MATTER 14 — TOWN AND LOCAL CENTRES

INTRODUCTION

1.

Letchworth Garden City Heritage Foundation is a Community Benefit Society, which
owns the freehold of the Letchworth Garden City Estate. It is successor to First
Garden City Limited and the Letchworth Garden City Corporation and is subject to
the Letchworth Garden City Heritage Foundation Act 1995. We apply a basic
principle of reinvesting surplus generated from a primarily commercial property
portfolio back into the local community, by way of a series of charitable services and
grant related activity. Our charitable commitments are set out in the 1995 Act.

We directly rack rent approximately 50% of the retail units and rent on assured
shorthold tenancies a number of apartments above shops. The remainder of the
shop units and other commercial premises are held on ground lessees with the
Heritage Foundation retaining the freehold, subject to covenants.

We welcome the opportunity for Letchworth’s town centre to meet wider needs and
act as a local economic driver. We have undertaken significant investment including
into the public realm and environment, arts and cultural activity (including a new
theatre, community museum and studio/gallery, as well as continued investment into
our cinema).

Our freehold ownership includes sites identified as LG19, LG20 (in part) and LG21 in
the Submission Plan, the current policy provisions for which we do not support and
as included in our representations regarding Deliverability (Matter 6), do not believe
that these sites meet the basic tests included at NPPF Paragraph 173 for allocations,
relating to delivery.

We are also of the view, as detailed below, that there are deficiencies in the
provisions of Policy SP4, leading to uncertainty regarding the amount of retail space
sought for the allocated sites within the Plan.

We have requested to participate in the examination on 13" December to discuss our
concerns in more detail.

Issue 14.2 - The North Hertfordshire Retail Study Update 2016 (June 2016) [E1]
projects the District’s capacity for comparison and convenience retail floorspace.

a) Does the provision set out in Policy SP4 reflect this evidence?

7.

In our opinion, the evidence provided in support of Policy SP4 is unsound. The
existing obsolete Letchworth Town Centre Strategy (adopted in 2007 with the greater
amount of proprietary work being undertaken in the preceding years) is a weakness
in the Submission Plan policy framework (NPPF Paragraph 158), undermining the
Council’s ability to assess the need for land or floorspace for economic development,
including both the quantitative and qualitative needs for all foreseeable types of
economic activity over the plan period, including for retail and leisure development.

Policy SP4 refers to the need for up to date Town Centre Strategies and we support
this requirement. This is particularly as the existing Letchworth Garden City Town
Centre Strategy is obsolete and formulated when the retail environment differed
dramatically to the current situation and we do not believe that the current plan is fit



for purpose. We would happily assist in the development of a new plan for
Letchworth Town Centre.

d) What type of retail use is anticipated on each of the allocated sites proposed?
Should the Plan be clearer about this?

e) Should Policy SP4 be more specific about the distribution of retail floorspace
across the centres in the retail hierarchy? Should it earmark specific levels of
floorspace for each centre?

9.

10.

11.

12.

13.

14.

15.

We do not believe that there is sufficient clarity in the allocation of retail floorspace for
Letchworth Town Centre, as queried in this matter.

We agree with the Submission Plan where it states there is no immediate need for
additional retail floorspace until 2021 (Paragraph 13.219) and we also accept the
findings of the North Herts Retail and Town Centres Background Paper September
2016, where it indicates that the existing vacant floorspace can make a significant
contribution (Paragraph 19). However, the format of some of the existing shops may
not be suitable to meet current market expectations/needs (for example as
demonstrated by long-term vacancy rates, Appendix B) and therefore there should
be a focus on qualitative and quantitative measures.

With respect to the provision of additional retail floorspace within Letchworth Garden
City, this should be considered against the current position where the primary retalil
area does have some long term vacant units and these are often difficult to let for
retail purposes. Although other uses such as those within Class A3 have proved to
be more successful, there is a clear issue regarding retail trends and habits of
customers, which questions the requirement for additional retail floorspace at this
scale within the plan period.

In support of this assertion, provided at Appendix A is a schedule of the existing
town centre, which shows a snapshot of the current level of vacancy presently in the
town.

Appendix B is a commercial review of the existing centre that supports the view that
there is an existing surplus of retail provision. Correspondence at Appendix B Page 2
indicates a 17.1% vacancy rate, 4.4% above the UK average.

This sets a context of an extremely difficult market. Our view is also supported by
having been a long term landlord with direct experience on the ground of trying to
secure tenants for these units and plan for the longer term vibrancy and vitality of the
town centre.

Policy SP4 is precise about the amount of floorspace needed and the allocations
state where this should be provided, however the North Herts Retail and Town
Centre Background Paper September 2016 Paragraphs 4 and 13 indicate that
projections at 2026 and beyond should “...be treated with caution and should only be
used as a broad guide, particularly when translated into the development plan
allocations...”



