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Tesco Stores Limited ) : o BeestonTown Centre

N ' Retail Planning Statement
i p ) 3 September 2008
EXECUTIVE SUMMARY

~ This Retail Planning Statement (‘RPS’) has been prepared by Strategic Perspecti>es LLP on

behalf of Tesco Stores Limited in respect of the planning application for a 5,770 m? net
foodstore on land between Station Road, Middle Street, Acacia Walk and Union Street in

Beeston Town Centre.

The application site is located in the defined town centre boundary as set out in the adopted
2004 Broxtowe Local Plan and is also identified for retail development. Permission was

granted in September 2004 for a 5,481 m? gross Tesco foodstore on the site. -

The principle of retail development of the site has been accepted by the Council and the
proposal accords with national policy, which prioritises town centres as the most appropriate

and sustainable locations for new retail and mixed use development.

 The proposed increase in the food and non-food floorspace of the store compared with the

permitted store will not fundamentally alter the character and offer of the store. The
'application seeks to respbnd to the dynamic trends in the grocery sector over the last five
yearé and specifically the changing requiremenfs and needs of Tesco’s customers. It is also
a response to the increased ’competiiion from other larger format superstores trading in the

Borough and the Greater Nottingham area, particularly in out-of-centre locations. -

The application is intended to provide a stronger and mor'e attractive additional ‘anchor’ to fhe
town centre’s retail offer, by improving the proposed store’s overall shopping environment and
the shopping experience for its customers. The. proposed store will function in a similar Way
to anchor (department store) retaileré in larger city and town centres. The important role of -
large anchor stores to the attraction and viability of shopping' centres is well established.
Anchor stores are widely regarded as a key catalyst for achieving a “step.change” in a
centre’'s tenant mix and retail offer. They can help to strengthen existing retail circuits and
footfall in centres. Depending on their location, they can aléo help to extend existing Primary
‘Shopping Areas. Tesco is already performing the role qf an énchor in many towns and district ‘

centres.

The increase in the store’s retail floorspace will better enable it to ‘claw back’ shdppers and
expenditure currently identified as leaking from the town centre’s catchment ‘area. The
proposal will therefore have a positive impact on Beéston’s overall vitality and viability. It is
also in accordance with one of the Government's key objectives .to support an efficient,

competitive and innovative retail sector, with improving productivity.

The larger format store proposed will also be better able to deliver the Council’s vision and

strategy for Beeston Town Centre, as set out in the adopted Local Plan and the recent
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The Proposal |

\

Tesco Stores Limited operate in an extremely competitive market and the Company's
success to date has been based on its ability to understand. and meet the changing needs of
its customers and provide the quality and level of convenience demanded of its stores. In this
context the proposal for a larger format foodstore comprising a sales: area of 5,770 m’ net
reflects the dynamic changes' in the grocery sector and store development trends since 2003

~ when the original application was first submitted by Tesco.

The breakdown of the ‘existing and propiosed gross/net floorspace' is set out in the table

. below. It will comprise a convenience goods sales area of 4,013 rr'_\z.net and some 1,757 m?

- net of comparison goods floorspace to be provided on a mezzanine floor.

Table 2.1: Tesco Store, Beeston — Permitted and Proposéd Floorspace

Square metres v Proposed v

Gross External Floor Area 9,185 m” -

Class A1 Net Sales Area . 5,770 m?
- Convenience Goods Sales Area: ) 4,013 m?
- Comparison Goods Sales Area: - ) 1,757 m?

Cafe. (Class A3) & Toilets (both at mezzanine): 203 m?

Source: Tesco Stores Limited .
Notes:  The GEA includes Tesco’s floorspace, unit shops, entrance and travellator lobby.
The Class A1 Tesco net sales area includes checkouts and lobby space.

The proposed store will be served by a 446 decked car park, which includes 16 parent/child

* spaces and 20 disabled spaces.

The proposed lérger format store will provide an attractive, modern and high quality shopping
environment for the benefit of Tesco’s customers, staff and Beeston town centre as a whole.
It will better enable the store to cdmpete more effectively with large modern stores in out-of-
centre locations across the Borough and wider Greater Nottingham area, in accordance with
one of the Government's key objectives set out in PPS6 for an efficient, com>petitive and
innovative retail sector. The proposed store will act as a strong ‘anchor’ store to Beeston
town centre’s retail offer, thereby maximising the potential to ‘claw back’ shoppérs and
expenditure to a more sustainable town centre location and increasing the potential for ‘spin-
off trips and expenditure to existing shops and businesses across the town centre as a -

whole.
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The proposed mezzanine floor will be set aside for non-food retailing and will also comprise a

