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1. Introduction 

1.1 This Response has been produced by Nexus Planning (‘Nexus’) at the request of Uttlesford District Council (‘the Council’).  

Nexus was employed by the Council to prepare the District’s “Uttlesford Retail Capacity Study Update” (2023).   

1.2 The Council has subsequently relied upon the findings of the Retail Capacity Study to inform the evolution of some of its 

Town Centre policies.  Specific to this, we are asked to assist with two further topics which were not covered in the Retail 

Capacity Study, namely: 

• Core Policy 50 (Retail and Main Town Centre Uses Hierarchy) proposes a Local Impact Threshold of 1,000 sq m 

(gross) and the Council seeks further evidence in support of this; and 

• Core Policy 2 (Meeting our Housing Needs) designates a number of Strategic Housing Allocations, whilst Core Policy 

50 explains that those Allocations will be supported with the provision of new Local Centres.  The Council seeks to 

understand what sort of scale and mix of Local Centre provision might be appropriate to support two of those 

Allocations; at Great Dunmow and at Takeley.   

1.3 We address these topics individually in Sections 2 and 3 of this document.    
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2. Core Policy 50 - Retail Impact Threshold 

The Uttlesford Draft Local Plan 

2.1 Core Policy 50 of the Draft Local Plan defines a series of Town Centre Boundaries for all Town and Local Centres in the 

District.  These boundaries were based on the work carried out by Nexus in the 2023 Retail Capacity Study.  Within those 

boundaries, Core Policy 50 then sets out how the Council will implement its development management policies.  One 

specification is that: 

“Where planning permission is required for any retail or leisure proposal outside these centres, they will be subject 

to an impact assessment, appropriate to the use. In Uttlesford the threshold for such an impact assessment is over 

1000 sqm (gross)”. 

2.2 In this section, we examine the relevant legislature which governs retail impact thresholds and its application in the 

Uttlesford context.   

Policy Context 

2.3 The National Planning Policy Framework (‘NPPF’, 2023) explains at Paragraph 94 that: 

“94. When assessing applications for retail and leisure development outside town centres, which are not in 

accordance with an up-to-date plan, local planning authorities should require an impact assessment if the 

development is over a proportionate, locally set floorspace threshold (if there is no locally set threshold, the default 

threshold is 2,500m2 of gross floorspace). This should include assessment of:  

a) 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  

b) the impact of the proposal on town centre vitality and viability, including local consumer choice and trade in the 

town centre and the wider retail catchment (as applicable to the scale and nature of the scheme)”. 

2.4 Planning Practice Guidance (‘PPG’) on Town Centres and Retail further elaborates on this at Paragraph 015:   

“The impact test only applies to proposals exceeding 2,500 square metres gross of floorspace* unless a different 
locally appropriate threshold is set by the local planning authority. In setting a locally appropriate threshold it will 
be important to consider the: 

• scale of proposals relative to town centres 

• the existing viability and vitality of town centres 

• cumulative effects of recent developments 

• whether local town centres are vulnerable 

• likely effects of development on any town centre strategy 

• impact on any other planned investment” 

 

 

https://www.gov.uk/guidance/ensuring-the-vitality-of-town-centres#gross-retail-floorspace
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2.5 It is therefore evident that any Local Impact Threshold which deviates from the nationally set default threshold of 2,500 

sq m will have necessitated a consideration of the six bullet points under Paragraph 015 of the PPG.   

The Uttlesford Retail Capacity Study Update (2023) 

2.6 The Retail Capacity Study Update prepared by Nexus in 2023 was supported by a significant weight of empirical data and 

research.  A key pillar of the assessment was a household telephone survey of 607 households in Uttlesford District and 

its immediate surrounds, prepared by NEMS Market Research.  That survey sought to understand quantitative retail and 

leisure shopping patterns, as well as a range of qualitative views on the various Town Centres within the District, as well 

as a range of other matters.  The survey findings were included in full at Appendix B to the Retail Capacity Study, with 

detailed assessment and analysis by Nexus at Section 4 (‘Capacity Assessment’) and at Appendix C (Statistical Tables).   

2.7 The survey was also backed up by a detailed Health-check assessment of all the Town and Local Centres in the District, 

prepared by Nexus, and carried out in accordance with the suggested range of indicators set out at Paragraph 006 of the 

Town Centres and Retail PPG.  This was contained at Section 5 (‘Health-Check Assessment’) of the Retail Capacity Study. 

