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Property Consultants

Date: 05th October 2007~ -+ =+ .. i S e reet
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£ : W,
www.glhearn.com

Mr Michael Hoar

Highland Council

Kingshouse

The Green

Portree

Iste of Skye
V&1 8BT

By Fax and Post . : GLHEARN@

Dear Mr Hoar,

Oatritige Ltd - Proposed Supermarket,'.Duﬁ\'fegan_ Rioad, Portree - Application Ref:
07/00370UTSL : _

We refer to the above planning application and hereby submit the following objection on behalf of
out client, the Co-operative Group. . . L

The key poihts of our objébtion 'Caﬁ be summérised aé’foll_ows:

« The application fails to comply with the polil_ﬁies and criteria relating to out of centre
retail proposals contained within the approved Sfructure Plan, adopted Local Plan and
Nationai Policy containe_d in SPP3. .

¢ The submitted retait assessment provides an inaccurate assessment of the likely impact
of the proposed store on Portree town centre. :

o The proposal will have a c!étﬁmentai impact on the vitality and viability of Portree town
centre and will resuit in the closure of existing shops in the Skye catchment area.

s The proposed devefbpment has the potential to'und'ermine the Council's proposals for
Skye as expressed in the draft Skye and Lochaish Local Plan and could potentially
impact upon the Council’s ability to foltow a plan led approach to retail development in
Skye. ' ' : S :

The detailed findings of our representation are atiached as an appendix o this lefter and comprise
two constituent parts. The first part of our representation provides an assessment of the proposal
against the relevant planning poficies while the second part provides a critique of the submitted
retail impact assessment, hightighting the flaws of the submitted assessment and demonstrating the
true impact that the proposal will have on existing retailers in Skye.

We have also undertaken our own analysis of the likely retail impact of the proposed store and the
findings of our investigations are attached for your information,

The attached assessment demonstrates that the application proposal is contrary to the provisions of
the approved Structure Plan, the adopted lLocal Plan, the emerging Local Plan and national
planning policy. ' - '

The scale of the proposed deVelopment is such that it is fikely to have an adverse impact on the '
vitality and viability of the existing shopping facilities in Portree, Broadford, Kyle and the other
existing rural stores dispersed throughout Skye.
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it has been demonstrated that the subrhitted retail assessment is flawed and hides the true impact
of the proposed store. Therefore, littlg weight can be attributed to the apphcants commentary on the
trade draw and the ant:mpated |mpacts of the proposed development,

We trust that the above pomts wnil be glven due conslderatlon by the Councn and | would be grateful
for written confirmation of receipt of this fetter. it would also be appremated if we could be kept

informed as to how matters prograss.

Yours sincerely

Graeme Laing
Associate Planning Director
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Appendix o Latler GLA2B156/J018172.004 © S

"PART ONE - PLANNING POLICY ASSESSMENT

The following section of the representation provides an assessment of the proposal against the
relevant planning policies and also considers the planning statement and retail impact assessment
submitted by the applicant.

it should be noted that a further representation has been prepared on behalf of the Cfo-operative
Group by Steer Davies Gieave which provides a specific response and matters refating to
transportation and access.

Planning Policy

The development plan relevant to the appraisal site comprises thé foiiowing documents:
| + Highland Council Structure Plan (Approved March 2001) o
» Skye and Lochalsh Local Plan (Adopted March 1999)

it should be noted that Hightand Council have commenced with the review of the Skye and
Lochaish Local Plan and a commiittee draft plan was approved in March 2007. Although the draft
plan is a material consideration for development management purposes it has not been the subject
of a public consultation exercise and so the weight atfributed to its policies must be limited.
Furthermore, as it is the Council's intention to prepare a conjoined Skye and Lochaber Local Plan, a
draft of which is anticipated in November 2007, there is no reason to assume that these draft
policies will remain in the form presently approvad. :

Highland Structure Plan

In terms of retailing, Polic{r R1 of the Structure Plan establishes that development proposals which
consolidate the shopping hierarchy and enhance the role of individual settlements as shopping
centres will be supported. _‘ : : T

Policy RS ‘Town Centre Shopping’ sets out that that retail development in town centres will
generally be encouraged and that development proposals which undermine the vitality and viabiity
of existing town centres will be resisted.

Skye and Lochalsh Local Pian 1999

‘Despite its age, the Skyé and Lot_;halsh Local Plan remains the adopted Local Plan and the
proposals map of the identifies the application site as lying within an area allocated for business and
industrial use. _ : '

Chapter 1 of the Local Plan sets out the strategy for the Local Plan and at paragraph 16.8 it
advises that the Council will support the provision of additional retafling facilities in Portree, Kyle of
Lochalsh and Broadford. Accordingly, our client has since invested heavily in new store
development in the three towns, in accordance with the local plan policy to support local
communities ' ‘

The Local Plan advises that the viability of rural services is continually under threat and that local
shops face competition from larger stores and from centres such as inverness,

The Local Pian establishes that Portree is the main shépping centre for Skye and Lochaish while
Kyle and Broadford cater for more local catchments. The Local Plan states that leakage outwith
Skye is low and there is potential scope for the provision of additional convenience floorspace in
Portree, SR SRR :
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Chapter 2 of the adopted Local Plan-sets out the plan's General Policies and in terms of retailing,
Policy 2.218 establishes that there will be a presumption in favour of retail development where
these are located within or next to village centres, are compatible with future land uses, transport
requirements, visual amenity and can achieve satisfactory on site parking and servicing.

Chapter 9 of the Local Plan gives specific cansideration to Po'rtree-and advises that there is a
deficiency in terms of supermarket provision (since this time, the new. Co-op store at Dunvegan
Road has opened).

The Local Plan advises that commercial and environmental re-vitalisation of the village centre is
essential to maintain its viability, particulatly In the face of a larger out of centre supermarket
proposat {Co-op, Dunvegan Road) and that there is strong local support for expansion of the cantral
shopping area. :

The Local Plan establishes that main planning considerations for Portree are:

s To identify oppor’(unitiés for retall and tourist related development, parficularly in the village
centre

¢ To consider measures for enhancing the role of the village centre as a shopping area and
tourist attraction

s To outling the potential for redevelopment at Bayfield and expansion of the industrial estate

Policy 9.2.14 establishes that the Councit will encourage consoclidation, enhancement and
expansion of the village centre to maintain ifs commercial viabifity and vitality. This includes
resisting further proposals for retailing away from the centre where these could damage its viability
and jeopardise investment,

Material Considerations

Skye and Lochalsh Local Plan — Approved Committee Draft March 2007

At its meeting of 19" March 2007, the Skye and Lochalsh Area Committee approved the Draft Skye
and Lochalsh Local Plan for development management purposes. The draft plan has not been the
subiect of a consultation exercise and will instead be incorporated into a conjoined L.ocal Plan with
Lochaber which is due for publication in November 2007. '

The application s:te is identifled on the proposals map as lying within an area allocated for Business
{B2) and Industry {12).

The draft Plan gives specific consideratioh to Porires and advises that 'it i's the island capital and the
principal commercial, community facility and employment centre on Skye,

The draft plan advises that allocating industrial fand and mixed use expansion opportunities at

Bayfield and the Harbour will assist economic expansion. In order to reflect this, the draft local plan
altocates a number of sites in close proximity to the village centre with allocation MU3 and MU4

({Bayfield and Upper Bayfield) proposed for mixed use development and the draft plan indicates that '

retail development would be an acceptable use at this location.

Clearly, there ig significant pressure for new food retail deveiopment in Skye partlcularly in Portree,
This pressure for new retail development is currently manifesting itself in the form of planning
applications at a time when Highiand Council are preparing a new Skye & Lochalsh Local Plan, the
draft of which wag approved by commlttee in March 2007. : :

SPP8 —~ Town Centres and Retalling

Published in August 2008, SPP8 sets out the Government's policy for town centres and retailing. At

the outset, SPPS establishes the Executtve ] support for town centres through focusing appropriate
growth and development in them. C

SPP8 establishes the following key p,ol'icy3'objectiveé fér_ town centres:




+ Promote distinct, competitive places and encourage regeneration in order o create town
centres that are attractive fo investors and suited to the new generation of new employment
opporiunities. S .

+ Create a climate that enables ail sectors of the community to have access o a wide choice of
shopping, leisure and other services and for gaps and deficiencies in provision to be remedied.

» Improve the physical quality and sustainability of our town centre environments.

» Support development in existing accessible locations or in locations where accessibility can be
improved. :

Paragraph 9 of SPP8 establishes that to deliver the above key policy objectives, stakeholders
should focus on the policy principles listed in Box 2, Box 2 identifies, that development should be
focused in existing town centres by using a sequential approach to development.

