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Forward Planning
Mid Devon District Council
Phoenix House
Tiverton
EX16 6PP.
March 27th • 2018

Dear Forward Planning Team,
Sustainability Appraisal

In general, we support the very detailed and carefully considered sustainability proposal which has
been carried out in the Sustainability Appraisal, and we continue to approve most aspects of the
Revised Local Plan 2013-2033. However, we wish to comment on the section entitled 'Junction 27
Proposal. Options for Disaggregation and Location' on pages 39 to 42 of the Sustainability Update
2018, and to stress our opposition to the proposal to build a Designer Outlet Village (DOV) as part of
the development atJunction 27.
Although we appreciate the potential benefit of a modest development related to tourism at
Junction 27 we consider that the large scale of the 71- hectare development proposed is
unsustainable and that its impact will be unacceptable because it will compromise the future health
of the town centres in many settlements, including the neighbouring towns of Tiverton and
Cullompton. There has been a significant reduction in the overall size of the proposed development
since the original plans were drawn up, warehousing/logistics and the proposed cinema having been
removed. However, plans for the provision of a six- hectare DOV consisting of a designer outlet
shopping centre retailing controlled goods comprising discontinued/end-of-range lines, seconds and
surplus/sample stock with up to 14,000 square metres of comparison floorspace and up to 2,000
square metres of A3 uses have been little changed and we consider that this would have a major
impact on the retail hierarchy of the region.

•

We continue to agree with the November 2014 GVA Report, commissioned by Mid
Devon District Council

The final paragraph of this report concludes:
'Overall, and notwithstanding the lack of proper iriformation and analysis, we have
reached the conclusion that the current proposed allocation has the potential to
materially affect the role and function of existing centres in the local retail hierarchy.
We reach this conclusion based upon the scale and breadth of the main town centre
uses proposed, many of which are to be found in existing centres in the retail hierarchy.
Whilst it would be unreasonable to completely exclude the provision of main town
centres to support an outdoor leisure facility at the subject site, the scale of uses
proposed has not been justified and is likely to affect the health and function of other
town centres through: the loss of market share, an adverse financial impact, the
potential to impact upon investment and a general loss of vitality and viability'.
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3.
regional need for the DOV has not been established and it is obvious that there is already
considerable retail spare capacity in the local region.
These and other reasons were admirably analysed by Alice Thomson, referring to Tiverton
town centre, in The Times on January 17th•
• A point which requires further clarification/investigation is the nature of the proposed
controls that will be placed on the comparison retail floorspace, i.e. required to sell
discontinued/end-of range lines, seconds and surplus/sample stock, and the impact
these will have (both positive and/or negative).
Whereas MDDC envisage these controls will help to minimise impacts on town centres
selling similar comparison goods, it is considered likely that the DOV will demonstrate a
price advantage over these centres due to the reduced prices placed on goods. Indeed, it is
not considered that the proposed controls would differentiate the retail floorspace in the
allocation from the goods being sold in surrounding town and city centres and we fail to see
how these controls would be enforced effectively. Items of goods sold in the DOV may not
be identical to items sold elsewhere, but they are likely to provide very acceptable lower
price substitutes, the substitution effect in economics being the understanding that, as
prices rise - or income decreases - consumers will replace more expensive items with less
costly alternatives. In addition, potentially free and easily accessible car parking, a quality
environment together with A3 restaurant and cafe uses will make the DOV an attractive
place to shop for many consumers.
•

We consider that the proposed development will be unsustainable because it will
lead to a considerable increase in journey times for the workforce and for potential
customers, both likely to be drawn from a wide region. This could also lead to an
unwelcome increase in harmful emissions as well as traffic congestion.

Yours sincerely,

Jeremy Salter (Chairman, Tiverton Civic Society}

