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Introduction

Given that this Study seeks to provide eWNewlence t o
Local Plan, this appendix contains a review of existing national planning policy of pertinence to
retail and town centre matters to explore the context for the Study and how it may impact upon

the production of future development plan policy.
National Planning Policy

National Planning Policy for England is contained within the National Planning Policy Framework
(NPPF) June 2019)..1't sets out the Government's requirements

the extent that it is relevant, proportionate and necessary to do so.

The main theme of the NPPF is that there should be
d e v e | o pvhiah is set out under three overarching objectives, economic, social and

environmental. 7he economic objective seeks to help build a strong, responsive and competitive

economy, by ensuring that sufficient land of the right types is available in the right places at the

right time to support growth (Paragraph 8a).

In terms of plan-making, it is stated that the planning system should be genuinely plan led and
local planning authorities should positively seek opportunities to meet the development needs of

their area, with an emphasis on Local Plans having sufficient flexibility to adapt to rapid change.

In terms of economic development, Section 6 of the NPPF identifies that planning policies should
create the conditions in which businesses can invest, expand and adapt. Significant weight should
be placed on the need to support economic growth and productivity. Planning policies and

decisions should recognise and address specific locational requirements of different sectors.

The NPPF stresses planning policies should; set out a clear economic vision and strategy which
positively and proactively encourages sustainable economic growth, be flexible enough to
accommodate needs not anticipated in the plan and enable a rapid response to changes in

economic circumstances.

! https://www.gov.uk/government/publications/national-planning-policy-framework--2
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1.2.6  The NPPF recognises the need to ensure the vitality and viability of towns and cities and support
the role that they play at the heart of local communities by taking a positive approach to their
growth, management and adaption. Paragraph 85 of the NPPF indicates that planning policies

should:

«  define a network and hierarchy of town centres and promote their long-term vitality and
viability — by allowing them to grow and diversify in a way that can respond to rapid
changes in the retail and leisure industries, allows a suitable mix of uses (including

housing) and reflects their distinctive characters;

«  define the extent of town centres and primary shopping areas, and make clear the range
of uses permitted in such locations, as part of a positive strategy for the future of each

centre;

«  retain and enhance existing markets and, where appropriate, re-introduce or create new

ones;

« allocate a range of suitable sites in town centres to meet the scale and type of
development likely to be needed, looking at least 10 years ahead. Meeting anticipated
needs for retail, leisure, office and other main town centre uses over this period should not
be compromised by limited site availability, so town centre boundaries should be kept

under review where necessary;

«  where suitable and viable town centre sites are not available for main town centre uses,
allocate appropriate edge of centre sites that are well connected to the town centre. If
sufficient edge of centre sites cannot be identified, policies should explain how identified

needs can be met in other accessible locations that are well connected to the town centre;

«  set policies for the consideration of proposals for main town centre uses which cannot be

accommodated in or adjacent to town centres; and

e recognise that residential development often plays an important role in ensuring the

vitality of centres and encourage residential development on appropriate sites.

1.2.7 Paragraph 86 requires local planning authorities to adopt a sequential approach to the
consideration of planning applications for main town centre uses that are not in an existing centre
or in accordance with an up-to-date Local Plan. The sequential approach should not apply to

applications for small scale rural offices or other small scale rural development (Paragraph 88).
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1.2.8 Paragraph 89 indicates that local planning authorities should require an impact assessment for
retail and leisure development outside of town centres which are not in accordance with an up-to-
date Local Plan and if the development is over a proportionate, locally set floorspace threshold.
Where there is no locally defined threshold, the default threshold will be 2,500sq m.

1.2.9 Paragraph 90 indicates that where an application fails to satisfy the sequential test or is likely to
have a significant adverse impact on the vitality and viability of a town centre or on existing,

planned, committed investment in a centre, it should be refused.

1.2.10 The NPPF also recognises that retail and leisure activity should still, where possible, be focused in
existing town centres. Retail and leisure proposals which cannot be accommodated in or adjacent

to the town centre will have to satisfy a dual impact test and the sequential test.

1.3 Ensuring the Vitality of Town Centres Planning Practice

Guidance

1.3.1 National Planning Practice Guidance? relating to town centres and retail was updated in July 2019.
The objectives of the Practice Guidance remain comparable with those of its predecessor, with
there being a stated requirement for local planning authorities to plan positively and support town
centres to generate local employment, promote beneficial competition within and between town

centres, and create attractive and diverse places were people want to live, visit and work.

