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1 Introduction 

1.1 This report has been prepared on behalf of the South West Milton Keynes Consortium as part of the information 
accompanying the planning application for the development of the South West Milton Keynes Strategic 
Development Area, in North East Aylesbury Vale. 

1.2 The development area is situated to the immediate south west of Milton Keynes and will contain up to 1,855 
dwellings with ancillary community, commercial, cultural, educational, infrastructure, leisure and sporting facilities. 
For the retail element, the proposals include a Neighbourhood Centre which will contain a modest foodstore and 
other shops that can accommodate a range of uses that fall into use classes A1, A2, A3, A4 and A5. 

1.3 The focus of this report is to assess the implications of the proposed foodstore providing predominately 
convenience goods on surrounding centres. 

Structure of Report 

1.4 The application site is discussed in greater detail in Section 2. This section also describes the current role of the 
main centres in the area and outlines the main convenience retail provision that is currently available. 

1.5 Section 3 discusses the proposal and sets out the basic premise of the development. 

1.6 Section 4 considers the planning policies at a national and local level. This section also considers the need for 
and purpose of the sequential approach and impact assessment.  

1.7 The National Planning Policy Framework requires that applications for retail should be supported by evidence 
demonstrating compliance with the sequential test and likely economic impact on existing centres. The sequential 
test is considered in Section 6 and the impact assessment that has been undertaken is set out in Section 7. 

1.8 A summary and the conclusions are provided at Section 8 of this report. 
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2 Site Description and Context 

Site Description  

2.1 The application site lies within the District of Aylesbury Vale. However, in geographic terms it is immediately to 
the southwest of Milton Keynes. 

2.2 The A421 dual carriageway runs along the site’s northern boundary which links with the M1 further to the east. 
On the northern side of the A421, land has relatively recently been developed at Snelshall East and West for 
warehousing and related employment uses. Adjacent and further north beyond this is Tattenhoe Park – a planned 
but yet to be built out residential development. 

2.3 East of the application site and within Milton Keynes is a residential area known as Far Bletchley. Beyond Far 
Bletchley, Buckingham Road continues east through to Bletchley town centre. 

2.4 The southern boundary of the application site is bordered by the currently disused East/West railway line. Newton 
Longville, a village of approximately 1,800 persons, is situated some 1.5 kilometres to the south of the application 
site boundary. 

2.5 The western boundary of the application site is defined by Whaddon Road which, like the application site, also 
falls within the district of Aylesbury Vale. 

Retail Context 

2.6 Milton Keynes Central is a centre of regional significance while Bletchley, Wolverton, Westcroft and Kingston are 
identified by Milton Keynes Council as second tier District Centres. Newport Pagnall, Olney, Stony Stratford and 
Woburn Sands are identified as third tier established town centres. 

2.7 Milton Keynes is the principal shopping destination for comparison goods in the area and, to a lesser extent, for 
convenience goods. 

2.8 Milton Keynes’ grid based road network offers excellent accessibility by car and many centres have extensive car 
parking which is often free. Given that the vast majority of food shopping trips are undertaken by car and the road 
network generally offers quick, hassle free travel, shoppers have several large supermarkets to choose from. 

2.9 Milton Keynes Central and the centres of Bletchley (including its significant out-of-centre provision) and Westcroft 
have a strong influence on the retail environment in southwest Milton Keynes and therefore these centres will 
have a strong influence upon the potential of the application site. 

2.10 The central and western shopping centres which make up the retail and leisure provision in Central Milton 
Keynes, provide a range of town centre uses. Its convenience offer includes a large new Sainsbury’s (5,990m² 
gross) in the West End, a Waitrose (2,640m² gross) store and an Iceland at the Food Centre. However, due to the 
structural layout of the area, the lack of residential accommodation and its rental profile, it lacks smaller 
convenience operators.  

2.11 Central Milton Keynes’ strength lies within its strong comparison offer and it attracts shoppers from Milton Keynes 
and the wider region beyond. 
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2.12 Bletchley District Centre lies to the east of application site and is one of the established older centres. It is 
focused around a traditional High Street. At the western end of the High Street is the 1970’s Brunel Shopping 
Centre. This is anchored by a well-established Sainsbury’s (3,600m² gross). Overall, the centre offers a good 
range of convenience outlets including a number of independent retailers such as a butchers, bakers and 
greengrocers. The weekly market on the High Street also improves consumer choice and appears popular. The 
bulk of comparison retailers are independent operators together with a range of multiples and charity shops which 
generally target the lower end of the market. 

2.13 In addition to the town centre, Bletchley also has several out-of-centre stores including an Asda Wal-Mart 
(13,990m² gross) located adjacent to the MK Dons Stadium and a very large Ikea store. Also close to Bletchley is 
a Tesco Extra (6,169m² gross), an Iceland and a Lidl.  

2.14 Westcroft District Centre is located a short distance, about 2.5 km, to the north of the application site and has the 
appearance and functionality of a retail park. Accordingly, it is car orientated and offers a poor pedestrian 
environment. It is anchored by a large Morrisons supermarket (8,595m² gross) which makes up its total 
convenience offer. The comparison offer is limited to several retail warehouses selling various goods including 
clothing, household goods, hobby crafts and pet products. 

