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1. INTRODUCTION 

1.1 GVA wa s jo intly a p p o inte d  b y Hig h Pe a k a nd  Sta ffo rd shire  Mo o rla nd s Co unc ils in June  

2013 to  p re p a re  a  q ua ntita tive  re ta il stud y to  e sta b lish c urre nt a nd  future  ne e d  fo r ne w 

re ta il flo o rsp a c e  to  info rm re sp e c tive  e me rg ing  Lo c a l Pla ns.  The  jo int stud y up d a te s the  

p re vio us re ta il stud y wo rk c o mp le te d  b y G VA fo r b o th Co unc ils, a s fo llo ws: 

 Pe a k Sub- Re g ion Re ta il a nd Town Ce ntre s Study (Fe b rua ry 2009); q ua ntita tive -b a se d  

stud y o f ma in to wn c e ntre s in Hig h Pe a k, De rb yshire  Da le s a nd  Pe a k Distric t Na tio na l 

Pa rk (PDNP).  

 Sta ffordshire  Moorla nds Distric t Re ta il Study (No ve mb e r 2006); q ua ntita tive -b a se d  

stud y o f the  ma in to wn c e ntre s in the  d istric t. 

 Sta ffordshire  Moorla nds LDF; imp a c t a sse ssme nts o f p o te ntia l a d d itio na l c o nve nie nc e  

re ta il flo o rsp a c e  in Le e k a nd  Che a d le  a nd  c o mp a riso n re ta il in Le e k (Fe b rua ry 2008). 

1.2 The  te rms o f the  stud y b rie f a re  a s fo llo ws: 

 To  e sta b lish c urre nt sho pp ing  (c o nve nie nc e , c o mp a riso n a nd  b ulky re ta il) a nd  le isure  

e xp e nd iture  p a tte rns a c ro ss the  stud y a re a  thro ug h c o mmissio ning  a  ne w up -to -d a te  

ho use ho ld  te le p ho ne  surve y.  The  surve y e xe rc ise  sho uld  b e  c o nsiste nt with the  

p re vio us stud ie s to  e na b le  a  c o mp a ra tive  a sse ssme nt o f c ha ng e s in e xp e nd iture  

flo ws, ma rke t sha re  a nd  o ve ra ll p e rfo rma nc e . 

 Ap p ly the  la te st p o p ula tio n d a ta  a nd  e xp e nd iture  g ro wth p ro je c tio ns to  re fle c t the  

c urre nt e c o no mic  c o nd itio ns. 

 Pro vid e  a  c o mp a ra tive  re vie w o f the  vita lity a nd  via b ility o f the  ma in to wn c e ntre s 

thro ug h c o mp le ting  ne w flo o rsp a c e  /  fa sc ia  surve ys to  e sta b lish c ha ng e s in 

re p re se nta tio n a nd  c e ntre  c o mp o sitio n. 

 To  a sse ss the  future  q ua ntita tive  c a p a c ity a nd  q ua lita tive  ne e d  fo r a d d itio na l re ta il 

flo o rsp a c e , ha ving  re g a rd  to  ne w a nd  p la nne d  d e ve lo p me nts /  c o mmitme nts. 

 To  p ro vid e  stra te g ic  a d vic e  o n the  o ve ra ll future  re ta il a nd  le isure  ne e d  a nd  c o nfirm 

a n a p p ro p ria te  fo rwa rd  d e ve lo p me nt stra te g y fo r the  ma in to wn c e ntre s. 

1.3 The  up d a te  stud y is inte nd e d  to  p ro vid e  a  so und  b a sis o n whic h the  re sp e c tive  Co unc ils 

c a n p ro g re ss with the ir e me rg ing  Lo c a l Pla ns.  The  c o nc lusio ns o f the  up d a te  stud y d o  
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ho we ve r re p re se nt a  ‘ p o int-in-time ’  a sse ssme nt o f p e rfo rma nc e  a nd  o p p o rtunity.  The  

q ua ntita tive  ne e d  id e ntifie d  sho uld  b e  use d  to  info rm p o lic y whic h will e nd ure  o ve r the  

sho rt to  me d ium te rm a s re q uire d .  Ho we ve r, it will b e  imp o rta nt tha t the  Co unc ils 

c o ntinue  to  mo nito r the  he a lth o f its p rinc ipa l c e ntre s thro ug h its fo rwa rd  p la nning  

func tio n, a d o p ting  a nd  re visiting  the  stra te g y to  a d d re ss c ha ng ing  c irc umsta nc e s. 