1.3.2 The Practice Guidance requires local planning authorities to fully assess and plan to meet needs for
main town centre uses through the adoption of a ‘1to)
confirms that the key way to set out a vision and strategy for town centres is through the
development plan and, if needed through supplementary planning documents, it also confirms
that, where appropriate, local planning authorities can define primary and secondary retail

frontages where they support the vitality and viability of a centre.

1.3.3 Paragraph 003 recognises that creative leadership from Local Authorities and other stakeholders is
key when developing a town centre vision. Engaging with a range of stakeholders is encouraged
and, whilst recognising that local needs and context differs, these stakeholders could include:

. Local authorities and or combined authorities;

. Local Enterprise Partnerships (LEPs);

2 https://www.gov.uk/guidance/ensuring-the-vitality-of-town-centres
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e Members of Business Improvement Districts (BIDs);
¢ Neighbourhood planning groups;

e Local residents and community groups;

. Landowners;

e Private sector businesses and / or representative groups such as chambers of commerce;

and
e Town centre managers.
1.3.4 Paragraph 004 specifies that any strategy should be based on evidence of the current state of

town centres and opportunities to meet development needs and support town c e n t rtaity and v

viability. Such strategies should seek to address the following matters:

- the appropriate and realistic role, function and hierarchy of town centres in the area over
the plan period. This assessment may need to focus on a limited period given the

uncertainty in forecasting long-term trends;

e consideration of the vision for the future of each town centre and the most appropriate

mix of uses to enhance overall vitality and viability;

<  the ability of the town centre to assess whether it can accommodate the scale of assessed
need for main town centre uses and any associated need for expansion, consolidation,

restructuring or to enable new development or redevelopment of under-utilised space.
e how existing land can be used more effectively;

«  opportunities for improvements to the accessibility and wider quality of town centre

locations, including improvements to the transport links and public realm enhancements

«  what complementary strategies are necessary or appropriate to enhance the town centre

to deliver the vision in the future;

- the role different stakeholders can play in delivering the vision; and

e appropriate policies to address environmental issues facing town centres, including

opportunities to conserve and enhance the historic environment.
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1.3.5 Paragraph 005 recognises that it may not always be possible to accommodate all forecasted needs
for main town centre uses within a town centre due to physical or other constraints which would
make it inappropriate to do so. In those circumstances, local planning authorities should plan
positively to identify the most appropriate alternative strategy for meeting these needs, having

regards to the sequential and impact tests.

1.3.6 Paragraph 006 of the Practice Guidance identifies a series of key indicators which are which should
be considered when assessing the health of a centre over time. This includes:
e The diversity of uses;
e Proportions of vacant street level property;
e Commercial yields on non-domestic property;
e Customers experience and behaviour;
. Retailer representations and any intentions to change representations;
e Commercial rents;
. Pedestrian flows;

e Accessibility; - this includes transport accessibility and accessibility for people with

impairments or health conditions, as well as older people with mobility requirements;
e Perceptions of safety and occurrence of crime;
- State of town centre environmental quality;
¢ Balance between independent and multiple stores;

e The extent to which there is evidence of barriers to new businesses opening and existing

businesses expanding; and

e The opening hours of units and the availability and extent to which there is an evening and

night time economy offer.

1.3.7 Paragraph 010 reaffirms the town centre first policy in the form of the sequential test, which
requires local planning authorities to undertake an assessment of potentials i t es’ avail abil it
suitability and viability when preparing their Local Plan. Such an assessment should also consider

the scale of future needs and the type of land needed to accommodate main town centre uses.

Page 5 of 11



Cannock Chase Retail and Town Centre Uses Study
Appendix A - Overview of Planning Policy Context

1.4

1.4.1

Changes to the Use Classes Order

In July 2020, changes were announced by the Government to the Use Classes Order which came
into effect from September 2020. The Town and Country Planning (Use Classes) (Amendment)
(England) Regulations 2020 removed the previous A1/2/3/4/5 and D1/2 use classes to create three
new Use Classes; Class E (Commercial, Business and Services), Class F1 (Learning and Non-

Residential Institutions), and Class F2 (Local Community). The newly updated Use Classes are set

out below:

Class E — Commercial,
Business and Services

Class F1 — Learning and Non- Class F2 —Local Community

Residential Institutions

a) Shops

b) Restaurants

¢) The following services:
i. Financial services
ii. Professional services
iii. Other services
appropriate in a

a) Schools and education
facilities

b) Art galleries

¢) Museums

d) Libraries

e) Public or exhibition halls
f) Places of worship

a) Shops selling mostly
essential goods

b) Meeting halls

¢) Areas for outdoor sport, not
involving motorised vehicles
or firearms

d) Swimming pools and ice

commercial, business or
service locality
d) Indoor sport, recreation or
fitness centres
e) Medical or health services
f) Creches, day nurseries and
day centres
g) For:
i. Offices
ii. Research and
development
iii. Any industrial process

g) Law courts rinks

1.4.2 Interms of town centre uses, the new Class E encompasses the majority of former Al, A2, A3, B1,
D1 and D2 uses and allows changes to another use within the use class to be made without the
requirement for planning permission. The changes were introduced in recognition that high streets
and town centres have changed towards providing a wider range of facilities and services and to
provide the flexibility for businesses to adapt and diversify to meet changing demands. In light of
the ongoing Coronavirus pandemic, this was thought particularly important as town centres seek

to recover from the economic impacts of the virus.

1.5 Local Planning Policy Context
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The adopted development plan for Cannock Chase is the Cannock Chase local Plan Part 1 (LPP1)

which was adopted in June 2014. The document incorporates the Core Strategy for the District at

section 1, and an Area Action Plan for Rugeley Town Centre at Section 2. Additionally, there is a

‘“mde’ Nei ghbour hood Devel opment Plan for Hednesford
The Hednesford Neighbourhood Plan (HNP) includes several policies relevant to Hednesford Town
Centre(TCI-TC7), covering the protect i omactwefrontadeeandc entr e’ s
upper floor uses, enhancements to public areas and accessibility, and new development of

residential uses suitable for the elderly.
Local Plan Part 1
The retail and town centre policies of relevance within the LPP1 are as follows:

Policy CP1: Strategy

This policy sets out a strategy for the distribution of development across the District. It is
explained that comparison retail will mainly be concentrated in Cannock town centre, whilst the
defined centres of Rugeley and Hednesford will also accommodate some convenience and

comparison retail.

Policy CP3: Chase Shaping - Design

This policy sets out several placemaking principals that that should be adhered to in order to
create high quality buildings and spaces. Town and local centres are targeted as being able to
provide opportunities to improve the quality of open space and to design out crime and anti-social
behaviour. The policy sets requirements for design within developments which include promoting
active frontages and high-quality public space within centres to ensure that they are well used and
cared for and provide convenient and attractive town centre parking. Another key requirement is
to maximise accessibility and mobility to create a network of attractive and well-connected spaces

in sustainable locations for the benefit of pedestrians, cyclists, and other road users.

Policy CP9: A Balanced Economy

This policy provides that the Council will deliver a balanced, resilient and diverse economy. As well
as catering for a changing employment and manufacturing market, the District will also support a

range of proposals for tourism and retail growth

Policy CP11: Centres Hierarchy
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1.5.6 The policy sets out the hierarchy of centres in Cannock Chase District as follows:

e Strategic Sub-Regional Centre — Cannock
e Town Centres — Rugeley and Hednesford
e District Centre — Hawks Green

e Local Centres — Norton Canes, Heath Hayes, Chadsmoor, Bridgtown, Fernwood Drive and

Brereton.

1.5.7 This policy also sets specific strategies for the centres of Cannock, Rugeley and Hednesford as well
as overarching policies for the district and local centres. Appropriate growth levels for town centre
uses are set based upon evidence available at the time of publication, and the policy also sets out
the requirement to take a sequential approach for town centre uses in their local context including
retail, office, commercial, leisure and cultural facilities to ensure that priority is given to

regeneration within town centres.

1.5.8 An Area Action Plan for Rugeley is referenced within Policy CP11 which is expanded upon later in
the plan. For Cannock, the policy sets out that development in the town centre will be guided by a

Supplementary Planning Document or Area Action Plan.

Policy CP15: Historic Environment

1.5.9 This policy requires developments in Rugeley town centre to provide contributions towards a
heritage-l ed t own centre regeneration progr amme. I'n addi f
heritage will provide the focus for development opportunities to contribute to place making, whilst
Hednesford’s |l ocally distinctive c¢handsupoded and appe:
through a Design SPD.