2.15 Approximately 1.5km south of the application site is the village of Newton Longville.  This contains a parade of 
small convenience stores including a general store, hairdressers and take away. As such, it caters for very limited 
‘top-up’ trips and is likely to continue to do so regardless of whatever is delivered at the application site. 

2.16 Also of influence, but to a lesser extent, is Buckingham which is located west of Milton Keynes. It is home to a 
small Tesco Express on the High Street and a larger Waitrose (1,400m² gross) store just off the High Street. In 
addition, there is also an out-of-centre Tesco (4,433m² gross) south of Buckingham town centre on London Road. 
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3 Proposal 

3.1 The proposed community is planned to contain up to 1,855 dwellings, employment land, together with supporting 
social infrastructure. A key part of that infrastructure is a new neighbourhood centre that will comprise a small 
convenience store as well as a number of other smaller retail units capable of accommodating uses falling 
between A1 to A5. The centre will be linked to the rest of the development by all modes of transport. 

The New Centre 

3.2 Unlike some previous urban extensions, where the new housing has been used as an excuse to also bring 
forward large supermarkets and retail warehouses, that is not the case with this application. The scale of the retail 
element is much more limited and has specifically been designed so that it would provide for the immediate day-
to-day needs of the new community, with the main elements being a convenience store of 480m² gross with a net 
retail sales area of 385m² (net). Given the relatively modest size of the store, the majority of the net sales area 
will be allocated to the sale of convenience goods (approximately 95%). The comparison retail offer will be limited 
to an ancillary range of goods. 

3.3 It is considered that the limited scale of the retail floor space has been aligned appropriately to the scale of the 
planned housing growth. To be successful in planning terms, the retail offer in the proposed centre must have 
sufficient critical mass and be of an appropriate mix to meet the needs and expectations of the future community. 
If the retail provision is insufficient or cannot differentiate itself from competition it will fail as a vital and viable 
centre to the detriment of the local community. 

3.4 With this in mind, it is considered ideal to deliver the convenience store, the key retail element of the new centre, 
as early as is reasonable within the development phase in order to meet local needs and establish sustainable 
patterns of activity. That said it will still need a sufficient number of residents to be viable. As the site is 
developed, the new centre will be improved through the addition of other shops, services and social 
infrastructure. 

Composition of the Neighbourhood Centre 

3.5 The convenience store will anchor the new centre but will also be accompanied by three smaller units of 150m² 
(gross) for shops, services, restaurants and cafés to provide a wider range of facilities. These smaller shop units 
comprise a total of 450m² (gross) retail uses. In addition to the retail offer the centre will also provide 360m² 
(gross) of community space linked to the adjacent open space and commercial/medical space. 

3.6 It is expected that the retail units will accommodate uses that fall within A1 to A5 of the Uses Classes Order. 
Within this context it needs to be noted that businesses such as sandwich shops and hairdressers fall into Use 
Class A1. 

3.7 It is expected that retail uses falling into Use Class A1 will be limited given the convenience offer within the 
proposed local convenience store and the presence of the strong convenience and comparison offer in Westcroft 
nearby. 

3.8 The majority of the neighbourhood centre’s offer in this location is likely to be based on service providers, dry 
cleaners, newsagent, A5 takeaways and or A3 catering offers etc. These uses will be supported by the footfall 
that the convenience store provides and help make the development as a whole be more sustainable by meeting 
some of the local needs of future residents locally. This will assist in reducing the need to travel.  
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3.9 It is important to note the retail units may not to come forward until after the convenience store is open and 
trading, and that store itself will be unlikely to trade at is expected benchmark until the majority of the housing is 
occupied. With respect to phasing, while many of the retails units might be built in earlier phases, they would not 
be occupied until there is a commercially viable business to occupy the space. With this in mind the centre is not 
expected to be fully occupied until after the majority of the housing is built and occupied. 

3.10 In summary, at this stage, the exact make-up of this retail floorspace cannot be determined or, as a result, fixed, 
as it will be necessary for the centre to be able to respond to: 

  the requirements of the market and local needs which will be influenced, among other things, by the 
timing of the wider development; and 

  what comes forward elsewhere in the other units, both here and in the wider Milton Keynes area. 

3.11 Table A below provides a breakdown of the proposed floorspace and the types of uses proposed for the new 
neighbourhood centre. 

Table A: Proposed Floorspace in Net Square Metres 

Centre Uses Proposed Floorspace 
(square metres net) 3 

Total 

Convenience 
A1 

Comparison 
A1 

Other 
 A1 – A5 

Neighbourhood 
Centre 

Convenience store¹ 
 
 
Others2: pharmacy, optician, off-licence, 
newsagent, hairdressers, dry cleaners, hot 
food takeaway, café, restaurant, estate 
agent 

365  
 
 
0 

20 
 
 
0 

 

 
 
 
360 
 

385 
 
 
360 

 

TOTAL  365 20 360 745 

Notes: 

1. For convenience stores the net retail sales area defined by PPS4 (now superseded) comprises: the sales area 
within the building (i.e. all internal areas accessible to the customer), but excluding checkouts, lobbies, concessions, 
restaurants, customer toilets and walkways behind the checkouts. 

