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Appendix 2  
 
20th February 2013 
 
 
Dear Hannah 
 
Retail planning issues associated with proposed food store, Shaftesbury 
Lane, Blandford 
(App. No. 2/2011/1439/PLNG) 
 
 
I refer to the above planning application and the discussions which have occurred 
between the Applicants and the Council regarding the potential impact on the town 
centre. 
 
As you will be aware the Applicants have accepted that mitigation of the 
significantly adverse impact of the proposed food store on the town centre is 
required. This is confirmed by their agreement to fund various measures which 
include: 
 
 Improving the X8 bus service which would provide an additional two 
journeys per hour between the proposed store and the town centre on Mondays to 
Saturdays with the additional journeys operating in the opposite direction to the 
existing X8 service. The cost of providing the additional services is £80,000 per 
annum for 3 years (£240,000 in total). 
 Funding a town centre manager for 4 years on an assumed salary of 
£40,000 per annum. As currently envisaged the manager would be employed by 
the District Council. The total cost would be £160,000. 
 A total of £30,000 upgrading 2 bus stops in the town centre including the 
provision of real time information. 
 A further £43,400 towards shop front improvements and provision of a 
fund for the town centre manager to promote the town as a shopping and leisure 
destination. 
 
These total £473,400 and have been derived in discussion with myself and officers 
of the Council as a basis for establishing the scale of mitigation the Applicants 
consider is reasonable and necessary. They have confirmed that these mitigation 
measures are ‘reasonable and appropriate’ and accord with the NPPF and the CIL 
regulations. The Applicants have also confirmed that potentially a further £100,000 
might be available if this was considered necessary to enable a favourable 
conclusion to be drawn on the retail impact issue. 
 
The issue for the Council to determine is whether these measures are sufficiently 
extensive to mitigate the significant impact of the scheme on the town centre. There 
is no empirical basis for assessing the effectiveness of the measures but there is 
no doubt that they are fairly and reasonably related to the development proposed. 
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These improvements would be in addition to those already agreed by Tesco Stores 
Ltd in relation to the permitted extension at Stour Park.  
 
I have made clear in my last advice to the Council that I did not believe that the 
cumulative impact of both developments is capable of being mitigated. Since then 
extensive discussions have occurred as a means of identifying the scale and scope 
of potential schemes which would reduce the trade diversion. This was useful I 
believe in establishing agreement that mitigation in excess of the proposed bus 
route improvements was reasonable and necessary. 
 
The proposed measures are targeted in specific areas and cover a range of 
complementary solutions. Although these are to be welcomed, it is not clear that 
they are sufficiently extensive for me to conclude that they would ensure that the 
trade diversion and concomitant reduction in the town’s vitality and viability, would 
be ameliorated to an acceptable degree. I accept that ultimately this is a matter of 
planning judgement and it is for the Council to decide where the planning balance 
lies. In impact terms it turns on the question of whether the significantly adverse 
cumulative effects which the Applicants agree will occur, can be mitigated to an 
acceptable level. 
 
 
Yours faithfully 
 
 
 
Mark Wood 
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1.0 INTRODUCTION 
 
1.1 Following the submission of our report in April 2012 in respect of retail 
issues associated with the proposed food store at Shaftesbury Lane, Blandford 
Forum, further discussions have been held with the agents (RPS) acting on behalf 
of the Applicants. 
 
1.2 RPS submitted a letter dated 29th May 2012 responding to various points 
raised in our report. A meeting was held with RPS on 13th July 2012 where various 
matters were discussed including the need to address the cumulative impact 
associated with the planned extension to the Tesco store at Stour Park2. In addition 
the offer of providing a bus link between the store and the town centre was also 
discussed. 
 
1.3 Following this meeting RPS have submitted further information in the 
form of three tables together with a written explanation of the assessment of 
cumulative impact relating to both comparison and convenience goods. Our final 
observations are based on our assessment of the additional information. The three 
tables are attached as Appendix [1] to this report.  
 
1.4 Following receipt of this information we held further discussions with 
RPS in order to seek clarification on the following matters: 
 
 Final details of the preferred bus route. 
 The level of linked shopping and other trips between the store and the 
town centre. 
 Whether in accordance with the letter of 29th May 2012 a legal 
undertaking was being offered to mitigate the impact in addition to the funding 
required for the bus route. 
 
1.5 Subsequently further information in respect of the funding of an existing 
bus service (X8) and the proportion of additional expenditure which is estimated to 
be attracted to the town centre through linked trips. The Applicants have confirmed 
that any additional financial contributions other than the funding of the bus route are 
dependent upon the Council’s consideration of the likely impact on the town centre 
having regard to the improvements already planned as part of the extension to the 
Tesco store. 
 
 

                                                 
2 Planning permission No. 2/2010/1222. 
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2.0 FURTHER OBSERVATIONS 
 
(i) Cumulative impact: convenience goods 
 
2.1 Supplementary Table 19 provides an assessment of the predicted 
cumulative impact of the proposed Asda store taken in combination with the 
planned Tesco extension. The analysis is based on a number of assumptions: 
 
 The larger Tesco store will trade against the proposed Asda store 
reducing the latter’s turnover by 5% (£1.3m). 
 Asda would draw 50% of the turnover attributed to the planned Tesco 
extension. 
 The resultant turnover of the Tesco store would be £35.03m. 
 The resultant turnover of the Asda store would be £20.8m. 
 The trade draw from Morrisons within the town centre would increase 
from £0.92m to £2.22m providing a resultant post-impact turnover of £10.17m. 
 The impact on Morrisons would increase from approximately 7.5% to 
18.3%. This can be compared with 14.5% with Asda trading in isolation i.e. prior to 
the Tesco extension. 
 The trade draw from the town centre would increase from £1.08m to 
£2.88m. 
 The overall impact on the town’s convenience goods trade3 would 
increase from 3.2% to 16.6%. This may be compared with 13.8% with the Asda 
trading in isolation. 
 The net increase in trade draw from the town centre is estimated to be 
£0.46m4 which would be ameliorated by the £457,000 of planned improvements 
proposed as part of Tesco implementing its extension. 
 
2.2 In addition RPS have provided a second table (Supplementary Table 
21). This is submitted on a ‘without prejudice basis’5. The table addresses our 
previous comments in respect of the Tesco extension where we estimated that it 
could draw approximately £3.3m from the town centre compared with £1.35m as 
estimated by Tesco’s consultants.  
 
