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Retailing Facts

0 60% of people shop by car.

o] Newport is the main shopping centre on the Island.

o] 72% of people from the rest of the Island use Newport for non-food retailing.
o} Only 15% of shoppers use mainland stores regularly (monthly).

o] There is still growing demand for retail space in Newport.

I ntroducti on

151 Shopping is an inportat pat o
everyone s lives, being bath a necessity and,
incressingy, aldsue adivity. The provision
of adequate and accessible shops on the
Idad is essatid if it is to be an atradtive
place bath to live and vork. Future grovih of
ré¢ailing, if properly planned, can produce
nore jobs, better prospects for busi nesses
gererdly and better facilities for shoppers.

152  Util recertly, ahierarchy of shopping
served the Island, based on the two county
towns of Ryde and Newport. These were the
nain centres of popuation, but district and
nei ghbour hood centres in other towns served
snaller communities. In conmon wth the
nainland, retailing on the Island has
undergone a dranatic change as snall
i ndependent shops have cone under
pressure fromthe large miti-nationds. The
consuner |ed boomof the 1980s has turned
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into recession in the early 90s, however the
pressure for retail gronh has continued and
PR® nakes it clear that the Guncil should
idatify sf ficient land wthin the P to neet
the denand for grovth in the ret al sedta.

153 Athough recent reports have
suggested that the devel opnent of out-of -
tomn superstores a a national leve has
reached saturation point, patly de to the
devel opnent of larger regional shopping
parks, onthe Islad there still appears to be
pressure for devel opnent, particdarly aroud
Newport, which has benefitted from recent
investnent in the shape of Mrks and
Spencer, B and Qurrys. The Island,
however, is a captive narket and the
paetid fo futher gonh is limted
I nvest nent therefore needs to be channel | ed
vhere it can provide the best overdl resut for
both the consuner and the retal tradke as a
whol e.
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154 Inviewof the anout of vacant floor
space, potentia redevel opnent sites, and the
di spersed pattern of |sland shoppi ng centres,
there gpears tobe little need to dlocate | ad
fa rdal gonh okside the existing tom
centres. Qvernnent advice has now firnhy
pl aced the enphasis on the need to pronote
town centre devel opnent and this, coupled
wth the existing provision and retal
opportunity, woud support restricting further
out-of-town devel opnent. In sumary, the
pring consideration is a need to pronote
toan and local centres and ensure new
devel opnent supports thar \itdity ad
viability as defined in governnent gui dance,
together with producing integrated transport
and land use policies to achieve sust ainad e
ret ai | devel opnent.

I sl andw de Ret dl Study

155 The Isle of Wgt Quncil, together
wth consutats, has caried ot a
conprehensi ve ret al study of theldad The
terns of reference include an assessnent of
the broad levels and type of devel opnent
vhi ch coul d be supported in the Han period
on the basis of estinated expenditure grovth,
together wth an examnation of the rde,
capacity and vd nerability of the nai n centres.

15.6 Newport operates as the principa
rd ailing centre on the Island and boast s an
inressive retdl dfe. Itsregdl mxis vdl
bal anced and has been conpl enented by the
recent opening of a BS store. Newport s
energence as the dominant centre has
largely been at the expense of Ride which is
experiencing tradng df fialties A nunier of
the other centres appear aso to be
experiencing problens, but these probl ens
are less acute than those o fecting Ride. For
exanple, there is presently sone 2,863 sq m
of vacant floorspace in Ryde which is
equiva ent to approxinately 14%aof the tat &
floorspace in the cetre The conparade
figures for Newport are 2,197 sq mand 6%

respectivey.

15.7 The Islad s other centres generdly
sf fer from the heavy voune of through
trdfic on their nain shopping stregts, an
increase in dependence on tourism and
related uses, and consequently, strog
seasonality wth some shops in prine
frotages closing out of season. These
problens are clearly evident in Shanklin and
Vent nor .

