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1. INTRODUCTION  

1.1 This Sequential Sites Assessment has been prepared by Pegasus Group, to 

support a planning application for the redevelopment of a former public house 

(Class A4) to a retail convenience store (Class A1) at Bramcote Lane, Chilwell, 

Nottingham, an ‘out-of-centre’ location. The description of development is as 

follows: 

“Demolition of existing public house (Class A4) and redevelopment 

of the site as a class a1 convenience store with associated plant 

and parking” 

1.2 This Sequential Sites Assessment has been prepared on a without prejudice basis, 

given that the proposal is for the redevelopment of an existing town centre use to 

a different town centre use.  As such, there is no in-principle introduction of a 

new town centre use into an out-of-centre location.  However, given that the 

National Planning Policy Framework does specify the need for sequential 

assessments in out of centre locations, this Sequential Sites Assessment is made 

on a without prejudice basis. 

Development for a Town Centre Use Outside of a Designated Centre 

1.3 As discussed above, national and local planning policies require a sequential 

approach to be taken when considering planning applications for town centre uses 

for sites outside of a defined centre, to ensure there are no suitable sites 

available that are located within a centre. 

1.4 It is considered that these policies are intended to relate to new town centre 

uses, as opposed to the redevelopment of existing town centre uses to provide 

new town centre uses. 

1.5 Relevant policies at a local level include Policy S5 which is ‘saved’ from the 

Broxtowe Local Plan 2004.  This states: 

“Proposals for retail development outside town centre, of between 

100sq metres and 1,000 sq m gross floorspace, will be permitted 

only if: 

(a) the proposal is grouped with other local shopping facilities; 
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(b) the proposal, either by itself or when considered with other 

existing or committed schemes, would not be likely to harm 

the viability of any other local shopping facilities, or the 

viability or vitality of any of the defined town centre, or any 

other town centre in a neighbouring authority; and 

(c) the proposal includes the appropriate provision for access, 

servicing and car parking, and the traffic generated by the 

proposal wold be accommodated safely on the local highway 

network.” 

1.6 Policy S5 is considered to be out of date, having been adopted 8 years prior to 

the publication of the NPPF.  As such, its relevancy and degree of weight can be 

questioned.  It appears that this policy does allow retail uses outside of town 

centres, provided that they are in groups with other local facilities, and where 

they do not harm the vitality and viability of defined town centres, or other local 

shopping facilities i.e. outside of defined town centres.  The policy does not 

require a sequential test to be undertaken for retail development in out of centre 

locations in these cases.  As such, this demonstrates that the policy is not fully in 

compliance with the NPPF, which does require the application of a sequential test.   

This reduces the relative weight of the policy, particularly in respect of the 

requirements to group such uses together, and to consider the viability of other 

local shopping facilities, which are also out of town retail uses.  Therefore, limited 

weight should be afforded to this policy. 

1.7 As such, it is considered that the principal policy context for development control 

purposes should be the NPPF which does not protect out of centre retail, but does 

set the requirement for a sequential test (notwithstanding that this proposal is for 

the redevelopment of one town centre use to another).  Therefore, a Sequential 

Assessment has been carried out, and is provided in the following section of this 

Statement.   However, as previously mentioned, this is made on a without 

prejudice basis, given that the existing building on the site is in a town centre 

(Class A4) use and there will be no addition of town centre uses at the site. 

1.8 As can be seen from reviewing the following sections of this report, the relevant 

tests have demonstrated that there are no sequentially preferable sites that are 

available, which could accommodate the proposed development, and the proposal 

will not impact on the vitality and viability of existing, designated centres.   
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1.9 Notwithstanding the sequential test, Policy S5, with suitable weight afforded to it, 

requires retail proposals in out of centre locations to be grouped with other 

similar uses, and to allow for safe access, servicing and a high degree of 

accessibility.   

1.10 The application site is located in an area with a small number of local shops and 

services including a doctor’s surgery and chemist shop that directly serves the 

surrounding residential area for local needs, that supplement the retail services 

provided in the designated centres.  This is considered in more detail within the 

accompanying Planning Statement. 

1.11 The site is located within a residential area, served by a network of roads with 

footpaths. There are a large number of dwellings within 10 minutes / 800m 

walking distance (as set down by Manual for Streets 2) of the site. Furthermore, 

the site is adjacent to a stop on the Bramcote Lane stop on the Nottingham 

Express Transit route providing excellent public transport accessibility via the 

tram network.  There are also a number of bus stops within close proximity to the 

site. 

1.12 It is therefore clear that this location meets a local need and will provide a retail 

service to a local community, which is accessible by sustainable modes of 

transport and complements the wider retail offer provided within centres, in 

accordance with the NPPF. 
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2. SEQUENTIAL TEST 

2.1 As discussed above, the site is located outside of any designated retail centre. 

The proposal is for redevelopment of the site from one town centre use to 

another in this location.  Therefore, the Sequential Test is undertaken on a 

without prejudice basis, given that this is for the redevelopment of one town 

centre use for another. 