2.3 On the basis of the revised trade draw assumptions the following 
outcomes are predicted: 
 
 The Tesco store with extension would have a convenience goods 
turnover of approximately £35.1m compared with a pre-impact turnover of £51.2m. 
 The proposed Asda store would trade at £20.8m compared with a solus 
turnover of £22.1m. 
 The Morrisons store would experience a reduction in convenience goods 
trade of approximately £3.0m. This would equate to a cumulative impact of 23.8%. 
 The town centre would experience a reduction of £3.79m equating to a 
cumulative impact of 21.9%. 

                                                 
3 Includes Morrisons and all convenience goods shops within the town centre. 
4 There are a number of arithmetical errors in Supplementary Table 19 which suggest that the trade 
draw from the town centre is £0.5m and not £0.46m. 
5 RPS have stressed that in their view the cumulative impact would be more in line with the figures set 
out in Table 19. 
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2.4 The overall conclusion by RPS is that under either scenario the 
cumulative convenience goods impact would not be likely to be significantly 
adverse. In a subsequent telephone conversation with the agents it was accepted 
that the impact would be significant but would not give rise to the closure of 
Morrisons. 
 
2.5 In examining the two alternative impact assessments, the following 
points are considered to be particularly relevant: 
 
 The design year turnover of the Asda store is predicted to be £20.8m 
compared with a turnover of £24.47m. 
 Tesco would experience a reduction in turnover from £51.24m to 
£35.03m. 
 On the basis of the higher trade draw from the town centre attributable to 
the Tesco extension, the trade drawn to the proposed Asda store from Morrisons 
reduces from £1.3m to £0.7m and from the rest of the town centre from £0.5m to 
£0.4m. 
 The inflow of expenditure from outside the primary catchment area to the 
proposed Asda increases from £1.3m to £2.2m assuming a higher trade draw from 
the planned Tesco extension. 
 
2.6 We accept that the proposed Asda will compete to a significant extent 
with the Tesco store at Stour Park. Indeed the Practice Guidance recognises that 
‘like competes with like’ and that any new retail development will have an impact on 
existing shopping centres. 
 
2.7 In previous advice to the Council we have concluded that the planned 
Tesco extension would be likely to have a significantly greater impact on the town 
centre than that predicted by Tesco Stores Ltd. The latter in agreeing to entering 
into a planning obligation to secure improvements to the town centre, accepted that 
this was necessary in order to adequately mitigate the impact on the town centre 
and accorded with Section 122(2) of the Community Infrastructure Levy, England 
and Wales (2010). The latter requires that a planning obligation be necessary to 
make the development acceptable, directly related to it and fairly and reasonably 
related in scale and kind. 
 
2.8 In our view therefore the cumulative impact of both proposals 
notwithstanding the level of mutual impact, is likely to higher than that predicted by 
RPS. In this context we attach as Appendix [2] a recent appeal decision relating to 
the erection of a 2,005 sq.m. net food store in Barnoldswick, Lancashire6. The 
Council had already granted planning permission for a 3,244 sq.m. gross foodstore 
on another site and the issue therefore was the likely cumulative impact of a 
second store on the appeal site. The town contained a Co-op store of 741 sq.m. 
net. 
 
2.9 The Inspector (Philip Asquith) recognised the benefits of introducing a 
large format foodstore by increasing the level of expenditure retained within the 

                                                 
6 APP/E2340/A/12/2175946 dated 31st October 2012. 
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local area (paragraph 12 of the DL). The Inspector also acknowledged that the 
impact of large food stores were more likely to impact on similar stores (paragraph 
13 of the DL). The Appellants argued that both stores were likely to trade at below 
company average levels. However the Inspector at paragraph 14 of the DL 
concluded: 
 
“The imperative to increase market share and positioning would no doubt be 
significant drivers and the fact that the stores would be trading at below 
benchmark would be likely to lead them to very strongly competing for all 
available expenditure within the catchment area.” 
 
2.10 The Inspector also recognised that large out of centre stores were also 
likely to compete for top-up shopping (paragraph 15 of the DL). The impact of 
reduced visits to the town centre was held to be a material consideration with the 
spin off or linked trips to and from the town centre from the two larger stores, 
judged unlikely to off-set the direct loss from the Co-op. 
 
2.11 The Inspector concluded that there was a strong probability of a 
substantial impact on the vitality and viability of the town centre undermining its 
current role as a focus for the community. 
 
2.12 While we do not seek to argue that this appeal decision is on ‘all fours’ 
with the situation in Blandford, there are certain parallels. The town centre is 
anchored by the Morrisons store which meets in part main food and top up 
shopping needs and given the very high levels of expenditure which would need to 
be retained within/drawn from the PCA, even a small change in the adopted 
assumptions can lead to significant scale of the predicted impact. In this respect we 
recognise that predicting the likely impact is not an exact science and relies on 
making assumptions and applying professional judgement. 
 
2.13 Nonetheless we have already advised that in order to support the 
planned extension to the Tesco store and the current proposal by Asda very high 
levels of expenditure would need to be retained within the primary catchment area. 
The studies which have been undertaken in support of both applications rely to a 
significant extent on attracting expenditure from beyond the study area and in 
clawing back expenditure spent in food stores in for example Poole. Even small 
changes to these assumptions gives rise to significant implications in respect of the 
available expenditure available to support existing and new floorspace. 
 
2.14 This was recognised by an Inspector (Mel Middleton) in respect of 3,529 
sq.m7. food store in Todmorden, West Yorkshire8. Initially the scheme was 
supported by J Sainsbury’s but Asda Stores Ltd was ultimately the preferred 
occupier. At paragraph 21 the Inspector recognised the need to ensure that the 
catchment area was appropriately defined and in the event that if the level of trade 
diversion or attraction of trade from outside the defined area was less than 
assumed, then more trade would need to be diverted from shops within the 
catchment including the town centre. The need to have an understanding of retail 

                                                 
7 Convenience goods: 1,335 sq.m.; Comparison goods: 557 sq.m. 
8 APP/A4710/A/12/2171556 dated 14th November 2012. 
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floorspace capacity was recognised as being relevant in informing a consideration 
of the likely impact (paragraph 36 of the DL). 
 
2.15 Our concern in respect of Blandford is that in order to minimise the 
impact on the town centre and in particular upon the Morrisons store, the 
Applicants must make a series of favourable judgements. These include: 
 
 Reducing the design year turnover of the proposed Asda store to 
approximately 85% of the company average. 
 Relying on clawing back expenditure from food stores further afield 
particularly in the Poole area. 
 Relying on a significant inflow of additional expenditure from non-
residents. 
 Assuming that the store turnover would continue to remain at below 
company average levels. 
 