REPORT STRUCTURE 

1.4 In a c c o rd a nc e  with the  te rms o f the  Stud y Brie f this re p o rt is struc ture d  a s fo llo ws: 

PART ONE – BACKGROUND DETAIL AND CONTEXT 

 SECTION 2 – RETAIL TRENDS; summa rise s the  c urre nt ma rke t c o nd itio ns a nd  

d e ve lo p me nts within the  re ta il a nd  le isure  se c to r. 

 SECTION 3 – PLANNING POLICY FRAMEWORK; se ts o ut the  re q uire me nts o f NPPF in 

te rms o f p ro mo ting  c o mp e titive  to wn c e ntre  e nviro nme nts. 

PART TWO – QUALITATIVE ASSESSMENT 

 SECTION 4 – HEALTHCHECK ASSESSMENT; a sse sse s the  c ha ng e s in flo o rspa c e  /  fa sc ia  

c o mp o sitio n o f the  ma in to wn c e ntre s.  The  a sse ssme nt se e ks to  c o mp a ra tive ly a sse ss 

a nd  b e nc hma rk a g a inst Exp e ria n Go a d  re g io na l a ve ra g e s. 

PART THREE – QUANTITATIVE ASSESSMENT 

 SECTION 5 – RETAIL CAPACITY METHDOLOGY; se ts o ut the  me tho d o lo g y und e rp inning  

the  q ua ntita tive  c a p a c ity mo d e lling  e xe rc ise . 

 SECTIONS 6 – 12 – CENTRE SPECIFIC ANALYSIS; re vie ws a nd  c o mp a ra tive ly a sse sse s 

c ha ng e s in ma rke t sha re  a nd  pe rfo rma nc e  o f the  re sp e c tive  c e ntre s sinc e  the  

p re vio us re ta il stud ie s.  The  ne e d  /  c a p a c ity fo r ne w p ro visio n within the  sp e c ific  

c e ntre s a re  id e ntifie d , ha ving  re g a rd  to  p ro je c te d  p o pula tio n a nd  e xp e nd iture  

g ro wth a s we ll a s p la nne d  /  e me rg ing  c o mmitme nts. 

 SECTION 13 – STRATEGIC RECOMMENDATIONS; p ro p o se s c ha ng e s to  to wn c e ntre  

b o und a rie s, fro nta g e  p o lic ie s a nd  lo c a l imp a c t thre sho ld . 

1.5 The  ne xt se c tio n the re fo re  se ts o ut the  c urre nt re ta il a nd  le isure  tre nd s whic h will influe nc e  

the  future  p e rfo rma nc e  o f c e ntre s a nd  fo rwa rd  stra te g y. 
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2. RETAIL AND LEISURE TRENDS 

2.1 The  stud y ha s b e e n c o mmissio ne d  in p a rt to  a sse ss the  impa c t o f the  e c o no mic  c lima te  

o n re ta il a nd  le isure  p ro visio n a c ro ss the  stud y a re a  a nd  ho w the  wid e r e c o no mic  a nd  

so c ia l tre nd s like ly to  influe nc e  b o th lo c a l re sid e nts a nd  o p e ra to r re q uire me nts in the  

future .  This se c tio n the re fo re  e xa mine s ke y tre nd s a nd  d rive rs fo r c ha ng e  in the  re ta il 

ind ustry a nd  o utline s tho se  o f p a rtic ula r re le va nc e  to  the  re sp e c tive  Co unc ils.  The  re vie w 

d ra ws o n a  ra ng e  o f p ub lishe d  d a ta  so urc e s inc lud ing  Ve rd ic t, Minte l a nd  Exp e ria n. 