15-2

urvey

15.8 A househol d survey was carried out
across the Islad as a wde In brief, it
higligts the inport ance of the nain centres
for food and nmost forns of non-food
shopping, as well as the leakage of
expenditure to the nainland. Sone 55% of
resident s visit the nainland for shoppi ng ad
15% of them travel across on a nonthly
besis. The survey aso illustraes the
inport ance of nail-order shopping.

159 The survey reved s the attitudes and
preferences of the Island s residet s tovards
their locd shopping centres. The survey
identified issues such as the poor range of
shops in nost centres (excluding Newport);
absence of particdar shops/services (nast
centres); the topography of a centre (Ride);
and pakingdfficuties (Sandow).

Retal Gpaity

15.10 The survey provided the basis for a
rd al capacity study wvhich seeks to
deternine how nuch additional food and
non-food fl oorspace the Island could absorb
over the Ran period. In summary, thae is
scope for both forns of devel opnent. In the
food sector, it is estinted tha there is
capacity for one addtiond foodstore wth a
net sales area of around 3,187.5 sg.m
(34,310 sq ft). Inthe nonfood sector, thereis
likely to be greater pressure for devel opnent
- around 6,317.4 sg.m (68,000 sq ft) o tom
cetre type ret @ling o 9011 6 sg. m (97,000
qft) d rdal warehousing It is suggested
that this non-food capacity should be
absorbed wthin existing centres and wth
limted ret ai | warehouse devel opnent .

15.11 Denand fromnational retal mitipes
is prinarily concentrated on Newport and
reflected by the current foodstore proposa s
from bath Tesco and Sainsbury and the
recent arriva of B§ HW and Intersport.

Ret dl Strategy

15.12 The Han should seek to direct new
devel opnent to town centre sites. This
shoul d be conpl enented by environnent &
and nanagenent initiatives to enable the
centres to enhance and nai nt anthar vit dity
advidility.

Summary And (oncl usi ons
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15.13 Retailing on the Island has
exper i enced si gni fi cant qualit aive
i nprovenent s in recat years, bu it is dear
that shoppers still lok tothe nminad for a
proportion of their non-food spending.
Newport has experienced the greatest
i nprovenent s and this has higligted the
reaive decline in Ride

15.14 The dependence of certain tows on
expenditure by towrists is dear ad this hes
resulted in the energence of a nunter of
torist-redlated shops, suwch as gft shops
These shops close out of season and this can
undermne the vitaity of these centres. My
o the centres suf fer aso fromthe vd une of
through tref fic passing through the centre
This creates noise and congestion which
undermne the quality of the shopping centre.

15.15 The capacity adysis hes idetified
scope for addtiond retail devel opnent and a
nuniber of retalers ae interested in
et ablishing represent ation on the Island
There is scope for one additional foodstore of
sone 3,158.7 sg.m (34,000 sq ft), ad
6,317.4 sg.m (68,000 sq ft) o tom certre
typeretalinga 9011 6 sg.m(97,000 sq ft)d
re ai | warehousi ng.

15.16 This floorspace should be allocated
vwhere there is the greatest demand, ie.

Newport.  Bucking the narket by trying to
Oeflect this denand to snmaller centres is
unw se and woul d resul't in unpl anned growt h
around Newport, which would deflect from
the certre st dity advidility.

15.17 PP& suggests that a sequertid
test be applied in assessing sites to neet
ré ail needs. Land should first be considered
in existing tom centres ad if no sutade
sites are availab e then edge-of -centre sites
should be considered. Qily af ter tHs & age
should out-of-centre sites be considered.
Devel opnent of out-of -centre sites shoul d be
alest resat.

15.18 The UDP seeks to accommodate
ré¢ ail growth in a balanced strategy which
alows for newdevel opnent, but at the sane
tine enhances and nai nt ars thevitdity ad
viadblity o the existing cetres using
environnent a and nanagenent initiatives.
The plan recogni ses the | ong-term proposal
fa re ail devel opnent at George Street, Ryde
and aso puts forvard a nunbber of sites in
Newport whi ch coul d neet denmand over the
plan period (Rdicy R, for both food ad
non-food shoppi ng.

Objectives:

In pursuing the objectives below, the plan:
retail growth accordingly;

improvements and other means.

