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University of Cambridge North West Cambridge Retail Assessment

1. Introduction

1.1 This Retail Assessment has been prepared by GVA on behalf of the University of
Cambridge (hereafter referred to as the Applicant) to accompany the planning
application for the Proposed Development at North West Cambridge for a mix of uses
including retail floorspace. This statement specifically examines the appropriateness and
implications of the retail and Class A elements of the Proposed Development against the
relevant tests of PPS4, the emerging National Planning Policy Framework and other

policies.

1.2 This report is divided into the following sections:-

= Section 2 outlines the Proposed Development of the site, focusing in particular on the

provision of a foodstore.

= Section 3 sets out the planning policy context, including PPS4 and local policies
adopted by Cambridge City Council and South Cambridgeshire District Council. In
this section we also provide a further recap on the main findings of the relevant

tfechnical studies and evidence base reports.

= Section 4 sefs out our Economic Assessment which addresses the sequential test and
considers any potential impacts of the Proposed Development in accordance with
criteria listed in PPS4.

= Section 5 presents our conclusions.
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2.1

2.2

2.3

2.4

Site context and development proposals

North West Cambridge adjoins the southern edge of Girton village and includes all of the
open land between the edge of Cambridge and the MI11 motorway between
Huntingdon Road and Madingley Road. The Application Site extends to 150 hectares and

is predominantly farmland aside from a few university buildings.

The North West Cambridge Area Action Plan emphasises the importance of the Proposed
Development containing a local centre to act as a focus for the new community at the
heart of the Proposed Development, such as to help create a strong community for those
who live and work there and to provide facilities that are capable of benefiting the
occupiers of the Proposed Development and nearby areas. This report considers the retail

impact of the Proposed Development.

This report considers the proposals for the development of a 2,000 sgm net' convenience
store. It also addresses the retail and other Class A uses (A1-AS5) proposed as part of the
Proposed Development. These uses are consistent with PPS4’s definition of a local centre,
such as fo provide a small supermarket together with shops and other facilities of a local
nafure which might, for example, include a newsagents, post office, pharmacy,
laundrette or local public house. This type of small scale provision is consistent with the
North West Cambridge Area Action Plan’s allocation for a local centre at this site
(discussed in more detail in Section 3). This combination of uses is not expected to
generate strategic trips or indeed impact on a wider area. The objective is to provide a
sustainably located range of facilities fo serve the needs of the new population at the

Application Site, consistent with the objectives of PPS4 and local policy.

For the purposes of this assessment we have assumed that the supermarket will comprise
entirely convenience floorspace which is a slight variation to the Informal Planning Policy
Guidance on Foodstore Provision in North West Cambridge (March 2011) (“the IPPG”)

which assumes 5-10% of the floorspace will be dedicated to the sale of comparison

'Defined as ‘the sales area within a building (i.e. all internal areas accessible to the customer), but excluding checkouts,
lobbies, concessions, restaurants, customer toilets and walkways behind the checkouts’ as set out in the Good Practice
Guide (2009)
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goods. In reality there is likely fo be a small element of comparison goods consistent with
the standard supermarket model that retail operators provide elsewhere; however, it is
envisaged for the purposes of this assessment that this will be ancillary to the convenience

role of the store.

2.5 The Proposed Development comprises includes the Supermarket and other Class A
elements referred to in Appendix A in support of a mixed use University led development

including:

Up to 3,000 dwellings; (Class C3 and C4)
e Up to 2000 student bed spaces; 98,000 sgm (Class C2)
e 100,000 sgm employment floorspace, of which:

- Up to 40,000 sgm commercial employment floorspace (Class B1(b) and sui generis
research uses)

- Atleast 60,000 sgm academic employment floorspace (Class D1)
e Senior living; 6,500 sgm (Class C2)
e Community Centre; 500 sgm (Class D1)
e Police; 200 sgm (Class B1)
e  Primary Health Care; 700 sgm (Class D1)
e  Primary School (Class D1)
e Nurseries; 2,000 sgm (Class D1)
e Hotel (130 rooms); up to 7,000 sgm (Class C1)
e Access Roads;
e Pedestrian, cycle and vehicle routes;
e Parking;
e Energy Cenftre; 1,000 sgm
e Provision and/or upgrade of services and related service media and apparatus;

e Drainage works (including sustainable drainage systems and ground and service

water attenuation and conftrol)

e Open space and landscaping (including parks, play areas, playing fields, allotments,

water features and formal/informal open space)

e  Earthworks fo provide revised ground contours.
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Huntingdon Road - Highway and Utility Works

e Construction of a new three arm and a new four arm signal controlled junctions to

provide access to the Proposed Development from Huntingdon Road
e Installation of a toucan crossing across Huntingdon Road

e Constfruction of an unsegregated footway/cycleway on the southern side of

Huntingdon Road

e Diversion and/or replacement and/or protection of existing utilities affected by

the proposed highway works

e  Provision of new felecommunications infrastructure and connection to existing

utility infrastructure situated along Huntingdon Road.

Madingley Road - Highway and Utility Works

e Junction improvement works at the High Cross/Madingley Road junction to alter it
from a three arm priority junction to a four arm signal controlled junction o

provide access to the Proposed Development
e Installation of a foucan crossing across Madingley Road

e Diversion and/or replacement and/or protection of existing ufilities affected by the

proposed highway works

e Provision of a new pumped foul water rising main, and new telecommunications,
electricity and gas infrastructure and the associated connection to existing utility

infrastructure situated along Madingley Road.
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3.1

3.2

3.3

3.4

3.5

Policy context

The following section sets out national planning policy relevant to determination of the
planning application. The section provides a review of PPS1, PPS4 and PPGI13 and the

local policy context.
PPS1: Delivering Sustainable Development (2005)

PPS1 states that urban regeneration and the re-use of previously developed sites are
important supporting objectives for creating a sustainable pattern of development. It

states that the Government is committed to:

e concenirafing development for uses which generate a large number of trips in places
well served by public tfransport, especially fown centres, rather than out-of-centre

locations; and

o preferring the development of land within urban areas particularly on previously
development sites, provided that this creates or maintains a good living environment,

before considering the development of greenfield sites.

When drawing up their development plans, local planning authorities are encouraged to
adopt a sequential approach to site selection for new retail and fown centre uses,
commencing with existing centres and then if no suitable sites are available, edge-of-

centre locations. Only then should out-of-centre proposals be considered.

PPS4: Planning for Sustainable Economic Growth (December
2009)

PPS4 was published on 29 December 2009 and combined the policy guidance previously
provided in PPG4, PPGS5, PPSé and parts of PPS7 and PPG13 into a single policy statement.

The guidance setfs out the importance of using evidence to plan positively, including
identifying the need at the local level to assess the need for new economic development

and plan proactively to accommodate new development.
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3.6

3.7

3.8

3.9

3.10

EC1.4 states that when assessing the need for retail and leisure development, local
planning authorities should take account of both the quantitative and qualitative need for
additional floorspace for different types of retail and leisure uses, and in deprived areas
which lack access to a range of services or facilities, and give additional weight fo
meeting these qualitative deficiencies. When assessing quantitative need, LPAs should
have regard to relevant market information and economic data, including a realistic
assessment of existing and forecast population levels, forecast expenditure for specific

classes of goods to be sold and forecast improvements in retail sales density.

When assessing qualitative needs, LPAs should assess whether there is provision and
distribution of shopping leisure and local services which allow genuine choice to meet the
needs of the whole community, particularly those living in deprived areas, in the light of
the objective tfo promote the vitality and viability of town centres, and to take into
account the degree to which shops may be over tfrading and whether there is a need to

increase competition and retail mix.

Policy EC4, Planning for Consumer Choice and Promotfing Competitive Town Centres,
specifically advises local planning authorities to proactively plan to promote competitive

tfown centre environments and provide consumer choice by, inter alia:

e Supporting a diverse range of uses which appeal to a wide range of age and social
groups.

e Planning for a strong retail mix.

e Supporting shops and services and other important small scale economic uses.

e Identifying sites in the centre or failing that on the edge of centre capable of

accommodating larger format developments.

e Retaining and enhancing existing markets and where appropriate reinfroducing or

creating new ones.

Taking measures to conserve, and where appropriate enhance the established character

and diversity of their centres.

Policy EC5 relates to site selection and land assembly for main town centre uses. Local
planning authorities should identify an appropriate range of sites to accommodate

identified needs, ensuring that sites are capable of accommodating a range of business
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3.12

3.13

3.14

3.15

3.16

models in terms of scale, format, car parking provision and scope for disaggregation.
They should base this approach on the need for development, identify the appropriate
scale of development in keeping with the role and function of the centre within the
hierarchy and catchment to be served, apply a sequential approach to site selection,
assess the impact of sites on the existing centres, and consider the degree to which other
considerations, such as physical regeneration, employment and increased investment

may be material to the choice of appropriate locations for development.
Development Management

The development management policies, set out in PPS4, relating to town centre uses,
compirise Policies EC10, EC14, EC15, EC16 and EC17.

EC10 sets out the general considerations which apply to all applications for economic
development, considered previously. These include climate change, accessibility, design,

economic and physical regeneration and local employment.