(ii) Cumulative impact: comparison goods 
 
2.16 Linked to this consideration is the level of comparison goods floorspace 
which is proposed. The comparison goods turnover of the proposed store is 
estimated to be £6.1m and is predicted to draw £1.8m from the town centre 
equating to an impact of 4.5%. The planned extension to Tesco is predicted to 
achieve a net increase in comparison goods turnover of £3.85m of which £0.48m 
was predicted to be drawn from the town centre9. In total both stores would provide 
a combined turnover (excluding a degree of mutual impact) in excess of £11m 
which equates to around 30% of the towns’ anticipated comparison goods turnover 
in 2016. While the direct impact on this sector of the town centre may not by itself 
give rise to a significant adverse impact it is nonetheless a relevant consideration 
given the relatively extensive and unrestricted range of comparison goods that both 
stores would be able to sell. 
 
2.17 In advising on the extension to the Tesco store we noted that the 
estimate of £0.48m is likely to understate the impact given the relatively high 
proportion of expenditure derived from the four main postcodes comprising the 
primary catchment area. The latter demonstrates the importance of the town centre 
for a wide variety of comparison goods shopping. In our view a trade draw of 35% 
would be more representative suggesting a diversion of £1.3m from the centre in 
2016. 
 
(iii) Linked trips 
 
2.18 The Applicants have provided information on the proportion of linked trips 
which would be made 
to the town centre partly as a consequence of funding the X8 service for three 
years. It is estimated that the proposed store would generate between £2.3m and 
£2.5m of additional turnover within the town centre.  
 

                                                 
9 Based on the estimated provided by Tesco Stores Ltd. 
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2.19 We accept that some people would be likely to make use of the bus 
service and travel between  
the store and the town centre and we also acknowledge that making accurate 
predictions about the total proportion is difficult. Nonetheless we do not believe that 
the proportion would be as great as that estimated. In an appeal involving an Asda 
store in Hayes, London10 which is attached as Appendix [4], the company 
estimated that the development would generate between £0.5m and £2.5m of 
additional expenditure into Hayes town centre (paragraph 58 of the DL). Notably 
that scheme involved a store extending to 7,998 sq.m. gross and was located only 
325 metres from the edge of the town centre and 650 metres from the primary 
shopping area (paragraph 48 of the DL). It also envisaged public realm 
improvements between the site and the town centre to improve linked trips on foot 
(paragraph 56 of the DL). 
 
2.20 In respect of Blandford it is not predicted that any significant levels of 
linked trips would be made  
on foot and we agree with this conclusion. Moreover the suggested uplift of £2.5m 
is the equivalent of that estimated in Hayes for a store which was more than double 
in size and which was much more conveniently located to the primary shopping 
area. 
 
2.21 A further point is that the predicted level of linked trips does not provide 
the net change within  
the town centre because of the diversion from the Tesco store and Morrisons and 
together with other shops within the town centre.  
 

                                                 
10 APP/R5510/A/12/2174884 dated 15th November 2012. 
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3.0 OVERALL CONCLUSIONS 
 
3.1 In respect of previous advice to the Council we conclude that the site 
occupies an out of centre  
location and is not sequentially preferable to the existing Tesco store at Stour Park.  
 
3.2 The proposed food store does in our view comply with the sequential 
approach to site selection. This is consistent with our conclusion in relation to the 
proposed extension to the Tesco store. 
 
3.3 In relation to the impact on the town centre, the Applicants have 
provided additional information in respect of the likely cumulative impact. In this 
regard RPS have acknowledged that it would be ‘significant’ but would not lead to 
the closure of the Morrisons store. We agree that predicting the closure of any store 
is problematic. The analysis does demonstrate even on the basis of all the 
assumptions used by the Applicants, that the Morrisons store in particular would 
trade well below company averages and would continue to do so. The impact 
would in fact be significantly greater in the event that the level of claw-back and/or 
inflow was less than predicted and in the event that Asda sought to improve its 
market share following opening to achieve improved sales. Tesco would also no 
doubt wish to stem any diversion to the new store through price competition and 
other attractions which would of course impact across all shops in the catchment 
area. 
 
3.4 Notwithstanding the level of competition which would occur between the 
Tesco store and proposed development, we nonetheless believe that the impact on 
the town centre would be significantly adverse. It would in our opinion lead to a 
significant over-provision of out of centre retail floorspace which would lead to 
further reductions in particular to the turnover of the Morrisons store and the Co-op 
at Langton Road. 
 
3.5 The benefits of increasing choice and competition and the creation of 
jobs are material considerations along with the potential to generate linked 
shopping trips. The development would enable the introduction of a new retailer to 
the town (provided of course that this did not lead to any of the town centre 
supermarkets closing) which would increase competition between retailers. It has 
the potential to reduce the need to travel further afield although the magnitude of 
these savings remains unclear. 
 
3.6         The planned improvements to the town centre as a consequence of 
the Tesco extension are  
relevant since these will enhance the ability of the centre to withstand competition 
and trade diversion. Of course these improvements are directly and fairly related to 
that development and do not seek to mitigate directly the impact associated with 
the proposed Asda store. Consequently we do not believe that these improvements 
can be used as a basis for mitigating the impact of the proposed development. 
Moreover it is not clear that further enhancements to the town centre would be 
capable of mitigating the cumulative impact of both schemes given that the impact 
will strike at the heart of the town’s convenience goods offer and have additional 
impacts on the comparison goods turnover. Consequently we do not believe that a 
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package of further improvements would be capable of mitigating the likely impact. 
Nonetheless this ultimately is a matter for the Council to decide. 
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1.0 INTRODUCTION 
 
1.1 MWA has accepted an instruction from North Dorset District Council (the 

‘Council’) to provide an initial assessment of the retail issues associated with 
the development of a 3,880 sq.m. gross Class A1 food store1 as part of a mixed 
use2 development at Shaftesbury Lane to the north of Blandford Town centre. 
The proposed occupier of the store is Asda. 

 
1.2 The planning application (No. 2/2011/1439/03) is supported by various reports. 

We have examined the ‘Planning and Retail Statement’ (PRS) prepared by 
RPS. 