16. We are therefore surprised that the Council has allocated additional retail floorspace
during the later phase of the plan period. This was in the absence of any agreement
from the Heritage Foundation as the major land owner in the town centre.

17. When the wording of the policies and allocations are examined, there is also
confusion as to the level of retail floorspace being sought.

18. Policy SP4 highlights a need for 38,100 sq m of additional ‘A’ class uses. In the
breakdown 7,000 sg. m of this is indicated to be town centre uses, which in using the
NPPF (Appendix 2) definition includes uses which are not ‘A’ class, such as hotels,
museums, leisure facilities and offices.

19. The allocations LG19, LG20 and LG21 refer to main town centre uses, but not
specifically retall, i.e. Class Al.

20. LG19, LG20 and LG21 include proposed new development sites at The Wynd,
Gernon Road and Arena Parade respectively. Policy SP4 states that across the
district 38,100 sg m ‘A’ Class floorspace is required. Paragraph 13.219 refers to
retail floorspace, but the heading on the table for Paragraph 13.220 states ‘Mixed
Use’, which would not meet the requirements of Policy SP4.

21. This uncertainty is unhelpful and in the absence of an up to date Town Centre
Strategy leaves a void in the policy framework, which could be harmful to the
economic development of the town centre.

22. We therefore consider that SP4 and the link with the site allocations requires
revisiting and much greater clarity afforded.

23. We are also of the strong view that the requirement for additional retail provision in
the last phase of the Plan period should be removed and a new Town Centre
Strategy formulated, which as major landowner we would be happy to support.

Issue 14.10 - The Plan allocates land for main town centre uses (as part of a mix of
uses) in Hitchin (HT11 and HT12), Letchworth (LG19, LG20 and LG21) and Royston
(RY12).

24. This matter refers to the allocation of retail sites within in the Local Plan which, as
explained below, the Heritage Foundation considers is unsound in terms of NPPF
Paragraph 182.

b) What process or methodology has been used to select sites for allocation?

25. Of relevance to the Heritage Foundation’s interest are LG19, LG20 & LG21. Each of
these sites are included in the current, outdated, Letchworth Garden City Town
Centre Strategy (2007), yet no detailed consideration has been given as to whether
these are viable or deliverable in the plan period.

26. The site allocations (LG19, LG20 & LG21) carry over sites specified in the 2007
Town Centre Strategy and in our view this demonstrates a lack of robustness in the
site allocation process and poor partnership working. We have previously made
representations to confirm that we would not support these allocations and have



27.

28.

29.

30.

31.

32.

strong reservations that the development sought in the allocations are viable.
Furthermore, previous attempts to bring two of these sites forward, were
undeliverable (possibly hindering the Local Plan’s soundness, NPPF Paragraph 182).

We are surprised to see that these sites are allocated for development towards the
later stages of the plan, despite the background paper stating projections at 2026
and beyond should ‘be treated with caution’, (North Herts Retail & Town Centres
Background Paper September 2016 paragraph 4 and 13 and paragraph 5.6 of the
North Herts Retail Study Update June 2016).

We have submitted under Matter 6 our opinion that these sites do not meet basic
NPPF (Paragraph 173) deliverability tests as the landowner does not support these
specific allocations. Furthermore, these allocations could prejudice investment in
these locations, which could support the town centre, as other development
proposals outside the wording of these allocations could be refused planning
permission.

The local authority has not considered the allocated sites’ constraints (Paragraph
14.10(e)), for example, they have failed to recognise that development proposals for
site LG19 (The Wynd) received detailed planning permission (LPA Ref: 07/02428/1)
and the CPO process commenced, but as landowner on this site, we could not
achieve a viable development or developer partner willing to take this forward and
thus the project was terminated in 2011/12. Since then, the retail environment has
further deteriorated as shopping habits change, which would further harm any
possible viability.

We are also concerned that these allocations may impact on alternative investment
opportunities on these sites (Paragraph 14.10(f)). For example, an application for the
permanent use of the existing Wynd car park (LPA Ref 15/01401/1), was declined by
the Council and a temporary consent granted on the basis that the site is allocated
for re-development in the Plan. This is despite there being a campaign for better car
parking facilities by the Letchworth Business Improvement District. This has meant
that we have not been able to invest in re-surfacing and drainage to improve this car
park, which is currently predominantly MOT Type One surface.

