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Introduction 

The National Planning Policy Framework (NPPF) paragraph 26 requires an assessment 

of impacts to be undertaken for retail and leisure proposals 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 

square metres).  

The Council’s Core Strategy and Urban Core Plan (CSUCP, adopted March 2015), 

policy CS7 Retail and Centres, requires retail proposals outside of defined centres to 

prepare an impact assessment in accordance with national planning guidance and 

consider impacts where there could be a significant adverse impact (regardless of 

development size) on a designated centre. Consideration of impacts below the 

NPPF threshold of 2,500 square metres may be required where development could 

undermine the vitality and viability of a centre, or existing, committed and planned 

public and private investment in a centre or centres. The CSUCP states that local 

thresholds for impact assessments will be established in Local Development 

Documents (LDD’s) to reflect the scale and nature of centres in Newcastle and 

Gateshead (para 9.32) 

The Planning Practice Guidance (PPG) provides advice on setting a locally 

appropriate threshold. The PPG advises that the following considerations should be 

taken into account: 

� Scale of proposals relative to town centres 

� The existing viability and vitality of town centres 

� Cumulative effects of recent developments 

� Whether local town centres are vulnerable 

� Likely effects of development on any town centre strategy 

� Impact on any other planned investment 

Overview of retail studies  

The Newcastle Gateshead Strategic Comparison Goods Retail Capacity Study was 

prepared in October 2012 to inform the CSUCP... The CSUCP identifies Newcastle 

City Centre as the priority for strategic retail growth, and Gateshead Primary 

Shopping Area as the priority for retail-led mixed-use development. The Metrocentre 

in Gateshead is an out-of-centre regional retail and leisure complex, which attracts 

visitors to the area, is a significant source of employment and is linked to 

regeneration in the wider area. The study identified that whilst there is potential 



capacity for further development at the Metrocentre post 2020, it is not given any 

status in terms of the retail hierarchy, and proposals for additional retail provision 

have to be assessed in accordance with the NPPF and other relevant policies, in 

terms of prioritising existing centres.  

In addition to the comparison goods capacity study, a convenience goods retail 

capacity study (Newcastle Gateshead Convenience Goods District Centre Needs) 

was prepared in May 2010. This report provided a new convenience goods retail 

study for Gateshead and Newcastle, including quantitative forecasts for Newcastle 

City Centre, Gateshead Town Centre, the principal district centres and non-central 

main food stores in Gateshead and Newcastle. The study concluded that assuming 

planned commitments go ahead (new food stores at Gateshead Town Centre, 

Blaydon, Birtley and Felling – which are now fully implemented), there will be no 

capacity for additional convenience goods floorspace until 2020, subject to future 

checks and validation.                                                                                                             

The need to identify and plan for further retail provision is fundamental in delivering 

the CSUCP’s priorities for sustainable growth. As a result of these studies the CSUCP 

defines a network and hierarchy of centres capable of accommodating retail 

growth and to ensure they provide customer choice and a diverse retail offer. It also 

identifies an area of primary retail frontage within the Gateshead Central sub-area, 

and a number of development opportunity sites suitable for A1 retail use and other 

supporting uses within and on the edge of Gateshead’s Primary Shopping Area. 

Convenience Retailing: Commentary on Market Position, April 2016  

This study was prepared to provide commentary on convenience retailing provision 

in Newcastle and Gateshead. The food store market has undergone significant 

change in the last five years or so. The major expansion of the large food store 

operators has been curtailed – reflecting increased emphasis on convenience and 

value and the challenges presented by online shopping. The most significant growth 

is now in the discount sector and, to a lesser extent, convenience stores. Going 

forward, the most significant challenges will be to accommodate operators’ latest 

business models, in sustainable locations which most benefit existing town centres. 

The following are examples of the typical opportunities sought by the major 

convenience store retailers: 

� town and city centre locations, ideally in close proximity to transport hubs, 

universities, hospitals or other major employment locations; 

� sites situated on main arterial routes with good access from both directions. 