_high quality customer cafe and customer tdilets, as well as improved staff facilities including a

staff training room and an open plan staff room and kitchen. It is intended that the proposed
increase in the store's sales area will enable Tesco to provide a greater choice (“depth”) of
non-food products for its customers, but it will not necessarily result in an increase in the
range of goods sold as already permitted by the Council. In other words, although the current
application will be able to stock and display a wider choice and greater depth of non-food
items (such as televisions for example), it will still retail‘the same categories of comparison
goods as proposed for the permitted store. The following lists the main categories of

comparison goods that would be sold:
! r

e  kitchen utensils and household equipment, together with small electrical goods;
e home entertainment goods (including CDs, DVDs, etc), books and stationery;

e Gifts, magazines and greeting cards;

. Regularly purchased iltems of clothing, particularly for children and teenagers;

¢ Baby goods and healthcare products;

e Toys and sports goods; and

'« Seasonal goods (such as Christmas lines, barbeque and outdoor play products).

it is therefore important to recognise that the pfoposal for a larger store will not fundamentallyv
alter the character and primary function of the store as a food shopping destination.
However, the need for a more diverse choice of goods is necessary to mirror that commonly
found in other modern large food superstores across the Greater Nottingham area. The
trend in recent years has been for the main foodstore operators to improve their non-food
offer, whilst maintaining the overall characteristics of a large foodstore. This will be described

in more detail in Sections 5 and 6 of this RPS.

The proposal will also allow the reconfiguration of space to improve the shopping offer and
service for Internet shoppers. The extension will therefore ensure that the Internet shopping
service can be accommodated more appropriately without resulting in congestion on the sales
floor. This will help to improve the efficiency and service of Tesco Direct to better meet the

needs of customers in a more sustainable manner.
Summary

In summary, the proposal for a larger format Tesco store is in -accordance with the
Government’s objectives, as set out in PPSG‘(-paragraph 1.4), to support” an efficient,

competitive and innovative retail sector, with improving productivity.
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32

3.3

34

This section reviews the national, regional and local retail planning policy relevant to the

assessment of this planning application.

Local Planning Policy Context

The Broxtowe Local Plén was adopted in September 2004 and covers the period up to
September 2011. It currently represents the statutory development plan for the consideration
of the revised Tesco application. We understand that the Council is currently waiting for a
decision as to whether the Core Strategy, which forms part of the Local Development
Framework (LDF), will be produced as a joint Core Strategy with the other Greater:
Nottingham authorities. Following clarification of this, we understand that the Issues and
Options could _be prépared towards the‘ end of 2008 (at the earliest), although specific dates

have yet to be confirmed by the Council.

The guiding principles of the adopted Local Plan are set out below and reflect national,

regional and county-wide strategies for sustainable growth:

o To continue to promote each of its four main town centres, including Beeston, as a focus

for shopping, community and leisure related uses.

e To promote developments that improve the attractiveness. of the town centres through
quality of design and provision of a range of services to meet the needs and demands of

the community.

¢ To maintain and imprave the accessibility of centres through direct parking provision and

encouraging access by a variety of means of transport.

" e _To prevent the leakage of investment and activity by controlling development elsewhere.

Under the new regulations, parts of any Local Plan that have not been replaced by new Local-
Development Documents (LDD's). were to be saved for a period of three years. - As each
development plan document is adopted, any equivalent part of the Local Plan will be
replaced. . Given the current delay in the preparation of the Council's Core Strategy, Local
Plan Pblicies S1 and K4 have been.“saved’“and are the most relevant policies for the

consideration of the application.

e  Policy S1 supports the ‘creation, redevelopment or expansion of shops (Class A1),
financial and professional services (Class A2) and food and drink uses (Classes A3-A5)
providing that proposals do not have an unacceptable impact on neighbouring uses, or

© onthe vitality and viability of the Town Centre.
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3.6

3.7

3.8

3.9

"o Policy K4 identifies the role of Beeston and the other three main town centres as the

" focus for shopping, employment, social, community and ‘leisure uses, combined with
residehtial uses, to create mixed developm_ent. Their-roles are to be maintained and
enhanced through the provision of appropriate new development; protection of the
.character and townscape; enhancing accessibility, in particular by public transport,
walking -and cycling; and safeguarding character and function of prime shobping

frontages.

The application site is'located within the Town Centre Boundary defined by the adopted 2004
Local Plan. The site was also historically allocated for retail development in the 1985 and
1994 (Policy SH2a) versions of the Local Plan. Policy SH1 of the 1994 Plan stated, for
example, that retail development on this site would be significant in helping to maintain the

vitality and viability of the town centre as a whole.