 
1.3 A planning application (No. 2/2010/1222) has also been submitted by Tesco 

Stores Ltd which seeks planning permission for the development of a 2,317 
sq.m. gross3 extension to the company’s store at Stour Park, Blandford St. 
Mary. MWA have provided a series of reports to the Council in respect of the 
retail issues associated with this proposal. In summary we consider that the 
impact of the development on Blandford town centre would be significantly 
adverse. The impact could however be mitigated (but not completely removed) 
by the implementation of a series of measures to improve the quality and 
attractiveness of the town centre. The Applicant has agreed to make a financial 
contribution of £357,000 towards such measures together with £100,000 
towards improvements to shop fronts and vacant properties.  

 
1.4 The Council has requested that we advise on the likely impact, both positive 

and negative, of the proposal to develop a new freestanding foodstore at 
Shaftesbury Lane relative to the proposed extension to the Tesco food store. In 
this regard we have not sought to undertake a full audit of the PRS. Rather we 
have examined whether in retail terms there is any justification for seeking to 
delay a determination of the planning application submitted by Tesco Stores 
Ltd. 

 

                                                           
1 Including ancillary petrol filling station. 

2 As part of the scheme 2,300 sq.m. of Class B1/B2/B8 employment floorspace is also proposed. 

3 1,290 sq.m. net. 
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2.0 THE PROPOSED DEVELOPMENT 
 
2.1 The planning application by Asda Stores Ltd and Property Development 

Partnerships seeks permission for the erection of a food store extending to 
3,880 sq.m. gross. The PRS refers at paragraph 2.4 to this comprising a 
‘superstore’. The net (sales) area is proposed to be 2,331 sq.m4. and we note 
that Annex B to PPS4 ‘Planning for Sustainable Economic Growth’ suggests 
that a superstore will normally encompass a self-service shop containing more 
than 2,500 sq.m. of trading floorspace. A supermarket is defined as a single 
store with a trading floorspace of less than 2,500 sq.m. Based on the guidance 
within PPS4 therefore the proposal involves the development of a large 
supermarket. 

 
2.2 To place this in context the existing Tesco store at Stour Park contains 2,273 

sq.m. net of trading floorspace consisting of 1,586 sq.m. of convenience goods 
and 677 sq.m. of comparison and other trading floorspace. Thus the proposed 
Asda store would in broad terms be slightly larger than the existing trading area 
within the Tesco store5.  

 
2.3        We agree with the Applicant that in terms of the definition within Annex B of 

PPS4 the proposed  
store would occupy an out of centre location within the urban area of the town.  

  

                                                           
4 Of which 1,538 sq.m. would be used for the sale of food and convenience goods and 793 sq.m. for the sale of 
comparison (non-food) goods. 

5 All figures exclude lobbies, checkouts, circulation areas and customer toilets. 
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3.0 PRINCIPAL RETAIL ISSUES 
 
3.1 From a retail perspective the proposal raises similar issues to those associated 

with the planned extension to the Tesco store. This is because both schemes 
involve retail development in out of centre locations and in accordance with 
development plan policies and national advice in PPS4, it is necessary for the 
Applicants to examine the sequential approach to site selection and the impact 
on the town centre. This is encapsulated within Policies EC15.1 and EC16.1 of 
PPS4. The latter also sets out within Policy EC10.1 other ‘impact’ 
considerations. 

 
(i) Sequential approach 

 
3.2 The Applicants have examined in section 6 of the PRS a range of sites within 

and on the edge of Blandford town centre. The assessment is based on 
providing a store with a net sales area of 2,331 sq.m. It is not entirely clear how 
this requirement has been translated through in terms of site area given the 
need for servicing and car parking. However our initial view is that none of the 
vacant units or sites examined are suitable for the scale of development 
proposed and in this regard we believe that it does comply with the sequential 
approach to site selection. 

 
(ii) Impact 

 
(a) Catchment area and price base 

 
3.3 Section 8 of the PRS examines the impact of the proposal on the vitality and 

viability of Blandford town centre. A Study Area based on the postcodes used 
by Tesco Stores is adopted along with a Primary Catchment Area (PCA) 
encompassing postcodes DT11 0, DT11 7, DT11 8 and DT11 9. This is 
consistent with our examination of the Tesco scheme. 

 
3.4 The price base used is at 2010 prices compared with a 2007 price base used 

by Tesco.  
 
3.5 Population estimates within the postcodes are based on data supplied by 

Experian. We have not examined these projections in detail. They forecast 
population levels below that estimated by Tesco Stores Ltd6 and appear to be 
more comparable with the forecasts provided by Dorset County Council at least 
in relation to the PCA. 

 
3.6 Expenditure per capita estimates have been provided for each postcode sector. 
 
 (b) Turnover of the proposed development 
 
3.7 Table 16 at Appendix 1 of the PRS provides an estimate of the predicted 

turnover of the Asda store. This is estimated to be £28.2m of which 322.1m 
would comprise convenience goods and £6.1m would be from the sale of 

                                                           
6 Based on a Pitney Bowes Anysite report. 
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comparison goods. Our concern at adopting these estimates is that the PRS 
assumes that the store would trade at 10% below Asda’s company average. 
This is apparently based on the economic slowdown and the size of the store. 

 
3.8 While we accept that the impact of the recession has had an impact on 

expenditure it is clear from the forecast growth rates used to 2017 that 
additional expenditure would be generated in the period 2017. Since the 
company’s turnover in 2010 is already based on the impact of the recession it is 
not self-evident why such a favourable assumption has been made.  

 
3.9 In relation to the size of the store, we accept that it does lie at the lower end of 

the company’s range. However as we have noted above and as the PRS notes 
in relation to Morrison's in the town centre, the growth in expenditure growth 
within the catchment area would enable the turnover of the store to be 
improved. Again this would highlight a need to test the impact based on 
company average levels of trading. From Table 4 of the PRS convenience 
goods expenditure within the four postcodes is predicted to increase from 
£58.3m to £61.7m between 2010 and 2017. 

 
 (c) Impact on the town centre 
 
3.10 The PRS predicts that the proposed development would draw 76% of the 

convenience goods turnover equating to £16.9m from existing stores in the 
Blandford area. A diversion of £14.2m is predicted from the Tesco store an 
impact of 30.6%. In relation to the town centre a diversion of £1.8m is predicted 
from Morrison’s on West Street an impact of 14.5%. A diversion of £0.2m (-
5.2%) is predicted from the Co-op store at Langton Street and a further £0.6m 
from other convenience goods shops in the town centre (-12%). 

 
3.11 On behalf of the Applicant it is confirmed that the impact on the town centre’s 

convenience goods turnover would not be significantly adverse. 
 