2.8 Building on these two aspects, Nexus provided a series of recommendations at Section 7 of the Retail Capacity 

Assessment (‘Summary and Recommendations).   Pertinent to Retail impact Threshold, this included a recommendation 

at 7.14 that: 

“Given the smaller size of Uttlesford’s town centres, and the large quantum of independent retailers, we consider it 

likely that the Council may wish to consider implementing an impact threshold at below the NPPF standard of 2,500 

sq m.   In doing so, the Council would need an appropriate evidence base.  The findings of this Study should be used 

in this regard and the Council may wish to consider a specific exercise in re-examining a suitable threshold.  To this 

end, we note that emerging Core Policy 50 under the Regulation 18 Plan had a suggested threshold of 1,000 sq m. 

This looks sensible in our estimation, though this threshold should be re­tested for its soundness under a 

re­consideration of the Plan policies.  Such an assessment would incorporate the market share and health­check 

findings of this Study, alongside any other economic or market considerations at that point in time and consider 

whether the 1,000 sq m threshold remained appropriate”.     

2.9 The rationale for the recommendation in 2023 was therefore built on an assessment of the scale and nature of retail 

provision in Uttlesford District.  However, no detailed consideration was given to the PPG factors highlighted above as 

that was outside the scope of the initial reporting.  Accordingly, the Council has asked Nexus to objectively consider this 

matter in detail.   

2.10 In doing so, we refer to the health-checks and household telephone surveys which were prepared in support of the Retail 

Capacity Study 2023, which remain relevant at the present date.   

2.11 Within this context, we therefore address all six of the bullet points under Paragraph 15 of the Town Centres and Retail 

PPG.  Our method and interpretation of the PPG test was recently examined at the Crawley Borough Local Plan 

Examination (January 2024) and found to be sound by the Plan Inspectors (February 2024).  We therefore adopt the same 

methodology here.   

i. Scale of Proposals Relative to Town Centres 

2.12 The 2023 Retail Capacity Study incorporated a series of composition charts for each of Saffron Walden, Great Dunmow 

and Stansted Mountfitchet Town Centres in Section 5.  We have floorspace data provided by Experian Goad for Saffron 

Walden, whilst Valuation Office data has been utilised for Great Dunmow and Stansted Mountfitchet. 
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2.13   Applying that composition analysis to the PPG test, we are able to contrast below the relative scale of units in each case.  

Figure 2.1 – Unit Sizes, Town Centres 

 Saffron Walden Great Dunmow Stansted 

Mountfitchet 

Average Unit Size 122 sq m 125 sq m 147 sq m 

Average Convenience Goods Unit Size 235 sq m 301 sq m 382 sq m 

Average Comparison Goods Unit Size 126 sq m 113 sq m 142 sq m 

Average Service Goods Units Size 112 sq m 102 sq m 96 sq m 

Average Vacant unit Size 111 sq m 105 sq m 120 sq m 

2.14 The analysis of Uttlesford’s Town Centres points to a prevalence of smaller retail unit sizes, with averages unit sizes 

ranging between 122 – 147 sq m across the three centres.  Convenience goods units are larger, averaging between 235 

– 382 sq m across the three centres.  Comparison goods and service goods units are considerably smaller at typically just 

over 100 sq m.     

2.15 Linked to this, it is common elsewhere to draw on committed development proposals to understand the type of scale of 

units which are being sought in edge or out-of-town locations and whether there was likely to be an overlap in provision.  

In this instance the Council has reported that there are no such extant permissions. 

2.16 There is though a current application for a new foodstore (to be operated by Lidl) in Great Dunmow1.  That store is 

proposed at 1,512 sq m net floorspace, incorporating 1,210 sq m of convenience goods sales and 302 sq m net comparison 

goods sales.      

2.17 There is therefore no evidence of demand to draw on from committed development, and only little by way of proposed 

development.  Notwithstanding, it is reasonable to suggest that the average size of units in Uttlesford’s town centres are 

likely to be smaller than the average size of units sought outside town centres.  This does not mean though that the 

centres are immune from threat.  There do exist a number of larger vacant units which are capable of competing for 

occupation with out-of-town proposals.  Examples of this include the current vacant units around Market Place in Saffron 

Walden.   