ECONOMIC OUTLOOK 

2.2 The  la te st a d vic e  p ub lishe d  b y Expe ria n (Re ta il Pla nne r 10.1, Se p te mb e r 2012) p re se nts a  

b le a k p ic ture  fo r the  e c o no my a s the  re c o ve ry fro m the  re c e ssio n c o ntinue s to  b e  we a k.  

It is a ntic ip a te d  tha t ho use ho ld  sp e nd ing  will c o ntinue  to  b e  c o nstra ine d  b y sub d ue d  

d isp o sa b le  inc o me  g ro wth a nd  a  we a k la b o ur ma rke t.  Pre ssure s o n d isp o sa b le  inc o me s 

will limit the  e xte nt to  whic h c o nsume rs a re  a b le  to  sa ve  a nd  c o nsume rs will the re fo re  b e  

mo re  c o nsid e re d  with the ir sp e nd ing  d e c isio ns a nd  se e king  to  a c hie ve  b e st va lue  fo r 

mo ne y.  In ma ny c irc umsta nc e s, the  c o st-sa ving s o ffe re d  b y the  Inte rne t will b e  mo re  

re a d ily se ize d .   

2.3 Ove ra ll, c o nsume rs re ma in c a utio us with sp e nd ing  no t o nly o n d isc re tio na ry ite ms b ut a lso  

o n ne e d s, c utting  wa sta g e , whic h will imp a c t o n fo o d  & g ro c e ry vo lume s.  The re  is a n 

inc re a se d  fo c us o n b uying  e ffic ie ntly.  Big  tic ke t a nd  ho me -re la te d  p urc ha se s re ma in lo w, 

p a rtic ula rly a s unc e rta inty c o ntinue s to  d rive  ho use  p ric e s a nd  vo lume s d o wn, a s ma ny 

a re  re luc ta nt to  mo ve  (sta g na nt ho using  ma rke t a nd  limite d  a va ila b ility o f fina nc e ).   

2.4 As the  ho using  ma rke t re c o ve ry re ma ins slo w a nd  unc e rta in, c e rta in se c to rs (e .g . ho me  

furnishing  a nd  DIY) ma y b e ne fit fro m inc re a sing  d e ma nd  a s ho me  o wne rs p rio ritise  

re no va tio n o f e xisting  pro p e rty ra the r tha n mo ving .  Ho we ve r, it is a ntic ip a te d  tha t sa le s 

thro ug h the  to wn c e ntre  will re ma in we a k with o nline  a nd  o ut o f c e ntre  re ta ile rs 

c o ntinuing  to  ta ke  a  g re a te r sha re .  Sp a c e  a nd  sto re  numb e rs in to wn c e ntre  lo c a tio ns 

a re  a lso  e xp e c te d  to  d e c line  a s re ta ile rs d rive  e ffic ie nc ie s b y c lo sing  und e rp e rfo rming  

sp a c e  (no ta b le  c lo sure s inc lud e  Fo c us DIY a nd  Co me t); the se  tre nd s a re  d isc usse d  in 

mo re  d e ta il b e lo w.   
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THE INTERNET /  ‘E- TAILING’ 

2.5 Co nsiste nt with wid e r e c o no mic  tre nd s, g ro wth in e -Re ta il d e c line d  in 2009 a s a  re sult o f 

the  re c e ssio n re d uc ing  c o nsume r d e ma nd .  Auste rity c uts o n the  sp e nd ing  a b ility o f the  

mo st p ro lific  o nline  sho pp e rs (35-44 ye a r o ld s) a lso  ha d  a n imp a c t o n re d uc e d  d e ma nd  

d uring  this p e rio d .  Ove ra ll the  p a c e  o f g ro wth in o nline  sho p p ing  is se t to  slo w d o wn 

sig nific a ntly a s the  c ha nne l ma ture s a nd  c o mp e titio n inc re a se s1. 