Rugeley Town Centre Area Action Plan

1.5.10 The Rugeley Town Centre Area Action Plan (AAP) forms the second part of the Local Plan Part 1
document. The AAP is broken down into three parts containing strategic policies for the centre,
site specific policies, and broader policies aiming to improve the public realm, transport and flood

alleviation measures. Policies of specific relevance to the study are summarised below:

Policy RTC1 — Regeneration Strategy
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This policy aims to consolidate and improve the historic core of the town centre, whilst also
promoting new growth around the Trent and Mersey Canal to the east to enhance its focus as a

leisure destination.

Regeneration efforts would include the development of key sites within the town centre aided by
the development of the (now built) new Tesco store to the east of the canal. Measures would also

be aimed at created an improved public realm between the historic centre and the canal.

Policy RCT2 — Town Centre Land Uses

Policy RCT2 sets out the land uses which are to be supported within the town centre. It sets out
the presumption in favour of retaining a high proportion of retail (A1) uses at ground floor level
within the Primary Shopping Area (PSA). Permission will only be granted to other uses as long they
do not have an adverse impact on the vitality and viability of the town centre or its primary retail

function and provided they are at first floor level or above.

The policy also states that leisure, business and dense residential uses may also be supported in

the areas surrounding the PSA if they are able to demonstrate that they will not detract from its

vitality and viability and will help to improve the
environment. This policy also encourages the development of other cultural and leisure facilities in

the town centre.

Policy RTC 6 — Rugeley Market Hall/Bus Station and Surrounding Areas

This site-specific policy sets out support for the redevelopment of the Market Hall and Bus Station.
It states that comprehensive redevelopment of the site with private sector partners will be pursued
to deliver a new market facility, bus station facility, a new anchor store with residential uses above

and accessibility improvements.

Policy RTC7 — Land at Wellington Drive

This policy states the aspiration to seek comprehensive mixed-use development of the site
comprising a medium sized retail food or non-food store with Food & drink development, office

and/or residential uses, and enhancements to pedestrian linkages to surrounding streets.

Policy RTC8 — Leathermill Lane/Trent and Mersey Canal Corridor

Key locations adjacent to, or near the canal will be regenerated to create new public spaces and

accessible town centre uses. This includes aspirations to create a new leisure destination on land
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adjacent to Leathermill Lane Canal Bridge; new development fronting the canal and Love Lane
including residential and retail/office uses; and the development of retail warehousing or leisure

development at land north of Leathermill Lane.

Emerging New Local Plan

The Council is currently preparing a New Local Plan for Cannock District which will replace the
existing LPP1. The emerging plan is still in the relatively early stages of production and it is

understood that it is targeted for adopted in July 2022.

An initial scoping consultation took place in July and August 2018 seeking input on which matters
the new Local Plan should consider. With reference to town centre policies, we understand that

feedback suggested that the existing centres hierarchy was appropriate.

Another round of consultation took place from May to July 2019. The Issues & Options
consultation document set out four options to deliver an objective of creating attractive town

centres in the District.

Option A sought to retain the existing hierarchy of centres (set out in existing LPP1 Policy CP11)
but with updated policy wording; Option B set out an approach similar to Option A but with a
policy setting out retail impact thresholds for town centre uses in out of centre locations; Option C
would provide separate Area Action Plans for Cannock, Hednesford and Rugeley; and Option D
supported the preparation of local policy to direct investment into centres via a range of

appropriate means (i.e. masterplan, prospectus, SPDs, neighbourhood plans).

Neighbourhood Plans

The only ©* ma ahaghbourhood plan within Cannock is the Hednesford Neighbourhood Plan (HNP).

The plan was formally made in November 2018 and covers the plan period 2017-2028.

The HNP has been produced by Hednesford Town Council with the aims of ensuring several
objectives, including ensuring that the town centre in Market Street is supported to retain a viable

range of smaller shops and services.

The plan identifies that retaining the character of Market Street is an important element of
securing the ongoing vitality and viability of the centre, because it is this character which gives the
centre its appeal. Several areas of underused and unattractive land are identified, and the plan
recognises that environmental improvements are needed to enhance the experience of visitors

accessing the area by train.
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Town Centre specific policies to address identified issues are set out in Policies TC1-TC7.

Policy TC1l identifies an area of ‘Special Local Chal
development management policy guidance on shopfront alterations and other development to

ensure that the historic character of the area is maintained and enhanced.

