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Dear Mrs Barrett,

We write on behalf of our client, the Faringdon House Estate, in response to the above consultation.
The Estate is the owner and promoter of the Land adjacent to the existing Gloucester Street Car
Park which is promoted for new retail foodstore development in Faringdon.

These representations are submitted in support of a proposed strategic allocation of the Estate's site
for new retail foodstore development to assist in maintaining and enhancing the long term viability
and wvitality of Faringdon Town Centre. We welcome the opportunity for further discussion with the
District Council in progressing the Local Development Framework (LDF) Core Strategy and the
proposals for this distinct opportunity for Faringdon,

Background

In early 2009, in response to previous consultation on the District Council’s Core Strategy 'Preferred
Options’, the Estate promoted the site for mixed use development. In June 2009, responding to an
approach from District Council Planning Officers, the Estate prepared proposals for a new retail
foodstore which was submitted Officers to inform the ongoing preparation of the Core Strategy
DPD. Further technical information was provided to Officers in late 2009 regarding this potential
opportunity for Faringdon, principally to confirm the availability and deliverability of the site for
development.

In December 2009 the District Council published “Additional Consultation” on the Core Strategy. The
published consultation material confirms that, subject to confirmation of the need for new additional
retail foodstore provision in Faringdon, the Estate’s land (adjacent to Gloucester Street Car Park) is
the most preferable location for this development. We support the Council's view and set out in
more detail below our assessment of the case for a new foodstore in Faringdon; the clear benefits of
the Estate's site as the most preferable location for this development; and our recommendations to
the Council when finalising the Pre-submission Core Strategy document,
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Case for New Foodstore Provision in Faringdon

The District Council’'s Retail Study, produced by Savills, was published in October 2008. The study
will form part of the evidence base supporting policies and proposals included within the LDF Core
Strategy DPD. A summary of our analysis of the report’s assessment of retailing in Faringdon is
provided as Appendix 1.

The leakage of trade out to other surrounding towns is substantially greater than would be expected
and in comparison with Towns similar to Faringdon, with only 25% of expenditure retained. This is
reflective of the existing limited convenience goods (food) retail offer within the Faringdon. We
consider that the provision of a main foodstore will complement the existing facilities provided
within the Town Centre, assisting in the clawback of expenditure resulting in increased levels of
expenditure retention.

Reflecting the District Council's aspirations for enhancing the viability and vitality of Faringdon Town
Centre, the Savills study has tested different scenarios for increased market share. In our view, this
suggests capacity for new foodstore trade floorspace of between 1,336 sq m and 2,308 sq m taking
inte account a proportion comparison goods floorspace associated with any new foodstore provision.

Against this background, the Council’s own evidence of retail need (prepared by Savills) supported
by our own assessment, demonstrates the need for a new retail foodstore in Faringdon. This need is
in addition to any potential increase to the existing Budgens store, notwithstanding uncertainty
regarding the feasibility and deliverability of any scheme.

In our view, it is not a question of if a new foodstore is needed but where the most appropriate
location for a new retail foodstore in Faringdon is. National planning policy (Planning Policy
Statement 4: Planning for Sustainable Economic Growth (PPS4)) provides guidance for applying the
"sequential approach” when selecting where new retail development should be located (paragraph
EC5.2). Applying this approach, the Estate's site is the most sequentially preferable site for a new
retail foodstore in Faringdon and we set out below details of the proposals for this site.

Land Adjacent to the Gloucester Street Car Park, Faringdon

The site, known to the Estate as “the Wilderness”, located adjacent to the Gloucester Street Car
Park, comprises an area totalling 1.1ha. The site lies approximately 170 metres from the existing
Town Centre boundary and is a short walking distance from the Market Place (within 3 minutes’
walk). It is therefore very close to the existing Town Centre and in locational terms the most
preferable site, being able to deliver a new food store in a location that is exceptionally well related
to the exjsting centre,

The Proposals

In response to an approach by District Council Planning Officers, the Site is proposed for a medium
size foodstore of up to 25,000 sq ft gross with a net sales area of around 15,000 sq ft {1,400 sq m).
The size of store proposed responds to feedback received from VWHDC Officers regarding the size of
store that they consider to be broadly appropriate. An illustrative layout for how a new foodstore
could be accommodated is included as Appendix 2.

