Pembrokeshire Coast National Park

Management Plan (2015 -2019 )
Local Development Plan 2
(enddate 20 31)

Background Paper: Retall

March 2018

PEMBROKESHIRE COAST NATIONAL PARK AUTHORITY



Contents

National, Regional and Local ............ccocceviiieiiieiciee e 3
NALONAL ... s 3
REQGIONAI ... 5
LOCAL ... s 6
CONCIUSIONS......ooiiiiiiieie et e 25
Y o] 0= T [ QAN SRS 27
APPENAIX B s 30
RETEIENCES.... .o 31

Retail Background Paper Update March 2018



National, Regional and Local

National
Planning Policy Wales, Edition 9, November 2016

Chapter 4 dPlanning for Sustainability and Chapter 7 d Economic Development

1. Both chapters promote mixed use development within settlements and
town centres (Planning Policy Wales 9, 2016, paras 4.6.2, 4.7.6, 7.5.1)

Chapter 10 dPlanning for Retailing and Town Centres

2. Confirms Welsh Government support for existing centres at town, district,
local and village centres as well as village shops and other outlets which
support the local community. Diversity of uses at centres, at appropriate
scales is supported. The s ementastsi al t est
are re-affirmed for development outside centres.

Technical Advice Note 4: Retail and Commercial Development (2016)

3. This Technical Advice Note comprises of technical advice on the following
topic areas:

A Retailing objectives;

Centre hierarchies in conjunction with neighbouring authorities;

Retail strategies, masterplans and Place Plans;

Retail needs tests;

The sequential test;

Retail Impact Assessments

Retail frontages;

Retail Planning Conditions;

Mezzanine Floors in retail Development

Local Development Orders; and

Indicators of Vitality and Viability.

I I I I I I D D D>

Technical Advice Note 6: Plé@nning for Sustainable Rural
Communitiesd (G2 O

4. Paragraph 2.1 states that the overall goal for the planning system is to
support living and working rural communities so in order that they are
economically, socially and environmentally sustainable. Section 3.8
provides advice in relation to farm shops and states that local authorities,
when considering planning applications for farm shops should:

fonly limit the broad types of produce sold where an unrestricted
retail use would result in a significant adverse effect on a village
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shop. Where there are no other shops in the locality, planning
authorities should support a diversity of retail services, for example a
sub post office, to help to meet essential needs of the community.o
(TAN 6 2010, para 3.8.2)

Technical Advice Note 7: 0Q®6door Adv

5. Provides guidance for applicants and local planning authorities on
considering applications for advertisements.

Technical Advice Npte 12: 06Designd (2

6. Provides advice to applicants and local planning authorities on the
principles of good design which includes character, access, environmental
sustainability, community safety and movement. Other principles included
that are relevant to retail areas include the relationship between private and

public space and legibility. Wi thin sect
stated that:

fin areas recognised for their landscape, townscape, architectural,

archaeol ogi cal and/ or hi storic value, S uC
objective of sustaining character is particularly important and context
appraisals shoul d refl ect t his. The ge

objective of good design should be pursued but more detailed information

may be needed in relation to key issues such as:é in retail areas

distinctive design and proportionsof shopf r ont s, si gnl®&AN and | e
12 2016 para 5.6.2).

Permitted Development Rights

7. Recent changes to permitted development rights for shops were introduced
in The Town and Country Planning (General Permitted Development)
(Amendment) (Wales) Order 2014. However, the changes introduced in
Pat426 Shops, Financial or Prof eesctudieonal Ser
article 1(5) land. The new rights therefore do not apply to National Parks.

Wales Spatial Plan
8. Key messages from the Wales Spatial Plan for retailing are

A Locate new development i especially significant new housing
development - in places which are highly accessible by public transport
(page 29)

A It means setting out a clear hierarchy for the location of public facilities
so that everyday services are provided locally, whilst less frequently
accessed services are provided at major centres, that can be accessed
by a choice of means of transport (page 29)

A Ensure decisions on the location pf major retail development take
account of the opportunities provided by integrated transport in the
urban networks and consider the impact on neighbouring centres (page
30)
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People, Places, futures: The Wales Spatial Plan 2008 Update