In the case of LG20 (Gernon Road), this site is in the ownership of the Heritage
Foundation, District and County Council (Appendix C), and again may not be suited
to a retail led development. It has a number of constraints on the site, including
buildings of heritage value. It is outside the primary and secondary shopping
frontages and could be considered a peripheral site in the town centre, which should
only be proposed where there is a demonstrable need and suitable and viable town
centre sites are not available (NPPF Paragraph 23). This site is likely to be
unattractive for a retail development, but could be suitable for other main town centre
uses. Itis noted that the North Herts Retail and Town Centres Background Paper
September 2016, Appendix 2 (pg 17) concludes in that this should not be allocated
for retail purposes. This is not reflected in the Submission Plan allocation wording.

With respect to LG21 (Arena Parade), informal schemes were formulated in 2008 to
2010 and discussed with the Council’'s Planning Team, but there was no likelihood of
the development proceeding as the quantum of development required to have any
chance of being viable conflicted with the Council’s policies and would have
represented an over-development of the site. Furthermore, the commercial
attractiveness of a retail development has further diminished since this project was
also abandoned, in 2011/12.



33.

34.

35.

36.

37.

The boundaries of these allocated development sites shown in the Inset Plan for
Letchworth do not reflect the current circumstances. This includes components
which have already been developed and should therefore be excluded. For example,
the Arena allocation includes the former Post Office on Broadway, which has already
been converted and is not available for re-development and The Wynd allocation
includes St Michael's House, which has received detailed planning permission for
residential development (LPA Ref: 16/02707/1).

Therefore, the Wynd and Arena Parade sites should be read in the context that
previous major development schemes were not found to be viable. With the
possibility of a further diminishment of retail demand for new floorspace, this may
continue to be the case.

Each of the three allocated town centre sites have current building leases and
businesses and operations in situ, which could make development proposals difficult
to achieve, without recourse to compulsory purchase and or a relocation strategy
which would further impact on scheme viability. Therefore, although there may be
scope for longer term re-development, there would have to be a significant
improvement in market conditions for these to take place. This therefore questions
whether these are ‘viable and deliverable’ in the plan period.

As such, the approach of the Council of including an additional retail requirement in
the later stages of the Plan, against advice, a lack of clarity on precise retalil
requirements/expectations from allocated sites, which are either stated to not be
suitable for retail development or have been proven not to be viable should be re-
considered.

Finally, the boundaries of the sites do not reflect recent development and planning
permissions.

Proposed Changes

38.

39.

40.

It is therefore submitted that at Paragraph 13.220 of the Submission Plan and the
table which follows, should either be removed or this should refer to the
accompanying table as ‘Indicative Retail Allocations and Site Specific Criteria’. This
in our view will enable further discussion through a new Letchworth Town Centre
Strategy and not discourage appropriate investment into these sites for alternative
uses, such as residential (NPPF Paragraph 23).

If this table is to be removed, a statement could be inserted to say:

‘As part of areview of the Letchworth Garden City Town Centre Strategy,
Opportunity Sites for re-development will be identified.’

If this table is to be retained, the correct site boundaries should be included in the
Inset Plan and the Gernon Road site should not include a requirement for retail
floorspace, in line with the Council’s Background Paper and there should be an
additional paragraph after 4.48 or after 13.220, which states:

‘The indicative allocation of sites LG19, LG20 & LG21 will not prejudice other
re-development proposals, which would be of benefit to the vibrancy and
vitality of the town centre’.



41.

42.

43.

44,

45,

In the policy or accompanying text, we believe that there should be recognition of the
role of out of town retail and its impact on our town centres. In the case of
Letchworth, there is an out of town retail park in the Letchworth Business Park and
also nearby in Biggleswade a large out of town retail park has recently opened. Itis
our view that these have an impact on the vibrancy and vitality of the town centre,
which should be included in the Plan.

The various contradictions in the Submission Plan highlight that there is an urgent
need for the Letchworth Town Centre Strategy (2007) to be reviewed and updated
and this exercise should run in parallel to the Local Plan process, with the aim that
this is adopted within 12 months of the adoption of this plan. As well as looking at
retail need and future development sites in detail, key elements such as potential
retail frontages also require review. This is particularly pertinent with proposed
frontage changes included in the background paper.

As a major landowner in Letchworth Garden City Town, we would be happy to
support this exercise and to link it to our own research and marketing information, as
part of a review of our strategy for the town centre, included in our Five Year Plan
(http://www.letchworth.com/five-year-plan), previously provided as a background
paper.

A separate statement after paragraph 13.220 could therefore say:

‘The Letchworth Garden City Town Centre Strategy will be reviewed within 12
months of the adoption of this plan, which working with landowners, the
Business Improvement District and other key stakeholders will consider
frontages and if future growth is demonstrated to be required, how this may be
accommodated.’