Policy Guidance 

2.2 Paragraph 24 states that local planning authorities should apply a sequential 

test to planning applications for main town centre uses that are not in an existing 

centre and not in accordance with an up-to-date Local Plan. When considering 

edge of centre and out of centre proposals, preference should be given to 

accessible sites that are well connected to the town centre. 

Planning Practice Guidance (Continually updated) 

2.3 Planning Practice Guidance (PPG) provides supporting guidance to the NPPF. It 

contains paragraphs relevant to the sequential test included within these 

respective sections of this Statement. 

2.4 Planning Practice Guidance provides the following guidance on Sequential Tests: 

Paragraph: 008 Reference ID: 2b-008-20140306 

What is the sequential test? 

“The sequential test guides main town centre uses towards town 

centre locations first, then, if no town centre locations are available, 

to edge of centre locations, and, if neither town centre locations nor 

edge of centre locations are available, to out of town centre locations, 

with preference for accessible sites which are well connected to the 

town centre. It supports the viability and vitality of town centres by 

placing existing town centres foremost in both plan-making and 

decision-taking.” 

Paragraph: 010 Reference ID: 2b-010-20140306 

How should the sequential test be used in decision-taking? 
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“It is for the applicant to demonstrate compliance with the sequential 

test (and failure to undertake a sequential assessment could in itself 

constitute a reason for refusing permission). Wherever possible, the 

local planning authority should support the applicant in undertaking 

the sequential test, including sharing any relevant information. The 

application of the test should be proportionate and appropriate for the 

given proposal. Where appropriate, the potential suitability of 

alternative sites should be discussed between the developer and local 

planning authority at the earliest opportunity. 

The checklist below sets out the considerations that should be taken 

into account in determining whether a proposal complies with the 

sequential test: 

 with due regard to the requirement to demonstrate flexibility, 

has the suitability of more central sites to accommodate the 

proposal been considered? Where the proposal would be 

located in an edge of centre or out of centre location, 

preference should be given to accessible sites that are well 

connected to the town centre. Any associated reasoning 

should be set out clearly. 

 is there scope for flexibility in the format and/or scale of the 

proposal? It is not necessary to demonstrate that a potential 

town centre or edge of centre site can accommodate precisely 

the scale and form of development being proposed, but rather 

to consider what contribution more central sites are able to 

make individually to accommodate the proposal. 

 if there are no suitable sequentially preferable locations, the 

sequential test is passed. 

In line with paragraph 26 of the National Planning Policy Framework, 

where a proposal fails to satisfy the sequential test, it should be 

refused. Compliance with the sequential and impact tests does not 

guarantee that permission is granted – local planning authorities will 

have to consider all material considerations in reaching a decision.” 

Paragraph: 011 Reference ID: 2b-011-20140306 
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How should locational requirements be considered in the 

sequential test? 

“Use of the sequential test should recognise that certain main town 

centre uses have particular market and locational requirements which 

mean that they may only be accommodated in specific locations. 

Robust justification must be provided where this is the case, and land 

ownership does not provide such a justification.” 

Catchment Area 

2.5 The proposal is for a convenience store which is designed as a ‘top-up’ facility to 

meet community retail needs. It has been proposed to serve an identified primary 

retail catchment of 500m from the site who will generally walk to the premises. 

2.6 There is limited convenience retail provision within the site’s 500m walking 

catchment.  The shops which are present within the catchment area are shown on 

the Local Convenience and Public House Provision Plan at Appendix 1 (also 

included within the accompanying Planning Statement). 

APPENDIX 1 – LOCAL CONVENIENCE AND PUBLIC HOUSE 

PROVISION PLAN 

2.7 As is described within the Planning Statement, there is limited overlap between 

the exiting retailers within the site’s catchment area, with the different retailers 

offering a range of different services.  Furthermore, as also described within the 

Planning Statement, using the planning system in order to prevent competition 

between retailers is not a legitimate planning objective.  Given that these existing 

retailers are limited in overlap of service provision and are also in out of centre 

locations, it is considered that the proposal would not cause any harm to these 

existing uses and would conversely, enhance the provision of services and local 

choice to the nearby community.   

2.8 In the past few years there has been extensive reporting of changes in the food 

retailing sector.  Some recent commentaries on convenience retailing are included 

at Appendix 2. 

 APPENDIX 2 – RECENT COMMENTARIES ON CONVENIENCE RETAILING 



Co-operative Group Food Limited 
Former Double Top Public House, Bramcote Lane, Chilwell, Nottingham, NG9 5EL 
Sequential Sites Assessment 
 
 

 
APRIL 2017 | JR/KP | P17-0379 Page | 7  
 
 

2.9 The Executive summary of the ‘Mintel Convenience Stores – UK, April 2014’ 

usefully explains the changes in convenience goods shopping, the reasons for it 

and the response by convenience goods retailers (see Appendix 9.1). 