Such sites could accommodate either conventional convenience stores or 

those attached to petrol filling station; 

� other sites situated adjacent, or in close proximity, to major university 

campuses, or areas predominantly comprising student accommodation; 

� areas where substantial new housing development is taking place, or where 

smaller residential schemes are coming forward and existing areas nearby 

are already under-served; and 

� areas where the socio-economic characteristics make them particularly 

attractive to operators.  



 

 

Saved Unitary Development Plan Policies 

In addition to the above Gateshead has a number of policies saved from the Unitary 

Development Plan (2007) which will be superseded by emerging Local Plan 

documents. This includes Policy RCL5 on District and Local Centres, which in addition 

to identifying primary retail frontage in some District centres, sets out a criteria-based 

approach for considering proposals for retail and other shopping centre uses. The 

boundaries of District and Local centres are defined in association with saved policy 

RCL5. 

Retail Health Check Update, 2015 

The vitality and viability of centres in the retail hierarchy has been assessed in an 

updated retail health check report published in 2015. Informing Gateshead’s Local 

Plan, this contains summary reports for each of Gateshead’s centres (local, district 

and town). The assessment follows government guidance on planning for town 

centres, and a number of indicators are considered, including diversity of use, 

vacancy rates, accessibility, environmental quality, and recent and potential new 

developments/ interventions. Gateshead has 24 centres comprising: 

- Gateshead Centre (Primary Shipping Area) 

- 8 District Centres – Blaydon, Birtley, Coatsworth Road, Felling, Low Fell, Ryton, 

Whickham and Wrekenton 

- 15 Local Centres – Askew Road, Chopwell, Crawcrook, Ellison Road, Fewster 

Square, High Spen, Old Durham Road, Pelaw, Ravensworth Road, Rowlands 

Gill, Saltwell Road, Sheriffs Highway, Sunniside, Swalwell and Winlaton 

The report categorises the centres in terms of whether they are high performing (4), 

efficient (16), poor performing (2) or at risk (2).  

Typical Unit Size in Centres  

Accurate retail floorspace data is difficult to collate and the data held by the 

Council is predominantly historic. However, Table 1 below highlights that the retail 

property in Gateshead’s retail centres is characterised by relatively small units. 

Indeed, the average retail units in each of the town, district or local centres is 

generally below 500 square metres.   

In terms of comparison and convenience floorspace respectively, as expected, the 

town centre has the largest average floorspace at 320 and 483 square metres, the 

district centres have an average of 64 and 263 square metres, whilst Local Centres 

have an average of 31 and 125 square metres. As shown in Table 1, a number of 

centres include supermarkets and food stores in centre, a number of which are the 

result of new development recently completed (Gateshead, Blaydon, Birtley, Felling 

and Ravensworth Road). Gateshead Centre in particular includes a very large Tesco 

Extra superstore and a number of comparison goods retailers. The majority of 

Gateshead’s district centres are a mixture of traditional linear centres and precincts, 



whereby the retail units occupy the ground floor of terraced properties or relatively 

small scale purpose built units.  

A number of other convenience goods food stores are located out of centre, these 

include Asda at Metrocentre (square metres net), Aldi at the Metrocentre (square 

metres net), and Sainsbury’s in Team Valley (3,061 square metres net).  

 

Table 1: Gateshead – Existing floorspace in Centres 2016 

    Number 

of Units 

Average Unit Size Comments 

      Compariso

n 

Convenience   

Town 

Centre 

Gateshead 
(PSA) 

128 

320 483 

Assumes 20% of 
8588sqm (net) 
for Tesco is 
comparison 

  Town Centre 

Average 

  
320 483 

  

      
  

  

District 

Centres 

Birtley   

52 251 

Includes new 
Morrisons 
supermarket 
being 
developed - 
app. 2000 sqm 
convenience 
and 200sqm 
comparison 
(estimated split) 

  Blaydon   

192 505 

Includes 
Morrisons 
assumed 10% 
comparison 

  Coatsworth 
Road 

  
27 58 

  