Policy EC 10.1 states that local planning authorities should adopt a positive and
constructive approach towards planning applications for economic development, and
states that planning applications that secure sustainable economic growth should be

freated favourably.

Policy ECI13 relates to applications affecting shops and services in local centres and
vilages. This recognises the importance of local facilities, and seeks to protect facilities

which provide for day to day needs.

Policy EC14 sets out the supporting evidence for planning applications for main town
cenfre uses. Policy EC14.3 states that a sequential assessment is required for planning
applications for main fown cenfre uses that are not in an existing cenfre and not in
accordance with an up to date Development Plan. Policy EC14.4 requires an assessment
of the impacts identified in Policy EC16.1 for planning applications for retail and leisure
developments over 2,500 sg m gross not in an existing centre and not in accordance with

an up to date Development Plan.

Under a strict interpretation of PPS4 it could be argued that a sequential and impact

assessment are not justifiably required in the case of this application given that the
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3.17

3.18

Proposed Development would be within a new local centre allocated by the adopted

Area Action Plan (AAP). Further discussion on this matter is reserved until Section 4.

Policy EC15 sets out the consideration of the sequential approach, however for reasons

outlined later in this report, we do not consider is relevant given the that the proposals will

create a new local centre allocated by local policy and in accordance with the following

definitions set out in PPS4:

‘Local centres include a range of small shops of a local nature, serving a small
catchment. Typically, local centre might include, amongst other shops, a small

supermarket, a newsagent, a sub-post office and a pharmacy’

‘Supermarket - Self service store selling mainly food with a trading floorspace less then

2,500 square metres, often with car parking’

Policy EC16 refers to impact and sets out the impact which applications for main fown

centre uses not in a centre or in accordance with the Development Plan should be

assessed against. These compirise:-

The impact of the proposal on existing committed and planned public and private

investment in a centre or centres in the catchment area of the proposal.

The impact of the proposal on town centre vitality and viability including local
consumer choice and the range and quality of the comparison and convenience

retail offer.

The impact of the proposal on allocated sites outside town centres being developed

in accordance with the Development Plan.

In the context of a retail or leisure proposal, the impact of the proposal on in centre
trade/ turnover and on frade 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.

Located in or on the edge of the fown centre, whether the proposal is of an
appropriate scale (in tferms of gross floorspace) in relation to the size of the centre and

its role in hierarchy centres; and

Any locally important impacts on centres under Policy EC3.1.E.
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3.19

3.20

3.21

3.22

3.23

Policy EC17 deals with the consideration of planning applications for developments, if not
in the centre or in accordance with an up to date Development Plan. Policy EC17.1
suggests that in these circumstances proposals should be refused planning permission
where an applicant has not demonstrated compliance with the requirements of the
sequential approach or there is clear evidence that the proposal is likely to lead to a
significant adverse impact of any one of the impacts in Policies 10.2 and 16.1, taking into
account the cumulative effect of recent permissions, developments under construction

and completed developments.

Policy EC17.2 suggests that when no significant impact has been identified, planning
applications should be determined by taking account of the positive and negative
impacts of the proposal in terms of Policies EC10.2 and 16.1 and any other material
considerations, and the likely cumulative effect of recent permissions. Judgements about
the extent and significance of any impact should be informed by the Development Plan
where this is up to date. Recent local assessment of the neighbouring centres which take
info account the vitality and viability indicators in Annex D of PPS4 and any other
published local information, such as the town centre or retail strategies will also be

relevant.

Planning for Town Centres: Practice guidance on Need, Impact

and the Sequential Approach (December 2009)

The Good Practice Guide is a government document published alongside PPS4. It does
not constitute a statement of Government policy, but forms guidance to support the

interpretation of fown centre policies set out in PPS4.

The guide sets out that in allocating sites to accommodate town centre needs local
authorities should actively examine existing and potential sites within cenfres or on the
edge of town centres. It goes on to say that ‘they [local authorities] should consider the

scope to expand existing centres and promote new ones’ (Para 4.9).

Paragraph 6.18 of the guide highlights that planned new centres should be considered
through the LDF process, giving consideration to the appropriateness of new centres, the
scale and form and matter such as impact on the hierarchy and network of centres, in
accordance with national policy. It is then clearly stated that ‘where the need is

identified to create a new centre, and the appropriate policy tests are met, it will not be
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3.24

3.25

3.26

3.27

necessary to apply a sequential approach to consider whether proposals planned within

the new cenfre could be met in nearby existing centres’.

Where the sequential approach applies, the guide highlights that there are two important

objectives of the sequential approach to site selection:

e The first being the assumption that fown centre sites are likely to be the most readily

accessible by alternative means of transport thereby reducing the need to travel, and

e The second is to accommodate main town uses in locations where customers are
able to undertake linked trips in order to provide for improved consumer choice and

competition.
Emerging National Planning Policy

The Government has published the draft National Planning Policy Framework (“the Draft
NPPF") for consultation. The NPPF will replace the current suite of national Planning Policy
Statements, Planning Policy Guidance notes and some Circulars with a single, streamlined

document.

The NPPF will set out the Government's economic, environmental and social planning
policies for England. Taken together, these policies arficulate the Government's vision of
sustainable development, which should be interpreted and applied locally to meet local
aspirations. The draft NPPF continues to recognise that planning system is plan-led and
that therefore Local Plans, incorporating neighbourhood plans where relevant, are the
starting point for the determination of any planning application. In assessing and
determining development proposals, local planning authorities should apply fthe
presumption in favour of sustainable development and seek to find solutions to overcome

any substantial planning objections where practical and consistent with the NPPF.

While the NPPF is to be read as a whole in the context of retail considerations the Draft
NPPF states at paragraph 78 (as with PPS4) that local planning authorities should prefer
applications for retail and leisure uses to be located in town centres where practical, then
in edge of centre locations and only if suitable sites are not available should out of centre
sites be considered. In applying this sequential approach, local planning authorities
should ensure that potential sites are assessed for their availability, suitability and viability

and for their ability to meet the full extent of assessed quantitative and qualitative needs.
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3.28 The Draft NPPF continues to require an impact assessment when assessing applications for
retail and leisure development outside of town centres, which are not in accordance with
an up to date Local Plan, if the development is over a proportionate, locally set

floorspace threshold or, if no locally set threshold, the default threshold is 2,500 sgm.

3.29  The Draft NPPF also states that planning policies and decisions should assess the impact of

retail and leisure proposals, including:

o the impact of the proposal on existing, committed and planned public and private

investment in a centre or centres in the catchment area of the proposal; and

e the impact of the proposal on town centre vitality and viability, including local
consumer choice and trade in the fown cenfre and wider area, up to ten years from
the time the application is made., In the case of North West Cambridge this would be
2021. This is in contrast to PPS4 where the fime horizon for assessing impacts of
unplanned, retail and leisure schemes in the edge or out of centre locations is

currently set at up to 5 years from the time the planning application is made.

The assessment work that has been undertaken in this Retail Assessment considers both
2016 and 2021.

Local Policy Context

3.30 This Section sets out the policies of the Development Plan relevant to determining the
planning application. The main planning policy documents for the application include
adopted documents from both Cambridge City Council and South Cambridgeshire
District Council due to the cross boundary nature of the Application Site. We set out
below a review of the relevant policies contained within the adopted Cambridge City
Local Plan, the South Cambridge Core Strategy and the North West Cambridge Area

Action Plan.
Cambridge Local Plan

3.31 The Cambridge Local Plan is the City's current local plan and was adopted by the
Council in July 2006. As a result of changes to the planning system which were infroduced
by the Planning and Compulsory Purchase Act 2004 local plans expired, but in July 2009

the Secretary of State issued a formal direction to ‘save’ the maijority of policies contained
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3.32

3.33

3.34

3.35

3.36

within the Cambridge Local Plan. The Cambridge Local Plan is in the process of being
replaced by the Local Development Framework (LDF) for the city. Prior to this being
formally replaced, the saved policies from the Local Plan continue to be used as the basis

on which all development control decisions are made.

The retail and shopping policies are set out in Section 6 of the Plan. Policy 6/9 relates to
Convenience Shopping which generally supports additional provision in the new urban
extensions. However, it states that the need for provision in major urban extensions will be

assessed as part of the preparation of Masterplans.

Section 9 of the Local Plan idenfifies areas of major change in Cambridge, including
urban extensions. The Application Site is included in the list of sites although the direct
policy relating to the site between Madingley Road and Huntingdon Road was
superseded when the North West Cambridge Area Action Plan was adopted (see below).
Other areas of major change include East Cambridge, Southern Fringe, Northern Fringe,

Huntingdon Road / Histon Road and the Station Area.
Cambridge Development Strategy (Issues and Options Paper 2007)

The Cambridge Development Strategy (Core Strategy) is currently being prepared. The
latest version of the policy document is the Issues and Options paper, and the ‘Preferred
Options’ version of the document is due for public consultation later in the year. Various

‘Options’ are proposed in the Development Strategy.

Option 7 states that the University of Cambridge's further growth needs will be
accommodated in North West Cambridge between Madingley Road and Huntingdon
Road. Option 25 is to allow for and enable development / redevelopment to meet the
proven needs of the Applicant to strengthen Cambridge’s role as a world leader in Higher

Education.