2.6 De sp ite  o ve ra ll mo re  mo d e st le ve ls o f g ro wth in o nline  sho p p ing , the re  will c o ntinue  to  

re ma in re a so na b le  p re ssure  o n tra d itio na l b ric ks a nd  mo rta r re ta ile rs.  Sho p p e rs a re  a b le  

to  se le c t the ir o wn re ta il mix o nline  a nd  sho p p ing  c e ntre s a nd  hig h stre e ts will ne e d  to  

c o mp e te  with this c ho ic e , whic h is no t o nly d rive n b y p ric e  a nd  ra ng e , b ut a lso  se rvic e  

a nd  e xp e rtise .  Online  sho p p ing  ha s d rive n e xp e c ta tio ns o f c o nve nie nc e  a nd  se rvic e  

up wa rd s a nd  c usto me rs a re  e xp e c ting  mo re  fro m in-sto re  a mb ie nc e  to  te mp t the m to  

ma ke  a  p urc ha se 2.  To wn c e ntre s a nd  hig h stre e ts will inc re a sing ly ha ve  to  p ro vid e  a  

sho p p ing  ‘ e xp e rie nc e ’  tha t the  Inte rne t is una b le  to  ma tc h.  

2.7 Tre nd s a lso  sho w tha t the  o nline  a nd  in-sto re  sho p p ing  c ha nne ls a re  b e c o ming  g ra d ua lly 

mo re  b lurre d  a s sho p pe rs inc re a sing ly re se a rc h p urc ha se s o nline  o r in sto re s whic h a re  

inc re a sing ly b e c o ming  sho wro o ms.  Ac c o rd ing  to  Ve rd ic t, in 2010, 63% o f sho p p e rs 

re se a rc he d  g o o d s o nline  b e fo re  p urc ha sing  in sto re s, a n inc re a se  fro m 54% in 2007.  At 

the  sa me  time , it is e stima te d  tha t 29% o f c o nsume rs re se a rc he d  p urc ha se s in sto re  b e fo re  

b uying  o nline , re p re se nting  a  hug e  inc re a se  fro m 13% in 20073.   

NEW TECHNOLOGIES 

2.8 Te c hno lo g ic a l a d va nc e s will c o ntinue  to  d rive  c ha ng e s in re ta iling , with g re a te r 

inte ra c tio ns b e twe e n wo rk, e nte rta inme nt, so c ia l ne two rking  a nd  sho p p ing  using  mo b ile  

d e vic e s.  Quic k Re sp o nse  c o d e s (QR c o d e s) ha ve  inc re a se d  c o nsume r a nd  re ta ile r 

inte ra c tio n a nd  e ng a g e me nt, e na b ling  c usto me rs to  sc a n Q R b a rc o d e s o n the ir mo b ile s 

to  g a in d ire c t a c c e ss to  the  p ro d uc t we b site , ma rke ting , c o mp e titio ns a nd  p ro d uc t 

info rma tio n.   Sma rtp ho ne s p ro vid e  c o nta c tle ss p a yme nt se rvic e s using  Ne a r Fie ld  

Co mmunic a tio ns (NFC ) te c hno lo g y.  This a llo ws c usto me rs to  ma ke  p a yme nts via  in-sto re  

te rmina ls ma king  the  p a yme nt p ro c e ss mo re  c o nve nie nt.   

                                                      

 
1Ve rd ic t Re se a rc h, “Re ta il Future s H1 2011 - e -Re ta il” , Ma rc h 2011 
2Ve rd ic t Re se a rc h, “ Ho w Brita in Sho p s: O ve ra ll 2011” , Ma rc h 2011 
3Ve rd ic t Re se a rc h, “ UK e -Re ta il 2011” , Ma y 2011 
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2.9 Re ta ile rs ha ve  a nd  c o ntinue  to  d e ve lo p  ‘ a ug me nte d  re a lity’  te c hno lo g y whic h will me rg e  

the  p hysic a l a nd  virtua l wo rld s to  a llo w re ta ile rs (suc h a s Ike a  a nd  Te sc o ) to  p ro vid e  a n 

inte ra c tive  vie w o f ho w p ro d uc ts suc h a s te le visio ns o r furniture , will lo o k in c o nsume rs o wn 

ho me s o r p ro vid e  3D p ro je c tio ns o f life  size  p ro d uc ts.   

