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EXECUTIVE SUMMARY
GL Hearn has been commissioned by Hambleton District Council to undertake a review of the future
retail and commercial leisure needs of the District Council’s administrative area up to 2035. The study
is to understand how the existing facilities serve the district’s residents and what potential there is to
plan for any additional facilities over the study period.
The Study is to provide a quantitative assessment of comparison and convenience goods shopping
and leisure uses in Hambleton to meet the requirements of the National Planning Policy Framework.
The primary purpose of the Study is to provide the evidence base for the Local Plan and other LDF
documents. The Study will also assist in making informed decisions on retail development proposals
within Hambleton and will inform the Council’s response to any retail applications which come forward.

Context to Retailing in Hambleton
The national trend analysis illustrates how adaptive and innovative the retail sector has been in
responding to changing market conditions and how quickly new formats are introduced to capitalise on
opportunities. The retail market is generally entering a period of significant change where the potential
of the internet and e-retailing will be realised and given the polarisation in the retail sector with national
multiples dominating, larger centres with critical mass will become more dominant at the expense of
smaller town centres.
In this context, there will be specific and localised impacts for Hambleton town centres. The district is
located between two large sub-regional centres (York to the south, Teeside to the north) and it is
therefore likely to be difficult to attract the larger scale retailers and leisure operators necessary to
deliver a step-change in the performance of the centres. There is also a large scale retail and leisure
proposal subject to call-in by the Secretary of State which needs to be closely monitored.
Aside from the regional centre of Northallerton, which serves a wider catchment area, the main market
towns serve a highly localised catchment. The strategy moving forward should therefore be to
distinguish each centre from the higher order retail locations located outside of the district by
emphasising each town individual character and selling points focusing on the local independent offer,
quality of place and heritage assets.

Overview of Centres in Hambleton
The relevant adopted Core Strategy (2007) identifies a hierarchy of town and district centres, which
includes:
 Main Town Centre; Northallerton
 Town Centre; Thirsk; and
 District Centres; Stokesley, Easingwold and Bedale
Overall the detailed vitality and viability assessment identifies that the centres identified in Hambleton
are all considered generally healthy and provide for the needs of local residents. In terms of
Northallerton the centre forms the focus of the retail provision for the district and it appears to be
performing well considering the rural catchment it serves and the surrounding larger centres to both
the north and the south of the district.
The provision of foodstores is adequate in all centres, with the main foodstores in the district being
located in the larger centres of Northallerton and Thirsk. Elsewhere convenience provision is smaller
in scale serving a more localised catchment.
GL Hearn
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Outside of the formally identified centres, there is a range of smaller centres which provide for much
more localised needs, but none are of such a scale to warrant their inclusion in the overall hierarchy of
centre. Nevertheless their facilities should be supported wherever possible to ensure that some
provision is retained locally.

Existing Shopping Patterns in Hambleton
In April 2016, NEMS market research undertook a 700 interview household telephone survey across
the Study Area (Appendix 7). The study area broadly reflects the City’s geography and its attraction.
The overall study area has been divided into 7 Study Zones. Study Zones 1-5 broadly comprise the
Hambleton Council administrative area.
The telephone survey was based upon the questionnaire used in the previous Hambleton Retail Study
(2014) updated to ask additional questions to provide a more fine grain understanding of shopping and
leisure patterns. The survey was sampled on the basis of residents within postcode sectors and the
number of interviews in each postcode reflects the number of households and population in each of
the 7 study zones.
Large foodstores are the main destinations for respondents undertaking main food shopping trips
across the study area. The most popular stores are identified below:
Main Food Shopping Locations
Tesco, Thirsk
Tesco, Northallerton
Sainsburys, Northallerton
Co-op, Bedale

2014

2016

11.4%
7.6%
4.4%
4.9%

12.1%
8.4%
5.1%
4.4%

In terms of top up shopping there is no one single stand out destination for top up shopping as this
generally is undertaken at the nearest and most locally convenient location. The survey also identified
some use of the main foodstores for top up shopping, although this was on a par with the use of some
of the smaller stores within market towns within the district.
Respondents were asked where they purchase a range of non-food goods. Within Hambleton,
Northallerton is the most popular destination for a range of comparison goods. Thereafter there is
some, but limited use of the other market town.
In term of leisure patterns, below are the results of the leisure questions. Overall this shows an
increase in the use of the leisure facilities when compared to the previous Retail Study. It should also
be noted that the new survey asked additional leisure use questions when compared to the survey
used in the previous Retail Study to understand the potential for wider leisure uses to be planned for in
Hambleton.

Health and Fitness
Cinema
Ten Pin bowling
Restaurants
Pubs / Bars
Bingo
Casinos
GL Hearn

2014

2016

13.4%
48%
N/A
69.1%
50.1%
N/A
N/A

19.3%
50.4%
10.6%
72.1%
55.1%
4.3%
0.3%
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Night Clubs
Indoor/Outdoor activity
centre

N/A
N/A

2.1%
14.4%

The Overall Need for Additional Retail Uses
The projections show that the population in the survey area is expected to grow by 5,035 by 2035.
When a combination of spend per capita and forecast growth rates is applied to these population
figures it is calculated that the total pool of available convenience expenditure in the survey area will
grow from £343.38 million in 2016 to £347.63 million by 2035 (an increase of £4.25 million).
The overall convenience market share for Hambleton is 46%, which when a constant market share
approach is used and the growth in productivity in floorspace in factored in to the benchmark turnover,
indicates a capacity (pre commitments) of £3.55m over the plan period to 2035.
When the existing commitments, which are anticipated to draw around £27.39m from the catchment
area, are factored in, there is no quantitative capacity to support additional convenience floorspace
over the plan period.
In terms of comparison goods the combination of population and expenditure growth is expected to
grow from £552.97m in 2016 to £1,063.64 by 2035. This is an uplift in total available comparison
expenditure across the survey area over the plan period of £510.67m, which equates to a 92% growth.
Overall Hambleton has a 28% market share of available expenditure and a total turnover of £153.91m
in 2016 from the survey area. This is expected to grow to £294.04m by 2035. Using a constant market
share approach the level of capacity before commitments is identified at £69.85m.
Once commitments have been included, there is no quantitative comparison need until 2026 when
£1.29m of residual expenditure will be in a position to support 118 sqm of additional net comparison
floorspace.
This capacity will grow to 2,543 sqm by 2031 and to as much as 3,924 sqm by 2035. However, it is
advisable that capacity figures beyond 2026 be treated with a high degree of caution, and that the
retail capacity modelling exercise is revisited in 2021, in line with planning policy guidance.
A more detailed town summary is provided below:

Northallerton
The survey results reveal that the convenience provision in Northallerton has an 83% market share
from the Northallerton survey area and a total turnover £64.66 million in 2016. Of this Northallerton
town centre has a turnover of £48.64m, which equates to an overall market share of around 75%
when compared to the previous retail study this is an increase in market share of 74.8% overall.
The overall convenience capacity for Northallerton is identified below:

Convenience
Floorspace
(with
commitments)
(sqm)

GL Hearn

2016

2021

2026

2031

2035

-546

-474

-408

-376

-382
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Thirsk
Thirsk has a 79% convenience market share from the Thirsk survey area, which equates to a total
turnover £41.1m million in 2016. This is again a small increase in market share from the 77.4% in the
previous study. The current market shares would produce the following convenience capacity
requirement over the plan period:
Convenience Capacity – Thirsk
Convenience
Floorspace
(with
commitments)

2016

2021

2026

2031

2035

-724

-673

-627

-605

-610

Stokesley
The Convenience market share of the Stokesley zone is currently 56% which indicates a turnover of
the zone of around £12.22m. The market share reflects the two supermarkets within the zone
alongside a limited provision of small format convenience stores. This is a significant increase in
market share when compared to the 35.8% identified in the previous study; however this reflects the
inclusion of the Tesco at Colby Newham in the GL Hearn study. On a like for like basis with the
previous study, the market share would be 32.6% and would result in a negative floorspace
requirement of 4sqm over the plan period.
The potential capacity based on the GL Hearn market share of 56% is presented below:
Convenience Capacity – Stokesley
2016
Convenience
Floorspace
(with
commitments)

-36

2021

2026

2031

2035

-14

11

22

19

Easingwold
The convenience market share of the Easingwold zone is currently 28%, which indicates a turnover of
the zone of around £11.25m. This market share level reflects the lack of a main supermarket for bulk
shopping purchases, but given the size of the settlement the shortage of a supermarket is not
unexpected. This is a decrease in market share from the 36.7% identified in the previous study,
principally this is accounted for by a decrease in market share of the Co-op, Long Street, down from
21.3% to 16.2%. Projecting the current market share forwards would identify a need for the following
convenience floorspace:
Convenience Capacity – Easingwold
2016
Convenience
Floorspace
(with
commitments)

GL Hearn

-1,098

2021

2026

2031

2035

-1,081

-1,071

-1,063

-1,062
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Bedale
For the size of the centre there is appropriate convenience and comparison provision to serve the
localised catchment area as well as a small tourist market. The convenience market share of the
Bedale zone is currently 41% which indicates a turnover of the zone if around £10.30m.
The overall convenience capacity for Bedale is identified below:
Convenience Capacity – Bedale
2016
Convenience
Floorspace
(with
commitments)

-48

2021

2026

2031

2035

-35

-25

-21

-22

The Need for Additional Leisure Uses
Hambleton has a limited range and choice of commercial, leisure, entertainment and cultural facilities
and this reflects rural nature and character of the smaller market towns. Residents in the study area
have relatively good access to leisure and entertainment facilities but these are generally outside the
study area.
Cinema provision within the study area is considered to be good; accordingly there is no quantitative
need to actively seek new provision in Hambleton.
In terms of health and fitness additional provision may be required over the plan period, although it
may only be sufficient for one additional facility. Nevertheless gym operators seek locations with good
accessibility (car and public transport), car parking, daytime working populations and
evening/weekend custom, therefore Northallerton would be a prime locational choice.
The requirement for bowling lanes is insufficient to warrant the investment within Hambleton. It is likely
that this provision will continue to be lost to surrounding bowling destinations outside of Hambleton.
Although there is no Bingo venues located within the study area, there is insufficient demand and
enough provision elsewhere to meet the current need. This is also the case for casinos where
participation rates is low at 1% such that there is no scope for additional casino provision to serve the
district over the study period. Indeed, the casino market is heavily regulated and controlled by the
Gambling Act rather than the Planning Act. Nightclubs are again operator driven and there is no
identified demand in Hambleton.
In terms of bars and restaurants the catchment is anticipated to generate an additional expenditure of
around £73.04m between 2016 and 2035. If it is assumed that 25% of the expenditure growth is
captured by new facilities, with the remainder flowing to existing units, larger centres and leisure
complex, this leaves around £18m of new expenditure generated in the catchment to support new
food and drink businesses. Applying £1m as a national sector average suggests the potential for
around 18 new food and drink outlets in Hambleton by 2035.
However, class A3 to A5 operators are opportunistic and whilst they will have target towns and
locations, they will take a commercial view on any opportunities arising and will compete for shop
premises where they match their requirements.
Finally outdoor leisure is an identified growing market, but this is generally operator led, such that
there is no requirement to allocate additional sites.
GL Hearn
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1

INTRODUCTION

1.1

GL Hearn has been commissioned by Hambleton District Council to undertake a review of the future
retail and commercial leisure needs of the District Council’s administrative area up to 2035. The aim
of the study is to understand how the existing facilities serve the district’s residents and what potential
there is to plan for any additional facilities over the study period in order to inform the emerging Local
Plan.

1.2

This Retail and Commercial Leisure Study has as its evidence base a 700 household telephone
interview survey alongside an on street and business survey which sought to establish residents’
shopping and leisure usage patterns. The study area which broadly reflects the district’s geography
and its attraction. The overall study area has been divided into 7 Study Zones. Study Zones 1-5
broadly comprise the Hambleton Council administrative area: Zones 6 and 7 comprise the fringe areas
to Hambleton and are an area which the retail catchment is considered to reach.

1.3

The results of the household survey are applied to current and projected population and consumer
spending to establish current and future retail and leisure provision. This analysis is provided on an
overall district wide basis and on a more local ‘sectoral’ basis for convenience goods, examining trade
retention levels currently achieved by the individual centres as well as the district as a whole.

1.4

This information is supported by a series of vitality and viability assessments undertaken in each of the
centres identified within the Local Plan. These studies allow the analysis of the role and function of
each of the centres and their ability to serve the local community in which they are located.

1.5

With regard to commercial leisure uses (cinema’s, pubs, bars and restaurants, ten pin bowling, health
and fitness centres, bingo and night clubs) we have considered existing usage of facilities in the
Hambleton area and participation generally and then considered the potential which exists for
improving that existing provision.

Purpose of Study
1.6

The Study is to provide a quantitative assessment of comparison and convenience goods shopping
and leisure uses in Hambleton to meet the requirements of the National Planning Policy Framework.
The primary purpose of the Study is to provide the evidence base for the Local Plan and other LDF
documents. The Study will also assist in making informed decisions on retail development proposals
within Hambleton and will inform the Council’s response to any retail applications which come forward.

1.7

The Study is required to:
 Provide an assessment of existing retail and other town centre uses floorspace within the district,
its town centres and local centres, and other locations;

GL Hearn
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 Based on the findings of a household survey, provide a comprehensive picture of shopping and
leisure habits/patterns in the district, along with expenditure flows between localities, shopping
centres/stores across the district boundary;
 Quantify the shortfall/surplus of convenience and comparison shopping floorspace in the district
over the short, medium and long term with a reference to development commitments, spending
trends/ patterns and retail trading characteristics;
 Assesses the shortfall/surplus of other town centre uses over the short/medium and long term with
reference to development commitments, spending trends/patterns and trading characteristics;
 Identify the qualitative as well as the quantitative deficiencies in retail provision and other main
town centre uses in the District, to be informed through business and community engagement;
 Make recommendations on capacity for retail and other town centre uses within the five market
towns (floorspace, location, optimum unit sizes), including and giving consideration to an
assessment of the likely commercial demand, having regard to forecast growth in line with the
SHMA and ELR growth options and wider changes in the retail sector;
 Assesses the capacity of existing centres to accommodate new development and, where
appropriate, identify viable site opportunities for future retail and leisure development;
 Review the current status and role of the town centres within the district and provide a health check
of the districts town centres to assess their relative vitality and viability;
 Identify centres in decline where change needs to be managed and make proposals for such
management;
 Identifies within the town centres the primary retail area against which “edge of centre” proposals
should be assessed in accordance with the National Planning policy framework and national
Planning Practice Guidance;
 Consider the need for and advise on a review of Town Centre Boundaries taking into account any
recommendations for sites that could be allocated for new retail and main town centre uses
development;
 Consider the need for and advise on the location of primary and secondary retail frontages within
the centres, and the proportions of non-retail uses that may be appropriate or alternative policy
approaches to controlling the balance of uses within these frontages. This should make use of the
Councils own monitoring information, providing additional survey work where necessary;
 Advises on appropriate minimum floorspace thresholds for requiring impact assessments on
relevant retail and leisure development;
 Recommend revisions to current Planning Policy to support the production of the new Local Plan.
Recommendations should be made in the light of the findings of the review and should be clearly
justified, criteria support Development management in the assessment of proposals for town centre
uses including small scale rural development outside the market towns;
 Provide clear recommendations to inform the wider strategy for the Market Towns; And
 Make recommendations for the monitoring of retail and other town centre uses and future reviews
of the Retail and Town Centre uses study.

GL Hearn
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2

RETAIL AND LEISURE TRENDS

2.1

This section briefly considerers the main drivers and trends in retail and commercial leisure within the
UK. The analysis draws upon a number of published data sources including; Goad Plan data,
Experian, BCSC, Family Expenditure Survey, Centre for Retail Research, BFI and Mintel.

2.2

An assessment of future retail or leisure demand or need should have regard to emerging trends
within the industry as these may influence the conclusions of the assessment. The retail sector is one
of the most dynamic sectors of the UK economy and is constantly evolving and adapting in response
to consumer and lifestyle trends and other market influences. These trends and influences could alter
the face of domestic retailing and commercial leisure development during the course of the Local Plan
for Hambleton through to 2035.

Therefore these projected changes in patterns could have

fundamental implications for the way in which the Centres within the district are used and how they will
need to adapt and respond.

Expenditure Growth
2.3

Historic retail trends indicate that expenditure has consistently grown in real terms in the past,
generally following a cyclical growth trend. The underlying trend shows consistent growth and this
trend is expected to continue in the future.

2.4

Experian identify that a strong UK recovery from a lengthy period of negative or weak growth began in
early 2013. The upturn has gathered momentum with GDP growth of 2.9% in 2014 and an expected
2.5% in 2015. Fiscal restraint and weak exports remain key drags on growth, but extremely low
inflation, strong employment growth and high levels of consumer and business confidence have
sustained expansion.

2.5

Household finances have been boosted over the past few quarters by the decline in inflation to near
zero as oil price falls, discount wars among retailers and the strong pound have subdued inflationary
pressure. At the same time earnings growth has accelerated from little over 1% in 2012-14 to almost
3% in 2015. As a result of this favourable combination of prices and earnings, real disposable income
growth this year is expected to reach 3.4%, the strongest since 2001.

2.6

Mintel has been tracking what people have been spending on and what they want to spend money on.
The results are not quite as one would expect. In fact most of the numbers have hardly changed.
 The biggest difference is in saving plans and not spending
 Changes in spending plans are much smaller but are focussed on cars and the home

2.7

Mintel conclude that while consumer confidence has recovered, consumers are still in a cautious,
recessionary frame of mind. They are not yet in the mood to embark on another consumer boom.

GL Hearn
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2.8

In the past, expenditure growth has fuelled growth in retail floorspace, including major out-of-centre
development, particularly in the 1980s and 1990s. Experian expect conditions to become rather less
favourable for household finances in 2016 as real income growth moderates to 1.9% amid higher
inflation, the impact of welfare cuts and the beginning of the upward cycle in interest rates. Real
consumer spending growth is expected to ease to 2.3%, followed by an advance at a similar pace in
2017 as fiscal tightness and gradually tightening monetary policy weigh on household finances. This
suggests that past rates of growth are unlikely to be achieved in the short term (next 5 years), but the
underlying trend over the medium (5 to 10 years) and long terms (beyond 10 years) is expected to
lead to a need for further retail floorspace.