  Felling   

60 326 

Includes new 
ASDA foodstore 
and new retail 
units at Crowhall 
Lane. ASDA = 
1808sqm net ; 
includes vacant 
Kwik Save unit = 
845sqm 

  Low Fell   40 52   

  Ryton   
14 322 

Large Co-Op 
store 

  Whickham    75 134   



  Wrekenton   
48 453 

Large Co-Op, 
Netto and Farm 
Foods stores 

  DISTRICT 

CENTRE 

AVERAGE 

  

64 263 

  

      
  

  

Local 

Centres 

Askew Road   
39 25 

  

  Chopwell   15 131   

  Crawcrook   29 58   

  Ellison Road   21 29   

  Fewtser 
Square 

  
26 46 

  

  High Spen   8 7   

  Old Durham 
Road 

  
21 18 

  

  Pelaw   
24 197 

Aldi  = 940sqm 
net 

  Ravensworth 
Road 

  
50 280 

ALDI = 1125sqm 
(net) (10% 
comparison) 

  Rowlands Gill   41 126   

  Saltwell Road   23 46   

  Sheriffs 
Highway 

  
41 59 

  

  Sunniside    15 92   

  Swalwell   
85 685 

LIDL. Store = 
1689sqm, 
(1351sqm conv) 

  Winlaton   27 73   

  LOCAL 

CENTRE 

AVERAGE 

  

31 125 

  

      
  

  

  Overall 

Average 

  
138 290 

  

 

Out of Centre Retail  

In Gateshead approximately 70% of retail provision is located outside of existing 
centres, primarily at the Metrocentre and Team Valley Retail World. Gateshead’s 
hierarchy of town, district and local centres make up the smaller proportion of 
overall floorspace, and other than the Town Centre, perform a distinctly local role. 
 

Table 2 below shows that there is currently a wide range of retail warehouses and 

non-centre retail provision in Gateshead located principally at the Metrocentre and 

Retail World.  These developments include a mixture of tenants and a number of 



national retailers including Marks and Spencer, TK Maxx, Sports Direct, Hose of Fraser, 

Debenhams, Halfords and Homebase, for example. The occupied retail warehouses 

in Gateshead are trading reasonably well with high levels of occupancy, whilst the 

latest survey of the Metrocentre shows that approximately 16% of units are currently 

vacant. The two dominant food superstores in Gateshead are located out of centre 

in the form of Asda at the Metrocentre and Sainsbury’s at Team Valley, both with 

large catchments due to their proximity to the A1. 

 

Table 2: Retail Warehouses/ Out-of-Centre Retail Floorspace in Gateshead 

Retail Impact Assessment Threshold for Gateshead - Analysis of Floorspace Information 

(2016) 

 

  Number 

of Units 

Average Unit Size Comments 

    Comparison Convenience   

Metrocentre  

463 125 

Averages mask large units 
including House of Fraser 
(8810sqm), M&S (8360sqm) and 
Debenhams (11,700sqm) 

Metrocentre 

Retail Park 

West 

 

1386 1939 
Includes Ikea (12,000sqm) and 
Asda (6,400sqm) 

Retail World 29 1362 1356  

Other Out of 

Centre 

 
225 687 

 

  Out of 

Centre 

Average 

859 1027 
 

 

 

Recent developments and extant permissions.  

Over the last 5 year the following retail schemes have come forward: 
 
2014 onwards: 
 
 

DC/15/01206/FUL - Land At Shields Road, Felling - Erection of a foodstore (use 
class A1) and associated works including parking and landscaping (revised 
plans and additional information received 13/06/16 and 16/06/16) - .LIDL 
Foodstore of 2440m2 GIA (1400sqm net) (edge-of-centre) 
 
DC/15/00894/OUT - Chainbridge Industrial Estate, Blaydon - Outline 
application (all matters reserved excluding access) for mixed use retail/leisure 
development comprising of a discount foodstore (1936 sqm GFA), DIY bulky 
goods store (4755 sqm GFA), bulky goods unit (632 sqm GFA), pub/restaurant 
(600 sqm GFA) and a drive-thru restaurant (230 sqm GFA). 