With regard to a hierarchy of centres, Option 26 proposes that the City Centre should be
the focus for shopping, service and leisure uses, then the new large district centre at East
Cambridge, then district centres and finally local centres. A sequential approach would
be applied to site selection using this hierarchy. It is envisioned in this option that the

urban extension areas would only have local centres.
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3.37

3.38

3.39

3.40

3.41

South Cambridgeshire Core Strategy (adopted January 2007)

The South Cambridgeshire Core Strategy was adopted in 2007 and represents the main
current policy document for the District. The Core Strategy draws on national policy set

out in PPSé: Planning for Town Cenftres, which has since been replaced by PPS4.

The strategic vision for South Cambridgeshire seeks to focus much of the high level
development needed to improve the balance between homes and jobs in the sub-region
info urban extensions to the built-up area of Cambridge. The objective is that these
locations will become successful, vibrant, healthy new communities. It is acknowledged
that there will be a need for shopping provision in the urban extensions although it states
that further guidance on proposals for convenience and comparison retail in the urban

extensions will be contained within the relevant Area Action Plans.
North West Cambridge Area Action Plan (adopted October 2009)

The North West Cambridge Area Action Plan (AAP) was developed jointly by Cambridge
City Council and South Cambridgeshire District Council. The AAP identifies land to be
released from the Cambridge Green Belt to contribute towards meeting the development
needs of the University of Cambridge. It establishes an overall vision and objectives to
achieve this and provides the basis for the initial planning permissions and further detailed

planning, including masterplanning.

The plan acknowledges the Applicant’s aspirations for the site which include new student
accommodation, academic facilities, and research institutes in addition to a substantial
residential component (a significant proportion of which should be key worker housing for
University staff), commercial research and development space, hotel and conference
facilities, community facilities (including shops), public open space and nafure

conservation areas.

The vision for North West Cambridge is set out in Policy NW1 which states that there will be
a new local centfre which will act as a focus for the development and which will also
provide facilities and services for nearby communities. Policy NW3 sets out the
requirement for a Masterplan for the whole site to be prepared and submitted as part of
the supporting information for a planning application to ensure that the development will

be delivered in accordance with the principles set out in the AAP.
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3.42

3.43

3.44

3.45

3.46

3.47

The provision of community services and facilifies is supported in Policy NW20 which states
that the development will provide an appropriate level and type of high quality services
and facilities in suitable locations to serve all phases of the development. In order to
identify the appropriate level, detailed assessments and strategies will be required to be

prepared with key stakeholders prior to the granting of planning permission.

The principle of a local centre is established in local planning policy by Policy NW21. The
policy states that ‘where appropriate, all services and facilities will be provided in a single
centre at the heart of the development’. The supporting text highlights that, subject to
the required strategies and masterplanning, the local centre will comprise a range of
services and facilities including the following: primary schools; an appropriate level of local
shopping (e.g. a small supermarket) and other services; a library and life-long learning

centre; community meeting rooms; and healthcare provision.
Other Material Considerations

In addition to the adopted Development Plan documents, regard may also be had to the

following published local information in the determination of the planning application.
Cambridge Sub Region Retail Study (2008)

The Cambridge Sub Region Retail Study was produced by GVA in October 2008. The
Study comprises a thorough overview of the existing retail network and hierarchy across
the Cambridge and South Cambridgeshire administrative areas and an assessment of the
likely future demand for additional retail provision taking info account factors such as

major housing growth.

The Study identified good provision of convenience stores in the sub region with a good
coverage of different foodstore operators although Tesco was found to have a marginally
stfronger presence. The quantitafive analysis indicates that the convenience stores are
performing well and the stfrong performance of convenience stores in the local and
district centres highlights the importance of providing everyday ‘top-up’ shopping facilities

for existing residents and residents in new urban extension areas.

The Study identifies global capacity for new convenience floorspace over the plan

period, forecasting capacity to support a further 5,570 sgm net of additional convenience
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goods floorspace by 2011, increasing to 10,265 sgm net by 2016 and 31,390 sgm net by

2021 taking info account the following commitments:-

Land to the north of unit 3, 11 High St, Cherry Hinton - 35 sgm net;

186-188 High Street, East Chesterton - 24 sgm net;

Land at Arbury Camp, Impington (now known as Orchard Park) - 1,858 sgm net; and

Land at 23 Church Street, Wilingham - 63 sgm net.

3.48 However, the study notes that this capacity could be absorbed by convenience goods

developments in the pipeline comprising:-

e Cambourne - small unit shops - 1,503 sgm net (by 2011);

e Northstowe - 5,525 sgm net (2016 - 2021);

e East Cambridge - district centre - 3,000 sgm net (by 2021);
e Station Area - 507 sgm net (by 2016);

e Southern Fringe - local centre - 682 sgm net (by 2016); and

e Huntingdon Road / NIAB - 1,140 sgm net (by 2016).

3.49  The phasing of the pipeline schemes were estimated and the Study anticipates that all of
the pipeline developments will be built and trading by 2021. Based on this assumption the
scenario testing indicates that with all of the pipeline schemes and the full build out of
Northstowe, residual expenditure capacity to support new floorspace would be removed

and there would be a small over supply of floorspace.

3.50 However, the Study also notes that the Northstowe phasing details provided as part of the
Northstowe planning application state that all of the convenience floorspace at
Northstowe may not be completed until 2024/25, and as such more expenditure would be
available to support new development, reducing the over supply of floorspace. The

following table summarises the findings of the Sub Region Study's capacity forecasts.
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Table 3.1: Cambridge Sub Region Global Convenience Goods Capacity (sqm net)

2008-2011 (sqm net)  2008-2016 (sqm net) 2008-2021 (sqm net)

Baseline Capacity 5,570 10,265 13,390

Forecasts Capacity
taking into account
Pipeline
Developments

4,913 4,244 1,272

Source: Tables 20 & 21, Appendix 5, Cambridge Sub Region Retail Study, October 2008.

3.51 The Study provides a preliminary view of the retail matters arising from the Northstowe
proposals. It does not investigate convenience goods impact although at a strategic
level it considers that the impact of the convenience goods floorspace in Northstowe will

largely fall upon existing out-of-centre stores at Bar Hill and Milton.

3.52 The Study looks at global capacity for future convenience goods retailing in the sub
region and does not drill down to the local level. In respect of convenience goods, the

study provided the following recommendations:

In accordance with planning policy priorities the focus for further convenience goods
development should be on both existing and proposed district, local and rurall

cenfres.

e In the existing district, local and rural centres, where opportunities arise there will be
scope for more small scale convenience goods provision to supplement existing roles

and functions.

e Thereis a need for additional deep discounter provision within the Cambridge sub
region and the focus of this should in the first instance be the district, local and rural

cenfres.

e New larger convenience stores at East Cambridge and at Northstowe, in conjunction
with smaller scale provision elsewhere, would be sufficient to meet convenience

shopping needs in the Cambridge sub region.
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3.53

3.54

3.55

3.56

3.57

North West Cambridge Supplementary Retail Study (February 2010)

The Supplementary Retail Study was commissioned by Cambridge City Council and South
Cambridgeshire District Council in order to provide a more detailed retfail planning
evidence base for North West Cambridge and fo inform a view on potential emerging

proposals for foodstore development in the area.

The Study updates the global capacity assessment provided in the 2008 Cambridge Sub-
Region Retail Study. Taking into consideration lower expenditure growth rates and a
combination of different input assumptions, the updated figures suggest a lower quantum
of convenience floorspace capacity to 2021 than that identified within the 2008 Study.
The baseline forecasts identify global capacity to support an additional 3,033 sgm net
convenience floorspace by 2011, increasing to 8,159 sgm net by 2016 and 12,363 sgm net
by 2021. Taking info account pipeline developments, the Study identifies residual
capacity to support 333 sgm net additional floorspace at 2016, increasing to 867 sgm net
at 2021.

Drawing on the results of the same household survey work undertaken for the 2008 Study,
NLP examine the local need for convenience foodstore floorspace in the North West
Cambridge area at a more detailed level. The baseline quantitative need assessment
identifies capacity for an additional 234 sgm convenience floorspace at 2011, based on a

large foodstore operator achieving a sales density of £10,000 per sgm.

A qualitative need for a main foodstore in the North West Cambridge area is also
identified on the basis that there is an evident gap in main foodstore provision in the area
resulting in high levels of expenditure leakage and unsustainable fravel patterns. NLP
conclude that ‘there is a clear need for easily accessible large foodstore provision to serve
the main food shopping needs of existing and new residents, to increase choice and

competition’ (paragraph 3.61).

Further scenario testing examines capacity taking info account pipeline developments
and potential uplift in market share. Scenario 3 (the most realistic scenario) assumes a
main foodstore in the area could achieve a market share similar to those achieved by
other main foodstores in Cambridge. This would result in a surplus of £39.1m at 2021, over

and above existing commitments and pipeline developments.
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NLP examine four alternative options for meeting the identified need at 2021 within
proposed local centres across the three North West Cambridge development sites. In the
long term (up to 2021) either a single superstore (c.3,500 sgm net) or two supermarkets
(2,000 sgm neft) are considered the most appropriate main foodstore provision within the
planned local centres to meet identified need in the area. Having examined the relative
merits of new foodstore provision in the three new centre locations, NLP conclude that
either the Application Site or the NIAB site offer a better location for a larger local centre
than Orchard Park. The Study identifies very few differences in the advantages and

disadvantages between the application and NIAB sites.