2.10 In summary, these structural changes in food retailing are largely due to two 

factors: 

• the rise of limited-range, discount food retailers selling 5,000 or fewer 

product lines or stock-keeping units (SKUs) compared with more than 

20,000 in typical supermarket, in a sales area of 800 to 1,500 sq m; and 

• the growth of the number of and sales in convenience stores (with a sales 

area of up to 300 sq m) at the expense of larger supermarkets (up to 

2,500 sq m net) and superstores (over 2,500 sq m net). 

2.11 Larger supermarkets and superstores have been losing market share, in spite of 

continuing growth in floorspace (although at a reduced rate). In its 2014 report on 

the convenience retail sector, Mintel estimates that sales in the convenience store 

sector grew by 4.9% in 2013 - well ahead of 3.4% growth in total grocery sales. 

Mintel also estimates that the market share of convenience stores in 2013 was 

27% of total grocery sales and forecasts that this will rise to nearly 29% by 2018. 

Sales in convenience stores are projected to increase by £10 billion by 2018. 

2.12 Mintel provides the following definition of the convenience retail sector:  

‘A convenience store (c-store) is a small-store grocery-focused 

retail format which in effect is complementary to a supermarket. 

Conventionally, it offers a convenience service for people needing 

to undertake top-up shopping or make distress purchases. With 

the entrance of major grocers into the sector in recent years, with 

higher standards of fresh and chilled foods and trusted own-

brands, the sector has become increasingly prominent in 

consumers’ last-minute meal shopping.’ 

2.13 The growth of convenience shopping is in response to consumers’ increasing 

tendency to undertake more frequent, local, ’top-up’ shopping trips. This trend has 

been influenced in part by the economic recession and the resulting desire to save 

money by shopping more locally and for smaller quantities, to reduce waste and to 
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make fewer or shorter journeys by car. It has also been influenced in part by the 

growth of internet shopping for main food and grocery purchases.  

2.14 Convenience stores are normally open seven days a week and have extended 

hours of opening. They sell a range of groceries beyond simply CTN categories 

(confectionery/ tobacco/news) and usually trade from a unit of less than 280 sq m 

(3,000 sq ft) net, which allows them to trade all day on Sunday.  

2.15 Mintel’s survey of convenience shoppers found that 42% of all consumers used 

convenience stores for top-up shopping, whilst only 6% used them for their main 

weekly or monthly food and grocery shopping. Convenience stores are therefore 

complementary to supermarkets or online shopping which are used primarily for 

bulk or main food shopping purchases.  

2.16 In terms of means of travel to a convenience store, Mintel’s Survey at Appendix 2 

shows that 56% of people said that they normally walk to a convenience store, 

compared with 31% who normally drive and 43% said they normally use a 

convenience store that is close to home.  

2.17 Convenience stores operated by the Co-operative and the ‘big-four’ supermarket 

operators (Asda, Tesco, Sainsbury and Morrisons) have extended the range of 

goods sold in convenience stores from the traditional confectionery/tobacco/news 

(CTN) and off-licence purchases to include more fresh foods and prepared meals, 

facilitated by their efficient daily delivery systems. 

2.18 Mintel found that the main purchases at convenience stores were milk and dairy 

products (66%), bread and bakery products (53%), snacks/confectionery (50%), 

fresh fruit or vegetables (43%), soft drinks (27%) packaged, food-to-go (23%), 

alcoholic drinks (21%), chilled or frozen ready meals (19%), fresh meat or fish 

(16%), other foods (15%) and tobacco products (11%). 

i) The role of the proposed convenience store at Bramcote Lane 

2.19 The proposed convenience store at Bramcote Lane is a response to changing 

consumer behaviour, including more frequent, local, closer to home, ‘top-up’ 

shopping trips for smaller quantities of food and groceries, mainly on foot and to 

complement less frequent bulk purchases at large supermarkets or via the 

internet. These kinds of shopping trips are also different from town centre 

shopping trips, which are often linked with visits to non-food shops and other town 
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centre services. In the site’s vicinity, bulk food shopping needs are served by the 

Tesco Extra store in Chilwell, and further afield, by the Tesco Extra, Sainsbury’s 

and Lidl stores in Beeston.  

2.20 These in-centre food shopping destinations provide a much larger ‘bulk’ shopping 

offer. These stores are not ‘close to home’ in comparison to where a top-up 

convenience store is located, such as the location of the current appeal site, and 

shopping at these types of stores is undertaken on a different type of trip. 

2.21 The availability of alternative sites or premises in Beeston or further afield 

Stapleford District Centre is not relevant to the role that is proposed for the 

convenience store on Bramcote Lane. The recent trends in shopping habits 

(outlined above) explains why the catchment area for the new store does not 

encroach significantly into either the Beeston Town Centre or the Stapleford 

District Centre.   