 
15/0260/MJE - Lidl UK, Hexham Road, Swalwell - Demolition of existing food 
store and erection of new food store comprising 2736m2 GIA (representing an 
additional 400sqm net retail floorspace (in-centre) 
 
DC/13/00868/FUL  - Former Mediterranean Village, Metro Centre - Changes of 
use within covered shopping centre to restaurants (use class A3) and/or take-
aways (use class A5) and/or mall including circulation and service areas (sui 
generis), second floor extension to shopping centre and alterations including 
formation of new roof lights. 
 
DC/13/00961/FUL  - As part of a major regeneration scheme in Dunston, a 
new Aldi supermarket has been developed on the edge of Ravensworth 
Road Local Centre, providing approximately 1,125sqm (net) retail floorspace, 
which will be included in a revised Local Centre boundary in future Local Plan 
documents (edge of centre) 
 
DC/12/00080/FUL – Felling - erection of new supermarket, new retail units, car 
parking and associated works (in-centre) 
 
DC/12/00980/FUL - Birtley - erection of a new supermarket (Class A1 use) with 
undercroft and surface parking (291 spaces), cycle and motorcycle parking, 
servicing facilities, pedestrian bridge link to Durham Road over sailing a 
vehicular access and servicing facilities for premises fronting Durham Road 
and three new commercial units onto Durham Road (A1/A2/A3 use) (primarily 
in-centre) 

 
DC/11/00953/FUL - Redevelopment within Blaydon District Centre was 
completed during the 2014/15 period, including the opening of a new 
Morrison’s food store at approximately 3,553sqm (net) of retail floorspace.  (in 
centre) 
 

  
2013/2014 

DC/11/00953/FUL - Redevelopment in Blaydon District Centre was partly 
completed during the 2013/14 period, including new Home Bargains 
(276sqm) and Poundworld (373sqm) stores (in advance of a new Morrison’s 
food store which has since opened). 
 
DC/10/00712/FUL  - Trinity Square in Gateshead, 16,037sqm of net additional 
gross internal retail floor space in the form of a new Tesco Superstore and 45 
new retail units, with new occupiers including Costa, Sports Direct, Phones4U 
and Boots 

 
 

2011/2012 
DC/11/00488/FUL – 1,754m2 insertion of a 1,754sqm mezzanine floor at Unit 7, 
Retail World in Team Valley to provide additional space for non-food retailing 
and a café in support of the operator Asda Living. The application includes 
an impact assessment looking at the impact of the proposal, including on 
centres and planned investment. 



 
DC/11/00236/FUL – Development of Metroasis at Metrocentre for five units 
with permission for a mix of retail and food and drink uses (A1, A3, A4 and A5 
uses) at the former filling station at Hollinside Road. A total floorspace of 
1,385sqm (gross) spread across 5 units. The development is located in an out-
of-centre location. The application includes an impact assessment looking at 
the impact of the proposal, including on centres and planned investment. 
 
DC/10/00205/FUL – application for a 1,469sqm extension of Primark at the 
Metrocentre accompanied by a sequential and impact assessment. 

 
A small number of completed retail schemes are referred to. Where these have not 
been within an existing centre, the corresponding applications have included an 
assessment of impacts, despite being below the 2500sqm threshold referred to in the 
NPPF. Thus, the imposition of a locally set threshold for impact assessment is felt to be 
reasonable, and is in effect formalising what has occurred with a number of these 
applications. 
 
 

Leisure Applications 

Table 3: Planning permissions for Leisure Uses (D2) approved from 2011 out-of-centre. 

APPLICATION ADDRESS PROPOSAL SIZE CENTRE 

DC/12/00800/COU Blaydon 
Magistrates 
Court 
Larch Road 
Winlaton 
Blaydon On 
Tyne 
NE21 5AJ 

Change of use from 
former magistrates 
court (use class D1) 
to dance school (use 
class D2) and owners 
accommodation 
(use class C3a). 

