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Session 8 – Bridgend Convenience Retailing
Inspector’s Agenda with Matters and Issues
[Figures in brackets identify a Representor and their representation
number eg 1258.1 refer to Representor 1258 and their Representation 1].
1.

SOUTH WALES POLICE HEADQUARTERS, BRIDGEND

1.1

Waterstone Estates Ltd considers that the CACI retail needs report is
flawed and that there is additional retail need in the Bridgend area.
Reasons are given to support their view that convenience goods capacity
has been underestimated by up to 7,417 sqm at 2021. They therefore
consider that the South Wales Police Headquarters site should be
allocated for retail development (1258.1). The representor also considers
that Paragraph 5.2.21 should be revised to reflect the correct capacity
position and a need confirmed in Policy REG5 for a further foodstore of a
size comparable to existing stores (approximately 4,000 sq m net
convenience goods floorspace and 9,000sq m gross). This will also leave
capacity to support improvement to other convenience provision in
Bridgend across the plan period (1258.3). The Representor does not
consider that there is any sequentially preferable site with what they say
is the minimum requirement of 3.5ha of land.

1.2

Waterstone Estates Ltd therefore considers that the South Wales Police
Headquarters site should also be removed from COM1 where it is
proposed for the development of 130 dwellings (1258.2). Consequential
amendments are sought to the Proposals Map 27 (1258.4).

1.3

The Council refers to its response to Alternative Site AS053. The Council
is confident that both the original 2007 and 2010 update retail needs
reports undertaken by CACI Ltd (which form the evidence on which retail
allocations are based) follow a well-established and robust procedure for
assessing future retail need. Policy REG5 does allocate land for new
local-convenience food shopping opportunities on a variety of its mixeduse regeneration sites. Policy REG9 allocates sites within and adjacent to
town and district centres for retail and commercial developments. These
will help to meet the day-to-day needs of residents of the area, enabling
them to undertake a proportion of their shopping needs in a sustainable
way. The Council maintains its position that, taking into account those
sites allocated in Policy REG5 and REG10, and the application of the
national retail planning policy tests, that there is no requirement to
allocate this site for future retail development.
Qn6a.
What is the Council’s response to the Representor’s
specific criticisms of the Retail Report in relation to the need
convenience provision in Bridgend?

In formulating its response, the Council has been informed that, due to
changes in personnel and business focus, CACI no longer offer support on
its retail need assessment reports. However, in seeking to respond to the
representor’s specific criticisms, the Council has engaged RPS Group to
review the methodology employed by CACI in response to the
representor’s areas of concern.
The Council consider that the RPS Review (attached at Appendix A)
provides an independent and ‘common sense’ approach to the assessment
of convenience retail need in Bridgend, providing the Council and the
Inspector the information as to what is ‘normal’ in relation to
methodologies which calculate retail need when taking strategic decisions
with Development Plan policy implications.
Each of the representor’s specific areas of criticism are addressed below:
Deductions for Special Forms of Trading (SFT)
The Council accepts that the CACI methodology of simply deducting the
entire amount of SFT from the total expenditure available in the Bridgend
area is not realistic. However, it does recognise that it is standard practice
for some element for SFT to be deducted as part of traditional retail need
methodologies. Neither, however, does the Council consider that the
representor’s figures have been calculated correctly; the £25.7 million
quoted by the representor erroneously included tourist spending as well as
home deliveries.
RPS recommends that a more realistic figure for the deduction for SFT is
£5.15 million.
This change would result in an increase in expenditure of £11.8 million in
2021; which, by assuming a trading density of £7,500 per sq m would
equate to a theoretical need for 1,573 sq m net of additional convenience
floorspace.
However, RPS have indicated that the representor (and indeed CACI) have
used a very low theoretical trading density in their calculations. The
average trading density for large supermarkets is currently £14,321 per
sq m; whereas CACI and the Representor have used £7,500 per sq m. The
average figure for Bridgend is £9,214 per sq m. It is interesting to note
that other Development Plan retail need studies in the area have used a
higher figure than CACI; notably the Rhondda Cynon Taff LDP study used
a benchmark density of £12,000 per sq m at 20071
Assuming this is the case, and the range of figures quoted above is
applied in the methodology along with the expenditure changes
highlighted above, the additional floorspace required would vary between
824 and 1,281 sq m.
Therefore, whilst accepting that the CACI calculations for SFT were
inaccurate, the Council still fundamentally disagrees with the representor’s
assertion that SFT adjustments should give rise to an additional 3,426 sq
m of convenience goods floorspace.
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Existing Convenience Goods Floorspace and Turnover
The Council accepts that the floorspace figures quoted for Asda in the
CACI report were over estimated; and were based on theoretical figures
given to CACI at the point of their original commission and were not
reviewed once Asda commenced trading in 2008.
However, the Council and RPS group have comprehensively reviewed the
current convenience goods provision in Bridgend which amounts to some
16,628 sq m net of floorspace. This figure takes into account recent store
openings, extensions and redevelopments. The adjusted figure applied in
the RPS review is 6% below the CACI report.
The representor suggests that the CACI data cannot be relied upon as it is
not based on household survey; however this is only one method of
estimating market share and there is no reason why CACI’s gravity model
cannot be given equal stature. Both have their pros and cons and neither
is 100% accurate. The representor states that a household survey would
indicate that the Asda, Sainsbury’s and Tesco (Brewery Lane) stores are
not trading as well as Tesco (Cowbridge Road), however the CACI study
already shows this. Under trading in stores as a whole is not suggestive of
a need for additional floorspace.
The representor states that their own calculations bring down the turnover
of existing stores to £138.4 million. However, they do not explicitly
explain how this has been calculated and therefore the Council cannot
comment. It can merely update the Inspector on the actual provision as it
stands in Bridgend and apply sensible trading figures, which are
comparable with the CACI report and reflect the sentiments of the
representor that some existing stores are under trading.
Market Share
The representor states, assuming their figures are correct, that the
balance of trade in Bridgend would drop to 98%; this would suggest an
outflow of expenditure. However these figures are based on their previous
assertions associated with the CACI report which the Council, for the
reasons highlighted above, do not accept.
Additionally, Bridgend’s position in the retail and settlement hierarchy,
together with its recognised status in the Wales Spatial Plan would
indicate its attractiveness as a shopping destination to a wide geographic
area. Furthermore, previous surveys (SD126) indicated that 50% of
Porthcawl shoppers were undertaking their convenience goods shopping in
Bridgend and; in the absence of any improvement to the offer in
Porthcawl in the meantime, it is reasonable to assume this is still the case.
CACI assumed that the impact of the new superstore in Porthcawl would
reduce the balance of trade in Bridgend to 132.3%; this is reasonable
given the significant outflow of expenditure from Porthcawl at present.
However, to suggest that there would be a net loss in Bridgend’s market
share to Porthcawl as a result of this store opening is not credible; given
the offer which Bridgend currently has to attract shoppers.

Conclusions on Retail Need
Taking into account all the above, including where it has accepted some of
the criticisms of the CACI report, the Council considers that, by using
reasonable and sensible assumptions, together with updated floorspace
information on actual existing convenience goods provision, there is still
no requirement for additional convenience goods retailing in the Bridgend
catchment up to 2021; and therefore no change to the plan is required.
Qn6b.

Does the proposal accord with the sequential test?