Paragraph 15 considers ‘Focusing Development in Town Centres’ setting out that developers
should adopt a sequential approach to selecting sites for all retail and commercial uses. The
sequential approach requires that locations are considerad in the following order: '

Town centre sites;

Edge of town centre sites;

Other commaercial centres identified within the development plan;

Qut-of-centre sites in locatfions that are, or can be made, easily accessible by a choice of
modes of transport. '
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SPPB establishes that application of the sequential approach requires flexibility and realism from
planning authorities, developers, owners and occuplers to ensure that different types of retailing,
which serve different purposes, are developed in the most appropriate location. 1t also sets out that
developers should, when, identifying and developing sites, have regard not only o their own
requirements but be sympathetic to the town setting in terms of format, design and scale. This
shouid include the scope for accommodating the proposed development in a different built form, for
adjusting or sub-dividing large proposals in order that their scale might better fit with existing
development, and for making use of existing vacant and under used land or premises.

SPP8 gives specific consideration to out of centre locations and establishes that these should only
be considered If it can be demonstrated that aif town cenire, edge of town centre and other
cormmercial centre options -have been thoroughly assessed and discounted as unsuitabie or
unavailable; that development on the scale proposed is inappropriate; and that there will be no
adverse effect on the vitality and viability of existing centres.

Where development proposals in out of centre locations fall outwith the devefopment plan
framework, it is for applicants to demonstrate that more central options have been thoroughly
assessed and that the impact on existing centres is acceptable. The development should afso be
subject to assessment against policy set out in SPP17, Planning for Transport.

In terms of assessing proposed developments, paragraph 38 advises that all planning applications
shouid be rigorously assessed against the deveiopment plan and the policy sef out in SPP8. Where
the proposed development is not consistent with the development plan, the assessment should
ensure that all of the following considerations are met;

A sequential approach to site selection has been used.
There is no unacceptable individual or cumulative impact on the vitality and viabifity of the
network of centres identified in the development plan,

¢+ The proposal will help to mest qualitative and. quantitative deficiencies identifies in the
development plan; _ '

+ The proposal does not conflict with other significant objectives of the development pian or
community planning strategies. e o




Planning Policy A5595sment

The submitted apphcatlon seeks permzss:on to develop a2, 885m* (gross) foodstore in an out of
centre location which will promote unsustalnab!e shoppmg patterns and will not suppert the town
cenire. .

While it is understood that there is a iimited shortfall in convenience floorspace within Portree this
does not provide justification for the development of a large out of centre foodstore. The Council
have commenced with the preparation of a new Local Plan for Skye and the requirement for
additional retail floorspace is being addressed through this process. '

The application currently before the Council, together with other retailer interest in Portree, hava the
potential to undermine the Council's proposals for Skye as expressed in the draft Skye and
Lochalsh Local Plan and could potentially lmpact upon the Council's aba!;ty to follow a plan led
_ approach to retail development in Skye :

On this basis we would urge Highiand Council to resist the apphcatmn currently before them on the
basis of prematurity and to investigate and address any need for new retail floorspace through the
emerging Local Plan, a strategy which would comply with national planning policy contained in
SPP1 and SPP8 and would offer developers and existing retailers greater certainty W|th regard to
the future of retail development in Skye.

it has been demonstrated that the proposed supermarket will impact negatively upon the vitality and
viability of Portree town centre and will foster unsustainable shopping patterns. This is furthered by
the fact that the proposed store will have its own dedicated car park which will be free and open to
the general public. This will further increase the atf:ractweness of the proposed store and will help
to draw trade from the town centre,

The impact of the proposed store will also be exacerbated due to the fact that the catchment area of
the proposed store is predominantly rural and has limited convenience shopping provision.
Therefore, the proposed supermarket would draw a significant amount of trade away from Portree
town centre. :

Thi's runs contrary to national planning policy in SPP8 which establishes that proposals should not
have an unacceptable impact on the vitality and viability of the town centre and should not conflict
with other significant objectives of the development plan or community planning strategies.




PART TWO: OATRIDGE LTD, ASSESSMENT OF SUBMITTED RETAIL IMPACT ASSESSMENT

The following section of : our: representation  provides an - assessment of the Retail Impact
- Assessment (RIA) and Planning Statement submitted by Oatridge Ltd. Our assessment has
demonstrated that the submitted RIA is flawed and consequently we have undertaken our own
assessment of the fikely impact that the proposed store will have on existing retail floorspace in
Skye. : .

Turnover of Proposed Store

Having reviewed the submitted RIA we consider that it fundamentally under estimates the tumover
of the proposed store and the impact it wilf have upon existing retailers.

Table 1.1 of the submitted RIA establishes that the proposed store will have a total turnover of
£16.0m, with the convenience flocrspace accounting for £15.0m and the comparison ficorspace
- accounting for £1.1m. This actually amounts fo £16.1m, rather than the £16.0 advised by the
applicant, . '

In terms of estimating the turnover of the proposad store, the submitted RIA apzplies a {urnover of
£10,174 per m* for the proposed convenience floorspace and £4,069 per m’ for the proposed
comparison floorspace. The retail assessment indicates that these figures are company average
figures for Asda, Tesco, Morrisons and Sainsbury and have been sourced directly from the Mintel
Retail Rankings publication,

Paragraph 1.4 of the submitted RIA explains that the document has been prepared using a goods
based methodology, offering analysis on convenience and' comparison goods. Where a retail
assessment is prepared using a goods based methodology, it is necessary to ensure that the
turnover and expenditure data is applied on a goods basis. Therefore, in order to ensure
* consistency, it is necessary {o apply goods based company average turnover data to estimate the
turnover of existing floorspace and the turnover of the proposed store.

The figures used by the applicant are sourced directly from the Retail Rankings publication whose
figures are published on a ‘business’ base and are not appropriate for use in a goods based retail
assessment. Business based tumnover figures are derived from retail sales across the entire
business, including sales of non-convenience goods. In the case of operators fike Asda and Tesco,
these figures include sales of non-food items which make up a significant proporiion of the
company's sales. Therefore, when preparing a goods based retail assessment it is irmportant to
apply goods based company average turnover figures when cailculating the turnover of the
proposed store and the existing convenience floorspace in the catchment area,

in order to calculate a goods based company average turnover it is necessary fo take the business
based figures from Retail Rankings and then undertake an analysis of each retallers company
average sales mix and the percentage of floorspace which each retailer dedicates on average to the
sale of food and non-food goods. This information is sourced directly from the Verdict Report on
Grocery Retailers. You will see from the enclosed tables that the business based company average
turnover-figures are converted to a goods basis using the company average sales mix and
floorspace allocation data sourced from Verdict. .-~ - = . '

This allows for a robust estimafion of a company's -average furnover for convenience and
comparison floorspace to be made and is entirely based upon publicly available company average
information. The enclosed goods based figures have been approved by GL Hearn's retail planning
team and the methodology in amiving at these figures has been approved by our own retail clients
who include the Co-operative Group and Tesco Stores Lid. _ '




" Using the most up to date’ publ:cly available. information, ASDA Tesco, Morrisons and Salnsbury

have the following goods based company average turnovers at 2005 pnces

Table 1: Goods Based Company Average Turnover F|gures .

Operator Convenience Turnover Per M” {£) CQmpanson Turnover Per M ()
ASDA 14,413 6,620
Tesco - 13,287 7,463 -
Morrisons 8,438 6,274
Sainsbury 9,269 8.274
Average Turnover Per M* 14,351 6,735

Source: Retail Rankings 207 & Verdict Report on Grocery Retailers 2007, 2005 Prides_.' ’

Table 2: Goods Based Turnaver of Proposed Su'permarket

Net Floorspace (M) Turnover Per W Turnover {Em)
Convenience 1471 11,351 £16,698,424
Comparison 280 6,735 £1,751,100
Total 1731 £18,449,624

It can be seen that the above foodstore operators above have a goods based company average

turnover of £11,351 per m* for convenience goods and £6,735 per m” for comparison goods
{Sourced from Retail Rankings and the Verdict Report on Grocery Retailers). Using these figures it
is estimated that the proposed store will actually have a company average turnover of £18.45m,
significantly higher than the applicant's estimation of £16.0m ' ,

The effect of underestimating the turnover of the proposed store i's that the submitted retail
assessment hides the true impact which the proposal will have on the exnstlng retail provision within
the catchment area.

Catchment Area & Popuiation

Section 2 of the submitted RIA provides details of the catchment area, deflned by the applicant,
together with asscciated population estimates.

- Table 2.1 of the applicant's RIA provides details of the estimated cafchment area population,
advising that in 2007 the catchment area has a population of 12,633. The table then proceeds o
factor in addifional population based on an assumption concerning future house buitding in Skye
and estimates that the catchment population will total 13,083 in 2011,

The catchment area defined by the applicant includes postcode sectors V408, 1V528 and V538
which are located on the maintand and extend a significant distance {o the east, outwith what we
consider t be a realistic catchment area for the proposed storea.

