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1. Introduction 
 
1.1 England & Lyle have been requested by Wear Valley District Council to 
advise the Council on the planning application by Ebac Limited for a superstore 
development on their site at St Helens Industrial Estate, Bishop Auckland (ref  
3/2008/0723).   
 
1.2 This report is an independent review of the Retail Statement prepared by 
HOW Planning on behalf of Ebac. It is intended to advise the Council on whether 
the evidence presented in relation to retail policy is sufficient to support the 
proposed development, and whether the proposal complies with local and national 
planning policy. 
 
1.3 Although the Retail Statement does not specifically name Tesco as the 
intended occupier of the superstore, we have been informed by HOW Planning 
that Tesco would be the end user and the level of trading assumed for the store is 
based on data for Tesco. We have also reviewed the proposal on the assumption 
that it is intended to be a Tesco store. 
 
1.4 The Review concentrates on the PPS6 policy tests of need and retail 
impact. Only brief reference is made to scale and the sequential approach. No 
comments are made on accessibility. The Review also does not refer to other 
material considerations that may be relevant in the determination of the 
application, concerning Ebac’s plans to relocate and expand in the Bishop 
Auckland area. 
 
1.5 This application is one of three recent applications for foodstore 
developments in Bishop Auckland – the Sainsbury’s proposal at Tindale Crescent, 
the Asda mezzanine floor proposals in the town centre and the current Ebac/Tesco 
scheme. In the Retail Statement HOW Planning do not take account of the 
Sainsbury’s store, which was minded for approval by the Council in November 
2008, because it is not yet a commitment in planning terms. No reference is made 
to the application for an increase in the floorspace of the Asda store. 
 
1.6 Our approach to this Review is first to assess the application against the 
PPS6 policy tests on its own merits, then to consider the cumulative implications 
involved if all the current foodstore proposals in Bishop Auckland were to proceed.  
It is important to consider if there is a need for more than one foodstore 
development and what the cumulative impact would be if all three proposals were 
to be developed. PPS6 advises that the need for additional retail floorspace should 
be based on a need assessment carried out for the development plan. Therefore 
we have updated the need assessment in the Wear Valley Retail Study Update 
2007. 
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2. The Proposed Development 
 
2.1 The proposed Tesco store has a floorspace of 8,164 sq.m. gross and a net 
sales floorspace of 4,900 sq.m. of which 2,695 sq.m. is for convenience goods and 
2,205 sq.m. for comparison goods. The estimated turnover is as follows. 
 
 Floorspace 

(sq.m. net) 
 

Sales density 
(£ per sq.m.) 

Turnover 
(£m) 

Convenience goods 2,695 12,500 33.69 
Comparison goods 2,205 7,000 15.44 

 
 
3. Data and Methodology 
 
3.1 The catchment area for the retail assessment is the study area used for the 
Wear Valley Retail Study. HOW Planning assume that 90% of the store’s turnover 
would be drawn from within the primary catchment area. 
 
3.2 The base year for the retail assessment is 2008 and the design year is 
2013. All monetary figures are in 2005 prices.  
 
3.3 The total population of the study area in 2008 is 151,297 and it is forecast to 
increase to 152,282 in 2013.  
 
3.4 HOW Planning assume a growth of expenditure per person of 1.2% p.a. in 
convenience goods and 5.0% p.a. in comparison goods using MapInfo data. 
 
3.5 Existing market shares are based on the findings of the Wear Valley Retail 
Study Update. The market share of turnover in Wear Valley as a proportion of total 
expenditure in the study area in 2008 is 57.1% in convenience goods and 34.7% in 
comparison goods.  
 
3.6 One of the main characteristics of the retail system in the Bishop Auckland 
area is over-trading by the main foodstores in Bishop Auckland – Morrisons and 
Asda. HOW Planning comment that the Retail Study did not take account of over-
trading in its assessment of need and did not allow for any increase in Wear 
Valley’s market share in the study area. It is important to clarify this situation. The 
market share or retention level is a measure of how much expenditure is retained 
in Wear Valley District and how much is lost as leakage to larger centres outside 
the District. No increase was assumed in market shares in the Retail Study 
because there were no commitments or proposals at the time of the study that 
could have resulted in an increase in market shares. However, because there are 
current proposals that can be assessed, in this Review we make an assessment of 
how the retention level could increase if new retail developments take place.  
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3.7 The need assessment in the Retail Study is based on a comparison of the 
available expenditure in the study area and the estimated turnover in Wear Valley. 
Turnover is based on the household survey carried out for the Retail Study. The 
use of survey-based turnover is more accurate than the benchmark approach 
which estimates turnover using floorspace and company average turnover levels 
for larger stores and typical average for smaller stores and centres. The retention 
level is a percentage calculated using the survey-based turnover, and is a true 
reflection of shopping patterns in the study area including any over-trading.  
 