2.22 If a store is not expected to significantly draw trade from outside of its catchment 

area, it is clearly not suitable to be located in an area which does not meet the 

needs of the people that it intends to serve. In this regard, the application site is 

well located to serve a local ‘walk-in’ residential catchment area, and will widen 

choice and competition for convenience shopping, and to cater for passing trade 

from people who use Bramcote Lane for work and school journeys. Local 

convenience shopping is a particularly ‘sustainable’ kind of shopping – compared 

with out of town superstores and supermarkets – as it reduces distances travelled 

and the use of cars for food shopping. 

2.23 The product range on offer will be varied and cater for day to day shopping needs.  

This will include fresh fruit and vegetables and meat, as well as frozen and pre-

prepared products.  Additionally, tinned and packaged goods will be available and 

general household items.  This will provide for the top-up role described above. 

This proposal therefore responds directly to the following parts of the NPPF 

(paragraph 14, Paragraph 17, paragraphs 18-22, paragraph 35, paragraph 186 

and paragraph 187). 

2.24 The typical shopper, who is anticipated to use this new convenience store, is likely 

to access the site on foot for a basket shop.  They are envisaged to have a 

relatively low basket spend, but visit the site frequently, typically 3-4 times a 

week.  This type of shopper may well visit the surrounding uses nearby, including 
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the Doctors’ Surgery or chemist.  This is likely to generate linked-trips. Another 

type of shopper likely to visit the site is one who starts or finishes their journey by 

the adjacent tram shop and takes advantage of the proximity of the stop to the 

newly proposed store in order to undertake top-up shopping.   

Scope 

2.25 The applicant has attempted to draw an appropriate scope for the Sequential Test. 

It is considered that due to the nature of the use, that only the closest Town 

Centre (Beeston) be reviewed.  However, it is noted that Beeston is more than 

1.5km from the site and therefore is not considered to have a significantly 

overlapping catchment for the use proposed.   

2.26 The next nearest designated centre is Stapleford which is more than 2.5km from 

the site.  This is also physically separated from the site by both the physical 

boundary of the A52 major road and an area of open land.  As such, Stapleford 

District Centre is considered to be too far to be within easy walking distance of the 

location of the proposed Co-operative and also severed by the A52 road preventing 

good walking access. As such, it is not prudent to review sites in Stapleford.   

2.27 This sequential test has therefore reviewed sites only within Beeston Town Centre 

and edge of centre. 

2.28 The site specific requirements for this proposal are: 

 Gross floorspace of approximately 350 sq m; 

 Sufficient parking spaces; and 

 Suitable access for servicing. 

2.29 These specific requirements are notwithstanding that sites in Beeston are not 

within the identified catchment area. 

2.30 The sequential test is required to demonstrate that there are no alternative sites 

available within, or adjacent to, existing centres that could accommodate the 

proposed development. However, although flexibility should be demonstrated, 

there is no requirement to consider whether the proposal should be altered to fit 

an alternative site. 
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2.31 This is particularly true in these circumstances, where the proposal is to improve 

local offer to serve a specifically identified catchment. It is therefore even more 

unrealistic to consider that the applicant should alter their requirements to fit a 

different site. 

2.32 A desktop search of available commercial properties has been undertaken in 

March 2017, using internet resources (namely the ‘Property Link’ commercial 

estate agency website: http://propertylink.estatesgazette.com/) and ‘Right Move 

Commercial’. These website allows a detailed search within the defined ‘area of 

search’. 

Beeston Town Centre 

2.33 Appendix 3 identifies the extent of Beeston Centre on a plan.  

APPENDIX 3– BEESTON TOWN CENTRE PLAN  

2.34 Appendix 4 is a Sequential Sites Assessment Plan which shows where sites are 

located within Beeston and within an Edge of Centre location.  It should be noted 

that it is difficult to define an exact “edge of centre” as per the NPPF definition, 

given that there is no Primary Retail Area defined by the Council.  However, an 

approximate 300m circumference has been taken and sites within the area 

considered. 

APPENDIX 4 – SEQUENTIAL SITES ASSESSMENT PLAN 

2.35 Attached at Appendix 5 are property details for all the sites identified by the 

Property Link and Right Move Commercial website.   

APPENDIX 5 – PROPERTY DETAILS FOR SITES IDENTIFIED 

2.36 Overleaf is an assessment of each of those sites: 

http://propertylink.estatesgazette.com/
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Site 1 89 High Road, Beeston, NG9 2LE 

Image 

 

Location Beeston Town Centre 

Availability Available 

Suitability Not in the identified catchment area.  No scope for parking and 
servicing requirements.  Is only approximately 100sqm, so too 
small. 

Conclusion As the site is not suitable, it cannot be considered as a potential 
alternative site. No further assessment required. 
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Site 2 Unit 12, The Square Shopping Centre, NG9 2JG 

Image 

 

Location Beeston Town Centre 

Availability Available 

Suitability Not in the identified catchment area.  No scope for parking and 
servicing requirements.  Is only approximately 150sqm, so too 
small. 