Qn6d.
Could what the Representor says is the identified need
be met be several smaller store convenience stores in sequentially
preferable locations?
The starting point here is paragraph 10.2.10 of Planning Policy Wales
which states that LPAs: “should in the first instance consider whether
there is a need for additional provision”. The conclusions of the CACI
study, validated by the review carried out by RPS Group, indicates that
there is no need for additional floorspace; this is the position carried
forward in the LDP.
With regard to the sequential test, PPW advises, in paragraph 10.3.5 that
to “maximise the opportunities for new development in town centres,
developers and retailers will need to be more flexible and innovative about
the format, design and scale of proposed development and the amount of
car parking, tailoring these to fit the local circumstances. Rather than
propose developments with a mixture of large scale retail...and a large
amount of car parking which can only be accommodated at a single site
out-of-centre or even out-of-town locations, developers are expected to
demonstrate why they could not develop elements of the larger scheme
on a site, or a number of sites, in more central locations with less car
parking”.
The Council considers that, even though this paragraph relates to
development control decisions, it is very pertinent advice for LPAs and
Development Plan Inspector’s when considering these issues at
examination (the Bridgend UDP Inspector drew this to the Council’s
attention previously – see section 9.10 of SD30). It should also apply to
proponents of new out-of-centre sites when submitting representations to
Development Plans.
The representations on behalf of Waterstone Estates simply examine one
site when undertaking their sequential test; the Brewery Field site.
This is dismissed on the basis that it is not big enough to accommodate
the circa 9,000 sq m store which they consider is required in Bridgend. No
justification is given as to why such a large store is needed to
accommodate 4,000 sq m of convenience goods and why it needs to be
provided on one site. It is interesting to note, however, that no account
has been taken of a flexible design to this site which may involve undercroft or decked car parking or maximising the use of split level shopping
areas. A store of this size proposed by the Representor would be the
largest in Bridgend; furthermore, no qualitative need arguments have
been progressed by the Representor.

The Representor states that CACI have underestimated capacity by 7,417
sq m by 2021. As the 2010 CACI report originally estimated a shortfall of 2,405 sq m by 2021, it is assumed that the Council should be searching
for sites to accommodate 5,012 sq m as a worse-case scenario if the
Inspector determined that the representor’s capacity figures are accurate.
The Council is satisfied that the following sites could be taken into account
to accommodate additional convenience retailing.
Town Centre Sites
The Council recently published a Bridgend Town Centre Masterplan (SD50)
which examined the potential sites for new retail development in the
centre. This builds upon the success of the town centre in attracting a
£7.7 million package of funding from the European Convergence Funding
Programme (as well as funding from the Council’s own resources and the
private sector) to carry out public realm improvements at six key
locations.
The Masterplan identifies 6 such ‘Opportunity Areas’, 4 of which are within
the town centre boundary and are identified by 3 policy allocations in
Policy REG9 of the LDP. Whilst the plan states that they will be required
for comparison goods retailing, it is feasible that, new developments on
these sites could also accommodate new convenience goods stores as
food retailers are increasingly being flexible in their formats to locate
themselves in the heart of the high street once more. These sites are:
‘Southside’ (Land at Brackla Centre, Cheapside, Police Station and the
Surface Car Park); ‘Riverside’ (Land at Rhiw Car Park and adjacent land,
Bridgend); and The Embassy Cinema Site.
A further site for development is also identified at Market Street. Again,
this site could feasibly accommodate some convenience retailing.
All of these sites are allocated in the LDP under Policy REG9.
In addition, as part of the Elder Yard development (Policy REG9(4) refers),
consent has recently been given for a 320sq m net Filco store on Adare
Street.
The Council, in recognising the public realm improvement programme will
make the town centre a more attractive place to invest, is already starting
to form project groups to bring forward development opportunities in
these areas.
In terms of stand-alone opportunities, the Embassy Cinema site was given
planning permission in 2003 (subject to a s106 agreement) for a 1,200 sq
m (gross) supermarket. This was not progressed however as the
applicants, Aldi Stores Ltd, found alternative accommodation in the town
centre. However, in principle, the site is still suitable to accommodate
further convenience goods retailing and is well positioned, in close
proximity to the bus station.
Edge-of-Centre Sites
The Brewery Field site is examined and dismissed by the representor as
not being large enough. However, in positive terms, this site is circa 2.5ha

in area and capable of accommodating an element of retail floorspace.
The existing Asda and Sainsburys supermarkets in Bridgend are on
comparably sized plots of land and have accommodated stores which have
c. 3,000 and c. 3,200 (respectively) sq m of convenience goods
floorspace. If the Inspector did consider that there was a need for
additional convenience floorspace, the majority of it could be
accommodated here.
The Council acknowledges that the site has
Goods Retailing; however it considers that, in
sequential test where there is potentially
convenience goods sites, it would consider
accommodate this type of provision.

an LDP allocation for Bulky
the interests of applying the
more retailer demand for
amending the allocation to

Out-of-Centre Sites
Clearly, the allocation of out-of-centre sites is a last resort in planning
policy terms.
However, should the Inspector be minded to consider them, it is worth
drawing his attention to the former Day Care Centre Site which is
immediately adjacent to the South Wales Police HQ Site. This site is a flat,
cleared site, measuring approximately 1.3 Ha and is not allocated for any
purpose in the LDP. It is Council owned and is ready to be sold.
Theoretically, this site could therefore accommodate 1,500 sq m net of
convenience goods.
The benefits of this site would be three-fold: firstly it would assist in
meeting a significant element of any need identified; secondly it would not
require the removal of the deposit LDP residential allocation on the South
Wales Police HQ site thereby reducing the supply of housing sites in the
plan, requiring further, possibly green field sites, to be released
elsewhere; and thirdly it would integrate well with the existing Bridgend
Retail Park.
Additionally, land within the North East Brackla Regeneration Area (Policy
PLA3(2) refers) could also accommodate convenience goods floorspace.
The Masterplan associated with this site (SD53) identifies a Mixed Use
Area which could accommodate up to 7,000 sq m gross of retailing.
Should the opportunity for review of this situation present itself, the
Council could ‘switch’ this from Bulky Goods retailing to convenience
retailing (approximately 2,500 sq m net) to provide for an additional site.
It could also be argued that this site represents a strategically better
location as it would not require, for those accessing from the north,
shoppers to cross Bridgend town in order to access the store.
REG5 sites
In addition to all the above site considerations, the Council would also
draw the Inspector’s attention to the existing allocations in Policy REG5 of
the LDP. These relate to new qualitative retail provision in association with
new residential and mixed-use schemes.
The representor has previously stated in correspondence that these sites
could be considered ‘complementary’ to the proposed new supermarket on
the Police HQ site. However, it is the Council’s position that, should a need

be identified and the sequential test applied, the convenience elements of
these sites would actually reduce the overall quantitative need to be
accommodated on any other site; and, as discussed later, given the
flexible nature of provision as part of mixed use sites could be augmented
to meet any identified need.
Conclusions on the Sequential Test
In summary, Table 1 below shows the sequentially preferable sites which
could be available for development. This indicates that there is potential
for up to 13,400 sq m net of convenience goods floorspace. The Council,
and its partners, are working to bring these sites forward, with a
particular emphasis on the town centre sites which will significantly aid in
the regeneration of the town centre and contribute to the LDP strategy as
a whole. A plan showing the location of all these sites is included at
Appendix B.
Taking into account the above considerations, the Council is confident
that, should the Inspector consider there is need for additional
convenience goods floorspace; this could be adequately accommodated by
sites already allocated in the plan, if the flexibility requirements outlined
in national policy were used. In addition, should this position change,
Policy SP10 of the Plan, supplemented by national policy, can be used to
determine planning applications for additional convenience floorspace.
The representor has not adequately justified the size of the store required
in quantitative or qualitative terms and has failed to provide a satisfactory
sequential test. Indeed, the one site which they did examine could
accommodate a significant element of any new convenience goods
floorspace.