It is not clear from the submitted catchment plan, but Map 2.1 of the submitied RIA appears to
indicate that the catchment area extends to Kyle of Lochalsh but does not include the land to the
east, despite the populatlon from the easterly postcodes being included within the catchment
population,

We do not consider that the area to the east of Kyle should be included within the catchment of the
- proposed store as this would involve shoppers currently using stores in Kyle and Broadford make a
round trip of over 2 hours in order to shop at the proposed store. It seems unlikely that shoppers

S

would travel a significant distance to a store where additional spend would be required fo cover the -

travel costs of making such a trip and as such a trip would mvofve them passing two existing Co-op
supermarkets.




Qur client the Co- operatlve Group lnstructeci us to undertake an analysis of retail capacity in the
Skye caichment area and as part of this work we ‘have undertaken an analysis of the resident
popuiatton in Skye. We obtamed populat:on mformatlon from H:gh1and Council and this information
is sef out below,

Table 3: Highland Council Population Estimates by Electorat Ward 2001-2011

Kyle & Sleat 2,021 2,038 2,037 2,041
Partree 2,188 2,204 2,205 2.210
Skye Central - 1,099 1,843 . 1944 1,948
Skye West 1,950 1,964 1965 1,970
Snizort & Trottemish 218 2234 . 2238 2,240
Total 10,306 10,379 10,388 10,410

Notes

2001 Census - Ward Area Populations 2001

2001 - 2004 projected using Highland Councnl popufation information for period 1984-2004. Highland
Council figures show an 11.7% populatlon increase over the period 1984-2004, equating to an average of
0.58% per annum.

Highland Councll predict that popula!ion-in Skye & Lochaish wil increase by 8.4% over the pericd 2004-
2024. This equates to 0.42% per annum, Highland Council have advised that this predicted increase is
reliant on inward migration as deaths curfently axceed births on Skye

The above Highland Council wards correspond w:th the catchment area of the proposed store and it
can be seen from the above information that the submitted RIA overestimates the population of the
catchment area by approximately 2,245 people in 2007 and 2,673 people in 2011. The effect of
overestimating the population artificially increases the amount of available expenditure that is
generated by the catchment populat:on

Available Expenditure

Table 2.3 of the submitted RIA indi'cates'that within the. catchment area there is £21.8m of
convenience expenditure in 2007 and £23.3m in 2011. 1t shouid be noted that these figures are
influenced by the inflated population estimates. -

Using the more robust Highiand Council population figures and the expenditure per head figures
used by the applicant in Table 2.2, it can be seen that the actual convenience expenditure
generated by the catchment populatlon is as fo!!ows

Table 4: Available Expendlture within Catchment Area using Highland Council Population
Data : : _ .

Kylo & Sleat £3517,067 | £3,635,582
Partree £3,808.6564 |} £3,935.998
Skye Central £3357812 | £3470,083
Skye West £3394,367 | £3.507,860
Snizort & Trotternish £3,860,875 53,989,'965
Total £17,930,665 | £18,538,483
Source

Populatian x Expenditure Per Head (21727 for 2006 and £1731 for 2011)

$




In fight of the above table, it ¢an be seen that the submitied RIA overest:mates the amount of :

‘avatlable expenditure in the catchment area by £5.4m in 2006 and by £4. Bm in2011.

In addition to over-estimating the amount_ of available expenditure within the Skye catchment area,
the RIA also assumes that ali of the available convenience expenditure is spent on main food
shopping. The submitted RIA makes no aflowance or deduction from the available expenditure to
take account of expenditure on ‘top- up shopping.

it is generally accepted amongst retall planning practitioners that 30% of convenience expenditure
per head Is spent on top-up shopping purposes, generally spent in small convenience stores that
are located in close proximity to the shopper's home. Top up shopping tends to comprise items
such as bread, mitk and cther convenience items that are purchased on more than & weekly basis.

Given the rural nature of the Skye catchment area it is likely that many residents, particularly those
living in remote parts of the island, spend a significant amount of their available convenience
expenditure on top-up shopping at the local stores that are dispersed across the island. Given this

likelihood, it is considered that at the very most, 70% of the expenditure generated by the

" catchment population is available for main food shopping purchases within supermarkets.

Using the applicant's estimates of expenditure, making an allowance of 30% {0 take account of top-
up shopping expenditure would reduce the amount of main food shopping expenditure to £15.26m
in 2007 and £16.31m in 2011. Using our own estimates of available expenditure, the available
expenditure would decrease to £12.53m In 2007 and to £12.95m in 2011.

Overall, it s svident that the submitted RIA fundamentally overestimates the amount of convenience
expenditure that is genarated by the catchment population. This serves to erroneously suggest the
existence of surplus expenditure that is available to support new retail floorspace and also hides the
true impact that the proposed store will have on existing retailers throughout the Skye catchment
area.

Trade Inflows

Paragraphs 2.6 ~ 2.8 of the submitied RIA offer comment on converlience expenditure inflows to
the catchment, in relation to tourism expenditure,

The submitted assessment refers to the Tourism in the Hightands Facfsheef 2005’ and the Skye
and Lochalsh Tourism Survey 2002 undertaken by Highlands and [slands Enterprise (HIE) and
suggests that convenience expenditure by visitors to Skye and Lochalsh could be around £7.4
miition.

The RIA prepared by Hargest & Wailace in support of the proposed Lid’l store at Dunvegan Road
{App Ref: 07/00212/FULSL) also offers comment on tounst expendlture and also makes reference
to the aforementioned HIE publications.

it is apparent that the information contained within the HIE publications is now out of date and
cannot be relied upon to provide an accurate estimate of tourist expenditure on convenience goods.
Moreover, we do not consider that the existence our tourist expenditure should be relied upon to
support additional retail floorspace in Skye.

Notwithstanding this, the information provided by HIE indicates that tourist convenience expenditure
amounts to £3 per day and £1.50 per day for day-trippers. Using the tourism figures provided by
HIE, tourist spend on convenience goods amounts fo £3.4m per anum, which is considerably less
than the £7.4m suggested by Oatridge. The £7.4m suggested by Oatridge is a vast over-estimate
and is ancther crude attempt by the app!acant to artificially inflate the ava:lable expenditure within
the catchment area. C .
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Adding £3.4m to take account of tourism exﬁe'rid'iture"i_rjcr;ease_é the amount of available expenditure
within the catchment area, On the basis of the figures contained in Table 4 (above) it is estimated
that the catchment area would generate a maximum of £21.3m in 2006 and £21.9m in 2011, -

Trade Qutflows

The submitted RIA at paragraphs, 2.10 - 2,13, provides commentary with regard to trade outflow,
that being expenditure which is leaking to stores and centres that lie outwith the defined catchment
area. In this regard, the submitted RIA suggests that £7.3m of expenditure is leaving the catchment
area to stores in Inverness but no empirical evidence is presented by the applicant to support this
assertion which ciaims that significant amounts of convenience shopping trade are leaving the
catchment area to stores in Inverness, ' :

We have undertaken our own detailed and robust analysis of retail provision, retail expenditure and
shopping patterns within the Skye catchment area. As part of this research we commissioned an
independent household survey in order to secure primary infarmation on existing shopping patterns
in the Skye catchment area. : o

A telephone shopper survey was undertaken in February/March 2007 by an independent firm,
NEMS Market'Research. “This survey asked questions in relation to the stores and outlets which
local residents used, the frequency. of shopping trips, expenditure levels, and whether shopping
trips are combined with other activities. . L

The survey involved asking each respondent which store they do most of their main food shopping
in and the survey resulls indicate that there is limited convenience expenditure leaving the island
with oniy 3.2% of respondents shopping at foodstores in Inverness. This suggests that the Skye
catchment area is refatively self contained and shoppers are not prepared {o travel large distances
for their main food shopping purchases. Given that the independent household survey indicates
that only 3.2% of Skye residents travel to Inverness for their main food shopping, it is avident that
the levels of trade leakage assumed by Qatridge are grossly inaccurate.