2.9

Low expenditure growth and deflationary pressures in the non-food sector have had an impact on the
high street in the last four to five years. Retail sales have prospered in the past two years given the
exceptional buoyancy of consumer spending, as household finances responded to low inflation and
stronger earnings growth. But this buoyancy is true only in sales volume terms. Values have been
depressed by heavy discounting and persistent deflation of goods prices. Non-food stores have outperformed predominantly food stores with volume growth in 2015q3 compared with a year earlier of
5.1% compared with 2.0% for food stores. The corresponding figures for value growth are 3.0% for
non-food stores and -0.1% for food stores.
Figure 1: Total Retail Sales Volume Growth

2.10 As a result of these trends, the national shop vacancy rate (based on Goad Plan data) increased from
around 10% in 2005, to around 14% during the recession, but has now settled at around 11%.

Internet Shopping
2.11 New forms of retailing have continued to grow as an alternative to more traditional shopping facilities.
Home/electronic shopping has increased with the increasing growth in the use of personal computers,

GL Hearn

Page 14 of 80

Hambleton Retail and Leisure Study, October 2016
Hambleton District Council

smart phones and the internet. The growth of multi-channel retailing including home computing,
internet connections and interactive TV may lead to continued growth in home shopping and may
have effects on retailing in the high street.
2.12 Internet spending and other forms of retailing that are not derived from physical floorspace need to be
taken into account when undertaking retail studies. Special Forms of Trading (SFT) driven by the
increasing use of the internet has significantly outpaced traditional retail sales in recent years and
Experian expect this pattern to persist for several more years.
2.13 Online is growing, but it is worth getting it in perspective. In 2014 it took some 11.2% of all retail sales.
Under half of that, 5.4%, was through internet-only retailers – so called pureplayers.
2.14 Mintel note that there is one other factor that affects both store-based and pureplay online retailers –
online shoppers tend to spend less. The reason is simple – the internet is still hard to browse.
Shoppers tend to know what they are looking for and they buy it if they find it. It is hard to make
opportunistic sales online – there is minimal passing trade.
2.15 Expectations of how demand for retail floorspace will be affected by the expansion of SFT remain a
key issue. While it is undeniable that the challenge to traditional store-based shopping will continue to
grow strongly, a number of crucial factors temper the threat.
2.16 The internet and advances in mobile technology are increasingly affecting shopping behaviour. The
pace of growth in non-store retailing is starting to slow but is still expected to outpace the growth in
traditional retail expenditure in the short to medium-term.
2.17 Home delivery (or ‘store-to door’) has become very common in the convenience sector, where goods
are sourced from stores with a physical presence. While the spend might end up as turnover in the
same store, such transactions do not translate to activity on the high street and remove the potential
for linked shopping, this trend is undermining the anchoring role that large foodstore operators
traditionally fulfil in well-configured centres.
2.18 Home delivery of comparison goods are commonly sourced from far afield (possibly even abroad), the
steepening of this trend results in increased leakage and reduces the volume of available expenditure
that can support local traders on the high street.
2.19 Mintel identify that retailers are keen to give online customers a reason to visit a store. This is where
click and collect comes in and it is also one of the advantages of the Drive through services. At least
customers have to visit the store and while there they might just pop in as well. Convenience
operators and some comparison retailers, such as John Lewis, now offer a click-and-collect (C&C)
service where shoppers make their selection and purchase on-line but travel to a bricks-and-mortar
GL Hearn
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store to collect their goods. This form of shopping has the potential to contribute to the levels of vitality
on the high street and the consequent opportunities for incidental shopping help underpin the viability
of smaller operators who rely on pass-by trade.
2.20 Technological advancements and the ability to scan barcodes in-store and instantly research where
the same item can be bought cheaper is driving competition and eroding retailers’ profit margins. The
rise of tablet and mobile technology is improving the browsing experience and facilitating on-line
transactions. The distinction between on-line and in-store shopping channels is becoming less clear
cut. The advent of click-and-collect and multi-channelling has meant that bricks-and-mortar stores will
continue to play an important role in enhancing the shopping experience. There is evidence that more
people are researching items on-line before making a purchase. Such multi-channelling, where the
ultimate transaction is carried out in-store, or in cases where people touch and feel the goods in-store
before buying on-line, mark an instance where the rise of the internet can bolster the performance of
traditional bricks-and-mortar shops and the activity on the high street.

Convenience Shopping
2.21 The pace of expansion of convenience operator representation has slowed dramatically with major
foodstores effectively stopping their drive for large format stores. Small convenience stores have
proliferated more recently with Tesco, Sainsbury’s, Morrison’s and Co-op all competing for suitable
sites in town centres and accessible out-of-centre locations.
2.22 The changing UK demographics are also having a major impact on the food and grocery sector. There
is a move back to city centres, especially among younger people who are ‘time poor’ and relatively
‘cash rich’. These city centre dwellers are much less likely to own a car and so also much less likely to
use a food superstore on a regular basis
2.23 Elsewhere, an ageing population profile is leading to a rise in time rich consumers who are likely to
make more frequent small trips rather than do large weekly shops. The contrasting requirements of
these markets means that retailers are seeking to open a variety of stores with a particular current
focus on small convenience stores.
2.24 The role of supermarkets also continues to develop, with the large operators now offering a greater
diversity of goods and services, via a larger number of formats and locations. Food and non-food
sales are also increasingly being driven by large supermarket growth, with half of town centres now
competing with five or more supermarkets within a two mile radius.
2.25 Mintel identifies that the recession – allied with a period of higher inflation – has had an impact on
consumer behaviour and the wider dynamics of grocery retailing. Price, or specifically value, is now
identified as the key issue for consumers, and more shoppers are assessing whether purchases
GL Hearn
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represent value for money. Shoppers now realise that they are able to ‘trade down’ and switch to ownlabel ranges to save money without sacrificing on quality. Indeed, customers are mixing value and
premium in the same basket. It is noted that as weekly food budgets fall and consumers alter their
shopping habits, growth will be limited and the battle for market share will intensify further. Winning a
share of consumer spend will require more than low prices, with shoppers increasingly seeking to
source high-quality, good value food.
2.26 This change in customer behaviour is fuelling the growth in ‘discounts’ namely Aldi, Lidl and Netto.
These stores are gaining share because they have made a small, but significant move to the middle
ground of food retailing, with wider ranges, much better fresh foods, some branded products and
some premium lines. Their main attraction remains value for money (and not just low prices).

Comparison Shopping
2.27 Comparison retailing has been greatly affected by the economic cycle in recent years. A number of
high street retailers have folded over recent years (Comet, Jessops, Blockbuster, HMV, Borders, JJB
Sports, Woolworths, Game, Peacocks, Firetrap, Habitat, Barratts, Past Times and Clinton Cards. BHS
were the most significant casualty of 2016) leaving vacancies in town centres across the country.
However comparison expenditure is set to improve over the coming years as the UK advances further
out of recession; e.g. the departure of national multiple retailers has created opportunities for
independent retailers by removing strong competition and freeing up well situated premises for
occupation.
2.28 The number of shops units within town centres has declined consistently since the early 1970’s. The
Centre for Retail Research’s figures show that ttotal store numbers will fall by 22%, from 281,930
today to 220,000 in 2018
2.29 The Retail Futures 2018 report notes that, since 2008, 148 large and medium-scale retailers, which
collectively employed 110,000 staff, have gone into administration. It also expects that there will be a
further 164 major or medium-sized companies going into administration, involving the loss of 22,600
stores and 140,000 employees. Many of these companies will survive but at the cost of closing more
than half their stores. In addition, in spite of the Portas Pilots, the High Street will continue to suffer:
around 41% of town centres will lose 27,638 stores in the next five years.
2.30 Despite the difficulties outlined above and the general decline in the comparison goods sector, other
specific types of goods continue to perform well. The market for recreational goods has, on the whole,
performed well in recent years, with healthy growth attributed to supermarket sales together with the
growing popularity of online shopping, which continues to see an increase in sales year-on-year.
However, the manner in which such purchases are made has changed considerably, with the
increasing popularity of the internet to purchase books and music having a notable impact on the
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composition of town centres, with such stores all but disappearing from the high street. Other
businesses have experienced growth in the last two years, with a +12.4% increase (over 1,100 stores)
in ‘value-related retailing’ outlets, including second-hand, discount and charity shops.
2.31 Experian do note that nationally high streets are benefiting from an increasing number of service
outlets, with increased demand for space from units such as cafes, restaurants, betting shops and nail
parlours.
2.32 This decline in the number of shops hides structural trends towards fewer but larger retail stores, store
extensions and significant out of centre development. Experian Retail Planner Briefing Note 13
October 2015 indicated a 1.1% increase in floorspace per year 2016 -2025 and suggests that the
current vacancy rate will be removed by the mid -2020s.
2.33 Comparison retailers have also responded to market conditions. The bulky goods warehouse sector
has rationalised, including a number of mergers and failures, and scaled down store sizes. Other
traditional high street retailers often seek large out-of-centre stores, for example Boots, TK Maxx and
Poundstretcher. Matalan has also opened numerous discount clothing stores across the UK. Sports
clothing retail warehouses including Decathlon and Sports Direct have also expanded out-of-centre.
2.34 The charity shop sector has grown steadily over the past 20 years and there is no sign this trend will
halt. The discount comparison sector has also grown significantly in recent years e.g. pound shops.
2.35 Within town centres, many high street multiple comparison retailers have changed their format. High
street national multiples have increasingly sought larger modern shop units (over 200 sq.m) with an
increasing polarisation of activity into the larger regional and sub-regional centres.
2.36 Operator demands for space have decreased and of those national multiples looking for space many
prefer to locate in larger centres. Demand from multiples within smaller centres is likely to be weaker,
which will affect the appropriate strategies for individual centres.

Leisure Trends
2.37 The demand for commercial leisure facilities has increased significantly during the last 25 years. The
growth in the commercial leisure sector was particularly strong during the late 1980s and again in the
mid-1990s. Average household expenditure on leisure services increased in real terms by 93%
between 1984 and 1995 (source: Family Expenditure Survey), and by a further 48% between 1995
and 2005. The sector has experienced more limited growth during the recession, but it is expected
that the leisure sector will secure an increasing share of the growth in expenditure.
2.38 Since the late 1990s the high street has seen a significant increase in the number of cafés, coffee
shops and sandwich emporia. This includes the Caffé Nero, Costa Coffee and Starbucks coffee shop
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chains and sandwich providers Eat, Pret a Manger and Subway, alongside a growth in high-end
independent retailers.
2.39 A trend for ‘posh’ fast food, started by the likes of Gourmet Burger Kitchen, has extended into the
independent sector and is delivering new vibrancy to some high streets, but may be short-lived.
2.40 Eating and drinking out of home has proven the most popular leisure activity that most people
undertake on a regular basis. The ‘eating out’ market grew by 8% over the period 2008-2013, which is
impressive considering this growth occurred during the economic downturn.
2.41 The cinema sector is performing well, with the most recent data indicating that there were 171.9
million UK cinema admissions in 2015 an increase of 9.2% since 2014. This sector is generally going
through a period of change with less growth in Multiplex Cinema and an increase in smaller screen
cinemas with an advanced viewing experience. The demographics are also changing for cinema visits
with admissions for 55+ increasing from 8% in 2008 to 12% in 2014 (BFI).
2.42 Digital projection has driven a trend towards development of cinemas with fewer screens, and town
centre locations are back in vogue. Town centre cinemas tend to occupy a smaller footprint and are
typically developed alongside other commercial businesses, including cafés, bars and restaurants.
2.43 In response to this, Odeon is continuing investment to improve and expand its estate, which has
recently included a new food and drink partnership, with Costa Coffee opening outlets in cinema
foyers. Cineworld has introduced Starbucks outlets at a number of sites.
2.44 The number of leisure centres and swimming pools has increased in the past five years and whilst
there has been a demand on public finances due to budget constraints and in some cases Councils
have had to scale back services, The Leisure Database Company notes the health and fitness private
sector had a market value of approximately £4.2 billion in 2015, with an increase of 5.4% in market
value. 1 in every 8 people in the UK are members of a gym, an all-time penetration rate high of 13.7%.
2.45 The health and fitness sector is generally split into three sectors premium, such as Virgin active and
David Lloyd, mid-range including Fitness First, Esporta and DW Sports and budget operators such as
Pure Gym and total fitness. There has been some consolidation in this market recently with Pure
Gym’s acquisition of LA Fitness. Mintel identifies that there has been a growth in the popularity of
innovative exercise classes and technological features to attract additional people to these clubs, with
many of the higher end clubs also adding spa facilities to their offer.
2.46 The indoor and outdoor activity centre sector has grown substantially in recent years with the
emergence of centres such as GO Ape and Jump Nation providing activities close to or within urban
areas.
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Summary
2.47 The national trend analysis illustrates how adaptive and innovative the retail sector has been in
responding to changing market conditions and how quickly new formats are introduced to capitalise on
opportunities. The retail market is generally entering a period of significant change where the potential
of the internet and e-retailing will be realised and given the polarisation in the retail sector with national
multiples dominating, larger centres with critical mass will become more dominant at the expense of
smaller town centres.
2.48 In this context, there will be specific and localised impacts for Hambleton town centres. The district is
located between two large sub-regional centres (York to the south, Teeside to the north) and it is
therefore likely to be difficult to attract the larger scale retailers and leisure operators necessary to
deliver a step-change in the performance of the centres.
2.49 Aside from the regional centre of Northallerton, which serves a wider catchment area, the main market
towns serve a highly localised catchment. The strategy moving forward should therefore be to
distinguish each centre from the higher order retail locations located outside of the district by
emphasising each town’s individual character and selling points focusing on the local independent
offer, quality of place and heritage assets.
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3

NATIONAL PLANNING POLICY

3.1

This section provides a summary of the national planning policy context relevant to future retail and
commercial leisure development within the Hambleton District.

NPPF
3.2

National Planning Policy is contained with the National Planning Policy Framework (NPPF) adopted
on 27th March 2012 and replaced all previous national planning guidance in Planning Policy
Statements and Planning Policy Guidance documents.

3.3

The main aim of the NPPF to help achieve sustainable development defined within the NPPF as
'ensuring that better lives for ourselves don't mean worse lives for future generations' and where
development means 'growth. . . we must house a rising population, which is living longer and wants to
make new choices'.

3.4

There is a general presumption in favour of sustainable development outlined in paragraph 14, in
decision making this means approving development proposals that accord with the development plan
without delay and where the development plan is absent, silent or relevant policies are out-of-date,
granting permission unless there are any adverse impacts of doing so would significantly and
demonstrably outweigh the benefits when assessed against policies in the NPPF or specific policies in
the NPPF indicate development should be restricted.

3.5

Paragraph 17 outlines the core planning principles these state that planning should proactively drive
and support sustainable economic development to deliver homes, business and industrial units and
thriving local places. Good design and good standards of amenity should be secured in all new
developments and account should be taken of the different roles and character of different areas and
should promote the vitality of our main urban areas. Effective use of previously developed land will be
encouraged as will mixed use developments and the conservation of heritage assets.

3.6

The government is committed to securing economic growth in order to create jobs and prosperity,
paragraph 18 states that the planning system should do anything it can to support sustainable
economic growth, planning should therefore encourage and not act as an impediment to sustainable
growth.

3.7

The NPPF indicates that investment in business should not be over burdened by the planning system.
Local Planning Authorities should set out a strategic economic vision and identify sites for both local
and inward investment.

3.8

Paragraph 23 of the NPPF ensures that planning policies promote competitive town centre
environments. In order to achieve this local planning authorities should recognise town centres as the
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heart of their communities and should support their viability and vitality. Council’s should define a
network and hierarchy of centres that is resilient to anticipated economic changes. The extent of town
centre and primary shopping areas should be based on a clear definition of primary and secondary
frontages in designated centres and make it clear which uses will be permitted in each location.
3.9

It goes on to state that competitive town centres should be promoted and that these centres should
provide customer choice and a diverse retail offer, existing market should be maintained and where
possible further market introduced.

3.10 Sites should be allocated to meet the needs of the centre including the allocation of edge of centre
sites where suitable sites within the centre are not available. Main town centre uses do include
residential development and this can play an important role in the vitality of centres.
3.11 Paragraph 69 outlines the government’s intentions of using the planning system to play an important
role in facilitating social interaction and creating healthy and inclusive communities. Places should
promote opportunities for contact between members of the community including through mixed use
developments, strong neighbourhood centres and active street frontages.

National Planning Practice Guidance
3.12 The National Planning Practise Guidance (NPPG) was published in March 2014. It replaced a number
of older guidance notes and complements the National Planning Policy Framework.
3.13 The guidance covers the preparation of a Local Plan. Paragraph 12-006-20140306 states that Local
Authorities responsible for ‘district matters’ should prepare and maintain an up to date Local Plan for
their area. In order to be effective these plans need to be kept up to date. The rate in which policies
age will differ from area to area, and as stated in paragraph 12-008-20140306, the Local Planning
Authority should review the relevance of the Local Plan at regular intervals to assess whether some or
all of it may need updating.
3.14 The guidance acknowledges in paragraph 12-009-20140306 that the content of Local Plans will vary
depending on the nature of the area and the issues to be addressed; however they should concentrate
on the critical issues facing the area including its development needs.
3.15 Paragraph 12-010-20140306 discusses the appropriate and proportionate evidence that is essential
for producing a sound Local Plan, this evidence needs to inform what is contained within the plan and
shape its development. These documents that form the evidence base should be published as they
are completed rather than waiting until options are published or the Local Plan is published for
representations. This evidence accompanying the Local Plan should show how the policies in the plan
have been tested.
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3.16 The Guidance places importance on ensuring the vitality and town centres and paragraph 2b-00120140306 states that Local Authorities should plan positively for town centres to generate local
employment, promote beneficial competition within and between town centres and create attractive,
diverse places where people want to live and work. To ensure town centres are planned positively for,
Local Planning Authorities should assess and plan to meet the needs of main town centre uses in full.
3.17 Paragraph 2b-002-20140306 states that the local plan is a key tool in ensuring that a strategic vision is
established for town centres. Local Authorities should work with the private sector, town centre teams,
neighbourhood planning groups, town centre management organisations and other relevant groups
when developing such strategies.
3.18 Market signals should be an important aspect of planning for town centres and Local Planning
Authorities should keep their retail land allocations under regular review. Paragraph 2b-004-20140306
goes on to say that market signals should be identified and analysed in terms of their impacts on town
centres, this information should then be used to inform policies and ensure that these policies are
responsive to changes in the market as well as the changing needs of local businesses.