Informal Planning Policy Guidance on Foodstore Provision in North West
Cambridge (March 2011)

Cambridge City Council and South Cambridgeshire District Council have recognised that
existing planning policy does not adequately address retail needs in North West
Cambridge. The Councils have therefore adopted Informal Planning Policy Guidance

(IPPG) on Foodstore Provision in North West Cambridge.

The IPPG is informed by two background studies — the Supplementary Retail Study
prepared by Nathaniel Litchfield (see above) and a Transport Study completed by Atkins.
The evidence base was used to develop an Options Report which set out four possible
options for foodstore development in North West Cambridge. The Options Report was

subject to public consultation in September 2010.

The adopted IPPG sets out the development principles for foodstore development in North
West Cambridge which developers should follow in any planning applications for a
foodstore or local centre at these sites. The strategy for foodstore provision in North West

Cambridge is:
e One medium sized supermarket of 2,000 sgm neft floorspace in the local centre at the
Application Site;

¢ One medium sized supermarket of 2,000 sgm net floorspace in the local centre at the
NIAB site; and

e One small supermarket in the local centre at Orchard Park.
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This strategy provides for two medium-sized supermarkets which will serve the two larger
communites and help fo reduce the number of unsustainable car journeys to foodstores
outside North West Cambridge. It is accepted that the stores will not be so large that they
would over dominate and prevent the development of other smaller shops and services in
the local centres, which is an important factor in creating a vibrant and viable centre.
Residents will also have the additional choice of two different foodstore operators.
Residents of Orchard Park will have access to a small supermarket catering for day-to-day
needs, but will also be in close proximity to the medium-sized supermarkets at NIAB and

the Application Site and the existing Tesco store in Milton.

In terms of phasing, the IPPG indicates that the medium-sized supermarkets and local
centfres at the Applicatfion Site and NIAB site should be delivered in the early phases of
these developments. Early delivery of the foodstores will have the benefit of anchoring
the local centre in the early stages and creating linked trips to other shops and community

facilities.
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Economic assessment

This section presents our assessment of the proposals for a 2,000 sgm net supermarket
along with up to 1,800 sgm net of other Class A (A1/A2/A3/A4/A5) floorspace comprised
in the Proposed Development against the relevant policy tests set out in PPS4 and the
Draft NPPF. An indicative schedule of proposed retail floorspace is attached in Appendix
1.

Under the provisions of PPS4 and the Draft NPPF it is no longer a requirement for an
applicant to assess need as part of the application making process. In this case there is
no requirement for the Applicant to examine impact or demonstrate compliance with the
sequential approach. In terms of PPS4 and the Draft NPPF the majority of the Proposed
Development will be ‘in centre’ in that, as contemplated by paragraph 6.18 of the
Practice Guidance accompanying PPS4, the local centre is a planned new centre by

designation through LDF and related Area Action Plan policy? as a ‘local centre’.

It is envisaged that a small proportion of the proposed Class A floorspace (225 sgm net)
will be delivered beyond the designated Local Centre in the form of individual ‘local’
shops. It is intended that these shops will serve a limited, walk-in catchment and will help

meet the local needs of the new residential community in a sustainable manner.

In addition, the Class A elements of the Proposed Development would include a
University-run cafeteria (A3 use) comprising ¢.600 sgm net. This would be directed at the
needs of the University students and staff on-site and would not therefore result in any

significant impacts on the wider area.

Notwithstanding the analysis above, we have, for the purposes of completeness and to
assist the Councils, considered need, impact and the sequential test for all Class A ‘town

centre’ uses as part of our economic assessment set out below.

2 North West Cambridge Area Action Plan (October 2009)

Sepftember 2011 | gva.co.uk 20



University of Cambridge North West Cambridge Retail Assessment

4.6

4.7

Need

As highlighted in Section 3, there is already a substantial amount of evidence
demonstrating a clear quantitative and qualitative need for new foodstore provision in
North West Cambridge in order to adequately serve the main food shopping needs of
both existing and new local residents. This is acknowledged by the local authorities and
further investigation is currently underway to establish the most appropriate means to
deliver new provision. The applicant has had regard to the Councils’ IPPG on Foodstore
Development in North West Cambridge (March 2011) and is proposing the development
of a 2,000 sgm net anchor convenience store at the Application Site which is entirely
consistent with the strategy set out in the IPPG (see Section 3). The Proposed
Development also includes up to 1,800 sgm net other Class A floorspace (A1-A5). An

indicative breakdown of this floorspace appears at Appendix A.

The IPPG on Foodstore Development in North West Cambridge is informed by the North
West Cambridge Supplementary Retail Study (2010) and the findings of this Study are
therefore relevant in consideration of the Applicant’s proposals. As highlighted in Section
3, the Study provides an update to the 2008 Retail Study and specifically examines the
local need for convenience foodstore floorspace in the North West Cambridge area.
Without reiterating the overview provided in Section 3, the main findings in terms of need

and capacity are outlined below:
Qualitative Considerations
e There is a high level of convenience trade leakage (84%) from the PCA3 as existing

residents travel outside the local area to undertake main food shopping.

e There is alack of choice in terms of the type and format of convenience store, as
there are no main foodstores within this part of the City. The closest stores capable of

meeting existing residents’ main food shopping requirements are:

— Tesco, Milton;

— Sainsbury’s & M&S stores in Cambridge City Cenfre;

3 Primary Catchment Area comprising the five postal sectors (CB3 0, CB4 0/2/3/9) which correlate most closely to North
West Cambridge and contain the three new centres proposed at the Application Site, NIAB site and Orchard Park.
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— Asda, Beehive Centres; and

— Tesco Extra, Bar Hill.

e Asagroup, the existing convenience stores in the North West Cambridge area are

overtrading.

e There is a large existing residential population, due to increase by 45%, which is not

served by a main foodstore within the catchment.

e The areas covered by Orchard Park, the NIAB site and the Application Site are not

within easy walking distance of any existing stores.

In view of the above, NLP conclude that ‘there is a clear need for easily accessible large
foodstore provision to serve the main food shopping needs of existing and new residents,
fo increase choice and competition’. Furthermore, the addition of large-format foodstore
provision on the Application Site would significantly reduce leakage of expenditure from

the PCA and bring about more sustainable travel patterns.
Quantitative Capacity

Taking into account the qualitative need for main foodstore provision on the Application
Site and existing commitments for additional convenience floorspace in the area, the NLP
Study identfifies surplus expenditure in the region of £6.9m by 2016, increasing to £10.5 by
2021. Assuming a large foodstore operator achieving a sales density of £10,000 per sgm
this would franslate intfo floorspace capacity for an additional 680 sgm net at 2016,
increasing to 1,023 sgm net by 2021. However this is based on a constant market share
and NLP recognise that, given existing deficiencies and subsequent levels of frade

leakage, this is not entirely realistic.

In NLP’s view, the most realistic scenario assumes that a main foodstore on the Application
Site would achieve a similar market share similar to those achieved by other main
foodstores in Cambridge. NLP test an increase in market share of 16% from the PCA and
8% from the SCA% which consequently increases surplus available expenditure at 2016 to

£30.9m, increasing to £39.1m by 2021. In floorspace terms, this suggests capacity o

4 Secondary Catchment Area includes Cambridge City and the settlements of Bar Hill, Cambourne and Milton and
surrounding rural area to the north west of Cambridge.
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support an addifional 3,044 sgm net convenience floorspace by 2016, increasing to 3,791
sgm net by 2021 (assuming a large store sales density of £10,000 per sgm net). This is over
and above existing commitments and development in the pipeline which include small

convenience store provision at both the Application Site and NIAB site.

The pipeline proposals at the Application Site adopted by the North West Cambridge
Supplementary Retail Study (SRS) assume a small supermarket of c.1,625 sgm net which
would achieve an estimated turnover of £8.3m at 2016. The Applicant is in fact proposing
a larger store comprising 2,000 sgm net convenience goods floorspace and the estimated
furnover would be in the region of £20.3m af 2016 based on a sales density of £10,000 per
sgm and assuming 0.3% growth per annum in sales efficiency post 2011. If we assume that
a larger store with a turnover of £20.3m would also come forward at the NIAB site (2,000
sgm net) in addition to existing commitments (£3.9m) there will still, however, be a surplus
of available expenditure in the region of £4.5m at 2016 and capacity to support an
additional 443 sgm net convenience goods floorspace. Taking info account expenditure
growth and an allowance for increased sales efficiency, there will be a greater surplus of

available expenditure of £12.3m by 2021, equating to capacity to support 1,194 sgm net.