2.18 To try to assist further, we have reviewed www.therequirementlist.com which Nexus subscribes to.  Whilst this list can 

only be indicative, and does not indicate concrete demand, it is helpful in understanding the range of operators who 

might wish to open new premises in the Uttlesford area in the near future.  As can be seen, all but one of the retailers 

(The Range) is seeking floorspace which would otherwise not qualify for retail impact assessment at the national 

threshold if it were to be brought forward outside a Town Centre.  This lends further weight to the scale of local impact 

 
1 LPA ref UTT/23/2006/FUL 

http://www.therequirementlist.com/
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threshold recommended (i.e. 1,000 sq m), whereby the majority of larger unit sizes detailed on the list would require 

impact assessment under the local threshold.   

Operator Location  Size of Unit 

Lidl Great Dunmow, Saffron Walden 1,500 – 2,300 sq m 

Toolstation Great Dunmow 300 – 550 sq m 

Costa Coffee Great Dunmow 100 sq m 

The Range Saffron Walden 2,500 – 6,500 sq m 

Majestic Wine Saffron Walden 1,800 – 4,200 sq m 

Whistles Saffron Walden 120 – 180 sq m 

Hobbs Saffron Walden 200 – 280 sq m 

Wendy’s Saffron Walden 100 - 400 sq m 

JoJo Mamam Bebe Saffron Walden 70 – 130 sq m 

M&S Food Saffron Walden 1,200 – 2,300 sq m 

Tortilla Stansted Mountfitchet 80 – 220 sq m 

ii. The Existing Vitality and Viability of Town Centres 

2.19 A full health-check for each Town Centre was carried out at Section 5 of the Retail Capacity Study 2023.  We have 

extrapolated those findings into Appendix A of this report, and draw further on those findings below where we consider 

the ‘vulnerability’ of the Centres.   

iii. Cumulative Effects of Recent Developments 

2.20 The Council has confirmed that there are no recent developments which might cumulatively impact on the relevant Town 

Centres.  

iv. Whether Local Town Centres are Vulnerable 

2.21 The composition data at Figures 24, 26 and 29 of the Retail Capacity Study 2023, points towards relative pictures of health 

in each of the three main centres.  All three centres have vacancy rates below the UK average.  However, when contrast 

to previous surveys in 2010, it is evident that vacancies have increased significantly in Saffron Walden (6.7% to 11.4%) 

and slightly in Stansted Mountfitchet (4.7% to 5.9%).  The vacancy rate in Great Dunmow has remained relatively static 

(4.2% to 4.1%).  

2.22 Moreover, Uttlesford District is one of the few Districts of the UK which does not have any significant out-of-centre or 

out-of-town retail competition.  There are no major retail parks and only a handful of medium-sized supermarkets.  Each 

of the three largest centres has a foodstore at its core (Waitrose in Saffron Walden, Co-op in Great Dunmow and Co-op 

in Stansted Mountfitchet), which they rely on heavily for footfall generation.    

2.23 As a result, Uttlesford’s town centres are particularly susceptible to retail impact, even from relatively modest 

developments.  The proof of this is in the recent submissions made on behalf of Lidl for a new foodstore in Great Dunmow.  

Whilst we make no comment here on the acceptability of that proposal, it is a fact that even the applicant has modelled 
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that there would be an 8.8%2 reduction on trade on convenience goods facilities in Great Dunmow Town Centre.  It is 

clear, therefore, that even the most optimistic of assessments would result in meaningful impact on a town centre.  

Notably, at 2,169 sq m gross floorspace, the Lidl proposal would not necessarily have to be assessed for impact under the 

nationally set threshold (2,500 sq m gross).   

2.24 Accordingly, we consider that the rural setting of Uttlesford, coupled with its heavy reliance on existing anchor retailers 

within its town centres, provides proper context for its town centres to be considered ‘vulnerable’ to out-of-centre trade.   

v. Likely Effects of Development on any Town Centre Strategy 

2.25 The Council does not currently have in place any Town Centre Strategies for its individual Town Centres.  Notwithstanding 

it does propose to bring forward place-specific strategies in due course, once the Local Plan is adopted.   

vi. Impact on any Other Planned Investment 

2.26 The Council has confirmed that it is not aware of any additional planned Investment which would factor into thinking 

around the local impact threshold. 