Site Location

Policy Reference

Assumed Convenience Notes on Site
Capacity (Sq M Net)

Town Centre Locations
Filco, Adare Street

SP10

320

Embassy Cinema

REG9(3) and SP10

1,000

Southside

REG9(1) and SP10

400

Riverside

REG9(2) and SP10

350

Market Street

REG9(5) and SP10

400

Total Town Centre
Edge of Centre Locations
Brewery Field
Total Edge of Centre
Policy REG5 Sites
Parc Derwen, Bridgend

Listed building consent granted. Works to begin upon completion of
Elder Yard development.
Identified site within Town Centre Masterplan. Council currently
establishing working groups to bring forward sites in partnership with
private sector landowner. Site previously had consent for foodstore.
Identified site within Town Centre Masterplan. Council currently
establishing working groups to bring forward sites in partnership with
other public and private sector landowner.
Identified site within Town Centre Masterplan. Council currently
establishing working groups to bring forward sites in partnership with
other public and private sector landowner.
Identified site within Town Centre Masterplan. Council currently
establishing working groups to bring forward sites in partnership with
private sector landowner.

2,620
REG11(4)

3,200
3,200

REG5(1)

910

North East Brackla
Regeneration Area
Parc Afon Ewenni

REG5(2)

100

REG5(3)

400

Ogmore Comprehensive Site
Gateway to the Valleys Site
Bryncethin Depot
Total REG5 sites
Out-Of-Centre Sites
Former Day Care Centre

REG5(5)
REG5(6)
REG5(7)

75
75
1,100
3,580

n/a

1,500

North East Brackla
PLA3(2)
Regeneration Area
Total Out-Of-Centre
TOTAL ALL SITES
Table 1 Summary of Sequentially Preferable Sites

2,500
4,000
13,400

Development Brief Adopted. Outline Application Granted. Reserved
Matters applications progressing for residential ‘cells’. Figure reflects
District Centre similar to Brackla.
Development Brief Approved. Initial residential element approved.
Project Board established between Council and other private and
public sector landowners. Draft Development Brief approved for
consultation.
All Council owned sites which are currently subject to commissions /
site investigation works to inform development brief/s.

Council owned site. Not allocated for a specific purpose. Clear and
ready for sale.
Site has Masterplan in place; Mixed Use Site (1) is earmarked for
retailing purposes.

Qn6c.
Would the proposal have an adverse effect on the vitality
and viability of any centre in the listed retail hierarchy?
The Council have commissioned RPS to examine the potential impact a 9,000
sq m supermarket development (4,000 sq m net convenience) could have on
centres in the retail hierarchy. Their conclusions are contained in the report
attached at Appendix A.
The potential convenience goods turnover of such a store is estimated to be
approximately £46.5 Million using the lower, average sales density of stores in
the catchment. However, the scale of the proposed store means it is likely to
be one of the ‘Big 4’ operators, which means it would trade far more
intensely, with a turnover of approximately £57.3 Million. The comparison
element of this store would also generate a minimum turnover of
approximately £7.8 Million.
The implications of both these scenarios are outlined by RPS at Appendix A.
However, the Council considers that the higher turnover figure is more
accurate given the scale of the store and the likelihood of it being occupied by
Tesco, Sainsbury’s, Morrison’s or Asda.
RPS estimates the trade diversion from the town centre Asda store to be 25%
or £14.3 Million. This would result in an impact of 25.9% and reduce the
store’s trading performance to 86% of the company’s average. The draw from
Tesco, Brewery Lane (an edge-of-centre store but intrinsically linked to the
town centre) is £2.9M, reducing the stores trading performance to just 55% of
its company average.
The UDP Inspector commented (in paragraph 9.11.11 of her (SD30) report)
that: “the town centre has been through a period of relative decline since
1994, notwithstanding the evidence that it has shown short-term resilience to
competition….For a town with a growing population and projected need for
substantial new shopping floorspace, I consider that Bridgend town centre is
not has healthy as it might be.”
These comments came before the recent economic downturn and, other than
the Asda development, there has been no significant retail development in the
town centre since. The Council’s latest annual town centre Health Checks
(BD9) reports rising vacancy levels and falling rental values. This lack of
development together with a relative stagnation in the ‘health’ of the retail
environment demonstrates the very fragile state which the town centre finds
itself in.
In the absence of an ‘anchor’ comparison goods store, the town centre relies
heavily on the Tesco (Brewery Lane) store to the north and the Asda store to
the south to draw people to the area and to make linked trips to increase
footfall. The development of a foodstore on the South Wales Police HQ would
therefore have a two-fold impact in both a loss of trade to a town centre
supermarket and an edge-of-centre convenience destination (which it could
be argued the national retailers could withstand), but would also result in the
loss of footfall to the town centre via linked trips.
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Smaller retailers, particularly independent traders, will be far more vulnerable
to any trade or footfall diversion which arises from new out-of-centre
development. Not only will this bring the future of these retailers into doubt, it
will also discourage new retailers wishing to locate to the town centre, thereby
causing a spiral of decline which would run contrary to the regeneration-led
strategy of the plan and national retail planning policy.
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Introduction

1.1

RPS has been instructed by Bridgend CBC to provide advice in relation to retail issues arising
from the Bridgend Local Development Plan (LDP).

1.2

Our instructions are to provide advice in relation to the objection made by Mango Planning on
behalf of Waterstone Estates Ltd in respect of the South Wales Police Headquarters,
Bridgend. The representor has made a number of detailed comments in relation to the
Bridgend Retail Needs Planning Study produced by CACI on behalf of Bridgend CBC, and
which provides the evidence base for the Council’s retail strategy in the LDP. These
comments are discussed in detail in this report.

1.3

Retail Matters are due to be discussed at specific session of the LDP Examination on 6th
December. In advance of this the Inspector has set out four specific questions he wishes to be
addressed. These are as follows:
“Qn6a. What is the Council’s response to the Representor’s specific criticisms of the Retail
Report in relation to the need convenience provision in Bridgend?
Qn6b. Does the proposal accord with the sequential test?
Qn6c. Would the proposal have an adverse effect on the vitality and viability of any centre in
the listed retail hierarchy?
Qn6d. Could what the Representor says is the identified need be met be [sic] several smaller
store convenience stores in sequentially preferable locations?”

1.4

We understand that CACI are unable to provide assistance to the Council in relation to these
questions, and therefore the Council has appointed RPS to assist. Our instructions are limited
to providing comments to assist the Council’s response to Qn6a and Qn6c. Issues related to
sequential sites will be addressed by officers of the Council.

1.5

The following chapter sets reviews the Mango Planning objection and as appropriate evaluates
the assumptions utilised by CACI in the Retail Needs Planning Study.

Bridgend LDP
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Convenience Goods Need

Introduction
2.1

This section focuses on the Inspector’s question Qn6a, which relates to the Council’s response
to the specific criticisms of the CACI retail report in relation to the convenience goods need in
Bridgend.

2.2

The Mango Planning representation on behalf of Waterstone Estates Ltd objects to the
following elements of the LDP Deposit Draft: Paragraph 5.2.21; Policy REG 5 and Proposals
Map 27 (Bridgend South). The representation argues that there is a need for additional
convenience goods floorspace than indicated in the LDP and that the South Wales Police
Headquarters site at Cowbridge Road should be allocated to meet that need.

2.3

It should be noted at the outset that our instructions are not to provide an over-arching
comprehensive review of the CACI report, but to respond to the Inspector’s questions arising
from the specific detailed criticisms made by the representor.