2.10 Fa shio n re ta ile rs inc lud ing  Ne t-a -Po rte r a nd  Cla rks fo r e xa mp le  a lre a d y use  a ug me nte d  

re a lity te c hno lo g y thro ug h p o inting  sma rtpho ne s a nd  ta b le ts a t a n ima g e  o r 

a d ve rtise me nt whic h trig g e rs vid e o  c o nte nt o n the  mo b ile  d e vic e .  This te c hno lo g y b ring s 

sta tic  a d ve rts to  life  a nd  a llo ws c o nsume rs to  vie w c a twa lk runwa ys, vid e o  a d ve rtise me nts 

a nd  p ro d uc t info rma tio n, a nd  to  ma ke  p urc ha se s.  Aug me nte d  re a lity will p ro vid e  a n 

inte ra c tive  a d ve rtising  p la tfo rm fo r re ta ile rs, who  will use  this te c hno lo g y to  b re a k d o wn 

the  b a rrie rs b e twe e n o nline  a nd  in-sto re  sho p p ing .   

2.11 While  the  Inte rne t a nd  ne w te c hno lo g ie s p o se  c ha lle ng e s to  the  hig h stre e t, re ta ile rs a re  

c o nsta ntly lo o king  fo r wa ys to  e xp lo it the  tra d ing  o p p o rtunitie s a va ila b le  thro ug h o ffe ring  

a  multic ha nne l sho p p ing  e xp e rie nc e .  The  a d va nta g e s o ffe re d  b y p hysic a l sto re s, in te rms 

o f the  e xp e rie nc e  a nd  imme d ia c y o f p ro d uc ts, will se e  a  ne two rk o f ke y sto re s re ma in a  

fund a me nta l c o mp o ne nt o f re ta ile rs’  stra te g ie s to  d e ve lo p  a  mo re  c o he re nt a nd  

inte g ra te d  multic ha nne l p ro p o sitio n.      

SALES EFFICIENCY 

2.12 An e ffic ie nc y g ro wth ra te  re p re se nts the  a b ility o f re ta ile rs to  inc re a se  the ir p ro d uc tivity 

a nd  a b so rb  hig he r tha n infla tio n inc re a se s in the ir c o sts (suc h a s re nts, ra te s a nd  se rvic e  

c ha rg e s) b y inc re a sing  the ir a ve ra g e  sa le s d e nsitie s.  The  a p p lic a tio n o f a  turno ve r 

‘ e ffic ie nc y’  g ro wth ra te  is a  sta nd a rd  a pp ro a c h use d  in re ta il p la nning  stud ie s a nd  in is 

a c c o rd a nc e  with g o o d  p ra c tic e .    

2.13 Altho ug h ha rd  q ua ntita tive  e vid e nc e  is limite d , c o mp a riso n b usine sse s in p a rtic ula r ha ve , 

o ve r time , inc re a se d  sa le s d e nsitie s b y a c hie ving  imp ro ve me nts in p ro d uc tivity in the  use  

o f flo o rsp a c e .  Ana lysis o f p a st d a ta  is d iffic ult a s sa le s d e nsitie s inc re a se s ha ve  b e e n 

a ffe c te d  b y c ha ng e s in the  use  o f re ta il flo o rsp a c e  o ve r the  la st 20 ye a rs, with hig he r 

va lue  sp a c e -e ffic ie nt e le c tric a l g o o d s re p la c ing  lo we r va lue  sp a c e  inte nsive  g o o d s, the  

g ro wth in o ut-o f-c e ntre  re ta iling , a  numb e r o f o ne -o ff e ve nts like  Sund a y-tra d ing  a nd  

lo ng e r o p e ning  ho urs a nd  the  ve ry stro ng  g ro wth o f re ta il e xp e nd iture  re la tive  to  the  

g ro wth in flo o rsp a c e . 
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2.14 Fo llo wing  the  re c e ssio n ma ny re ta ile rs ha ve  strug g le d  to  inc re a se  o r e ve n ma inta in sa le s 

d e nsity le ve ls a nd , to g e the r with o the r fina nc ia l p ro b le ms, ha ve  le d  so me  re ta ile rs into  

c lo sure .  With the  e xp e c ta tio n o f we a ke r e xp e nd iture  g ro wth, sa le s d e nsity g ro wth is a lso  

e xp e c te d  to  b e  lo we r tha n p re vio us e stima te s, unle ss re ta ile rs a c c e le ra te  sto re  c lo sure s 

a nd  mo re  e xisting  re ta il sto c k is ta ke n o ut o f use .   