9. The Wales Spatial Plan update is intended to provide a stand alone
document, without repeating the detail of the parent document, which
provides the basis and context for the update. The update document is to
A Reflect new drivers of change, including One Wales and its key policies
A Give status to the Area work which has been developed over the past

two years

10. With regard to retail development, the Wales Spatial Plan update provides
the following:

it he hlaey emge, therefore, going forward i
settlements, and in particular its urban centres, have the scale and

catchment areas to sustain the level and quality of retail, leisure and

services that will help improve what the area has to offer to both residents

and visitors (who can double the population of Pembrokeshire in the peak

season) throughout the year/ This is so that, taken together, the settlements

can work more effectively that they could if they were competing. Improving

thear eads communications infrastructure,
to the areads town centres, is not only
essential if we are to enable settlements seeking to develop complementary

roles and functionstoworkt o get her morpage@dD)f ecti vel yo

Working Together for Wales, March 2007 d Policy Statement for the
National Parks and National Park Authorities in Wales

11. Confirms, that in fulfilling its functions, the National Park Authorities are
under a duty to foster the economic and social well being of the
communities within their areas.

Regional

Wales Spatial Plan, Pembrokeshire Haven Key Settlement Framework
2021 (draft for Ministerial meeting). [ Prepared by the Pembrokeshire
Haven Drafting Group].

12. Identifies that key settlements will help to realise the vision of the area. They
are recognised as a key resource, underpinning significant areas of
economic activity such as tourism. It identifies a hierarchy of settlements,
within which each performs a complimentary role in terms of realising the
vision, and as such, should not be seen as competitors. Town Centre
Renewal interventions are identified through Urban Conversion Grants,
town Improvement Grants, Joint Ventures, improving overall environmental
attractiveness as well as tackling areas of poor environmental quality.
Building upon the environmental opportunities of both the built and natural
environment. Working together with all stakeholders to deliver healthy
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vibrant and sustainable town centres improving the retail offer including the
encouragement of specialist/niche retailers.

13. $ettlements are identified at tier 1,2 or 3 as follows for the National Park
A Tier 21 Tenby
A Tier3i Saundersfoot, St Daviddéds, Newport

South West WalesRegional Retail Study, February 2017

14. A study has been conducted in partnership with Pembrokeshire County
Council and Ceredigion County Council. For retail the strategy for Tenby,
Saundersfoot, St Davids and Newport is to maintain their position relative to
one another and larger centres outside the area. Tenby is identified as the
dominant town centre within the National Park in terms of its role and
function as a retail destination. Despite leaking spend to centres outside the
Park area, the National Park centres are performing well with the support of
resident and visitor spend. It is proposed to encourage the sympathetic
regeneration of these Centres so that they can continue to remain attractive
places to live and visit; provide a valuable role in meeting the needs of local
communities and visitors and attract niche retail opportunities. The Regional
Retail Study for South West Wales supports this approach with no specific
need to allocate further retail opportunities identified.

15. Within the study, small amounts of capacity have been identified for
comparison goods across the four Centres within the National Park up to
2036 (515m? for Tenby, 293m? for St Davids, 109m? for Saundersfoot and
89m? for Newport). No capacity has been identified for convenience goods.
It is advised that new floorspace is likely to be occupied by tourist related
retailers and be small in scale. It is important that any additional floorspace
is provided in a format that is sensitive to the character of the Centres and
small scale mixed use developments should be encouraged?.

16. National policy and local criteria-based policies are in place to address
proposals if received. The Regional Retail Study is a background paper to
the Local DevelopmentPlanre vi si on and can be viewed o
website.

Local

Pembrokeshire Coast National Park Local Development Plan Annual
Monitoring Report 2016 dVacancy rates

17. Across the centres of Tenby, Saundersfoot, St Davids, Solva and Newport,
and for all A use class units, the average vacant floor space is 4.5% at
2017. A breakdown of vacant floor space percentage by centre is as
follows, Newport 3.7%, Saundersfoot 3.2%, St Davids 1.5%, Solva 7.9%
and Tenby 5.8%.

! South West Wales Regional Retail Study, Ceredigion County Council, Pembrokeshire County Council and Pembrokeshire
Coast National Park, February 2017, page80-81.
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18 No i ssues arise regarding vacancy rates
centres. Newport, Tenby and Solva have slightly increased rates since the
previous year. St Davids remained at 1.5% from the previous year,
Saundersfoot has slightly reduced vacancy percentages from the previous
year. Overall the vacancy percentage has increased from 3% to 4.5% since
last year. For unit numbers, the average vacancy rate for the National Park
is 4.3% (an increase of 0.6% from 2016): this is significantly below the
national average for town centres at 14.6% (Pembrokeshire Coast National
Park Authority Annual Monitoring Report for the Local Development Plan,
Sept 2017, para 2.17).