The objectives of this section are:

both local people and tourists;

o] to provide for local shopping needs;

(o] recognises Newport as the main retailing centre on the Island and allocates sites for

o] seeks to promote other Island towns and their retail function through environmental

o] to promote the viability and vitality of the Island’s other town centres for the benefit of

o] to ensure the adequate provision of sites for retail growth;

o] to promote the town centre as focal point for the community;

o] to ensure new retail growth promotes access by modes of transport other than the car.

15-3
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Bdsting Town Gentres

R1

Planning proposals that protect and maintain and/or enhance the retail function of
defined town centres as a whole will be acceptable in principle.

15.19 The traditiond Hgh Streg gill eig s
in nany toms on the Island athough, in
catanlocaios, thevidility o these certres
has increasingly cone under threat from
conpetition from nore viable centres, in
particuar Newort, and from out-of-town
staes. The anple car parking and good
shopping environnent that these stores
provide, together wth a growng reliance on
the notor car, have led the nove anay from
the Hgh Street, resutingin vacat shops and
undernmining the conpetitiveness  of
renmai ning busi nesses. Recent gover nnent
advice seeks to pronote the viability and
vtaity o tom centres and whilst
gpotuities for retal investnent exist, the
Quncil wll continue to pronote this thene.

New Ret ai | Devel opnent

15.20 InAugust 1995, out of atota 105 549
sg.m of shops in town centres, 8,241 sg.m
were enpty, representing a vacancy level of
around 8% The general economic downturn
hes led to a lack of investnent and, in tun,
deterioration in the appearance of nany
Island toms. This is of concern, as tomn
centres are not only a focus of economc
activity but dso pay aninport at rdeinthe
communi ty.

15.21 It is cowsidered that the need to
reitaise Hgh Street shopping should be
given priority over the devel opmrent of
addtional out-of-tom stores.

a
b

serve a local need only;

R2  Planning proposals for new retail developments will be acceptable in principle provided
they take place within defined town centre shopping areas. Outside of the defined shopping
areas, planning applications for small shops will be approved provided they:

are located within existing village settlements, or are ancillary to a tourism or farming
operation, or are associated with an existing service station.

Applications involving the loss of local shops and pubs will not be approved where it is shown
that this will have a damaging impact on the local community.

15.22 The Qouncil considers a prine
djedtived its strategy for shopping to be the
conti nued pronotion and enhancenent of the
Idad s existing tom cetres in oder to
esuethar viaility advit dity. Inthe 1980s,
vwhen there was a great deal of out-of-town
devel opnent on the nai nl and, | ocal planning
athorities on the Islad cotinued to fight
against out-of-tom stores , recognising the
threat to existing centres. However, a nuner
of out-of-town stores were approved and
hilt.

15.23 Qentral Governnent advi ce (through
PPR® and PPGL3), is now to ensure that
new retail devel opnent pronotes existing
toan centres and that devel opnent plans
shoul d provide for required shopping growth
over the plan period

15.24 The basis for the location of new
shops for both food and non-food ret alirg
wll be the defined town centre shopping

15-4

boundaries shown on the Proposals Mp.
This definition is based broady on the
existing town centre shopping areas shown
on existing loca pans exended to take
account of recent devel opnent adjoining the
histaic cores. It is the Quxdl s intetion to
draw the boundaries and provide planning
briefs so that s ficient provision for new
shopping can be identified wthin town
centres.

15.25 Village ad locd shops day a vita&
roe in rura areas as they provide an
alternative to shopping in the nain toms as
vell as a nuch needed service for the less
nobile This includes the e derly, peode wth
disabilities and those wo do not have
access to a car or convenient public
trasport. The village shop aso plays an
inport at part in the socid retvark o the
settlenent as a neeting place, natice board,
post of fice ad generd hib of village life

Retailing
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15.26 Athough there is  continued
conpetition fromlarge stores wo can of fa a
wde variety of choice as well as cheaper
prices, village staes still caer a a
conveni ence narket often operating long
opening hours for those last minute or
forgotten itens. On the Island, where sone
settlenent s are not well connected by public
transpart, the loss of the village shop codd
have disastrous consequences for the
community as a whole and certan
di sadvant aged groups in paticda. The
Quncil therefore considers it inport at to
resist the loss o locd shops patiadaly to
residentia uses, were there are no suitade