Deductions for Special Forms of Trading (SFT)
2.4

Mango Planning state that the CACI report estimates that at 2021 some £25.7M of local
generated convenience expenditure in the Bridgend area/planning zone is spent on ‘home
delivery channels’ and that deducting of such a large amount of residents spending from the
capacity calculation is an error given that a significant proportion of on-line grocery shopping is
sourced through local superstores. However their figure of £25.7M is actually incorrect since
they have arrived at it by saying that the total expenditure generated by Bridgend residents
and tourists/visitors falls from £140.7M to £115M, which is not the case. The figure of £115M
is derived from CACI’s Figure 3.2 and comprises the residents spend in 2021 excluding home
deliveries; the £140.7M is derived from CACI Figure 3.1 and comprises the residents spend at
2009 including home deliveries and tourist spending. In point of fact the deduction for home
deliveries made by CACI at 2021 actually equates to only £16.97m – CACI Figure 3.2 shows
that the residents spend at 2021 will be £115M after 12.86% has been deducted for home
deliveries, which means that the spend before the deduction is made is £131.97M and the
amount deducted for home deliveries is therefore £16.97M. Our Tables 1 and 2 at Appendix 1
show the correct CACI figures for the amount of spending deducted for home deliveries 20092021.

2.5

Notwithstanding the error Mango Planning appear to have made in exaggerating the actual
amount of spending they say has been deducted for home shopping, their point that internet
grocery shopping relates to transactions which draw from the stock of shelves of local stores
rather than a warehouse, thereby still generating a floorspace requirement, is a valid one.
However while there is no indication as to whether CACI’s assumed deduction of 5.86% at
2009 (rising 1% per annum up to 2016) allows for this we would assume that it does, given it is
a recognised facet of convenience goods e-tailing. However since Experian have only recently
published a new Briefing Note giving up to date estimates of spending by special forms of
trading, we have taken the opportunity to sensitivity test CACI’s figures.
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2.6

Our Appendix 1 Table 2 shows the proportion of residents spending deducted to allow for
home deliveries by both CACI and Experian, and the actual monetary amounts (assuming the
total residents spend estimated by CACI and shown in our Table 1). Experian’s figures are
taken from their Retail Planner Briefing Note 10.1 (September 2012) and they include an
allowance for transactions serviced by existing stores. It can be seen that Experian’s figures
are substantially lower than those adopted by CACI. At 2021, the CACI assumptions suggest
a deduction of £16.97M whereas Experian suggest £5.15M. We consider the Experian figures
are both more realistic and up-to-date and should therefore be preferred.

2.7

Table 3 details that the ‘CACI’ residents total spend excluding SFT at 2021 is £115M, whereas
the ‘Experian’ equivalent is £126.8M. Table 4 adds in CACI’s allowance for tourist expenditure
and shows that at 2021 the total amount of available spending in Bridgend is £135.3M
assuming CACI’s SFT allowance and £147.1M assuming Experian’s.

2.8

The Experian figure presents an increase in available expenditure of £11.8M at 2021. This
increase in expenditure (leaving to one side the overall capacity position) could support a
theoretical 1,573 sq m at a sales density of £7,500 per sq m, however that assumed generic
figure from the CACI report, and repeated in the Mango Planning representation, is in our view
unrealistically low. Since Mango’s representations relate to their desire to develop a new
superstore on the Police Headquarters site a more accurate assessment would be to take the
company average sales density of the ‘Big 4’ food store operators (Tesco, Asda, Morrisons
and Sainsburys), or alternatively the CACI average national sales density for retailers in
Bridgend. The CACI average figure from Figure 3.19 is £9,214 per sq m (in 2009 prices),
while the ‘Big 4’ average derived from Verdict 2010 is £14,321 per sq m. We consider the
latter to be the more appropriate and robust in assessing the proposals given its size and
stated intention to compete with stores operated by Tesco, Asda and Sainsburys.

2.9

In summary, we consider that the CACI report does overestimate SFT by around £11.8M,
however after correcting that it is still the case that the resulting floorspace that could be
supported by this additional turnover would still only be in the region of 824 sq m to 1,281 sq
m, assuming a more appropriate sales density that that adopted by Mango. We therefore
fundamentally disagree with the representor’s assertion that SFT adjustments alone would
give rise to an increase in Bridgend’s convenience goods capacity of 3,426 sq m at 2021.

Existing Convenience Goods Floorspace and Turnover
2.10

CACI estimate that the net sales area of large convenience stores in Bridgend is 17,738 sq m
(their Figure 3.18). Mango Planning consider this to be an overestimate, focusing in particular
on the estimated Asda net sales area of 5,011 sq m, a figure that they consider should be
much lower at around 2,500 sq m for convenience goods only (i.e. excluding non-food
comparison goods sales space, checkouts etc). For ease of reference we detail the floorspace
and turnover figures adopted by CACI in our Table 5.

2.11

We have undertaken a review of the floorspace of the existing stores using a number of
available sources including planning applications/permissions, the IGD Directory 2009, the
previous Bridgend Retail Needs Assessment 2004 (undertaken by Colliers CRE) and empirical
research. Our estimates are detailed in our Table 6 and notably includes downward
adjustments to both the Asda and Tesco Extra stores. The table identifies the total
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convenience goods sales area of existing stores (those identified by CACI) to be 16628 sq m,
which is 6% below the CACI estimate.
2.12

In terms of the turnover of existing stores CACI’s Figure 3.19 estimates that this totalled
£163.44M at 2009. However that only relates to the turnover derived from residents and since
CACI also identified £16.7M of tourist/visitor spending it is reasonable to factor that additional
expenditure in as well. In order to do that we have apportioned that visitor spending to all
existing stores on a pro-rata basis as detailed in our Table 5. The resulting total turnover
figures given in our Table 5 can then be compared with the total benchmark (company
average) turnovers set out in our Table 6.

2.13

Mango Planning suggest that CACI’s turnover figures cannot be relied upon since they are not
derived from a household shopping survey. However a household survey is only one method
of estimating market shares and the turnover of existing stores, with CACI’s gravity model
being another accepted method: each has its pros and cons, with neither being a 100%
foolproof indicator of retail need. It is notable that Mango state the belief that a household
survey would be likely to show that the Asda store is not trading as well as the Tesco.
However a comparison of our Tables 5 and 6 show that CACI’s figures already indicate that:
compared to their benchmark average turnovers the Asda is overtrading trading at 117% of its
company average level (£55.23M compared to its benchmark of £47.4M) while the Tesco
Extra is overtrading at 140% of company average level (£60.9M compared to a benchmark of
£43.5M). They also comment that the other Tesco store and Sainsbury store “are trading
relatively poorly”, which is again shown in the CACI figures, with turnover at 65% and 74% of
company average levels respectively.

2.14

Our Table 7 compares the actual turnover of the existing stores (from Table 5) with their
benchmark turnovers (from Table 6) and shows that with the exception of the Tesco Extra and
Asda, the other identified stores in Bridgend are trading at below their benchmark levels: that is
not suggestive of a need for additional convenience goods floorspace. The pattern of trading
we have identified generally accords with Mango’s commentary and we consider the figures to
be realistic. Given this level of overall under trading and the suggestion that the level of
available expenditure is insufficient to allow all the existing stores to trade at their benchmark
levels, we find it impossible to conclude that there are reasonable grounds to allocate land for
an additional out-of-centre foodstore of the size proposed by the representor, which at around
4,000 sq m would have the largest convenience sales area in Bridgend.

2.15

In criticising the CACI turnover figures Mango say that their own corrections bring down the
combined turnovers of existing stores from £163.4M to £138.4M. However they provide no
details of what ‘corrections’ have been made to arrive at their lower figure, so in our opinion
little weight can be given to it.