2. Indicative areas for the small retail units may be subject to change to reflect local requirements and market 
conditions at the time of construction or opening. 

3. Gross to net for retail floorspace is 80:20. 
 

3.12 By way of a comparison with other existing stores, the proposed convenience store at 385m² net (480m² gross) 
would accommodate a Tesco Express or similar. There are a number of examples in the wider area of such small 
local foodstores that focus on serving only their immediate neighbourhood. The proposal has been designed to 
be the local ‘corner-store’, which will help anchor a small parade of shops offering a range of services to the new 
residents in this development.  
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4 Qualitative Benefits of the Proposal 

Introduction 

4.1 The proposed neighbourhood centre proposals will provide an important range of community infrastructure and 
facilities that will ensure the delivery of a sustainable mixed use development. The inclusion of a centre anchored 
by a modest convenience store will mean that the centre is able to keep some spending local, provide 
employment and reduce the need to travel. Providing such local facilities is sustainable and in the interests of 
good planning when bringing forward a new housing neighbourhood. It is also important to the success of the 
planned new community. 

Addressing Local Needs 

4.2 The proposed retail provision is of a composition, scale and form that is designed only to meet the needs of the 
prospective population and appropriate for the local catchment that the centre will serve. 

4.3 The Milton Keynes Retail Capacity Update (2011) recognises that convenience shopping is localised. To this end 
it is appropriate that future floorspace needs should be aligned with the main areas of population growth. 
Accordingly it is considered that the retail offer proposed should comprise a new neighbourhood centre anchored 
by a convenience store, together with a range of other shops and services. 

4.4 A new centre in this location would not only address the needs of the new population but also address the needs 
of the adjacent employment area. In line with the NPPF, the centre also seeks to improve consumer choice and 
competition and reduce the need to travel. 

4.5 The proposals are of a composition that seeks to ensure that people’s immediate everyday needs, such as 
convenience shopping, are met on a localised basis. The proposals have been carefully formulated to ensure that 
they will be able to provide an offer that will be able to attract customers on a regular basis throughout the year. 
With this in mind, the food offer is of a size that is designed to meet the needs of its catchment and establish 
sustainable shopping patterns, so that future residents do not have to travel to stores further afield. 

4.6 Overall, the scale of the new centre sits comfortably within the retail hierarchy as a local facility meeting local 
needs, generated by the development itself, without creating a major new retail destination. 

Retaining Local Spend 

4.7 When looking at the application site in isolation, the analysis undertaken in Section 6 shows that its population is 
expected to generate some £10.2m by 2024. This spending would support a significant amount of floorspace. 
Insofar as the proposed convenience store is concerned (based on sales density of £12,000 per square metre, 
£10.2m would support 847m² of net convenience floorspace (about 1,058m² gross). This demonstrates that the 
prospective residents of SWMK alone are capable of supporting a significant amount of convenience floorspace. 
By way of a comparison, the convenience store that forms part of this application has a net convenience 
floorspace of 365m² (480m² gross).  

4.8 Table 4 of Appendix 2 indicates an increase in potential spending on convenience goods in the local area from 
£83.2m in 2014 to £101.4m in 2021 and £112.6m in 2024. For SWMK alone spending on convenience goods is 
expected to increase from £5.4m in 2021 to £10.2m in 2024, by which time SWMK is expected to be completed 
and occupied. Table B below summarises this growth up to 2024. 
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Table B: Spending Growth 

Time Period Assessment Area SWMK 

2014 – 2021 £18.2m £5.4m 

2021 – 2024 £11.2m £4.8m 

Total £29.4m £10.2m 

Source: Table 4 of Appendix 2 with SWMK 

4.9 Some of the wider area is underserved and many people, therefore, use the established facilities like the 
Morrisons at Westcroft or travel further to the out-of-centre Tesco and Asda at Bletchley. The proposed new 
centre provides an opportunity to direct spending, albeit a modest amount, towards a ‘town centre’ destination. As 
the proposal is to include a modern convenience store together with a range of other shops, services and social 
infrastructure set within an attractive shopping environment, we expect that it will attract some trade from beyond 
SWMK. 

4.10 Accordingly, in addition to the spending generated by the prospective residents of SWMK, the proposal will assist 
in addressing the needs of resident populations in adjacent neighbourhoods and from the rural areas to the west. 
The Study Area Plan provided at Appendix 1 includes these locations. 

4.11 Successful and sustainable centres should seek to capture a high proportion of local trade and reduce the outflow 
of spending to centres further afield and out-of-centre destinations. In particular the introduction of a new 
convenience store and the associated shopping provision is expected to reduce the outflow of spending together 
with an associated reduction in the need to travel. 

