
18th May 2018 

 

Stuart Ingram  

Planning Policy Wales Consultation 

Planning Directorate 

Welsh Government 

Cathays Park 

Cardiff 

CF10 3NQ 

 

Dear Mr Ingram 

 

ACS Submission: Draft Planning Policy Wales: Edition 10 

ACS (the Association of Convenience Stores) welcomes the opportunity to respond to the 

Welsh Government consultation on Planning Policy Wales Edition 10. ACS represents over 

3,000 convenience stores and forecourt shops across Wales including Co-op, McColls, BP 

and thousands of independent retailers, many of which trade under brands such as SPAR 

UK, Nisa and Premier.  

 

The planning system needs to account for rapid changes in the retail market following 

changing consumer trends and the rise of online retailing. There has been decline in the 

number of retail applications and developments, as grocery and non-food retailers attempt to 

maintain or consolidate their existing property estate. The growth of online retailing has been 

a leading factor in this change as well as consumers using small format convenience stores 

for little and often grocery shopping. These trends have implications for the future of retail 

and commercial development and how Planning Policy Wales should guide planners to 

manage ‘high quality places’.  ACS’ comments on the Planning Policy Wales eddition 10 are 

focused on the Retail and Commercial Development Section (3.54 to 3.95) 

 

Sequential Test 

 

The sequential test is an important binary gateway test that should be applied to all retail 

developments as determined by the hierarchy of centres in local development plans.  The 

sequential test needs to be strong enough to empower local authorities to ensure developers 

can drive new developments into town centres in accordance with the needs of the local 

area.  This includes the option of need being met across a number of smaller developments 

within the town centre.    

 

We want to ensure that the draft PPW is as strong as PPW edition 9 which states that: 

“adopting a sequential approach requires the application of a sequential test” (10.2.14).  

Adopting similar language that a sequential test is “required” in the draft PPW is important. 

 

Retail Impact Assessment and Needs Test 

 

The retail sector is undergoing significant change, with competition from online retailing and 

changing consumer shopping habits. Therefore, where Needs Tests or Retail Impact 

Assessments are undertaken they should not attempt to project too far forward.  The longer 

that impact or need assessments project forward, the more likely they are to be inaccurate.  

We welcome the point at 3.80 in the draft PPW that impact assessments on small sites 



should be proportionate to the potential impacts. We do not wish to see disproportionate 

impact assessments carried out on retail developments brought forward in secondary areas.  

 

Retail to Residential and Agent of Change Principles 

 

We believe that conversion of retail premises to residential property should only be approved 
following proper consideration of: the potential impact on the economic health of the retail 
centre, the need to maintain an adequate provision of essential local services, and the 
potential impact on the local character of the area. These three safeguards should ensure 
conversions support effective retail provisions in conjunction with an up-to-date Local Plan. 
 
The Welsh Government should also consider making clear in the draft PPW document that 
agent of change principles, currently referenced at 3.97 under the evening and night time 
economy section, also read across to new residential properties surrounding retail premises.  
Retailers are sensitive to the compatibility of retail premises with residential uses above and 
planners must ensure that encouraging residential uses above shops does not place new 
restrictions on the trading business underneath, which are open long hours and have 
frequent deliveries.  On average convenience stores are open 14.4 hours a day Monday to 
Saturday and 12.7 hours on Sunday1 this brings implications for local parking facilities and 
noise pollution around stores.  
 

ACS would welcome the opportunity to meet further to discuss the planning system for local 

shops. For more information, please contact Steve Dowling, ACS Public Affairs Executive, 

via steve.dowling@acs.org.uk. 

 

Yours sincerely 

 

 

 

James Lowman 

Chief Executive 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
1 ACS – Local Shop Report 2017 
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