In light of the above, we consider this aspect of the Submission Plan fails to fulfil the
soundness tests outlined at NPPF Paragraph 182 as it:

has not been positively prepared: it ignores consultant's, landowners and historical
evidence and thus cannot have been prepared based on a strategy which seeks to
meet objectively assessed development and infrastructure requirements and is
inconsistent with achieving sustainable development;

by ignoring the aforementioned evidence base, it cannot be justified and has failed to
consider the reasonable alternatives for promoting the health and retail offer of
Letchworth Town Centre;

it is highly uncertain whether this element of the plan is deliverable over its period
and thus it cannot be effective; and

the plan details are not always consistent with national policy and thus may not
enable the delivery of sustainable development in accordance with the policies in the
Framework.



APPENDIX A — TOWN CENTRE SURVEY

Address Tenant Type Use

2 Arena Parade Deep Blue Restaurants Fish & Chip shop Restaurant AL
3 Arena Parade The Arena Tavern Public House Public house

4 Arena Parade Dani Styles Ltd Hairdresser & beauticians Hairdressers & beauty | A1
5 Arena Parade Arena Stationers Stationers Retail A1
6 Arena Parade Garden City Florist Florist Retail Al
7 Arena Parade Summan Fabrics Fabrics & haberdashery Retail Al
8 Arena Parade Indian Royal Indian restaurant Restaurant A3
9 Arena Parade Alexander Estates Estate Agent A2
10 Arena Parade David Stern Opticians Opticians Al
11 Arena Parade Prezzo Restaurant Food

30 Broadway Scope Charnty shop Charity Al
32 Broadway Coco & Co Gents barber Hairdressers & beauty | A1
34 Broadway Glamour Nails Nail Bar Hairdressers & beauty | A1
36 Broadway Alta Image (Stevenage) Ltd Photo processing Retail Al
38 Broadway Tattoo Studio Tatooist

40 Broadway Paul's Inter Foods Al
42 Broadway Manor Pharmacy Chemist Chemist Al
44 Broadway Manor Pharmacy Chemist Chemist Al
48 Broadway Sagar Tandoori Indian restaurant Restaurant A3
93 & 93a Broadway | Barclays Bank Bank Financial A2
1 Eastcheap Satchells Estate Agents Estate Agents A2
3-5 Eastcheap Ciao Café Restaurant A3
13 Eastcheap Walkwell

15 Eastcheap PG Allder Opticians Opticians Al
17 Eastcheap Days of Ashwell Bakery Food Al
19 Eastcheap |zzy Shoes

21A Eastcheap Vacant

21B Eastcheap Alloro Restaurant Restaurant A3
23 Eastcheap Age UK Charity shop Retail Al
25 Eastcheap Professional Dry Cleaners Dry Cleaners Services Al
27 Eastcheap Heart To Heart Chinese Restaurant Restaurant A3
29 Eastcheap Prezzos Restaurant Food

38 Eastcheap Talents Hairdresser Hairdressers & beauty | A1
T4 Eastcheap City Kebab House Fast Food Takeaway Hot Food Takeaway A5
76 Eastcheap Cinema

11 Leys Avenue Holland & Barrett Health food shop Food Al
13 Leys Avenue W Austin & Sons HoT's - funeral director Services Al
14 Leys Avenue Mr Ozdemir & Mr Caliskan Turkish Restaurant Restaurant A3
18-20 Leys Avenue | Wetherspoons Public House Public house

22-24 Leys Avenue | Vacant

26 Leys Avenue Ponden Homes Homeware Retail Al
27 Leys Avenue Raprid Ltd (t/a Esquires) Coffee Shop Restaurant A3
28 Leys Avenue Mind Charity shop Charity Al
29 Leys Avenue Andrew Merry Opticians Opticians Al
30 Leys Avenue Just For Me Ladies accessories & dress agency Clothing Al
30A Leys Avenue Vacant Held by HF pending 32 Leys

31 Leys Avenue Mr Barnard Butcher Food Al
31B Leys Avenue Mr T Perkins Cleaning services Services Al




Address Tenant Type Use

32 Leys Avenue Cultivo Lounge Restaurant / Bar Restaurant A3
33 Leys Avenue Raocks Fryer Fish & Chip shop Restaurant A5
34 Leys Avenue Pick A Card Card Shop Retail Al
35-37 Leys Avenue Star Express Burgers & takeaway Hot Food Takeaway A5
36 Leys Avenue Groom Room Gents barber Hairdressers & beauty | A1
38-40 Leys Avenue Advanced Tanning Ltd Tanning studio Hairdressers & beauty | A1
42 Leys Avenue Vacant