Stes for Rt ail Devel opnent

dternatives close hy. In deding wth
applications invdving the loss of loca
coomunity facilities including shops and
pubs the Quncil will expect evidence to be
submtted to show that the business is nat
able to be comercially viadde ad that dl
aternative neans for its retention have been
expored This wll require an assessnent of
theviahlity of dternetive uses, the cotinued
local support for such a conmunity need, the
presence o simlar fadlitiesinthelocdity ad
their accessihility to locd pegde ad the
inpact on other elenents o the locd
econony, ietarism

George Street Car Park site, Ryde;

Fire Station site, Newport;

DO O T O

Corralls Yard site, Riverway, Newport.

R3 Planning proposals for major shopping developments will be acceptable in principle on
the following sites identified on the proposals map:

Coppins Bridge Lower Car Park site, Newport;

Bookers site, Petticoat Lane, Newport;

15.27 To meet the expected denand for
re¢ ail grovth over the plan period the Guncil
has alocated a nunber of sites in the
Newport and Ryde areas for possible retdl
devel opnent. These have been identified
wthin defined town centre shopping areas,
on the besis of the sequentia test, so that
schenes can contribute to the vitdity ad
vidility o the catre The sites are aso
consi dered to be wthin easy val ki ng di st ance
d thereail core, sothat they pronote access
by foot fromthe centre and can be easily
served by a variety of neans of transport.
De to the avaladlity o retal uts in
Ventnor, Qwes, BEast Qwes, Shanklin,
Sandown and Feshwater and the limted
likely denand for najor devel opnent,
specific sites have not been idetified in
these centres. Hwever, there ail boundari es
have been drawn to enable sites to be
devel oped as and when necessary.

George Street, Ride

15.28 Reviously considered for a nixed
food and non-food retail devel opnent, a
planning application has recently been
aproved for a singe food store wth car
parking of approxinately 2,000n? by
Sonerfield

Qoppi ns Bridge Lower Gar Park Ste,

15-5

Newpor t

15.29 The site, which is bounded by St
Georges Way, Furrlongs and South Stred, is
considered suitable for nonfood retal
devel opnent or an aternative tom centre
use which would be beneficial in pronoting
the vitdity and viddlity of Nwot towm
centre as a vide. Gven the site s location
on the nain road network, any devel opnent
should continue to provide an appropriate
levd o pldic parking to encourage |inked
tips and reduce traf fic novenent s through
the histaic care of the tom This site hes
now been devel oped.

Fre Staion Ste

15.30 Adjacent to (oppins Bidge, this
includes a nunter of properties and |and
uses, includng ATS Tyres, the Rublican
public house and residentia and commerci al
land. Wth site anal ganation this coul d prove
tobe sitdde fa re al deve opnent, ether
i ndependently or linked to proposals for
Qoppi ns Bridge car paks. The site neasures
approxinately 1.16 ha.  Any redevel opnent
proposd invdvingthe Fre Staionwll aly be
abletoproceed fdlowng the relocation of the
facility to anewsite to the satisfaction o the
Qunci | .
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Bookers site, Retticoat Lane, Newport

15.31 This site, wich currently operates as
a cash and carry facility hes recently recei ved
pl anni ng approval for approxi natel y 3, 900n?
of nonfood retaling floorspace and a
subsequent planning application has now
been received for a Sainsbury s foodstare of
approxi nat el y 4, 500n?.

Devel opnent on Lhidentified Stes

Crrdls Yard, Rverway, Newport

15.32 This site adoins the recent Qrrys
superstore devel opmnent and has an
au ¢ andi ng consent for approxinately 2,000
sgmoaof retail wvarehousing floorspace The
land is now being proposed for a road link
adpard filligst aioninassociaionwththe
Sainsbury s proposal at Retticoat Lane.

sustainable development.