612sqm Edge of 
Blaydon 
Centre 

DC/13/00198/COU Ford Parts  
Team Street 
Gateshead 
Tyne And 
Wear 
NE8 2RG 

Change of use from 
office space to 
assembly/leisure (use 
class D2) 
(retrospective 
application). 

440sqm Out of 
Centre 

DC/13/00662/COU K83, Third 
Avenue 
Gateshead 
NE11 0QQ 

Change of use from 
an industrial unit (use 
class B2) to laser tag 
indoor activity centre 
(D2) (resubmission)  

1564sqm Out of 
Centre 

DC/13/00835/COU Unit 256C and 
256D 
Kingsway 
North 
Gateshead 
NE11 0NT 

Change of use of 
units 256C and 256D 
from light industrial 
(use class B1) to gym 
(use class D2). 

440sqm Out of 
Centre 



DC/14/00139/COU Living Waters 
Europe, 
Blaydon 
Business 
Centre  
Cowen Road 
Blaydon-On-
Tyne 
Tyne And 
Wear 
NE21 5TW 

Change of use from 
Use Class B1/B2 to a 
gym (Use Class D2). 

148sqm Edge of 
Blaydon 
District 
Centre 

DC/14/01269/COU 106 Kells Lane 
Gateshead 
NE9 5HX 

Change of use of first 
floor from 
manufacturing of 
PVC windows and 
doors (use class B2) to 
fitness studio (use 
class D2). 

146sqm Edge of 
Low Fell 
District 
Centre 

DC/14/01322/COU H.&H. 
Wholesale  
Sands Road 
Swalwell 
Whickham 
Gateshead 
NE16 3DJ 

Change of use from 
retail warehouse (use 
class A1) to health 
and leisure (use class 
D2)  

2320sqm Edge of 
Swalwell 
Local 
Centre 

DC/15/00148/COU Foundry Park 
1 Market Lane 
NE16 3DS 

Change of use of first 
floor unit from offices 
(B1) to dance hall 
(D2) 

118sqm Edge of 
Swalwell 
Local 
Centre 

DC/15/00212/COU 34B and 36B 
Pattinson 
Gardens 
Felling 
NE10 0AL 

Proposed change of 
use from shop/burger 
bar (A5) to 
community centre 
(D2)  

434sqm Out of 
Centre 

DC/15/01217/COU Unit 3 
Metro Riverside 
Park  
Delta Bank 
Road 
Metro Centre 
Whickham 
NE11 9DJ 

Change of Use from 
Class B1/B2 
(Business/General 
Industrial) to a flexible 
Class D2 (Assembly 
and Leisure), B1 
(Business) or B2 
(General Industrial)  

1860sqm Out of 
Centre 

DC/16/00653/COU Unit 12 
Dunston 
Enterprise Park 
St Omers Road 
Gateshead 
NE11 9DW 

Change of use of unit 
from General Industry 
(use class B2) to 
Fitness Centre (use 
class D2) 

280sqm Out of 
Centre 



DC/16/01074/COU 2 Brandling 
Street 
Gateshead 
NE8 2BA 

Change of use from 
B1 (office use) to 
virtual reality 
experience lounge 
(D2 assembly and 
leisure use) 

85sqm Edge of 
the PSA 

DC/17/00231/COU Units 10,11 & 
12, Brewery 
Lane 

COU from vacant 
industrial unit to gym 

330sqm Out of 
Centre 

DC/17/00248/COU Vale of 
Derwent Social 
Club First Floor, 
Burniopfield 
Road, 
Rowlands Gill 

Change of use from 
a Social Club First 
Floor Function Room 
(A4) to a Fitness Class 
Studio & Treatment 
Rooms (D2) 

210sqm Out of 
Centre 

DC/17/00574/COU Karting North 
East Indoor Ltd  
Forge Road 
Dunston 
Gateshead 
NE8 2RB 

Change of use from 
Go Kart Track (Sui 
Generis - use class) to 
Indoor Trampoline 
Park (leisure use class 
- D2) 

3530sqm Out of 
Centre 

DC/17/01082/FUL Hillgate Quay 
Gateshead 

Creation of 
temporary urban 
garden including 
galleries and 
performance space 
(use class D1) and 
leisure (use class D2) 
uses 

57sqm Edge of 
the PSA 

 

Leisure uses can also impact on the performance of designated centres and it is 

considered appropriate to assess this impact on the vitality and viability of centres. 