Associated with the provision of a new foodstore, the site would deliver approximately 100 new car
parking spaces. These would be controlled by the store's operator and, as happens throughout the
UK, could provide 2 hours' free parking to users of the store.

Vehicular Access

Access [0 a new store would be from the existing Gloucester Street Car Park access road, This would
require minor localised works to widen the access road and carriageway which is likely to be
achieved through widening to the west of the access road. The design of the access and
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modifications to the access road will need to provide for safe access to the Junior School via the
town park gate. In addition, any minimal loss of open space would be replaced as part of any
development proposal. A sketch plan illustrating the potential extent of widening proposed is
provided as Appendix 3.

The access road, subject to completion of the minor works outline above, would be suitable for the
level of traffic generated by the use of the Gloucester Street Car Park of shoppers using the store,
together with the limited number of delivery vehicles (3 — 4 vehicles a day estimated) which could
be timed to arrive outside of the school starting and finishing times. It is acknowledged that the
character of Faringdon’s streets will need to be respected by the proposal, and therefore further
discussions will be held regarding the size of delivery vehicles that would be used, and the times of
day when they would serve the site.

Responding to comments received from the District Council's highway engineer, an alternative new
access road, has been considered and discussed with Oxfordshire County Council as highway
authority and landowner. The route of this alternative access would connect to Lechlade Road via
the Junior School playing fields and serve delivery [/ service vehicles only. The outcome of our
discussions with OCC Officers is that whilst achieving an access (for delivery vehicles) is technically
possible, this would cause unnecessary disruption to the school. Officers advise that an access from
the existing Gloucester Street car park access road should be achievable subject to more technical
work being provided. This supports the assessment of the Estate’s transport consultant, i-Transport,
who have advised that a separate access to Lechlade Road is not needed.

Pedestrian Linkages with Faringdon Town Centre

As stated above, the site benefits from very good pedestrian links, which provide two alternative
routes to Gloucester Street. It is only a short walking distance to the town centre, with the Market
Place 3 minutes walk from the site. Any new development of the site could also deliver enhancement
to the existing links with the Town Centre.

The very good links to the Town Centre, together with the central location of the site, offers
significant potential for 'linked trips’ i.e. those shopping at a new ‘anchor’ foodstore combining this
with walking trips to the existing Town Centre shops. This is an evident advantage of delivering a
new foodstore within or so closely related to the Town Centre.

Conservation and Design

The Site is within the Conservation Area but as it stands its contribution to the character and
appearance of Faringdon is at best neutral. The site does not and has never previously formed part
of the formal setting of Faringdon House,

Proposals for development of the site need to be considered as part of the wider long-term
management of the Faringdon House Estate and the wider economic vitality of the town. A well
designed scheme would be of potential benefit to the Conservation Area. The principal objective of
any proposal will be producing a building that is sympathetic with this Conservation Area
designation, matching the character of the surrounding area and meeting the tests of preserving or
enhancing the Faringdon Conservation Area.

The enclosed illustrative layout (Appendix 2) demonstrates how development of a retail foodstore

could be accommodated sensitively within the site, incorporating trees to be retained and new
landscape buffer planting.
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Commercial Interest

A number of main national foodstore operators have been approached and have indicated their
interest in the proposal. We intend to progress discussions with operators on behalf of the Estate in
due course and will advise District Council Officer’'s following confirmation of the selected operator.

We would respond in this regard to one specific issue raised by representatives of the Town Council
in discussions. It is alleged that the site would not function because it has no direct frontage to the
street. In our direct experience, this is unnecessary. There are examples of foodstores — such as
the Waitrose store in Wokingham, Berkshire - which lack wvisibility from the shopping streets but
which fulfil their role extremely well. In Faringdon, most shoppers would be residents of the town
who need only find the store once to know where to visit for food shopping. Appropriate and visible
signage on the main road would also serve to increase the prominence of the store. The ‘draw’ of
the car park is itself sufficient to ensure a viable and vital role for the store in the day-to-day life of
the town centre.