Market Share
2.16

CACI’s Figure 3.21 calculates Bridgend’s market share/balance of trade of available residents
spending to be 140.1% at 2009, assuming available expenditure of £116.67M and a turnover
of existing stores of £163.44M: that is indicative of an inflow of spending. However Mango
state that that market share is incorrect because of the errors in CACI’s figures for the turnover
of existing stores and the level of available spending: they say that Bridgend’s correct market
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share is actually 98%, which suggests an outflow of expenditure. It is apparent that Mango’s
amended market share of 98% has been arrived at by assuming that the turnover of existing
stores derived from residents spending is £138.4M and that the available residents spend is
£140.7M. However as we have noted earlier their own estimate for the turnover of existing
stores appears to be wholly subjective, with no evidence provided to support it. The
expenditure figure of £140.7M is also the total convenience goods spend in the Bridgend zone
at 2009 as set out in CACI’s Figure 3.1, which figure includes both SFT/home delivery
purchases and tourist spending, and it is therefore wholly wrong to use it to calculate
Bridgend’s market share of local spending. Mango’s statement that Bridgend’s market share is
98% is therefore clearly incorrect.
2.17

Mango go on to say that a 98% balance of trade means there is a baseline need for a further
£2.3M of convenience goods turnover in Bridgend, which we assume is on the grounds that
their figures suggest an outflow of that much spending from Bridgend that can be clawed back.
Unlike CACI’s figure of 140.1% Mango’s 98% market share suggests there is no expenditure
inflow into Bridgend, which we do not believe is credible given it’s position in the retail
hierarchy: we note that the household survey conducted for the Bridgend Retail Needs
Assessment prepared by Colliers CRE in 2004, indicated that over 50% of Porthcawl residents
were undertaking their convenience shopping in Bridgend, and since there has been no
significant improvement in Porthcawl’s convenience offer that would suggest that inflow will
have entirely ceased. Mango’s suggested 98% balance of trade for Bridgend is therefore
clearly not credible.

2.18

Mango also note that CACI assume that Bridgend’s market share will be reduced by 5.9% as a
result of the new foodstore proposed in Porthcawl. We are not sure where Mango have
arrived at the figure of 5.9%, since CACI note that their original needs assessment assumed a
5.6% reduction in Bridgend’s balance of trade and their current Figure 3.23 suggests that that
now equates to 7.8% (i.e. a reduction in the market share from 140.1% to 132.3%).
Notwithstanding that, Mango go on to suggest that reducing Bridgend’s market share by 5.9%
results in a need for a further 1,194sq m of convenience floorspace (assuming CACI’s
benchmark sales density of £7,500/sq m); that is on the basis that the 5.9% of Bridgend’s
residents expenditure that will be taken by Porthcawl amounts to £8.96M. However the
reduction in Bridgend’s market share that CACI assume will result from the new store in
Porthcawl is promulgated on their contention that there is, at present, an inflow of spending
into Bridgend from, inter alia, Porthcawl. In such circumstances it is reasonable to assume
that providing an improved offer in Porthcawl would increase retention of Porthcawl’s local
expenditure and hence reduce the inflow in to Bridgend. However a scenario where the
reduction in Bridgend’s market share arises from an increase in outflow/leakage to Porthcawl
does not appear credible, given the retail offer currently available in Bridgend: we see no
reason why a new foodstore in Porthcawl should attract significant numbers of Bridgend
shoppers away from shopping locally and cause them to instead travel to Porthcawl, given that
the size and type of store that is intended in Porthcawl will be comparable to what is already
available in Bridgend. Mango’s suggestion that the committed development in Porthcawl will
result in the need for an additional 1,194 sq m of floorspace in Bridgend to stem expenditure
leakage, is therefore not feasible.

2.19

As a sensitivity test our Table 8 shows the balance of trade and forecast turnover of existing
stores identified by CACI in their Figure 3.21, together with revised estimates that result from
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incorporating Experian’s estimates for special forms of trading/home deliveries (which as
already highlighted in Table 3 results in an increase in the amount of available residents
expenditure). Assuming CACI’s figure for the turnover of existing stores in 2009 (£163.4M) the
larger available spend provided by using the Experian SFT allowance means Bridgend’s
market share/balance of trade reduces to 132.97%; a reduction of 7% compared to CACI’s
estimate. Assuming that market share remains constant the total turnover of existing stores in
Bridgend rises from £180.14M (including tourist spending) in 2009 to £188.94M in 2021.
2.20

Our Table 9 provides our own estimate of the expenditure capacity available to support new
floorspace in Bridgend: the available residents spending incorporates Experian’s allowance for
SFT, while Bridgend’s market share has been reduced by 7.8% post 2016 to allow for the
Porthcawl Regeneration Scheme (as per CACI). Allowing for tourist spending the amount of
expenditure captured by stores in Bridgend (i.e. the existing stores forecast actual turnover)
totals £176.79M in 2016 and £179.05M in 2021. That can be compared to the total benchmark
turnover of the existing stores and commitments, which we estimate to be £193.4M in 2016
and 2021. Since the actual potential turnover of existing stores is less than their benchmark
average turnover, this indicates a deficit of spending in the order of -£16.6M in 2016 and £14.4M in 2021. Put another way this suggests an oversupply of floorspace in the order of
1004 sq m at 2021 if we assume a sales density equivalent to the average of the Big 4 food
retailers; this floorspace surplus is slightly less than that identified by CACI, although the
conclusion is the same i.e. there is no need or justification for any further development.

2.21

Our Table 10 provides an amended version of CACI’s needs assessment in their Figure 3.22.
The available residents spending incorporates the Experian SFT forecasts and we have also
included tourist spending within the table. It can be seen that the total potential turnover of
existing stores in Bridgend is £139.61M at 2009, rising to £145.32M in 2016 and £147.12M in
2021. Assuming the average benchmark sales densities for the existing stores in Bridgend
(detailed in our Table 6) this level of turnover is equivalent to a convenience goods floorspace
capacity of 12,492sq m at 2016 and 12,648sq m at 2021. However since the existing stores
currently provide 16,628sq m of convenience sales space, it can be seen that there will be a
notional oversupply of floorspace of 4,136sq m at 2016 and 3,980sq m at 2021. Again this
reinforces CACI’s conclusions that there is no identified need for any further development.

Conclusions on Need
2.22

Our analysis above has sought to consider the legitimacy of the Mango Planning specific
criticisms of the CACI study methodology. Taking each element individually, we conclude that
the Mango Planning representation, in our opinion, significantly overstates the extent to which
legitimate adjustments could be made to the CACI study. Our review has validated the CACI
study key conclusion: that there is no quantitative capacity to support further convenience
goods floorspace in Bridgend. Given this we conclude that there is no basis to support the
representor’s suggested change to Policy REG5.
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3

Convenience Goods Impact

3.1

In order to assess the potential implications on the vitality and viability of any centre in the
retail hierarchy, we have first undertaken an estimate of the turnover of the development being
proposed by Waterstone Estates. Based on the details provided in the Mango Planning
representation we have assessed a scenario of a 9,000 sq m gross superstore with a 4,000 sq
m net convenience goods sales area.

3.2

We are not aware that there is any named retailer for the superstore, and so in these
circumstances a generic sales density must be adopted to estimate the likely turnover, based
on the scale and nature of the proposed development.

3.3

The proposed superstore would have the largest single convenience goods floorspace in
Bridgend. We therefore consider that only one of the ‘Big 4’ operators (i.e. Tesco, Asda,
Sainsburys and Morrisons) would be capable of operating a store of this size. We therefore
consider it is robust and appropriate to adopt the average sales density of the ‘Big 4’ using
Verdict on Grocers Report 2010, this is £14,321 per sq m (2009 prices). The indicative CACI
floorspace capacity sales density of £7,500 per sq m is entirely inappropriate to apply to
superstore development, and would be more akin to that of a retailer such as Iceland.
Notwithstanding this, we have undertaken a sensitivity test of the average sales density for
existing stores in Bridgend which is £11,632 per sq m.