44 Leys Avenue Dominos Pizza Takeaway Restaurant A5
45 Leys Avenue The Shoe Box Cobbler Retail A1
47 Leys Avenue Past & Present Furniture Shop Retail Al
53 Leys Avenue Beautiful Bathrooms Retail Al
55 Leys Avenue Bad Girl Ink Tattooist Hairdressers & beauty | A1
59 Leys Avenue Prontaprint Printers Retail Al
B3A Leys Avenue Salvation Army Charity shop Charity A1
B63B Leys Avenue Viello's Gents barber Hairdressers & beauty | A1
65 Leys Avenue Venus Beauty Beauticians Hairdressers & beauty | A1
67 Leys Avenue Posh Dogs Dog Groomer Services Al
69 Leys Avenue Christian Bookshop Bookshop Retail Al
18 Openshaw Way Letchworth Mobility Retail A1
1-3 Station Road William Hill Bookmakers Financial Al
5-7 Station Road Ladbrokes Bookmakers Financial A2
33-35 Station Road TIC Tourist Info Centre Services Al
17 Station Road Letchworth Podiatry Clinic Chiropodist Hairdressers & beauty | D1
19-29 Station Road Nestor Primecare Sale of Care Packages Retail & Services Al
31 Station Road Lane & Bennet's Estate Agents Estate Agents A2
41 Station Road Premier Inn Hotel C1
43 Station Road LGCHF LGCHF Hub Services B1
45 Station Road Imperial Arts & Audio Gallery Photographer Retail Al
49, 49 a & b Station Road | Citizens Advice Bureau CAB Services B1
51 Station Road Katz Kidz Nursery School Services B1
53-55 Station Road Coral Racing Bookmakers Financial A1
56 Station Road 16 Computing IT Services Retail A1
57-59 Station Road Garden City Surgery Chemist Chemist Al
58 Station Road Ming Way Chinese Restaurant Restaurant A3
53 Station Road TLC Medi Spa Beauticians Hairdressers & beauty | A1
65 Station Road On your Travels Travel agents Retail A1
B65b Station Road Trust Charity shop Charity Al
71 Station Road Shapla White Indian restaurant Restaurant A3
1 The Arcade MD & SR Singleton Jewellers Retail Al
2 The Arcade Letchworth arts centre Arts Centre

3 The Arcade Mathew Phillips Picture retailer & framers Retail A1
4 The Arcade Abacus Travel Travel agents Retail Al
5 The Arcade Vacant

6 The Arcade Amron’s House of Fashion Sewing School Retail Al
7 The Arcade Beutique Florist Retail Al
8 The Arcade Nanny Julie’s Hairdressers Glass gifts Retail Al
9 The Arcade Love & Chairish Upholstery Retail Al
10 The Arcade Annie Chocolate Emporium Traditional sweet shop Retail A1




Address Tenant Type Use

11 The Arcade Bryan & Stokes Gift Shop Retail Al
12-14 The Arcade Museum

13 The Arcade M Davey & L Davey Fancy Dress & t-shirt printing Retail Al
16 The Arcade Charter Whyman Estate Agents Services Al
18 The Arcade Charter Whyman Estate Agents Services Al
Unit 2 The Lunch Mate Sandwich Bar Restaurant Al
Colonnade

1-9 The Gallery The Green House Indoor market Retail Al
12-13 The Gallery Kip McGrath Education Services Services Al
1 The Wynd The Secret Wardrobe Clothing and Gifts Retail Al
2 The Wynd Systems Restore UK IT Retail Al
3 The Wynd Joules Etc Gift Shop Retail Al
4 The Wynd Revive Beauticians Hairdressers & beauty | A1
5 The Wynd Garden City Crafts Craft supplies Retail Al
6-8 The Wynd Garden City Gallery Gallery Retail Al
16 The Wynd Watermill Bears Teddy Bear Shop Retail Al
17 The Wynd Unique Beauty Beauticians Hairdressers & beauty | A1
18 The Wynd Vacant

19 The Wynd Cupcake Company Cafe Food A3
22 The Wynd Garden City Brewery Microbrewery Food & Drink A3
23 The Wynd The Little Ironing Shop Ironing service Services Al
24 The Wynd Vacant

25 The Wynd Vacant

26 The Wynd Party Hut

27 The Wynd Junk and Disorderly Antigue furniture Retail Al




Address Tenant Type Use

1 Central Approach Wild Wood Restaurant Restaurant A3
2 Central Approach Superdrug Chemist Retail Al
3 Central Approach Claire’s Accessories Fashion Accessories Retail Al
4 Central Approach Entertainment Exchange Pawn Shop Retail Al
5 Central Approach Mobile Store Mobile Phone Shop Retail Al
6 Central Approach EE Mobile Phone Shop Retail Al
7-9 Central Approach The Works

8 Central Approach Thomas Cook Travel Agents Retail Al
10 Central Approach Vacant

11 Central Approach Mr Branson's Clothing Retailer Retail Al
12-14 Central Approach Santander Bank Financial A2
12a Central Approach Vacant