Existing Convenience Provision

Section 3 of the RIA considers the éxisting convenience prbVision within the catchment area and
makes comment on its function. Paragraph 3.4 offers the following comment on the Co-op in
Broadfard: P PR

“The Co-op in Broadford is within a unit shared with another unit, so it is quite smait”

- As you may be aware, the existing Co-op store in Broadford forms part of a larger building which
the Co-op have purchased and it is thelr intention to trade from those parts of the building which
they do not currently ccoupy. - _ o :

An extended Co-op store in Broadford, providing an improved range of products will reduce the
likelihood of shoppers from the sauth of Skye travelfing to. Portree in order to undertake part of their
main food shopping. [t is also noted that the draft Local Plan allocates land in Broadford for retail
development and if this site comes forward it will further strengthen the retail offer of Broadford,
raking it even less likely that shoppers from the southern parts of Skye will choose to travel to
Portree for shopping purposes.. . : :

Table 3.1 of the applicant's. RIA provides information on existing retall provision within the
catchment area. Having reviewed the submitted table we consider that it fundarmentally
underestimates that amount of floorspace contained within the Skye catchment area. _Again, we
have undertaken our own analysis of the existing floorspace within Skye and have attached our
findings for your information. . : el

Table 3.2 of the applicant's RIA then provides an estimation of the catchment area convenience
turnover in 2007, suggesting that, at average levels, the existing convenience floorspace has a
turnover of £14.6m. ST . R
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Table 3.2 applies average turnover ratios which in the case of the Co-op is below the published
company average figures. Similarly for the 'other’ floorspace in the catchment area we consider
that the turnover figures are underestimated. The Highland Councll inverness Retail Mode! (2003)
applies a turnover figure of £3151 for local stores and this figure should be applied to the 'other
canvenience floorspace to ensure that a robust analysis is undertaken. We can advise that the
goods based company average turnover for the Ca-op at 2005 prices is £5,352 per me,

On the basis of our own estimate of the retail provision within the catchment area and using robust
company average turnover figures, inciuding those approved by Highland Council, it is estimated
that the existing convenien¢e provision has a turnover of £20.48m at 2006 and £20.74m at 2011.
This is significantly higher than the applicant's estimate of £14.6m in 2007 at "average' jevels.

Trade Draw & Impact

Given the inherent flaws with the applicant's assessment of the catchment population, available
convenience expenditure and the turnover of the existing convenience floorspace, their findings with
regard o trade draw and retail impact ¢an be given little credence,

The submitted RIA provides an indication of where the proposed store is likely to draw its trade from
and Table 4.1 advises that £1.5m will be drawn from an assumed growth in retaii expenditure,
£5.4m will be clawed back from trade leaving Skye, £7.4m will be drawn from existing overtrading
stores in Skye and £0.5m will be drawn from an assumed growth in tourist expenditure.

As can be seen, the estimate of trade draw is largely based on unfounded assumptions rather than
an evidence based analysis of the likely situation that will arise by the introduction of a large out of
centre focdstore in Portree. Indeed, almost £2.0m of the proposed stores turnover is derived from
unfounded assumptions relating to growth on convenience and tourism expenditure over the period
2007-2011. ‘

Furthermore, the submitied assessment explains that the proposal will help to claw back £7.4m of
trade that is allegediy leaking from Skye and Lochalsh to Inverness and other towns. The claim that
the propesed store will clawback trade leaving the Skye catchment is both inaccurate and

misleading, with independent research demonstrating that very little convenience trade leaks from

the catchiment area.

Trade which does leave the island Is primarily associated with trips which are being made to
Inverness and Fort William where shoppers are travelling to these centres to make comparison
shopping purchases and at the same time are making limited convenience purchases, typically
luxury convenience items which are not available on the Isle of Skye.

in light of this, we do not agree with the assertion that the proposed store will claw back any
significant convenience expenditure which is leaking from Skye to more distant centres. All of the
evidence indicates that the applicant's estimates of leakage are significantly over estimated and we
consider that the £7.4m of convenience expenditure will actually be drawh from existing centres on
the island. ’ : -

in addition to clawing back trade leaving Skye, the submitted RIA indicates that the proposed store

®

will also draw significant trade from Kyle and Broadford (£1.5m from Kyle Co-op and £1.6m from

Broadford Ce-op). This assumption suggests that shoppers currently using stores in Kyle and
Broadford will choose to make a round trip of tp to 2 hours in order to shop at the proposed store.

It seems unfikely that shoppers would travet a significant distance to a store where additional spend
would be required to cover the travel costs of making such a trip.  The prospects of shoppers
travelling to Portree from Kyle and Broadford is set to become even more unlikely as the Co-
- operaiive Group are committed to improving the retail offer of their existing store in Broadford, An
extended Co-0p store in Broadford, providing an improved range of products will further reduce the
likelihood of shoppers from the south of Skye travelling to Portree in order to undertake part of their
main food shopping. ; ' ' o




In fight of this, the REA’s’ combmed' trade draw' of £3.5m from Broadford, Kyle and Dunvegan is
considered to be utterly excessive and again serves illustrate how the applicant has attempted to
hide the true impact which the proposed store waE! have on Portree

The submitted RIA 1nd:cates that only £0.4m wﬂi be drawn from the independent retailers in Portree;
almost the same amount which the RIA suggests would be drawn from stores in Kyle {£0.3m).

Given the proximity of Portree village centre fo the appiication site it is enttreiy logical to assume -

that the proposed store will have Iarger impact than the £0 4m indicated in the applicant's retail
assessment. _ . : . _

It is evident that the submitted RJA attempts to dlsperse the impact of the proposed store across the
retail floorspace within the catchment area and fails to accurately reflect the likely sources of trade
draw. Given the low level of trade leakage from Skye, it is evident that the Skye retail catchment is
extremely self contained -and the introduction of new floorspace will s1mply serve to redistribute
existing expenditure and move it around the catchment

Conclusions

Given the inherent flaws with the applicant’s RIA we have undertaken our own analysis of the likely
retail impact of the proposed store, based upon the followmg information;

+ Highland Council population estimates (2001 Census) -

+ Applying goods based company average turnover figures to estimate the turnover of the
proposed store and existing retail floorspace in the catchment area

o The proposed store drawsng the ma]onty of is trade from exisiing retailers within the Skye
catchment area.

» Tourism expenditure tota!lmg no more than £3. 4m

The resuits of this exercise are attached to this Iette_r and demonstrate that should the Oatridge
application be granted permission it would have such an impact upon existing retailers in Skye that
it would result in the closure of the Co-op stores in Portree, Broadford and Kyle of Lochalsh as well
as the Somerfield in Portree and numerous other retailers in Portree and its surrounds. Retailers in
the remote rural areas of Skye would also be severely impacted upon and it is fikely that many
stores which provide a valuabla service to the isolated rural communities would close.

The proposed store will primarily. impact upon the exiting floorspace and this will principally be in
Portree. The adopted Local Plan advises that commercial and environmental re-vitalisation of the
village centre is essential to maintain its viability and that there is strong local support for expansion
of the central shopping area. It is evident that the proposed development runs contrary to this aim
as it will have a detrimental impact upen the existing convenience retailers in Portree.

The applicant's planning statement at paragraph 2.26 advises that the Co-op in Portree is an out of
centre store which does not benefit from any protection against retail impact under planning
policies. The adopted Local Plan does not define a town centre boundary for Portree and if the
logic of the applicant’s argument is extended then none of the existing retail stores in Poriree or any
other shops in Skye are offered protection by planning palicy as they are not within a centre.
However, the existing stores in Poriree and those rural shops dispersed throughout the catchment
area all perform an important. community function and the proposed foodstore development
threatens many of these siores Wlth closure. .




Table 1: Hightand Council Population Estimates by Electoral Ward 2001-2041

Kyle & Sleal 2,021
Poriree 2,188
Skye Gentral 1,928. 1943
Skye Wast 1,850 1,964 | 1,065
Shizor & Troltataish 2,278 2234 . | 2,236
Fota) 10,306 10,578 10,388 § 10,410

Notes

2001 Census - Ward Area Populations 2001

2001 - 2004 projected uging Highiand Council population Informalion for pefiod 1984-2004 Hrghland Councll figures show an 11.7%
population increase over the period 1984-2004, equaling 1o an average of 0.59% per annum,

Highland Cc:unosl predict that population in Skye & Lochalsh will Increase by 8.4% aver the peﬁod 2004-2024 This equaies to 0.42% per
annum. Highland Council have advised that this predlcied increase Is rerpant on inward mlgratlon as deaths curronily exceed bifhs on Skye.