4.12 Once complete, the new centre at SWMK will offer a high quality shopping environment which will enable it to 
compete against the nearby out-of-centre competition that currently draws a significant amount of the local area’s 
spending. As the limited scale of the proposal can easily be supported by the new population at South West 
Milton Keynes alone, without requiring any trade diversion, a harmful impact arising from the proposed 
convenience store is not expected. This issue is addressed in detail in Section 6 of this assessment. 
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5 Policy Background 

5.1 A detailed assessment of planning policy is set out in the Planning Statement and Environmental Statement. The 
commentary below therefore focuses on the key policy issues that are relevant to the retail element of the 
proposed development. 

5.2 Beginning with an analysis of national policy, this chapter will then go on to review regional and finally the local 
planning policy that has a bearing on the proposed retail aspect of the development. 

National Policy 

5.3 On 27 March 2012 the National Planning Policy Framework (NPPF) was adopted. The adoption replaced, with 
immediate effect, all of the planning policy statements, including Planning Policy Statement 4 ‘Planning for 
Sustainable Economic Growth’ which formerly, among other things, provided guidance on the assessment of 
retail development. 

5.4 The NPPF however has retained the ‘town centre first’ approach to retail and other town centre uses. This has 
effectively put the objectives of PPS4 back into the NPPF. 

5.5 Chapter Two of the NPPF ‘Ensuring the vitality of town centres’ sets out the Government’s objectives for 
England’s centres. It provides guidance to local authorities on the plan making process and on the assessment of 
planning applications for town centre uses. 

5.6 With respect to the assessment of planning applications, the NPPF advises that local authorities should apply the 
sequential test and consider impact. On these subjects the NPPF states, at Paragraph 24 that: 

“Local planning authorities should apply the sequential test to planning applications for main town 
centre uses that are not in an existing centre and are not in accordance with an up-to-date local plan” 

And 

“When assessing applications for retail, leisure and office development outside of town centres, which 
are not in accordance with an up-to-date Local Plan, local planning authorities should require an 
impact assessment if the development is over a proportionate, locally set floorspace threshold (if there 
is no locally set threshold, the default threshold is 2,500 sq m). This should include assessment of: 

  The impact of the proposal on existing, committed and planned public and private investment 
in a centre or centres in the catchment area of the proposal; and 

  The impact of the proposal on town centre vitality and viability, including local consumer 
choice and trade in the town centre and wider area, up to five years from the time the 
application is made. For major schemes where the full impact will not be realised in five years, 
the impact should also be assessed up to ten years from the time the application is made.” 

5.7 As with PPS4 the NPPF provides direction on what criteria to apply in determining applications. Paragraph 27 
states that “where an application fails to satisfy the sequential test or is likely to have a significant adverse impact 
on one or more of the above factors, it should be refused.” 
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Local Policy  

Aylesbury Vale District Local Plan (AVDLP) 

5.8 The Aylesbury Vale District Local Plan (AVDLP) was adopted in January 2004 and is the principal document 
against which planning applications are assessed. The Local Plan was in the process of being replaced by the 
emerging Vale of Aylesbury Plan Strategy however this was withdrawn by the Council. There are no policies, 
either current or emerging, that are directly relevant to the retail aspects of the SWMK proposal. 

5.9 For reference, this assessment has had regard to Policy LC1 (New Local Centres) of the Milton Keynes Local 
Plan 2005 and Policy CS6 (Place-shaping for Sustainable Urban Extensions in Adjacent Local Authorities). 

Milton Keynes Retail Capacity Update (August 2011) 

5.10 The August 2011 Study was prepared to provide a sound evidence base to inform emerging policy and planning 
decisions. The main reason for its preparation was to update the 2010 Study to reflect the new population 
forecasts and the reduction in housing numbers, in particular the removal of the South East Strategic 
Development Area (SE SDA) and the South West Strategic Development Area (SW SDA) which falls in Aylesbury 
Vale. It provides a useful evidence base for planning application purposes and accordingly the economic 
information contained within has been used to inform this assessment. 

5.11 The Study, on the basis that the City will increase its retention of convenience spending, estimates that by 2016, 
if identified commitments are in place, there will not be a quantitative need for convenience floorspace up until at 
least 2026. 

5.12 Although not directly relevant on the provision of new convenience floorspace in the urban expansion areas, it is 
observed that there is general support for addressing local needs. In the Western Expansion Area it advises that 
any changes to the approved provision would need to be assessed, in particular “consideration would have to be 
given to the impact of the proposal on the established centres in this area, given that there is a significant 
oversupply of floorspace the impact could be significant or the result could be that any proposed store would not 
trade at company averages”.  

5.13 The findings of this study helped to inform thinking in the design of the neighbourhood centre. With there being no 
wider need, the scale of the proposed foodstore was limited to that required to meet some of the local needs of 
the proposed population only.  
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6 Sequential Approach 

6.1 As outlined in the previous section, this assessment takes the approach that the preferred option for SWMK is 
that it should, insofar as reasonably possible, be a self-sufficient community which provides the necessary 
infrastructure to create a sustainable community.  