Policy TC2 sets out that the core of Hednesford Town Centre as identified on the Proposals Map
will be protected from the introduction of inappropriate uses at ground floor level to ensure that an
overall mix of uses where retail, food and drink uses remain predominate is maintained. The policy

sets out that residential uses on upper floors of buildings will be encouraged.

Policy TC3 states that the Town Council in partnership with the town traders and other
organisations will make representations for the use of appropriate S106 funding for use to enhance
the vitality of Market Street.

Policy TC4 relates to an area between Market Street, Victoria Street and off Cardigan Place as
identified on the Proposals Map. The policy is supportive of development for a range of uses on

this site including residential development, tourist accommodation and a retail market.

Policy TC5 sets out the aspiration to deliver improvements to the car park to the rear of the (now

former) Co-op Store to improve the environment surrounding the railway station.

Policies TC6 and TC7 support the extension of the station car park at Anglesey Street and to

redevelop a site on Cannock Road for high density residential development for the elderly.




Cannock Chase Retail and Main Town Centre Uses Study, 2020
Appendix B - Overview of Retail/Leisure Trends

1.1 Introduction

1.1.1 In order to set out the wider context for the Study and inform our advice on the need for
additional retail and leisure floorspace in Cannock Chase, this appendix provides an overview of
prevailing retail and | eisure trends and the Governi
This overview draws on recognised retail and leisure data sources, including research by Experian,

Local Data Company, Global Data and Mintel.

1.2 Economic Context

1.2.1 Covid 19 has had a considerable impact on the UK economy. During lockdown the economy
suffered an unprecedented contraction and employment fell significantly. Experian Economics
report that consumer demand suffered given social distancing and low confidence, leading to a big

drop in social consumption, especially for recreation, leisure and travel. In addition:

. investment fell markedly, as waning business confidence and deteriorating financial

positions lead to the postponement and cancellation of projects; and

. exports have been undermined by a fall in international demand for UK goods and
services, as other countries enforce lockdown or social distancing measures to varying

degrees.
1.2.2  Experian identify that a number of factors will weigh on the recovery over the coming months:

. a more pronounced resurgence in the number of cases of Covid 19 has forced the
government to reinstate some restrictions and it looks likely that social distancing

measures will remain in place well into 2021

. lingering fears about the virus has led to cautious behaviour from households and

businesses, fuelling voluntary social distancing;
. unemployment is expected to rise further;

. a sluggish labour market outlook will constrain the recovery in household incomes and

spending; and

. the prospect of fluctuating easing and tightening of restrictions will keep confidence
subdued and fuel risk averse behaviours from consumers until an effective treatment is in

place.
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Overall, the near-term outlook for consumer spending is weak and despite the news of vaccines,
Experian do not expect pre Covid 19 pandemic levels to be reached until at least the end of next
year (2021).

In terms of the medium to longer term outlook, it is expected that the recovery will be shaped by
the course of the pandemic, Brexit arrangements, and the extent of potential scarring of both to
t h e lorgeér4$erm economic potential. Experian advise that there are a number of elements

that will be key to the pace of recovery:

The effective treatment of Covid-19 and how long social distancing is in place/scale of

these measures;

. How successful the government measure are in mitigating the economic impact on

households and businesses;
. speed of household and business confidence recovery; and

. Trade and supply chain impacts on industry.
Continued Rise in Internet Shopping

Experian, in their latest Retail Planner Briefing Note identify that there has been a marked increase
in online shopping since the Covid-19 crisis, which has further accelerated the already strong
growth trend seen over the past decade. This has lifted the share of internet shopping to a peak

of just over 30% of total retail sales at the peak of lockdown.

I nternet dnadtatretail swpassed £9% in 2019 before increasing up to over 30% in
2020 against less than 5% in 2008. The value of internet sales in 2020 is estimated at £102bn at

current prices.

After easing in 2021 Experian expect internet market share to continue to grow strongly in the mid
term, hitting around 30% in 2027. The pace of e commerce growth is anticipated to moderate

over the longer term, reaching 35% of total retail sales by 2040.

Experian highlight that whilst the challenge to traditional store-based shopping from internet-
based shopping will continue to grow, a number of factors soften the impact. These factors

include:

e Many stores sell online but source sales from regular stores rather than warehouses,

implying an increase in required store floorspace to cater for rising internet sales;
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< Even if non-store retailing outpaces store-based shopping, store-based shopping is still

expected to continue to expand at an annual average of 1.2% per annum in per capita

terms;

e Click-and-collect is an increasingly popular choice with consumers which requires a bricks-

and-mortar presence; and

« A significant development is multi-channelling, where internet shopping actually drives

demand for traditional outlets. In-store product and services offer (including

collection/drop-off points for online orders (click and collect)) forms part of a co-ordinated

multi-channel strategy and will continue to support demand for retail space.