3.12 In relation to comparison goods an impact of 4.5% of the town’s trade in this 

sector is estimated. This assumes that 30% of the comparison goods trade 
generated within the store is derived from the town centre itself. 

 
3.13 The PRS does not seek to assess the cumulative impact of the proposed Asda 

store and the proposed extension to Tesco at Stour Park. This is on the basis 
that the latter is not a commitment in planning terms. 

 
3.14 The Council will be aware from the previous advice we have given that the 

estimated diversion of £1.31m from the proposed Tesco extension7 from the 
town centre is likely to be a significant underestimate. However treating those 
put forward by both sets of Applicants it is clear that the development at 
Shaftesbury Lane would lead to substantially greater levels of impact on the 
town centre. 

 
3.15 In this regard the following points are particularly relevant: 
                                                           
7 As estimated by DPP on behalf of Tesco Stores Ltd. 
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 The total convenience goods expenditure within the PCA in 2017 is 

estimated to be £61.70m (Table 4 of Appendix 1 to the PRS). The existing 
floorspace within the PCA is estimated to achieve a benchmark turnover of 
£49.52m in 2017. On the assumption that the Asda store trades at the level 
predicted in the PRS i.e. 10% below company averages, this would 
generate a combined convenience goods turnover of £66.42m in 20178. 
This would considerably exceed the total available within the PCA at that 
date.  

 
 A potential shortfall of £4.7m (which would assume 100% retention within 

the PCA, which is improbable and unrealistic) would have significant 
implications for the performance of stores within the town centre assuming 
Asda was to achieve its design year turnover in 2017. Indeed the submitted 
assessment appears to assume that Morrison’s and the Co-op at Langton 
Road would continue to under-perform relative to company norms. The 
potential impact would of course be even greater if a lower level of retention 
within the PCA was achieved. 

 
 The impact on the Morrison’s store at £1.8m would mean that this 

supermarket would trade at £2.87m below benchmark levels in 2017. The 
store is already performing below company levels and the growth in 
expenditure beyond 2017 to 2021 of £0.7m would be insufficient to off-set 
the trade diversion. Indeed it is highly unlikely that the store would achieve 
turnover levels close to company averages. 

 
 The Co-op store at Langton Road on the edge of the town centre would 

trade at £3.62m in 2017 compared with a company benchmark of £5.29m (-
£1.67m). 

 
 The impact on linked trips generated by the food stores in the town centre 

and from Tesco is not examined and there would in our view be some knock 
on effects. 

 
 If the proposed Asda store traded at company levels the impacts would pro-

rata be greater than that estimated. 
 

 It is not clear that the turnover of all convenience goods floorspace within 
the PCA has been included within the assessment. Consequently the supply 
of convenience goods turnover relative to the available expenditure in 2017 
may be greater than that estimated with concomitant implications for the 
impact. 

 
3.16 Out initial view is that the proposed Asda store has significant potential to give 

rise to an adverse impact on the town centre. This impact based upon the 
Applicant’s own assessment would be substantially greater than that associated 
with the proposed extension to the Tesco store. 

                                                           
8 It is not clear from the analysis how the trade draw to the proposed store has been derived. Therefore we have 
simply adopted the £16.9m which is assumed to be drawn from 
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(iii) Other impacts 
 
3.17 In terms of Policy EC10.1 of PPS4, these are considered in section 7 of the 

PRS. We note that the food store is predicted to generate up to 300 
employment opportunities. The majority of these would be available to local 
people and this is clearly a benefit. It is not clear whether these are net 
additional jobs within the retail sector having regard to the predicted impact on 
other stores. We nonetheless accept that the creation of new employment 
opportunities should be welcomed in accordance with the minister’s statement 
in March 2011 and the draft NPPF. 

 
3.18 The provision of a food store and petrol filling station as part of the development 

would also extend choice. Again this is a positive aspect of the scheme. 
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4.0 OVERALL CONCLUSIONS 
 
4.1 The Applicants have submitted a PRS which addresses the relevant 

development plan and national planning policy guidance. We conclude that the 
site occupies an out of centre location and is not sequentially preferable to the 
existing Tesco store at Stour Park.  

 
4.2 The proposed Asda store does in our view comply with the sequential approach 

to site selection. This is consistent with our conclusion in relation to the 
proposed extension to the Tesco store. 

 
4.3 In relation to the impact on the town centre, it is our preliminary view that these 

are likely to be substantially greater than that associated with the planned 
extension to Tesco. This is based not only on a comparison of the two retail 
assessments submitted by both sets of Applicants, but our own analysis of 
shopping patterns and the trading performance of the town centre. As we have 
indicated in Section 3 it is probable that the PRS submitted in support of the 
Asda proposal significantly underestimates the likely impact on the town centre. 
We reached a similar conclusion in respect of the Tesco scheme and concluded 
that this was only capable of being supported provided mitigation of the impact 
was undertaken.  

 
4.4 The benefits of increasing choice and competition and the creation of jobs are 

material considerations. The development would enable the introduction of a 
new retailer to the town (provided of course that this did not lead to any of the 
town centre supermarkets closing) which would increase competition between 
retailers. It has the potential to reduce the need to travel further afield although 
the magnitude of these savings is not clear. 

 
4.5 These considerations must of course be balanced against the negative impact 

on the town centre through a reduction in the convenience goods turnover of 
Morrison’s and Co-op. The PRS provides no information on the potential 
reduction in linked trips from and to these stores from the town centre, nor 
whether it would significantly impact on linked trips to and from Tesco and the 
town centre. By removing some of the town’s convenience goods expenditure 
from an in centre to an out of centre location, the benefits in terms of linked trips 
and sustainability are not readily apparent. 

 
4.6 Overall therefore we conclude that the impact of the proposed Tesco extension 

would be significantly less than that associated with the development of a new 
food store at Shaftesbury Lane. In addition it is our provisional view that the 
impact on the town centre could be significantly adverse and is likely to be 
materially greater than that currently predicted by the Applicants.  
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Appendix 2  
 
 
 
 
PROPOSED EXTENSION TO TESCO FOOD STORE STOUR PARK BLANDFORD 

ST. MARY 
 

FURTHER OBSERVATIONS ON RETAIL ISSUES PREPARED ON BEHALF OF 
NORTH DORSET DISTRICT COUNCIL November 2011 
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1.0   INTRODUCTION 
 
1.1  MWA has accepted an instruction from North Dorset District Council (the 

‘Council’) to examine retail issues associated with a planning application 
(No.) submitted by Tesco Stores Ltd which seeks full planning permission 
for the erection of a 2,317 sq.m. gross (1,290 sq.m. net) extension to the 
company’s store at Stour Park, Blandford St. Mary. 