6.2 In promoting a new retail development in the absence of an up to date development plan, the NPPF states that it 
is first necessary to have considered the availability of sites in more central locations. However, it is sensible to 
recognise that in the case of a new centre, where the requirement is identified by policy objectives (Milton Keynes 
Local Plan, Milton Keynes Core Strategy and the NPPF), it will not usually be necessary to apply the sequential 
approach to consider whether proposals planned within that new centre could be met in a nearby existing centre. 

6.3 In line with best practice and together the objectives of Policy LC1 (New Local Centres) of the Milton Keynes 
Local Plan 2005 and Policy CS6 (Place-shaping for Sustainable Urban Extensions in Adjacent Local Authorities) 
of the Milton Keynes Core Strategy 2013, SWMK comprises a new centre. It will be anchored by the small 
convenience store, together with a few shops which will accommodate a range of smaller retail units including 
shops, restaurants/café, etc. Alongside the local shops community uses are planned to comprise: 

• Commercial floorspace; 
• Community centre; and 
• Health centre; 

6.4 The total land take of the proposed centre will extend to some 0.67 hectares. This infrastructure could not readily 
be accommodated within another centre nearby and it would be clearly inappropriate to do so as the elements 
that make up the centre are required to serve the daily needs of the SWMK community. 

6.5 In summary, in line with the objectives of the NPPF, the new facilities at the neighbourhood SWMK will cater for 
day-to-day shopping requirements and community needs. As such it would be inappropriate to locate facilities 
that seek to serve a localised catchment area elsewhere. 

6.6 In light of the above it is considered that the sequential approach has been applied and addressed. 
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7 Impact 

7.1 Under the provisions of the NPPF, proposals which are in accordance with an up-to-date development plan 
strategy will not require an impact assessment. This is because it is expected that this will have been undertaken 
at the policy formulation stage. With respect to SWMK, the Local Plan is yet to be adopted and there is no retail 
evidence base which has undertaken any impact work. However as identified in section 5, there is also a size 
threshold and it is usually only retail proposals of more than 2,500m² where an Impact Assessment is required. It 
is clear therefore that the limited scale of the retail being proposed in this neighbourhood centre (where the main 
foodstore is just 480m² gross) means that it falls well below the threshold. As such, a strong argument could be 
made that a retail impact assessment is not required in this case. Nonetheless, the applicant is keen to ensure 
that this application is robust. For these reasons this assessment identifies the key impacts prescribed by 
Paragraph 26 of the NPPF. 

7.2 The objective of this impact assessment is to measure and, where possible, quantify the impacts of the proposal. 
Among other things this will enable any effects on the vitality and viability of existing centres to be identified and 
assessed. 

7.3 As the key element of the SWMK centre is the convenience store, this assessment focuses on convenience 
goods floorspace. Insofar as the anchor convenience store is concerned, the proposed comparison goods 
floorspace is limited primarily to a small incidental offer within the convenience store. Accordingly, Westcroft, 
Bletchley, Milton Keynes and other established destinations are and will continue to be the focus of non-food 
shopping. 

Paragraph 26 Impact Considerations 

7.4 To re-cap, paragraph 26 identifies the main impact considerations which are required to be considered when an 
impact assessment is undertaken. These are: 

 ‘the impact of the proposal on existing, committed and planned public and private investment in a 
centre or centres in the catchment area of the proposal; and 

 the impact of the proposal on town centre vitality and viability, including local consumer choice and 
trade in the town centre and wider area, up to five years from the time the application is made. For 
major schemes where the full impact will not be realised in five years, the impact should also be 
assessed up to 10 years from the time the application is made. 

7.5 In this assessment we have focussed our attention on the centres of Westcroft and Bletchley. 

7.6 Both criteria of Paragraph 26 are addressed in this assessment. However, the assessment of vitality and viability 
is undertaken first in order to inform any potential impact on investment. 

Impact on Town Centre Vitality and Viability 

7.7 The effect of the proposed development on a town centre’s vitality and viability is linked to in-centre turnover and 
trade diversion and therefore this forms the focus of this assessment. 
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Introduction 

7.8 This section describes the methodology of the assessment which has been undertaken to assess the economic 
implications of the proposed convenience floorspace within SWMK. It also assesses its likely trading effect on the 
vitality and viability of existing defined shopping centres and free-standing stores in the wider area. 

7.9 To understand and assist in determining trade draw and turnovers we have reviewed the available evidence 
base. This includes the 2011 Milton Keynes Retail Capacity Update. 

7.10 In particular, the household shopper surveys which underpin these studies have been used to provide evidence 
on existing shopping patterns in the area. Using such detailed surveys is arguably unnecessary and potentially 
inappropriate to consider such a small scale proposal, but it does enable there to be consistency with the Milton 
Keynes study and provides a detailed piece of analysis.  

7.11 Using this survey an assessment of the potential trade diversion resulting from the proposed retail provision on 
convenience goods outlets has been undertaken. Convenience goods primarily comprise food and drink but also 
include confectionery and tobacco, newspapers and magazines. 

7.12 For the purpose of estimating the effect on convenience goods outlets, this assessment follows a conventional 
approach starting from the identification of base assumptions, an analysis of the demographic and economic 
profile of the catchment area, with a view to estimating the available expenditure in the catchment area to be 
spent on convenience goods. 