Recommendations

We have set out above that there is a clear case in support of bringing forward a new foodstore
development in Faringdon principally to address the existing deficiency in food retail provision and
to meet the current and future needs of the Town. Against this background, the clear locational
advantages of the Estate's site and the wider benefits associated with new retail foodstore in such a
central location strongly support the Council’s position that the site is the preferred location for a
new retail foodstore in Faringdon.

For the reasons set out above, we support the confirmation of the Land adjacent to the Gloucester
Street Car Park, owned by Faringdon House Estate, as a strategic allocation in the Core Strategy
DPD. The allocation proposal should be for new retail foodstore development in Faringdon to meet
the existing and long term needs of the Town. This should form part of a long term sustainable
strategy for maintaining and enhancing the long term ‘health’ of Faringdon Town Centre.

Should you wish to discuss any of the above please do not hesitate to contact the writer on 0118
943 0000.

Yours sincerely,

MICHAEL KNOTT
Senior Planner

Encs.

ce. J. Hulme - Faringdon House Estate's Office
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The household shopper survey included within the Council’s Retail Study details the main
food and top up convenience goods shopping habits of residents within the District. In
carrying out this exercise the Council’'s consultants split the District into 6 zones. Faringdon

is the only town located with Zone 1.

The survey results demonstrate that 18% of Zone 1 residents main food expenditure is
directed to the Budgens store within Faringdon, 18.9% to Sainsbury’'s Wantage, 4% to
Waitrose Wantage, 11% to Tesco Abingdon, and 15% to Sainsbury’s Oxford Road, Swindon.
In total only 55% of Zone 1 residents’ main food expenditure is retained within the District’s

foodstores.

In respect of top-up shopping patterns (and adjusting for ‘don’t do’ responses), 36% of Zone
1 residents top-up expenditure is directed to the Budgens store within Faringdon, 11% to
other local stores within Faringdon, 3% to Waitrose Wantage, and 6% to Sainsbury’s Oxford

Road, Swindon.

Therefore whilst both the Budgens, and other local stores within Faringdon attract some local

convenience goods expenditure, the majority is leaking out to other surrounding towns.

Need

In assessing the need for a convenience goods foodstore within Faringdon we have utilised
data from the Council’s recently published Retail Study (October 2008). For the purposes of
our assessment we have focused on the resident population and associated expenditure
within Zone 1. As detailed above Zone 1 encompasses Faringdon, and is considered
reasonably representative of the primary catchment area of a moderately sized main

foodstore within Faringdon.



Table 1.1: Population and Expenditure Resident with Faringdon and Surrounding Area

Zonel
Population | Convenience Goods Main Top up
Expenditure Food

£ per head £m £m £m
2006 12,407 1,773 22.0 16.5 5.5
2007 12,495 1,783 22.3 16.7 5.6
2008 12,565 1,781 22.4 16.8 5.6
2009 12,615 1,773 22.4 16.8 5.6
2010 12,765 1,772 22.6 17.0 5.7
2011 12,818 1,776 22.8 17.1 5.7
2012 12,899 1,781 23.0 17.2 5.7
2013 12,959 1,788 23.2 17.4 5.8
2014 12,965 1,798 23.3 17.5 5.8
2015 13,046 1,811 23.6 17.7 5.9
2016 13,112 1,825 23.9 17.9 6.0
2017 13,225 1,840 24.3 18.3 6.1
2018 13,269 1,854 24.6 18.5 6.2
2019 13,384 1,869 25.0 18.8 6.3
2020 13,454 1,884 25.3 19.0 6.3
2021 13,487 1,899 25.6 19.2 6.4
2022 13,537 1,914 25.9 19.4 6.5
2023 13,653 1,930 26.4 19.8 6.6
2024 13,676 1,945 26.6 19.9 6.6
2025 13,740 1,961 26.9 20.2 6.7
2026 13,895 1,976 27.5 20.6 6.9
2027 13,920 1,992 27.7 20.8 6.9

Source: Appendix 4, Tables 1, 3, 4 and 5 - Vale of White Horse Retail Study (October 2008)

1.15 In summary the table above demonstrates that the current population of the local catchment
area of Faringdon totals some 12,615 residents, equating to a convenience goods

expenditure of £22.4m.