1.4 Increased Vacancy Levels & Store Closures

1.4.1 The last several years have been particularly challenging for retail and leisure operators. The retail

and leisure industry is currently under pressure with many occupiers finding themselves in an

uncomfortable position as margins are squeezed between weakening demand and rising costs.

1.4.2 Local Data Company (LDC) reported (November 2020) that in the first half (H1) of 2020 there was
a net loss of 7,834 stores across Great Britain compared with a 3,647 stores loss over the
equivalent period in 2019 and 4,402 in 2018 (Figure 1.2). Closures increased by 21% from 2019-

2020 with 31,139 shops closing. Interestingly the number of new store openings had increased

marginally, albeit this increase is due to market activity pre-Covid-19.

Figure 1.1: Openings and Closures - H1 2014- H1 2020
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1.4.3 The research undertaken by LDC identified that, on a sector by sector basis, the comparison goods
sector declined the highest in H1 2020 with a net loss of 4,975 units. 500 of these units were as a
result of Carphone Warehouse closing all their stores.

1.4.4 The leisure sector saw a loss of some 1,263 units and service sector a loss of 828 units in the first
half of 2020. The number of restaurants/pub closures are anticipated to increase by H1 2021 as a
result of the impact of Covid-19 (lockdown and curfews).

Figure 1.2: Net Change in Units by Sector
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1.4.5 The number of units in the convenience sector declined by 768, but it was broadly the same as
the number of closures in this sector in H1 2019. This is primarily as a result of convenience

business remaining open during lockdown.

1.4.6 LDC record that independent businesses have been more resilient than national multiples in H1 of
2020 with the decline lower across all four sectors. In fact, the service sector saw a marginal
increase (0.1%) primarily as a result of growth in hairdressing and health and beauty.

1.4.7 Many retailers have found themselves struggling to pay their rents and other overheads, such as a
rising minimum wage and business rates. This, together with consumers doing more of their
shopping online, which has been compounded by Covid-19, has resulted in a large number of
retailers over the last two years restructuring (some involving a Company Voluntary Arrangement
(CVA)) or going into administration including:
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»  Marks & Spencer’s announcement that in total it will close 100 stores by 2022. 38 stores
were announced as closing in 2018/2019, 30 of which have now closed. A further 17 store

closures have since be hamed by M&S and are set to close in 2019/2020 (January 2019);
«  Office Outlet entering administration confirming closure of all its stores (March 2019);
»  Boots announcement of plans to close 200 stores by the end of 2020 (July 2019);

«  Bathstore falling into administration and subsequently acquired by Homebase. A total of 90

Bathstores have closed with 44 stores to remain open (July 2019);

«  Karen Millen (and its subsidiary Coast) going into pre-pack administration with Boohoo
acquiring the online business but all 32 stores and 177 concession expected to close (August
2019);

«  Jack Wills going into pre-pack administration and with Frasers Groups acquiring the store

estate/brand and closing 8 stores (August 2019);

«  Thomas Cook entering into administration with Hays Travel acquiring all 555 of its stores
(October 2019);

«  Mothercare going into administration with its remaining 79 outlets closing (November 2019);

»  Bensons for Beds was put into a pre-pack administration and bought by its existing owner
(June 2020);

«  DW Sports entering into administration and subsequently bought by the Frasers Group. 19

retail outlets and 29 leisure clubs were closed (August 2020);

«  M&Co going into administration but bought by its previous owners as part of a pre-pack

deal. The new owners have closed 47 of its 218 stores (August 2020);

«  Peacocks and Jaegar (part of Edinburgh Woollen Mill) falling into administration with the

likely closure of 76 Jaegar and 423 Peacocks stores (November 2020);

«  Arcadia Group, which owns Topshop, Dorothy Perkins, Burton and Miss Selfridge) falling into

administration. Without a buyer its 444 stores will close (November 2020);

«  Debenhams going into administration (April 2020) with the last remaining bidder, JD Sports,

withdrawing in November. It is likely that all 124 stores will close (November 2020);
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«  Bon Marche entering into administration for the second time in a year with the potential for

its 225 stores to close (December 2020).