If we adopt a more cautious approach and apply a higher average sales density of
£12,000 per sgm to the Application Site and NIAB stores the estimated turnover of each
would be £24.4m at 2016 (£48.8m combined), increasing to £24.7m at 2021 (£49.5m
combined). After also taking into account the estimated turnover generated by existing
commitments (£3.9m), this would result in a modest deficit of £3.7m and only a very
marginal oversupply of floorspace in the region of -364 sgm net at 2016. Given existing
deficiencies and quantitative need for foodstore provision in the area this level of
oversupply is not considered significant. In any event, even taking info account the
Application Site and NIAB stores over and above existing commitments, there will still be a

surplus of c.£4m arising at 2021.

Furthermore, this modest oversupply of floorspace at 2016 is only identified in the worst
case scenario assuming a store at both the Application Site and at the NIAB site will
achieve a sales density of £12,000 per sgm. In reality, if both stores were delivered
simulfaneously we would expect some level of competition to occur between the two
and it may be the case, in the short-term at least, that the stores do not achieve the high

turnovers estimated. In any event, the analysis demonstrates that there is likely to be
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sufficient capacity to support both stores and committed development in the short-term

(by 2016) and certainly over the longer-term (by 2021).
Site Specific Need

The local cenfre is a vital component of the wider development proposals at the
Application Site. The principle of a local centre is established by the AAP vision (Policy
NW1) which states that ‘there will be a new local centre that will act as a focus for the
development and which will also provide facilities and services for nearby communities’.
Policy NW21 of the AAP re-emphasises this and requires a single centre to be provided in
the heart of the Proposed Development to ensure that it will assist in bringing tfogether the
two parts of the Proposed Development either side of the strategic gap. A local centre
and local shops are fundamentally important to the sustainability of the Proposed
Development, to reducing the need to fravel, and to establishing a sense of community

and identify within the Proposed Development.

Consistent with PPS4, the AAP defines a Local Centre as a:

‘small grouping usually comprising a newsagent, a small supermarket, a sub-post
office and occasionally a pharmacy a hairdresser and other small shops of a local

nature’

PPS4 defines a supermarket as a self-service store selling mainly food, with a frading
floorspace less than 2,500 sgm. The Applicant’s proposal for a foodstore comprising 2,000
sgm net floorspace predominantly for the sale of convenience goods is therefore an
appropriate scale for the new local centre and accords with the PPS4 definition of a local
centre. A store of this scale is also sufficient fo accommodate a main food format which
will contribute tfowards meeting both existing and future main food shopping needs for the

Proposed Development.

The Applicant’s proposal for up to 1,300 sgm net of other Class A floorspace (A1-A5)
alongside the supermarket within the local centre will enable the provision of several
suitably-sized shop units that may accommodate a range of retail and service providers

which together will form a local centre in accordance with the PPS4 definition.

The AAP requires that the provision of community services and facilities (including the local

centre) are ‘provided at an early stage in the development to ensure that the new
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community has the opportunity to be sustainable by using local services rather than
fravelling fo use those provided outside its area’. It is evident from NLP's Study that given
existing deficiencies in main foodstore provision, there is currently significant leakage of

expenditure from the area.

As highlighted in Section 3, the Applicant is proposing the development of ¢.3,000 new
dwellings and c¢.2,000 student bed spaces which will substantially increase the resident
population within the North West Cambridge area. The phasing assumes that by 2017
between 1000 and 1850 dwellings could have been delivered. If we assume that
approximately 1,055 new dwellings will be delivered by 2016 and apply an average of 2.2
persons per household, theoretically this could result in a new resident population of 2,321
people at 2016. Factoring in expenditure growth® and an allowance for SFTé, we estimate
the average per capita spend on convenience goods will be £1,491 in 2016. By 2016
therefore, the new resident population alone has potential to generate at least £3.5m

convenience goods expendifure.

If we also factor in the delivery of 500 student bed spaces and assume that average
student spend on convenience goods is broadly 25% lower than the per capita spend
(£1,1187) in 2016, 500 students would generate approximately £0.6m. Together with new
housing development, the total expenditure generated on-site could be in the region of
£4m by 2016. In 2021 upon completion of all new housing (3,000 dwellings) and student

accommodation (up to 1,900 bed spaces), this could increase to c.£12m by 2021.

If we undertake the same process for comparison goods expenditure, we estimate that
the average per capita spend on comparison goods will be £2,774 in 2016 (taking into
account expenditure growth8 and an allowance for SFT?).  The new resident populatfion
alone has potential fo generate £6.4m comparison goods expenditure by 2016, increasing
to £21m by 2021.

5.2.9% - 2008-09; 0.3% 2009-10; 0% 2010-11; 0.4% 2011-12; 0.6% 2012-13; 0.6% 2013-18; 0.7% post 2018

6 3% at 2008; 3.5% at 2009; 3.8% at 2010; 4% at 2011; 4.3% at 2012; 4.5% at 2013; 4.7% at 2014; 4.8% at 2015; and 5% at 2016
" This is a cautious approach as the Experian per capita figures already include student households in generating the
average spend.

8Comparison expenditure growth: -0.6 - 2008-09; 0.4% 2009-10; 1.2% 2010-11; 2.4% 2011-12; 2.7% 2012-13; 3.0% 2013-14; 3.2%
2014-5; 3.4% 2015-16; 3.6% 2016-17; 3.7% post 2017.

7 6% at 2008; 7.5% at 2009; 8.1% at 2010; 8.7% at 2011; 9.4% at 2012; 10% at 2013; 10.2% at 2014; 10.4% at 2015; and 10.5% at

2016
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It is acknowledged by NLP that out of the three sites the Application Site is currently the
least well served. in the absence of new foodstore provision coming forward in the
immediate short-term, it is therefore reasonable to assume that the expenditure
generated by new on-site resident and student population at the Application Site will
adopt similar shopping patterns to those existing which will further exacerbate

unsustainable patterns of tfravel.

The findings of the NLP Study, which broadly examines the relative merits of delivering a
main food store on one of the three sites, concludes that there are very few differences
between the application and NIAB sites. Af present however the aspirations for a larger
foodstore at the NIAB site are unknown and there is evidently a clear need for main food
store provision now. The Applicant is proposing to provide an adequate foodstore and

other Class A uses which will contribute towards meeting identified need in the short-term.

Overall, there is a clear site-specific need for the proposed foodstore and Class A uses to
be located at the new local centre in the heart of the Application Site to serve the new
community on the site and to ensure sustainability. Furthermore it is reinforced in policy
that this store, as a vital component of the local centre, should be delivered in the early
stages of the Proposed Development to ensure that it is able to establish itself as the focus
of the community and contributes tfowards developing a sustainable community from the

outset.

Beyond the local centre the Proposed Development includes the provision of a University-
run cafeteria which, by the nature of its function will need to be physically associated with
the University buildings and directed at meeting the needs of the University students and
staff on-site, though it will be publically accessible. On this basis the facility cannot be

located in any other sequentially preferable location.

The Proposed Development also includes ¢.225 sgm net of retail floorspace which is
infended to comprise individual local shops serving localised, walk-in catchments. Such
provision is infended fo ensure that the new residential population has adequate and
sustainable access to local shopping facilities in accordance with PPS4 and the Draft
NPPF. The provision of such facilities within the proposed local centre would only serve to
replicate the local centre’s facilities’ and would not achieve the sustainability objectives

sought by providing them elsewhere in the Proposed Development.
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Sequential Approach

In dealing with the sequential approach to site selection, PPS4 Policy EC14.3 and the Draft
NPPF requires an assessment to be carried out of sequentially preferable sites within the
defined cafchment area to determine their suitability, viability and availability to
accommodate the application proposals. However, it only requires such an assessment
to be carried out for sites that are not in an existing centre nor allocated in an up to date

development plan document.

Paragraph 6.18 of the guide accompanying PPS4 highlights that planned new centres
should be considered through the LDF process and that ‘where the need is identified to
create a new cenftre, and the appropriate policy tests are met, it will not be necessary to
apply a sequential approach to consider whether proposals planned within the new

centre could be met in nearby existing centres’.

The adopted AAP for North West Cambridge (a Development Plan Document and part of
the Local Development Framework for both Cambridge City Council and South
Cambridgeshire District Council) currently allocates an appropriate level of local shopping
as part of a new local centre at the Application Site. In accordance with the AAP, the
Masterplan demonstrates the foodstore proposal of 2,200 sgm gross (2,000 sgm net
convenience) will be infegrated, along with up to 1,300 sgm gross (975 sgm net) of other
retail uses (A1-A5), info the boundary of the proposed local centre (which will effectively
comprise the Primary Shopping Area), and, once developed, the foodstore and ancillary

retail uses will therefore effectively form an ‘in centre’ proposal.

For the purposes of Policy EC14.3 and the Draft NPPF, therefore the proposal is both ‘in
centre’ and in accordance with an up to date Development Plan (AAP). A sequential
assessment (under EC15) is therefore notf, on the basis of DCLG guidance, required.
However, to assist the Councils we have, nevertheless, considered the individual merits of
the application against other similar proposals coming forward in the wider area (e.g. at

the NIAB site), particularly in the context of identified need demonstrated above.