R4  Planning proposals for retail development will be acceptable in principle when they are
located within defined town centre shopping areas. Where no suitable town centre sites are
available to meet an identified need, sites on the edge of town centres may be considered
where it can be clearly demonstrated that no other sites with better access to a town centre
are available or likely to become available., there is an overriding need for the scheme, the
scheme does not have an unacceptable impact on the vitality and viability of existing centres
and the overall proposal accords with the Council’s overall strategy for sustainable
development, in particular in respect of the use of means of transport other than the car.

In addition proposals will only be permitted when they:

a will not result in the loss of identified employment land;

b do not have an unacceptable detrimental impact on the historic character of the town;

c provide appropriate parking and highway elements which contribute to the effective
management of the town in accordance with the Council’s overall strategy for

15.33 Aswvel as those sites identified under
RB there is dso a need for the plan to nake
proision far retail proposals that nay come
forvard on unidertified sites wthin the tom
catres. This will enable settlenent s that do
not have current pressure for devel opnent to
respond to future changes in the narket
wthout sterilising land wthin tom certres
whi ch coul d provide for a range of uses whi ch
would pronote the area. HEually, where
curent pressre exists for shopping, the
@uncil would wsh to provide a degree of
fleibility in tens of site sdection ad
devel opnent, enabling the narket to identify
needs wthin the principles laid dom by this
dan There is a presunption agai nst the | oss
of alocated enpl oynent |and which should
ke reaaned for job creation and business
uses.

15.34 Qnsideration wll aso need to be
dgventothelikdy inpact onthe histaric core
o the tom centre, paticdaly in tems o
trd fic geeration, poetid loss of exdsting
buildngs ad loss of anenity to ajoinng
occupi ers and busi nesses.

15.35 My vacant sites in the tows are
curently used far car parking purposes by
both shoppers and workers. The lass of any
parki ng spaces needs to be consi dered al ong

wth other transport neasures, which nay be
associated wth the proposed devel opnent,
ey ode raues, huss fadlities, lirks to the
pedestrian and road network etc, before
approval can be given. PPGA3 suggest s thet
devel opnent proposal s should consi der
aternative transport nethods to the car.
However, this needs to be weighed agai nst
the loss of paking facilities in tom which
nay create on-street problens el sewhere. In
such cases the Guncil would only approve
devel opnent that can take place wthout
addtiond detrinentd inpact on the town
cetre s enviroment. Inline wth the need to
pronote town centres as the focus for retd
devel opnent and bring brownfield sites back
into econonc use it is inportant to ensure
thet al availade site optios intom certres
are expl ored when seeking to accomnmodat e
new shoppi ng fl oorspace. In circunst ances
were sites cannot be identified or due to
location, access and inpact on the histaic
core are considered unsuit ade far the type of
re¢ ail devel opnent required, edge of centre
sites wll be the preferred gtion in line wth
the sequentia approach as set out in FRG.
Ths wll be paticdaly inpotat in the
smaller Island towns where devel opnent
oportunities are linnted

15.36 Gven the contained narket and
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therefore linted capadty fa re ail groth on
thelsladit is cosidered ulikdy that an out
of centre proposal cou d be justifiad e through
the sequential approach during the plan
period and out of centre proposals, by their
e ae likdy to caflicc wth the pas
sust ai nabl e  devel opnrent  strategy. The

other options have been explored including
the comsideration of al exsting Islad tom
centres. In such cases, devel opnent wll only
be appropriate in exceptiona circunst ances
vwhere the proposal can be shown to be of
ovadl| berefit tothelslad gvenits locaion

15.38 The We 4 asses O der 1987 set s au

Qurcil wll need to be covinced that dl
15.37 For the purposes of this panthe fdlowng definitions wil aody:
Town Centre -
boundar y;
Edge of Centre -
centre boundary;
Qt of Cntre -

That area of the town wthin the defined tom centre

That area of the town out side but adjoining the defined tomn

That area of the town wthin the devel opnent envel ope but
renoved fromthe defined town centre boundary.

Ret al-Qly Fot ages

only be approved where:

a

time and;
the character of an area, and

area through smell, litter or noise.