The Retail Hierarchy

Location & Context

Pembrokeshire Coast
National Park
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19. Many of the retailing centres in the National Park serve a local community
and tourist function. In some cases, they have extensive rural hinterlands.
However, direct competition from centres outside the National Park,
including the rest of Pembrokeshire, Carmarthenshire, and Ceredigion has
influenced the overall level of provision at National Park Centres. The main
retail centres within the National Park are Tenby, Saundersfoot, St Davids
and Newport. The main centres within the County outwith the National Park
are Haverfordwest, Milford Haven, Pembroke and Pembroke Dock,
Narberth and Fishguard.
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The Role and Function of Centres

20. Many of the centres within the National Park enjoy a role as visitor
attractions. This increases the retail spend available to the centre, and
helps to re-enforce and support the tourism role which has developed.

Tenby

21. Tenby is a seaside resort town with a population of about 5,000 residents.
This number increases substantially particularly during the summer when
there are peak tourism numbers. Tenby supports a range of services and
facilities due to the increased expenditure which the centre enjoys through
tourism. It is this element of the character of Tenby which defines its
specialist role, and which should seek to strengthen the future retail function
of Tenby through improved specialist shopping whilst maintaining a quality
retail experience for local residents. Tenby does however suffer from a lack
of suitable retail development opportunities. The historic fabric of the town,
including the town walls, constrains retail potential and ensures that a
compact centre is maintained.

22. The Wales Spatial Plan, Pembrokeshire Haven Key Settlement Framework
2021, Prepared by Pembrokeshire Haven Drafting Group, as at 07-02-07,
identifies Tenby as a Tier 2 settlement i (Medium sizes settlement with a
service centre role). The future role of
tour i sm destination and | ocal service cent
serving a wider role within the area.

St Davi dos

233 The tourism offer of St Davidodés itself i
Cathedral, although there is a growing gallery culture. StDa vi d 6 s al s o
providesanaddi ti onal point if interest for vi

example. The expenditure within the centre is buoyed up by visitors and

tourists and it consequently supports a range of cafes, pubs and

restaurants. It otherwise serves as a district centre, with a limited retail offer,

for the residents of St Davidodéds and near
a small supermarket at New Street has helped to secure its role. The

potential to improve its specialist tourism functions, whilst maintaining the

character of local independent retailing provides a good basis for the future

role of the centre.

24. The Wales Spatial Plan, Pembrokeshire Haven Key Settlement Framework
2021, Prepared by Pembrokeshire Haven Drafting Group, as at 07-02-07,
identifies St Davidodés as a Tier 3 settle
local centre and an important tourism centre.

Saundersfoot
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25. Saundersfoot is a seaside resort, offering a traditional holiday opportunity
for tourists. It remains however, secondary to the role of Tenby in terms of
the residential population and overall shopping facilities.

26. The Wales Spatial Plan, Pembrokeshire Haven Key Settlement Framework
2021, Prepared by Pembrokeshire Haven Drafting Group, as at 07-02-07,
identifies Saundersfoot as a Tier 3 settlement, identifying the future role as
a local centre and an important tourism centre.

Newport

27.Whilst Newport enjoys an element of spending from tourists, it is well
supported by local residents, having no readily accessible competing centre
in the local vicinity. It has several high quality small food shops, cafes, and
other facilities in particular which combine to make an attractive and historic
centre.

28. The Wales Spatial Plan, Pembrokeshire Haven Key Settlement Framework
2021, Prepared by Pembrokeshire Haven Drafting Group, as at 07-02-07,
identifies Saundersfoot as a Tier 3 settlement, identifying the future role as
a local centre and an important tourism centre.

Solva

29. Solva contains a limited range of retail opportunities. The majority of active
commercial properties focus on the tourism trade, facilitated by proximity to
the harbour and available car parking. There are a few shops away from the
harbour, including a post office and convenience store.