13 Central Approach British Heart Foundation Charity Shop Charity Al
13a Central Approach Timpsons Shoe Repairs Retail Al
15 Central Approach Vacant

15a Central Approach Argos Mixed Retail Retail Al
16-20 Central Approach Iceland Supermarket Food Al
17 Central Approach Peacocks Ladies Clothing Retail Al
19 Central Approach Home Bargains Discount Retailer Retail Al
1 Commerce Way HBOS Bank Financial A2
2-4 Commerce Way Trespass Outdoor Wear Retail Al
3 Commerce Way Liberty Flights E-Cigarettes Retail A1
5 Commerce Way Vacant

6-10 Commerce Way Boots Chemist Retail Al
7-9 Commerce Way Bon Marche Ladies Clothing Retail Al
11 Commerce Way F Hinds Jewellers Retail A1
12-14 Commerce Way Dorothy Perkins Ladies Clothing Retail A1
13-15 Commerce Way Show Zone Shoes Shop Retail A1
16 Commerce Way New Look Ladies Clothing Retail A1
17 Commerce Way Card Factory Card Shop Retail A1
18 Commerce Way Specsavers Opticians Opticians A1
19 Commerce Way Boots Opticians Opticians Opticians A1
20-24 Commerce Way Poundland Discount Retailer Retail A1
21 Commerce Way Body Shop Hair & Beauty Supplies Retail Al
23 Commerce Way Vacant

25 Commerce Way Vacant

26 Commerce Way Costa Coffee Shop Restaurant A3
35-37 Commerce Way Thai Garden Restaurant Restaurant A3
2-4 Eastcheap Vacant

6 Eastcheap Tanique Tanning Studio Hairdressers & beauty Al
7 Eastcheap Subway Restaurant & Takeaway Restaurant A3
8 Eastcheap Cash Brokers Pawn Broker Retail Al
9 Eastcheap L’Artista Restaurant Restaurant A3




Address Tenant Type Use

10 Eastcheap Simmons Bakery Food Al
11 Eastcheap Wilkinson's Discount Retailer Retail Al
11a Eastcheap Garden House Hospice Charity Shop Charity Al
12-14 Eastcheap David's Music Music & Records Store Retail Al
16 Eastcheap David's Cafe

18 Eastcheap Thompsons Travel Agents Retail Al
20 Eastcheap The Lounge Gents barber Hairdressers & beauty Al
22 Eastcheap Greggs Food & Drink A3
42-44 Eastcheap Poundstrectcher Discount Retailer Retail Al
46-48 Eastcheap Sainsbury's Retail Retail Al
74 Eastcheap City Kebab Takeaway Restaurant A5
1 Howard Park Corner Shires Funeral Services Funeral Directors Funeral Directors Al
3 Howard Park Corner The Great Wall Chinese Restaurant Restaurant A3
5 Howard Park Corner Hydro-Active Scuba Diving Shop Retail Al
7 Howard Park Corner County Properties Estate Agents Estate Agents A2
9 Howard Park Corner Redfin Models Retail Al
1 Leys Avenue Paul's Nails Nail Bar Retail A1
2-4 Leys Avenue HSBC Bank Financial A2
3 Leys Avenue Bloom Florist Retail Al
6 Leys Avenue Dead Swanky Hair Dresser Hairdressers & beauty Al
7-9 Leys Avenue Burrs Shoes Shoes Shop Retail Al
B-10 Leys Avenue ICAS Villas Fine Art Art Gallery & Retailer Retail Al
12 Leys Avenue No 12 Cafe Food A3
15 Leys Avenue Crafty’s Microbrewery Food & Drink A3
16-16a Leys Avenue Nationwide Bank Financial A2
17 Leys Avenue Edinburgh Woollen Mill Clothing Retailer Retail Al
21 Leys Avenue W H Smiths Nook & Stationary Retailer Retail Al
23 Leys Avenue Vacant

25 Leys Avenue Vacant

39 Leys Avenue Vacant

41 Leys Avenue Direct Carpets Carpet Retailer Retail Al
43 Leys Avenue Garden City bakery Bakers Food Al
46a Leys Avenue Vacant

46 Leys Avenue North Herts Chiropody Chiropodist Retail Al
48-52 Leys Avenue Spinks Arcade Vacant

51 Leys Avenue Willows Estate Agents Services Al
54-58 Leys Avenue Martins Furniture Shop Retail Al
60 Leys Avenue The Avenue Hair Dresser Hairdressers & beauty Al
62 Leys Avenue Martins Furniture Shop Retail Al
64 Leys Avenue Martins Furniture Shop Retail Al
66 Leys Avenue Letchworth Aquatics Retail Al
68 Leys Avenue Pro Vaperz Retail Al
70 Leys Avenue Smart Gents Gents barber Hairdressers & beauty Al
71 Leys Avenue Vacant