Estimated Turnover 

7.13 An occupier has not yet been sought for the convenience unit. However it is expected that the convenience store 
will be operated by a national food retailer. Accordingly, the potential turnover of the proposal has been informed 
by the average company turnovers of likely operators together with its intended role, scale and characteristics of 
the convenience store. 

7.14 For the convenience store we have adopted an annual sales density of £12,000 per square metre as this is 
representative of the sales density of the leading operators. 

7.15 It should be pointed out that the convenience store – which is proposed to anchor the new centre – is not 
expected to reach its anticipated sales density until several years after 2021. This is because the new population 
of the proposed development that it seeks to serve will still be growing. However, even once SWMK’s population 
reaches its peak it is likely that the store will not compete with the existing large supermarkets, such as the 
nearby Morrisons on Wellington Road. To this end, the operator that takes-on the anchor convenience store may 
have to be content with accepting a turnover lower than a company benchmark typical of its other stores of the 
same size in a suburban location. Therefore the approach taken in this assessment is robust. 

7.16 Table 1 in Appendix 2 shows that the convenience turnover of the proposed foodstore could be some £4.38m per 
annum on the basis of a national operator, by the time the development is complete.
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Demographic and Economic Assumptions 

Assessment Area 

7.17 The Assessment Area has been defined by the assumption that, in line with the 2011 Retail Study, convenience 
shopping is and should be a localised activity. The Assessment Area is composed of several postal sectors 
around the application site. 

7.18 Regard has been had to the size of store and the role of the neighbourhood centre it will anchor, the location of 
competing stores, and travel times along the existing and future local road system and rural road networks. The 
Assessment Area extends to the north, south and east to include part of the more established urban area and to 
the adjacent rural areas to the west. 

7.19 The Assessment Area comprises part of Zones 1 and 2 of the 2011 Retail Study Update. Within this area postal 
sectors are used to ensure accuracy in population data. 

7.20 With respect to the likely trade draw of the convenience store, it should be recognised that no new centre or store 
will trade in isolation. In reality the proposed centre would not capture all of the spending generated by the new 
community. Conversely, the new centre could potentially attract very small amounts of spending from a wider 
area, although these will be limited, having regard to its small local function.  

Base and Design Years 

7.21 For the purposes of the impact assessment, we have used a base year of 2014 (the application year). 

7.22 Given that the scheme is likely to be substantially implemented at around 2024, we consider this to be 
appropriate for the final year of assessment. However, it is anticipated that the retail floorspace would be provided 
earlier to ensure that the prospective residents have access to local shopping facilities to establish sustainable 
shopping patterns at an early stage. In particular it is anticipated that the convenience store will be open and 
trading by 2021. In light of this we have considered the proposal on its first year of trading in 2021.  

7.23 For reference, other application documents may suggest different time scales. This will be because they relate to 
the construction of the retail shells rather than their fit out and occupation by a retailer. For a range of reasons, 
including the need to construct residential units above the retail floorspace, there will be instances where the 
floorspace is built. However, in reality this floorspace will be a shell awaiting fit out and occupation once the 
market determines that a business is viable. We are of the view that most of the units in the neighbourhood 
centre will not be commercially viable until a significant proportion of the population is in place, which is not until 
about 2021-2024. 

Population and Growth 

7.24 Population levels and estimates for established areas of the catchment area have been obtained from the 2011 
Retail Study and compared against current census data. In consultation with the project planners, adjustments 
have been made to allow for the planned population growth. For SWMK it is estimated that the population at the 
2024 design year will be approximately 4,749 persons. 

7.25 Table 2 of the Economic Tables (Appendix 2) provides the population for the base year 2014, for 2021, and for 
2024. Depending on the health of the housing market the resident population is expected to reach approximately 
half of its total potential by 2021. The population is then expected to progressively grow until 2024 – the year that 
SWMK is expected to be substantially completed. 
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Convenience Expenditure 

7.26 Table 3 (Appendix 2) provides information on the level of consumer spending per head in the survey area for 
convenience goods. This is based on estimates of expenditure obtained from 2011 Retail Study Update. We have 
adopted the projected long-term expenditure growth rate which, according to Experian Retail Planner, will be up 
to 0.8% p.a. for convenience goods spending. 

7.27 Table 4 (Appendix 2) shows the total convenience expenditure within the Assessment Area. It is projected to 
increase from £83.21m in 2014 to £112.57m in 2024. Attention should also be drawn to the fact that the new 
population within SWMK will generate some £5.37m of this in 2021, increasing to £10.16m in 2024 when the 
development is complete. 

Basic Capacity Analysis 

7.28 Before going to undertake detailed analysis of trading turnovers, it is helpful to have regard to the capacity of the 
new residential development to support the proposed retail element, by considering Tables 1 & 4. The total 
convenience turnover of the proposed foodstore will be some £4.38m. It can be seen in Table 4 that the new 
housing in SWMK, which forms the main part of this proposal, will generate some £10.16m once built. 