We have also given some consideration to the small proportion of retail floorspace
proposed beyond the local centre. As highlighted in the indicative floorspace schedule in

Appendix 1, this includes a University-run cafeteria (c.600 sgm net) and small,
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conveniently-located local shops (c.225 sgm net) infended to serve local, walk-in

catchments across the Proposed Development.
Impact Assessment

In this section, we present our assessment of impacts in accordance with the criteria listed
under Policy EC16.1 of PPS4 and the Draft NPPF. Again, assessment of impact in
accordance with EC16.1 of PPS4 and the Draft NPPF is not required in relation to uses
within the local centre as that development will be ‘in-centfre’ and in accordance with an
up-to-date Development Plan (AAP). A small proportion of retail floorspace proposed
may be provided beyond the local centre. Therefore, for the reasons rehearsed above,

we have considered each requirement of PPS4 in turn below.

In accordance with PPS4 and the Draft NPPF, the level of detail and type of evidence
provided below is proportfionate to the scale and nature of the proposals and its likely
impact. Given the propensity for the proposed foodstore to draw from a wider
catchment, and therefore to have wider impact implications, we have undertaken a full
impact assessment of the foodstore proposals. We have also considered the effects of
other proposed Class A uses, although given that this will be either small-scale and integral
to the local centre or small scale, located within the wider development area and serve
an even more localised catchment, the impact implications will be lower and the detail of

our assessment is proportionate to this.
a) Impact on existing, committed and planned public and private investment

It is acknowledged that there is a significant level of planned retail investment in
Cambridge and South Cambridgeshire, including proposed new centres fo be located at
Cambridge East, the Station Area, the Southern Fringe and at Northstowe. These are
taken info account as commitments within NLP's assessment and as part of our own
analysis above which demonstrates that there is sufficient capacity to support the

Applicant’s proposals in addition to planned investment elsewhere in the City.

Furthermore, our analysis indicates sufficient surplus available capacity to support an
increased amount of convenience floorspace at the NIAB site in conjunction with the
floorspace proposed by the Applicant and without the need to phase delivery between
the sites. On this basis it is clear that the Proposed Development will not have any impact

on existing, planned public or private investment.
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b) Impact on town centre vitality and viability

Consideration of impact of town centre vitality and viability is inexiricably linked with an
analysis of existing shopping patterns and assumptions of trade draw from existing
stores/centres which is set out in more detail under d) Impact on trade/turnover. We have
assessed the cumulative effects of the proposed foodstore at the Application Site
alongside additional convenience goods floorspace at Orchard Park (623 sgm net) and
at the NIAB site (2,000 sgm net).

It is evident from our analysis that the majority of foodstores referred to under section d)
below are located out-of-centre and therefore receive no planning policy protection
under PPS4. Based on our analysis of existing shopping patterns we expect that there will
be some frade draw from foodstores located within Cambridge City Centre (e.g.
Sainsbury’s & M&S Simply Food) and to a lesser extent from more local provision at Histon

Road Local Centre (e.g. Aldi, Co-Op & Iceland).

The 2008 Retail Study examined the health of Cambridge City Centre which highlighted a
strong performance against most of the PPS4 indicators. Given the sub-regional status of
the cenfre and its aftraction as a higher order comparison shopping and tourist
destination, it is anficipated that the proposals will have a minimal effect on the centre’s
on-going vitality and viability. The proposed foodstore will primarily serve new residents
and students on-site whilst the city centre convenience provision will continue to serve the
significant number of tourists and workers as well as local residents visiting the city centre

for higher order retail, leisure and business frips.

Similarly, the findings of the 2008 health check analysis of Histon Road highlights that it is a
vital and viable local cenfre. Given the local nature of foodstore provision within the
cenire, we would expect that these stores are used for ‘top-up’ rather than ‘main’ food
shopping frips and we would therefore expect trade diversion from these stores to be

relatively minor.

There are no other centres within the catchment area which would likely be affected by

the proposals.

In conclusion, the combination of proposed convenience goods floorspace at the
Application Site (2,000 sgm net) alongside provision at Orchard Park (623 sgm net) and at

the NIAB site (2,000 sgm net) is not expected to have an adverse impact on the vitality
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and viability on existing centres. On the contrary, given the deficiency in existing
provision, it is expected that the proposals will have a positive impact on local consumer
choice and significantly enhance the range and quality of the convenience retail offer

within the North West Cambridge area.

Given the complementary and small-scale function, of other retail uses on the Application
Site and the more localised catchment they will serve we do not anticipate that these

other uses willimpact on the vitality and viability of existing centres in the wider area.

c) Impact on allocated sites outside town centres being developed in accordance with

the development plan

As highlighted in Section 3, there are a several planned urban extensions around
Cambridge and policy support for shopping provision in these areas to meet the local
needs of residents. In brief, the Development Plan'0 makes provision for one large district
centre and up to six local centres at Cambridge East; a new town centre and local
centres at Northstowe; an allowance for additional retail provision at Cambridge Southern

Fringe and around Cambridge Stafion.

Given the geography of the growth areas it is not anficipated that the Proposed
Development will affect the delivery of allocated sites at the Southern Fringe or
Cambridge Station. Furthermore, it is clear that the role of planned centres, including that
at the Proposed Development, are primarily coming forward to meet the arising needs of
the planned new communities respectively. It is therefore considered that the proposals
for the Application Site will not affect the deliverability of other planned local centres from

coming forward in accordance with the Development Plan.
d) Impact on trade/turnover

We have assessed the likely tfrade draw effects of the proposed supermarket on existing
foodstore provision within the study areal!l. As part of our analysis we have also

considered the cumulative impact of the proposed supermarket alongside other

10 For the purposes of this assessment the ‘Development Plan’ includes adopted policy documents published by
Cambridge City Council and South Cambridgeshire District Council.

11 The study area coincides with survey zones 1-4 of the Cambridge Sub-Region Retail Study survey area.
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committed/ pipeline proposals for additional convenience goods floorspace at the NIAB
site and Orchard Park. The modelling tables which accompany our quantitative analysis

are attached in Appendix 2.

Methodology

In order to carry out our quantitative assessment, we have used a conventional and
widely accepted step by step methodology. This draws on the results of the 2008
household telephone survey of shopping patterns commissioned for the Sub-Region Retail
Study and enables us to model the existing flows of available expenditure to each
stfore/centre and to assess the impact of the convenience goods floorspace proposed.

To summarise, we have:-

o Updated the Sub-Region Retail Study and calculated the total amount of
convenience goods expendifure which is currently available within the postcode

areas comprising the study area (Zones 1-4);

e Allocated the available expenditure to the main convenience goods stores, drawing
on the results of the household survey of shopping patterns, so as to provide estimates

of current sales and forecasts of future sales;

e Estimated the turnover required to support the proposal and committed/pipeline

developments and the likely pattern of trade draw to the new stores; and

o Assessed the changing shopping patterns likely fo arise as a consequence of the new
foodstore and the cumulative effects of additional convenience goods floorspace

coming forward at the NIAB site and Orchard Road.

Baseline Evidence

i) Survey Area and Household Survey

In order to provide detailed factual information on shopping patterns across the study
area, we have drawn on the results of the 2008 Household Telephone Survey covering
2,000 households, which was commissioned for the Cambridge Sub-Region Retail Study
(2008). The survey area comprises 20 Zones (Plan 1), however we have focussed our
assessment on Zones 1-4 which broadly comprises the Cambridge Urban Area and
outlying areas fto the north-west. Plan 2 demonstrates the proximity of the Application Site

to other existing convenience stores within the study area.
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4.48

4.49

4.50

4.51

4.52

4.53

i) Estimates of Population in the Survey Area

Consistent with the 2008 Study we have applied population growth rates from
Cambridgeshire County Council to baseline population data derived from Experian which
is based on the 2011 census. This takes info account future housing allocations at North
West Cambridge and NIAB and subsequent population growth assuming an average

household size of 2.2 persons per dwelling.

ii)  Available Expenditure in the Survey Area

The Experian E-Marketer system provides estimates of the per capita expenditure for
convenience goods in 2008 prices. We have made deductions for special forms of
frading which represents expenditure not available to spend in the shops, (i.e. intfernet
and catalogue shopping). We have applied individual per capita expenditure figures
across each survey zone to provide a more detfailed understanding of available

expenditure in different parts of the catchment area (Table 2, Appendix 2).

In terms of expenditure growth in the survey area, we have drawn on convenience goods
growth rates provided by Experian Business Strategies. Recent turbulence in the market
has caused disruption tfo expenditure growth rates whereby more limited growth is
factored in, in the short-term, but a return to more stable levels of growth is expected in

the medium to long-term.

In terms of convenience goods, the per capita expenditure per zone has been applied to
the population forecasts, which indicates that total available convenience expenditure
within Zones 1-4 is currently £368m. This is forecast to grow to £434m by 2016 and again fo
£482m by 2021. This equates to an overall growth of £114m between 2010 and 2021 (31%).

iv] Convenience Goods Floorspace

We have drawn on the information published in the 2008 Study in relation to estimated

convenience goods floorspace of existing convenience stores in the study area.