74 Leys Avenue Letchworth Kebabs Takeaway Restaurant A5
76 Leys Avenue Newsagents News Agent Retail Al




Address Tenant Type Use

2-3 Station Forecourt Premier Stores Food Store Food A1
4 Station Forecourt Taylors Estate Agents Services A1
5 Station Forecourt Oh My Cod Fish & Chip shop Restaurant A5
6 Station Forecourt Connells Estate Agents Services A1
Station Place NatWest Bank Bank Financial A2
4 Station Road Lloyds TSB Bank Financial A2
6 Station Road Abbott Property Management | Estate Agents Services A1
14-16 Station Road Dragon King Chinese Restaurant Restaurant A1
50 Station Road Friis & Radstone Solicitors Services B1
50b Station Road Prime Dry Cleaners Dry Cleaners Services A1
50c Station Road Vacant

52 Station Road E H Crouch Funeral director Services A1
54 Station Road USA Fried Chicken Takeaway Restaurant A5
60-62 Station Road Tower Records Electrical Goods Suppliers Retail A1
61 Station Road Globe Pharmacy Chemist Chemist A1
67-69 Station Road Trust Charity Shop Charity A1
73 Station Road McCaolls News Agent Retail A1
75 Station Road N.E Herts Conservatives Association Office Services B1
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Dear David
Re: Letchworth Town Centre Retail

As we recently reported to the Governors of Letchworth Garden City Heritage Foundation, having
completed our research project in conjunction with Local Data Company, we believe Letchworth is
at relatively critical point in a retailing context. There is great opportunity, but there is also the
potential for the town centre to see a gradual decline in the quality of its retail offer i it gets it
wrong.

The structural changes in the retail environment, not least owing to huge advances in online
retailing, but also changes in car utilisation etc., mean all retail centres need to adjust their future
town centre strategies. It is important that tha next Local Plan for Letchworth recognises this
situation.

Background

Letchwaorth is in a complex situation, with strong competing nearby towns and conflicting
demographic pressures. The inertia from the fact that retailing in Letchworth only commenced in
1904, whereas neighbouring towns had a retail heritage developing for centuries prior to that, is
still highly relevant. The historic under-provision of licenced, leisure and food, and a very limited
night time economy, are also important. That there is a relatively limited town centre office
provision, limiting lunchtime and after-wark spend, is also relevant. The challenge for Letchworth is
drawing its relatively affluent population into the town, more often, to dwell, and to spend. At the
moment, too many of them pass through quickly to commute by train, and then do their shopping in
nearby towns, out of town, or online.

The answer does not, in our view, lie in increasing the retail provision though, and it is challenged
by the threat of out of town expansion. There is enough provision already, although it is not all
suitable for modern retailing. The answer lies to a greater degree in the balance between pure
retail, leisure and service uses, and master planning.

In our research we looked at a number of comparable towns to Letchworth, not just locally but
around the UK, to see what conclusions could be drawn. The table below tells a tale when one
compares Letchworth with, for example, Ringwood in Hampshire, a similar town in demographic
and population terms. (We have also included the data for Hitchin, which shows just how distinctly
Letchworth varies from its nearest neighbour).




Purchasing
i s power per
. : uml - | Prime

Population | Population | by ::uc;:h ‘retail rents
within a within a units (source: | (£ psfITZA)

10 minute | 20 minute | (soume: | Michael (Source:
Town drivetime | drivetime | Log) Bauer) Rapleys)
Letchworth 202,833 744,544 184 £19,910 £30-£40
Ringwood 214,238 823,579 167 £18,299 £80-90
Hitchin 262,510 941,230 369 £19,737 £80-90

Despite Letchworth having the strongest per capita spending power, a comparable population, and
a similar number of retailing units to Ringwood, rents in Letchwarth run at less than half the level
of those in Ringwood, which is a strong proxy for retail vitality. Letchworth dwellers are not
spending enough in Letchworth!

This need not be the case. Letchworth has a strong proposition, offers a very pleasant retail
environment, has both a high street and shopping-centre setting, and has a mix of multiple and
local retail, the cinema etc,, with sufficient parking. We do, however, see some threats.

Whilst overall, recent vacancy rates have fallen slightly of late, we see an underlying trend which is
potentially worrying, including high levels of persistent vacancy, a relatively regular turnaver of
independent retailers, a rise in value retail and potentially an over-provision of service retail,
hairdressers, nail bars ete.