3.8 We accept that it is appropriate to carry out a capacity analysis by applying 
a survey-based retention level to the future expenditure and then comparing it with 
benchmark turnover to estimate future capacity. This approach enables over-
trading to be taken into account. It assumes that some of the available capacity 
takes the form of over-trading and that additional floorspace could be justified by 
reducing some of this over-trading. This is the approach that we have adopted in 
our review of the capacity analysis in Section 4. 
 
4. Retail Need  
 
Quantitative Need 
 
4.1 This Review includes a series of Appendix tables on which our comments 
and conclusions about need and impact are based. Appendix 1 shows the capacity 
analysis for convenience goods. The upper half of Appendix 1 is a table showing 
HOW Planning’s data and the lower half is a table showing England & Lyle’s 
independent assessment. The differences are explained below. 
 
4.2 HOW Planning show that in 2008 Wear Valley’s market share of survey-
based convenience goods turnover in the overall study area was 57.1% of 
expenditure in the area. HOW Planning assume that the market share (or retention 
level) will increase to 70% in 2013. This increase is based on the additional 
turnover of the proposed Tesco store and on the assumption that the North 
Bondgate scheme would be developed for convenience goods. We agree that the 
retention level will increase if new developments take place but only to the extent 
that there will be clawback of leakage to the new developments. We believe that 
HOW Planning’s estimate of increased retention based on clawback is too high 
(see below). HOW Planning’s estimate of residual capacity (after allowing for 
commitments) is £36.9m. The convenience turnover of the Tesco store from the 
study area is £30.3m, which is within the capacity calculated by HOW Planning. 
 
4.3 The England & Lyle assessment assumes that the Tesco store would attract 
50% of its turnover from clawback of leakage. The amount of clawback would 
increase the amount of expenditure retained in Wear Valley in 2013 by 7.5 
percentage points, increasing the retention level to 65%. HOW Planning’s 
assumption of a 70% retention level implies that the amount of clawback would be 
£29m or 86% of Tesco’s turnover, which is unrealistic. With a 65% retention level 



 4

the surplus capacity in 2013 would be £49.4m. We do not believe that the North 
Bondgate scheme will be developed for convenience goods, other than as an 
ancillary element of the floorspace of a town centre comparison goods 
development, and we have not included it as a commitment for convenience 
goods. However, we have included the commitment for the Lidl store in 
Spennymoor. The residual capacity (after allowing for commitments) is £46.9m, 
which is higher than HOW Planning’s estimate and significantly more than the 
convenience turnover of the Tesco store from the study of £30.3m. 
 
4.4 Appendix 2 shows the capacity analysis for comparison goods. Again the 
upper half of Appendix 2 is a table showing HOW Planning’s data and the lower 
half is a table showing England & Lyle’s independent assessment. HOW Planning 
show that in 2008 Wear Valley’s market share of survey-based comparison goods 
turnover in the overall study area was 34.7% of expenditure in the area. HOW 
Planning assume that the retention level will increase to 40% in 2013. This 
increase is based on the comparison turnover of the proposed Tesco store and on 
the assumption that the North Bondgate scheme would be developed for 
comparison goods. We believe that HOW Planning’s estimate of increased 
retention based on clawback is also too high for comparison goods (see below). 
HOW Planning’s estimate of residual capacity (after allowing for North Bondgate 
as a commitment) is £49.0m. The comparison turnover of the Tesco store from the 
study area is £13.9m, which is well within the capacity calculated by HOW 
Planning. 
 
4.5 The England & Lyle assessment assumes that the Tesco store and the 
North Bondgate scheme would attract 50% of their turnover from clawback of 
leakage. The amount of clawback would increase the amount of expenditure 
retained in Wear Valley by 3.4 percentage points, increasing the retention level to 
38%. HOW Planning’s assumption of a 40% retention level implies that the amount 
of clawback would be £27m or 76% of the combined comparison turnover of Tesco 
and North Bondgate, which is unrealistic. With a 38% retention level the surplus 
capacity in 2013 would be £46.0m. Allowing for the North Bondgate scheme as a 
commitment, the residual capacity is £27.9m, which is more than the comparison 
turnover of the Tesco store from the study area of £13.9m. 
 
4.6 The capacity analysis in Appendices 1 and 2 takes account only of the 
proposed Tesco store. It does not make any allowance for the other current 
proposals for foodstore development in Bishop Auckland by Sainsbury’s and Asda. 
To assess the overall capacity for new retail development in Wear Valley we have 
updated the capacity analysis for convenience and comparison goods presented in 
the Wear Valley Retail Study Update. This is consistent with PPS6 advice to base 
the need assessment for new retail proposals on the assessment carried out for 
the development plan. In updating the capacity analysis we have used the 
estimated total benchmark turnover for Wear Valley in 2006, 2011, 2016 and 2021 
and assumed that it will increase to allow for growth in sales productivity at an 
annual rate of 0.5% for convenience goods and 1.5% for comparison goods. 
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Appendix 3 updates the capacity analysis for convenience goods and Appendix 4 
for comparison goods. 
 
