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Item: 03 
 

Application:  S.17/0557/FUL 
 

 

Address: Bath Road Trading Estate, Bath Road, Stroud 
 

 
UPDATED RECOMMENDATION  

Update from Resolve to grant to Permission with removal of Informative 2 which is 
no longer required. 
 
Appendix items attached.  

Tesco objection letter referred to in report. 
Our retail consultant’s assessment of the cumulative impact and for comparison the 
individual impact of the approved Avocet scheme.  
 
 

Item: 04 
 

Application:  S.16/2152/OUT 
 

 

Address: Daniels Industrial Estate, 104 Bath Road, Stroud 
 

 

Appendix item attached.  
Our retail consultant’s assessment of the cumulative impact and for comparison the 
individual impact of the approved Avocet scheme is also relevant to this proposal.  
 
Due to editing issues the Retail Impact Assessment section of the report (paragraph 
9.18-9.30) has been updated which has slightly amended the figures. A current up-
to-date version is below.  
 
RETAIL IMPACT ASSESSMENT 
9.18 Local Plan Policy EI9 sets a local retail impact assessment threshold to ensure 
that full consideration is given to the scale of development and whether this would 
have any significant adverse impacts on an existing town centre. 
 
9.19 This is consistent with and supported by paragraph 26 of the NPPF and whilst 
the Local Plan sets an appropriate local threshold the NPPF notes that impact 
assessments should include an assessment of: 
- the impact of the proposal on existing, committed and planned public and private 
investment in a centre or centres in the catchment area of the proposal; and 
- the impact of the proposal on town centre vitality and viability, including local 
consumer choice and trade in the town centre and wider area, up to five years from 
the time the application is made. For major schemes where the full impact will not be 
realised in five years, the impact should also be assessed up to ten years from the 
time the application is made. 



 
9.20 This planning policy basis and the out-of-town location means that the impact 
on the proposal on the health of, and investment within, town and local centres has 
to be assessed. Concerns have also been raised including from Nailsworth Town 
Council on the potential retail impact of the proposal on existing town centres.  
 
9.21 The agent has submitted an assessment of these issues and in line with 
Officers instruction this has been independently reviewed by our retail consultant. 
 
9.22 The agent's analysis provides two impact scenarios, first with a mainstream 
supermarket at Avocet/Dudbridge and ALDI at Daniels and a second with ALDI at 
Avocet/Dudbridge and Lidl at Daniels. Our retail consultant is satisfied that this offers 
a robust assessment and would present a worst-case scenario and is not 
unreasonable for the development. 
 
9.23 Our retail consultant has used the latest retail expenditure forecasts in their 
assessment and whilst in broad agreement trade diversion forecast they consider 
there is an over-reliance on trade diversion.  
 
9.24 Our retail consultant assessment (table 1) indicates that around £0.17m of 
convenience goods expenditure could be diverted from stores in Stroud town centre, 
which will be spread across the different stores in the centre (although the highest 
amount of diversion will be from the Iceland).  This will equate to a total impact of 
around -3% on the town centre's convenience goods sector. There will be similarly 
small levels of impact on the convenience goods sectors in Nailsworth (-3%) and 
Stonehouse (-4%) town centres.  In Nailsworth, the largest amount of diversion will 
come from the Morrisons store, whilst the Co-op on High Street will be the focus for 
the impact in Stonehouse town centre. The level of impact on these larger anchor 
stores in Stonehouse and Nailsworth is unlikely to have any significant negative 
consequences and they are likely to remain even after the trade diversion and 
continue to contribute to the wider health and attractiveness of the centre as a whole. 
 
9.25 Outside of these nearby town centres, the assessment indicates that the 
diversion of convenience goods trade from other settlements in Stroud District will be 
comparatively low and with some diversion (£0.42m) from stores outside of the 
District. This level of diversion is, however, lower than assumed in the applicant's 
cumulative impact analysis but as they cannot be directly compared they are 
generally in line with each other. 
 
9.26 Whilst this is only a small element of the proposed foodstore our retail 
consultant assessment (table 2) has also undertaken financial impact analysis for the 
comparison goods floorspace.  
 
9.27 Table 2 indicates that £0.8m of the £2.29m total turnover will be diverted from 
comparison goods stores across Stroud, with £0.7m (of the £0.9m) coming from 
town centre stores.  Table 2 indicates that this will have a 1% impact 2021 trading 
levels in the town centre's comparison goods sector as a whole. 
 
 
 



9.28 Of the remaining comparison goods turnover of the store, our retail consultant 
forecast that there will be small levels of diversion from other centres across Stroud 
District (e.g. Nailsworth at £0.1m), although a large part of this remaining turnover is 
likely to be drawn from centres further afield such as Cheltenham, Gloucester, 
Cirencester and stores across Bristol. 
 
9.29 The impact on both convenience and comparison goods, ie the total retail 
impact is brought together in table 3. This indicates the following total negative 
financial impacts for these three centres, Stroud -1%, Stonehouse -0.3% and 
Nailsworth -1%.  
 
9.30 This overall impact levels are relatively small and, importantly, are below the 
levels of negative financial impact observed in relation to the Dudbridge/Avocet 
scheme, which pass the impact test (in relation to town centre vitality and viability) 
and was granted planning permission.   
 
9.31 Therefore, with appropriate controls on the balance between convenience and 
comparison goods floorspace within the proposed retail unit, individually our retail 
consultant has offered no clear reason in terms of financial impact why the LPA 
should reach a conclusion which is different to the Dudbridge Road proposal and 
refuse this application.  
 
CONSULTATION RESPONSES 
Stroud District (Cowle) Museum Service – supports the idea of a heritage 
interpretation condition to acknowledge an important aspect of the engineering 
heritage of the district.  
 
Public comment received from Mr P Daniels – highlighting the history of the site and 
its social and community interest. Suggested part of the site is used with 
memorabilia to demonstrate past use of the site/promote tourism.     
 
 
 
 