Conclusion 

2.27 The PPG sets out a range of criteria which are relevant to considering whether a Local Impact Threshold should be 

imposed.  This report has considered each in turn. 

2.28 Our assessment is that as a result of the likely vulnerability of the town centres, it is appropriate for Uttlesford District 

Council to seek a Local Impact Threshold to protect its centres.  The designation of a Local Impact threshold need not be 

considered as a barrier to investment, but instead an appropriate safeguard to ensure that retail impact is assessed across 

a range of proposals. 

2.29 Our recommendation is that a 1,000 sq m gross impact threshold be applied, in line with the wording of Core Policy 50 

of the Draft Local Plan.  A threshold at this limit would capture discount foodstore proposals, such as the example we 

have described in Great Dunmow, whilst not unnecessarily incumbering smaller proposals beneath the threshold.   

 
2 Rapleys, Planning and Retail Statement, Table 10.9 (LPA ref: UTT/23/2006/FUL) 
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3. Core Policy 50 – Local Centres in Support of Strategic Allocations 

Introduction  

3.1 The Council also wishes to understand the appropriate quantum and mix of uses which might be appropriate as part of 

the Local Centre Designations for two of their proposed strategic allocations at Takeley and Great Dunmow.  

3.2 Local centres in strategic allocations should principally cater for the large proportion of residents’ ‘top-up’ food shopping 

and service provision, especially retail and leisure services such as cafes, hairdressers and beauty salons. It is expected 

that residents in most cases would still travel further afield to larger retail centres for the majority of their comparison 

goods shopping. Whether a strategic allocation would cater for main food shopping or not will be dependent on the scale 

of the local centre and the availability of other food stores in the vicinity. We anticipate that similar principles will apply 

to the proposed strategic allocations.  

3.3 In keeping with the wider capacity assessment for the District as a whole, we have focused on the delivery of the strategic 

allocations to the end of the Plan period at 2041. Although the two strategic allocations are at early stages of the planning 

process, based on our knowledge of various strategic allocation proposals, it is assumed that both will have been 

completed by that point.  

Population  

3.4 To calculate the likely future population and expenditure of the strategic allocations, we first consider average household 

sizes in Uttlesford District. Whilst housing mix will differ marginally between different strategic allocations, it is assumed 

for the purpose of our assessment that on average they will follow the Uttlesford averages. 

3.5 We derive average household sizes from Census 2021 data regarding the number of households and the number of 

people living in those households. The table below outlines the average household size for each dwelling size. We assume 

that these will persist to 2041.  

Table 3.1 Average household size 

Dwelling Size Population Household number Average Persons per 
Household 

1-bedroom 3,122 2,289 1.36 

2-bedroom 12,467 6,601 1.89 

3-bedroom 28,577 11,375 2.51 

4+-bedroom 33,988 11,051 3.08 

Source: Census 2021 

3.6 By applying the relevant average household sizes to the number of proposed dwellings to be accommodated at each 

strategic allocations, we are able to estimate the likely population at each settlement. The dwelling mix at both allocations 

is currently unknown and therefore we have assumed that dwelling sizes will follow the housing mix ratio assumptions 

in Table 3.2, which have been provided by the Council and are based on an amalgamation of market and affordable mixes 

as set out in the Uttlesford District Council Local Housing Needs Assessment.  
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Table 3.2 Dwelling mix assumptions 

1-bed 2-bed 3-bed 4+-bed 

16.3% 20.2% 39.7% 23.8% 

Source: Uttlesford District Council 

3.7 Great Dunmow is allocated for 885 dwellings, whereas Takeley is allocated for 1,506 dwellings.  

3.8 By multiplying the number of dwellings at each strategic allocation by the average household sizes for different dwelling 

sizes, we therefore calculate that the strategic allocations will have a combined population of 5,579 people, as seen in 

Table 3.3 below.  

Table 3.3 Population at each strategic allocation 

Strategic Allocation Proposed Dwellings @ 2041 Proposed Population @ 2041 

Great Dunmow 885 2,065 

Takeley 1,506 3,514 

Total 2,391 5,579 

Source: Uttlesford District Council 

Convenience Goods Floorspace Capacity 

3.9 From the projected populations at the strategic allocations, we can then calculate the expected convenience expenditure 

at each settlement.  