4.7 In Appendix 3 Wear Valley’s market share in convenience goods in 2006 is 
57.6%. We have used the estimates of clawback to the Tesco, Sainsbury’s and 
Asda developments made by the consultants for the three schemes. The amount 
of clawback estimated would increase the amount of expenditure retained in Wear 
Valley in 2011 by 7.6 percentage points, increasing the retention level to 65%. We 
have made an allowance for commitments for the Lidl store at Tindale Crescent 
from 2006 onwards and for the proposed Lidl store in Spennymoor from 2011 
onwards. With a 65% retention level, and allowing for commitments, the residual 
capacity in 2011 is £52.1m. The total convenience turnover of the Tesco, 
Sainsbury’s and Asda proposals drawn from the study area is £60.9m. Therefore, 
there would be insufficient capacity in convenience goods to support all three 
schemes in 2011. By 2016 the residual capacity increases to £52.1m and the 
turnover of the proposed schemes increases to £62.4m (allowing for growth in 
sales productivity). Therefore, there would still be insufficient capacity in 
convenience goods to support all three schemes in 2016, although by 2016 the 
residual capacity would represent 91% of the turnover of the schemes derived from 
the study area.  
 
4.8 In Appendix 4 Wear Valley’s market share in comparison goods in 2006 is 
35.1%. Using the estimates of clawback to the Tesco, Sainsbury’s and Asda 
developments made by the consultants for the three schemes and to the North 
Bondgate development, the amount of clawback would increase the amount of 
expenditure retained in Wear Valley in 2011 by 3.9 percentage points, increasing 
the retention level to 39%. With a 39% retention level, and allowing for the North 
Bondgate commitment, the residual capacity in 2011 is £34.3m. The total 
comparison turnover of the Tesco, Sainsbury’s and Asda proposals drawn from the 
study area is £41.7m. Therefore, there would be insufficient capacity in comparison 
goods to support all three schemes in 2011. By 2016 the residual capacity 
increases to £73.2m and the turnover of the proposed schemes increases to 
£44.9m (allowing for growth in sales productivity). Therefore, there would be more 
than sufficient capacity in comparison goods to support all three schemes in 2016.  
 
4.9 There are significant variations between the estimates of clawback made by 
the consultants for the three schemes, as shown below. 
 
Turnover from clawback 
 

convenience comparison 

Tesco (HOW Planning) 25% 25% 
Sainsbury’s (NLP) 16% 34% 
Asda: 
(GVA Grimley) 
(England & Lyle) 

 
80% 
60% 

 
73% 
60% 
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4.10 The estimate for the Asda scheme of 80% of turnover from clawback seems 
excessive. England & Lyle used a lower estimate of 60% of turnover from 
clawback in reviewing the Asda proposal for the Council. We believe the estimate 
of 25% made by HOW Planning for Tesco is too low. At present there is a 
significant leakage of expenditure from Wear Valley, especially in comparison 
goods. There is a potential for some of this leakage to be clawed back. A new 
foodstore development in Bishop Auckland will compete with other foodstores in 
the study area, eg in Spennymoor and Newton Aycliffe, and outside the study area 
eg in Durham and Darlington. A reduction in leakage to these competing stores 
and centres will increase the retention level within Wear Valley. It is clearly difficult 
to estimate the extent to which any new store may reduce leakage. It depends on 
its relative attraction to residents of the study area and beyond. We have assumed 
as a test of the sensitivity of the clawback estimates made for each scheme that all 
three schemes (and North Bondgate) attract 50% of their turnover from clawback. 
These assumptions are tested in Appendices 5 and 6.  
 
4.11 In Appendix 5 the amount of clawback in convenience goods would 
increase the expenditure retained in Wear Valley in 2011 by 14.9 percentage 
points, increasing the retention level to 73%. With a 73% retention level, and 
allowing for commitments, the residual capacity in 2011 is £70.6m. The total 
convenience turnover of the Tesco, Sainsbury’s and Asda proposals drawn from 
the study area is £60.9m. Therefore, there would be more than sufficient capacity 
in convenience goods to support all three schemes in 2011 assuming that they 
attract 50% of their turnover from clawback.  
 
4.12 In Appendix 6 the amount of clawback in comparison goods would increase 
the expenditure retained in Wear Valley in 2011 by 6.0 percentage points, 
increasing the retention level to 41%. With a 41% retention level, and allowing for 
North Bondgate, the residual capacity in 2011 is £45.2m. The total comparison 
turnover of the Tesco, Sainsbury’s and Asda proposals drawn from the study area 
is £41.7m. Therefore, there would be sufficient capacity in comparison goods to 
support all three schemes in 2011 assuming that they attract 50% of their turnover 
from clawback.  
 