2.15 Ba se d  o n c o ntinuing  tre nd s to wa rd s mo re  mo d e rn, hig he r d e nsity sto re s a nd  the  

d e mo litio n o f o ld e r ine ffic ie nt sp a c e , Expe ria n e xpe c t re la tive ly c o nstra ine d  e ffic ie nc y 

g ro wth.  The  sc o p e  fo r sa le s d e nsity inc re a se s fo r c o nve nie nc e  g o o d s is mo re  limite d  a s 

e xp a nd ing  sto re  p o rtfo lio s will inc re a sing ly o ve rla p  with the  c a tc hme nt o f e xisting  sto re s 

a nd  re sult in the  c a nnib a lisa tio n o f e xisting  sa le s.  

OPERATOR SPACE REQUIREMENTS 

2.16 One  o f the  ma jo r tre nd s to  e me rg e  fro m the  e c o no mic  d o wnturn ha s b e e n the  d e c line  in 

the  a mo unt o f re ta il sp a c e  in to wn c e ntre  lo c a tio ns.  This is, in p a rt, a  c o nse q ue nc e  o f the  

ha rsh e c o no mic  c o nd itio ns fo rc ing  o ut ind e p e nd e nt re ta ile rs who se  ma rg ins b e c a me  to o  

tig ht to  survive  a nd  so me  multip le s whic h ha ve  e ithe r c o lla p se d  o r the ir sto re  p o rtfo lio s 

ha ve  shrunk a fte r e nte ring  a  p re -p a c k a d ministra tio n.  The se  lo sse s ha ve  no t b e e n o ffse t 

b y ne w d e ve lo p me nts, a s ma ny to wn c e ntre  sc he me s ha ve  b e e n p ut o n ho ld  o r re vise d  

d o wnwa rd s in sc a le .   With o nline  p re se nc e  a llo wing  na tio na l c o ve ra g e , it is e xp e c te d  

tha t re ta ile rs will re ma in c a utio us a b o ut e xp a nsio n.   

2.17 As re ta ile rs c ut b a c k o n sp a c e  to  imp ro ve  e ffic ie nc ie s a nd  o nline  b e c o me s a  mo re  

imp o rta nt c ha nne l, a  ne w mo d e l is e me rg ing  in to wn c e ntre s.  Re ta ile rs a re  mo ving  

to wa rd s o p e ning  la rg e r fla g ship  sto re s in stra te g ic  lo c a tio ns whic h a re  sup p o rte d  b y 

sma lle r sa te llite  sto re s a nd  tra nsa c tio na l we b site s.  The  la rg e r fla g ship s will a c c o mmo d a te  

the  fulle r ra ng e  while  sma lle r sto re s will o ffe r a  mo re  se le c t ra ng e  sup p le me nte d  b y 

Inte rne t kio sks a llo wing  a c c e ss to  the  wid e r ra ng e .   