3.4

Table 11A illustrates the lower, average sales density for existing stores at 2011. Applying this
to the proposed 4,000 sq m net convenience goods floorspace results in a benchmark
convenience goods turnover of £46.5M.

3.5

Table 11B illustrates that the application of the average ‘Big 4’ sales density to the proposed
4,000 sq m of convenience goods floorspace would result in a benchmark convenience goods
turnover of £57.3M.

3.6

Both scenarios do not assume any floorspace efficiency increases to the sales density over the
plan period so to be consistent with the CACI study.

3.7

Having established a realistic benchmark turnover for the proposed development, we have
then sought to provide estimates of the pattern of trade diversion based on the two turnover
scenarios. This exercise is complicated by an absence of detail in terms of the operator and
the nature of the food retail offer, and the ultimate identity of the operator is likely to have some
influence on the pattern of trade diversion. Notwithstanding this, we have undertaken a ‘broad
brush’ analysis using our professional experience and judgement; location, proximity and road
linkages; and empirical evidence of the trading performance of existing stores. In undertaking
this assessment we have adopted the principle that ‘like impacts on like’ i.e. a proposed
superstore will impact primarily on other superstores. We do not consider that the proposed
development is likely to directly impact on small stores or centres which provide local / top-up
based shopping and which are already trading alongside superstores. A plan identifying the
location of the existing superstores, the proposed development site, and the defined town
centre is enclosed at Appendix 2.
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3.8

Tables 12A and 12B show our estimates of the pattern of trade diversion. Table 12A assumes
the proposed store will trade at the lower ‘Bridgend Average Sales Density’ derived from Table
11A, and Table 12B applies the higher ‘Big 4’ average sales density.

Scenario A: Trading at ‘Bridgend Average Level’
3.9

The ‘lower’ turnover scenario in Table 12A shows that trade diversion from Asda is likely to
account for 25% (£11.6m) of the proposed store turnover. This would result in an impact of
21.1%. The Asda store is currently trading at above company average levels, but the impact
will further its turnover to 92% of the company average. The Asda is a town centre store, and
therefore there are clear implications for the vitality, viability and attractiveness of Bridgend
town centre, both in terms of the direct impact on the store, and the indirect impact that will
arise from reduced linked trips to the rest of the town centre. This is discussed later in this
section.

3.10

We consider the highest level of trade diversion is likely to be from the Tesco Extra store which
is located in immediate proximity to the proposed development site: this is the store with the
highest turnover in Bridgend, and it is assessed as overtrading. We estimate that around 40%
of the proposed store’s turnover (£18.6M) will be diverted from it, resulting in a 31% impact,
reducing the store to 97% of its company average – removing all existing overtrading and
resulting in marginal undertrading. However, this store is out-of-centre in sequential terms,
and therefore impact is not a material consideration.

3.11

The Sainsbury’s store is also an out-of-centre store, and as such impact is not a material
consideration. We estimate that around 10% of the new store’s trade will be diverted from it
(£4.7M), resulting in a 14.1% impact, further reducing the turnover to 64% of its company
average.

3.12

The fourth superstore is Tesco at Brewery Lane, which is an edge-of-centre store. A modest
5% (£2.3M) of the new store’s trade will be diverted from it, reducing the store to 57% of its
company average. Whilst impact on the store itself is not a material consideration, our
empirical assessment of it has identified a reasonable proportion of linked trips being made in
the direction of the town centre, suggesting indirect impacts arising from a more distant, less
well linked out-of-centre store may be relevant.

3.13

We have made allowance for 10% of the store turnover to be diverted from existing smaller
shops in Bridgend, but we consider that this will be dispersed across a number of stores and
will not result in a concentrated and potentially harmful impact on any particular established
smaller district or local centre.

3.14

We have also made allowance for 10% of the store turnover to be accommodated by
expenditure inflow arising from the provision of a new store in the town.

Scenario B: Trading at ‘Average of the Big 4 Retailers’
3.15

Table 12B shows the equivalent assessment for the higher turnover scenario, using the same
pattern of trade diversion. We estimate that the draw from the town centre Asda is likely to
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account for 25% (£14.3m) of the proposed store turnover. This would result in an impact of
25.9%, and the impact will further reduce its turnover to 86% of the company average.
3.16

We estimate that around 40% or £22.9M will be diverted from the Tesco Extra, resulting in a
37.6% impact, reducing the store to 87% of its company average – removing all existing
overtrading and resulting in undertrading.

3.17

The draw from Sainsburys is estimated at £5.7M, resulting in a 17.4% impact, further reducing
the turnover to 61% of its company average.

3.18

The draw from Tesco Brewery Lane is estimated at £2.9M, reducing the store to 55% of its
company average.

3.19

This scenario adopts the same assumptions as the previous one in terms of trade diversion
from other stores and in the allowance for inflow.

Implications for Town Centres
3.20

Given the above, we consider that only Bridgend town centre is likely to be subject to any
material impact by the proposed development from the centres listed in the retail hierarchy.

3.21

The Retailing and Commercial Centres 2011 provides a comprehensive review of the health of
the town centre against the range of indicators set out in TAN 4, using a range of data sources
and surveys. This document is updated annually and provides a good indicator of the relative
performance and health of the centre over a long time period.

3.22

Like most town centres, Bridgend has suffered in the post-2008 economic climate, with
indicators such as rental levels, the proportion of vacant units, perception faring worse in
recent years. However, some indicators such as rental yields, national ‘centre rankings’,
pedestrian flows are improving.

3.23

The BCBC monitoring report ‘Retailing and Commercial Centres in Bridgend County Borough
2011’ confirms the popularity and importance of the Asda store to the town centre. The study
utilises customer perception surveys undertaken by Beaufort Research. The survey identified
the Asda car park as the most popular car park used in the town centre. This is further
supported by empirical evidence which shows strong pedestrian flows between the town
centre and Asda store. We consider that this is strong evidence of the importance of the Asda
store to the overall vitality, viability and attractiveness of the town centre.

3.24

The anchor food store to the town centre is Asda, and indeed we consider that the store acts
as the anchor store for the centre as a whole in the absence of any genuine non-food anchor
retail stores in the town cecntre.

3.25

Both impact scenarios would result in
average levels. This direct impact would
town centre arising from a reduction in
instead of Asda are less likely to make
extent, empirical evidence suggests that
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trips to the town centre. A reduction in the number of linked trips has implications for a range
of convenience, comparison and service uses in the town centre.
3.26

The edge-of-centre Tesco Brewery Lane store is identified as significantly under trading. The
impact arising from the proposed store would be likely to leave the store trading at just above
half of the company average level. We consider that the opening of a further out-of-centre
foodstore in Bridgend would result in the further deterioration of the trading performance of the
Tesco store, and would have the potential to endanger potential investment in the store and
potentially its long term trading viability. Given Tesco already operate a store in the town, it
may be open to question whether a second, poorly performing store would be retained in the
long term.

3.27

Whilst our instructions are to consider convenience goods, it must nevertheless be noted that
the proposed superstore will almost certainly have a significant comparison goods offer.
Although the representor provides no indication of the level of proposed, given the proposed
9,000 sq m gross store, would we expect a minimum of 1,000 sq m of comparison goods
floorspace. Adopting an average ‘Big 4 superstore’ comparison goods sales density of circa
£7,822 per sq m, a 1,000 sq m net comparison goods element would generate a benchmark
turnover of £7.8M. We would expect the pattern of trade diversion to be very similar to that of
the convenience goods, and so the majority of the impact would fall on other superstores,
however the same issues concerning the loss of linked trips to the town centre are relevant.