Summary of Quantitative Need 
 
4.13 We agree with HOW Planning that there is a quantitative need for the 
proposed Tesco store on its own in both convenience and comparison goods in 
2013.  
 
4.14 Based on the estimates of clawback made by the consultants for the three 
current foodstore proposals in Bishop Auckland, the retention level in convenience 
goods would increase to 65%. There would be insufficient capacity in convenience 
goods to support all three schemes in 2011 and in 2016. England & Lyle’s 
assessment of the potential for clawback (representing 50% of their combined 
turnover) would increase the retention level in convenience goods to 73%. There 
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would then be more than sufficient capacity in convenience goods to support all 
three schemes in 2011 and 2016.  
 
4.15 Based on the estimates of clawback made by the consultants for the three 
schemes, the retention level in comparison goods would increase to 39%. There 
would be insufficient capacity in comparison goods to support all three schemes in 
2011 but there would be sufficient capacity in comparison goods to support all 
three schemes in 2016. England & Lyle’s assessment of the potential for clawback 
(representing 50% of their combined turnover) would increase the retention level in 
comparison goods to 41%. Our assessment shows that there would be more than 
sufficient capacity in comparison goods to support all three schemes in 2011 and 
2016.  
 
Qualitative Need 
 
4.16 In considering qualitative need the Council should take account of the 
following factors: 

• Qualitative need is concerned mainly with consumer choice and meeting the 
needs of the community. The proposal on the Ebac site is for a new Tesco 
store which would increase the range of shopping available in Bishop 
Auckland and increase competition. 

• It would be beneficial to reduce leakage of trade from the Bishop Auckland 
area, in both food and non-food shopping. Clawback of trade can be a 
material consideration. 

• Over-trading is also an aspect of qualitative need. Over-trading creates 
conditions of over-crowding and congestion for customers. Morrisons and 
Asda are both over-trading at present.  

 
4.17 HOW Planning emphasise that Morrisons and Asda are over-trading and 
that there is a qualitative need for the Tesco store. A Tesco store would have the 
effect of reducing this over-trading, to the benefit of shoppers. The Wear Valley 
Retail Study acknowledges that there is over-trading. The need to increase choice 
and competition is a key aspect of Government policy in the draft revision of PPS6 
and it is a factor in favour of the Tesco proposal. 
 
5. Scale and the Sequential Approach 
 
5.1 We agree with HOW Planning that the scale of development proposed on 
the Ebac site is appropriate to the role and function of Bishop Auckland. The scale 
of development would be similar to that of the existing Morrisons and Asda stores 
and the proposed Sainsbury’s store at Tindale Crescent. A smaller foodstore would 
not reduce the over-trading that is taking place at present and would not meet the 
qualitative need identified above. 
 
5.2 We do not have any detailed comments on the sequential site assessment 
carried out by HOW Planning but we agree that the North Bondgate site is the only 
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site that could be considered sequentially preferable to the Ebac site. In our view 
the North Bondgate site is not suitable for a large foodstore development and we 
agree that it would not necessarily be commercially viable for a major foodstore. 
 
5.3 We regard the Ebac (Tesco) and Warner Electrics (Sainsbury’s) sites as 
having the same status in the application of the sequential approach. Both are out-
of-centre sites and have the same degree of accessibility by public transport and 
on foot. 
 
6. Retail Impact 
 
6.1 PPS6 states that the level of detail and type of evidence and analysis 
required to address the key considerations including retail impact should be 
proportionate to the scale and nature of the proposal. PPS6 also states that that 
just because there may be evidence of need, the identification of need does not 
necessarily indicate that there will be no negative impact. 
 
Retail Impact Assessment 
 
6.2 HOW Planning have set out a retail impact assessment for convenience 
goods in Table 11 of the Retail Statement and for comparison goods in Table 12. 
The retail impact assessment is for 2013, based on the estimated turnover of the 
Tesco store. To assist the Council’s understanding of the retail impact assessment 
we have simplified the format of HOW Planning’s assessment in our Appendices 7 
and 8, and we have made our own independent assessment based on HOW 
Planning’s figures using different assumptions where appropriate.  
 
Convenience Goods 
 
6.3 Appendix 7 is the retail assessment for convenience goods. The upper table 
shows HOW Planning’s data. HOW Planning’s estimate of Tesco’s turnover in 
convenience goods is £33.69m. HOW Planning assume that 25% of this turnover 
would be drawn from clawback of leakage, 10% as inflow of trade and the 
remaining 65% would be trade diversion from within Wear Valley, mostly from 
Asda and Morrisons in Bishop Auckland. The trade diversions are shown based on 
the trade draws from stores and centres in the study area. The predicted trade 
diversions are 18% of convenience goods turnover in Morrisons, 14% in Asda, 
12% from stores at Tindale Crescent, 7% from Spennymoor, 4% from other shops 
in Bishop Auckland and 3% in Crook. The overall convenience trade diversion in 
the study area is 10%. 
 