Vacancy

Letchworth has seen its All Vacancy rate drop from 17.0% in 2013 to 14.4% in 2017. This has been
driven by a drop in the Retail vacancy rate, which stood at 19.3% in 2013, but dropped to 17.1% in
2017. Letchworth’s vacancy rate is however 4.4% above the GB average in 2017 - similar to the
difference in 2013 (4.5%). Local Data Company analysis shows the town has a large number of
persistently vacant units, with the percentage of units lying vacant sitting above the regional and
GB average, across each of the time intervals. The main concern is the percentage of units that have
been vacant for more than three years, where this +1.7% above the regional and +1.1% above the
GB average.
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Tenant Mix

Comparison retail, fashion, electrical, etc., have all declined in Letchworth in recent years. There is
an undersupply, compared with national figures, of leisure, coffee shops and premium fast food,
with only a 20% share of the units compared to a GB average of 25%. The latter now contributes
significantly to consumers’ perceptions and their enjoyment of the retail experience - and
encourages ‘dwell’.

Independents vs Multiples

Over the last five years, the percentage of independent retail occupiers has dropped from 62% to
59%. This is different to the national picture, where the percentage of independent occupiers has
risen from 63% to 65% in the last five years.

This portrays the underlying challenges in Letchworth for independent occupiers, who depend on
footfall and local shoppers visiting the town centre to thrive,

Service retail

Hairdressing/Health & Beauty has the largest oversupply in units in Letchworth by comparison with
national averages. This category is made up of Hair salons, Nail salens and Barber shops and has
been one of the fastest grawing categories across GB in the last five years as the population spends
maore time and money on personal care. The top 10 is mainly made up of service retail occupiers
(Estate Agents, Travel agents, Hairdressing, Banks), showing that Letchwarth is the primary
shopping destination for the primary catchments service needs.

Value vs Premium

Letchwarth has seen a discernible rise in the number of value retailers, with the town centre now
seeing four large format value operators and further provision out of town (B&M Stores). In the last
12 months, the town has seen its Comparisan goods occupiers drop from 75 to 66 (-12%) and the
Value retail mix growing from 43% to 47% in the last 3 years.

Value retail, of course, has its place, but it should be recognised that these formats have significant
impact on smaller independent operators (see above).

It is possible for a town to play to both premium and value consumer groups, but this needs to be
planned - and clear demonstration needs to be given to stronger premium retailers that the town
has the capacity and the desire to welcome them if ‘a race to the bottom’ is to be avoided.

Leisure Offer

Overall, Letchworth has an undersupply in leisure, with anly 20% of the total units in the town
centre under this classification, compared to a GB average of 25%.

There is specifically an undersupply in Cafes & Fast food and Bars, Pubs & Clubs, and whilst
Letchworth may empirically have a sufficient number of restaurants, a lack of diversity within this
category is evident with an oversupply of Indian, Chinese and Italian restaurants. (There is an
oversupply of Entertainment, which is due to the number of Bookmakers)

Our view is that Letchworth needs to attract Coffee shops, diverse restaurants and Fast food outlets
to the town centre, and town planning policy should be adjusted to reflect this.
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Conclusion

We are of the strong view that Letchworth’s medium and long term interests would not be served by
increasing the net provision of retail floor space, but rather by improving and reconfiguring town
centre provision to cater for modern retailing needs, and to play to the town's distinctive
proposition.

We say this from warking with you in managing your town centre retail investments, giving us an
insight into retailer performance, and also from marketing your vacant retail units, where
discussions to tempt national retzilers to the town have become increasingly difficult.

In addition, we have a strong view that any further increase in out-of-town provision, taken together
with the challenges already posed to Letchwarth by strong neighbouring towns, would have a
serious, potentially irreversible, impact on the town centre’s long term vitality.

Rather than increased retail floorspace provision, what is needed, we would suggest, is a master
plan that carefully considers the interaction of food and convenience shopping, banking, leisure,
service and retail, with the High Street, Garden Square Shopping Centre and edge/out-of-town
provision, It has been around a decade since the Local Authority's last Town Centre Strategy was
published and we believe this should now be refreshed.

Regard needs to be had to town's population and demographics, which although relatively affluent,
also contain significant numbers of those classed as hard-pressed living. In a retailing context, this
creates a tension between those seeking a ‘premium’ retail environment with those seeking value
shopping and service. This is the key to the vitality of the town, and merely adding to the retail
provision, in a manner which leaves the market free to determine and respond to the abave issues,
will nat, in our view, result in an optimal outcome.

Without this, we have serious doubts in any event about the viability of further retail development
in the foreseeable future. There is insufficient retailer confidence and demand in the market to
drive the rental growth necessary to support viable schemes.

| trust this is helpful.

Yours sincerely

/\
e oo L
Jeremfy Day
BSc (Hons)
Partner
Jeremy.day@rapleys.com
07966 810030
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APPENDIX C — GERNON ROAD OWNERSHIP PLAN
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