7.29 Even allowing for the majority of convenience expenditure to be attracted to larger stores further afield, the new 
residents will be able to support their new local convenience store, without there being trade diversion. 

7.30 Most practitioners would consider that no further analysis would be required when considering a neighbourhood 
centre such as this. However, for completeness, this chapter goes on to research trade distribution in the wider 
area. 

Trade Distribution at the Base Year 

7.31 In order to assess the effect on trade as a result of SWMK, it is first necessary to analyse the current turnover of 
existing stores and centres within the catchment area. It is also necessary to understand those stores outside the 
study area that draw spending from within the defined catchment area. 

7.32 Calculation of the base year (2014) convenience goods turnover of existing stores is derived by allocating 
available convenience goods expenditure in each catchment area zone to a convenience store. The household 
shopper surveys provide a guide as to current shopping patterns in the Assessment Area and the results have 
been used to estimate the retail turnovers of stores serving the Assessment Area at the base year of 2014. This 
is undertaken by combining the estimates of total available expenditure in the survey area with the information on 
spending patterns provided by the available evidence base. It should be pointed out that various adjustments to 
the market shares need to be made to allow for the inherent limitations of the evidence base. This is set out in 
Tables 5 and 6 which are included at Appendix 2. 

7.33 An assumption is then made for the percentage of trade draw to an individual store derived from outside the 
Assessment Area, i.e. inflow. This is added to the trade draw of the store derived from within the area to give the 
total turnover of the store.  

Trade Distribution at the Design Years  

7.34 Account is then taken of changes in store performance between the base year (2014) and both 2021 and 2024 by 
distributing spending growth in line with the market share. This process simply allocates and distributes spending 
growth to existing stores in the same proportion as the base year spending. In other words we have applied a 
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fixed market share approach. Tables 7 and 8 of the assessment tables (Appendix 2) take fixed market share 
analysis through to 2021 without SWMK. Tables 9 and 10 do the same, but with the SWMK proposal in 2021, 
when the residential element would be half built and the convenience store might have first opened. This stage 
introduces the development into the model and adjusts market shares to allow for the proposal. 

Trading Effects of the Proposal in 2021 

7.35 Before having regard to the potential expenditure diversion to the proposed development in quantitative terms, it 
is important to note that the pattern of shopping behaviour predicted for the catchment area is based, in part, on 
the empirical evidence provided by the household shopper surveys. Analysis of this data reveals existing patterns 
of spending from which judgements can be made as to how the pattern of trade will be altered by the introduction 
of the convenience store located in a new centre. This exercise is assisted by experience of market penetration 
and studies elsewhere, our on-the-ground observations, and assessment techniques used by Jones Lang LaSalle 
based on many years of experience of this type of economic assessment. 

7.36 It is also important to recognise that, in areas like Milton Keyes with good road networks, for those that have a 
car, the large supermarkets will still draw a significant amount of trade from the new households. However, top-up 
secondary trips by these households are less likely to be affected by competition from large supermarkets 
particularly because they tend to be short distance journeys and large convenience stores generally offer little 
advantage for top-up trips unless they are more conveniently located than the neighbourhood centre or corner 
shop. Those without a car are more likely to undertake all of their convenience shopping locally.  

7.37 The figures are all pulled together in Table 11, which assess the impact of the proposal, by comparing turnovers 
with and without the development at South West Milton Keynes as a whole. 

7.38 The fifth numerical column shows whether there would be a positive or negative impact as at 2021 as a result of 
the proposal.  It can be seen that all the other small scale convenience stores in both Bletchley and in Winslow 
would remain broadly unchanged.  Of these, only the Tesco Express on Melrose Avenue in Bletchley, would 
actually have a negative impact, but only 0.3%, which would be virtually imperceptible.  Indeed, by looking at the 
final numerical column, it can be seen that by comparing the turnovers in 2014 to 2021, all the local stores within 
the assessment area, including the Tesco in Bletchley actually increase their turnover by between 12% and 14%.   

7.39 The larger stores have no negative impacts and indeed, enjoy an even greater uplift in trade than would 
otherwise be the case, by virtue of the fact that some of the new population within South West Milton Keynes 
would also frequent these larger stores, thereby bolstering their turnover, as can be seen from Table 11 in 
Appendix 2.  Examples of the changes in trade in the smaller local shops is shown in the table below.  

Table C: Examples of changes in Trade at 2021 with SWMK 

Store  Turnover  
2014 
£m 

Projected 
Turnover 2021*   
£m 

Impact at 2021 
(+ or -) 
% 

Change 2014 – 
2021 (+ or - ) 

Morrisons Westcroft 73.59 87.57 +3.05% +15.97% 

Tesco Express, Melrose Avenue 4.79 5.53 -0.30% +13.41% 

Co – op Winslow 0.19 0.22 +0.51% +12.30% 

Tesco Express, Buckingham Road 4.09 4.76 +0.51% +13.99% 
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7.40 It can be concluded from this more detailed analysis that in 2021, when the proposed convenience store may first 
open, that there be no perceptible impact on existing stores and indeed, all will increase their turnovers 
significantly over this period.   