6.4 The lower table in Appendix 7 is England & Lyle’s impact assessment for 
convenience goods. We agree with the estimate of Tesco’s turnover in 
convenience goods of £33.69m. However, we believe that a higher proportion of 
the store’s turnover would be drawn from clawback of leakage, 50% of turnover, 
compared with HOW Planning’s estimate of 25%. There is potential for more of the 
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existing leakage to be clawed back, particularly from the peripheral parts of the 
study area, if a new superstore is built in Bishop Auckland. There is also a potential 
to reduce some of the current over-trading that is taking place in the Asda and 
Morrisons stores. We believe that 40% of the trade draw would be in the form of 
trade diversion from within Wear Valley and the remaining 10% would be inflow 
from outside the Wear Valley study area. Our predicted trade diversions are 8% of 
convenience goods turnover in Morrisons and Asda, 8% from the stores at Tindale 
Crescent, 4% from other shops in Bishop Auckland, 4% in Crook and 4% from 
Spennymoor and Newton Aycliffe. The overall convenience trade diversion in the 
study area is 6%. 
 
6.5 In convenience goods we predict that the levels of trade diversion arising 
from the Tesco proposals will be lower than those predicted by HOW Planning. 
They are not significant levels of trading impact. The highest percentage impacts 
would be on the Asda and Morrisons stores which are over-trading and on the 
foodstores at Tindale Crescent which are out-of-centre stores and therefore impact 
on them is not a material planning consideration.  
 
Comparison Goods 
 
6.6 Appendix 8 is the retail assessment for comparison goods. The upper table 
shows HOW Planning’s data. HOW Planning’s estimate of Tesco’s turnover in 
comparison goods is £15.44m. As in convenience goods, HOW Planning assume 
that 25% of this turnover would be drawn from clawback of leakage, 10% as inflow 
of trade and the remaining 65% would be trade diversion from within Wear Valley, 
mostly from Asda and Morrisons in Bishop Auckland. The trade diversions are 
shown based on the trade draws from stores and centres in the study area. The 
predicted trade diversions are 53% of comparison goods turnover in Asda, 41% in 
Morrisons, 3% from Spennymoor, 2% from Newton Aycliffe and 2% from out-of-
centre stores in Bishop Auckland. The overall comparison trade diversion in the 
study area is 6%. 
 
6.7 The lower table in Appendix 8 is England & Lyle’s impact assessment for 
comparison goods. We agree with the estimate of Tesco’s turnover in comparison 
goods of £15.44m. We believe that a higher proportion of the store’s turnover 
would be drawn from clawback of leakage, 50% of turnover, compared with HOW 
Planning’s estimate of 25%. There is potential for more of the existing leakage of 
comparison goods to be clawed back, particularly from the peripheral parts of the 
study area which are most accessible to Durham and Darlington. We believe that 
40% of the trade draw would be in the form of trade diversion from within Wear 
Valley and the remaining 10% would be inflow from outside the Wear Valley study 
area. Our predicted trade diversions are 21% of comparison goods turnover in 
Asda, 20% in Morrisons, 3% from out-of-centre stores in Bishop Auckland, and 2% 
from Spennymoor and Newton Aycliffe. The overall comparison trade diversion in 
the study area is 4%. 
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6.8 In comparison goods we predict that the levels of trade diversion arising 
from the Tesco proposals will be lower than those predicted by HOW Planning. 
Although the highest impacts predicted by HOW Planning are on Asda and 
Morrisons which are over-trading, the levels of impact predicted on these stores 
are very high and there must be some concern about the implications for 
comparison goods trade in Bishop Auckland town centre as a whole. In our 
assessment the highest percentage impacts would again be on Asda and 
Morrisons but they are at a lower level which in our view would not have a harmful 
impact on comparison goods trade in the town centre as a whole. Overall the level 
of impact predicted in comparison goods is lower than that for convenience goods 
and we do not have concerns about the likely impact of the comparison goods 
element of the proposed Tesco scheme.  
 
Cumulative Impact 
 
6.9 As well as assessing the likely impact of the proposed Tesco store on its 
own, we have carried out an independent cumulative impact assessment of the 
three current foodstore proposals in Bishop Auckland. Because we have 
concluded that the likely impact of the Tesco proposal in comparison goods would 
not be significant, and we have previously advised the Council that the Sainsbury’s 
store and the additional floorspace in Asda would not have a significant impact in 
terms of comparison goods, we have carried out the cumulative impact 
assessment for convenience goods only. The cumulative impact assessment is 
shown in Appendix 9. 
 