Convenience Goods Shopping Patterns & Trade-draw Assumptions

The 2008 Study contains information relating to the overall convenience goods market
share of in-centre and out-of-centre convenience stores within the study area. The market

share information at the baseline position (2010) is contained within Table 4, Appendix 2.
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4.54

4.55

4.56

4.57

4.58

The first stage of our assessment involves assessing the turnover of the convenience goods
floorspace proposed at the Application Site. At this early stage there is no named
operator for the proposed retail store. This is not required for this assessment as the tfrading
characteristics and effects of potential operators do not vary significantly. For the
purposes of robustness, we have adopted a higher average convenience goods
floorspace of £12,000 per sgm net, which is consistent with the approach taken by NLP.
Generally however, different store operators’ sales density vary and can be as low as
c.£9,000 - £10,000 per sgm which, if applied, would substantially reduce the turnover of the

proposed store and frading effects.

Based on a convenience floorspace of 2,000 sgm net and a sales density of £12,000 per
sgm, we estimate that the turnover of the proposed retail store at the Application Site
would be in the region of £24.4m at the design year (2016) (Table 10, Appendix 2). The
design year is the year in which the foodstore is expected to have achieved a full and

seftled pattern of frading i.e. 2 years after opening (assumes completfion in 2014).

Taking into account our experience elsewhere and the proximity and type of competing
stores, we consider that most of the furnover generated by the proposed convenience
floorspace will come from existing and future residents as new housing developments
come forward in the North West Cambridge area. We anticipate that 50% (£12.2m) and
20% (£4.9m) of tfrade will come from Zones 1 and 2 respectively. We also expect the
proposed convenience floorspace to attract a proportion of trade from Zone 3 (£3.7m)
and Zone 4(£3.7m).

This does not make any allowance for in-flow of trade from beyond Zones 1-4 or take into
account a proportion of trade likely to be derived from the new University and office

buildings delivered as part of the wider Proposed Development of the Application Site.

The estimated pattern of frade draw to the retail store is set out in Tables 10 and 11
(Appendix 2), and highlighted below (Table 4.1).
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4.1 Trade draw pattern of proposed foodstore at North West Cambridge (2014)

Zone Trade Draw Total available Trade draw as a % of total
(£000) convenience goods available convenience
expenditure 2016 (£000) goods expenditure 2016
1 £12,181 £137,492 8.9%
2 £4,872 £130,365 3.7%
3 £3,654 £99,166 3.7%
4 £3,654 £66,521 5.5%
Total £24,362 £433,545 5.6%

Source: GVA, Appendix 2

4.59  When examining the trade diversion as a result of the proposed foodstore (Table 22,
Appendix 2) it is apparent that the proposed convenience floorspace will have the
majority of impact on existing out-of-centre foodstores (e.g. Asda, Beehive Centre, Tesco,
Bar Hill, Tesco, Cheddars Lane and Waitrose, Trumpington). These stores already provide
for main-food shopping needs similar to the role anticipated by the proposed foodstore.
Whilst it is not possible to identify the exact point location of where individual shopping
frips originate within each Zone, given the existing deficit of provision within the North West
area it is anficipated that a proportion of existing residents from the area will be travelling
a reasonable distance to fulfil their main food shopping needs. It is therefore reasonable
to assume that a proportion of the trade currently drawn to these stores, particularly from

Zone 1, would be intercepted by the proposed new foodstore.

4.60  We envisage for example an impact of 8.7% (£3m) on the Tesco at Cheddars Lane as we
expect the proposed foodstore will attract a proportion of tfrade currently drawn to the
store from Zones 1, 2 and 3. We also anficipate that the proposed foodstore will divert
tfrade from the peripheral survey zones (3 & 4) that is currently being drawn to more the
central stores e.g. Asda, Beehive Centre and Sainsbury’s Coldhams Lane. We antficipate
an impact of 11.9% (£2.2m) on the Asda and 5.6% (£3m) on the Sainsbury’s respectively,
however given that both these stores are defined as out-of-centre for the purposes of

PPS4, they are afforded no profection in policy terms.

4.61 We also anticipate an impact of 8.6% (£4.5m) and 10.6% (£7.7m) on the Waitrose
Trumpington store and Tesco, Bar Hill respectively, and 5.8% (£3.6m) on Tesco, Milton;
assuming fthat the proposed convenience floorspace at North West Cambridge will

recapture a proportion of expenditure currently attracted to these stores from Zones 1-4.
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4.62

4.63

4.64

4.65

However, as these stores are all located out-of-centre they have no protection in policy

ferms.

In terms of the city centre stores, we estimate a respective impact of 6.1% (£1.1m) and
4.0% (£0.3m) on the Sainsbury’'s and Marks & Spencer Simply Food located on Sidney
Street. We also anficipate an impact of 4.5% (£0.7m) on ‘Other’ provision in the city
centre, however this does not take info account any inflows of expenditure to take
account of visitor/tourist spend or lunchtime trade. If this was factored into the turnover of

the city centre stores, we would expect the impact on these stores to be negligible.

In terms of other in-centre stores, we have identified only very modest impact on Histon
Road local centre (2.7%) and Cambourne (2.1%) and it is evident that stores within both
will confinue to frade above or at least in line with company average levels at 2016 as
demonstrate by Table 22 in Appendix 2. On the basis of this analysis we consider that

impact of the Proposed Development on in-centre frade/turnover will be negligible.

Cumulative Impact

For the purposes of completeness we have also given consideration to the cumulative
effects of other planned convenience goods provision coming forward in local centres at
Orchard Park and the NIAB site. For the purposes of this exercise we have assumed that

all new provision will have achieved a full and settled pattern of tfrading at 2016.

Consistent with the 2008 Study and NLP's analysis we have assumed that the small-scale
convenience floorspace approved at Orchard Park will achieve a sales density in the
region of £5,000 per sgm. Assuming a larger store could be delivered at the NIAB site we
have applied a sales density of £12,000 per sgm, again this is consistent with NLP's analysis.

The estimated turnovers of these stores are demonstrated in Table 4.2 below.

4.2 Foodstore provision in North West Cambridge (2016)

Location Convenience goods Sales Density (£ Estimated turnover at
floorspace (sgm net) per sgm net) 2016*

Application Site 2,000 £12,000 £24,362

NIAB site 2,000 £12,000 £24,362

Orchard Park 623 £5,000 £3,162

Total 4,623 - £51,886

Source: GVA, 2010  *assumes 0.3% growth in sales efficiency post-2011
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4.66

4.67

4.68

4.69

4.70

4.71

We consider that most of the turnover generated by the proposed provision at Orchard
Park and NIAB will come from existing and future residents as new housing developments
come forward in the North West Cambridge area. At the NIAB site, we have assumed
that a supermarket catering for main-food shopping would draw 50% (£12.2m) of its frade
from Zone 1, 20% (£4.9m) from Zone 2, 20% (£4.9m) from 3, and 10% (£2.4m) from Zone 4
(see Table 12, Appendix 2)

Reflecting the more local function of small-scale convenience provision approved at
Orchard Park, we anticipate that 70% (£2.2m) of frade will come from Zones 1 whilst and
just 5% (£0.2m) will come from Zone 2, 15% (£0.5m) will come from Zone 3 and 10% (£0.3m)

from Zone 4 (see Table 13, Appendix 2)

Having regard fto the current deficit in main-food shopping provision in the North West
Cambridge area and on the basis that like effects like, it is expected that the NIAB store
would result in the diversion of trade from the larger foodstores which are currently serving
the main food shopping needs of the local resident population. In confrast, it is
anficipated that the smaller-scale provision at Orchard Park would generally divert tfrade
from smaller stores within the catchment area which predominantly cater for top-up food

shopping needs (e.g. Histon Road Local Centre).

The full results of our cumulative impact assessment are set out in Table 22, Appendix 2. In
summary it is evident that the majority of impact will fall on the large out-of-centre
foodstores which have no protection in policy terms. Whilst we do anticipate a degree of
impact on certain in-centre stores, it is evident from Table 4.3 below that the majority of

these stores will continue to frade at above average levels.

The main exception to this is the M&S Simply Food in Cambridge City Centre. In our
experience it is offen the case that the full turnover of M&S Simply Food stores is not
captured by a household survey as it does not take info account visitor or workforce
spend. Given the role of the City Centre, which annually attracts a significant number of
tourist frips (c.4m in 2009 according fo ONS data) it is anficipated that the M&S will
actually be trading very well and the overall effects of the proposals on this will be

negligible.

We have identified a small deficit between the benchmark turnover of the Morrisons in
Cambourne and its estimated furnover at 2016 post-development in North West

Cambridge. However, as demonstrated in Table 23, Appendix 2, this will only be a short-
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term effect as, given population and expenditure growth, we estimate that the store will

again be frading at above its company average level by 2021, if not before.