Local Planning Policy
3.19 Hambleton Council are currently preparing their Local Plan which will provide an overarching strategy
and development principles for the city until at least 2035. The adopted development plan for
Hambleton District principally comprises the Core Strategy (2007) and Development Management
Policies DPD (2008).
3.20 The study will therefore review and make policy suggestions as per the requirements of the NPPF set
out above in order to form a new local plan.
3.21 The policies within adopted Core Strategy (2007) relevant to retail and town centre uses are outlined
below;
 Policy CP4 states that development or activities of a scale and nature appropriate to secure the
sustainability of each settlement as identified within the designated hierarchy will be supported
within the Development Limits
 Policy CP13 states that’s development which contributes towards the regeneration, maintenance
and enhancement of the service centres of Northallerton, Thirsk, Bedale, Easingwold and
Stokesley will be supported
 Policy CP14 encourages the maintenance and enhancement of the vitality and viability of town
centres, in line with the following hierarchy of town and district centres, in line with the following
hierarchy of town and district centres:
- Main Town Centre; Northallerton
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Town Centre; Thirsk; and
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District Centres; Stokesley, Easingwold and Bedale.
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The policy goes on to specify that development that is of a scale appropriate to each town’s
location is to be supported provided that development assists in maintaining its existing retail
function.
3.22 The Core Strategy supporting text makes reference to sequential tests as found in PPS6 however this
is now superseded by the NPPF.
3.23 Relevant policies from the Development Management Policies DPD (2008) are outlined below;
 Policy DP19 details that the Council will encourage and support the regeneration of market towns;
a mix of employment uses to be retained and developed in town centres; and the redevelopment of
vacant and underused site is encouraged
 Policy DP20 states that town centre development that sustains or enhances the centres’ vitality
and viability and encourages economic success will be supported. Proposals relating to developing
the evening and night time economy will be supported as additions to the vitality and viability of
town centres
 Policy DP21 states that permission will be granted for appropriate new retail development in order
to maintain and improve the provision in service centres. The Council anticipate scope of 2,000 –
5,000m2 of new convenience goods floorspace and 16,000 – 18,000 m2 of new comparison good
floorspace. The majority of this need is to be accommodated within Northallerton
 Policy DP22 states that development of appropriate non-shopping town centre uses will be
encouraged to locate within town centre boundaries, where support can be given to the vitality and
viability of the centres
 Policy DP23 states that major shopping proposals in locations outside the primary retail areas and
of more than 500m2 will not be permitted, in order to protect the vitality and viability of town centres.
Exceptions to this include:
- The need for the proposal outweighs other planning considerations;
-

There are no suitable viable and available sites within or on the edge of the existing primary
retail areas;

-

There would be no adverse impact upon the vitality and viability of existing primary retail areas;
and

-

The proposal would be accessible by a choice of means of transport, and the local transport
system is capable of accommodating the potential extra usage.

 Policy DP24 permits proposals for small scale retail development outside of primary retail areas
where they serve neighbourhoods and residential areas. Specialist retailing such as farm shops
and garden centres will be permitted outside the primary retail areas.
3.24 The Interim Policy Guidance Note – Settlement Hierarchy 2014 replaced Core Strategy Policy CP2
and outlines and updated hierarchy for the district. It outlines the following;
 Service Centres – Northallerton, Thirsk, Bedale, Easingwold and Stokesley;
 Followed by a series of smaller Service Villages, Secondary Villages and other settlements.
3.25 The Central Northallerton Development and Design Framework was published in May 2014. It aims to
address concerns around the now vacated Prison and RPA sites and formulate a coherent approach
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to ensure the potential of the sites as part of a wider context is realised. There are four sites within
close proximity to each other which currently lie outside of the town centre. These four sites are under
different ownerships and comprise of the former Northallerton Prison, the former Rural Payments
Agency (RPA) building, the North Yorkshire Fire and Rescue Service site and a public car park owned
by the Council. Commercial options are currently focused on the prison site with only the Retail and
residential Led option featuring retail on the RPA site. Options suggested for the now vacant prison
site include;
 Leisure Led – a leisure complex to include uses such as cinema and restaurants;
 Retail and Residential Led – Hotel with family pub and restaurant, retained prison buildings and
higher density residential courtyard;
 Mixed Use – Hotel with family pub and restaurant, retained prison buildings and 15,000 – 20,000
sq ft food store;
 Emerging preferred option – Hotel within family pub and restaurant, retained prison building and
15,000 – 20,000 sq ft food store.

Current Local Plan Evidence
3.26 The Audit of Village Service Report was published in September 2014. The document is part of the
local plan review in order to inform policy for development throughout the hierarchy to ensure
sustainable development in rural areas. The document also looks at levels of service provision within
each settlement and gives a numeric ranking to help determine the settlements provision within the
hierarchy.
3.27 This survey of each centre included a count of services such a Post Offices, Convenience stores and
Pubs with varying weight being given to the availability of these facilities. The final settlement
hierarchy is provided in Figure 2 below:
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Figure 2: Hambleton Settlement Hierarchy

Summary
3.28 This section has provided and overview of the national and local planning policy context material to
plan-making and the determination of new retail and town centre uses.
3.29 In summary, the underlying objective of policy at all levels is to maintain and enhance the vitality and
viability of town centres and to promote new sustainable development in town centre locations in
accordance with the sequential approach.
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3.30 The NPPF, PPG and the Council’s development plan provide an important context for the Retail and
Leisure Study.
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4

SUB-REGIONAL OVERVIEW

4.1

Due to the size and variety of services available in the main market towns in the district they do not
operate in isolation and traditionally trade has been lost to larger settlements outside of the district. It
is therefore important to understand the nature of the existing and emerging retail and leisure offer in
surrounding centres given than any changes in the retail offer in these centres may have an impact on
centres within the district. Therefore this section summaries existing and proposed changes to the
retail and leisure offer within the wider sub-region hierarchy.

York
4.2

York is located 20km to the south of Easingwold and is highly accessible to local residents in the
southern parts of the district. The city centre performs a regional shopping function and retail
floorspace is estimated at c. 139,000 m2. The centre accommodates the mainstream fashion retailers
as well as upper end stores. The three department stores (Fenwick, Browns and Debenhams) have a
number of upmarket fashion concessions.

4.3

The largest retail park destination is Clifton Moor which is located to the north of the city. Clifton Moor
comprises three distinct phases; the first phase comprising a Tesco superstore and more bulky
orientated stores such as Pets at Home and Wickes DIY; the second phase includes high street style
retailers such as Matalan; and the third phase includes retailers such as B&Q, Curry’s, Argos and
Toys R Us. The park also has a significant leisure offer including cinema, ten pin bowling alley and
family orientated national chain restaurants.

4.4

Monks Cross shopping park is located further to the east. The shopping park has a high concentration
of high street multiples including River Island, H&M and Debenhams. There is also Asda and
Sainsbury’s foodstores in close proximity to the shopping park. Monks Cross has been recently
extended and includes a Marks and Spencer and John Lewis as well as leisure uses and smaller retail
units.

4.5

This extension to the shopping park will potentially have had an impact on the shopping patterns and
demand for floorspace in Hambleton.

Middlesbrough
4.6

Middlesbrough is located 37km to the north of the district and is readily accessible to local residents
particularly in the Stokesley area. The town centre retail offer reflects its sub-regional status with retail
provision located largely within three large managed shopping centres (Cleveland Centre, Hill Street
Centre and Captain Cook Square). The retail offer comprises a number of key stores including
Debenhams, House of Fraser and Marks and Spencer.
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4.7

Middlesbrough’s main retail park is Cleveland Retail Park which is located to the east of the town and
comprises a mix of both bulky and high street comparison retailers.

Darlington
4.8

Darlington is located around 27km north of Northallerton and is highly accessible via road (A1) and by
rail. The town’s retail offer is broadly in keeping with its sub-regional status and the town centre
comprises of two shopping centres (The Cornmill and Queen Street Mall). The town contains a Marks
and Spencer and a House of Fraser as department store anchors and a range of other mid-range
multiples such as Next and Topshop.

4.9

There have been long standing plans for new retail and leisure development within the town centre.
The Oval scheme which was expected to deliver 20,000m2 net additional retail including department
store, shops and a multiplex cinema was halted by the recession and is yet to come forward. There
are also plans for an extension to The Cornmill to provide floorspace for a new Debenhams
department store.

4.10 There is a new mixed use leisure development which has recently opened at The Feethams which
includes a Vue Cinema, Nandos and a Premier Inn as well as other well-known restaurant brands.
This development has enhanced the offer and profile of Darlington within the wider sub-region.
4.11 In addition the town has a series of bulky goods retail units located outside of the town centre as well
as a large Morrison’s, ASDA and Sainsburys.

Richmondshire District
Catterick Garrison
4.12 Catterick Garrison is the primary retail centre in Richmondshire and is located to the west of
Hambleton. The town lies within 13km of Bedale and 20km from Northallerton.
4.13 The town centre is purpose built and anchored by a large Tesco foodstore along with a smaller range
of shops. There are discount retailers (Aldi and Lidl) located outside of the town centre. A new town
centre development has recently opened in the town and this is expected to have significantly
enhanced the relative attraction of the town as a retail and leisure destination for local-residents living
in the north western parts of Hambleton District.

Scotch Corner
4.14 Two planning application have been submitted at Scotch Corner, both of which propose a significant
amount of Class A1 and A3 retail floorspace (along with associated development). These have have
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been called in by the Secretary of State for his own determination and were heard at a Public Inquiry
in May 2016.
4.15 The first application, for which Richmondshire District Council resolved to grant planning permission,
was for 23,381sq m of Class A floorspace, the majority of which is for Class A1 retail use (including
ground and mezzanine floorspace). The other Class A use was A3 floorspace of circa 2,000sq m.
4.16 The second application is smaller, at 16,178sq m with smaller ground and mezzanine floor areas but a
small increase in the amount of Class A3 floorspace.
4.17 Hambleton District Council has submitted objections to Richmondshire District Council to both of these
applications raising serious concerns over the proposed developments. The concerns can be
summarised as follows:
 The ability of the proposed developments to provide a type and scale of retail unit which would
compete with those similar retailers in Hambleton’s town centres, particularly Northallerton;
 Concern over the trading overlap between the goods sold from the proposed developments and
the retail offer of Hambleton’s high streets;
 The likely significant adverse impact of the proposed developments on the health of Northallerton
town centre; and
 The likelihood that the proposed developments will have a significant effect upon planned
investment in Northallerton town centre.

Stockton
4.18 Stockton is located 39km from Northallerton. The town centre has a reasonable department store offer
including Debenhams and Mark and Spencer however the rest of the town centre comparison offer is
limited.
4.19 The town boasts a significant concentration of retail parks with the most prominent being the Teeside
Shopping Park and Porttrack. Porttrack is more orientated towards bulky goods and Teeside Shopping
Park which is strategically located at the junction of the A19 and A66, serves a wide sub-regional
catchment given its extensive retail and leisure offer. Teesside Shopping Park also benefits from a
number of planning permissions for mezzanine floors within the existing units which has the potential
to increase the floorspace by some 6,825 sqm.
4.20 The main foodstores are the Morrison’s at Teeside Shopping Park and Tesco at Ingleby Barwick.

Harrogate
4.21 Harrogate is located to the south west of the district and serves an affluent, predominantly rural
catchment to the west of the A1(M). The town centre retail offer is circa 91,000 m2 and comprises a
mix of mainstream and high quality independent retail operators. The department store offer
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comprises Beales, Debenhams, Hoopers, M&S and Primark. Key fashion multiples include H&M,
River Island, Next and Topshop.
4.22

The town centre leisure offer includes an Odeon cinema as well as a variety of quality restaurants and
bars.

4.23

The main foodstore destination in Harrogate is Sainsbury’s. There is also a Tesco and an M&S Simply
Food.

Ripon
4.24

The town is located to the west of the district beyond the A1(M) and in relatively close proximity to
Bedale and Thirsk. The town centre comparison retail offer is relatively limited. The town does
however have a strong foodstore offer with Morrison’s, Sainsbury’s and Booth’s represented.

Ryedale
4.25

Ryedale District is located to the east of Hambleton. The main towns of Malton and Kirkbymoorside
serve relatively discrete rural hinterlands. The respective offer of the town centres is limited and
predominantly orientated towards daily convenience shopping.

Leeds
4.26

Significant enhancements to the retail offer within Leeds city centre have recently been delivered
through the Trinity scheme. This is to be complemented over the next few years by the Victoria Gate
scheme. These respective developments will strengthen the attraction of Leeds as the primary
shopping destination within the region; a brief description of the main emerging schemes is set out
below.

4.27

Leeds has a large amount of covered retail and leisure development including Leeds Trinity which
contains 120 retail units and a cinema and restaurant quarter. Victoria Gate is a redevelopment of the
old Eastgate Quarter it contains retail floorspace and a gym as well as other ancillary uses. The
scheme is being developed in two phrases and includes a John Lewis department store.

Summary
4.28

Hambleton is located close to a good range of higher order shopping and leisure locations which offer
a more comprehensive range of facilities. Their catchment areas will extend into Hambleton and will
draw trade from the District. The current retail market is moving towards consolidation into larger units
in larger centres so the relative growth in these larger surrounding centres needs to be monitored over
the plan period.
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5

OVERVIEW OF HAMBLETON’S CENTRES

5.1

The NPPF and PPG state that LPA’s should identify a network and hierarchy of centres which is
resistant to change. The Local Plan identifies the existing hierarchy of centres which includes the main
market towns. In order to create a clear picture of the current state of Hambleton’s centres vitality and
viability studies were undertaken and the full assessments are set out in Appendix 2.

5.2

The retail hierarchy of centres in Hambleton has been established in the Core Strategy, specifically
Policy CP14. This consists of:
 Main Town Centre; Northallerton
 Town Centre; Thirsk; and
 District Centres; Stokesley, Easingwold and Bedale

Objectives and Methodology
5.3

The vitality and viability assessments undertaken seek to;
 Analyse the role and function of each of the district’s centres including their position in the retail
hierarchy and ability to serve the local community in which they are located;
 Recommend what the overall key priorities for the centres in order to secure their long term vitality
and viability;
 Recommend alterations to centre boundaries and suggest potential development sites.

5.4

Upon the completion of the assessments recommendations have been made regarding the future
status of the centre within the retail hierarchy and the level of intervention and investment necessary
to support the centres and deliver a sustainable pattern of retailing and services for the local
community.

5.5

For the Centres a health check assessment has been undertaken. This is reflective of the limited
information which may be available for some centres. As a minimum the health check for the Centres
covers:
 diversity of uses
 proportion of vacant street level property
 observations on pedestrian flows
 accessibility
 perception of safety and occurrence of crime
 state of town centre environmental quality

5.6

The assessments were undertaken to analyse the role and function of each of the centres and their
ability to serve the local community in which they are located. In turn this allows recommendations to
be made as to the key priorities for these centres in order to secure their long term vitality and viability.
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5.7

These assessments also make a qualitative assessment of each of these centres however the studies
do not include a detailed assessment of shopping rents or yields or footfall, although overall
observation on pedestrian flows are noted. The assessments also include the views of customers and
business within the various centres, taken from the on street (Appendix 5) and business surveys
(Appendix 6) in order to understand the overall perceptions of the centres and any common issues
which could be addressed.

General Overview of Centres
5.8

Figure 3 below identifies the number of units in each of the Centres. The largest centres in terms of
the number of units are Northallerton and Thirsk with the other three centres Stokesley, Easingwold
and Bedale having under 100 units.
Figure 3: Number of Units in Centres

Number of Units
250
200
150
100
50
0
Northallerton

5.9

Thirsk

Stokesley

Easingwold

Bedale

Figure 4 below profiles the overall mix of town centre units by use class. On average over 50% of
occupied town centre units are within A1 retail use. It is noted that for Bedale, this is 80% of the
centre’s units.
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Figure 4: Occupied Units by Use Class in Centres
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5.10 A short summary of the vitality and viability assessments contained in Appendix 2 is provided below:

Northallerton
5.11 Northallerton is the regional centre which serves the wider district. The summary identifies that overall
the centre is healthy. There is a good variety of convenience and comparison uses which serve both
the local community and the wider catchment area. The centre does not contain larger national
multiples and does not have the vacant floorspace to accommodate them, although there does not
appear to be the demand.
5.12 The Tesco store and the new Marks and Spencer’s food store should be included in the primary
shopping area as these stores are currently or are expected to provide linked trips with the remainder
of the centre. The Sainsburys and ASDA should both remain on the edge of the centre as there is not
a contiguous run of retail units linking these stores to the existing centre. The overall town centre
boundary should remain unchanged.

Thirsk
5.13 Thirsk is the second largest centre within the district and lies 14km to the south of the regional centre
of Northallerton.
5.14 For the size of the centre its serves both a localised and wider catchment area well. However it lacks
larger national multiples and therefore cannot cater for all of the catchment areas retail requirements
although that would not necessarily be expected for a second tier centre within a district. In addition
given the results of the in centre surveys, there is a potential focus for the centre to increase its night
time economy.
GL Hearn
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5.15 The overall recommendation is that the town centre boundary, primary and secondary shopping areas
should remain unchanged.

Stokesley
5.16 Stokesley is a smaller centre within the district located in the northeast corner of the District. It is a
small market town and the primary shopping area is focused around the High Street opposite the
market square.
5.17 The centre contains some comparison and convenience uses to serve the localised catchment areas
day to day retail needs. However for larger national multiples and a wider comparison selection those
living in the area have to travel to a larger centre(s).
5.18 The centre contains a variety of tem rooms and cafes which appear to be popular with tourists and this
adds to the footfall and activity within the centre. The centre has successfully retained its traditional
feel and a lack of vacant units indicates it is popular with occupiers.
5.19 The overall summary is that the centre is healthy and the recommendation is that the centre’s
boundary and primary shopping frontage should remain unchanged.