6.10 The estimated turnovers of the three schemes are the estimates made by 
the consultants for each proposal, except that for Asda the turnover has been 
converted from 2000 to 2005 prices. The assessment is for a design year of 2013. 
The Asda turnover estimate is for 2011 and the Sainsbury’s estimate is for 2012, 
but this should not make a material difference to the assessment. The Sainsbury’s 
estimate is in 2006 rather than 2005 prices but again this should not make a 
material difference to the assessment. The total turnover of Asda includes the 
additional turnover we have estimated for its additional floorspace. The total 
turnover of Spennymoor includes the approved Lidl store. 
 
6.11 We have assumed that the trade draws to all three schemes will be the 
same, that is 40% from trade diversion, 50% from clawback and 10% from inflow. 
In terms of trade diversions, we make the following assumptions: 

• Tesco would compete with Sainsbury’s as well as Morrisons and an 
enlarged Asda. 

• Sainsbury’s would compete with Tesco as well as Morrisons and an 
enlarged Asda. 

• Asda’s additional floorspace would compete with Tesco and Sainsbury’s as 
well as Morrisons. 
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6.12 In Appendix 9 the predicted trade diversions are combined to give a total 
trade diversion. The predicted cumulative impacts (in convenience goods only) are 
15% on Morrisons, 14% on Sainsbury’s, 13%  at Tindale Crescent, 12% on Tesco, 
11% on Asda, 5% from other shops in Bishop Auckland and 5% on Crook, 
Spennymoor and Newton Aycliffe. The cumulative trade diversions from Morrisons 
and Asda are lower than those predicted by HOW Planning for the Tesco store on 
its own because we have assumed a lower trade draw from within the study area 
and because HOW Planning did not assess any impact on the proposed 
Sainsbury’s store or on an enlarged Asda. The cumulative trade diversions from 
Tesco and Sainsbury’s are similar to those for Asda, Morrisons and stores at 
Tindale Crescent. The implications of these levels of trade diversion need to be 
interpreted by looking at the residual turnover of stores and centres. 
 
Residual Turnover 
 
6.13 Appendix 10 shows the residual turnovers within Wear Valley District in 
convenience goods in 2013 based on the cumulative impacts assessed in 
Appendix 9. The residual turnovers are the turnovers after trade diversion has 
taken place and they are expressed as turnovers per sq.m. net. They are 
compared with the existing actual (survey-based) turnovers and with existing 
company average (benchmark) turnovers. The actual and benchmark turnovers 
are from HOW Planning’s Retail Statement. The figures are summarised below. 
 
store/centre 
 
 

residual turnover 
per sq.m. net 

2013 
 

actual turnover 
per sq.m. net  

2008 

benchmark 
turnover  

2008 

Asda £17,700 £17,628 £13,931 
Morrisons £16,160 £17,931 £11,064 
Sainsbury’s £8,330 - £9,668 
Tesco £10,987 - £12,500 

Other shops, Bishop 
Auckland * 

£4,703 £4,843 £3,758 

Crook town centre £6,294 £6,217 £4,758 
 
* includes Tindale Crescent 
 
6.14 The key findings are as follows: 

(1) Asda’s residual turnover would be similar to its actual turnover at present 
before any additional floorspace is developed. The residual turnover would 
be 27% above Asda’s company average. 

(2) Morrisons’ residual turnover would be lower than its actual turnover at 
present but the residual turnover would be 46% above Morrisons’ company 
average. 

(3) Sainsbury’s turnover would be 86% of its company average. 
(4) Tesco’s turnover would be 88% of its company average. 
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(5) Other shops in Bishop Auckland, including the stores at Tindale Crescent, 
would continue to trade at a level above their benchmark turnovers. 

(6) The Co-op and other shops in Crook town centre would also continue to 
trade at a level above their benchmark turnovers. 

 
6.15 The cumulative impact assessment shows that even if all three new 
foodstore developments take place, there would not be a significant trading impact 
on Morrisons or Asda in Bishop Auckland town centre. They would continue to 
trade at a level above their benchmark turnovers. The proposed Tesco and 
Sainsbury’s stores would be likely to operate at a level just below their benchmark 
turnovers. 
 
6.16 As an indictor of the robustness of the cumulative impact assessment, 
Appendix 9 shows that the three schemes combined would achieve a total 
clawback of £37.24m in 2013. This is consistent with our assessment in Appendix 
5 that the retention level in convenience goods in the study area could increase to 
73% if new developments take place. A retention level of 73% is realistic. It implies 
that some leakage would still occur in the future to stores and centres outside the 
Wear Valley area but that the area would become more self-contained for 
convenience goods shopping. 
 