Pblicy S$2 of the adopted 2004 Local Plan has also been “saved” and identifies the

application site (ar‘ea.east of Station Road, centred on the former Shaw and Marvin works

site) for new retail and associated development. - The supporting text explicitly refers to the

2004 outline permission for a new Tesco foo\dst’o’re on this site.

‘Beeston Town Centre Plan (June 2008)

The Council Has identified_that a vibrant and successful town centre is ‘fundamental to
creating a successful and sustainable community. A Masterplan was originally commissioned
by Broxtowe Borough Council and ‘other town centre stakeholders to provide the basis of an
Aréa Action Plan (AAP) for the town centre, which was to form a statutory planning document
under t/he new LDF. However, following the respbnses to the Issues and Options consultation
in April 2006, the Council decided in the Summer .of 2007 to produce a Supplementary
Planning Document (SPD) instead, as the Beeston Town Centre Plan proposals were

covered by existing planning policies in the Broxtowe Local Plan.

As the Beeston Town Centre Plan has only SPD status, the policies and proposals contained
within the Broxtowe Local Plan 2004 provide the statutory basis for determining planning
applications. The Town Centre Plah is therefore intended to articulate the vision for the
centre over the next 15 years and act ars a promotional tool to highlight to stakeholders and
poteniial investors -possible development oppo'rtun‘ities in -the town centre and the likely:
phasing of development. The SPD will also provide a planning and design framework to
assess development proposals as they come forward. It is important to note that the Town
Centre Boundary identified by the Beeston Town Centre Plan includes the Tesco application

site.

The vis_ion for Beeston Town Centre is:

<
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3.21

3.22

3.23

consider relevant local issues and other material considerations. However, PPS6 also

specifically states that the: “..level of detail and type of evidence and analysis required should
be proportionate to the scale and nature of the proposal” (paragraph 3.7).

As stated in Section 1 to this RPS, the proposed store is located within the Beeston Town
Centre boundary, as defined by the adopted Loéal Plan and also the Beeston Town Centre
Plan. The site has been actively bromoted by the Council for new retail development for a
number of years and Tesco Stores Limited currently has permission for a 5,481 m? gross
foodstore on the appliéation site. A RPS was not required for the original application, as it
was accepted by the Council that the proposal represented an accéptable form of
development in a town centre location. Following pre-application discussions between the
Council and our sister company -~ Pllanning Perspectives LLP - it is also considered that a
detailed RPS is not required by the Council in order to assess the current applicatioh.,

The consultation document ‘Proposed Changes to PPS6: Planning for Town Centres’ was
published in July 2008 and seeks to strengthe_n the ‘town centre first policy and also -
articulates a change in the Government’s thinking witﬁ regard to the need test. Although it
comprises relatively minor revisions to Chapter 2 (and the assessment of need ié retained as
part of the development plan process), it is proposed that Chapter. 3 relating to Development
Control will be revised. In particular, it will no longer be required by applicants to demonstrate
quantitative need. It is proposed that the sequential test will be retained and a more wide
ranging impact test will be introduced. However, on the basis that the proposed changes are
in consultation draft form only at the time of preparing this-RPS, we do not place any we|ght
on its draft recommendations for our assessment.

Summary

National .guidance advises local planning authorities to proéctively seek investment in town
centres and to identify appropriate sites for development. The application site is located
within the Beeston Town Centre boundary, as set out in the adopted Local Plan Proposals

Map. The site has been actively promoted by the Council for new retail development for a

4number' of years, dating back to the 1980s. In granting planning permission for a Tesco

foodstore on this site in September 2004, the Council accepted that there was a need for
major new retail development on the site; there were no alternative sequentially preferable

sites in the town centre; it was accessible by all means of transport; and would positively

“improve the vitality and viability of Beeston Town Centre.

Since permission was granted for a Tesco foodstore, the principle for retail development in
town centre locations has been further reinforced by the publication of PPS6 in March 2005
and the Council's own Town Centre Plan publisrhed in June 2008. The Town Centre Plan

sets out proposals for the redevelopment and improvemeht of Beeston that can be

Strategic Perspecﬁ>es LLP
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] _
reasonably achieved during its plan period (20Q7 —2022). The proposals contained within the
Town Centre Plan provide flexibility in terms of land use and design in order to accommodate
changing market conditions during the Plan period. The current application by Tesco Stores
Limited for a larger format store on the application site is a direct response to changing

market conditions and development trends in the grocery sector over the last five years, since
the original application was submitted and accepted by the Council. -

3.24  The following sections set out our retail assessment of the need for the larger format store

and-its potential implications for the future vitality and Viability of Beeston Town Centre as a
whole. \
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SECTION 6 - RETAIL ASSESSMENT

