surveillance to the public realm whilst preventing

the use of the site as a through route for the public.
e Vehicular gates should be electronic with pedestrian accesses being authorised access only.

5.11 Materials
By using appropriate materials, the character of the townscape can be enhanced.

e The use of brick is encouraged as a high-quality facade treatment that is characteristic of the two
neighbouring conservation areas.
e Poor quality materials will not be permitted.



FIGURE 13: IMAGES ILLUSTRATING TYPICAL MATERIALS IN LOCALITY
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FIGURE 14: ILLUSTRATED DESIGN PARAMETERS