Vitality and Viability of Bishop Auckland and Crook town centres 
 
6.17 It is important to judge the levels of impact predicted against the vitality and 
viability of town centres, particularly Bishop Auckland town centre, in order to 
assess the ability of the town centre to withstand competition. The Wear Valley 
Retail Study Update 2007 includes health checks of centres in Wear Valley. The 
relevant centres for this Review are Bishop Auckland and Crook town centres. As 
part of the Review we have visited these centres again to assess if there have 
been any changes in their vitality and viability since 2007. 
 
6.18 In the case of Bishop Auckland town centre the WVRSU 2007 report 
concluded that: 
“The overall vitality and viability index is 3.4. This is a relatively good score which reflects 
Bishop Auckland’s role as an important shopping destination for the town and surrounding 
settlements. The diversity of uses and retailer representation are generally fair and food 
shopping is very good. The town is attractive to shoppers but there is a need for 
improvements to the range and quality of shopping provision. Accessibility factors are 
mostly good, particularly public transport. Environmental quality is quite good, especially 
along the pedestrianised section of Newgate Street. Comparing this health check 
appraisal with the previous one carried out in 2004 there have been some improvements. 
The overall vitality and viability index has increased from 3.3 to 3.4 and there have been 
significant improvements in the vacancy rate, yield and the general pedestrian 
environment.”  

 



 13

6.19 Our assessment is that there has been very little change in the vitality and 
viability of Bishop Auckland town centre since 2007 and its vitality and viability 
index remains the same. The only notable changes are: 

• an apparent fall in the vacancy rate, and 

• an improvement in occupancy and environmental quality in Fore Bondgate, 
but also 

• an apparent fall in the volume of pedestrian flow in Newgate Street and in 
the Newgate Centre (even on a market day). 

 
6.20 The trade diversions resulting from the proposed Tesco store that we have 
predicted from Bishop Auckland town centre (excluding Asda and Morrisons) are in 
the range of 1% for comparison goods (Appendix 8) to 4% for convenience goods 
(Appendix 7). There is no reason to suppose that the Tesco store on its own would 
result in any harm to the vitality and viability of Bishop Auckland town centre. 
 
6.21 The cumulative impact of the Tesco proposal and the other current schemes 
in convenience goods on Bishop Auckland town centre (excluding Asda and 
Morrisons) is predicted to be less than 5% of the town centre’s convenience goods 
turnover (Appendix 9). In our view this is not a significant level of trading impact. 
 
6.22 In the case of Crook the WVRSU 2007 report concluded that: 
“The overall vitality and viability index is 3.2. This is a slightly above average score which 
reflects Crook’s secondary position to Bishop Auckland as a main shopping centre.  The 
diversity of uses and retailer representation are generally fair, and food shopping is good. 
But comparison goods shopping provision is relatively poor.  Accessibility factors are 
mostly fair but public transport is relatively good. Car parking is lacking. Environmental 
quality is also fair and the centre would benefit from further environmental improvements. 
Comparing this health check appraisal with the previous one carried out in 2004 there 
have been some improvements. The overall vitality and viability index has increased from 
3.1 to 3.2 and there have been improvements in business and office premises and the 
general pedestrian environment, mainly due to the effect of the opening on the A689 
bypass in reducing traffic in the town centre.”  

 
6.23 Our assessment is again that there has been very little change in the vitality 
and viability of Crook town centre since 2007 and its vitality and viability index 
remains the same. The only notable change is that the northern end of Hope Street 
appears to have improved in the last year. The trade diversions resulting from the 
proposed Tesco store that we have predicted from Crook town centre are also in 
the range of 1% for comparison goods (Appendix 8) to 4% for convenience goods 
(Appendix 7). There is no reason to suppose that the Tesco store on its own would 
have any harm to the vitality and viability of Crook town centre. 
 
6.24 The cumulative impact of the Tesco proposal and the other current schemes 
in convenience goods on Crook town centre is also predicted to be less than 5% of 
the town centre’s convenience goods turnover (Appendix 9). In our view this is not 
a significant level of trading impact. 
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Interpretation of Impact 
 
6.25 Paragraph 3.22 of PPS6 states that in assessing retail impact local planning 
authorities should consider the impact of the development on the centre or centres 
likely to be affected, taking account of: 

• the extent to which the development would put at risk the spatial planning 
strategy for the area and the strategy for a particular centre or network of 
centres, or alter its role in the hierarchy of centres; 

• the likely effect on future public or private sector investment needed to 
safeguard the vitality and viability of the centre or centres; 

• the likely impact of the proposed development on trade/turnover and on the 
vitality and viability of existing centres within the catchment area of the 
proposed development; 

• changes to the range of services provided by centres that could be affected; 

• the likely impact on the number of vacant properties in the primary shopping 
area; and 

• potential changes to the quality, attractiveness, physical condition and 
character of the centre or centres and to its role in the economic and social 
life of the community. 