6.1

6.2

6.3

6.4

6.5

As stated previously, the. need for retail development on the application site and specificélly a
foodstore has been accepted by the Council in the adopted Local Plan and by the 2004
permission for a Tesco foodstore. The site is located in the town centre and is therefore in
accordance with national, regionai and local planning policy guidance: In the case of this
revised application the local planning authority has also confirmed during the course of the
pre-application discussions that a detailed retail planning assessment is not required. This
section therefore provides a broad retail assessment of the need for the proposed ét_ore and

the potential effects on the vitality and viability of Beeston Town Centre as a whole.
Quantitative Need

Although the need for the proposed store has been accepted by the Counclil, it is helpful to
consider the application in the context of the findings of the recent ‘Greater l\_Iottin'gham Retail
Study’ (‘GNRS’) prepared for the Council in January 2008. The GNRS is intended to guide
decisions on the quantum and location of future retail floorspace development up to 2026. It
will provide the evidence base to help inform the p_reparation of the Council's Local *
Development Framework (LDF) and specifically the future Core Strategy for the area. The
GNRS therefore provides a robust and sound evidence base for our assessment of the Tesco

application.

The GNRS found that after allowing for the Tesco permission in the town centre and other
committed foodstore developments across the Borough, there would be an over-supply of

convenience goods floorspace over the forecast period.

However, these capacity forecasts are purely theoretical and do not reflect commercial reality,
as they do not allow for the uplift in market shares that will result from new development and
will in turn increase the capacity. for new retail floorspace. The GNRS recognises this point
and concludes that new development “..will be supportable as a result of increased market
shares of catchment area expenditure éttracted (i.e. ‘clawback’ of expenditure)” (see Section
5, paragraph 52).

The current application can therefore be justified on the basis of the significant uplift in the
market share of convenience and comparisbn goods shopping that will arise from the larger
format store. The proposed increase in the scale and quality of Tesco's retail offer, shqpping
environment and parking provision will mean that the current application will function as a
stronger ‘anchor’ store for Beeston Town Centre. It will be able to ‘claw back’ an even greater
proportion of shoppers and expenditure to the town centre than the permitted smaller format
store.
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For comparison goods retailing the GNRS concluded that there will be some capacity for new
floorspace in the various district centres and forecast that the best prospects would be in the
largest centres of Beeston and Arnold. It forecast capacity for 2,300 m? (24,760 sq.ft) net of
new floorspace in Beeston Town Centre by 2016; rising to 6,700 m? (72,120 sq.ft) by 2026.
These capacity forecasts are based on constant market shares and do not therefore take
account of the impact of new retail development and investment in the town eentre, which will
increase Beeston's attraction to shoppers as well as the retention of expenditure within the
Borough and wider catchment area. Thus new development and investment is considered to
be critical ;to the overall vitality and viability of the town centre, as it was acknowledged by the
GNRS that the town faces increased competition from neighbouring centres and out-of-centre

locations in the future.

The net effect of increasing the food and non-food sales area of the Tesco store will therefore
be to increase the town centre’s market share and, in turn, the capacity for new convenience

and comparison goods retailing.
Qualitative Need

In assessing qualitative need PPS6 (paragraph 2.35) states that a key consideration for a

local planning authority is to provide for consumer choice by ensuring that:

e an appropriate distribution of locations is achieved, subject to the key objective of
promoting the vitality and viability of town centre and the application of the sequential

approach, to improve accessibility for the whole community; and

" e provision is made for a range of sites, which allow genuine choice to meet the needs of

the whole community, particularly of those living in deprived areas.

Other considerations may also be taken into account, including the degree to which shops are
overtrading. Although regeneration and employment do not constitute indicators of need for
additional floorspace, PPS6 states that they may be material considerations in the site
selection process. The weight to be given to such factors will Adepend upon the particular

local circumstances.

The assessment of the qualitative need for the proposed larger format store also has to be
considered in the context of one of the Government’s key objectives set out in PPS6, namely

to support an efficient, competitive and innovative retail and leisure sector, with improving

productivity. As stated previously, this new application is a direct response to the changes in
the retail market and grocery sector ove.r the last five years since the original application was
submitted bby Tesco Stores Limited and approved by Broxtowe Borough Council. The
proposed store is needed to improve consumer choice and to support a competitive and

innovative local retail market in Beeston Town Centre in accordance with- PPS6.
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increase the choice of non-food products sold in the store without comprising its overall role
and function, and without harming the vitality and viability of the town centre’s existing shops
and businesses.

6.25 . In summary, the proposéa store will not harm the overall vitality and viabiliity of Beeston Town
Centre. It représents a much needed additional ‘anchor’ store to help maintain and enhance
the town centre’s overall attraction and performance in the face of increased competition from

larger format stores in other centres and out-of-centre locations.
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