Trading Effects of the Proposal in 2024 

7.41 A third and final stage of analysis has been undertaken to assess the position in 2024, which is when the 
development of SWMK is complete and the proposed convenience store within the neighbourhood centre is 
anticipated to have reached its full trading capacity as a result. 

7.42 The methodology followed is the same as in 2021.  Table 12 sets out the position without the SWMK 
development.  Table 13 assesses the position with SWMK. The resultant impacts are analysed in Table 14.   

7.43 The fifth numerical column in Table 14 which looks at the impact in 2024, shows that when the proposed 
convenience store within the neighbourhood centre will have reached its full trading capacity, there would be no 
negative impacts and indeed, it can be seen from the final column in Table 14, that by looking at the change over 
the period, all the local shops will have increased their turnovers by some 19%-20%.  Again, the larger stores will 
benefit disproportionally from the additional population and their turnovers will have improved by some 22%-26% 
in the majority of cases. 

7.44 It can therefore be concluded that even once the proposed convenience store reaches its full trading capacity, 
there will be no perceptible negative impact on existing food stores. 

7.45 It is clear that the limited scale of convenience development being proposed as part of the SWMK development 
will primarily serve the needs of its own residents, without having a wider function that would have a detrimental 
impact on existing convenience stores elsewhere. 

Effect on Existing Committed and Planned Public and Private Investment 

7.46 No sites in the catchment area are allocated for foodstore development. We have not identified any planned 
investment in new convenience stores in any town centres in the Assessment Area. 

7.47 It is also understood from a review of publicly available information that there are no town centre strategies 
identified through a local development framework or development plan that rely on planned public or private 
investments. 

7.48 Nonetheless, should investment come forward in the future, on the basis the limited scale of the convenience 
store that forms part of the SWMK proposal, it is considered that it would not limit the scope for further retail 
development and investment in any centre. The analysis of the proposal’s affect on viability and vitality reinforces 
this view. This is because it has specifically been designed to be of a small scale to meet the local needs of the 
new residents, without having a wider function.  
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8 Summary and Conclusions 

8.1 This report has considered the retail proposals associated with the urban extension at SWMK and has assessed 
the impact of the convenience store that will anchor the proposed centre and address the needs of the new 
community. This report addresses the sequential test and analyses the potential impacts on surrounding stores 
and centres. 

8.2 The neighbourhood centre will provide a range of community infrastructure and facilities to ensure the delivery of 
a sustainable mixed use development of sufficient critical mass and diversity to meet the requirements and 
expectations of the new community. The inclusion of food shopping facilities will enable residents to make local 
shopping trips, which reduce the need for car travel. 

8.3 The location and scale of the proposed retail provision is in keeping with the objectives of the NPPF. The NPPF 
acknowledges the necessity to provide the required infrastructure to address qualitative and qualitative need by 
aligning retail requirements with local needs. 

8.4 The proposed retail provision in the form of a new neighbourhood centre is required to support and address local 
needs arising from the SWMK urban extension.  

8.5 Locating the neighbourhood centre elsewhere would not meet the infrastructure needs locally and it would clearly 
be inappropriate to attempt to serve the daily needs of the SWMK community in a different location somewhere 
else. The retail element within the neighbourhood centre will only come forward as part of the SWMK 
development as a whole. It forms part of the same application.  It will therefore not be built if the urban extension 
is not permitted.  As such, it is considered that the sequential approach has been applied and addressed.   

8.6 The basic capacity analysis undertaken and described in the early part of Chapter 7, demonstrates that the new 
residential development will, on its own, support the proposed retail element.  The total convenience turnover of 
the proposed food store will be some £4.38 million.  The new housing in SWMK which forms part of this proposal 
will generate some £10.16 million of convenience expenditure once built.  It is therefore clear that even allowing 
for the majority of convenience expenditure to be attracted to larger stores further afield, the new urban extension 
will be able to support their local convenience store without any trade diversion.   

8.7 Nonetheless, a further stage of detailed analysis has been undertaken utilising the shopping patterns revealed by 
the telephone survey that was commissioned as part of the Council’s 2011 Retail Study Update.  The conclusions 
of this more detailed analysis demonstrates that in both 2021 and in 2024 when the development is complete, the 
impact that the convenience element of the proposals would have on other local shops, would be imperceptible.  
Indeed, their turnovers will increase substantially between 2014 and 2021/2024 by some 12% and 19% 
respectively.  The turnover of larger stores will increase by an even greater amount, as they will benefit from 
those in the new development area who chose to undertake some of their main food shopping within the larger 
supermarkets. 

8.8 The analysis undertaken demonstrates that the proposal will not have a detrimental impact on existing or planned 
investment now or in the future. It also confirms that the neighbourhood centre is of an appropriate local scale to 
meet the needs of the new community, without having a wider effect.   

8.9 Accordingly, it is considered that the retail element of the proposal is consistent with the adopted and emerging 
development plan and the NPPF and will secure a sustainable pattern of development that meets local need 
without adversely impacting on the existing centres.  
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Appendix 1 – Assessment Area Plan 
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Appendix 2 – Retail Impact Assessment Tables 
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