Easingwold
5.20 Easingwold is a small market town in the south of the district 20km to the north of the city of York.
5.21 The centre provides the necessary services for a centre of its size and does contain some higher
quality independent retailers. However there are a number of residential uses within the centre which
leads to a lack of continuous retail frontage which reduces the centre’s retail focus. The centre does
contain some pubs and cafes however it lacks the ‘café culture’ feel which maybe appealing to tourists.
5.22 Overall it would not be possible to amend the boundaries to consolidate the retail offering due to the
layout of the centre and the location of residential properties. However careful consideration should be
given for further conversions to residential uses which may dilute the primary shopping area.
5.23 Overall the centre is considered healthy for a centre of its size.

Bedale
5.24 Bedale is a market town located to the west of the district. For the size of the centre (44 units) there is
appropriate convenience and comparison provision to serve its localised catchment as well as a small
tourist market. The centre lacks comparison provision in the form of clothes and other goods, but that
is not unexpected given the size of the centre and its proximity to Northallerton some 13km to the
north east.
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5.25 The general overview of the centre is that it is healthy for its size. The overall recommendation is that
the centre boundary and the primary shopping frontage should remain unaltered.

Other Service Centres
5.26 Given the rural catchment of Hambleton, there are a number of smaller scale centres which contain
some shopping provision, principally for local residents. The full settlement hierarchy is identified in
Figure 2 and is derived from the Audit of Village Services (2014).
5.27 From the results of the shopper survey a number of residents are using local facilities elsewhere in
including Colby Newham which sits outside of the district. Although there are a large number of other
smaller settlements identified in the settlement hierarchy, no other centres were identified as
significant shopping locations in the shopper survey
5.28 Although these are not identified as formal centres within the Core Strategy, small scale retail facilities
should be supported in order to preserve the local provision available for local residents.

Floorspace Thresholds for Impact Assessments
5.29 Paragraph 23 of the NPPF ensures that planning policies promote competitive town centre
environments. In order to achieve this local planning authorities should recognise town centres as the
heart of their communities and should support their viability and vitality. It also identifies that Local
Authorities should set policies for the consideration of proposals for main town centre uses which
cannot be accommodated in or adjacent to town centres and this can include a locally set floorspace
threshold for impact assesments.
5.30 The section above identifies a series of recommendations for the Centres currently identified in the
Core Strategy; in order to support their vitality and viability. This takes the form of a series of boundary
alterations.
5.31 Retail developments which are proposed on sites not located within the defined centres and are not in
accordance with the development plan should be supported by a retail analysis which considers the
potential for the proposal to be accommodated within a nearby centre and the impact that the proposal
would have upon nearby centres.
5.32 The relevant thresholds applicable will be advised in pre-application consultation with the Council and
this pre-application process will also inform the level of retail analysis detail required to be submitted.
The assessments should consider both the sequential approach to site selection and the potential
impact of the proposal upon the vitality and viability of existing centres.
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5.33 In advising the local floorspace thresholds consideration has been given to the existing health of the
existing centres in Hambleton and the continuing trend, particularly in food retailing to develop smaller
convenience stores. Such facilities if located in centres would bolster an existing centre generating
footfall and linked trips to other facilities. However where located outside an existing centre they can
attract trade from centres and harm both vitality and viability and the LPA should seek to avoid this.
5.34 In setting a locally appropriate threshold the PPG identifies that it will be important to consider the:
 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
5.35 An analysis has been undertaken on the scale of the existing units with the existing town and district
centres. Within Northallerton, the average size of a retail unit is 326sqm, with the average
convenience store 766sqm. For Thirsk the average size of a retail unit is 302sqm, with the average
convenience store around 700sqm.
5.36 In terms of the current proposals coming forwards for retail uses, the average size of a retail unit is
around 716sqm; however there is some large variation in this ranging from the 100sqm unit at
Breckenhouse Farm and the proposed Aldi at Sowerby Gateway (1,254sqm).
5.37 It is therefore essential that the impact of retail and leisure developments outside these centres are
given due consideration and appropriately tested as even modest levels of trade diversion can have
significant adverse impacts upon both vitality and viability of smaller centres.
5.38 In order to provide these centres additional protection from edge and out of centre proposals, it is
recommended that the impact threshold is set at 400 sqm, which is based on a blend of the existing
and proposed unit sizes. It is for this reason that the trend for smaller format convenience food stores
should be captured within centres and avoided or thoroughly tested outside of them

Summary
5.39 Overall the detailed vitality and viability assessment identifies that the centres identified in Hambleton
are all considered generally healthy and provide for the needs of local residents. In terms of
Northallerton the centre forms the focus of the retail provision for the district and it appears to be
performing well considering the rural catchment it serves and the surrounding larger centres to both
the north and the south of the district.
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5.40 The provision of foodstores is adequate in all centres, with the main foodstores in the district being
located in the larger centres of Northallerton and Thirsk. Elsewhere convenience provision is smaller
in scale serving a more localised catchment.
5.41 The vitality and viability assessment identify a potential alteration to the primary shopping area of
Northallerton, but this is principally to include edge of centre foodstores which are closely connected to
the remainder of the centre and which contribute to the overall health of the centre.
5.42 Outside of the formally identified centres, there is a range of smaller centre which provide for much
more localised needs, but none are of such a scale to warrant their inclusion in the overall hierarchy of
centre. Nevertheless their facilities should be supported wherever possible to ensure that some
provision is retained locally.
5.43 In order to provide these centres additional protection from edge and out of centre proposals, it is
recommended that the impact threshold is set at 400 sqm, which is based on a blend of the existing
and proposed unit sizes. It is for this reason that the trend for smaller format convenience food stores
should be captured within centres and avoided or thoroughly tested outside of them
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6

EXISTING SHOPPING AND LEISURE PATTERNS

6.1

In this section we review the headline results of the household telephone survey which was
undertaken to provide the background evidence base detailing existing shopping and leisure patterns
within the Study Area.

Survey Area
6.2

The study area, study zones and study sectors are shown on the Map at Appendix 1. This Study Area
Plan also identifies centres as currently designated in the Local Plan.

6.3

The study area which broadly reflects the district’s geography and its attraction. The overall study area
has been divided into 7 Study Zones. Study Zones 1-5 broadly comprise the Hambleton Council
administrative area: Zones 6 and 7 comprise the fringe areas to Hambleton and are an area which the
retail catchment is considered to reach.

Household Survey
6.4

In April 2016, NEMS market research undertook a 700 interview household telephone survey across
the Study Area (Appendix 7). The telephone survey was based upon the questionnaire used in the
previous Hambleton Retail Study (2014) updated to ask additional questions to provide a more fine
grain understanding of shopping and leisure patterns. The survey was sampled on the basis of
residents within postcode sectors and the number of interviews in each postcode reflects the number
of households and population in each of the 7 study zones.

6.5

The main purpose of the household survey was to establish usage patterns for the following broad
convenience, comparison and commercial leisure sectors:
 Main food shopping
 Top up food and grocery shopping
 Non food shopping (comparison goods), including;
-

Clothing and footwear
Furniture floor coverings
Books, stationery, CDs, DVDs, and recorded media
Glassware, tableware and jewellery
Electrical goods
Toys, sports and leisure goods

 Leisure activities, including;
GL Hearn

Health and fitness
Cinemas and theatres
Ten pin bowling
Visiting restaurants
Visiting pubs and bars
Playing bingo
Visiting casinos
Visiting night club
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6.6

Visiting indoor and outdoor activity centres

The survey also sought to establish on a zone by zone basis which was the nearest shopping centre,
high street, or retail park to the respondent’s home and the positive and negative characteristics of
that centre / location.

6.7

In connection with main food and grocery shopping, respondents were also asked how they travelled
to do their shopping, approximately how much they spend on their main food shopping and whether
on their main food shopping trip they linked a trip with another activity such as going to the bank, post
office, building society, getting petrol, shopping for other food items, shopping for non-food items or
using leisure or other service.

Food and Grocery Shopping Patterns Main Food Shopping (Question 1 and Question
6)
6.8

Large foodstores are the main destinations for respondents undertaking main food shopping trips
across the study area. The most popular stores used within Hambleton include Tesco, Thirsk (12.1%),
Tesco, Northallerton (8.4%) Sainsburys, Northallerton (5.1%) and Co-op, Bedale (4.4%) with the
second choice main responses including: Sainsburys, Northallerton (3.7%), Tesco, Northallerton
(3.6%) and Tesco, Thirsk (2.6%).
Table 1:

Main Food Shopping Locations (Q1 only)
2014
11.4%
7.6%
4.4%
4.9%

Tesco, Thirsk
Tesco, Northallerton
Sainsburys, Northallerton
Co-op, Bedale

6.9

2016
12.1%
8.4%
5.1%
4.4%

For the individual zones, the most popular stores are identified below.
Table 2:

Main Food Shopping – most visited stores in the zone (Q1 only)

Zone
Zone 1 - Northallerton
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Main Food Shopping
Location in the Zone
Tesco, Northallerton

Percentage
44%

Zone 2 - Thirsk
Zone 3 - Easingwold

Tesco, Thirsk
Co-op, long Street,
Easingwold

67%
9%

Zone 4 – Stokesley

Tesco Extra, Colby
Newham

24%

Zone 5 – Bedale

Co-op, Market Place,
Bedale

30%

Second choice
in the zone
Sainsburys,
Northallerton
Lidl, Thirsk
Co-op, Market
Street,
Easingwold
Co-op, High
Street,
Stokesley
Bedale District
Centre

Percentage
27%
13%
2%

12%

1%
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6.10 Outside the area, stores which have a significant attraction for main food shopping include Morrisons,
Malton (3.1%), Morrisons, Boroughbridge (2.6%) and Sainsburys, York (2.6%) (All Q1). For a second
choice answer the highest responses were Morrisons, Malton (1.3%) and Morrisons, Boroughbridge. It
is noted that 40.1% of respondents do not have a second choice for main food shopping.

Mode of Travel for Main Food Shopping (Question 2)
6.11 Across the whole of the study area, use of private car is the most popular mode of travel when
undertaking main food shopping (75.3%), with a further 9.9% travelling as a passenger in a car.
Walking is the third highest at 6.6%.
Table 3:

First and second choice modes of transport to main food store
First
Car 72%
Car 74%
Car 83%
Car 71%
Car 78%

Zone 1 - Northallerton
Zone 2 - Thirsk
Zone 3 - Easingwold
Zone 4 – Stokesley
Zone 5 - Bedale

Second
Walk 7%
Walk 11%
Walk 3%
Walk 7%
Walk 8%

Average Spend (Question 4)
6.12 The average spend on a main food shop was £69.15, with the highest average amount split between
£46-50 (10.6%) and £56-60 (10.7%). 12.4% of respondents did not know how much they spent.
Table 4:

Average Convenience Spend

Average Spend £46- £50
Average Spend £56-£60

2014
8.3%
9.8%

2016
10.6%
10.7%

Linked Trip Shopping (Question 4)
6.13 The shopper survey sought to understand whether the respondents undertook another activity when
main food shopping. The largest response to this answer was no at 52.9%. Of those who did
undertake another activity the most popular responses were: non-food shopping (12.9%), other food
shopping (8.3%) with 4.9% undertaking a main food shopping trip on the way to/from work.
Table 5:

First and second linked trip shopping visit (excluding don’t do)

Zone 1 - Northallerton
Zone 2 - Thirsk
Zone 3 - Easingwold
Zone 4 – Stokesley
Zone 5 - Bedale
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First
14% - non food shopping
15% - other food shopping
19% - non-food shopping
15% - non-food shopping
9% - non-food shopping

Second
8% - bars/café/restaurants
8% - non-food shopping
6% - non-food shopping
13% - other food shopping
7% - travelling to/from work/education
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Table 6:

Where is this other activity based?
Location
86% Northallerton
85% - Thirsk
18% - both Thirsk and Clifton Moor Retail Park
23% - Coulby Newham
24% - Bedale

Zone 1 - Northallerton
Zone 2 - Thirsk
Zone 3 - Easingwold
Zone 4 – Stokesley
Zone 5 - Bedale

Top up Food Shopping (Questions 7, 8, 10 and 11)
6.14 Top up food shopping trips are normally made to supplement main food shopping trips and are
therefore undertaken on a more frequent basis and will include the purchase of everyday staples such
as bread and milk.
6.15 There is no one single stand out destination for top up shopping as this generally is undertaken at the
nearest and most locally convenient location. The survey also identified some use of the main
foodstores for top up shopping, although this was on a par with the use of some of the smaller stores
within market towns within the district.
6.16 38.8% of respondents undertook a top up food shop 2 or 3 times a week with 32.6% doing one once a
week. In terms of travel 59.6% of respondents drive to undertake a top up shop, with 30.6% choosing
to walk.
6.17 Around 36% of people spend under £10 on these trips with 23.3% spending between £6-10 and
17.2% spending between £16-20.
Table 7:

Frequency of Top up Shopping Trips
2016
32.6%
38.8%

Once a week
Two or three times a week

6.18 For the individual zones, the most popular top up stores are identified below.
Table 8:

Top up Shopping – most visited by zone (Q7)

Zone 1 - Northallerton

Main Top up Food
Shopping location in
the zone
Tesco, Northallerton

Zone 2 - Thirsk

Tesco, Thirsk

28%

Zone 3 - Easingwold

CoOp, Easingwold

21%

Zone 4 - Stokesley

Co-op, High Street,
Great Ayton

19%

Zone 5 - Bedale

Co-Op, Market Place,
Bedale

50%

Zone
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Percentage
20%

Second top up
location in the
zone
Co-op,
Northallerton
Thirsk Town
Centre
Easingwold
District Centre
Co-op,
Springfield ,
Stokesley
Bedale District
Centre

Percentage
15%
15%
10%
14%

11%
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Non Food Shopping Patterns (Questions 12 to 20a)
6.19 Respondents were asked where they purchase a range of non-food goods. Within Hambleton,
Northallerton is the most popular destination for a range of comparison goods. Thereafter there is
some, but limited use of the other market towns. Given the location of the district with shopping
provision available in larger centres and at retail parks to the both the north and south, these
destinations are regularly used for non-food shopping purposes.
6.20 A brief overview of Northallerton’s non-food goods performance, in relation to the centres at York and
Darlington across a number of different goods categories is identified below:
Table 9:

Non-food Shopping Results

Centre

Clothing

Furniture

Books/DVDS

Glassware

Northallerton
York
Darlington

13.9%
18.6%
9.6%

22.1%
4.4%
6.6%

12.4%
5.6%
2.0%

12.0%
8.3%
4.6%

Bulky
Electrical
10.4%
2.4%
8.0%

Small
electrical
9.4%
3.1%
7.0%

Toys

DIY

3.6%
3.6%
2.9%

18.4%
2.6%
8.6%

6.21 The use of the internet and mail order is strong for certain components of the comparison goods
shopping sector. In particular the use of the internet for the purchase of books and stationery, CDs,
DVDs, and recorded media (Question 15) is high at around 30% overall for the study area and this is
reflected across all of the study zones. The use of the internet for the purchase of clothing and
footwear items (Question 13 at 9.1%) is less significant than for recorded media etc, however it is still
a reasonably substantial proportion compared to ‘bricks and mortar’ facilities, being the fourth most
popular choice after Northallerton, York and Darlington.
6.22 Is noted that there is a very low usage of click and collect facilities, probably reflecting the rural nature
of the authority and ease to have goods delivered at home.
6.23 Table 10 shows the percentage retention for each zone from each goods sector.
Table 10: % of Responses Within Each Zone

Zone 1 – Northallerton
Zone 2 – Thirsk
Zone 3 – Easingwold
Zone 4 – Stokesley
Zone 5 - Bedale
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Clothing

Furniture

35.0%
6.0%
1.0%
5.0%
6.0%

55.0%
32.0%
9.0%
9.0%
14.0%

Books/DVD
s
45.0%
37.0%
5.0%
16.0%
8.0%

Glassware
36.0%
11.0%
2.0%
4.0%
11.0%

Bulky
Electrical
43.0%
11.0%
9.0%
0%
36.0%

Small
Electrical
35.0%
10.0%
4.0%
0%
28.0%

Toys

DIY

13.0%
2.0%
1.0%
4.0%
10.0%

57.0%
22.0%
19.0%
35.0%
24.0%
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6.24 The table below identifies the most popular shopping destinations outside of the district for each sector.
Table 11: % of Responses Outside of the Zone
Clothing

Furniture

Books/
DVDs

Glassware

Bulky
Electrical

Small
Electrical

Toys

DIY

Zone 1 –

Darlington

Teeside Park

Middlesbrough

York

Teeside Park

Teeside Park

Teeside Park

Darlington

Northallerton

14%

4%

1%

4%

23%

28%

22%

10%

Second

York and

Stockton,

n/a

Multiple

Darlington 5%

Darlington 5%

Northallerton

Stockton 4%

choice

Teeside Park –

Darlington and

11%

Bedale – all

(first choice)
Locations 1%

12%

4%
Zone 2 –

York

Teeside Park

York

Northallerton

Northallerton

Northallerton

Thirsk (first

26%

8%

4%

11%

12%

14%

Second

Harrogate and

York 3%

Teeside Park

York 8%

Clifton Moor

Teeside Park

Clifton Moor,

York and

choice

Clifton Moor –

10%

11%

York &

Harrogate 3%

York 6%

Clifton Moore,
York

choice)

8%
1%

7%

Teeside Park,
Stockton
5%

Zone 3 –

York

Clifton Moore,

York

York

Clifton Moore,

Clifton Moore,

Clifton Moore,

Clifton Moore,

Easingwold

42%

York

18%

25%

York

York

York

York

37%

45%

28%

50%

York 7%

York 9%

Monks Cross

York 8%

(first choice)

23%

Second

Monks Cross

Choice

22%

Zone 4 –

Middlesbrough

Teeside Park

Middlesbrough

Middlesbrough

Teeside Park

Teeside Park

Stokesley

34%

16%

12%

11%

39%

45%

Second

Teeside Park

Stockton 14%

Teeside Park

Teeside Park

Stokesley

Stokesley

Choice

20%

and Coulby

9%

12%

15%

Zone 5 –

Harrogate 14%

York 13%

Clifton Moor 9%

Clifton Moor
13%

10%
Teeside 32%

Stokesley
30%

(first choice)
Stokesley 3%

Stockton 29%

Newham 6%
Bedale (first

Northallerton

Northallerton

Northallerton

Northallerton

Northallerton

Catterick

Northallerton

34%

18%

18%

10%

12%

Garison 6%

22%

Darlington 8%

Catterick and

York &

Teeside Park

Teeside Park

Catterick 5%

Darlington 5%

Clifton Moor 1%

Harrogate

8%

8%

choice)
Second

York 12%

Choice

3%

6.25 In terms of travel to these comparison goods facilities, 79.1% undertake this in a car, with a further
12.4% doing so as a passenger in a car.