Table 2: Convenience Expenditure Per Head

Source: Qatridge RIA Table 2.2

Table 3: Expenditure Generated by Catchment Area

A WA GRS
Kyle & Sleat 638,

Porlres 3,935,998

Skya Central 3,470,083
Skya Vest 3,007,860

Snizor & Trotternish 3,989,986
Total 17,030,665 | 16,599,480

Taurism Expenditure 3,400,000 3,400,000
Grand Total 21,339,665 21,839,488

Source: Table 1 and Table 2 .
Teursim Expenditure Estimated using information from HIE




Tablo 4 Tumover of Existing Corvenlence v«ns,._.a._

. Vioodands Road - [KiH v B w7

66 459 [£iH
 Sortariinid, Bank Sreel 208 375 7 ) At 50 LT A2
Poat Offce, Buyflald Raad 7] 56 0 & A7 a7 37
[Anchor Seafoods, Gusy Siast A6 3 100 £ 12 1z 1z
[Vanis Siye Confectonary, Byl Hond T2 () 00 ] 18 18 )
NiacLood Phamma 200 fir] 00 [ ©54 £4 ]
Fraser Meltyra N 3 Booksiore 300 756 ) 50 28 ] AT 41
Buicher, Beyfied Rodd R [ 00 ) 2 22 122
Bak 120 102 100 102 32 32 33
[Jackson's Wheisfoods. 50 ) 100 ] 13 - 013 )
MacCrae Garege Stom, Dunvegan Road 200 170 0 7 54 .58 127
[Periras Fling Striion Kiosk 56 4 00 4 15 1S 235
[ EGTEY

975 565 7 8 ) 6352 260 261 !
Cther Convanienca Fioorspaca | IS - O T | [ | 300 ] 150 1 3151 AT 048 048
[BROADED] 3
Main Seeat 488 17 (=) 408
Stock & Bake 120 102 00 A0
Sihetand's Patrol Staton Risak 50 128 100 P
M 0 102 100 102
Pasl Gifica & Ceaft Encounters 100 75 160 i)
5! e
[Fasgadh Slares 15 116 ] 100 116
Natonal Fatrol Station Klosk ) 25 [ 100 20
Geneml Slofe 60 51 [1] 0o 51
LENDALE: %5 AE 2K
Glen Stores 7z &1 [] ] 81
Glendele Vilaga & Post Offica | o | 75 | [’] 1 100 1 75 |1
BT ; g AT B o . X
Stafin Bay Stores: 144 122 ) 100 12
Lifasi ess } | I I S | [ I 00 | B ]
u ; & : 5 2 d F P (O T
Uy Poirol Siation Sales Kiosk ) ) ] 100 54
N int & Rankin's Baki | T I ™~ T | [ I it0 | 3ES ]
ELGOE: T ; i ; E
2 Eigol Sh 70 (3 © 100 &0
B (7 SHY s 7
General Slorn & Pos| Ofica 60 a8 T 00 485
[Paioot Filing 52 0om Hiask - " T 1% 1 % 5 ] 716
ARD : 1E AR B o
Ardvasar Food Slore 5 3 [ 100 2]
IN;: i = i 1E g B
Cainarony Foal Offica & Nawan ] 42 0 100 2
Foat = @1 0 £ )
E 3 B T :
The Edintene 150 128 [i] 100 128’
3] 3 R E 5 e B
Stuan gh 100 [ [ 100 £} 3,151 0.27 [i¥i] [¥id
- ;
Tha 108 92 ) 100 7] 3.15¢ 629 029 0.28
- i
Notes
2003 Pricea

Company Avarage Tumaver Rale for Local Stocas Estimaled a1 £3, 151, This fiqure was used In Invamess Retall Mods 2003 for Local Shoga in Skye

Co-op and Somenfield Tumovars derived from Retsl Renkings 2000 ond Vardizt Rapert on Geogory Retallars 2009

Corop paca sourced fiom Ca-oparaliva Group

Cther Floorspace Eslmated following GLH Survey Jan 2007, Sales P i ay 85% of gross A dun io 3mall size of retad unita, it 75% where & post oifice.
Company Avernga Turndvars projectad focward by 0.2% par annum o taka accounl of increased produetivity. Productvity profection Agure soucad lrom Retall Rankings.




Table 5« Surplus cépacity

£20.714

. Notes
2003 Prices

Surplus Convenience Capacity using nghland Councul Poputatlon Estlmaies G

Tabie 6 - Turnover of Proposed Foodstdre_. i

16.76

Net Food Sales 1,471 11,351 16.83
Non Food Sales 260 6,736 1.80 1.86
TOTAL 1,731 18.67 18.69

Source

Floorspaca informaticn sourced from Qatridge RIA

Company Average Floorspace is an average goods based figure for Tesco, Asda, Mornsuns and Sainsbury. Derived
from Retail Rankings and Verdict Report on Grocery Retailers.




Notes .
Estimated that 95% of the proposed stores trade will be drawn from stores within the catchment area. Based on resuits
of Independent household survey that shows 3.2% of Skye residents undertaking main foad shopping at stores cutwith

the Skye catchment area.
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. i Table 7a - Convenience Trade Diversion by Study Area. 5% Trade Draw From Outside Catchment (2008) -

Notes
2003 Pricgs
_Sonte variation dus 16 rounding

Table 7b - Convenience Trade Diversion by Study Area. 10% Trade Draw From Outside Catchment (2009)

65.00%
12.50%
12:50%.

Notes. . : ‘ ;
2003 Pfices: , : ' _

Sarme variation dueto rounding




Co-op Woodlands Road

-Table 8: Allecation of Convenlonce Trade to Prdbnééd Stors

Somarfleld, Bank Stroet 1.80.
Post Office, Bayfield Road ' B
Anchor Seafoods, Quay Sirast 0.10
Vanilfa Skye Confectionary, Bayfield Rosd 0.10 -
MacLeod Pharmacy 0.10.
IFrssa: Meintyre Newsagent & Bookstora .10
Butchar, Bayfield Road Q.10
{Bakery G.10
Jackson's Wholefoods .13
MacCras Garage Siore. Dunvegan Road 0.10
Porlrep Filling Stalion Kiesk ;.10

Co-op. Main Streat

2.50

Stesk & Baks 0.10

8 dl's Petrol Station Kiosk 0.35

"fSpar ) 0.30
Post Office & Craft Encountars 0.10

Fasgadh Slores 0.10
National Pelro] Siation Kiosk
General Stora

Glen Slores

Glendala Village Shop & Post Office

Staffin Bay Slores

Llresizle Exprass

uig Peuol Station Sales Kwsk 0.9
Newsagenl & Rankin's Bakery

|STRUANS AR AIR RSN
Struan Shop

Tha Stop ShOD

!TOTAL

15.99
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Table 9: kmpact of Proposed Store ont Exleting Retail Floorspiace | ;'

Somerfigld, Bank Streel 211 a5 -
Post Office, Baviield Road " 54 0.48 0.00 .18 Q0 -
Anchor Seafoods, Quay Strest - 38 0,13 0.10 0.03 78
Vanilla Skye Confactionary, Bayfield Road &1 0.20 010 0.10 49 .
MaclLecd Pharmacy 1790 0.57 0.10 047 i8
Fraser Mclnfyra Newsagent & Bookstora 128 0.43 0.10 032 23
Bulcher, Bayfield Road 68 0.23 - 0,10 0.13 44
Bakery 102 0.34 9.10 0.24 29
Jackson's Wholafoods 43 0.14° 0.13 -0.01 92
MacCrae Garage Store, Dunvegan Road 170 0.57 0,10 0.47 18
Portree Filling Station Kiosk 0,16 53

" Co:op.“ Mém Street

Steak & Bake

Sutherland's Petrol Station Kicgk

Spar

Post Office & Craft Encounters

Fasgadh Siores

National Fetrol Station Kiosk

General Store

RS GLENDAL B At
“Glen Stores

Glendale Vilage Shop & Post Ofica

Slaffin Bay Stores

e ST AP FIN i G ian i 8

Lifeslyls Express

J Uzg Petro! Stauun Sales Klosk

Newsagent & Rankin's. Bakery
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GL Hearn
Property Consultants

16 Gordon Street

Date: 2™ May 2008 S © Glasgow G13eT

‘ T. A
. e ——
C: W——

www.gthearn.com

OurRef:  GL/1281561018172/L009

Mr Michael Hoar
Highland Council
Kingshouse

The Green
Portree

Isle of Skye

V&1 9BT

By Email, Fax and Post : | . ‘ : ._ GL HEARN @

Dear Mr Hoar,

Oatridge Ltd & Lidi UK GmbH - Pl.'o'pOS'eH Retall Developments, Dunvegan Road, Pottree
(Application Refs: 07/00370UTSL & 07/00212/FULSL)

I refer fo our recent discussions regarding the above planning applications which are scheduled to
be considered by the Council's planning committee on Tuesday 6™ May 2008. | have taken the
opportunity to review the committee reports and weicome the recommendation to refuse both of the
above applications. ' N :

While we are supportive of the recommendations, we are concerned that the reports do not
eslablish a requirement for either application to be referred to the Scottish Ministers should the
elected members resolve fo grant planning permission contrary to officer recommendation.