3.10 We have sourced per capita convenience goods expenditure at the most recent reporting year of 2022 from Experian 

AppLibrary. For each strategic allocation we have sourced this data for the Middle Layer Super Output Areas (MSOAs) in 

which they are located. For Great Dunmow, this figure is £2,744 and for Takeley this figure is slightly lower at £2,606.  

3.11 This base year data is then projected forwards to the two reporting years (2023 and 2041) using the per capita growth 

forecasts as set out in Figure 7 of the Experian Retail Planner Briefing Note 2021 (February 2024). These forecasts are 

appropriately adjusted for special forms of trading. The rates adopted can be seen in Table 3 of Appendix B.  

3.12 To calculate the total expenditure generated by residents at each strategic allocation, we multiply the average per capita 

convenience goods expenditure by the number of persons expected to populate each strategic allocation. This provides 

an estimate of the overall convenience expenditure at each strategic allocation.  

3.13 However, Local Centres would not be expected to fulfil the role of a main food shopping destination; in the main we 

would consider it appropriate for main food shopping needs arising from strategic allocations to be directed towards 

existing centres and food superstores. In recognition of this, we have disaggregated the identified expenditure in terms 

of the assumed ‘main food’ and ‘top-up’ shopping expenditure in accordance with our general observation from survey 

evidence. We therefore assume that 75% of spending will be apportioned to ‘main food’ spending and the remaining 25% 

will be apportioned to ‘top-up’ spending.  
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Table 3.4 Estimated Available Convenience Expenditure at each strategic allocation @ 2041 

Strategic 
Allocation 

Total Population Per Capita 
Convenience 

Expenditure @ 
2023 

Per Capita 
Convenience 

Expenditure @ 
2041 

Estimated 
Available 

Convenience 
Goods 

Expenditure @ 
2041 (£m) 

Estimated 
Available 'Main 

Food' Goods 
Expenditure @ 

2041 (£m) 

Estimated 
Available 'Top-

up' Goods 
Expenditure @ 

2041 (£m) 

Great Dunmow 2,065 2,666 2,612 5.4 4.0 1.3 

Takeley 3,514 2,532 2,482 8.7 6.5 2.2 

Total  5,579   14.1 10.6 3.5 

 

Notes: 

Populations from Table 3.3. 

Per Capita Convenience @ 2023 from Experian App Library 2022 report, Great Dunmow data from E02004597 and Takeley data from E02004596 

Per Capita Convenience @ 2041 is the 2023 figures projected forwards by the annual growth forecasts in Table 3 of Appendix C 

The split between main food and top-up is based on a 75%/25% split in line with Nexus experience and professional judgment 

3.14 The table above shows that £1.3m convenience top-up spending is likely to be generated by residents at Great Dunmow, 

and another £2.2m at Takeley, for a total of £3.5m.  

3.15 Not all of this spend is expected to be carried out locally. Professional judgments need to be made in respect of the 

proportion of available ‘top-up’ expenditure which could reasonably be expected to be directed to local facilities within 

the strategic allocation as part of individuals’ spend, as well as any expenditure which might be attracted from adjacent 

areas and from passing custom.  

3.16 From our knowledge of how households shop and their natural inclination to use facilities close to home to undertake 

much of their ‘top-up’ shopping, we consider that appropriately located convenience facilities accessible to both of the 

planned strategic allocations will generally have the potential to attract around 75% of all such expenditure.  

3.17 We therefore consider that the majority of the turnover of these ‘top-up’ convenience stores will originate within the 

strategic allocations. However, individuals residing outside the strategic allocations will clearly visit these developments 

for various reasons (visiting friends, school, work etc.), and we have therefore assumed that an added 20% of the turnover 

of all ‘top-up’ stores within the strategic allocations will be ‘inflow’ from outside the strategic allocation itself.  

3.18 Based on these assumptions, we set out in the table below our estimation for the available ‘top-up’ expenditure which 

might support the strategic allocations in the period to 2041.  