 
6.26 HOW Planning deal with these factors on pages 42-43 of the Retail 
Statement. In our view the proposed development by Tesco on the Ebac site on its 
own would satisfy these factors in relation to Bishop Auckland and Crook town 
centres.  

(1) The development would not put at risk the spatial planning strategy for the 
Wear Valley area or the strategy for Bishop Auckland and Crook town 
centres or alter their role in the hierarchy of centres. 

(2) The development would not affect future public or private sector investment 
needed to safeguard the vitality and viability of these town centres. The 
proposal is not likely to prejudice the redevelopment of the North Bondgate 
site. 

(3) Economic impact has been covered above. 
(4) The development would not affect the range of services provided by the 

town centres, would not increase the number of vacant properties in the 
primary shopping areas, and would not reduce the quality, attractiveness, 
physical condition and character of the town centres and their role in the 
economic and social life of the community. 

 
Summary of Retail Impact 
 
6.27 In convenience goods we predict that the proposed Tesco store on its own 
would not have a significant level of trading impact. The highest percentage 
impacts would be on the Asda and Morrisons stores which are over-trading and on 
the foodstores at Tindale Crescent which are out-of-centre stores and therefore 
impact on them is not a material planning consideration.  
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6.28 In comparison goods we predict that the proposed Tesco store on its own 
would not have a harmful impact on comparison goods trade in town centres. 
Overall the level of impact predicted in comparison goods is lower than that for 
convenience goods and we do not have concerns about the likely impact of the 
comparison goods element of the proposed Tesco scheme.  
 
6.29 The predicted cumulative impacts in convenience goods are in the range of 
11% to 15% on Asda, Morrisons, Sainsbury’s, Tesco and stores at Tindale 
Crescent. Even if all three new foodstore developments take place, there would not 
be a significant trading impact on Morrisons or Asda in Bishop Auckland town 
centre. They would continue to trade at a level above their benchmark turnovers. 
The proposed Tesco and Sainsbury’s stores would compete with each other and 
would be likely to operate at a level just below their benchmark turnovers. 
 
6.30 The Tesco store on its own is not likely to result in any harm to the vitality 
and viability of Bishop Auckland or Crook town centres. In convenience goods the 
cumulative impact of the Tesco proposal and the other current schemes on Bishop 
Auckland and Crook town centres would not represent unacceptable levels of 
impact.  
 
7. Conclusions 
 
7.1 Our conclusions are made with reference to the Summary and Conclusions 
in Section 6 of the Retail Statement.  
 
HOW Planning Conclusions 
 

England & Lyle Comments 

There is a quantitative and qualitative need 
for the proposed superstore. 
 

We agree that there is a quantitative need 
for the proposed Tesco store on its own in 
convenience and comparison goods in 
2013.  
 
Based on the need assessment carried out 
in the Wear Valley Retail Study there would 
be more than sufficient capacity in both 
convenience and comparison goods to 
support all three foodstore proposals in 
2011 and 2016.  
 

North Bondgate is sequentially preferable 
but is unlikely to be suitable or viable for a 
large supermarket. Disaggregation of the 
proposed development would not meet the 
need identified. 
 

No detailed comments but we agree that 
the North Bondgate site is the only site that 
could be considered sequentially preferable 
to the Ebac site. North Bondgate is not 
suitable for a large foodstore development 
and it would not necessarily be 
commercially viable for a major foodstore. 
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The proposed development will have a 
negligible impact on existing centres. It 
would compete mostly with other large 
foodstores.  
 

In convenience and comparison goods the 
proposed Tesco store on its own would not 
have a significant level of trading impact. 
 
The impact would be mostly on the Asda 
and Morrisons stores which are over-trading 
at present.  
 

The impact on Bishop Auckland town centre 
would be minimal and would not prejudice 
redevelopment in the town centre.  
 

There is no reason to suppose that the 
Tesco proposals would result in any harm 
to the vitality and viability of Bishop 
Auckland and Crook town centres.  
 
The predicted cumulative impacts in 
convenience goods would be highest on the 
Asda and Morrisons stores and on the 
proposed Tesco and Sainsbury’s stores 
which will compete with each other.  
Morrisons and Asda would continue to trade 
at above-average levels.  
 
The Tesco store on its own is not likely to 
result in any harm to the vitality and viability 
of Bishop Auckland or Crook town centres. 
The cumulative impact of the Tesco 
proposal and the other current schemes on 
Bishop Auckland and Crook town centres 
would not be unacceptable in PPS6 terms.  
 

The scheme would have wider planning 
benefits. 
 

No comments. 

The proposed development accords with 
national and local planning policy. 
 

The Tesco proposal satisfies the PPS6 
tests of need and retail impact.  

 
 
 