The committee report that considers the Oatridge application concludes that the proposed
development is contrary to National Planning Policy contained within SPP8, the approved Highland
Structure Plan and the adopted Skye & Lochalsh Local Plan. It is therefore evident that should
members resoive to grant the OQatridge proposal it would represent a significant departure from the
development plan and on this basis the application should be referred to the Scottish Ministers
under the terms of the Town and Country Planning (Notification of Applications) (Scotland) Direction
1997, : :

In terms of the Lid| proposal we note that the reasons for recommending refusal of the application’
primarily relate to site specific access and transportation issues.- However, as with the Qatridge
proposal, should the elected members be minded to grant planning permission, contrary to officer
recommendation, the Lidl application should also be referred to the Scottish Ministers. We consider
this o be the case as Transport Scotland's consuttation response establishes that they have no
objection to the Lidi application subject to a number of conditions being implemented, including the
provision of improved visibility sptays at the junction of Beech Gardens and the A87.

it has been proven that the necessary visibility splays cannct be achieved within the Lidl application
site and therefore if members were minded to grant planning permission; at least one of Transport
Scotland’s requirements could not be met. Not being in a position to satisfy at least one of
Transport Scotland’s stated requirements would in effect give rise to an objection from Transport
Scotland and if members resolved to grant pianning permission this would trigger a requirement
under the terms of the Town and Country Planning (Notification of Applications) (Scotland) Direction
1997 for the Lid| application to be referred to the Scottish Ministers. S :

Y I m i
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| trust that our comments Wil te ‘given consideration and that the members of the planning
committee will be made aware of the above natification requirements should they resolve to grant
either planning application .cor_}t_fary_ to officer rec;dmmendati_on.

Yours sincerely

Graeme Laing .
Associate Planning Director

cc Ruairidh Jackson - Co-operative Group
Jim MeKinnon — Scotfish Government -
Richard Hartland — Highland Council
John Swanson — Transport Scotland

S
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It is also noted that Oatridge Ltd have announced that the oﬁerétor of the proposed supermarket
would be Tesco and this announcement has.direct implications for the ‘'submitied application,

-+ particularly with regard to the issue of retail impact, -

“According to fhe most up to date turnover information sourced from Retail Rankings and the Verdict

Report on Grocery Retailers, Tesco have a convenience goods company average turnaver of
£13,413 per m® and a comparison goods company average turnover of £8,772 per m% If the
proposed store were operated by Tesco it would have a company average turnover of £22.01m, a
turnover that is significantly higher than the applicant’s original estimation of £16.0m.

Despite the announcement by the applicant regarding the operator of the proposed store, no robust
additional supporting material has been lodged by the applicant to deal with the retail impact issues
that are raised and we consider that the applicant should provide a fully revised retail impact
assessment to reflect that the fact that the operater of the proposed sfore is now known.

Notwithstanding this matter, we take this oppertunity to remind the members of the Skye, Ross and
Lochaber Planning Committee that Section 25 of the Town and Country Planning Scotland Act 1897
requires that the Council make their determination on the application in accordance with the
development plan untess material considerations indicate other wise.

Our previous representations, the retail assessment prepared on behalf of Highland Council by
White Young Green and the case officer's previous committee reports quite clearly demonstrate
that the application runs contrary to the approved Highland Structure Plan, the adopted Skye and
Lochalsh Local Plan, the Deposit Draft West Hightands & Istands Local Plan and national planning
policy contained within SPP1 ‘The Planning System' and SPP8 ‘Town Centres and Retailing’.

There are no material considerations that indicate that the provisions of the devetopment plan and
national planning policy contained within SPP1 and SPP8 should be overleoked by the Council and
consequently we urge the members of the Skye, Ross and Lochaber Planning Committee to
reconsider their previously established position by refusing the submitted application when it
appears before the committee again.

However, should the elected members decide to ignore the above matters and remain minded to
grant the Oatridge application, we trust that under the terms of the Town and Country Planning
(Notification of Applications) {Scotland) Direction 1997 the application will be referred to the Scottish
Ministers as it would represent a significant departure from the approved Highland Structure Plan
2001 and the adopted Skye and Lochalsh Local Plan 1999, ' S

| trust that the above matters and our request will be given due consideration and | would welcome
the Council’s thoughts and intentions on this matter af the earliest opportunity.

Yours sincerely

Graeme Laing
Associate Planning Director

ce Ruairidh Jackson — Co-operative Group
Richard Harttand —Highland Council _
Members of the Skye, Ross and Lochaber Planning Commitiee

Enc.







GL Hearn
Property Consultants

Date: 31" May 2007 - - Stvincent House
OurRef:  GLM28186/J018219/L001 o et street
.. . ' ‘ T: ~
- .
E: S

www.gthearn,com

Mr Simen Fraser

Highland Counctl

Kingshouse

The Green

Portree

Isle of Skye -

IV51 8BT | - GL HEARN@

By Fax and Post

Dear Mr Fraser,

Proposed Supermarket (lel UK GmbH), Dunvegan Road, Poriree — Application Ref:
07/00212/FULSL

We refer to the above planning application and hereby submit the following obiection on behalf of
our client, the Co-operative Group. -

The key points of our objection can be summarised as follows:

s The application fails to comply with the policies and criteria relating fo out of centre
retail proposals contained within the approved Structure Plan, adopted Local Plan and
National Policy coniained in SPP8.

. The submitted retail assessment provides an inaccurate assessment of the likely impact
of the proposed store on Portree town centre.

» The proposal will have a detrimental impact on the v!tality and viability of Portree town
centre.

The following section of the representation provides an assessment of the proposal against the
relevant planning policies and also considers the supporting statement submitted by the applicant.

- It should be noted that a further represéntation has been prepared on biehaif of the Co-operative
 Group by Steer Davies Gleave which provides a specific response and matters relating to
transportation and access.
Planning Policy
The development plan relevant to the appraisal site comprises the following documents:

+ Highland Council Structure Plan (Approved March 2001) -

« Skye and Lochalsh Local Plan (Adopted March 1:999)

oty 3 . ) . .
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It should be noted that Highland Council have commenced with the review of the Skye and
{ochalsh Locat Plan and a committee draft plan was approved in March 2007. Although the draft
~ plan is a material consideration for development management purposes itr has not been the subject
. of a public consultation exercise, as it is the Coungcil's intention to prepare a conjoined Skye and
Lochaber Local Plan, a draft of which is anticipated in September 2007.

Highland Structure Plan

in terms of retailing, Policy R1 of the Siructure Plan establishes that development proposals which
consolidate the shopping hierarchy and enhance the role of individual settlements as shopping
centres will be supported.. - :

Policy R6 ‘Town Centre Shopping' sets out that that retail development in town centres will
- generally be encouraged and that development proposals which undermine the vitality and viability
of existing town centres will be resisted.

Skye and Lochalsh Local Plan 1999

Despite its age, the Skye and Lochalsh Local Plan remains the adopted Local Plan and the
proposals map of the identifies the application site as lying ‘within an area allocated as 'Existing
Uses'. Policy 2.6.1 considers ‘Existing Uses’ and establishes that applications for development at
locations not covered by any specific policy or proposal will be considered on thelr merits and in
such cases the Council will normally seek to ensure consistency with the pattern of existing uses in
the area concerned. : S

 Chapter 1 of the Local Plan sets out the strategy for the Local Plan and at paragraph 1.6.6 it

advises that the Council will support the provision of additional retaifing facilities in Portree, Kyle of |

Lochalsh and Broadford,

The Local Plan advises that the viability of rural services Is continually under threat and that local
shops face competition from larger stores and from centres such as inverness.

The Local Pian establishes thai Portree is _the main shopping centre for Skye and Lochaish while
Kyle and Broadford cater for more local catchments. The Local Plan states that leakage outwith
Skye is low and there is potential scope for the provision of additional convenience floorspace in
Portree. S '

Chapter 2 of the adopted Local Plan sets out the plan’s General Policies and in terms of retailing,
Policy 2.216 establishes that there will be a presurnption in favour of retail development where
these are located within or next fo village centres, are compatible with future land uses, transport
requirements, visual amenity and can achieve satisfactory on site parking and servicing.

Chapter 9 of the Local Plan gives' specific consideration fo Portree and advises that there is a
deficiency in terms of supermarket provision (since this time, the new Co-op store at Dunvegan
Road has opened). ' S

The Local Pian advises that commercial and environmental re-vitalisation of the village centre is
essential o maintain its viability, particularly in the face of a targer out of centre supermarket
proposal (Co-op, Dunvegan Road) and that there is strang local support for expansion of the central
shopping area. : ‘

S




The Local Plan establishes that main plarinihg considerations for Poﬂree are:

e To identify opportunities for retaﬂ and tourist related development partlcu]arly in the village

- canfre

+ To consider measuras for enhancmg the role of the \nllage centre as a shopping area and
tourist attraction

* To outline the potential for redevetopment at Bayfse!d and expansmn of the industrial estate

Policy 9.2.14 establishes that the Councit will gncourage consolidation, enhancement and
expansion of the village centre to maintain its commercial viability. and vitality. This includes

resisting further proposals for retamng away from the centre where these could damage its viability
and jecpardise investment. : S

Material Considerations

Skve and Lochalsh Local Plan — Approved Committeg Draft March 2007

At its meeting of 19"™ March 2007, the Skye and Lachalsh Area Committee approved Draft Skye and
tochalsh Local Plan for development management purposes, - The draft plan has not been the
subject of a consultation exercise and will instead be incorporated into a conjoined Local Plan with
Lochaber which is due for publication in September 2007.