R5  Planning applications within the area of the retail only frontages, will be approved if the
development proposed is a retail A1 use on the ground floor. Applications for A2 and A3 will

the proposal would benefit the town centre overall and not result in a concentration of
non A1 uses to the detriment of the vitality of the area which would remain
predominantly A1 in character or there is a level of vacancy which threatens the vitality
and viability of the town and]or the unit has been and is likely to remain vacant for some

provision is made for an appropriate window display and shop frontage in keeping with
c there will be no detrimental effect on the environment, character and amenities of the

Applications which would create a dead frontage or otherwise no contribute to the character
and vitality of the shopping area will be refused.

those uses associated wth shopping areas
inothree caegories:

15.39 Qrrently, through the @GDQ
permission is required to change from Al to

Al uses -

A2 uses -

A3 uses -
food

includi ng shops, hairdressers, undert akers, travel agencies,
pet shops, sandw ch bars and post of fices

barks, buildng societies, est ate agencies, etc.
ret aurant s, pubs, bars, cafes and shops far the sde o

AR o A3 use. Hwever, A3 can change to Al
g A and A can change to Al wthout
consent. Shops selling notor vehicles,
laundrettes, and t axi hire premnses do nat fall
wthin any of the above categories and are
known as sui generis uses requiring pl anni ng
permission in every case.

15-7

15.40 The high streets of Island tows
reainavitdlyimotat denet of theretd
fuction of the tom certre, despitethe arriva
o larger stores on the edge of the histaric
cre Athough the Quncil cannot control the
change of use fromone type of retadlingto
another, (eg gocers to clathes shop) it can
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praect Al retailing in the coe areas from
bei ng domnated by fromassociated A2 and
A3 uses in town centres, such as barks,
buldng societies, cafes, restaurants and
et ate agents These uses can of ten & fad
higher retds than tradtiond shops, wichif
dloved to floish in the coe raal ae
coud lead to a dinminished Al retal fuction
to the detrinent of shoppers and the variety
o thetom cetreit =f. The | ocation and si ze
o the dfired ret d@l-aly frat ages have been
determned according to the paticda
characteristics of each tom centre. There
nay still be gportuiities to provide far A2
and A3 uses, in Rtal Qly Fotages, but
these need to support retaling raher then
conpete against it. In sone cases, an

Aeas Qutside Rtal-Qly Fot ages

appropriate represent diand A2 and A3 uses
inthe core areas cou d assist in supporting a
vu nerable centre which wud benefit the
wder town centre businesses and the | ocal
community as a whol e.

15.41 Asaquiddine the Quncil wou d not
expect to see nore than 30%of units wthin
ayreal alyfratage in non Al use as vl |
as seeking to ensure aggl onerati ons of these
uses to not occr to the detrinent of the
shoppi ng character of the area

15.42 Mst of the existing tow centres are
characterised by snall shop units in dder
properties and these formthe nai nst ay of the
re al trace The QGouncil recogni ses the need

R6 Planning proposals for retail A1, A2 and A3 uses within the defined town centre
shopping areas but outside the retail-only frontages will be acceptable in principle.

fo a mix of retal and associated use
appropriate to the functions of a town centre
inorder to pronote and sust d@nit st dity ad
vidility. Changes between dif ferent uses are
essential to avoid |ong-term vacanci es
occurring and to encourage buoyancy and
confidence in the tom centre. Large areas of
the defined town centre wll renain out side

Bl Business Wse in Town Gentres

the rea dl-aly fratage area and, in these
areas, a mix of uses wll be encouraged.