30. Solva is not identified within The Wales Spatial Plan, Pembrokeshire Haven
Key Settlement Framework.

Developments under the Local Development Plan

31.There have been a number of proposals that have been approved and
developed either under the existing criteria based policy of the Local
Development Plan or have been part of a mixed use allocation. For
Tenby and Saundersfoot, these include the development of the mixed
use Local Development Plan allocation (MA707 i White Lion Street,
Deer Park Tenby), under planning reference NP/13/0059, allowed in
October 2013. This development includes new ground floor retail space
of approximately 450m? and is now occupied by a comparison goods
retailer. An associated development has recently been completed at the
Delphi site on South Parade and replaces three former retail units
(vacant at the time) with five ground floor A1 units totalling
approximately 350m?, which is an additional 300m? for the site,
approved in July 2011 under planning reference NP/11/065.

32. Another significant retail development for the Tenby area includes a

convenience store at the former Royal Mail Depot at The Green under
application reference NP/13/0402, approved in November 2013. This
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application was approved after the application of a sequential test, in

accordancewithTec hni

c al

Advice Note 4

found no suitable alternative sites within the designated Tenby Town
Centre. The approved development provides approximately 285m? of
additional convenience floor space for the area.

33.For Saundersfoot, the redevelopment of the Cambrian Hotel and mixed
use Local Development Plan allocation (MA777) within the District
Centre, approved under planning reference NP/12/0054 in June 2013
will include 6 additional retail units with a combined floor space of
approximately 768m?. A1, A2 and A3 uses are proposed.

34.The new Tesco Express Store in Saundersfoot District Centre is now
complete and in use, approved under planning reference NP/07/677 in
May 2009. This store provides approximately 347m? of additional
convenience floor space.

Hierarchy of PCNPA Centres

35. The hierarchy of centres within the National Park is based on the retail
provision and the role and function of the centres. Given the information
provided by Technical Advice Note 4 (2016) the hierarchy for the National
Park is as follows:

O0Ret ai

Hierarchy

Description (TAN4)

Centre

Town
Centres

Centres providing a broad range
of facilities and services which
fulfil a function as a focus both for
the community and for public
transport. It excludes small
parades of shops purely of local
significance.

Tenby

District
centres

Groups of shops, separate from
the town centre, usually
containing at least one food
supermarket or superstore, and
non-retail services such as
banks, buildings societies and
restaurants

St Davids, Saundersfoot,
Newport

Local
Centres

Small grouping usually
comprising a newsagent, a
general grocery store, sub post
office and occasionally a
pharmacy, a hairdresser and
other small shops of a local
nature

(no centres within the National
Park are considered to be local
centres).

(Solva does not satisfy any of the above classifications).

National Park Retail Centre Composition

36. The following tables provide a summary of the retail provision for the
National Park centres for both 2006 and the most recent survey conducted
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in August 2014 for comparison. A current breakdown of National Park
Centre composition (as of August 2014) is also provided.

Tenby 2006
Summary No of % Area (sgm %
Units gross)

Total commercial

Total A Use Class 204 100 22874 100

Total Convenience | 20 10 2839 12

Total Comparison 91 45 9955 44

Total Services 86 42 9712 42

Total vacant 7 3 373 2

Saundersfoot 2006

Summary No of Units | % Area (sgm %
gross)

Total commercial

Total A Use Class 63 100 6497 100

Total Convenience 9 14 855 13

Total Comparison 29 46 3012 46

Total Services 23 37 2557 39

Total vacant 2 3 73 1

St Davids 2006

Summary No of Units | % Area (sgm %
gross)

Total commercial

Total A Use Class 53 100 7076 100
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Total Convenience 4 8 1626 23
Total Comparison 24 45 3176 45
Total Services 24 45 2089 30
Total vacant 1 2 185 3
Solva 2006
Summary No of Units | % Area (sgm %
gross)
Total commercial 12
Total A Use Class 11 99 1857 101
Total Convenience 1 9 126 7
Total Comparison 5 45 697 38
Total Services 5 45 1034 56
Total vacant 0 0 0 0
Newport 2006
Summary No of Units | % Area (sgm %
gross)
Total commercial
Total A Use Class 29 100 3471 100
Total Convenience |5 17 667 19
Total Comparison 8 28 776 22
Total Services 12 41 1626 47
Total vacant 4 14 402 12
Tenby 2014
Total Commercial No. Units % Area (m2) %
Total A Class Use 182 100 20835 100
Total Convenience | 18 10 2112 10
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Total Comparison 77 42 8901 43
Total Services 75 41 8740 42
Vacant 12 7 1082 5
Saundersfoot 2014

Total Commercial No. Units % Area (m2) %
Total A Class Use | 67 100 6575 100
Total Convenience |9 13 899 14
Total Comparison | 34 51 3012 46
Total Services 22 33 2513 38
Total Vacant 2 3 151 2
St Davids 2014