Conclusion As the site is not suitable, it cannot be considered as a potential 
alternative site. No further assessment required. 
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Site 3 Unit 8, The Square Shopping Centre, NG9 2JG 

Image 

 

Location Beeston Town Centre 

Availability Available 

Suitability Not in the identified catchment area.  No scope for parking and 
servicing requirements.  Is only approximately 110sqm, so too 
small. 

Conclusion As the site is not suitable, it cannot be considered as a potential 
alternative site. No further assessment required. 
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Site 4 Stoney Street 

Image 

 

Location Beeston Town Cetnre 

Availability Available 

Suitability Not in the identified catchment area.  Limited scope for parking 
and servicing requirements.  In total, provides more retail space 
than required. 

Conclusion As the site is not in the identified catchment area and provides 
limited parking, it cannot be considered as a potential alternative 
site. No further assessment required. 



Co-operative Group Food Limited 
Former Double Top Public House, Bramcote Lane, Chilwell, Nottingham, NG9 5EL 
Sequential Sites Assessment 
 
 

 
APRIL 2017 | JR/KP | P17-0379 Page | 16  
 
 

 

Site 5 The Greyhound, 85 High Road, NG9 2LE 

Streetview 
Image 

 

Location Beeston Town Centre 

Availability Available 

Suitability Not in the identified catchment area.  Limited scope for parking 
and servicing requirements.  In total, provides insufficient retail 
space than required (324 sqm on two storeys). 

Conclusion As the site is not in the identified catchment area and provides 
limited parking, it cannot be considered as a potential alternative 
site. No further assessment required. 
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Site 6 Latino, Chilwell Road, NG9 

Image 

 

Location Edge of Beeston Town Centre 

Availability Available 

Suitability Not in the identified catchment area.  Limited scope for parking 
and servicing requirements.  In total, provides insufficient retail 
space than required (308 sqm). 

Conclusion As the site is not in the identified catchment area and provides 
limited parking, it cannot be considered as a potential alternative 
site. No further assessment required. 
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Site 7 55/57 High Road, Beeston, NG9 2JQ 

Image 

 

Location Beeston Centre 

Availability Available 

Suitability Not in the identified catchment area.  No scope for parking and 
servicing requirements.  Is only approximately 258sqm, so too 
small. 

Conclusion As the site is not in the identified catchment area and provides 
limited parking, it cannot be considered as a potential alternative 
site. No further assessment required. 
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Site 8 Chilwell Road, NG9 

Image 

 

Location Edge of Beeston Town Centre 

Availability Available 

Suitability Not in the identified catchment area.  No scope for parking and 
servicing requirements.  Is only approximately 60sqm, so too 
small. 

Conclusion As the site is not in the identified catchment area and provides 
limited parking, it cannot be considered as a potential alternative 
site. No further assessment required. 
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Site 9 High Road, NG9 

Image 

 

Location Beeston Town Centre 

Availability Available 

Suitability Not in the identified catchment area.  No scope for parking and 
servicing requirements.  Is only approximately 200sqm, so too 
small. 

Conclusion As the site is not in the identified catchment area and provides 
limited parking, it cannot be considered as a potential alternative 
site. No further assessment required. 
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Site 10 74-76 High Road, Beeston, NG9 2LF 

Image 

 

Location Beeston Town Centre 

Availability Available 

Suitability Not in the identified catchment area.  No scope for parking and 
servicing requirements.  Is only approximately 200sqm, so too 
small. 

Conclusion As the site is not in the identified catchment area and provides 
limited parking, it cannot be considered as a potential alternative 
site. No further assessment required. 
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Site 11 123 High Street, Beeston, NG9 2LH 

Image 

 

Location Beeston Town Centre 

Availability Available. 

Suitability Not in the identified catchment area.  No scope for parking and 
servicing requirements.  Is only approximately 67sqm, so too 
small. 

Conclusion As the site is not in the identified catchment area and provides 
limited parking, it cannot be considered as a potential alternative 
site. No further assessment required. 
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Site 12 130 Chilwell Road, Beeston, NG9 1ES 

Image 

 

Location Edge of Beeston Town Centre 

Availability Available. 

Suitability Not in the identified catchment area.  No scope for parking and 
servicing requirements.  Is only approximately 51sqm, so too 
small. 

Conclusion As the site is not in the identified catchment area and provides 
limited parking, it cannot be considered as a potential alternative 
site. No further assessment required. 

2.37 There are 12 units in total within or at the edge of Beeston Town Centre. None of 

the units are suitable as has been demonstrated above, therefore, there are no 

alternative sites to within Beeston Town Centre or edge of the Town Centre.  

2.38 Therefore, the sequential test is passed. 
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3. CONCLUSION 

3.1 This Statement supports a planning application for the redevelopment of an 

existing Public House to create a new Co-operative convenience store.  

3.2 Due to the fact that the proposals involve additional retail floorspace outside of 

any designated centre, this Statement includes a Sequential Test in line with the 

NPPF requirement.  The Sequential Test is passed. The site serves a local need for 

a community by which it is primarily accessible by walking, cycling and public 

transport. 