Table 3.5 Estimated Total ‘Top-Up’ Convenience Goods Expenditure at each strategic allocation @ 2041 

Strategic Allocation Estimated Available 
'Top-up' Goods 

Expenditure @ 2041 
(£m) 

Estimated Retention of 
Expenditure @ 75% 

(£m) 

Estimated Inflow of 
Trade @ 20% (£m) 

Total 'Top-up' Goods 
Expenditure Available 

(£m) 

Great Dunmow 1.3 1.0 0.2 1.2 

Takeley 2.2 1.6 0.3 2.0 

Total  3.5 2.6 0.5 3.2 

Notes: 

Estimated available 'Top-up' Expenditure taken from Table 3.4  

Assumed retention of 75% of available strategic allocation residents spend + inflow of 20% of trade from beyond the strategic allocation 

Average sales density based on Nexus Planning professional judgment  
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3.19 The final step in our methodology is to convert the identified ‘top-up’ expenditure into a floorspace estimate. In 

undertaking this exercise, we deploy an average sales density which is more accented towards the known sales density 

of traders likely to occupy smaller convenience stores (e.g. Budgens Co-op, Londis etc), potentially discount foodstores 

(Lidl or Aldi), or one of the ‘main four’ foodstore operators who might open a smaller format store. Using this approach, 

we adopt a sales density average of £9,500/sqm at 2041. The results are set out in Table 3.6 below.  

Table 3.6 Estimated Floorspace Capacity for ‘Top-Up’ Convenience Goods @2041 

Strategic Allocation Total 'Top-up' Goods 
Expenditure Available (£m) 

Estimated Average Sales Density 
for Convenience Retailers 

(£/sqm) 

Estimated 'Top-up' Convenience 
Floorspace Capacity by 2041 

(sqm) 

Great Dunmow 1.2 9,500 128 

Takeley 2.0 9,500 207 

Total  3.2  334 

Notes: 

Estimated available 'Top-up' Expenditure taken from Table 3.5 

Average sales density based on Nexus Planning professional judgment  
 

3.20 The results show that there will be an estimated £3.2m ‘top-up’ spend available at the two strategic allocations by 2041. 

Converting this to floorspace capacity, we expect the strategic allocations to support an additional 334 sqm of additional 

convenience shopping floorspace. Given the scale of floorspace required, we expect this to take the form of smaller 

foodstores.  

Comparison Goods Floorspace Capacity 

3.21 We carry out a similar assessment of strategic allocation capacity to support comparison goods in our tables below. The 

key methodology points and assumptions are set out below: 

• Comparison expenditure per capita is taken from Experian AppLibrary at 2022, for the same MSOAs used for the 

convenience expenditure data; 

 

• Comparison expenditure is then grown using the growth rates outlined at Table 3 of Appendix C; 

 

• We assume that a much lower percentage of comparison goods spend generated by strategic allocation residents 

(5%) will be spent within Local Centres. The vast majority of such spending would be expected to be carried out in 

higher order town centres. A similar assumption is made that an additional 10% of inflow would be generated 

from individuals visiting the strategic allocation from outside; and 

 

• We adopt an average sales density of £5,000/sqm at 2041, in line with our observed averages for comparison 

goods retailers in smaller Local Centres.  
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Table 3.7 Estimated Available Comparison Expenditure at each strategic allocation @ 2041  

Strategic Allocation Total Population Per Capita Comparison 
Expenditure @ 2023 

Per Capita Comparison 
Expenditure @ 2041 

Estimated Available 
Comparison Goods 

Expenditure @ 2041 
(£m) 

Great Dunmow 2,065 4,127 6,042 12.5 

Takeley 3,514 3,986 5,836 20.5 

Total  5,579   33.0 

Notes: 

Populations from Table 3.3 

Per Capita Comparison @ 2023 from Experian App Library 2022 report, Great Dunmow data from E02004597 and Takeley data from E02004596 

Per Capita Comparison @ 2041 is the 2023 figures projected forwards by the annual growth forecasts in Table 3  

Table 3.8 Estimated Total Comparison Expenditure at each strategic allotment @ 2041  

Strategic Allocation Estimated Available 
Comparison Goods 

Expenditure @ 2041 
(£m) 

Estimated Retention of 
Expenditure @ 5% (£m) 

Estimated Inflow of 
Trade @ 10% (£m) 

Total Comparison 
Goods Expenditure 

Available (£m) 

Great Dunmow 12.5 0.6 0.1 0.7 

Takeley 20.5 1.0 0.1 1.1 

Total  33.0 1.6 0.2 1.8 

Notes: 

Estimated available comparison goods Expenditure taken from Table 3.7 

Assumed retention of 5% of available strategic allocation residents spend + inflow of 10% of trade beyond the strategic allocation 

 