Total Commercial | No. Units % Area (m2) %
Total A Class Use | 58 100 7449 100
Total Convenience |5 9 503 7
Total Comparison | 27 47 4231 57
Total Services 24 41 2486 33
Total Vacant 2 3 229 3
Solva 2014

Total Commercial | No. Units % Area (m2) %
Total A Class Use | 12 100 1524 100
Total Convenience | 0 0 0 0
Total Comparison | 6 50 727 48
Total Services 5 42 677 44
Total Vacant 1 8 120 8
Newport 2014

Total Commercial | No. Units % Area (m2) %
Total A Class Use | 31 100 3872 100
Total Convenience |5 16 687 18
Total Comparison | 10 32 926 24
Total Services 15 48 2227 58
Total Vacant 1 3 32 1

37.The above tables display little variation in town centre retail provision or
composition from 2006 i 2014 (including surveys conducted in 2011 and
2013).

38. Analysis of data within this period also shows no changes from this trend,
with consistently lower than average vacancy rates. This indicates that the
adopted Local Development Plan policies are performing well with regard to
protecting the vitality and vibrancy of the town and district centres and
conserving their specific characters.

Tenby 2014
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No.

Convenience Units % Footprint %
Bakers 5 28 269 13
Confectionary Shop 7 39 230 11
CNT (convenience, newspapers,
tobacco,) 1 6 172 8
Convenience food store (small
general or specific e.g. chocolate
or sandwich shop) 2 11 726 34
Delicatessen shop 1 6 126 6
Green Grocer 1 6 89 4
Market Hall (predominantly
convenience) 1 6 500 24
Total 18 100 2112 100
No.
Comparison Units % Footprint %
Antique Shop 1 1 75 1
Art
Gallery/Studio/Coffee/Café/Gifts 5 7 663 7
Book Shop 2 3 131 1
Card Shop 2 3 270 3
Charity Shop 4 5 647 7
Chemist (inc Pharmacy) 2 3 405 5
Clothes (Childrens inc babywear) | 1 1 42 0
Clothers (General) 16 21 2344 26
Clothers (General) & Beach Shop |1 1 97 1
Clothes (Ladies) 4 5 397 4
Computer Shop 1 1 159 2
Craft inc Jewellry 1 1 31 0
Cycle Shop 1 1 45 1
Department Store 3 4 578 6
Electrical goods (white goods eg
refridgeration, also HiFi, irons,
kettles etc) 1 1 92 1
Fancy Dress Shop 1 1 74 1
Gift Shop inc clothes & crafts 17 22 1766 20
Hardware 1 1 120 1
Jewellers, Jewellry and Gifts 6 8 461 5
Mobile Phone Shop 1 1 31 0
Music Store 1 1 56 1
Shoe Shop 2 3 211 2
Stationers 1 1 148 2
Toy Shop 1 1 58 1
Total 76 100 8901 100
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No.

Services Units % Footprint %
Banks 6 8 824 9
Betting Office 3 4 289 3
Booking Office 1 1 61 1
Café 8 11 666 8
Café Bar 3 4 488 6
Coffee Shop 1 1 87 1
Estate Agents 5 7 547 6
Financial Advisors 1 1 42 0
Hair and Beauty Parlour inc
tanning 3 4 269 3
Hairdressers (inc Barbers 5 7 288 3
Ice Cream Parlour 1 1 82 1
Information Centre 1 1 404 5
Laundrette and Repair 1 1 75 1
Post Office 1 1 912 10
Public House 11 15 1342 15
Restaurant/Café 1 1 88 1
Restaurant 10 13 1248 14
Restaurant & Take Away 7 9 750 9
Solicitors 2 3 63 1
Take Away 3 4 115 1
Tapas & Wine Bar 1 1 100 1
Total 75 100 8740 100
No.
Other Services Units % Footprint %
Amusement Centre 1 5 189 3
Social Club/Function Hall 4 19 1633 26
Church 1 5 551 9
Church Hall 1 5 335 5
Fire Station 1 5 345 5
Garage 2 10 266 4
Hotel/Guest House 6 29 2446 39
Museum 1 5 75 1
Sport Therapy Practice 1 5 31 0
Tattoo Parlour 1 5 132 2
Vacant 2 10 294 5
Total 21 100 6297 100
Vacant/B8 Storage (Sergeants
Lane) 8
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Tenby 2014
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