3.3 It has also been demonstrated that the proposals will be acceptable in terms of 

highway safety and residential amenity. 

3.4 It is therefore clear that the proposal is acceptable in planning terms with due 

regard to the relevant national and local planning policies. 
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	1. INTRODUCTION
	1.1 This Sequential Sites Assessment has been prepared by Pegasus Group, to support a planning application for the redevelopment of a former public house (Class A4) to a retail convenience store (Class A1) at Bramcote Lane, Chilwell, Nottingham, an ‘o...
	“Demolition of existing public house (Class A4) and redevelopment of the site as a class a1 convenience store with associated plant and parking”
	1.2 This Sequential Sites Assessment has been prepared on a without prejudice basis, given that the proposal is for the redevelopment of an existing town centre use to a different town centre use.  As such, there is no in-principle introduction of a n...
	Development for a Town Centre Use Outside of a Designated Centre

	1.3 As discussed above, national and local planning policies require a sequential approach to be taken when considering planning applications for town centre uses for sites outside of a defined centre, to ensure there are no suitable sites available t...
	1.4 It is considered that these policies are intended to relate to new town centre uses, as opposed to the redevelopment of existing town centre uses to provide new town centre uses.
	1.5 Relevant policies at a local level include Policy S5 which is ‘saved’ from the Broxtowe Local Plan 2004.  This states:
	“Proposals for retail development outside town centre, of between 100sq metres and 1,000 sq m gross floorspace, will be permitted only if:
	(a) the proposal is grouped with other local shopping facilities;
	(b) the proposal, either by itself or when considered with other existing or committed schemes, would not be likely to harm the viability of any other local shopping facilities, or the viability or vitality of any of the defined town centre, or any ot...
	(c) the proposal includes the appropriate provision for access, servicing and car parking, and the traffic generated by the proposal wold be accommodated safely on the local highway network.”
	1.6 Policy S5 is considered to be out of date, having been adopted 8 years prior to the publication of the NPPF.  As such, its relevancy and degree of weight can be questioned.  It appears that this policy does allow retail uses outside of town centre...
	1.7 As such, it is considered that the principal policy context for development control purposes should be the NPPF which does not protect out of centre retail, but does set the requirement for a sequential test (notwithstanding that this proposal is ...
	1.8 As can be seen from reviewing the following sections of this report, the relevant tests have demonstrated that there are no sequentially preferable sites that are available, which could accommodate the proposed development, and the proposal will n...
	1.9 Notwithstanding the sequential test, Policy S5, with suitable weight afforded to it, requires retail proposals in out of centre locations to be grouped with other similar uses, and to allow for safe access, servicing and a high degree of accessibi...
	1.10 The application site is located in an area with a small number of local shops and services including a doctor’s surgery and chemist shop that directly serves the surrounding residential area for local needs, that supplement the retail services pr...
	1.11 The site is located within a residential area, served by a network of roads with footpaths. There are a large number of dwellings within 10 minutes / 800m walking distance (as set down by Manual for Streets 2) of the site. Furthermore, the site i...
	1.12 It is therefore clear that this location meets a local need and will provide a retail service to a local community, which is accessible by sustainable modes of transport and complements the wider retail offer provided within centres, in accordanc...

	2.  SEQUENTIAL TEST
	2.1 As discussed above, the site is located outside of any designated retail centre. The proposal is for redevelopment of the site from one town centre use to another in this location.  Therefore, the Sequential Test is undertaken on a without prejudi...
	Policy Guidance
	2.2 Paragraph 24 states that local planning authorities should apply a sequential test to planning applications for main town centre uses that are not in an existing centre and not in accordance with an up-to-date Local Plan. When considering edge of ...
	Planning Practice Guidance (Continually updated)
	2.3 Planning Practice Guidance (PPG) provides supporting guidance to the NPPF. It contains paragraphs relevant to the sequential test included within these respective sections of this Statement.
	2.4 Planning Practice Guidance provides the following guidance on Sequential Tests:
	Paragraph: 008 Reference ID: 2b-008-20140306
	What is the sequential test?
	“The sequential test guides main town centre uses towards town centre locations first, then, if no town centre locations are available, to edge of centre locations, and, if neither town centre locations nor edge of centre locations are available, to o...
	Paragraph: 010 Reference ID: 2b-010-20140306
	How should the sequential test be used in decision-taking?
	“It is for the applicant to demonstrate compliance with the sequential test (and failure to undertake a sequential assessment could in itself constitute a reason for refusing permission). Wherever possible, the local planning authority should support ...
	The checklist below sets out the considerations that should be taken into account in determining whether a proposal complies with the sequential test:
	 with due regard to the requirement to demonstrate flexibility, has the suitability of more central sites to accommodate the proposal been considered? Where the proposal would be located in an edge of centre or out of centre location, preference shou...
	 is there scope for flexibility in the format and/or scale of the proposal? It is not necessary to demonstrate that a potential town centre or edge of centre site can accommodate precisely the scale and form of development being proposed, but rather ...
	 if there are no suitable sequentially preferable locations, the sequential test is passed.
	In line with paragraph 26 of the National Planning Policy Framework, where a proposal fails to satisfy the sequential test, it should be refused. Compliance with the sequential and impact tests does not guarantee that permission is granted – local pla...
	Paragraph: 011 Reference ID: 2b-011-20140306
	How should locational requirements be considered in the sequential test?
	“Use of the sequential test should recognise that certain main town centre uses have particular market and locational requirements which mean that they may only be accommodated in specific locations. Robust justification must be provided where this is...
	Catchment Area
	2.5 The proposal is for a convenience store which is designed as a ‘top-up’ facility to meet community retail needs. It has been proposed to serve an identified primary retail catchment of 500m from the site who will generally walk to the premises.
	2.6 There is limited convenience retail provision within the site’s 500m walking catchment.  The shops which are present within the catchment area are shown on the Local Convenience and Public House Provision Plan at Appendix 1 (also included within t...
	APPENDIX 1 – LOCAL CONVENIENCE AND PUBLIC HOUSE PROVISION PLAN
	2.7 As is described within the Planning Statement, there is limited overlap between the exiting retailers within the site’s catchment area, with the different retailers offering a range of different services.  Furthermore, as also described within the...
	2.8 In the past few years there has been extensive reporting of changes in the food retailing sector.  Some recent commentaries on convenience retailing are included at Appendix 2.
	APPENDIX 2 – RECENT COMMENTARIES ON CONVENIENCE RETAILING