4.3 Existing foodstore provision in North West Cambridge (2014)

Store / Centre Location Benchmark Turnover Estimated Turnover

at 2016 (£000)

at 2016 after

development (£000)

Sainsbury’s, Sidney Street In-centre £12,774 £16,011
MA&S, Sidney Street In-centre £13,196 £6,403
Combrage iytosa In-centre £2,526 £13,696
Histon Road Local Centre In-centre £7,662 £14,262
Tesco, Cheddars Lane Out-of-centre £34,956 £27,734
Asda, Beehive Centre Out-of-centre £37,896 £13,872
fgir:‘;buryys' coldnarms Out-of-centre £30,275 £47,797
Waitrose, Trumpington Out-of-centre £32,270 £43,421
Tesco, Bar Hill Out-of-centre £52,715 £60,715
Tesco, Milton Out-of-centre £29,346 £52,323
Morrisons, Cambourne In-centre £31,585 £30,746
Tesco, Yarrow Road Out-of-centre £32,144 £43,746

Source: GVA, 2010

4.72  As demonstrated by Table 23, Appendix 2, any impact on existing stores / centres will be
offset by growth in population and expenditure over the longer term so that by 2021, all
existing foodstores in policy protected centres (with the exception of the M&S Simply Food
for the reasons discussed above) will achieve a turnover in excess of their respective
company average benchmark. The long-term impact of the proposals will therefore be

negligible.
Other Retail Provision

4.73  The Proposed Development includes other Class A floorspace (A1-A5 uses) alongside the
proposed supermarket, which together will form the local centre envisaged by the AAP
and consistent with the definition set out in PPS4 As indicated in Appendix 1, the
additional floorspace in the local centre will comprise ¢.790 sgm net local shop units (Al-

AS uses) and a c¢.185 sgm net local pub (A4 use).
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4.75

4.76

4.77

4.78

4.79

Based on the definition in PPS4 and our experience elsewhere, the local nature of the
facilities and their location within the local centre, we have assumed that at least 50%
(c.395 sgm net) of the proposed floorspace will come forward as Al uses e.g. newsagents,
hair salon, pharmacy, laundrette etc. Whilst the remainder would comprise a mix of A2-A5

uses e.g. a hot-food takeaway, estate agent or café.

Based on the small-scale, local nature of the facilities and the proximity of the proposed
foodstore, we would consider it reasonable to assume that only a small proportion of any
Class Al floorspace would actually likely to be convenience or comparison retail
floorspace. In our experience, it is more likely that any Al uses will be service-orientated

e.g. laundrettes and hair salons.

If we assume that 20% of the proposed local shop floorspace (158 sgm net) was used for
the sale of convenience goods (e.g. newsagents), based on a sales density of £2,500 per
sgm'2, this would equate to a potential convenience goods turnover in the region of
£0.4m - [11%] of the total estimated convenience goods expendifure generated by the

new residents alone in 2016 (£3.5m).

It is not practicable to realistically estimate the turnover of small-scale comparison or
service uses which could typically occupy the local centre shops as there is no industry
published data for such uses. However, given the small-scale nature of the proposed

provision it is likely that even the combined turnover of the retail uses will be minimal.

It is, nevertheless, evident that the other retail uses proposed will play a key role in forming
the local centre envisaged by the AAP. The shops will be small in scale, complementary in
nature to the anchor supermarket, integral to the local centre function and in all likelihood
predominantly service-orientated. Such provision would not generate a significant
furnover or draw any frade from beyond the immediate catchment and would primarily
serve the new local residents. Such provision would noft, therefore, result in adverse

impacts on existing centres in the wider area.

Beyond the local centre the Proposed Development includes ¢.225 sgm net of retail

floorspace infended to comprise individual local shops serving localised, walk-in

12 GVA assumption based on experience elsewhere and small-scale, local nature of facilities.
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4.81

4.82

4.83

4.84

catchments. The nature of these shops is therefore such that they would not result in any

adverse impacts on existing centres in the wider area.

e) Appropriateness of scale relative to local centre role

The Applicant’s proposals for a foodstore comprising 2,000 sgm net for the predominant
sale of convenience is consistent with the definition of a supermarket in PPS4 (Annex B)

and therefore in accordance with PPS4's definition of a Local Centre:

‘small grouping usually comprising a newsagent, a small supermarket, a sub-post
office and occasionally a pharmacy a hairdresser and other small shops of a local

nature’

The Applicant’s proposal for a foodstore comprising 2,000 sgm net floorspace
predominantly for the sale of convenience goods is therefore an appropriate scale for the
new local centre. A store of this scale is also sufficient to accommodate a main food
format which will contribute towards effectively meeting both existing and future main
food shopping needs of the new resident, student and workforce population on the

Proposed Development.

The Applicant’s proposals for a local pub comprising ¢.185 sgm net and an additional 790
sgm net retfail uses (A1-A5 use) would provide small-scale shop units capable of
accommodating a variety of other local centre uses e.g. a pharmacy, laundrette, hot

food take away etc, consistent with PPS4's definition of a local centre.

The scale of the retail floorspace proposed both within and outside the local centre is
therefore considered sustainable, appropriate, in accordance with Policy NW21 of the
AAP and in accordance with PPS4.

f) Any locally important impacts

There are no local important impacts identified within the Development Plan.
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5.1

5.2

53

5.4

Conclusions

In accordance with national and local policy we consider that the Applicant’s proposals
for a 2,000 sgm net foodstore combined with other proposed Class A uses are of an
appropriate scale for the new local cenfre and to contribute towards meeting both
existing and future shopping needs of local residents in on the Application Site, to provide
facilities and services for nearby communities and to provide the right level of facilities in a
sustainable manner to residents within the Proposed Development. They will help form the
local centre envisaged by the AAP as well as provide new residents with sustainable

access to key local facilities.

Both the Councils’ retail evidence base and our own assessment demonstrate there is a
clear deficiency in main food store provision in the North West Cambridge area which is
resulting in high levels of trade leakage and unsustainable travel patterns as existing
residents travel further afield to fulfil their main food shopping needs. Given the significant
level of housing and population growth planned for the area, the Councils’ retail
evidence recognises that ‘there is a clear need for easily accessible large foodstore
provision to serve the main food shopping needs of existing and new residents, to increase

choice and competition’.

On the basis that the proposals will be in-centre in accordance with the Development
Plan (AAP), under the provision of PPS4 and the Draft NPPF it is not a requirement to
provide sequential site assessment. Furthermore, there is a clear site-specific need for the
proposed supermarket and other uses to be located at the new local centre in the heart
of the Application Site fo serve existing and new residents, to provide accessible
convenience shopping provision for the academic and commercial research buildings
and, as per the AAP vision for the Proposed Development, fo provide facilities and

services for nearby communities.

It is also reinforced in policy that the supermarket, as a vital component of the local
centre, should be delivered in the early stages of the Proposed Development to ensure
that it is able to meet the AAP aspiration that it establish itself as the focus of the
community and contributes towards developing a sustainable neighbourhood from the

outset.
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5.5

5.6

5.7

5.8

5.9

5.10

Whilst the proposed supermarket is in conformity with the AAP, PPS4 and the Draft NPPF
(falling below the 2,500 sgm threshold and located ‘in-centre’), we have considered the
Proposed Development against the relevant requirements of EC16 of PPS4. We have
undertaken a detailed assessment of trade draw resulting from the proposed store and
also considered the cumulative effects of other foodstore provision proposed at Orchard
Park and the NIAB site.

Overall, we anficipate that a number of stores will continue to trade at above company
average levels.  Whilst certain other stores such as M&S, Sidney Street, Morrisons,
Cambourne, Asda, Beehive Centre and Tesco Cheddars Lane are likely fo trade below
company average at 2016, we anticipate that each will confinue to tfrade viably and the
impact on fown centre vitality and viability will be negligible. Furthermore, the
anficipated impact on the Asda and Tesco stores should not be a reason for refusal as
both stores are located out-of-centre and therefore not afforded protection under the

provisions of PPS4.

The Proposed Development includes other Class A floorspace (A1-A5 uses) alongside the
proposed supermarket, which together will form the local centre envisaged by the AAP
and will be consistent with the definition in PPS4. The foodstore alone will not conform to

the definition of a local centre as set out within PPS4.

The provision of local shops will be small in scale and integral to the local centre. Such
shops would not generate a significant turnover or draw trade from beyond the
immediate catchment and would primarily serve the new local residents. Such provision

would not therefore result in adverse impacts on existing centres in the wider area.

Beyond the local centre the Proposed Development includes c¢.225 sgm net of retail
floorspace which is intended to comprise small, individual local shops serving localised,
walk-in catchments. Such provision will ensure adequate and sustainable access to local

shopping facilities in accordance with PPS4 and the Draft NPPF.

The Applicant’s proposals will be developed in accordance with the Development Plan
and in all material respects within the Local Centre. They will have a negligible impact on
tfown cenftre vitality and viability and in-centre frade/turnover; and will have no impact on
existing, committed or proposed development. We therefore conclude that the Proposed
Development is in conformity not only with the adopted Development Plan but also the

relevant development management policies of PPS4 and the Draft NPPF.
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Appendix 1
Indicative
Floorspace
Schedule




North West Cambridge
Indicative Retail Floorspace Schedule

Retail Use Location Sgm Gross Sgm Net
Foodstore (A1) Proposed Local Centre 2,900 2,000
Local Centre Shops (A1-A5) Proposed Local Centre 1,080 790
Local Centre Pub (A4) Proposed Local Centre 250 185
Sub-Total 4,200 2,975
Small Local Shops (A1-Ab5) Beyond Local Centre 300 225
University-run Cafeteria (A3) Beyond Local Centre 800 600
TOTAL 5,300 3,800

NB: All figures are approximate and have been rounded. Assumes net:gross ratio of 70% for
foodstore and 75% for all other uses.
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