Leisure Activities
6.26 The survey investigated the use of facilities for leisure and entertainment activities, to establish overall
participation rates for the various commercial leisure categories analysed. The table below sets out
the overall study area participation rates.

Study Area Participation (Question 25)
6.27 Below are the results of the leisure questions, in terms of those activities undertaken by the
respondents. This shows an increased use of the leisure facilities. It should be noted that the new
survey asked additional leisure use questions when compared to the survey used in the previous
Retail Study.
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Table 12: Shopper Survey – Leisure Responses
2014

2016

Health and Fitness

13.4%

19.3%

Cinema

48%

50.4%

Ten Pin bowling

N/A

10.6%

Restaurants

69.1%

72.1%

Pubs / Bars

50.1%

55.1%

Bingo

N/A

4.3%

Casinos

N/A

0.3%

Night Clubs

N/A

2.1%

Indoor/Outdoor activity centre

N/A

14.4%

6.28 With regard to health and fitness, the most popular location across the district are Hambleton Leisure
Centre (15.6) and Bedale Leisure Centre (8.9%). The main commercial gym operators were
represented by Bannatyne at Darlington (0.7%) and Coulby Newham (0.7%), both of which are
outside of the study.
6.29 With regard to cinema visits, the most popular location is Vue cinema, York (16.7%), followed by The
Station, Richmond (15.6%) and Empire, Caterick Garrison (13.9%), all of which are outside of the
district. Within the district the most popular cinema is The Ritz, Thirsk (10.5%)
6.30 For ten pin bowling the there are two main destinations being Hollywood Bowl, Stockton (44.6%) and
Clifton Moor, York (40.5%).
6.31 For restaurant, pub and bar visits, Northallerton is the main location of choice within the district,
although Thirsk and Bedale also a popular choices. Outside of the catchment York and Richmond are
the most popular locations.
6.32 Participation in bingo is low across the study area with 4.3% of respondents playing bingo. Bingo
facilities operated by Mecca Bingo and Gala Bingo are the most popular choices Darlington,
Middlesbrough and York) although 13.3% of respondents visit Thirsk.
6.33 Participation in casino activity is very low, just 0.3% of respondent households visiting Casino’s. This
probably reflects the lack of casino facilities within the district, with an equal split of one response each
for Leeds City Centre and York City Centre
6.34

When visiting a nightclub, the household survey results indicate that destinations outside of the
district are the most popular locations, with only 13.3% of respondents identifying Northallerton as a
nightclub location.
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7

THE NEED FOR ADDITIONAL RETAIL FACILITIES
Introduction

7.1

In this section we consider the need for additional floor space in Hambleton up to 2035.

7.2

The detailed retail capacity calculations are provided within Appendices 10 and 11. The methodology,
data input and results of the analysis are explained and summarised below. This quantitative analysis
is a theoretical exercise and the following section provides an interpretation of the theoretical analysis
to provide practical application of the capacity results.

7.3

The quantitative retail need work has considered the following matters:
 Existing and projected population within the study area;
 Consumer retail expenditure per head and total retail expenditure within the defined study area;
 Analysis of shopping market shares being claimed by centres and facilities within Hambleton (and
outside Hambleton) based upon household survey shopping patterns in 2016;
 An estimate of available consumer expenditure on convenience and comparison goods and the
growth in expenditure up to 2035 (and for the intervening years 2016, 2021, 2026, 2031 and 2035);
 Quantification of the convenience and comparison goods expenditure which is claimed by the
market towns and other centres and retail facilities beyond the authority;
 Retail capacity (quantitative need) results are expressed as theoretical expenditure shortfalls and
surpluses, (in both £ and sqm) providing indicative estimates for the amount of additional
convenience and comparison goods shopping turnover which can be supported during the study
period to 2035.

7.4

These retail capacity forecasts are provided on the basis of information and available evidence. We
consider that the data adopted and assumptions made provide a robust basis for the preparation of
short and medium term forecasting of retail floor space requirements. Whilst the development plan
documents which the Council are currently preparing have an end date of 2035, we consider that the
quantitative retail capacity estimates beyond 2026 and, in particular, 2031 and 2035, should be
regarded as providing only a very broad indication of potential growth and turnover capacity over that
time horizon.

7.5

In accordance with best practice and to ensure that the Council have an up to date and robust
estimate and forecasts upon which to make policy and development decisions, we consider that the
calculations should be monitored and updated periodically over the Local Plan period to take account
of updated data inputs when they become available and to include any implemented commitments
and new permissions which will alter current shopping patterns.

Study Area and Zones
7.6

In preparing this quantitative retail need assessment for Hambleton District Council we have adopted
a study area which broadly reflects the areas geography and its attraction. The overall study area has
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been divided into 7 Study Zones. Study Zones 1-5 broadly comprise the Hambleton administrative
area: Zones 6 and 7 comprise the rural area of the district to which the existing facilities have a
shopping influence
7.7

The study area, study zones and study sectors are similar to the areas analysed by the previous Retail
Study in order that some comparisons in shopper habits can be undertaken. The study area and study
zones are shown on the Map at Appendix 1 and is shown in figure 4 below.
Figure 5: Study Area

.

Population
7.8

The population of the study zones and study area for 2015 through to 2035 are set out in Table 1,
Appendix 8. This base population and the population projections for 2016, 2021, 2026, 2031 have
been obtained from Experian with the 2035 figure derived from the subnational population tables
(ONS 2012). These projections are based upon the 2011 Census and ONS mid-year estimates and
projections. The projections take account of demographic trends, including migration, mortality and
fertility rates, but do not have regard to local housing forecasts.

7.9

The Experian projection based population figures show relatively modest population growth across the
study zones over the study period rising from 171,462 to 176,497, a growth of 5,035.
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7.10 Within zones 1-5 the population growth is identified to be 3,636, which comapres favourably the data
from the SHMA which identifies that the population growth in Hambleton itself is likely to be closer to
3,641.

Expenditure
7.11 The expenditure data we have used in our model is derived from Experian Micromarketer which
provides information on average convenience and comparison expenditure per head by zone. The
base year for the retail model is 2014. Annual expenditure growth rates were then applied to these
figures (derived from Experian’s Retail Planner Briefing Note 13) (RPBN 13 to produce expenditure
per capita figures for 2016 (when the survey was undertaken) and the various assessment years
(2021, 2026 2031 and 2035).
7.12 All prices are set to a 2014 price base, being the year for which the latest expenditure per capita
figures from Experian are available. These per capita expenditure figures were then applied, per zone,
to the population projections to produce the total amount of available convenience and comparison
expenditure in 2016 and future assessment years.
7.13 Our approach has been to take the forecast figures for annual growth in expenditure as it is
considered that these take into account the predicted growth in expenditure rather than being based
on the previous cyclical nature of the economy and the significant growth in convenience and
comparison goods since the 1960’s and 70’s.
7.14 The product of study area population (Table 1) and expenditure per head (Table 2 and Table A)
provides an estimate of total consumer expenditure available within the study area. The available
expenditure for 2016, 2021, 2026, 2031 and 2035 is calculated within Table 3 (convenience goods)
and Table B (comparison goods).

Adjustments for Special Forms of Trading (SFT)
7.15 The household survey recorded residents’ use of the internet, mail order and markets for both
convenience and comparison goods shopping. This provides a current estimate of locally based SFT
but does not take into account of future changes.
7.16 Expectations as to how demand for retail floorspace will be affected by the rapid expansion of SFT
remains a key issue. Rather than remove SFT as a base position, given that it is likely to increase in
the near future, we have removed SFT at the appropriate levels as per the forecasts from Experian
(Figure 5 of RPBN 13).
7.17 The identified expenditure per capita (EPC) levels for convenience are flat with some contraction in
expenditure in the short term. Overall convenience expenditure will grow from £343.38m to £347.63m
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over the plan period. For Comparison goods expenditure is expected to rise from £610.24m to
£1,063.64m by 2035.

Market Shares
7.18 Survey responses directly inform the market share calculations. The survey established inter alia, the
locations which residents within the study area visited to undertake shopping for various broad
categories of goods, comprising food shopping (convenience goods) and component elements of nonfood (comparison goods) shopping.
7.19 The full results of the household survey are reproduced as Appendix 7 and a brief summary of the
shopping patterns are provided in Section 6.
7.20 For the retail capacity calculations the survey responses ‘varies’, ‘don’t know’ and ‘don’t buy’ have
been removed from the survey results and the results re-based. This adjustment has been made as
such responses do not enable all consumer expenditure to be allocated to retail centres or locations
7.21 With respect to convenience expenditure, an assumption of a 70:30% split has been adopted for main
food and top-up shopping. This has been selected to reflect retail trends and changing shopping
behaviour whereby more people are undertaking a greater number of smaller shopping trips thereby
increasing the proportion of ‘top-up’ shopping expenditure. This has then been analysed further by
splitting this expenditure 70% first choice and 30% second choice for both main and top up shopping.
7.22 For comparison shopping people were asked where they undertake various subcategories of
comparison shopping and their percentage responses (with don’t know/don’t do etc removed) were
applied to the proportion of total comparison spend in each subcategory. This is presented in tables
D1 to D8.

Retail Capacity Modelling
7.23 Having established the convenience and comparison shopping market shares of each of the retail
locations, the available expenditure within the study area for each of the study years is distributed to
centres/facilities on the basis of those market shares. This provides the implied or market share
turnover of these centres and retailing locations. These shares are based upon the 2016 shopping
patterns and in this theoretical capacity analysis those 2016 market share patterns are used as a base
to identify the trading position for stores and centres, using a constant market share for 2021, 2026,
2031 and 2035. This establishes the baseline position.
7.24 Given the difficulty in obtaining company average sales densities for all comparison stores in any
given area (due to the number of separate businesses involved and wide divergence in the
performance of individual operators), we assumed an equilibrium position at the base year (2016 in
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this case). This is a standard feature of quantitative comparison capacity modelling unless the retail
provision is clearly overtrading.
7.25 We have applied annual efficiency rates to benchmark sales densities, derived from Experian’s latest
briefing note Number 13 (Figures 4a and 4b).
7.26 The expenditure attracted to each centre/location over the study years to 2035 is provided within
Tables 6 to 11 for convenience shopping and Tables F to I for comparison goods shopping in
Appendix 8 and 9. This is projected forward using constant Market Share.
7.27 Overall and sector analysis of convenience goods (Table 12) and comparison goods (Table M) is
provided. This identifies the current Market Share, for Hambleton as a whole. For convenience goods,
where shopping patterns are more localised, Tables 12A-E identify the inflows and outflow levels from
the various sub-sectors for the various study years within Hambleton in order to provide a more fine
grained level of detail as to the flows of convenience expenditure.
7.28 Tables 13 (convenience) and K (comparison) identify the commitments which are yet to be
implemented and open for trading which are likely to have an effect upon Hambleton. This identifies
their anticipated overall trading performance based on company average levels, as well the level of
trade expected to be drawn from Zones 1-5, which broadly equates to Hambleton, and trade drawn
from outside of Hambleton.
7.29 It should be noted that the commitments do not include the substantial retail and leisure proposal at
Scotch Corner. If this scheme is allowed by the Secretary of State at appeal then it will have an
implication for trading patterns in Hambleton and especially Northallerton which would need to be
assessed at the relevant time.
7.30 The capacity or need for additional convenience shopping is reviewed within Table 12 on a district
wide basis and at Tables 12A-E for the 5 Zones within Hambleton (Zones 1-5). Tables 12A-E are
provided to understand in more detail the more localised impact of commitments and what it may
mean to convenience shopping and the level of need within the zones.
7.31 For comparison goods, this figure is only presented on a global basis given the likelihood for
comparison trips to be undertaken on a wider basis. This is provided in Table M (Appendix 9).

Floorspace Capacity
7.32 To assist with interpretation of these theoretical results, this next section provides a review of the level
of market share; provides an overview of how planned commitments may affect future need and in
order to determine how appropriate it is to seek to plan for any change to existing market shares. This
would be primarily through the introduction of additional retail floor space but could also be affected by
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qualitative improvements to existing centres or indeed re classifying centres to perform different roles
in the future.
7.33 In accordance with the methodology set out above, it is advisable that floorspace capacity projections
beyond 2026 to be treated with a significant degree of caution due to the increasing propensity for
longer range forecasts to be less accurate. We recommend that this capacity exercise be re-run at five
year intervals, and that the Council monitor key modelling inputs such as population growth,
expenditure growth, new development in competing centres and the vitality and viability of the market
towns.
7.34 The calculations of existing turnover figures for all retail destinations have been derived from the
survey results taking account of expected changes in estimated population and expenditure levels.
7.35 The borough-wide floorspace capacity forecasts for convenience should be treated as a general
indication of quantitative need rather than maximum or minimum floorspace targets. It should also be
noted that failure to meet identified need or invest in the existing retail provision can lead to loss of
market share over time. The capacity floorspace figures below are based on constant market shares
as per standard retail modelling methodology; this does not take into account fluctuations in market
share that may transpire as new developments come on-line with the potential to affect shopping
habits.
7.36 When considering the capacity calculations, a surplus of consumer expenditure (i.e. an implied market
share turnover which is above benchmark turnover) points to overtrading and a potential need for
additional floorspace whilst a deficit of consumer expenditure (i.e. implied turnover which is below
benchmark turnover) suggests that either existing facilities are performing poorly (undertrading) or that
there is too much retail floor space in a location. In either circumstance, there is no theoretical
quantitative need for additional floorspace. However where centres are performing poorly this may be
due to qualitative retail issues, which if addressed would improve trading performance.

Convenience Goods Capacity
7.37 The projections show that the population in the survey area is expected to grow by 5,035 by 2035.
When a combination of spend per capita and forecast growth rates is applied to these population
figures it is calculated that the total pool of available convenience expenditure in the survey area will
grow from £343.38 million in 2016 to £347.63 million by 2035 (an increase of £4.25 million).
7.38 Overall the convenience goods within Hambleton (broadly Zones 1-5) trade at £158.94million, which
equates to a market share of around 46%.

This is an increase from the 41% market share of

Hambleton’s facilities in the previous retail study. This is split between in centre and out of centre
stores as per Table 6 below:
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Table 13: Hambleton Overall Convenience Market Share
Total Available Convenience
Expenditure (£m)
Market Share
Convenience Turnover In Main
Centres (£m)
Convenience Turnover elsewhere in
Hambleton (£m)

2016

2021

2026

2031

2035

343.38

344.14

346.73

348.09

347.63

46%
138.20

46%
138.50

46%
139.54

46%
140.09

46%
139.91

21.20

21.25

21.41

21.49

21.46

7.39 One can calculate the volume of headroom (i.e. the expenditure that could support new retail
floorspace) by comparing these anticipated turnover levels against the potential turnovers at
benchmark sales densities.
7.40 This also needs to be compared with the commitments in Hambleton. Table 13 identifies that there is
some 3,412 sqm (net) of convenience floorspace approved within Hambleton, which has a trading
potential of around £32.29m. Of this it is anticipated that around £27.39 would be drawn from facilities
within Hambleton, with the remainder being drawn from outside of the authority. This is presented in
Table 14 below:
Table 14: Hambleton Overall Convenience Floorspace Capacity
2016

2021

2026

2031

2035

Growth in trading Turnover (£m)
Capacity pre-commitments (£m)

159.40
0.00

158.13
1.62

157.81
3.14

157.81
3.77

157.81
3.56

Turnover of Commitments (£m)
Residual Expenditure (£m)
Benchmark Sales Density (£ per sqm)
Floorspace Capacity (sqm)

27.39
-27.39
11,170
(2,452)

27.17
-25.55
11,159
(2,290)

27.12
-23.98
11,148
(2,151)

27.12
-23.35
11,137
(2,096)

27.12
-23.56
11,125
(2,118)

7.41 If an assumed sales density of £11,170 per sqm of new convenience floorspace (grown from 2016
using the floorspasce productivity figures from RPBN 13) is applied to these residual figures, based
upon the average of the ‘big 4’ operators, then the forecast expenditure growth will be unable to
support any additional convenience floorspace over the plan period.
7.42 A more fine grained analysis of the capacity position is presented for the convenience element of this
study, given the more localised shopping patterns for convenience goods. Thereafter further analysis
of both Northallerton and Thirsk Zones is provided as both of these zones are subject to ongoing
convenience proposals, namely an M&S Simply food and Aldi. In addition the development at
Easingwold is also discussed.
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7.43 The table below presents the overall zonal needs at the end of the plan period. This is presented on
the basis of a constant market share approach and taking into account the commitments which draw
trade from the relevant zones. The base information and the figures for the intervening years are
presented in Tables 13A-E of Appendix 8.
Table 15: Zonal Convenience Needs in 2035
Northallerton

Thirsk

Easingwold

Stokesley

Bedale

Benchmark turnover (£m)

£52.91

£40.69

£11.03

£28.33

£12.43

Growth in Expenditure precommitments (£m)

£1.79

£1.22

£0.33

£0.60

£0.29

Turnover of commitments
(£m)

£6.04

£8.01

£12.14

£0.40

£0.54

Residual Expenditure (£m)

-£4.25

-£6.79

-£11.81

£0.21

-£0.25

Benchmark sales density
(£ per sqm)

£11,125

£11,125

£11,125

£11,125

£11,125

Floorspace capacity (sqm)

(382)

(610)

(1,062)

19

(22)

7.44 This shows that overall there is only a very small amount of quantitative need, which equates to
19sqm net floorspace in Stokesley. This is an insufficient amount to warrant the specific allocation of
additional floorspace in the Stokesley Zone. The remainder of the zones show negative capacity.