 
1.2  We have previously provided advice to the Council in the form of a main 

report in February 2011 together with additional observations by letter in 
May 2011 and a further report submitted in July 2011. 

 
1.3  Subsequently a meeting was held with the Applicant and the company’s 

agents (DPP) on 5th October when various matters were discussed. 
Following that meeting the Council requested that further consideration 
should be given to the anticipated impact of the development on Blandford 
town centre. 

 
1.4  In this report we therefore apply sensitivity testing to the assumptions 

adopted by DPP in their Planning and Retail Statement (August 
2010)(PRS) with particular regard to: 

  -    Population and expenditure levels within the primary catchment area. 
 
  -   Estimated convenience goods turnover of floorspace within the 

primary catchment and sustainable retention levels. 
  -   The potential impact having regard to the above considerations. 
 
 
1.5  Further analysis has been undertaken of the population forecasts by 

Dorset County Council and these are attached as Appendix [1]. 
 
2.0   ADDITIONAL OBSERVATIONS 
 
 
  (i) Catchment area and expenditure availability 
 
 
2.1  We raised in our July 2011 report the implications of the revised population 

estimates provided by Dorset County Council in February 2011 which in 
some respects provided significantly lower levels within the primary 
catchment area1 compared with those estimated by the Applicant. The 
revised population estimates and projections provided by Dorset County 
Council suggest that in 2007, these four postcodes would have a resident 
population of 28,842. This may be compared with the Anysite report which 
predicts a population of 30,196. This is a difference of 1,354 and is the 
equivalent to a reduced level of convenience goods expenditure 
amounting to £2.27m2. In terms of comparison goods this would equate to 
a reduction of £3.74m3. 
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2.2  Projecting these forward, Dorset County Council predicted4 a total 

population in 2016 of 28,326. The Applicant predicts a resident population 
of 32,690. This equates to a difference of 4,364. In terms of expenditure it 
equates to £7.70m of convenience goods expenditure and £15.16m of 
comparison goods. 

 
2.3  The County Council has provided an update of its February 2011 forecasts 

and these are attached as Appendix [1]. These indicate a total population 
within the four main postcodes of 30,330 in 2011 falling to 29,795 in 2016. 
This may be compared with 32,260 in 2016 included within the Anysite 
report which accompanies the planning application. 

 
2.4       Applying these revisions to Table C of our February 2011 report results in 

the following position: 
 
 

Table C1a:    Retention of convenience goods expenditure within PCA 2011-2016 
(based on DCC population forecasts and no extension to Tesco store) 

 
 

  
2011 

 
2016 

Change 2011  
 to 2016 

Total Population in PCA 30,330 29,795 -535 

Total Resident Convenience Goods Expenditure £m 51.93 52.55 +0.625 
Convenience goods turnover of existing retailers in 
Blandford drawn from PCA £m 

 
43.69 

 
46.63 

 
+2.94 

Retention of convenience goods expenditure 84.1% 88.7% +4.60 
‘Leakage’ of Convenience Goods Expenditure £m 8.23 5.93 -2.30 

 
 
 
 
 
 
 
 
1 Based on postcode sectors DT11 0, DT11 7, DT11 8 and DT11 9. 
2 Based on a per capita expenditure of £1,673 (2007 prices). 
3 Based on a per capita expenditure of £2,761 (2007 prices). 
4 Based on the February 2011 forecasts. 
5 Note the very limited increase in convenience goods expenditure generated. This may be compared 

with the £3.5m of convenience goods expenditure predicted to be drawn to the proposed extension from 
the four postcodes
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2.5 The table highlights the high level of convenience goods retention within 
the PCA even in the absence of the proposed extension. In 2016 under 
the Applicant’s estimate of the predicted Tesco store turnover, we believe 
that the retention level is unsustainable. In 2010 the store based on Table 
6 of the PRS is predicted to attract £27.84m from the PCA (based on the 
population and expenditure estimates supplied by the Applicant). This 
equates to 53% of the total. Morrisons in comparison is predicted to attract 
£8.56m equivalent to 16.3% of the total available. In none of the postcode 
sectors does the town attract a greater proportion of the available 
convenience goods expenditure. Indeed in sectors DT11 0 and DT11 8 the 
out of centre Tesco store draws more than double that attracted to the 
town while in sector DT11 9 the proportion is almost three times greater. 
As we have made clear in previous reports the proposed extension will 
simply exacerbate this situation. 

 
2.6 In addition and as we made clear in our February 2011 report the 

convenience goods turnover estimates do not appear to make any 
allowance for ‘other’ convenience goods floorspace within the PCA6. 
Table 9 of the PRS includes an ‘other’ category but it is clear that this 
relates to the whole of the study area and not just the four main postcodes. 
We recognise that the telephone household survey may not have identified 
other shops within the PCA which are used by residents for convenience 
goods shopping. Nonetheless additional space in local shops and 
convenience stores is present and we summarise the main outlets in  
Table 17 below: 

 
 
6 The Applicant has indicated that the turnover of any additional stores within the catchment falls 
within the category of ‘other’ 
within the various tables. However this category appears to refer to all retail destinations not identified 
in the table and not exclusively to stores within the four main postcode sectors. 
7 We are aware from our discussions with the Council that two additional Londis stores have been 
excluded from the table: The first at Headington Drive in Blandford and the second in Shillingstone. We 
have not included these within the table but they would 
make a further contribution to the convenience goods turnover generated by existing floorspace within 
the PCA. 
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Table 1: Estimated convenience goods turnover of additional convenience goods 
floorspace within primary catchment area8 

 
Postcode 
sector 

Location Store Estimated 
net sales area 
sq.m. 

Assumed 
sales 

density 
(£ sq.m.) 