15.43 Bl business use class includes
d fices, research and devel opnent, studios,
laboratories, high tech ad ligt industry.
They are best described as processes which
cold exist wthin aresidetid area, wthout

boundaries will be approved providing:

R7  Planning applications for B1 business class uses within defined town centre shopping

a the proposal occupies an upper floor; or

b it occupies the ground floor and:

1 involves the upgrading or refurbishment of a Listed Building;

2 is outside the retail-only frontage areas, unless it does not involve the loss of an existing
A1, A2 or A3 use;

3 a level of vacancy exists which threatens the towns vitality and viability.

drinet to its anenity by way of noise
vibration, funes etc. My of the properties
at side the cae retailing areas of the tom
aeindfice e Ths is patiadaly tre in
Newport where Quay Street, Bie Stred,
Lugley Street and Qocker Street provide
acconmodati on for a wde range of busi ness
uses and as such, have given these areas a
particul ar appearance and character. Inthe
smaller towns, such as Shanklin, Sandown
and Ventnor, dfice uses o ten occupy the
upper floors of shops dong wth a nixture of
rd ail and storage space The Qouncil w shes
to see this mx of uses retadmed bt it is

15-8

considered that Bl uses inthe ground fl oor of
properties wthin the core retal area nay
seriosly o fect the stregt scape and retd
fuction of the tom centre.

15.44 Qly in exceptional circunst ances,
therefore, wil BL uses be considered inret @
areas, axdthen oy if the street-scape is nat
harmed and the Quncil s shop frot pdicyis
adhered to. BL use nay be accept dleif it
vwoul d guarantee the protection or restoration
o alisted Bildng

15.45 The Quncil is keen to encourage

Retailing
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vt ality back to town centres and to pronate a function of these areas as places to live, work
mx of uses wich wll assist the genera , shop and play. The overnment has

Residentia We of Uper Hoors in Town Gentres

R8 Planning applications for the residential use of upper floors of buildings within town
centre locations will be approved provided:

a the change of use does not prejudice the operation of the ground floor unit

b works of conversion, including access, are acceptable;

c they do not create conflict with other town centre uses which may operate outside
normal shopping hours.

recently given permitted devel opnent rights a unsocid hours, ad the ef fect on the
for a singe residentia use above shops security of ground floor shops. However,

However, the conversion into nore than one reuse of vecant buildings is a desirabe am
unit needs to be considered in terns of and residential developnent wll be
circuation and access, paticuarly were encour aged provi ded parking guidelines can
rer access is dfficut and a new entrance be conplied wth.

hes to be created in the shop front.

15.46 Residential uses can a so cause

problens because of potential conflict 15.47 The essence of any tomn centreis the
between existing town centre operations, mx o functions that occr wthin it and the
such as pubs and clubs, which nay operate nutual support they give to each ather in

Recreation and Lei sure Wses in Town Gentres

R11 Planning applications which involve the loss of key recreation and leisure uses in town
centres which are benefiting their vitality and viability, will only be approved where:

a the proposal is considered to provide for a need not currently met within the centre and
is necessary to promote its vitality and viability;
b no alternative sites are available or viable within the town centre.

providing for a range of conmunity needs. In to pronote the town centre. Hwever, if tre
accordance wth governnent gui dance the proposed use or devel opnent is consi dered
@unci | is keen to pursue the devel opnent of equally inport ant and nat currently provi ded
mxed uses in tom centres, and is acutely fo, the Quncil nay determne that it is

anre of the rde played by the other key aropriate, paticdalyif pssibdedterraive
uses such as public houses, cinenas, sites ae uavailabe o umsutae In dl
nuseuns, art galleries, leisure use, open cases the @uncil will need to balance the
space éc. These not only play an inport at pronotion of town centres wth the need to

role during nornal shopping hours, but can naintain facilities which have a conmunity
dso provide vitdity in the tom dring the berefit o provide aternative, equaly
evening for entertainment and |eisure acessibde fadlities.

pusuts

15.48 The loss of one or a nuner of these
key uses coul d conpronise the Guncil s am

Mrket s and Gr Boot Sal es

R12 Planning applications for markets, car boot sales and other temporary retail uses will be
approved provided they:

a do not prejudice permanent development proposals;
b have restrictions imposed on them to ensure that the proposal remains temporary and
does not set a precedent for permanent retail use;

15-9
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c in respect of markets, are within or adjoining the town centre;

d are located near main traffic and public transport routes;

e provide satisfactory vehicular and pedestrian access, highway safety and parking.
15.49 Recent years have seen a dranatic and nui sance to nearby resi dences.