Zone 1 - Northallerton
7.45 The survey results reveal that the convenience provision in Northallerton has an 83% market share
from the Northallerton survey area and a total turnover £64.66 million in 2016. Of this Northallerton
town centre has a turnover of £48.64m, which equates to an overall market share of around 75%
when compared to the previous retail study this is an increase in market share of 74.8% overall. This
is shown below:
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Table 16: Convenience Inflows and Outflow Zone 1
2016

2021

2026

2031

2035

£64.75
83%
£48.64

£65.16
83%
£48.95

£65.91
83%
£49.52

£66.35
83%
£49.85

£66.27
83%
£49.78

£4.81

£4.84

£4.89

£4.93

£4.92

Retention plus Inflows

£11.21
£64.66

£11.23
£65.02

£11.31
£65.72

£11.36
£66.13

£11.34
£66.05

Outflow - study area
Outflow - Rest/Outside Study Area
Outflow - Total

£6.81
£4.49
£11.30

£6.86
£4.52
£11.37

£6.94
£4.57
£11.50

£6.98
£4.60
£11.58

£6.97
£4.59
£11.57

Total Expenditure Available
Market Share
Total Turnover/Expenditure Drawn to
Northallerton
Expenditure drawn to other stores in Zone
1
Inflow - From Rest Of Study Area

7.46 Convenience floorspace in Northallerton is currently trading around £7,600 per sqm which is what
would be expected for a centre of this size given the blend of both national and local retailers.
However the list of commitments within this zone, including the new and extended M&S Simply Food
will absorb all expenditure growth in Northallerton over the plan period on a constant market share
basis.
7.47 It should be remembered that these schemes currently coming forwards will alter the trading patterns
in the individual zones, so the market share should be revisited once stable trading patterns have
been established.

Zone 2 - Thirsk
7.48 Table 17 reveals that the overall convenience provision in Thirsk has a 79% market share from the
Thirsk survey area, which equates to a total turnover £41.1m million in 2016. This is again a small
increase in market share from the 77.4% in the previous study.
Table 17: Convenience Inflow and Outflow Zone 2
2016

2021

2026

2031

2035

Total Expenditure Available
Market Share
Total Turnover/Expenditure Drawn to Thirsk
Inflow - From Rest Of Study Area

£42.17
79%
£33.18
£7.92

£42.36
79%
£33.33
£7.96

£42.83
79%
£33.70
£8.01

£43.11
79%
£33.92
£8.04

£43.06
79%
£33.87
£8.03

Retention plus Inflows

£41.10

£41.28

£41.71

£41.96

£41.91

Outflow - Study Area
Outflow - Rest/Outside Study Area
Outflow - Total

£2.68
£6.31
£8.99

£2.70
£48.52
£51.21

£2.73
£49.05
£51.78

£2.74
£49.38
£52.12

£2.68
£49.31
£52.00

7.49 Convenience floorspace in Thirsk is currently trading around £4,750 per sqm which is only slightly
below what would be expected for a centre of this size and provision. Nevertheless this is not a
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turnover figure which would cause any particular concern, especially given its relatively strong market
share.
7.50 The main commitment in Thirsk is at Sowerby Gateway, which includes a range of units, including an
Aldi store. Clearly this wider development will change shopping patterns in this zone and it is also
located outside of Thirsk town centre. On a constant market share basis and given the commitments,
there would be no quantitative need for additional retail floorspace within the Thirsk Zone.
7.51 What we would recommend is that the trading impact of the wider Sowerby Gateway scheme is
re-assessed once settled trading patterns have been established to consider its impact on this zone’s
market share and also the trade drawn from Thirsk town centre.

Zone 3 - Easingwold
7.52 Market share of the Easingwold zone is currently 28%, which indicates a turnover of the zone of
around £11.25m. This market share level reflects the lack of a main supermarket for bulk shopping
purchases, but given the size of the settlement the shortage of a supermarket of such scale is not
unexpected. This is a decrease in market share from the 36.7% identified in the previous study,
principally this is accounted for by a decrease in market share of the Co-op, Long Street, down from
21.3% to 16.2%.
Table 18: Convenience Inflow and Outflow Zone 3
2016

2021

2026

2031

2035

£39.60
28%
£10.90

£39.76
28%
£10.95

£39.92
28%
£10.99

£40.06
28%
£11.03

£40.01
28%
£11.02

Retention plus Inflows

£0.34
£11.25

£0.34
£11.29

£0.35
£11.34

£0.35
£11.38

£0.35
£11.36

Outflow - study area
Outflow - Rest/Outside Study Area

£4.04
£24.66

£4.05
£64.52

£4.07
£64.78

£4.08
£65.01

£4.08
£64.92

Total Expenditure Available
Market Share
Total Turnover/Expenditure Drawn
Easingwold
Inflow - From Rest Of Study Area

to

7.53 The commitments in this zone include the proposed 2,094 sqm foodstore at Easingwold, as it is still an
extant planning permission which could still be implemented. If it were to come forward it would have
an overall turnover of £16.38m, which would exceed the overall turnover of stores currently within
Zone 3. Nevertheless it is understood that this proposal will not come forward as no operator could be
attracted and this probably reflects the scale of this settlement and the need it generates. It is also
understood that the site is currently subject to a current planning application for residential.
7.54 On the basis of a constant market share and taking this commitment into account there would be no
quantitative requirement for additional convenience floorspace within the Easingwold Zone. If this
commitment were not to be implemented then there would still be no quantitative requirement for
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additional floorspace over the plan period, given the small growth in expenditure over the plan period
and the trade which will be lost to commitments in other zones.

Zone 4 - Stokesley
7.55 Market share of the Stokesley zone is currently 56% which indicates a turnover of the zone of around
£12.22m. The market share reflects the two large supermarkets within the zone alongside a limited
provision of small format convenience stores.
Table 19: Convenience Inflow and Outflow Zone 4
2016

2021

2026

2031

2035

Total Expenditure Available
Market Share
Total Turnover/Expenditure to Stokesley
Turnover to other stores/centres in Zone 4
Inflow - From Rest Of Study Area

£50.70
56%
£12.22
£16.39
£0.77

£50.73
56%
£12.23
£16.40
£0.77

£51.12
56%
£12.32
£16.53
£0.77

£51.34
56%
£12.37
£16.60
£0.77

£51.27
56%
£12.36
£16.58
£0.77

Retention plus Inflows

£29.38

£29.40

£29.62

£29.75

£29.71

Outflow - Study Area
Outflow - Rest/Outside Study Area
Outflow - Total

£2.49
£19.60
£22.09

£2.49
£19.61
£22.10

£2.51
£19.76
£22.27

£2.52
£19.85
£22.36

£2.51
£19.82
£22.33

7.56 This is a significant increase in market share when compared to the 35.8% previously. This reflects
the inclusion of the Tesco at Colby Newham. On a like for like basis with the previous study the
market share would be 32.6%, which would result in a negative capacity of 4sqm over the plan period.
7.57 There are no planned commitments in this zone and until 2026 there is no capacity for an increase in
convenience floorspace. The capacity over the plan period is limited to approximately 19sqm and
therefore is not considered significant. On the basis of a constant market share there would be no
quantitative requirement for additional convenience floorspace within the Stokesley Zone.

Zone 5 - Bedale
7.58 Market share of the Bedale zone is currently 41% which indicates a turnover of the zone if around
£10.30m. The market share reflects the lack of convenience provision within the zone and its proximity
to the district’s main centre of Northallerton. This is a slight increase from the 39.9% in the previous
study, but reflects an increase in Bedale town centre market share from 3.2% previously to 8.5% now.
This is shown below:
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Table 20: Convenience Inflow and Outflow Zone 5
2015

2020

2025

2032

2035

£25.08
41%
£10.30

£25.16
41%
£10.33

£25.29
41%
£10.38

£25.38
41%
£10.42

£25.35
41%
£10.41

Retention plus Inflows

£2.26
£12.55

£2.27
£12.60

£2.30
£12.68

£2.31
£12.73

£2.31
£12.72

Outflow - Study Area
Outflow - Rest/Outside Study Area

£10.22
£4.57

£10.25
£29.74

£10.30
£29.90

£10.34
£30.00

£10.33
£29.96

Outflow - Total

£14.78

£39.99

£40.20

£40.34

£40.29

Total Expenditure Available
Market Share
Total Turnover/Expenditure Drawn
Bedale
Inflow - From Rest Of Study Area

to

7.59 There are no planned commitments in this zone and there is no capacity for an increase in
convenience floorspace. On the basis of a constant market share there would be no quantitative
requirement for additional convenience floorspace within the Bedale Zone.
7.60 The general overview between the trading performance of stores from the 2014 and 2016 studies is
presented below.
Table 21: Zonal Overview
Zone

Main
food
2014

Top up
2014

Overall
2014

%

Main
food
2016

Top up
2016

Overall
2016

%

Zone 1
Zone 2
Zone 3
Zone 4
Zone 5

£40.51
£26.04
£6.26
£6.87
£4.69

£12.61
£7.9
£6.26
£10.16
£5.32

£53.12
£33.95
£12.53
£17.14
£10.02

74.8
71.4
36.7
35.8
39.8

£31.23
£22.27
£2.06
£13.20
£4.47

£18.13
£10.87
£7.48
£12.04
£6.79

£64.66
£41.10
£11.25
£29.38
£12.55

83
79
28
56
41

Notes:

Colby Newham stores included in GL Hearn study in Zone 4
Store turnovers not directly comparable due to different price bases of the studies

Comparison Capacity Modelling
7.61 The combination of population and expenditure growth is expected to increase comparison
expenditure from £552.97m in 2016 to £1,063.64 by 2035. This is an uplift in total available
comparison expenditure across the survey area over the plan period of £510.67m, which equates to a
92% growth.
7.62 Overall Hambleton has a 28% market share of available expenditure and a total turnover of £153.91m
in 2016 from the survey area. This does not include any inflow of expenditure. This is expected to
grow to £294.04m. This is a slight increase from the overall retention of 26.6% identified in the
previous study.
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7.63 The level of out flow of expenditure to other facilities outside of Hambleton is expected to grow from
£399.10m in 2016 to £767.60m by 2035 on a constant market share basis. The overall market shares
and inflows/outflows of expenditure is identified in Table 22 below:
Table 22: Comparison Market Share
Expenditure Available
Expenditure retained in Hambleton
Market Share
Outflow - outside of Hambleton

2016

2021

2026

2031

2035

£552.97
£153.91
28%
£399.10

£627.50
£174.65
28%
£452.85

£740.34
£206.06
28%
£534.28

£922.67
£256.81
28%
£665.86

£1,063.64
£296.04
28%
£767.60

7.64 The comparison commitments within the catchment are identified in Table L of Appendix 9. This
includes the comparison elements of the foodstores identified in the convenience section, and also
solely comparison proposals. There is currently 2,315 sqm of comparison floorspace approved within
Hambleton, which is expected to turnover at £12.48m, of which £10.56m is expected to be drawn from
Hambleton. It should also be noted that there is a significant commitment at Teesside Retail Park for
the installation of a series of mezzanine floors, which could potentially add an additional 6,825 sqm of
comparison floorspace. This has the potential to trade around £20.48m, of which it is anticipated that
just over £2m would be drawn from the survey area.
7.65 To assess the level of capacity potentially available to support new floorspace, the retained
expenditure (calculated on the basis of constant market shares) is compared against an estimate of
the potential trading turnover to grow annually by a floorspace efficiency rate as derived from the
Experian Retail Planner Briefing Note 13 and removing the trade already ‘claimed’ by commitments.
7.66 In order to turn this quantity of expenditure into a floorspace figure, the comparison turnover of
Northallerton (£108.07m) is divided by the amount of floorspace (12,142sqm from Appendix 9) to
provide an indicative floorspace turnover figure of £8,900 per sqm. This is presented in Table 23
below:
Table 23: Potential Comparison Capacity in Hambleton
2016

2021

2026

2031

2035

Growth in trading Turnover
Capacity pre-commitments

153.91
0.00

171.59
3.06

189.27
16.79

208.97
47.84

226.19
69.85

Turnover of Commitments
Residual Expenditure
Benchmark Sales Density
Floorspace Capacity

12.61
-12.64
8,900
(1,417)

14.06
-11.00
9,923
(1,108)

15.51
1.29
10,945
118

17.12
30.72
12,084
2,543

18.53
51.32
13,080
3,924

7.67 A decision as to where any capacity would best be allocated should take into consideration the
aspirations for the growth and development of individual centres.
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7.68 The table clearly shows that the turnover of commitments will absorb the projected growth in available
expenditure until 2026 when £1.29m of residual expenditure will be in a position to support 118 sqm of
additional net comparison floorspace.
7.69 This capacity will grow to 2,543 sqm by 2031 and to as much as 3,924 sqm by 2035. However, it is
advisable that capacity figures beyond 2026 be treated with a high degree of caution, and that the
retail capacity modelling exercise be revisited in 2021, in line with planning policy guidance.
7.70 Unlike the convenience capacity modelling exercise, capacity has not been examined in detail on a
centre by centre basis but instead overall capacity has been modelled on a district-wide basis.
Nevertheless in order to provide some indication as to the level of retention in 2016 and the two main
locations where trade is lost to is presented below:
Table 24: Sector trade retention for comparison goods
Trade
retention
on the
zone
(£m)

Zone

Retention
%

Northallerton

55.6

54.5%

Thirsk
Easingwold

15.0
4.0

22.5%
6.1%

Stokesley

12.8

14.6%

7.7

19.0%

Bedale

1st location out of the
zone
Teesside Park, Sandown
Way, Stockton-on-Tees
Northallerton
Clifton Moor Retail Park,
Stirling Road, York
Teesside Park, Sandown
Way, Stockton-on-Tees
Northallerton

Trade
(£m)

2nd location
out of the
zone

Trade
(£m)

20.8

Darlington

7.8

14.4
24.5

York
York

9.8
19.6

33.3

Middlesbrough

17.8

12.3

Darlington

3.0

7.71 In order to consider the individual market shares for the zones, the results of the previous retail study
are presented below:
Table 25: Zonal trade retention for comparison goods
Zone
Northallerton
Thirsk
Easingwold
Stokesley
Bedale

Retention
27.5%
7.3%
1.6%
0%
0%

7.72 It should be noted that the updated shopper survey which forms the evidence base to this retail study
asked a different set of questions. This in some respects may explain some of the different market
shares between the two studies.

Summary
7.73 The projections show that the population in the survey area is expected to grow by 5,035 by 2035.
When a combination of spend per capita and forecast growth rates is applied to these population
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figures it is calculated that the total pool of available convenience expenditure in the survey area will
grow from £343.38 million in 2016 to £347.63 million by 2035 (an increase of £4.25 million).
7.74 The overall convenience market share for Hambleton is 46%, which when a constant market share
approach is used and the growth in productivity in floorspace in factored in to the benchmark turnover,
indicates a capacity (pre commitments) of £3.55m over the plan period to 2035.
7.75 When the existing commitments, which are anticipated to drawn around £27.39m from the catchment
area (in 2016), are factored in, there is no quantitative capacity to support additional convenience
floorspace over the plan period.
7.76 When convenience capacity is considered on a zonal basis there is only a very small amount of
quantitative need, which equates to 19sqm net floorspace in Stokesley. This is an insufficient amount
to warrant the specific allocation of additional floorspace in this Zone. The remainder of the zones
show negative capacity given the existing commitments
7.77 What GL Hearn recommend is that the trading implications of commitments are revisited once stable
trading patterns have been established to understand the overall impact of the commitments and the
scope for additional retail floorspace from a quantitative perspective.
7.78 In terms of comparison goods the combination of population and expenditure growth is expected to
grow from £552.97m in 2016 to £1,063.64 by 2035. This is an uplift in total available comparison
expenditure across the survey area over the plan period of £510.67m, which equates to a 92% growth.
7.79 Overall Hambleton has a 28% market share of available expenditure and a total turnover of £153.91m
in 2016 from the survey area. This is expected to grow to £296.04m by 2035. Using a constant market
share approach the level of capacity before commitments is identified at £69.85m.
7.80 Once commitments have been included, there is no quantitative comparison need until 2026 when
£1.29m of residual expenditure will be in a position to support 118 sqm of additional net comparison
floorspace.
7.81 This capacity will grow to 2,543 sqm by 2031 and to as much as 3,924 sqm by 2035. However, it is
advisable that capacity figures beyond 2026 be treated with a high degree of caution, and that the
retail capacity modelling exercise is revisited in 2021, in line with planning policy guidance.
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8

THE NEED FOR ADDITIONAL COMMERCIAL LEISURE USERS
Introduction

8.1

This section assesses the need and potential for commercial leisure uses within the Hambleton
Council area. We have considered the potential for improving the provision of a range of commercial
leisure uses including cinema/multiplex, ten pin bowling, bingo, casinos, nightclubs, private health and
fitness clubs, restaurants, pubs and bars and outdoor and indoor activity centres

District Wide Catchment Potential
8.2

The Study Area adopted for our retail and leisure study has a population of around 171,860 people in
2016 rising to some 176,497 people by 2035. The Study Area covers all of Hambleton Council’s
administrative area and in addition covers adjacent centres such as Catterick, Richmond and
Helmsley. Beyond the Study Area there are a number of other larger centres such as York,
Middlesbrough and Leeds and further afield, other regional centres such as Newcastle. In addition,
Hambleton’s attractive market towns and proximity to the Yorkshire Dales National Park mean that it is
a visitor and tourist destination.

8.3

In general, commercial leisure facilities will draw the main part of their trade from residents living within
a twenty minute drive time of facilities. In addition, major leisure facilities such as multiplex cinemas
and ten pin bowling centres, family entertainment centres etc. require large catchment populations and
often benefit from locating in town centre locations with significant customer draw or co-locating with
retail facilities on out of centre parks.

8.4

In general terms, whilst it is possible to assess the need for future requirements for commercial leisure
facilities, the assessment criteria and methodologies are less sophisticated than the methodologies in
place to assess retail capacity. As a consequence, whilst we explore in this section the potential need
for additional commercial leisure facilities, we would stress that quantitative and qualitative need is
very much demand led, with operators seeking out potential opportunities where there is a perceived
shortfall or competitive advantage. We therefore consider that Hambleton Council should be alive to
and monitor operator demand.

The Cinema Market
8.5

Within Hambleton Council’s administrative area there are only two cinemas neither of which are large
multiplexes:
 The Forum, Northallerton; and
 Ritz Cinema, Thirsk

8.6

Outside the council’s administrative area there is a multiplex cinema at Middlesbrough Leisure Park,
Harrogate, Teeside Park, Stockton and Clifton Moor Leisure Park.
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8.7

The Household Telephone Interview Survey indicates that around 55% of respondents in the study
area visit cinemas. With the highest proportion of respondents visiting The Station Cinema, Station
Yard Richmond (25%), Empire Cinema, Catterick Garrison (18%) and Vue, Clifton Moor Leisure, York
(12%).