1.16 The Council’s Retail Study makes a further assumption that 25% of the available expenditure
is directed to grocery top-up shop, reflecting the day to day purchases of newspapers, bread
and milk etc, whilst the remaining 75% is directed to main food shopping. In respect of the
Faringdon local catchment area equates to £16.8m of main food expenditure in 2008 and

£5.6m of grocery top-up expenditure.

1.17 1t is also clear from the table above that convenience goods expenditure will increase by 4%

over the next five years, 12% over the next ten years and 19% over the next 15 years.



Table 1.2: Convenience Goods Market Share

Zone 1 Market Share (2009) % Main Food £m % Top-Up £m
Expenditure Expenditure
Faringdon - Budgens 18% 3.1 36% 2.0
Faringdon - Local shops - - 11% 0.6
Wantage 23% 3.9 10% 0.5
Abingdon 12% 2.0 3% 0.2
Other Small Shops in Distric 1% 0.1 18% 1.0
Qutside of District 46% 7.7 21% 1.2

Note: figures sourced from Vale of White Horse Retail Study Household Shopper Survey (October 2008)

1.18

1.19

1.20

Table 2 above, summarises the convenience goods main food and top-up shopper flows of
Zone 1 residents. As detailed in the previous section only 18% of main food expenditure is
retained within Faringdon (drawn to Budgens), whilst 47% of top-up shopping is retained,
reflecting the more localised nature and higher frequency of this type of shopping trip. The
majority of convenience goods expenditure retained within Faringdon is drawn to the
Budgens store, which achieves a turnover of £5.1m. However, both the main food and top-up

retention rates are significantly lower that would be expected.

At present Farindgon retains only £5.7m of the total convenience goods expenditure of
residents within Zone 1, with the remaining £16.7m (75%) drawn to surrounding towns both

within and outside of the District.

The existing level of convenience goods retention within Faringdon is reflective of the limited
convenience goods retail offer within the town. However, we do not consider that this level
of retention reflects the intended role and function of Faringdon as a town centre. The
following table sets out the additional convenience expenditure which would be drawn to
Faringdon should it achieve a higher level of retention. We have carried out this exercise
based on three scenarios of higher market share, in addition to a nil increase in market share
as assumed within the Council’s Retail Study. The first and most prudent scenario assumes
that Faringdon’s local convenience goods market share increases from 25% to 60%, the
second assumes an increase to 75% and the third 85%. These levels of market share are

typical of towns with a reasonable main food offer.
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Table 1.3: Additional Convenience Goods Expenditure Resulting from Increased Retention

Retention Rate (Faringdon | Additional Convenience Goods Expenditure £m
within Zone 1)
2009 2014 2019 2024
26% (Existing level) 0.0 0.9 2.6 4.2
60% 7.7 8.0 8.6 9.2
75% 11.0 11.5 12.4 13.1
85% 13.3 13.8 14.9 15.8

1.21

1.22

In order to achieve these higher levels of retention in convenience goods, there is a

requirement to improve the main foodstore provision within Faringdon.

Table 4 below sets out the likely floorspace capacity which results from the additional
convenience goods expenditure which could be retained within Faringdon should the main
foodstore offer be improved. Given the localised nature of the Zone 1 catchment, we have
assumed that any main foodstore would draw an element of trade (25%) from outside of
Zone 1. In calculating the floorspace we have assumed a typical sales density for a main

foodstore operator of £10,000 per sq m.

Table 1.4: Additional Convenience Goods Floorspace Capacity

Retention Rate Additional Inflow Total Sales |Convenience Goods
(Faringdon within Capacity from [ (25%) £m| Additional |Density £| Floorspace (sq m)
Zone 1) Zone 1 £m Expenditure sgm
£m
60% 8.0 2.7 10.7 10,000 1,069
75% 115 3.8 15.4 10,000 1,535
85% 13.8 4.6 18.5 10,000 1,846

1.23

1.24

The table above displays the likely convenience goods floorspace capacity resulting from the
increased retention of convenience goods expenditure within Faringdon equating to between
1,069 sqg m and 1,846 sq m. Typically a main foodstore will also contain an ancillary element
of comparison goods floorspace equating to approximately 20% of the trading floorspace
(dependant on operator). On this basis we calculate that the total trading floorspace of a
potential main foodstore within Faringdon could justifiably equate to between 1,336 sq m

and 2,308 sq m.