Estimated 
convenience 

goods 
turnover 
(£ms) 

      
DT11 0 Winterbourne 

Strickland 
Spracklings 75 £5,000 £0.375 

DT11 0 Milton Abbas Grays Stores 95 £5,000 £0.475 
 Milton Abbas Post office 

and stores 
40 £3,500 £0.140 

DT11 0 Okeford 
Fitzpaine 

Bell Stores 
and post 
office 

40 £3,500 £0.140 

DT11 0 Milbourne St 
Andrew 

Londis 75 £5,500 £0.412 

DT11 0 Durweston Londis 80 £5,500 £0.440 
DT11 8 Iwerne Post office 

and stores 
25 £3,500 £0.088 

DT11 8 Child Okeford Goldhill 
Organic 
Farm 

20 £2,500 £0.050 

DT 11 8 Homefarm 
Shop 

Tarrant 
Gunville 

25 £2,500 £0.063 

      
Total     £2.322 

 
 

2.7 The Applicant’s agents have commented on this estimate and argue that 
the turnover levels are excessive and are more likely to be in the region of 
£1.4m. We do not believe that the turnover estimates are excessive given 
the low sales densities we have ascribed to the majority of the floorspace. 
The turnover of the Londis stores is derived from company averages. 

 
 

 
 
 
 
 
 
 
 
 

8 This does not include any sales through petrol filling station forecourt shops or corner shops within 
the main urbanarea of Blandford. 
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2.8 If this additional turnover is added to the analysis the position is set out in 
Table C2 below: 

 
Table C2a: Retention of convenience goods expenditure within PCA 2010-2016 
(based on updated DCC 
population forecasts, allowance for additional floorspace and no extension to Tesco 
store) 

 
 

  
2011 

 
2016 

Change 
2011  to 

2016 
Total Population in PCA 30,330 29,795 -535 
Total Resident Convenience Goods 

  
51.93 52.55 +0.62 

Convenience goods turnover of existing 
retailers in PCA 

    

 
46.01 

 
49.03 

 
+3.02 

Retention of convenience goods expenditure 88.6% 93.3% +4.70 
‘Leakage’ of Convenience Goods Expenditure 

 
5.91 3.53 -2.38 

 
 

2.9 From Table 10 of the PRS the proposed extension is predicted to generate 
a convenience goods turnover of £4.8m in 2016. If the extension draws 
trade in accordance with Table 12 of the PRS, £2.97m9 would be drawn 
from the PCA. Based on the revised population and expenditure estimates 
this would require the PCA to retain approximately 99% of the 
convenience goods expenditure generated in 2016 (before any allowance 
is made for trade diversion from existing stores). This is illustrated in Table 
C3a below: 

 
 

 
 
 
 
 
 
 
 

9 The Applicant estimates a trade draw of 62% from the 4 main postcodes. We believe this is likely to 
be the absolute minimum turnover given the range of competing stores outside the PCA and 
expenditure associated with journey to work movements and visits to higher order centres. It does not 
appear to be consistent with the trade draw to the existing store which assumes that 84% of the 
turnover is drawn from the four postcode sectors. This would be the equivalent of the extension 
drawing approximately £3.43m from the PCA. 
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Table C3a: Retention of convenience goods expenditure within PCA 2011-2016 
(based on updated DCC population forecasts, allowance for additional floorspace 
and extension to Tesco store) 

 
 

  
2011 

 
2016 

Change 
2011  to 2016 

Total Population in PCA 30,330 29,79
 

-535 
 
Total Resident Convenience Goods 

  

 
51.92 

 
52.56 

+0.64 

Convenience goods turnover of existing 
retailers in PCA 

    

 
46.01 

 
52.00 

 
+5.99 

Retention of convenience goods expenditure 88.6% 99.0
 

+10.4 
‘Leakage’ of Convenience Goods Expenditure 

 
5.91 0.56 -5.35 

 
 

2.10 If it is assumed that the Tesco store would achieve its predicted design 
year turnover in 2016 then it is questionable whether these very high 
levels of retention are sustainable. The corollary of this is that in the event 
that it is not sustainable, a greater level of diversion from town centre 
supermarkets would result. In our opinion this highlights the need for 
particular scrutiny given the very high levels of retained expenditure which 
are already being achieved and notwithstanding the fact that the existing 
supermarkets in the town centre would in 2010/11 trade at below company 
average levels based on the revised population and expenditure 
estimates. The updated forecasts provided by DCC suggest that in 2016 
the town centre stores would have attracted only £0.19m of additional 
convenience goods expenditure over the five year period. This is largely 
due to the predicted fall in population within the primary catchment area 
which is not off-set by only a modest increase in convenience goods 
expenditure per capita. In 2016 all postcodes (apart from DT10 110) are 
predicted to contain fewer residents than that estimated by the Anysite 
report: BH20 7 (-308), BH21 4 (-589), BH21 5 (-248), SP5 5 (-1,393), SP7 
7 (-672) and DT2 7 (-750). 

 
 
 
 

10 +603. 
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2.11 Table J contained in our February 2011 report provided an estimate of the 
turnover of the existing stores in the town centre based on the 
assumptions set out in the PRS. This is repeated below: 

 
 

Table J: Trading performance of town centre stores 2016 
 

Store Pre-impact 
turnover in 
2016 £m 

Post impact 
turnover in 
2016 
£m 

Achieved 
sales 
density £’s 
sq.m. 

Company 
average sales 
density 2016 
£’s sq.m. 

Variation from 
company 
average sales 
density 

      
Morrisons 11.37 10 4511 9,175 9,692 -5.3% 
Iceland 1.08 1.03 2,512 5,423 -53.7% 
Co-op 3.52 3.29 4,113 4,937 -16.7% 
      

 
 
 
 

2.12 Since that time we are aware that Morrisons have indicated that the 
benchmark convenience goods turnover of the store is approximately 
£13.5m. This would be well below the level the store is currently achieving 
and this position would largely remain unaltered until 2016. 

 
 
2.13 In our opinion the Applicant’s estimated impact on the town centre 

(£1.31m) is likely to be greater than that predicted because it relies on the 
assumption that convenience goods retention levels can be sustained at 
very high levels and that the extension would draw a reduced level of trade 
from the PCA compared with the trading performance of the existing store. 
We do not believe it is appropriate to assume that such high levels are 
realistic, achievable and sustainable not least because of journey to work 
movements, the range of stores found in competing towns and the recent 
opening of two additional stores in Gillingham (Asda) and Wimborne 
(Waitrose).  
 

 
11 Peacock and Smith on behalf of Morrisons have indicated that the benchmark convenience goods 
turnover of the store should be £13.5m. Based on this estimate the store would trade at 23% below 
company norms. 