2.18 This mo d e l o ffe rs ma ny a d va nta g e s suc h a s lo we r p ro p e rty c o sts, mo re  e ffic ie nt lo g istic s 

a nd  b e ing  a b le  to  o p e n sto re s whe re  the re  is a  hig h le ve l o f d e ma nd  d e sp ite  the re  b e ing  

sp a c e  re stric tio ns.  Suc h mo d e ls a re  a lre a d y b e ing  tria lle d  b y re ta ile rs inc lud ing  

De b e nha ms a nd  Ho use  o f Fra se r.  The  first Ho use  o f Fra se r.c o m sto re , c o mp rising  just 140 

sq m, o p e ne d  a t Ha mme rso n's Unio n Sq ua re  Sho p p ing  Ce ntre , Ab e rd e e n in Oc to b e r 2011, 

fo llo we d  b y a  se c o nd  in Live rp o o l in No ve mb e r 2011.  It is re p o rte d  tha t the  re ta ile r will 

o pe n simila r sto re s in lo c a tio ns with stro ng  we b  sa le s, b ut witho ut a  sto re  p re se nc e .  Ma rks 
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& Sp e nc e r is a lso  tria lling  a  b o utiq ue  o ffe r with sa mp le  ra ng e s o f c lo thing  c o mb ine d  with 

o nline  vid e o  a nd  o rd e ring  c a pa b ilitie s.   

OUT- OF- CENTRE PRESSURES 

2.19 As re ta ile rs o p t to  d e ve lo p  sto re s in the  mo st stra te g ic  a nd  c o st e ffe c tive  lo c a tio ns, the re  

ha s b e e n a  no ta b le  re surg e nc e  to  o ut-o f-c e ntre  d e stina tio ns whic h o ffe r the  b e ne fit o f 

lo we r re nts, b e tte r sp a c e  a nd  in mo st c a se s, fre e  p a rking .  Ac c o rd ing  to  Ve rd ic t, o ut-o f-

to wn is the  o nly c ha nne l whic h ha s se e n sto re  numb e rs inc re a se  c o nsiste ntly sinc e  2000.   

BIS re p o rt tha t the  numb e r o f o ut-o f-c e ntre  sto re s ha s inc re a se d  b y up  to  c .1,800 (25%) 

sinc e  2000; whilst the  numb e r o f to wn c e ntre  sto re s fe ll b y a lmo st 15,000 b e twe e n 2000 

a nd  2009, the  ma jo rity o f whic h a re  like ly to  ha ve  b e e n in ‘ hig h stre e t’  lo c a tio ns.   

2.20 Jo hn Le wis fo r e xa mp le , ha s d e ve lo p e d  a  numb e r o f o ut-o f-to wn sto re s thro ug h its At 

Ho me  fo rma t.  Re p o rts sug g e st tha t the  re ta ile r is a c tive ly se e king  to  inc re a se  its o ut-o f-

to wn p o rtfo lio .  Othe r re ta ile rs inc lud ing  H&M a nd  Prima rk a re  a lso  re p o rte d  to  b e  se e king  

to  e xpa nd  the ir p o rtfo lio s in o ut-o f-c e ntre  lo c a tio ns.        

FOODSTORES 

2.21 In the  c o nve nie nc e  se c to r, the  ‘ ra c e  fo r flo o rsp a c e ’  ha s sig nific a ntly d iminishe d  with 

Te sc o  a nd  la tte rly Sa insb ury’ s d o wng ra d ing  the ir re sp e c tive  ne w sto re  o p e ning  

p ro g ra mme s in the  sho rt to  me d ium te rm.  The  re d uc tio n in ne w sto re  o p e ning s ha s b e e n 

c o up le d  with a  mo ve  a wa y fro m la rg e  sto re s to wa rd s the  mo re  tra d itio na l c o nve nie nc e  

o rie nta te d  fo rma ts.  The  re d uc tio n in sto re  size s a nd  re a lig nme nt to  p re d o mina ntly 

c o nve nie nc e  re ta il fo rma ts ha s b e e n p rima rily d rive n b y the  inc re a se  in o nline  sa le s o f 

no n-fo o d  re ta il g o o d s. 