The leisure industry is dynamic, and it is important to ensure that such uses can be 

accommodated in appropriate locations without significant adverse impacts.  

 

Approach taken by other Authorities 

 

A number of other local authorities have adopted their own local thresholds below 
the default 2500sqm threshold outlined by the NPPF, having been considered sound 
by a planning inspector. These are supported by similar retail evidence base reports 
recommending local thresholds designed to protect retail centres within a borough. 
A summary of the approach taken by other authorities to setting a local threshold is 
set out in Appendix 1.  

The majority of authorities referred to have set the local threshold at 500sqm or 
below, which is significantly lower than the 2500sqm default threshold. Some 
authorities have set out more specific threshold for convenience and comparison 
(Sunderland for example) and for different types of centre (Durham and Lincoln, for 
example).   



 

CONCLUSIONS  

As there is already a large proportion of out of centre retail floorspace, and given 

the evidence of centres in Gateshead, some of which are at risk, it is deemed 

necessary to set a lower impact assessment threshold to protect against the 

individual and cumulative effects of proposals under the NPPF requirement of 2,500 

square metres. This approach is also supported by CSUCP Policy CS7.  

It is worth noting that according to the Sunday Trading laws, a ‘large shop’ is one 

which is over 280 square metres. A threshold at or below that level would not appear 

sensible, but it is a guide to national thinking as to what constitutes a ‘large shop’ 

which generates a reasonable amount of trade (and, therefore, the potential to 

result in an impact on shopping trends). This paper has considered a range of local 

factors including size of existing units within centres, and existing floorspace outside 

of centres, recent planning applications and future planned development.  

The vast majority of retail units in all types of centre within the retail hierarchy are 

below 400 square metres. If the broad thrust of policy (national and local) is to 

protect and enhance town centres, then it would appear appropriate to set a local 

threshold policy slightly above this 400 square metres level (on the basis that at that 

level the potential for locating within centres diminishes due to the availability of 

suitably sized units, and therefore assessing the impact of such proposals particularly 

on centres at risk is felt to be justified).  

Average unit sizes in the existing centres are predominantly below 500 square 

metres. Gateshead has a wide range of out of centre retail floorspace (see Table 2) 

and therefore it is necessary to require a lower impact assessment threshold than is 

set in national policy to protect against the effect of cumulative applications under 

the default threshold.  

The overall objective of requiring impact to be a consideration on developments 

that meet or exceed a locally set threshold, would be to ensure that the vitality and 

viability of existing centres is reinforced through new developments coming forward. 

The CSUCP gives priority and makes provision for retail development in allocated 

centres and it is important that the retail policies in the emerging Making Spaces for 

Growing Places Local Plan Document support this approach.  

Therefore, it is recommended that the Council adopts a local floorspace threshold 

policy of 500 square metres (net) for comparison and convenience A1 retail 

floorspace. As such, applicants would be required to undertake an assessment of 

impacts for any planning applications for retail developments (including extensions 

or variation of conditions restricting range of goods sold) that provide 500 square 

metres (net) retail floorspace or more. It is important to stress that the Council’s 

position is not that any development over 500 square metres in an edge or out-of-

centre location should be refused permission. The position is simply that 

developments of this scale should pass a sequential and retail impact assessment 

before they are approved.  



Many proposals for corner shops and local facilities are generally significantly smaller 

than 500 square metres, so to have set a threshold at this level shows significant 

flexibility. There is no doubt that a retail facility over 500 square metres is unlikely to 

be a purely local facility. Developments of this size tend to draw trade from outside 

of their immediate local vicinity. Therefore, it is developments of this size and above 

which will be required to demonstrate that they do not have an unacceptable 

impact upon town centres.  