3.28

Whilst the impact on the Asda and Tesco Brewery Lane stores is significant, it is accepted that
superstore closures as a direct consequence of trading impact from a new store are rare
(although as we have mentioned the Tesco Brewery Lane store is considered potentially
vulnerable). However, the smaller retailers particularly independents will be far less resilient to
trade diversion. We consider that there is a serious risk that a further large superstore on an
out-of-centre site clearly detached from the town centre could undermine both existing small
retailers, as well as be a factor in discouraging small retailers from opening new stores in the
town centre. The loss of these retailers would have a further impact on the town centre,
making it increasingly less attractive to visit.

3.29

In conclusion, we consider that the proposed superstore would present a substantial threat to
the health of the town centre as a whole. If the proposal were before the Council in the form of
an application and we were similarly advising them, we would recommend that the proposal
should be refused on impact grounds as it directly contradicts national planning policy. The
representor has provided no evidence to give a basis to draw any other conclusion, other than
appearing to suggest a quantitative need exists, which for reasons detailed previously we have
dismissed.
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Bridgend Local Development Plan
Retail Needs Issues

Table 1: Residents Convenience Goods Expenditure inc SFT

Bridgend Planning Zone

2009
(£m)

2011
(£m)

2016
(£m)

2021
(£m)

123.96

125.46

128.75

131.97

Notes:
CACI figures derived from Figures 3.1 & 3.2 in 2010 Retail Needs Update
Study.
Assumed to be in 2009 prices.

Table 2: Deduction for Special Forms of Trading
2009

2011

2016

2021

(%)

(£m)

(%)

(£m)

(%)

(£m)

(%)

(£m)

CACI

5.86

7.26

7.86

9.86

12.86

16.55

12.86

16.97

Experian

1.30

1.05

1.80

2.26

2.90

3.73

3.90

5.15

Notes:
CACI figures derived/interpolated from Figure 3.2 of 2010 Update Study.
Experian figures derived from Appendix 3 of their 'Retail Planner Briefing Note 10' (September 2012) - figures
incorporate Experian's adjustments for proportion of non-store sales that take place through stores (eg internet
food shopping that is provided/despatched from local stores).
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Table 3: Bridgend Residents Convenience Expenditure exc SFT
2009
(£m)

2011
(£m)

2016
(£m)

2021
(£m)

CACI

116.70

115.60

112.20

115.00

Experian

122.91

123.20

125.02

126.82

Notes:
Residents expenditure from Table 1 (derived from CACI) minus allowance for special forms of trading in Table 2.

Table 4: Total Bridgend Convenience Expenditure inc Tourist Spend

Residents
(£m)

2009
Tourist
(£m)

Total
(£m)

Residents
(£m)

2011
Tourist
(£m)

Total
(£m)

Residents
(£m)

2016
Tourist
(£m)

Total
(£m)

Residents
(£m)

2021
Tourist
(£m)

Total
(£m)

CACI

116.70

16.70

133.40

115.60

17.70

133.30

112.20

20.30

132.50

115.00

20.3

135.30

Experian

122.91

16.70

139.61

123.20

17.70

140.90

125.02

20.30

145.32

126.82

20.3

147.12

Notes:
Residents spending taken from Table 3.
Tourist spending within Bridgend planning zone are CACI figures taken from Figure 3.3 of 2010 Retail Needs Update
Study.
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Table 5: Convenience Stores in Bridgend - CACI Figures 2009

Asda, Bridgend
Tesco Extra, Bridgend
Sainsbury, Bridgend
Tesco, Bridgend
Aldi, Bridgend
Co-op, Brackla
Lidl, Bridgend
Farm Foods, Bridgend
Co-op, Pencoed
Lidl, Bridgend
Iceland, Bridgend
TOTAL

Net Sales
Area
(sq m)
5011
3684
2993
1661
1002
905
750
471
438
423
399
17738

Sales
Density
(£/sq m)
10000
15000
10000
10000
2500
4000
2000
2000
3000
2000
2000
9214

Resident based
Turnover
(£m)
50.11
55.26
29.93
16.61
2.51
3.62
1.50
0.94
1.31
0.85
0.80
163.44

Tourist
Spend
(£m)
5.12
5.65
3.06
1.70
0.26
0.37
0.15
0.10
0.13
0.09
0.08
16.70

Notes:
Floorspace and resident based turnovers are derived from CACI Figures 3.18 & 3.19 in 2010 Retail
Needs Update Study.
Tourist spend captured by Bridgend stores (from CACI Figure 3.21) has been apportioned amongst
the stores on a pro-rata basis.

Table 6: Convenience Stores in Bridgend - RPS Figures (Benchmark T/O 2011)

Asda, Bridgend
Tesco Extra, Bridgend
Sainsbury, Bridgend
Tesco, Bridgend
Aldi, Bridgend
Co-op, Brackla
Lidl, Bridgend Retail Park
Farm Foods, Bridgend
Co-op, Pencoed
Lidl, Tondu, Bridgend
Iceland, Bridgend
TOTAL

Convenience
Sales Area
(sq m)
3000
3102
3207
2017
908
905
1311
471
385
904
418
16628

Benchmark
Sales Density
(£/sq m)
15795
14024
13837
14024
7908
7600
3000
7023
7600
3000
7023
11632

Benchmark
Turnover
(£m)
47.39
43.50
44.38
28.29
7.18
6.88
3.93
3.31
2.93
2.71
2.94
193.42

Notes:
Floorspace relates to space given over to convenience goods only. Figures are
derived from planning applications/permissions (Lidl, Aldi), IGD Directory 2009
(Co-ops), RPS estimates and Bridgend Retail Needs Assessment 2004 (Colliers
CRE).
Sales densities are each retailers company average sales density for
convenience goods, derived from Verdict's 2011 Grocers report.

Total
Turnover
(£m)
55.23
60.90
32.99
18.31
2.76
3.99
1.65
1.04
1.45
0.93
0.88
180.14
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Table 7: Convenience Stores in Bridgend - Comparison of Actual and Benchmark Turnovers

Asda, Bridgend
Tesco Extra, Bridgend
Sainsbury, Bridgend
Tesco, Bridgend
Aldi, Bridgend
Co-op, Brackla
Lidl, Bridgend
Farm Foods, Bridgend
Co-op, Pencoed
Lidl, Bridgend
Iceland, Bridgend
TOTAL

Actual Convenience
Goods Turnover
(£m)
55.23
60.90
32.99
18.31
2.76
3.99
1.65
1.04
1.45
0.93
0.88
180.14

Benchmark Convenience
Goods Turnover
(£m)
47.39
43.50
44.38
28.29
7.18
6.88
3.93
3.31
2.93
2.71
2.94
193.42

Actual Turnover as
Percentage of Benchmark
(%)
116.55
140.00
74.35
64.73
38.47
58.02
42.06
31.39
49.52
34.36
29.96
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Table 8: Bridgend Turnover Forecasts - CACI & Experian Expenditure; CACI 2009 Resi T/O
Resident
Spend
(£m)

Balance of
Trade
(%)

CACI
2009
2011
2016
2021

116.70
115.60
112.20
115.00

140.05
140.05
140.05
140.05

163.44
161.90
157.14
161.06

16.70
17.70
20.30
20.30

180.14
179.60
177.44
181.36

Experian
2009
2011
2016
2021

122.91
123.20
125.02
126.82

132.97
132.97
132.97
132.97

163.44
163.83
166.24
168.64

16.70
17.70
20.30
20.30

180.14
181.53
186.54
188.94

Resident Based Tourist Based
Turnover
Turnover
(£m)
(£m)