Table 3.9 Estimated Floorspace Capacity for Comparison Goods @ 2041 

Strategic Allocation Total Comparison Goods 
Expenditure Available (£m) 

Estimated Average Sales 
Density for Comparison 

Retailers (£/sqm) 

Estimated Comparison 
Floorspace Capacity by 2041 

(sqm) 

Great Dunmow 0.7 5,000 137 

Takeley 1.1 5,000 226 

Total  1.8  363 

Notes: 

Estimated total comparison goods Expenditure taken from Table 3.8 

Average sales density based on Nexus Planning professional judgment 

 

3.22 Our analysis shows that by 2041, the strategic allocations will collectively support approximately 363 sqm of new 

comparison goods floorspace.  

Services Floorspace Capacity 

3.23 In addition to the ‘top-up’ and comparison goods floorspace, it would also be normal to bring forward a number of units 

in service retail use. These are typically classified as being in retail services (e.g. hairdressers, nail bars, dry cleaners etc), 

leisure services (cafes and restaurants) and financial and business services (e.g. estate agents, banks etc). These services 

are less easy to estimate expenditure capacity for, though Experian Goad estimate that such uses collectively account for 

40% of units and 26% of floorspace in UK centres. We have factored in that the proposed Local Centres supporting the 

strategic allocations are likely to be smaller than the UK average surveyed by Goad and might be expected to have a 
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slightly higher proportion of service goods. We have therefore assumed that 40% of all floorspace in the centres will be 

used for services.  

Summary 

3.24 In light of the above, we have identified theoretical capacity to support the levels of floorspace in each strategic 

allocations in Table 3.10. 

Table 3.10 Indicative Floorspace Capacity at each strategic allocation @ 2041 

Strategic Allocation Estimated Convenience 
Goods Floorspace 

Capacity (sqm) 

Estimated Comparison 
Goods Floorspace 

Capacity (sqm) 

Estimated Service 
Goods Floorspace 

Capacity (sqm) 

Total Floorspace (sqm) 

Great Dunmow 128 137 177 442 

Takeley 207 226 288 720 

Total  334 363 465 1,162 

Notes: 

Service goods floorspace capacity assumes this will account for 40% of total floorspace 

3.25 We calculate that the strategic allocations will collectively support an additional 1,162 sqm of retail floorspace by 2041.  

3.26 At these approximate levels of provision, we consider that there is unlikely to be any harm to existing centres. However, 

our figures are acknowledged as indicative and would need testing for their appropriateness through the ordinary 

planning process in each instance.  
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Appendix A – Health-Check Assessments (Extrapolated from 
Uttlesford Retail Capacity Study Update, 2023) 
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Appendix B – Statistical Tables 

  



Nexus Planning

Uttlesford - Strategic Allocation Capacity

Table 1 - Average Household Size

Dwelling Size Population Household number Average Persons per Household

1-bedroom 3,122 2,289 1.36

2-bedroom 12,467 6,601 1.89

3-bedroom 28,577 11,375 2.51

4+-bedroom 33,988 11,051 3.08

Source:  ONS, Census 2021

Table 2 - Population at each Strategic Allocation

Strategic Allocation Proposed Dwellings @ 2041 Proposed Population @ 2041

Great Dunmow 885 2,065

Takeley 1,506 3,514

Total 2,391 5,579

Source: Uttlesford Council

Proposed Population @ 2041 is Average Persons per Household per Bedroom Number (Table 1) x Proposed Dwelllings @ 2041

Table 3 - Experian Per Capita Expenditure Growth Forecasts

Year Convenience Comparison

2022 -5.0% 3.3%

2023 -2.9% -2.3%

2024 -1.0% -3.1%

2025 -0.6% 1.2%

2026 -0.4% 2.9%

2027 -0.2% 2.5%

2028 -0.1% 2.2%

2029 -0.1% 2.3%

2030 -0.1% 2.3%

2031 -0.1% 2.4%

2032 -0.1% 2.4%

2033 0.0% 2.6%

2034 0.0% 2.6%

2035 0.0% 2.5%

2036 0.0% 2.5%

2037 0.0% 2.6%

2038 0.0% 2.6%

2039 0.0% 2.6%

2040 0.0% 2.6%

2041 0.0% 2.6%

Source: Experian Retail Planner Brefing Note 21 (February 2024) - Figure 7 ('Adjusted SFT')