8.8

Overall, based on the results of the Household Survey, the retention rate for cinema visits within the
district is calculated to be 12%.

8.9

The approach taken by consultants to the assessment of quantitative need in the leisure sector is less
well developed than the assessment of need in the retail sector. Accordingly there are a number of
different assessment methodologies which could be used to assess the level of current cinema
provision and also the need for further provision.

8.10 The recent Competition Commission assessment of Cineworld’s takeover of City Screen considered
the cinema industry including the types of cinema, economics, geography as well as competition.
8.11 Paragraph 7 of the Competition Commission report identified that the market for a cinema is based on
20-minute isochrones; with paragraph 5.13 specifically stating that “the parties told us that outside
London, a 20-minute drive-time broadly accorded with industry practice for multiplexes. In planning
openings of new multiplexes, Cineworld often used a drive-time of 20 minutes to determine the optimal
location of a site”.
8.12 The study area broadly accords with a 20-minute drivetime and Experian identify a population of
176,497 people by 2035. Currently there are 10 cinema screens in the study area. The UK average for
cinema provision (Dodona research) is 6.1 screens per 100,000 people. Using this to calculate the
need for the study area, a requirement of 10.7 screens is required. On this basis provision within the
study area is considered adequate.
8.13 Another method would consider the number of screens which would be supported by the catchment.
This compares the catchment with the average cinema visits per person (2.7) to provide a ‘cinema
population’. This is then divided by the average screen attendance in the UK of approximately 45,000.
This is identified below:
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Table 26: Cinema Population in 2035
2035
20 mins Drive time Population

176,497

Average cinema attendance per person

2.7

Hambleton ‘cinema population’

476,541

Average Screen Attendance

45,000

Number of screens required

10.6

8.14 Overall, the current cinema density within Hambleton and the wider study area is broadly in line with
the average screen density in the UK. Furthermore, the current number of screens in the study area is
commensurate with the number of screens which would be supported by the population in the
catchment. Accordingly, there is sufficient cinema provision in Hambleton and there is no need to
provide further cinema provision over that already provided.

Private Health and Fitness Clubs
8.15 Within Hambleton Council area and the wider study area, there is a lack of main commercial gym
operators. The provision comes from smaller privately and Council owned facilities.
8.16 The average national membership rates for gyms is currently around 12%; however the average
participation rate in Hambleton is slightly higher at 19.6%, indicting around 33,685 active users against
an average of 20,623 users.
8.17 Assuming the retention rate being maintained at 19.6% throughout the plan period, then there could
be 34,593 gym users, or an additional 908 participants. On the basis of around 1,500 members per
club, this indicates that additional provision may be required over the plan period, although it may be
insufficient for one additional facility.
8.18 It is not possible to be clear as to where this need for health and fitness facilities arises spatially.
Rather, gym operators seek locations with good accessibility (car and public transport), car parking,
daytime working populations and evening/weekend custom. As such Northallerton would be a prime
locational choice.

Ten Pin Bowling
8.19 Within Hambleton there is no ten pin bowling provision. Just outside the study area, Hollywood Bowl in
Stockton is the most popular choice (48%) followed by Tenpin York at Clifton Moor, York (36%).
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8.20 The household survey indicates that participation within the study area on ten-pin bowling is around
10.6%. Applying the existing participation rate to the study area population in 2035 indicates that there
are approximately 18,700 ten-pin bowlers within the study area.
8.21 Applying the benchmark UK average of approximately one lane per 12,000 people to the ten pin
bowlers in the study area in 2035, indicates the requirement for 1.6 lanes.
8.22 This requirement would be insufficient to warrant the investment in providing bowling lanes within
Hambleton. It is likely that this provision will continue to be lost to surrounding bowling destinations
including the Hollywood Bowl in Stockton which has 26 lanes and Tenpin York which has 28 lanes.

Bingo
8.23 Hambleton and the wider study area does not have any Bingo provision. The most popular location to
play Bingo in the Mecca Bingo, York (40%) followed by the Gala Bingo, Darlington (9%).
8.24 The household telephone survey indicates that the playing of bingo has a participation rate of
approximately 4.3% across the study area. The current UK visitation rate is around 5%. On the basis
that the household survey will have recorded ‘normally’ or regular players of bingo, it suggests that
bingo playing in the Hambleton study area is aligned with the level of regular bingo play in the UK.
8.25 Although there is no Bingo venues located within the study area, there is insufficient demand and
enough provision elsewhere to meet the current need.

Casinos
8.26 The household survey results indicate that casino participation within the Hambleton study area is
below 1%. There are no casinos within the study area and 73% of respondents said that they go to a
Casino in York.
8.27 Given the low participation within the study area and the Gambling Act restrictions placed upon the
development of new casinos, it is considered that there is no scope for additional casino provision to
serve the district over the study period. Indeed, the casino market is heavily regulated and controlled
by the Gambling Act rather than the Planning Act.

Nightclubs
8.28 Within the study area, the household survey indicates that less than 5% of households will visit
nightclubs. The most popular location is York (28%) followed by Newcastle (23%). Within the study
area 5% visit nightclubs in Northallerton.
8.29 There is no prescribed formula to understand the future requirements for nightclubs within a study
area. Rather it is a qualitative assessment and must have regard to the demand for new nightclub
GL Hearn

Page 64 of 80

Hambleton Retail and Leisure Study, October 2016
Hambleton District Council

premises by nightclub operators. Our leisure demand analysis from both EGI and Focus do not
indicate that there are any current requirements for nightclub uses within the Hambleton area.

Bars and Restaurants
8.30 Within the study area, the household survey indicates that approximately 75% of households regularly
visit restaurants and around 60% of households also visit bars and pubs. Richmond and Northallerton
are the most popular destinations for visiting restaurants with Richmond, Northallerton and York being
popular for pubs and bars.
8.31 Estimates of leisure based spending are provided by Experian. They estimate that the spend per head
in restaurants, cafes and bars/pubs in the study area varies between around £1,149 per annum to
£1,407 depending on the survey zone (Appendix 10).
8.32 In context, the national spend per head which is £1,097. Advice from Experian (Retail Planner Briefing
Note 13) indicates that the short term growth in leisure spending is around 2.7% per annum falling to
around 1.4% per annum over the longer term. The expenditure per head in the leisure sector plus
annual growth can be applied to the projected population in the study area to establish the projected
growth in spending on restaurants, cafes, bars and pubs over the study period.
8.33 As there is little growth in the population expected by ONS and the growth in expenditure is low, the
additional expenditure generated by residents in the catchment is around £73.04m between 2016 and
2035 (Appendix 10).
8.34 There is no publicly available information on trading efficiency or the ability of food and drink operators
to absorb expenditure growth. If it is assumed 25% of the expenditure growth would support new
facilities, with the remainder flowing to existing units, larger centres and leisure complexes, this leaves
around £18m of expenditure generated in the catchment to support new food and drink businesses.
8.35 As the food and drink sector has a diverse range of operators and turnovers it is necessary to take an
approximate average turnover for the sector as a whole. Applying £1m as a national sector average
suggests that in very broad terms there is potential for around 18 new food and drink outlets in
Hambleton by 2035, although this could be substantially higher when the inflow of trade is fully
considered or if a substantial restaurant/bar quarter is considered a focus for any centre. However,
class A3 to A5 operators are opportunistic and whilst they will have target towns and locations, they
will take a commercial view on any opportunities arising and will compete for premises where they
match their requirements.
8.36 The Council should be aware that any town centre developments coming forward will be likely to
include an element of A3 to A5. The Council should monitor this, but in terms of enhancing dwell times
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and facilitating an evening and night time economy, these uses should be supported in suitable
locations. The Northallerton prison site may a suitable location to accommodate a proportion of the
need generated in Hambleton.
8.37 Elsewhere additional bar and restaurant uses should be supported within town and district centres to
help diversify uses and to enhance dwell times into the evening.

Outdoor and Indoor Activity Centres
8.38 Within the study area 19% of participants use indoor or outdoor activity centres. Northallerton is the
most popular location for this leisure use followed by Dalby Forest. As this is a relatively new and
emerging market there may be potential to increase provision within the area. However this would be
operator led.

Conclusions on Leisure Need
8.39 Hambleton has a limited range and choice of commercial, leisure, entertainment and cultural facilities
and this reflects rural nature and character of the smaller market towns. Residents in the study area
have relatively good access to leisure and entertainment facilities but these are typically outside the
study area.
8.40 Cinema provision within the study area is considered to be good, as demonstrated above. Accordingly
there is no quantitative need to actively seek new provision in Hambleton.
8.41 In terms of health and fitness additional provision may be required over the plan period, although it
may only be sufficient for one additional facility. Nevertheless gym operators seek locations with good
accessibility

(car

and

public

transport),

car

parking,

daytime

working

populations

and

evening/weekend custom, therefore Northallerton would be a prime locational choice.
8.42 The requirement in bowling lanes equates to 1.6 lanes which insufficient to warrant the investment
within Hambleton. It is likely that this provision will continue to be lost to surrounding bowling
destinations outside of Hambleton.
8.43 Although there is no Bingo venues located within the study area, there is insufficient demand and
enough provision elsewhere to meet the current need.

This is also the case for casinos where

participation rates is low at 1% such that there is no scope for additional casino provision to serve the
district over the study period. Indeed, the casino market is heavily regulated and controlled by the
Gambling Act rather than the Planning Act. Nightclubs are again operator driven and there is no
identified demand in Hambleton.
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8.44 In terms of bars and restaurants the catchment is anticipated to generate an additional expenditure of
around £73.04m between 2016 and 2035. If it is assumed that 25% of the expenditure growth is
captured by new facilities, with the remainder flowing to existing units, larger centres and leisure
complex, this leaves around £18m of new expenditure generated in the catchment to support new
food and drink businesses. Applying £1m as a national sector average suggests the potential for
around 18 new food and drink outlets in Hambleton by 2035.
8.45 However, class A3 to A5 operators are opportunistic and whilst they will have target towns and
locations, they will take a commercial view on any opportunities arising and will compete for shop
premises where they match their requirements.
8.46 The Council should be aware that any town centre developments coming forward will be likely to
include an element of A3 to A5. The Council should monitor this, but in terms of enhancing dwell times
and facilitating an evening and night time economy, these uses should be supported in suitable
locations. The Northallerton prison site may a suitable location to accommodate a proportion of the
need generated in Hambleton.
8.47 Finally outdoor leisure is an identified growing market, but this is generally operator led, such that
there is no requirement to allocate additional sites.
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9

SUMMARY AND CONCLUSIONS

9.1

GL Hearn has been commissioned by Hambleton District Council to undertake a review of the future
retail and commercial leisure needs of the District Council’s administrative area up to 2035. The study
is to understand how the existing facilities serve the district’s residents and what potential there is to
plan for any additional facilities over the study period.

9.2

The Study is to provide a quantitative assessment of comparison and convenience goods shopping
and leisure uses in Hambleton to meet the requirements of the National Planning Policy Framework.
The primary purpose of the Study is to provide the evidence base for the Local Plan and other LDF
documents. The Study will also assist in making informed decisions on retail development proposals
within Hambleton and will inform the Council’s response to any retail applications which come forward.

Context to Retailing in Hambleton
9.3

In terms of its wider context Hambleton is located close to a good range of higher order shopping and
leisure locations which offer a more comprehensive range of facilities. Their catchment areas will
extend into Hambleton and will draw trade from the District. The current retail market is moving
towards consolidation into larger units in larger centres so the relative growth in these larger
surrounding centres needs to be monitored over the plan period.

9.4

The national trend analysis illustrates how adaptive and innovative the retail sector has been in
responding to changing market conditions and how quickly new formats are introduced to capitalise on
opportunities. The retail market is generally entering a period of significant change where the potential
of the internet and e-retailing will be realised and given the polarisation in the retail sector with national
multiples dominating, larger centres with critical mass will become more dominant at the expense of
smaller town centres.

9.5

In this context, there will be specific and localised impacts for Hambleton town centres. The district is
located between two large sub-regional centres (York to the south, Teeside to the north) and it is
therefore likely to be difficult to attract the larger scale retailers and leisure operators necessary to
deliver a step-change in the performance of the centres. There is also a large scale retail and leisure
proposal subject to call-in by the Secretary of State which needs to be closely monitored.

9.6

Aside from the regional centre of Northallerton, which serves a wider catchment area, the main market
towns serve a highly localised catchment. The strategy moving forward should therefore be to
distinguish each centre from the higher order retail locations located outside of the district by
emphasising each town individual character and selling points focusing on the local independent offer,
quality of place and heritage assets.
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Policy Context
9.7

The emerging Hambleton Local Plan will provide an overarching strategy and development principles
for the city until at least 2035. Currently the adopted development plan for Hambleton District
principally comprises the Core Strategy (2007) and Development Management Policies DPD (2008).
These policies have been superseded by the publication of National Planning Policy Framework in late
March 2012.

9.8

The study will therefore review and make policy suggestions as per the requirements of the NPPF set
out above in order to form a new local plan.

9.9

The relevant adopted Core Strategy (2007) identifies a hierarchy of town and district centres, which
includes:
 Main Town Centre; Northallerton
 Town Centre; Thirsk; and
 District Centres; Stokesley, Easingwold and Bedale.

9.10 Paragraph 23 of the NPPF ensures that planning policies promote competitive town centre
environments. In order to achieve this, local planning authorities should recognise town centres as the
heart of their communities and should support their viability and vitality. Council’s should define a
network and hierarchy of centres that is resilient to anticipated economic changes.
9.11 The Guidance places importance on ensuring the vitality and town centres and paragraph 2b-00120140306 states that Local Authorities should plan positively for town centres to generate local
employment, promote beneficial competition within and between town centres and create attractive,
diverse places where people want to live and work. To ensure town centres are planned positively for,
Local Planning Authorities should assess and plan to meet the needs of main town centre uses in full.

Overview of Centres in Hambleton
9.12 Overall the detailed vitality and viability assessment identifies that the centres identified in Hambleton
are all considered generally healthy and provide for the needs of local residents. In terms of
Northallerton the centre forms the focus of the retail provision for the district and it appears to be
performing well considering the rural catchment it serves and the surrounding larger centres to both
the north and the south of the district.
9.13 The provision of foodstores is adequate in all centres, with the main foodstores in the district being
located in the larger centres of Northallerton and Thirsk. Elsewhere convenience provision is smaller
in scale serving a more localised catchment.
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9.14 The vitality and viability assessment identify a potential alteration to the town centre boundary and
include the M&S Simply Food and the Tesco which are closely connected to the remainder of the
centre and which contribute to the overall health of the centre within the primary shopping area of
Northallerton.
9.15 Outside of the formally identified centres, there are a range of smaller centre which provide for much
more localised needs, but none are of such a scale to warrant their inclusion in the overall hierarchy of
centre. Nevertheless their facilities should be supported wherever possible to ensure that some
provision is retained locally.

Existing Shopping Patterns in Hambleton
9.16 In April 2016, NEMS market research undertook a 700 interview household telephone survey across
the Study Area (Appendix 7). The study area broadly reflects the City’s geography and its attraction.
The overall study area has been divided into 7 Study Zones. Study Zones 1-5 broadly comprise the
Hambleton Council administrative area
9.17 The telephone survey was based upon the questionnaire used in the previous Hambleton Retail Study
(2014) updated to ask additional questions to provide a more fine grain understanding of shopping and
leisure patterns. The survey was sampled on the basis of residents within postcode sectors and the
number of interviews in each postcode reflects the number of households and population in each of
the 7 study zones.
9.18 Large foodstores are the main destinations for respondents undertaking main food shopping trips
across the study area. The most popular stores are identified below:
Table 27: Main Food Shopping Locations

Tesco, Thirsk
Tesco, Northallerton
Sainsburys, Northallerton
Co-op, Bedale

2014

2016

11.4%
7.6%
4.4%
4.9%

12.1%
8.4%
5.1%
4.4%

9.19 In terms of top up shopping there is no one single stand out destination for top up shopping as this
generally is undertaken at the nearest and most locally convenient location. The survey also identified
some use of the main foodstores for top up shopping, although this was on a par with the use of some
of the smaller stores within market towns within the district.
9.20 Respondents were asked where they purchase a range of non-food goods. Within Hambleton,
Northallerton is the most popular destination for a range of comparison goods. Thereafter there is
some, but limited use of the other market town.
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9.21 A brief overview of Northallerton’s non-food good performance, in relation to the centres at York and
Darlington across a number of different goods categories is identified below:
Table 28: Non-food Shopping Results
Bulky

Small

Electrical

electrical

12.0%

10.4%

5.6%

8.3%

2.0%

4.6%

Centre

Clothing

Furniture

Books/DVDS

Glassware

Northallerton

13.9%

22.1%

12.4%

York

18.6%

4.4%

Darlington

9.6%

6.6%

Toys

DIY

9.4%

3.6%

18.4%

2.4%

3.1%

3.6%

2.6%

8.0%

7.0%

2.9%

8.6%

9.22 In term of leisure patterns, below are the results of the leisure questions. Overall this shows an
increase in the use of the leisure facilities when compared to the previous Retail Study. It should also
be noted that the new survey asked additional leisure use questions when compared to the survey
used in the previous Retail Study to understand the potential for wider leisure uses to be planned for in
Hambleton.
Table 29: Shopper Survey - Leisure Responses
2014