The typical trading to gross floorspace ratio of a main foodstore equates to 65%, and on this
basis we calculate that the gross floorspace of any potential main foodstore could equate to

between 2,056 sg m and 3,550 sq m.
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1.25 We therefore consider that there is sufficient convenience goods capacity within Faringdon to
support a main foodstore on land at Faringdon House, in addition to the provision of

additional capacity, if appropriate, on the Budgens/Southampton Street site (see below).

1.26 In respect of comparison goods the following table sets out the growth in comparison goods

expenditure with the local catchment area of Faringdon.

Table 1.5: Comparison Goods Expenditure Growth

Zone 1
Population | Comparison Goods
Expenditure
£ per £m
2006 12,407 3,162 39.2
2007 12,495 3,282 41.0
2008 12,565 3,410 42.8
2009 12,615 3,487 44.0
2010 12,765 3,609 46.1
2011 12,818 3,744 48.0
2012 12,899 3,896 50.3
2013 12,959 4,060 52.6
2014 12,965 4,245 55.0
2015 13,046 4,443 58.0
2016 13,112 4,657 61.1
2017 13,225 4,880 64.5
2018 13,269 5,114 67.9
2019 13,384 5,360 71.7
2020 13,454 5,617 75.6
2021 13,487 5,887 79.4
2022 13,537 6,169 83.5
2023 13,653 6,466 88.3
2024 13,676 6,776 92.7
2025 13,740 7,101 97.6
2026 13,895 7,442 103.4
2027 13,920 7,799 108.6

Source: Appendix 3, Tables 1, 3, and 5 - Vale of White Horse Retail Study (October 2008)

1.27 Table 5 shows that comparison goods expenditure will increase by 25% over the next 5

years, 63% over the next 10 years, and 110% over the next 15 years.

1.28 The household shopper survey contained within the Council’s Retail Study demonstrates that
Faringdon currently retains very little of this resident comparison goods expenditure (8.5% -
£3.7m), with 71% of expenditure leaking outside of the District. There is therefore a
significant opportunity to improve the level of comparison goods retention within Faringdon,

particularly given the variety of retail units which already trade from the Town Centre.
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Whilst a main foodstore will trade in comparison goods, these will largely be ancillary to the
convenience goods function of the store. On the basis of the assumptions set out above, and
assuming a comparison goods sales density of £5,000 per sq m we calculate that any
potential main foodstore could achieve a comparison goods turnover of between £1.3m and
£2.3m, which would draw between £1m and £1.7m of comparison goods expenditure from

Zone 1.

Whilst this will in itself result in an increase in the retention of comparison goods expenditure
within Zone 1, the provision of a main foodstore within Faringdon Town Centre will also
serve as an ‘anchor’ for the Town Centre. As such we consider that the improvements in
retail provision offered by a main foodstore will create linked trips with other retail units in

the Town Centre, indirectly improving comparison goods retention rates.

Importantly the Council’s Retail Study also refers to the current economic client. They
comment that the report highlights the fact that the purpose of the study was to plan for
economic growth over the longer term, up to 2027 and reflect changes in the economic cycle.
They state that the forecasts in the report, and particularly those for comparison goods, are
based on longer periods of time covering several economic cycles. It is the authors view
(preface to report) that in spite of the current recession the Council should continue to plan

for growth, as encouraged by Government guidance.

Scale

We have demonstrated in earlier within this report that there is lack of main food
convenience goods provision within Faringdon, resulting in a significant leakage of

expenditure to other surrounding towns.

Faringdon is recognised with both the adopted and forthcoming Development Plan policy as
one of three town centres within the Vale of White Horse. As such its role requires it to
function as an important service centre, providing a range of facilities and services for its

catchment.

The provision of a main foodstore within Faringdon is an essential part of this role, and
without such a facility the Town Centre is unable to meet the needs of its catchment
population. We therefore consider that the provision of a main foodstore is entirely in

keeping with the role and function of Faringdon Town Centre.



Summary

1.36 In summary we consider that the provision of a main foodstore at ‘Land at Faringdon House’
entirely accords with the objectives of planning policy at all levels, meeting an identified

need in a location which is closely linked to Faringdon Town Centre.
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APPENDIX 3 — Proposed Site Access Arrangements Plan
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