1.4.8 In addition to the above, other retailers/businesses that have restructured or gone into
administration in 2020 include: Laura Ashley, Cath Kidston, Hawkins Bazaar, Argos, Evans Cycles,

TM Lewin, Go Outdoors, Monsoon, Oak Furnitureland, Quiz, Oasis and Warehouse.

1.4.9 Itis clearly evident that current trading conditions for the majority of retailers is very
difficult/challenging. Such closures/changes can result in particularly significant impacts at
medium/smaller sized town centres, which tend to be the subject of higher vacancy rates, and

which have also often suffered related reductions in rental levels and footfall in recent years.

1.4.10 The vacancy rate in town centres has been increasing since 2017 from 11% to 13%. LDC forecast
a 1% increase between the 1%t and 2" half of 2020 which would represent the largest increase in a
half year. The vacancy rate for both retail and leisure is forecast to increase further with retail
anticipated to see a higher increase. The increase in vacancies was already apparent before the

Covid-19 with the pandemic accelerating vacancy rates.

Figure 1.3: Vacancy Rate (GB)

18.0% o
14.2% "
14.0% o
13.0% o795  12.0%
127%  yp3%  1pom  12o%  124%  124% - e
12.0% —— —
-_ _
NT%  415%  116% 116% 117%
10.0% 11.2% 4109 112% 11.2% S
g 10.1%
g 0.4%
oo a5y BE%
81%  B82%  Bi% 82% ggo B1%  B2% .
B.0%
4.0%
2.0%
0.0%

H1 2016 H22015 HI12018 H22018 HI12007  H22017 HI2018 H22018 HI 2018 HZ2018  H1 2020 H2 2020

Retaill Vacanoy Rate  ——Leisure Vacancy Rate  ——Al Vacanoy Rate

Source: Local Data Company

1.5 The Continued Rise of the Grocery Discounters
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1.5.1

1.5.2

1.5.3

1.5.4

1.5.5

1.5.6

1.5.7

Shoppers have turned away from food superstores in recent years. Mintel® attributes the problems
which face superstores to two principal factors.

Firstly, many young people are choosing to rent within or close to town and city centres. As a
consequence, many undertake sporadic food shopping and often eat out, use takeaways, or buy
instant meals. Accordingly, when young people undertake food shopping, they often have no

greater need than that which can be serviced by a convenience store.

The second factor is the growth of discount operators, which have become more mainstream in
both their offer and market positioning. Mi ntel su:
offer, such as wider ranges, better fresh foods and more premium foods, means that they have

become an attractive alternative to both large food superstores and to convenience stores.

As a consequence, the ‘big fours, fQoidestourey 'ogp eamd oTe
have become circumspect in respect of new store openings and, indeed, have closed a number of
existing foodstores. All four have suffered significant declines in their market share over the past

four to five years.

The most recent strategy of the big four operators has been twofold: (1) the continued
development of smaller store formats for top-up food shopping; and (2) the reconfiguration and

refurbishment of existing foodstores.

The development of smaller storeformat s ( Sai nsbury’s Local, Tesco Expr e
Simply Food, and Little Waitrose) has been a trend that has taken place over the last 5 or so
years. It is a response to changing food shopping habits and the move from weekly shops to
more frequent smaller shops. These smaller store formats are important in driving footfall in

smal l er district/town centres and in some cases act

In terms of the reconfiguration/refurbishment of existing foodstores, in some cases, product lines

are being reduced and pricing is being made straightforward. Some operators are looking to
introduce other uses/concessionst o t ake exi sting floorspace and Sai n:
Home Retail Group has allowed it to introduce Argos intoitsstores( and cl ose Argos’' s stz
stores). Small concessions of Habitat are also currently being tested within a number of

S ai n s b The ptroduction of additional uses/concessions in foodstores has the potential to

take trade away from town centres.

! https://www.mintel.com/
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1.5.8 Aldi and Lidl have both sought to take advantage of the structural changes in the food retail
market and have announced ambitious store opening targets that will further increase pressure on
the big four operators. Aldi has identified major expansion plans and a £1bn investment with
plans to open a new store in the UK every week on average until at least September 2021 with a
target to have more than 1,000 stores by 2022. Al di’s plans include three f
of between 18,000sq ftand 20,000 s g ft with a mini mum of 70 parking
format of bet