The application site is identified on the proposals map as lying within an area where no site specific
policies are applicable. :

The draft Plan gives specific consideration to Portree and advises that it is the island capital and the
principal commercial, community facility and employment centre on Skye.

The draft plan advises that allocating industrial land and mixéd use expansion opportunities at
Bayfield and the Harbour will assist economic expansion. In crder to reflect this, the draft local plan

allocates a number of sites in close proximity to the village centre with aliocation MU3 and MU4 .

(Bayfield and Upper Bayfield) proposed for mixed use development and the draft plan indicates that
retail development would be an acceptable use af this location.

SPP8 ~ Town Centres and Retaflmg :

Published in August 2008, SPP8 sets out the Government's policy for town centres and retailing. Af
the outset, SPP§ establishes the Executive's support far town centres, through focusing appropriate
growth and development in.them. .

SPP8 establishes the following key poiicy objectives for town centres:

« Promote distinct, competitive places and enCourage regenerafion in order to create fown

centres that are attractive to investors and suited to the new generatlon of new employment

opportunities.

s Create a climate that enables all sectors of the community to have access to a wide choice of
shopping, leisure and other services and for gaps and deficiencies in provision to be remedied.

s |mprove the physical quality and sustainabiﬁty of our town cehtre en\kironments

+  Support development in exrstmg acceSS|bIe locations or m locattons ‘where actessibility can be .

improved,




Paragraph 9 of SPP8 establishes that to defiver the above key policy objectives, stakeholders
should focus on the policy principles listed in Box 2. Box 2 identifies, that development should be
focused in existing town centres by using a sequential approach to development.

Paragraph 15 considers ‘Fbcusing Development in Town Centres’ setting out that developers
should adopt a sequential approach to selecting sites for all retail and commercial uses. The
sequential approach requires that locations are considered in the following order:

Town centre sites;

Edge of town centre sites;

Other commercial centres identified within the deveiopment plamn;

Qut-of-centre sites in locations that are, or can be made, easily accessible by a choice of
modes of transport. -

BN

SPP8 establishes that application of the sequential approach requires flexibility and realism from
planning authorities, developers, owners and occupiers to ensure that different types of retalling,
which serve different purposes, are developed in the most appropriate location. It also sets out that
developers should, when, ideniifying and developing sites, have regard not only to their own
requirements but be sympathetic to the town setting in terms of format, design and scale. This
should include the scope for accommodating the proposed development in a different built form, for
adjusting or sub-dividing large proposals in order that their scale might befter fit with existing
development, and for making use of existing vacant and under used fand or premises.

SPP8 gives specific consideration to out of centre locations and establishes that these should only
be considered if it can be demonstrated that all town centre, edge of town centre and other
commercial centre options have been thoroughly assessed and discounted as unsuitable or
unavailable; that development on the scale proposed is inappropriate; and that there will be no
adverse effect on the vitaiity and viability of existing centres '

Where development proposals in.out of centre locatlons fall outwith the development plan
framework, it is for applicants to demonstrate that more central options have been thoroughly
assessed and that the Impact on existing centres is acceptable. The development should also be
subject to assessment against policy set out in SPP17, Planning for Transport.

in terms of agsessing proposed developments, paragraph 38 advises that all planning applications
should be rigorously assessed against the developrment plan and the policy set out in SPP8. Where
the proposed development is not consisteni with the development plan, the assessment should
ensure that all of the following considerations are mek:

A sequential approach to site selection has been used.
There is no unacceptable individual or cumulative impact on the vitality and viability of the
network of centres identified in the development plan.

+ The proposal will help to meet qualitative and gisantitative deficiencies identifies in the
development plan;

+ The propasal does not confhct with other. S|gmf|cant objectives of the development plan or
comemunity planning strategtes _

SPP8 is accompanied by an Annex_ that considers types of development and provides guidance so
that planning appfications can be handled on a consistent basis. The Annex gives specific
consideration to ‘Food Discount Stores' and states that in land use planning terms, food discount
stores are indistinguishable from most other forms of retailing.

Lidl - Application Submiss’ion - :

Prior to assessing the application against the relevant piannlng policies, we wish to comment on the
Retail Impact Assessment (RIA) submitted by Lidl and we have outlined our concerns with this
document below.




Lidl Trading Characferistics

The submitted RIA commencas by outlining the characteristics of t_.idi"s'qpel’aﬁ"g ar;d.ithe fo;ntl:ttq:
its stores. At paragraphs 1.7 and 1.8 it advises that Lidl is nota maingtream _fOO retai ertan A ‘ia [
has a number of distinct characteristics that distinguish it from  other supermarket retailers.

However, National Planning Policy does not distinguish between different forms of food retailing.

SPP8 establishes that: n fand use terms, food discount stores are. indistinguishable from most

other forms of refailing’.

The supporting planning statement (paragraph 1.8) also ciaims that Lid! provide @ local’ shopping
facility and it refers to an appeal decision: in Inverness in an attempt to Support this assertion.
However, in March 2006 the Scottish Executive Inquiry Reporters Unit dismissed an appeal by Lid]
(Ref: PIPPA/310/107) for the erection of a 1358m? retail unit in Irvine, with the Reporter finding that
the proposed Lidl store did not fall within the definition of a local shop in terms of the criteria
contained in Policy TC5 of the North Ayrshire Local Pian. The Reporter also clarified that what is
considered 1o be a local store in Inverness differs from that which would be considered to -bs.} a local
store in lrvine. Likewise, the proposed Lidl In Portree cannot be considered a I_ocgl store glve_n the
fimited amount of existing convenience floorspace in the town and given the limited population of
the catchment area. While it may draw trade from a limited area, the proposed store will be of more
than local significance in the town of Portree.

Turnover of Prog' osed Store

Having reviewed the submitted RIA we consider that it fundamentally under eﬁtimates the turnover
of the proposed store and the impact it will have upon existing town centré retailers.

in terms of estimating the turnover of the proposed store, the submitted RIA applies a company
average turnover of £2738 per m* for the proposed convenience and comparison floarspace. The
retail assessment indicates that this figure is sourced directly from the Mintel Retail Rankings
publication. i : :

The submitted Retail Assessment has been prepared using a goods based methodology and- -

follows what retail planning practitioners refer to as the ‘step b
assessment is prepared using a goods based methodology, in order
necessary to apply goods based company average turnover data
existing floorspace and the turnover of the proposed store. The
Rankings are business based company average figures and are n_O.t
instance. When preparing a goods based retait assessment It is impo
company average turnover figures.

to ensure consistency, it is
to estimate the turnover of
figures sourced from Retail
appropriate for use in this

oods. based company average -

Using the most up to date publicly available information, Lidl have 2 9 .
turnover of £3218 per m? for con\);enience goods and £4336 per m” for compa"“g gqto ds (S,tpurt;eg
from Retail Rankings and the Verdict Report on Grocery Retailers). Conse%enh.y.hl :stﬁs |mLE_l d?'s
that the proposed store will have a company average turnover of £3.12m, higher than U
estimation of £2 91m. I

The effect of significantly underestimating the turnover of the proposed St‘?rel ’s[th%tnth;: ug;?s'gﬁd
assessment hides the true impact which the proposal will have, particuiarnty g
provision. C - 3 o

rtant to apply goods based

y step’ approach. Where a refail -




Trade Draw

The submitted retall assessment provndes an mdncatzon of where the proposed Lid store is likely to
draw its trade from and at paragraph 2.36 the retall assessment advises that all of the proposed
stores turnover would be diverted from existing shops within the primary catchment.

However, despite this assertion,, the assessment explaing that the proposal will helfp to reduce the
level of expenditure leaking from Skye and Lochalsh t0. Inverness and other fowns. [ndeed, Table 5
of the RIA estimates that £5.7m of convenienca expenditura is leaking from the Skye catchment
area and that the proposed LidI foodstore will claw back 20% of this expenditure (£0.49m). This is
clearly contrary to the claim earlier in the RIA that the proposed store will draw all of its trade from
existing shops within the prsmary catchment. '

Notwithstanding this, we consider that the c_!a:m thet the proposed store will clawback trade leaving
. the Skye catchment is both inaccurate and misleading.