 
 
 
Both stores have opened since the survey was undertaken and would be 
more likely to restrict the amount of expenditure flowing into the PCA from 
the adjacent postcodes. They are also more rather than less likely to 
attract more trade out of the PCA. 
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2.14 In our opinion the Applicant’s analysis is in part founded on the 
assumption that the already high levels of retention are not only 
maintained but increased. Currently retention levels are already very high 
with around 50% of the total being accounted for by the Tesco store. This 
situation is however not achieved at the benefit of the town centre and the 
main supermarkets would continue to lose market share to the out of 
centre Tesco store. Additionally there would be little if any scope for the 
retailers to re-coup the lost turnover given the significantly reduced levels 
of expenditure which are predicted to be available. 

 
 
 
2.15 In our opinion although the Tesco store is trading extremely well we do not 

believe that there is significant of any scope to increase the overall level of 
retention within the PCA beyond current levels. Anything above 80% 
would normally be considered the maximum likely to be achieved for a 
town such as Blandford given the relatively dispersed rural population, the 
travel to work movements and competition in higher order centres. It is 
evident from the survey results that residents within the main postcodes 
shop at other food stores and centres outside the PCA. Many of these will 
be linked to work movements which are unlikely to be reduced by the 
proposed extension. The opening of an Asda store in Gillingham also has 
the potential to increase shoppers particularly from all four of the primary 
postcode sectors. 

 
 
 
2.16 We accept that the capacity assessment cannot be used as a substitute 

for assessing the likely pattern of trade draw to the extension. In our 
opinion its impact will be more concentrated within the PCA in terms of 
both trade draw and trade diversion from the town centre. We estimate 
that this will be in the order of £3.3m which proportionately would be 
concentrated on the three main stores and would equate to an impact of 
21%12. However given the existing shopping patterns this could 
conceivably be greater since much depends on the ability of the existing 
stores to maintain their share given stagnant growth and very limited if any 
scope to claw-back expenditure lost to competing centres and stores 
further afield. The opening of new stores particularly the Asda at 
Gillingham, will reduce rather than enhance the ability of the town to 
maintain its market share. 

 
2.17 While we accept that this analysis is based on a broad estimate of the 

capacity for additional convenience goods floorspace, criterion d. of Policy 
EC16.1 of PPS4 states: 

 
“ in the context of a retail or leisure proposal, the impact of the proposal on in-centre 
trade/turnover and on trade in the wider area, taking account of current and future 
consumer expenditure capacity in the catchment area up to five years from the time 
the application is made, and, where applicable, on the rural economy”. 
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2. Retail impact 
 
2.18      In our opinion the analysis set out above confirms our previously stated view 

that the available evidence suggests that the proposed extension would be 
likely to lead to a significant adverse impact on the town centre and will be 
higher than that predicted by the Applicant. 

 
2.19 This would be particularly damaging and a number of consequences 

follow: 
 

 
1.  Based on the Applicant’s estimate of total available expenditure and making an 

allowance for the turnover attributed to the additional floorspace, the retention 
within the catchment area in 2016 would approach 100%. 

 
2.  A retention level in excess of 80% is considered to be extremely and 

unsustainably high given the competition in adjoining towns and the journey to 
work movements which are made to higher order centres. 

 
3. Under these circumstances it can be assumed that the turnover of the existing 

food stores in the town centre have been over-estimated (Tesco’s turnover is 
assumed to be accurate) and as a consequence the trade draw (based on the 
Applicant’s estimate) would lead to greater impact in percentage terms. As we 
have indicated above this would mean that all town centre supermarkets would all 
continue to trade at below or well company average levels. In comparison the 
Tesco store even with the extension would trade at well in excess of company 
norms. This observation also needs to be also placed in the context of the 

 very limited increase in convenience goods expenditure which is predicted to be 
drawn to the town centre stores between 2011 and 2016 from the PCA. This would 
allow them to only marginally improve their floorspace efficiency levels over the 
five year period and is tantamount at best to a ‘flat-lining’ trading position. 

 
4. The Tesco store with the proposed extension would continue to achieve a 

convenience goods sales density well in excess of £20,000 sq.m., more than 
double that likely to be achieved by Morrisons and comfortably in excess of 
company norms of around £12,500-13,000 sq.m. 

 
 
 
 
 
 

12 Based on the Applicant’s estimate of turnover which is likely to over-state the design year turnovers 
having regard to the updated DCC population forecasts.
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5. In 2016 we do not believe that the town centre would be able to achieve the 

level of market share predicted by the Applicant. In our opinion the extension 
would divert in excess of £3m from the town centre whose supermarkets all 
appear to be trading at below company average levels. Such a diversion from 
town centre stores would be highly damaging and could conceivably threaten 
the future of two of the Co-op and Iceland supermarkets and reduce the 
effectiveness of Morrisons in generating linked trips. 
 
 

2.20 We remain of the opinion that the analysis submitted by the Applicant 
represents the ‘best’ case in terms of potential impact on the town 
centre. Even that analysis predicts that the existing town centre 
supermarkets would trade at below company average levels in 2016. 
On a ‘worse’ case having regard to the need to make an allowance 
for convenience goods floorspace not included within the analysis 
and the assumption that total convenience goods expenditure levels 
are not as high as predicted, the impact would be even greater and in 
our view unarguably significantly adverse. 

 
2.21 In this regard we not believe that reliance on linked trips generated by 

the extension should be used as a basis for significantly reducing the 
likely impact if in the event the scheme was to lead to closure of one 
or more of the town’s supermarkets. The closure of the Co-op 
supermarket for example would remove any of the potential benefits 
associated with increased linked trips associated with the proposed 
extension. Moreover the impact would continue to suppress the ability 
of town centre stores to improve their market share to 2016. The key 
anchor supermarket operated by Morrisons would continue to 
significantly under- perform and the proposed extension to the Tesco 
store would do nothing to improve this situation. 

 
3.0  CONCLUSIONS 
 
3.1 The analysis set out in this report is an attempt to highlight the 

difficulties associated with predicting the impact of retail 
developments. Changing one assumption can have dramatic 
consequences in the resultant predictions. The further analysis 
supports our conclusions as set out in our July 2011 report that there 
is clear evidence to suggest that the Applicant has under-estimated 
the likely effects and the scheme would have an adverse impact on 
the vitality and viability of the town centre by further reducing the 
convenience goods turnover of the town centre over a period of static 
population and expenditure growth. We therefore remain of the view 
that the Council is fully justified in seeking to secure an appropriate 
financial contribution from the Applicant to be spent on targeted 
schemes of improvement in the town centre. These improvements 
have been specifically designed to address as far as possible the 
likely impact which can only be mitigated and not removed. 
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