Total Store
Turnover
(£m)
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Table 9 - Bridgend Convenience Goods Expenditure Capacity

2009

2011

2016

2021

122.91
132.97
163.44
16.70
180.14

123.20
132.97
163.83
17.70
181.53

125.02
125.17
156.49
20.30
176.79

126.82
125.17
158.75
20.30
179.05

Benchmark turnover existing stores (£m)
Benchmark turnover commitments (£m)
Total benchmark turnover (£m)

193.42
0
193.42

193.42
0
193.42

193.42
0
193.42

Surplus/deficit (£m)

-11.90

-16.63

-14.37

Assumed sales density (£/sq m)
Notional over provision of floorspace

11632
1023

11632
1430

11632
1236

Sensitivity Test
Assumed Big 4 average sales density
(£/sq m)

14321

14321

14321

Notional over provision of floorspace

831

1162

1004

Available residents expenditure (£m)
Bridgend market share (%)
Bridgend turnover (£m)
Tourist spend (£m)
Turnover potential/actual turnover (£m)

Notes:
Available residents expenditure assumes CACI figures but with Experian deductions for special
forms of trading.
Bridgend market share assumes turnover of Bridgend stores derived from residents exenditure
is as per CACI Fig 3.19.
Bridgend market share post 2011 incorporates 7.8% reduction to allow for reduction in inflow
following Portcawl Regeneration Scheme.
Tourist spend as per CACI.
Benchmark (company average) turnover of existing Bridgend stores assumes individual
convenience sales areas derived from IGD, planning application/permissions and 2004
Bridgend Retail Needs Study, and 2011 company average convenience sales densities derived
from Verdict. Figures for 2016 and 2021 assume no increase in floorspace efficiencies.
Notional sales density at 2009 is the average for the convenience retailers in Bridgend
identified by CACI, calculated from their combined convenience goods sales areas (from IGD,
planning application/permissions and the 2004 Bridgend Retail Needs Update 2004) and
benchmark turnovers (assuming company average trading levels derived from Verdict 2010).
While there have been several new developments since the CACI Update was completed (a
completed Tesco Express at Pencoed and a consented Filco store on Adare Street) and there
are six allocations proposed under Policy REC5 of the draft LDP, all these commitments are
geared towards small scale top-up shopping. As a consequence it wiould not be appropriate to
include them within this capacity asessment, since the CACI study assumes that 30% of total
convenience goods spending is 'lost' to small scale convenience retailers and so has netted off
30% of the available expenditure. Our headroom analysis, like CACI, is therefore geared
towards identifying the capacity for larger scale format stores.
As a sensitivity test we have also calculated the floorspace capacity utilising a notional sales
density equivalent to the average of the Big 4 food retailers (Asda, Tesco, Sainsbury and
Morrison), which has been calculated from their respective company averages derived from
Verdict 2010.
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Table 10: Floorspace Needs - CACI Methodology

Residents Conv.
Goods Spending
(£m)

Tourist
Expenditure
(£m)

Conv. Goods
Market Potential
(£m)

Notional
Sales Density
(£/sq m)

Floorspace
Capacity
(sq m net)

Existing
Floorspace
(sq m net)

Floorspace
Headroom
(sq m net)

2009

122.91

16.70

139.61

11632

12002

16628

-4626

2011

123.20

17.70

140.90

11632

12113

16628

-4515

2016

125.02

20.30

145.32

11632

12492

16628

-4136

2021

126.82

20.30

147.12

11632

12648

16628

-3980

Notes:
Residents spending available to Bridgend incorporates Experian deductions for special forms of trading.
Total convenience goods market potential includes allowance for tourist spending available to support stores in Bridgend.
Notional sales density at 2009 is the average for the convenience retailers in Bridgend identified by CACI, calculated from
their combined convenience goods sales areas (from IGD, planning application/permissions and the 2004 Bridgend Retail
Needs Update 2004) and benchmark turnovers (assuming company average trading levels derived from Verdict 2010). We
have assumed no growth in floorspace efficiency 2009-2021.
Existing floorspace is total of figures for individual stores derived from IGD, planning application/permissions and the 2004
Bridgend Retail Needs Update 2004.

Bridgend Local Development Plan
Retail Needs Issues

Table 11A: Turnover of Proposed Development at South Wales Police HQ - Bridgend Average Sales Density (Scenario A)
2011
Gross Floorspace (sq m)

9000

Net Convenience Floorpsace (sq m)

4000

Benchmark Convenience Goods Sales Density (£ sq m)

11632

Benchmark Convenience Goods Turnover (£m)

46.5

Notes:
Gross floorspace and net convenience floorspace taken from Mango Planning LDP Deposit Draft representations.
Benchmark sales density is the average for existing Bridgend stores, derived from Table 6.
Assumes zero increase in floorspace efficiency across the plan period.
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Table 11B: Turnover of Proposed Development at South Wales Police HQ - Big 4 Average Sales Density (Scenario B)
2011
Gross Floorspace (sq m)

9000

Net Convenience Floorpsace (sq m)

4000

Benchmark Convenience Goods Sales Density (£ sq m)

14321

Benchmark Convenience Goods Turnover (£m)

57.3

Notes:
Gross floorspace and net convenience floorspace taken from Mango Planning LDP Deposit Draft representations.
Benchmark convenience goods sales density is the average of Tesco, Asda, Sainsbury's and Morrisons (as derived from Verict's 2010
Grocers report.
Assumes zero increase in floorspace efficiency across the plan period.
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Table 12A: Pattern of Trade Diversion and Impact - Assumes Store Trading at Bridgend Average Level (Scenario A)

Actual Convenience
Goods Turnover
(£m)
Asda, Bridgend
Tesco Extra, Bridgend
Sainsbury, Bridgend
Tesco, Bridgend
Other stores in Bridgend
Others stores outside Bridgend
TOTAL
Notes:
Table 6 and 7.
RPS estimates

Estimated Trade Diversion
from Proposed Store
(%)
(£m)

Resultant
Turnover
(£m)

Impact
(%)

Benchmark Convenience
Goods Turnover
(£m)

Resultant Turnover as
Percentage of Benchmark
(%)

55.23
60.90
32.99
18.31
-

25%
40%
10%
5%
10%
10%

11.63
18.61
4.65
2.33
4.65
4.65

43.59
42.29
28.34
15.98
-

-21.1
-30.6
-14.1
-12.7
-

47.39
43.50
44.38
28.29
-

92.00
97.21
63.86
56.51
-

-

100%

46.53

-

-

-

-
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Table 12B: Pattern of Trade Diversion and Impact - Assumes Store Trading at Average Level of the Big 4 Retailers (Scenario B)

Asda, Bridgend
Tesco Extra, Bridgend
Sainsbury, Bridgend
Tesco, Bridgend
Other stores in Bridgend
Others stores outside Bridgend
TOTAL
Notes:
Table 6 and 7.
RPS estimates.

Actual Convenience
Goods Turnover
(£m)
55.23
60.90
32.99
18.31
-

Estimated Trade Diversion
from Proposed Store
(%)
(£m)
25%
14.32
40%
22.91
10%
5.73
5%
2.86
10%
5.73
10%
5.73
100%

57.28

Resultant
Turnover
(£m)
40.90
37.99
27.26
15.45
-

Impact
(%)
-25.9
-37.6
-17.4
-15.6
-

Benchmark Convenience
Goods Turnover
(£m)
47.39
43.50
44.38
28.29
-

Resultant Turnover as
Percentage of Benchmark
(%)
86.32
87.33
61.44
54.61
-

-

-

-

-
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