goith of car boot sales and specialist
nar ket s dedling wth a huge variety of goods.
These have proved innmensely popul ar wth
the pdic, b oftentake place on dif feret
sites in ad hoc locations under the 14 day
rde This dlovws for the use to occur up to 14
tines a year wthout the need for planning
permssion. Wile they often cause few
probl ens, in sone cases probl ens do occur
saresdt o illegd paking tra fic congestion

Amusenent Centres

15.50 ldetified sites wth planning approvel
could avoid some of these problens. Any
approval s should not suggest the possibility
of future devel opnent, paticdaly onsitesin
or adjoining tow centres, and only tenporary
aoprova s wll be gven

15.51 Amsenent centres are those which
provice facilities such as frut nachines, pin

R13 Planning applications for amusement centres will only be approved where:

a they are located in a defined town centre outside the retail-only frontage and any
Conservation Area; or

b they are within a built-up, tourist, sea front location, where complementary
entertainment and tourist uses exist, and where the proposal would not result in an over
proliferation of the use; or

c they are part of a tourism or leisure development; and

d there is no loss of amenity to adjoining areas and properties.

bal | nachi nes, video ganes, and games of a
sessiond netwre etc. The considerations for
deternining a planing appication are the
type of centre proposed, and the inpact on
the surounding area in respect o noise
disturbance, vehicular and pedestrian
novenent and the location and visual
appearance. In addition to plaming povers,
the Qucil is dsothelicecing athority. Any
noral issues concerning such uses wll be
considered by the licencing authority
i ndependently from the planning consider-
aios, dthough it is hoped thet they wil be
nade avware of any likely planning probl ens.

15.52 Amsenent arcades on the |Island
are nornally associated wth beach front
locations and are a so found in town centres.
My of the Island s espl anades have not

been developed in a garish or conmercial

way. However, there is adways a need to
provide facilities for visitos nornally
associ at ed wth seasi de hol i days.

Qnsideration wil therefore need to be given
tothe levd of existing anusenent and touri st
facilities dready provided and the additi ond

inpact created by any proposed new
devel opnent .

15.53 Intows, it wll be necessary to avad
paticdarly sensitive areas, such as

onservation Aeas, to consider up to date
shop front gui dance and to have regard to the
anenity of adjoining areas.

15.54 The Quncil wll encourage the

Qiltural or Leisure Devel opnent s Wthn Towns

sustainable development.

R14 Planning applications for new cultural or leisure developments such as theatres,
cinemas and museums, will be approved in town centre locations outside the retail-only
frontages. Where no suitable town centre sites are available, sites on the edge of centre will
be considered as a first preference. Where no centre or edge of centre sites are available the
Council may exceptionally approve out of centre proposals where it can be clearly
demonstrated that all other options have been considered and the proposal will not harm the
vitality and viability of the town and it accords with the Council’s overall strategy for
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devel opnent of arts and ather entert ai nnent s
facilities wiich are used by bath local peop e
ad touists The best location for these are
the town centres, enabling a mix of shops
etert ainnent and associated parking to
pronote the vitdity ad vidility o tom
centre areas in line wth current gover nnent

Garden Centres

guidance. It is comsidered that investnent in
these fadilities ok side the town centres
should be resisted unless no suitadle
dternaive site can be foud.

15.55 @Grden centres are defined as ret d
atleg s sdling gdats, sone of wich wll nat

R15 Proposals for extensions to existing garden centres outside existing retail areas will be
acceptable in principle provided that they have no significantly harmful effects on the
landscape, traffic generation, or the amenities of those living nearby.

be groan on the premises, and a range of
other garden product s such as greenhouses,
garden furniture, tods ad paing There are
already a significant nunber of garden
centres, nany of which have evolved from
commercial greenhouses and sonme have
dversifiedeenfuther intotorist dtractios.

15.55 There are considered to be a
s ficient nunber of garden centres in
coutryside locations and further proposal s

15-11

vwoud not be consistent wth the need to
protect the rura environnent and pronote
njor retailing needs wthin tom centres.
Applications seeking to extend an existing
garden centre nay be considered provided
appropriate landscaping can be agreed to
reduce any inpact on the | andscape.
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