In February 2007, the Co-operative Group commissioned an independent household survey fo
examine the convenience shopping patterns of the Skye catchment population. The household
survey was conducted by NEMS Market Research who are very experienced in undertaking
surveys of retail shopping patterns and habits in the UK. The survey considered existing
convenience shopping patterns in Skye and also sought information on the impact which a discount
food retailer would have on shopping patterns were such a store to open in Skye.

Amongst other questions, the household survey asked each respandent which store they do most

of their main food shopping in. - The results of the survey suggest that there is very limited

convenience expenditure leaving the island with oniy 3.2% of respondents shopping at the large

foodstores in Inverness. The findings of the household survey are therefore consistent with the
- adopted Local Plan which states that expenditure Ieakage outwith Skye is low.

The househoid survey commzssnoned by the Co-operattve Group indicates that the trade which
does leave the island is associated with trips which are being made {0 Inverness and Fort William
where shoppers are traveiling to these centres to make comparison shopping purchases and at the
same time are making limited convenience purchases, typrcaliy {uxury convenience items which are
not available on the isle of Skye : . i

Lidfs retail assessment estlmates that 24% (£5. 7m) of convenience expenditure goes to
- destinations outwith the catchment area in 2006 and that the proposed store will draw back 20% of
this expenditure. This assumption is made in the context of Lid! stocking a limited range of goods
(Lidl RIA - para 1.8), does not seek to and meet all the requlrements of a weekly shop (Lidi RIA -
para 1.10). .

in light of this, we do not agree with the assertion that the proposed store will claw back expenditure
which is leaking from Skye to significantiy distant centres. All of the evidence indicates that LidPs
estimates of leakage are significantly over estimated and the £0.49m of convenience expenditure
will actually be drawn from existing centres on the island. - '

in addition to clawing back frade leaving Skye, the submitted RIA indicates that the proposed Lidl
store will also draw £0.21m of trade from Kyle and £0.21m of trade from Broadford. This
assumption suggests that shoppers currently using stores in Kyle and Broadford will choose to
make & round trip of up {6 2 hours in order to shop at the propesed Lid! store. '

Given the comments made in the RIA regarding the function of the proposed store, it seems uniikely
that shoppers would travel a significant distance to a store where they could not undertake their full
main food shopping trip and where any saving made on discounted products would be lost from the
additional spend required to cover the travel costs of makmg such a trip.

®




Indeed, the prospects of shoppers travei!mé o Poﬁrée from Kyté and beadford is set to become
even more Unlikely as the Co-operative Group are committed to. |mprowng the retail offer of their

existing store in Broadford. As you may be aware, the exsstmg Co-op store in Broadford forms part -

of a larger building which the Co-op have purchased and it is their intention to trade from those
parts of the building which they do not currently occupy. An extended Co-op store in Broadford,
providing an improved range of products will further reduce. the likelihood of shoppers from the
south of Skye fravelling to Portree in. order o undertake part of thelr mam food shopping.

it is also noted that the draft Local Plan allocates iand in Broadford for retall development and if this
site comes forward it will further strengthen the retail offer of Broadford, making it even less likely
that shoppers will choose to travel to a small discount foadstore in Portree.

In light of this, the RIA's combined trade draw of £0. 42m from deadford and Kyle is considered to
be excessive and again serves iffustrate how the appllcant has attempted o hide the true impact
which the proposed store will have on Pariree. ' o

Furthermore, the RIA assumes that the proposed Lidl will draw £0.1m from stores in Dunvegan and
£0.2m from other stores within the catchment. The existing refail provision In Dunvegan is
extremely limited and caters almost entirely for people’s day to day shopping needs and it is highly
unlikely that the proposed Lidl store would draw any trade from Dunvegan or any of the small rural
storas which are dispersed throughout the island. We conslider that the submitted RIA significantly
over estimates the turnover of the existing stores in Dunvegan and if the proposed Lidl were to draw
£0.1m from stores in Dunvegan, it would most likely result in their closure. Again, it is evident that
the retail assessment has indicated trade draw from an unlikely source in order to deflect the impact
of the proposal on Portree, .

Our views on trade draw are supported by the findings of the household survey which show very

limited use of stores in Dunvegan and where sfores are being used, it is for day to day shopping
purchases; the type of trade which the proposed store is unlikely to have any impact upon.

It is evident that the submitted RIA attempts to disperse the impact of the proposed store across the
majority of the retail floorspace within the catchment area and fails to accurately reflect the likely
sources of trade draw. .

On the basis that that the RIA overestimates the trade leaving Skye and that the proposed store
does not draw trade from Kyle, Broadford, Dunvegan and other destinations, it can be seen that an

additional £0.94m will be diverted from Portree, in addition to-the £1 52m indicated in Table § of the -

submitied RIA.

Clawback of Leakage: £0.49m -

Kyle £0.21m - -
Broadford £0.21m -

Dunvegan £0.01m ‘
Remainder of catchment £0.02m A
Total £0.94m

It can be seen that up to £0:94m (over a third of fh'é proposed' stéres tré_de) is drawn from locations
that are unlikely to be impacted upon by the:intrpduction of a discount retail store in Portree.

The submitted RIA indicates that only £0.02m will be drawn from the independent retailers in
Portree; the same amount which the RIA suggests would be drawn from stores in Dunvegan. The
convenience provision in Portree is-far mere significant that that of Dunvegan and in addition to
Semerfield and the Co-op, is home to a butchery, a bakery a8 who!efood store, a pharmacy/chemist,
a fishmonger and confectioners. S :

D




Given the proximity of Poftre‘é ;c_'):wn;icentre to'the application site it is entirely logical to assume that
the proposed Lid! store will have larger impact than the £0.2m indicated in the applicant's retail
assassment. B S SRR AR

Given the low level of trade leakage from -Sk'ye.: it is evident that the Skye retsil catchment is
extremely contained and the introduction of new floorspace will simply serve to redistribute existing
expenditure and move it around the catchment. '

The proposed store will primarily impact upon the exiting floorspace and this will principally be in
Portree. The adopted Local Plan advises that commercial and environmental re-vitalisation of the
village centre is essential to maintain its viability and that there is strong local support for expansion
- of the central shopping area. It is evident that the proposed development runs contrary to this aim
as it will have a significant impact upon the existing convenience retailers in Portree.

Assessment

The submitted application seeks permission to.-'dave!opj;,a‘.-‘-'l'a*aﬁmz'(éfoss) foodstore in an out of
centre location which will promote unsustainable shopping patterns and will not support the town
centre, B : I

While it [s understood that there is a limited shartfall in ¢onvenience floorspace within Portree this
--does not provide justification for the development of an out of centre foodstore. The Council have
commenced with the preparation of a new Local Plan for Skye and the requirement for additional
retail floorspace is being addressad through this process. -

The proposed supermarket will impact negatively upoh. the vitality and viability of the town centre
and will foster unsustainable shopping patterns. This is furthered by the fact that the proposed
store will have its own dedicated car park which will be free and open to the general public. This
will further increase the afiractiveness of the proposed store and will help to draw trade from the
town cenire, ' ‘ L

The impact of the proposed store wilf also be exacerbated due to the fact that the catchment area of
the proposed store is predominantly rural and. has limited convenience shopping provision.
Therefore, the proposed Lid supermarket would draw a significant amount of trade away from
Portree town centre. - S IR - :

It is evident that the approval of an out of centre foodstore will only serve to undermine the adopted
and emerging Local Plan and will potentially impact upon the ability of town centre sites to be
brought forward. This runs contrary to national planning policy in SPP8 which establishes that
proposals shouid not have an unacceptable impact on the vitality and viability of the town centre
and should not conflict with other significant objectives of the development plan or community
planning strategies. ' R : o E

Summary and Conclusions

In conelusion it has been demonstrated that the application proposal is contrary to the provisions of
the approved Structure Plan, the adopted Local Plan, the emerging Local Plan and national
planning policy. o T

The application site is out of centre and the scale of the proposed development is such that it is
likely to have an adverse impact on the vitality and viability of the existing shopping facilities in
Portree town centre. B '

Lidl have not offered any meaningful justification to demonstrate that the proposed store will have a
‘limited” loss of trade impact on the existing retailers in Portree town centre. Furthermore, it has
been demonstrated that the submitted retaif assessment is flawed and hides the true impact of the
proposed store. Therefore, little weight can be attributed to the applicant's commentary on the frade
draw and the anticipated impacis of the proposed development,




© We trust that the above points will be given due consideration by the Councit and | would be grateful
_ for written confirmation of receipt of this letter. It would also be appreciated if we could be kept
informed as to how matters progress. - Lo s B :

" Yours sincerely

S

Graeme Laing
Assoclate Planning Direcfor