2016

Health and Fitness

13.4%

19.3%

Cinema

48%

50.4%

Ten Pin bowling

N/A

10.6%

Restaurants

69.1%

72.1%

Pubs / Bars

50.1%

55.1%

Bingo

N/A

4.3%

Casinos

N/A

0.3%

Night Clubs

N/A

2.1%

Indoor/Outdoor activity centre

N/A

14.4%

The Overall Need for Additional Retail Uses
9.23 The projections show that the population in the survey area is expected to grow by 5,035 by 2035.
When a combination of spend per capita and forecast growth rates is applied to these population
figures it is calculated that the total pool of available convenience expenditure in the survey area will
grow from £343.38 million in 2016 to £347.63 million by 2035 (an increase of £4.25 million).
9.24 The overall convenience market share for Hambleton is 46%, which when a constant market share
approach is used and the growth in productivity in floorspace in factored in to the benchmark turnover,
indicates a capacity (pre commitments) of £3.55m over the plan period to 2035.
9.25 When the existing commitments, which are anticipated to draw around £27.39m from the catchment
area, are factored in, there is no quantitative capacity to support additional convenience floorspace
over the plan period.
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9.26 When convenience capacity is considered on a zonal basis there is only a very small amount of
quantitative need, which equates to 19sqm net floorspace in Stokesley. This is an insufficient amount
to warrant the specific allocation of additional floorspace in this Zone. The remainder of the zones
show negative capacity given the existing commitments
9.27 GL Hearn recommends that the trading implications of commitments are revisited once stable trading
patterns have been established to understand the overall impact of the commitments and the scope
for additional retail floorspace from a quantitative perspective.
9.28 In terms of comparison goods the combination of population and expenditure growth is expected to
grow from £552.97m in 2016 to £1,063.64 by 2035. This is an uplift in total available comparison
expenditure across the survey area over the plan period of £510.67m, which equates to a 92% growth.
9.29 Overall Hambleton has a 28% market share of available expenditure and a total turnover of £153.91m
in 2016 from the survey area. This is expected to grow to £294.04m by 2035. Using a constant market
share approach the level of capacity before commitments is identified at £69.85m.
9.30 Once commitments have been included, there is no quantitative comparison need until 2026 when
£1.29m of residual expenditure will be in a position to support 118 sqm of additional net comparison
floorspace.
9.31 This capacity will grow to 2,543 sqm by 2031 and to as much as 3,924 sqm by 2035. However, it is
advisable that capacity figures beyond 2026 be treated with a high degree of caution, and that the
retail capacity modelling exercise is revisited in 2021, in line with planning policy guidance.
9.32 A more detailed town summary is provided below:

Northallerton
9.33 The overall vitality and viability assessment considered that centre is healthy. There is a good variety
of convenience and comparison uses which serve both the local community and the wider catchment
area. The centre does not contain larger national multiples and does not have the vacant floorspace to
accommodate them, although there does not appear to be the demand.
9.34 Typically respondents drive to undertake main food shopping trips (72%), although 7% do walk. When
on that main shopping trip, 49% only undertake that single activity, although 14% also undertook a
non-food shopping and 8% visited cafes/bars/restaurants.
9.35 The survey results reveal that the convenience provision in Northallerton has an 83% market share
from the Northallerton survey area and a total turnover £64.66 million in 2016. Of this Northallerton
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town centre has a turnover of £48.64m, which equates to an overall market share of around 75%
when compared to the previous retail study this is an increase in market share of 74.8% overall.
9.36 In terms of the primary shopping area, it is recommended that the residential units on Elder Road to
the east of the centre should be removed from the centre and the Tesco store and the new Marks and
Spencer’s food store included. The Sainsburys and ASDA should both remain on the edge of the
centre and there is not a consistent run of retail units linking these stores to the existing centre.
9.37 The overall convenience capacity for Northallerton is identified below:
Table 30: Convenience Capacity - Northallerton
Convenience
Floorspace (with
commitments)
(sqm)

2016

2021

2026

2031

2035

-546

-474

-408

-376

-382

Thirsk
9.38 The vitality and viability assessment identifies that for the size of the centre its serves both a localised
and wider catchment area well. However it lacks larger national multiples and therefore cannot cater
for all of the catchment areas retail requirements.
9.39 Within Thirsk, 74% of respondents visited their main store by car. Thirsk also had the highest number
of respondents’ main food shopping being undertaken on foot at 11%, following which, unsurprisingly,
85% of respondents visited Thirsk itself for other goods an services
9.40 Given the results of the in centre survey, a possible focus for the centre could be to increase its night
time economy. The town centre boundary should be extended to include the Tesco and Lidl and both
of these stores draw people into the centre. However the primary shopping frontage should remain the
same. The centre is considered healthy and thriving.
9.41 Thirsk has a 79% convenience market share from the Thirsk survey area, which equates to a total
turnover £41.1m million in 2016. This is again a small increase in market share from the 77.4% in the
previous study. The current market shares would produce the following convenience capacity
requirement over the plan period:
Table 31: Convenience Capacity - Thirsk
Convenience
Floorspace (with
commitments)

GL Hearn

2016

2021

2026

2031

2035

-724

-673

-627

-605

-610
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Stokesley
9.42 The centre contains comparison and convenience uses to serve the localised catchment areas day to
day retail needs. However for larger national multiples and a wider comparison selection those living in
the area will have to travel to a larger centre(s). The centre contains a variety of tea rooms and cafes
which appear to be popular with tourists. The centre has successfully retained its traditional feel and a
lack of vacant units indicates it is popular with occupiers. The centre boundary and primary shopping
area should remain unchanged.
9.43 Stokesley had the highest number of respondents visiting their main food store in a car (83%), along
with the lowest level of walking to stores (3%). It is also interesting to note that Stokesley had the
highest average spend or this main food shop at £76.82, which must reflect the higher level of car use.
Linked trip shopping in Stokesley is also more varied that other zones with respondents not only
identifying food and non-food shopping, but also getting petrol (4%), visiting the Post Office/bank (3%)
and cafes/bars/restaurants at 2%.
9.44 The Convenience market share of the Stokesley zone is currently 56% which indicates a turnover of
the zone of around £12.22m. The market share reflects the two supermarkets within the zone
alongside a limited provision of small format convenience stores.
Table 32: Convenience Capacity - Stokesley
Convenience
Floorspace (with
commitments)

2016

2021

2026

2031

2035

-1,098

-1,081

-1,071

-1,063

-1,062

9.45 It is noted that this is a significant increase in market share when compared to the 35.8% identified in
the previous study; however this reflects the inclusion of the Tesco at Colby Newham in the GL Hearn
study. On a like for like basis market share would be 32.6% and would result in a negative capacity of
4sqm over the plan period.

Easingwold
9.46 The centre provides the necessary services for a centre of its size and does contain some higher
quality independent retailers. However the amount of residential uses within the centre leads to a lack
of continuous retail frontage which reduces the centres retail focus. The centre does contain some
pubs and cafes however it lacks the café culture feel which maybe appealing to tourists.
9.47 Due to the layout of the centre and the spread of residential properties it contains it would not be
possible to amend the boundaries to consolidate the retail offering. However careful consideration
should be given for further conversions to residential uses within the primary shopping area.
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9.48 Easingwold had the lowest level of car visits to undertake main food shopping at 71%, but the highest
level of customers being passengers in friends/relatives cars (15%). Easingwold also had the lowest
level of average spend at main food shopping visits at £64.03 and also the highest level of
respondents (57%) who do not undertake a linked trip at the time of a main food shopping.
9.49 The convenience market share of the Easingwold zone is currently 28%, which indicates a turnover of
the zone of around £11.25m. This market share level reflects the lack of a main supermarket for bulk
shopping purchases, but given the size of the settlement the shortage of a supermarket is not
unexpected. This is a decrease in market share from the 36.7% identified in the previous study,
principally this is accounted for by a decrease in market share of the Co-op, Long Street, down from
21.3% to 16.2%. Projecting the current market share forwards would identify a need for the following
convenience floorspace:
Table 33: Convenience Capacity - Easingwold
Convenience
Floorspace (with
commitments)

2016

2021

2026

2031

2035

-36

-14

11

22

19

Bedale
9.50 For the size of the centre there is appropriate convenience and comparison provision to serve the
localised catchment area as well as a small tourist market. The centre lacks comparison provision in
the form of clothes and other goods potentially due to the size of the centre and its proximity to
Northallerton some 13km to the north east.
9.51 The centre boundary should be extended to include the run of units to the north of Emgate and those
opposite to meet the church to the north and take advantage of the whole market square as these
already contain a variety of town centre uses. However the primary shopping area will remain the
same.
9.52 For the Bedale respondents, travel to main food shopping by car is relatively high at 78% and it also
had the second highest average main food spend at £75.95. Interestingly, Bedale had the highest
number of main food shopping trips delivered within Hambleton.
9.53 The convenience market share of the Bedale zone is currently 41% which indicates a turnover of the
zone if around £10.30m. The market share reflects the lack of convenience provision within the zone
and its proximity to the district’s main centre of Northallerton. This is a slight increase from the 39.9%
in the previous study, but reflects an increase in Bedale town centre market share from 3.2%
previously to 8.5% now.
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Table 34: Convenience Capacity - Bedale
Convenience
Floorspace (with
commitments)

2016

2021

2026

2031

2035

-48

-35

-25

-21

-22

9.54 It is noted that some of the convenience market shares are low, especially when compared to the
higher order centres of Northallerton (83%) and Thirsk (79%). In some respects it is not unexpected
given the range of provision in more rural areas.
9.55 There is however only limited potential to significantly increase the shares given that some areas and
their main settlements are of an insufficient scale to attract larger scale convenience store investment
to capture more main shopping visits to stem some of the outflow of expenditure. Nevertheless if
suitably located proposals come forwards during the plan period which would enhance the centres and
assist in raising market shares, they should be supported.

The Need for Additional Leisure Uses
9.56 Hambleton has a limited range and choice of commercial, leisure, entertainment and cultural facilities
and this reflects rural nature and character of the smaller market towns. Residents in the study area
have relatively good access to leisure and entertainment facilities but these are generally outside the
study area.
9.57 Cinema provision within the study area is considered to be good, as demonstrated in sections 8.5 –
8.14. Accordingly there is no quantitative need to actively seek new provision in Hambleton.
9.58 In terms of health and fitness additional provision may be required over the plan period, although it
may only be sufficient for one additional facility. Nevertheless gym operators seek locations with good
accessibility

(car

and

public

transport),

car

parking,

daytime

working

populations

and

evening/weekend custom, therefore Northallerton would be a prime locational choice.
9.59 The requirement in bowling lanes equates to 1.6 lanes which insufficient to warrant the investment
within Hambleton. It is likely that this provision will continue to be lost to surrounding bowling
destinations outside of Hambleton.
9.60 Although there is no Bingo venues located within the study area, there is insufficient demand and
enough provision elsewhere to meet the current need.

This is also the case for casinos where

participation rates is low at 1% such that there is no scope for additional casino provision to serve the
district over the study period. Indeed, the casino market is heavily regulated and controlled by the
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Gambling Act rather than the Planning Act. Nightclubs are again operator driven and there is no
identified demand in Hambleton.
9.61 In terms of bars and restaurants the catchment is anticipated to generate an additional expenditure of
around £73.04m between 2016 and 2035. If it is assumed that 25% of the expenditure growth is
captured by new facilities, with the remainder flowing to existing units, larger centres and leisure
complex, this leaves around £18m of new expenditure generated in the catchment to support new
food and drink businesses. Applying £1m as a national sector average suggests the potential for
around 18 new food and drink outlets in Hambleton by 2035.
9.62 However, class A3 to A5 operators are opportunistic and whilst they will have target towns and
locations, they will take a commercial view on any opportunities arising and will compete for shop
premises where they match their requirements.
9.63 The Council should be aware that any town centre developments coming forward will be likely to
include an element of A3 to A5. The Council should monitor this, but in terms of enhancing dwell times
and facilitating an evening and night time economy, these uses should be supported in suitable
locations. The Northallerton prison site may be a suitable location to accommodate a proportion of the
need generated in Hambleton.
9.64 Finally outdoor leisure is an identified growing market, but this is generally operator led, such that
there is no requirement to allocate additional sites.

Draft Policy Recommendations
9.65 In terms of the assessment of applications the NPPF identifies that local planning authorities should
apply a sequential test to planning applications for main town centre uses that are not in an existing
centre and are not in accordance with an up-to-date Local Plan. It then goes on to identify that the
when assessing applications for retail, leisure and office development outside of town centres, which
are not in accordance with an up-to-date Local Plan, local planning authorities should require an
impact assessment if the development is over a proportionate, locally set floorspace threshold (if there
is no locally set threshold, the default threshold is 2,500 sq m).This should include assessment of:
 the impact of the proposal on existing, committed and planned public and private investment in a
centre or centres in the catchment area of the proposal; and
 the impact of the proposal on town centre vitality and viability, including local consumer choice and
trade in the town centre and wider area.
9.66 In order that it is consistent with national policy, as required by paragraph 182 of the NPPF, it is
recommended that any future retail and leisure policies should be in accordance with the framework.

GL Hearn

Page 77 of 80

Hambleton Retail and Leisure Study, October 2016
Hambleton District Council

Hierarchy of Centres
9.67 The NPPF clearly identifies that Council’s should define a network and hierarchy of centres that is
resilient to anticipated economic changes. The centre hierarchy identified in policy CP14 of the
adopted Core Strategy (2007) is clearly still relevant and these centres should be supported as the
main retailing locations within Hambleton.
9.68 This is supported by the vitality and viability assessments undertaken as part of this Retail Study. This
identified that the centres identified in Hambleton are all considered generally healthy and provide for
the needs of local residents.
9.69 The Policy goes on to identify that “Retail and other town centre development of a scale appropriate to
these roles will be supported in each Principal Service Centre or Service Centre, provided that
development respects the character of the environment of the centre, including its special architectural
and historic interest and assists in maintaining its existing retail function”. This element should also be
supported and retained in any future policy, although it is noted that scale is no longer a retail test
identified in the NPPF. Therefore the references to scale should be removed from any future policy
(including CP4).

Identify Centre Boundaries
9.69.1

In terms of Policies CP14, DP20 and DP21 it is recommended that the boundaries referred to are
amended to reflect the alterations identified in Section 5 of this Study. These relate to:
 Northallerton – remove the residential units on Elder Road to the east of the centre. It is also
recommended that the Tesco store and the new Marks and Spencer’s food store are included in
the primary shopping area.

Allocate a Range of Suitable Sites
9.70 The main development opportunity in Hambleton which has been identified is the Northallerton Prison
Site. The existing Northallerton Development and Design framework identified a series of commercial
and leisure options for the now vacant prison site include;
 Leisure Led – a leisure complex to include uses such as cinema and restaurants;
 Retail and Residential Led – Hotel with family pub and restaurant, retained prison buildings and
higher density residential courtyard;
 Mixed Use – Hotel with family pub and restaurant, retained prison buildings and 15,000 – 20,000
sq ft food store;
 Emerging preferred option – Hotel within family pub and restaurant, retained prison building and
15,000 – 20,000 sq ft food store.
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9.71 Although it is not recommended that the boundary of the town centre is extended to cover the Prison
site, it is an edge of centre opportunity, which should be supported where appropriate town centre
uses are proposed as identified in the masterplan.

Potential for a Local Threshold
9.72 The scope for additional retail facilities over the plan has been calculated in sections 9.3 – 9.31. This
identifies that there is no overall need for additional retail floorspace to be allocated from a quantitative
perspective.
9.73 The Northallerton Development and Design Masterplan does identify a preferred option which includes
a medium size foodstore. Northallerton currently benefits from small scale convenience stores
operated by both national and local operators and larger scale foodstores operated by Tesco,
Sainsburys and Asda.
9.74 In terms of a potential qualitative improve to foodstore provision within Northallerton it would be
recommended that this foodstore is occupied by a discounter foodstore such as Aldi, Lidl or Netto,
who are all active in acquiring new sites. For a centre of the size of Northallerton, it would be expected
that it would benefit from a full range of supermarket provision, including a discount offer.
9.75 In this respect it is noted that for smaller scale centre Thirsk will soon have both a Lidl and an Aldi
store, albeit only one larger foodstore (Tesco).
9.76 From a Comparison perspective, once commitments have been included, there is no quantitative
comparison need until 2026 when £1.29m of residual expenditure will be in a position to support 118
sqm of additional net comparison floorspace.
9.77 This capacity will grow to 2,543 sqm by 2031 and to as much as 3,924 sqm by 2035. However, it is
advisable that capacity figures beyond 2026 be treated with a high degree of caution, and that the
retail capacity modelling exercise is revisited in 2021, in line with planning policy guidance.
9.78 Nevertheless the limited amount of comparison floorspace requirement from a quantitative perspective
should be focused on Northallerton as this is the principal centre in Hambleton. There is also a drive
from the national operators to focus investments in higher order centres, with Northallerton the most
likely to benefit from this national approach to development. If sufficient new development is not
provided in Hambleton then there is a risk then it could lose market share to surrounding larger
centres. Again the Northallerton Prison site would be a suitable location to deliver some of the
comparison requirement.
9.79 Beyond Northallerton, town centre proposals which address a demonstrable qualitative benefit,
including tourist trade, should be supported where it would support the vitality and viability of the
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centre. Furthermore the re-occupation of empty shop units and the use of permitted development such
as residential should not be frustrated as the occupation of units should be seen as a benefit to the
centre, as opposed to longer term vacancies which can detract from the overall vitality and viability of
a centre and can begin the structural decline of centre through a lack of investment and shoppers
changing their preference to visit certain centres.

Local Threshold for Impact Assessments
9.80 The current floorspace threshold for impact assessments in DP23 is identified to be 500sqm (gross).
An analysis has been undertaken on the scale of the existing units with the existing town and district
centres. Within Northallerton, the average size of a retail unit is 326 sqm, with the average
convenience store 766sqm. For Thirsk the average size of a retail unit is 302sqm, with the average
convenience store around 700sqm.
9.81 In terms of the current proposals coming forwards for retail uses, the average size of a retail unit is
around 716sqm; however there is some large variation in this ranging from the 100sqm unit at
Breckenhouse Farm and the proposed Aldi at Sowerby Gateway (1,254sqm).
9.82 In order to provide centres additional protection from edge and out of centre proposals, it is
recommended that the local impact threshold is reduced slightly to 400 sqm (gross), which is based on
a blend of the existing unit size within the main centres and the units which currently benefit from
planning permission, in any future Local Plan. This also captures the trend for smaller format
convenience food stores which should be within centres and avoided or thoroughly tested outside of
them.

Recommendations for Out of Centre Retail and Leisure Proposals
9.83 Existing Policy DP24 identifies a scale and a need element of its test of the acceptability of out of
centre retail proposals, both of which no longer form part of national retail policy guidance.
9.84 There is support in the policy for specialist retailing which is accepted could not be reasonable be
located within primary retail areas. This is also supported by paragraph 25 of the NPPF which
identifies that the sequential approach to development should not be applied to “small scale rural
development”. It would be recommended that the list of specialist retailing is kept short, and in this
respect it is noted that the list only includes farm shops, garden centres and similar outlets selling
goods manufactured on site and if retained in this form should be rigorously applied.
9.85 It would be recommend that outside of this list of potentially acceptable out of centre retail
developments, that a sequential and impact assessment is submitted in support of any application.
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