The Council support an approach which means the level of detail included within a 
retail and leisure impact assessment should be proportionate to the scale and 
nature of the proposal. This scope can be agreed with Council officers on a case by 
case basis in terms of the extent to which the following are addressed:  

• The impact of the proposal on the vitality and viability, including local 
consumer choice and the range and quality of the comparison and 
convenience retail offer; 

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

• The impact of the proposal on in-centre trade / turnover and on trade in 
the wider catchment area, taking into consideration current and future 
consumer expenditure capacity up to five years from the time the 
application is made.  



Appendix 1 

Authority Evidence/Document Date Single 

Threshold? 

Threshold for: Threshold for: 

    Convenience Comparison Smaller centres Larger centres 

Brent Development 

Management Policies 

(Nov 2016) & Retail 

Impact Assessment 

Background Report - 

the average size of 

units in all of Brent’s 

centres is 151 sqm, 

significantly lower than 

2,500 sqm, the default 

threshold Therefore, 

edge of centre or out of 

centre retail 

developments which 

fall below this 

threshold have 

potential to impact on 

Brent’s centres. 

Nov 2016 

May 2014 

500sqm - - The option of setting different 

thresholds for major, district and 

local centres was considered. 

However, it was felt this would be 

unworkable as many of Brent’s 

centres are in close proximity to 

each other. 

Darlington Retail and Town 

Centre Study  

Darlington has a 

relatively large 

proportion of out of 

centre retail floorspace 

-  recommends tiered 

approach as opposed 

to standard approach 

discussed previously  

Sept. 2014 500sqm 

(Previous 

Draft Plan 

Policy) 

- - Recommended Tiered approach - 

Town Centre (500sqm), Small 

Town and District Centrees 

(300sqm) and Local and 

Neighbourhood Centres (200sqm)   



Doncaster Doncaster Sites and 

Policies DPD - Retail 

Impact Assessment 

Threshold Justification 
We have set the cut-off 

at 500 m2 (gross) as we 

believe that stores 

below this size are 

mainly focussed on 

attracting a local client 

base -  a retail facility 

over 500 m2 is unlikely 

to be a purely local 

facility. 

March 

2013 

500sqm -  

 

- - Such an approach would be 

unworkable as it would be 

impossible to define precisely 

which settlement a proposal was 

outside of. By their very nature 

these proposals are out-of-town 

and may not relate well to any 

settlement.  

 

Durham Impact Test Threshold 

Justification Report 

many of the centres 

within the County have 

retailers that operate 

out of small retail units. 

In every centre apart 

from Stanley 

(351.7sqm) the average 

unit size is below 

300sqm (gross), this is 

also reflected in the 

size of the average 

vacant units within 

town centres. Within 

the defined small town 

centres (Crook, 

Ferryhill and Shildon) 

the units are found to 

April 2014 no   200sqm (small 

town/local) 

300sqm (Sub-

regional & main 

town centre) 



be even smaller, all of 

which have an average 

unit size below 200sqm 

(gross). 

Fenland Threshold Policy for 

the 

Retail Impact Test 

Evidence Report - 

according to the 

Sunday Trading laws, a 

‘large shop’ is one 

which is over 280sq m. 

A threshold at or below 

that level would not 

appear sensible. 

 

Fenland Local Plan 

February 

2013 

 

 

 

 

 

 

 

 

 

May 2014 

500sqm The vast majority of retail units (for both comparison and 

convenience goods) in all market towns are below 400sqm. A level 

just above this would therefore seem sensible. 

Swindon Swindon Retail and 

Leisure Needs 

Assessment: Final 

Report 

Reduced locally set 

thresholds are 

appropriated based on 

the retail floorspace 

projections within this 

study.  

January 

2017 

Variable 500sqm 

anywhere 

2000sqm in 

Swindon 

1000sqm  in 

district centres 

and primary 

rural centres 

500sqm in 

local centres 

Borough’s retention of 

comparison goods expenditure is 

generally higher than for 

convenience goods. Swindon is 

dominant with the immediately 

surrounding area; these 

thresholds are aimed at 

preventing Swindon’s market 

shares falling significantly, whilst 

maintaining the vitality and 

viability of other centres. 