Table 4a - Estimated Available Convenience Expenditure at each Strategic Allocation @ 2041

Strategic Allocation Total Population
Per Capita Convenience Expenditure 

@ 2023

Per Capita Convenience 

Expenditure @ 2041

Estimated Available Convenience 

Goods Expenditure @ 2041 (£m)

Estimated Available 'Main Food' 

Goods Expenditure @ 2041 (£m)

Estimated Available 'Top up' Goods 

Expenditure @ 2041 (£m)

Great Dunmow 2,065 2,666 2,612 5.4 4.0 1.3

Takeley 3,514 2,532 2,482 8.7 6.5 2.2

Total 5,579 14.1 10.6 3.5

Notes:

Populations from Table 1

Per Capita Convenience @ 2023 from Experian App Library 2022 report, Great Dunmow data from E02004597 and Takeley data from E02004596

Per Capita Convenience @ 2041 is the 2023 figures projected forwards by the annual growth forecasts in Table 3

The split between main food and top up is based on a 75%/25% split in line with Nexus experience and professional judgment

Table 4b - Estimated Available Comparison Expenditure at each Strategic Allocation @ 2041

Strategic Allocation Total Population
Per Capita Comparison Expenditure 

@ 2023

Per Capita Comparison Expenditure 

@ 2041

Estimated Available Comparison 

Goods Expenditure @ 2041 (£m)

Great Dunmow 2,065 4,127 6,042 12.5

Takeley 3,514 3,986 5,836 20.5

Total 5,579 33.0

Notes:

Populations from Table 1

Per Capita Comparison @ 2023 from Experian App Library 2022 report, Great Dunmow data from E02004597 and Takeley data from E02004596

Per Capita Comparison @ 2041 is the 2023 figures projected forwards by the annual growth forecasts in Table 3

Table 5a - Estimated Floorspace Capacity for 'Top-up' Convenience Goods @ 2041

Strategic Allocation
Estimated Available 'Top up' Goods 

Expenditure @ 2041 (£m)

Estimated Retention of Expenditure 

@ 75% (£m)

Estimated Inflow of Trade @ 20% 

(£m)

Total 'Top up' Goods Expenditure 

Available (£m)

Estimated Average Sales Density for 

Convenience Retailers (£/sq m)

Estimated 'Top up' Convenience 

Floorspace Capacity by 2041 (Sq m)

Great Dunmow 1.3 1.0 0.2 1.2 9,500 128

Takeley 2.2 1.6 0.3 2.0 9,500 207

Total 3.5 2.6 0.5 3.2 334

Notes:

Estimated available 'Top-up' Expenditure taken from Table 4a

Assumed retention of 75% of available strategic allocation residents spend + Inflow of 20% of trade from beyond the strategic allocation

Average sales density based on Nexus Planning professional judgment 

Table 5b - Estimated Floorspace Capacity for Comparison Goods @ 2041

Strategic Allocation
Estimated Available Comparison 

Goods Expenditure @ 2041 (£m)

Estimated Retention of Expenditure 

@ 5% (£m)

Estimated Inflow of Trade @ 10% 

(£m)

Total Comparison Goods Expenditure 

Available (£m)

Estimated Average Sales Density for 

Comparison Retailers (£/sq m)

Estimated Comparison Floorspace 

Capacity by 2041 (Sq m)

Great Dunmow 12.5 0.6 0.1 0.7 5,000 137

Takeley 20.5 1.0 0.1 1.1 5,000 226

Total 33.0 1.6 0.2 1.8 363

Notes:

Estimated available comparison goods Expenditure taken from Table 4b

Assumed retention of 5% of available strategic allocation residents spend + inflow of 10% of trade beyond the strategic allocation

Average sales density based on Nexus Planning professional judgment 

Table 6 - Indicative Floorspace Capacity at each Strategic Allocation @ 2041

Strategic Allocation
Estimated Convenience Goods 

Floorspace Capacity (sq m)

Estimated Comparison Goods 

Floorspace Capacity (sq m)

Estimated Service Goods 

Floorspace Capacity (sq m)
Total Floorspace (sq m)

Great Dunmow 128 137 177 442

Takeley 207 226 288 720

Total 334 363 465 1,162

Notes:

Service goods floorspace capacity assumes this will account for 40% of total floorspace
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