	2.9 The Executive summary of the ‘Mintel Convenience Stores – UK, April 2014’ usefully explains the changes in convenience goods shopping, the reasons for it and the response by convenience goods retailers (see Appendix 9.1).
	2.10 In summary, these structural changes in food retailing are largely due to two factors:
	 the rise of limited-range, discount food retailers selling 5,000 or fewer product lines or stock-keeping units (SKUs) compared with more than 20,000 in typical supermarket, in a sales area of 800 to 1,500 sq m; and
	 the growth of the number of and sales in convenience stores (with a sales area of up to 300 sq m) at the expense of larger supermarkets (up to 2,500 sq m net) and superstores (over 2,500 sq m net).

	2.11 Larger supermarkets and superstores have been losing market share, in spite of continuing growth in floorspace (although at a reduced rate). In its 2014 report on the convenience retail sector, Mintel estimates that sales in the convenience store...
	2.12 Mintel provides the following definition of the convenience retail sector:
	‘A convenience store (c-store) is a small-store grocery-focused retail format which in effect is complementary to a supermarket. Conventionally, it offers a convenience service for people needing to undertake top-up shopping or make distress purchases...
	2.13 The growth of convenience shopping is in response to consumers’ increasing tendency to undertake more frequent, local, ’top-up’ shopping trips. This trend has been influenced in part by the economic recession and the resulting desire to save mone...
	2.14 Convenience stores are normally open seven days a week and have extended hours of opening. They sell a range of groceries beyond simply CTN categories (confectionery/ tobacco/news) and usually trade from a unit of less than 280 sq m (3,000 sq ft)...
	2.15 Mintel’s survey of convenience shoppers found that 42% of all consumers used convenience stores for top-up shopping, whilst only 6% used them for their main weekly or monthly food and grocery shopping. Convenience stores are therefore complementa...
	2.16 In terms of means of travel to a convenience store, Mintel’s Survey at Appendix 2 shows that 56% of people said that they normally walk to a convenience store, compared with 31% who normally drive and 43% said they normally use a convenience stor...
	2.17 Convenience stores operated by the Co-operative and the ‘big-four’ supermarket operators (Asda, Tesco, Sainsbury and Morrisons) have extended the range of goods sold in convenience stores from the traditional confectionery/tobacco/news (CTN) and ...
	2.18 Mintel found that the main purchases at convenience stores were milk and dairy products (66%), bread and bakery products (53%), snacks/confectionery (50%), fresh fruit or vegetables (43%), soft drinks (27%) packaged, food-to-go (23%), alcoholic d...
	i) The role of the proposed convenience store at Bramcote Lane
	2.19 The proposed convenience store at Bramcote Lane is a response to changing consumer behaviour, including more frequent, local, closer to home, ‘top-up’ shopping trips for smaller quantities of food and groceries, mainly on foot and to complement l...
	2.20 These in-centre food shopping destinations provide a much larger ‘bulk’ shopping offer. These stores are not ‘close to home’ in comparison to where a top-up convenience store is located, such as the location of the current appeal site, and shoppi...
	2.21 The availability of alternative sites or premises in Beeston or further afield Stapleford District Centre is not relevant to the role that is proposed for the convenience store on Bramcote Lane. The recent trends in shopping habits (outlined abov...
	2.22 If a store is not expected to significantly draw trade from outside of its catchment area, it is clearly not suitable to be located in an area which does not meet the needs of the people that it intends to serve. In this regard, the application s...
	2.23 The product range on offer will be varied and cater for day to day shopping needs.  This will include fresh fruit and vegetables and meat, as well as frozen and pre-prepared products.  Additionally, tinned and packaged goods will be available and...
	2.24 The typical shopper, who is anticipated to use this new convenience store, is likely to access the site on foot for a basket shop.  They are envisaged to have a relatively low basket spend, but visit the site frequently, typically 3-4 times a wee...
	Scope
	2.25 The applicant has attempted to draw an appropriate scope for the Sequential Test. It is considered that due to the nature of the use, that only the closest Town Centre (Beeston) be reviewed.  However, it is noted that Beeston is more than 1.5km f...
	2.26 The next nearest designated centre is Stapleford which is more than 2.5km from the site.  This is also physically separated from the site by both the physical boundary of the A52 major road and an area of open land.  As such, Stapleford District ...
	2.27 This sequential test has therefore reviewed sites only within Beeston Town Centre and edge of centre.
	2.28 The site specific requirements for this proposal are:
	 Gross floorspace of approximately 350 sq m;
	 Sufficient parking spaces; and
	 Suitable access for servicing.
	2.29 These specific requirements are notwithstanding that sites in Beeston are not within the identified catchment area.
	2.30 The sequential test is required to demonstrate that there are no alternative sites available within, or adjacent to, existing centres that could accommodate the proposed development. However, although flexibility should be demonstrated, there is ...
	2.31 This is particularly true in these circumstances, where the proposal is to improve local offer to serve a specifically identified catchment. It is therefore even more unrealistic to consider that the applicant should alter their requirements to f...
	2.32 A desktop search of available commercial properties has been undertaken in March 2017, using internet resources (namely the ‘Property Link’ commercial estate agency website: http://propertylink.estatesgazette.com/) and ‘Right Move Commercial’. Th...
	Beeston Town Centre
	2.33 Appendix 3 identifies the extent of Beeston Centre on a plan.
	APPENDIX 3– BEESTON TOWN CENTRE PLAN
	2.34 Appendix 4 is a Sequential Sites Assessment Plan which shows where sites are located within Beeston and within an Edge of Centre location.  It should be noted that it is difficult to define an exact “edge of centre” as per the NPPF definition, gi...
	APPENDIX 4 – SEQUENTIAL SITES ASSESSMENT PLAN
	2.35 Attached at Appendix 5 are property details for all the sites identified by the Property Link and Right Move Commercial website.
	APPENDIX 5 – PROPERTY DETAILS FOR SITES IDENTIFIED
	2.36 Overleaf is an assessment of each of those sites:

	89 High Road, Beeston, NG9 2LE
	Site 1
	Image
	Beeston Town Centre
	Location
	Available
	Availability
	Not in the identified catchment area.  No scope for parking and servicing requirements.  Is only approximately 100sqm, so too small.
	Suitability
	As the site is not suitable, it cannot be considered as a potential alternative site. No further assessment required.
	Conclusion
	Unit 12, The Square Shopping Centre, NG9 2JG
	Site 2
	Image
	Beeston Town Centre
	Location
	Available
	Availability
	Not in the identified catchment area.  No scope for parking and servicing requirements.  Is only approximately 150sqm, so too small.
	Suitability
	As the site is not suitable, it cannot be considered as a potential alternative site. No further assessment required.
	Conclusion
	Unit 8, The Square Shopping Centre, NG9 2JG
	Site 3
	Image
	Beeston Town Centre
	Location
	Available
	Availability
	Not in the identified catchment area.  No scope for parking and servicing requirements.  Is only approximately 110sqm, so too small.
	Suitability
	As the site is not suitable, it cannot be considered as a potential alternative site. No further assessment required.
	Conclusion
	Stoney Street
	Site 4
	Image
	Beeston Town Cetnre
	Location
	Available
	Availability
	Not in the identified catchment area.  Limited scope for parking and servicing requirements.  In total, provides more retail space than required.
	Suitability
	As the site is not in the identified catchment area and provides limited parking, it cannot be considered as a potential alternative site. No further assessment required.
	Conclusion
	The Greyhound, 85 High Road, NG9 2LE
	Site 5
	Streetview Image
	Beeston Town Centre
	Location
	Available
	Availability
	Not in the identified catchment area.  Limited scope for parking and servicing requirements.  In total, provides insufficient retail space than required (324 sqm on two storeys).
	Suitability
	As the site is not in the identified catchment area and provides limited parking, it cannot be considered as a potential alternative site. No further assessment required.
	Conclusion
	Latino, Chilwell Road, NG9
	Site 6
	Image
	Edge of Beeston Town Centre
	Location
	Available
	Availability
	Not in the identified catchment area.  Limited scope for parking and servicing requirements.  In total, provides insufficient retail space than required (308 sqm).
	Suitability
	As the site is not in the identified catchment area and provides limited parking, it cannot be considered as a potential alternative site. No further assessment required.
	Conclusion