Tamworth Tamworth Borough 

Council – Threshold 

Policy for Main Town 

Centre Uses Impact 

Assessment Evidence 

November 

2013 

All areas 

outside 

defined 

centres – 

500sqm 

  Local centres – 

threshold of 

250sqm 

Neighbourhood 

centres – 

Town centre – 

250sqm 

 



Report 

Lower threshold as 

there is already a large 

proportion of out of 

centre retail floorspace 

and also evidence of a 

continued trend of 

decline. 

threshold of 

100sqm 

West 

Devon 

Assessing the Impact 

of New Retail 

Development in West 

Devon Supplementary 

Planning Document  

April 2013 250sqm Proposals for new build developments, change of use and extension 

of existing units above 250m2 net floorspace in edge of centre, out of 

centre or out of town locations. It is clear from the consultation that 

local businesses and the community wish to secure attractive, thriving 

and successful town centres for the future.  

West 

Devon 

DEV16 Providing retail 

and town centre uses 

in appropriate 

locations 

 

Undated, 

circa 2017 

  250sqm with 

Thriving Towns 

and Villages 

Policy Area 

500sqm within 

Plymouth Policy 

Area 

Newcastle Local Floorspace 

Threshold for the 

Assessment of Impact 

Deemed necessary to 

set a lower impact 

assessment threshold 

as there is already a 

large proportion of out 

of centre retail 

floorspace and 

evidence that centres 

in Newcastle are at risk. 

2018  500sqm No difference between 

convenience and comparison. 

No difference between size of 

centres. 

Sunderland Sunderland Retail 

Needs Assessment 

2016 

December 

2016 

- 2000sqm – 

Sunderland 

1250sqm – 

2500sqm – 

Sunderland 

1500sqm – 

If the Local Planning Authority is in 

doubt as to which centre is likely 

to be most affected, or if the 



Focus (especially in 

Sunderland) should be 

on development and 

diversification 

opportunities and a 

reduction in the stock 

of vacant premises. 

Washington 

750sqm – 

District centres 

500sqm – Local 

centres 

Washington 

750sqm – 

District 

centres 

500sqm – 

Local centres 

centres are at different levels in 

the hierarchy, the principle must 

be to apply the lower threshold. 

Central 

Lincolnshire 

Local Plan 

Policy LP6 

April 2017 Any other 

location 

and is > 

500sqm 

 Within 500m of a 

district centre 

and is > 300sqm 

 

Within 500m of 

Local Centre and 

is > 200sqm  

 

2500sqm 

within 1km of 

Lincoln PSA 

Aylesbury 

Vale 

Aylesbury Vale Retail 

Impact Thresholds 

Overall the centres in 

Aylesbury are relatively 

healthy, but it is still 

important for the 

Council to carefully 

consider retail 

proposals which could 

impact on them. 

June 2017 400sqm No difference No difference. Proportionally most 

centres covered in the report are 

similar in size (though Aylesbury is 

slightly larger). 

Cotswolds Cotswold District Local 

Plan 

The majority of retail 

applications submitted 

are less than 100sqm 

and very few 

applications have 

historically exceeded 

June 2016 500sqm No difference No difference 



this total. 

Harrogate  Harrogate Borough 

Council Local Retail 

Impact Thresholds 

The recommended 

thresholds should be 

used as a trigger points 

for further assessment 

of future retail 

proposals and would 

not necessarily rule out 

future applications. 

December 

2014 

- 1000sqm –  

Harrogate 

1000sqm – 

Ripon 

250sqm - 

Knaresborough 

250sqm - 

Rural areas  

2500sqm – 

Harrogate 

1000sqm – 

Ripon 

500sqm – 

Knaresborough 

250sqm – 

Rural areas 

Harrogate threshold various 

throughout the borough to protect 

rural centres, while retaining 

market interest for Ripon and 

Harrogate.  

Wakefield Retail and Town 

Centre Local Plan  

January 

2017 

   City, Main and Principal Towns 

(700sqm), District and Local 

Centres (300sqm) 

 