2.22 Whilst the re  re ma ins a  sig nific a nt d e ve lo p me nt p ip e line  (Ve rd ic t e stima te  tha t b e twe e n 

2010 a nd  2015 the  le a d ing  g ro c e rs will inc re a se  the ir sp a c e  b y 2 millio n sq m - a lmo st 

d o ub le  tha t o f the  ne w sp a c e  o p e ne d  b e twe e n 2005 a nd  2010), the  ma instre a m re ta ile rs 

a re  inc re a sing  b e ing  mo re  se le c tive  in te rms o f future  sto re  o p e ning  lo c a tio ns a nd  a re  no  

lo ng e r a c q uiring  site s in o rd e r to  re stric tio n c o mp e titio n.  Prime  site s a re  no w o nly b e ing  

a c tive ly c o nsid e re d  b y the  ma instre a m o p e ra to rs unle ss it is a  ‘ o nc e  in a  g e ne ra tio n’  

o p p o rtunity to  a c hie ve  re p re se nta tio n in a  lo ng  sta nd ing  ta rg e t a re a . 



HIGH PEAK & STAFFORDSHIRE MOO RLANDS COUNCILS  QUANTITATIVE RETAIL STUDY UPDATE 

 

 

 

 

O CTOBER 2013 I g va .c o.uk  8 

 

2.23 The  c o ntinuing  fa ll o ut o f ind e p e nd e nts fro m the  ma rke t will p ro vid e  furthe r o p p o rtunitie s 

fo r the  e xp a nsio n o f the  le a d ing  b ra nd s.  Sma lle r sto re  fo rma ts a re  b e c o ming  mo re  o f a  

fo c us a s to p  up  sho p p ing  is b e c o ming  inc re a sing ly p o p ula r – a  re sp o nse  to  c o nsume rs 

b e ing  d isc o ura g e d  fro m tra ve lling  lo ng  d ista nc e s b y hig h fue l p ric e s a nd  a s mo re  a re  

sho pp ing  o nline  fo r sta p le  g o o d s.  Fo llo wing  in the  p a th o f Te sc o  a nd  Sa insb ury’ s, Asd a , 

Mo rriso n’ s a nd  Wa itro se  a re  a ll in the  p ro c e ss o f e xp a nd ing  sma lle r c o nc e p t sto re s.    

2.24 The  (limite d  a sso rtme nt) d isc o unt o p e ra to rs (Lid l a nd  Ald i) a re  a g a in e mb a rking  o n a  

sig nific a nt e xp a nsio n p ro g ra mme  (Lid l ha s a nno unc e d  p la ns to  o p e n a  furthe r 60 ne w 

sto re s in 2013).  The  p ro p o se d  e xp a nsio n p ro g ra mme s a re  b a se d  o n the  inc re a sing  ma rke t 

sha re  whic h the  d isc o unt o p e ra to rs a re  a c hie ving  fro m mid d le  c la ss sho p p e rs who  a re  

p ric e  se nsitive  b ut re ta in a  d e sire  fo r q ua lity p ro d uc e .   Disc o unt o p e ra to rs a re  the re fo re  

inc re a sing  se e king  to  inc re a se  re p re se nta tio n in mo re  a fflue nt a re a s. 

THE ROLE OF THE TOWN CENTRE 

2.25 The  to wn c e ntre  ha s b e e n the  ma in sho p p ing  c ha nne l fo r the  la st 30 ye a rs.  Ho we ve r, its 

ro le  is se t to  c ha ng e  d ra ma tic a lly.  Eme rg ing  tre nd s sug g e st tha t it will b e  use d  mo re  fo r 

le isure  a nd  so c ia l a c tivitie s with mo re  b a rs, re sta ura nts, fo o d  o utle ts a nd  c o mmunity 

sp a c e s o p e ning  in va c a nt units.  The  re c e nt a nno unc e me nt b y the  G o ve rnme nt to  

e na b le  te mp o ra ry c ha ng e s o f use  fro m Cla ss A1 to  C la ss A3 a mo ng st o the rs is like ly to  

p re c ip ita te  this tre nd  whe re  ma rke t d e ma nd  a rise s.   

2.26 The se  tre nd s a re  o f ma jo r imp o rta nc e  to  the  ma in to wn c e ntre s in b o th a re a s whic h will 

ne e d  to  a d a p t to  this b ro a d e r ro le  b y b ro a d e ning  the ir no n-re ta il o ffe r.  Da ta  fro m the  

Lo c a l Da ta  Co mp a ny ind ic a te s tha t to wn c e ntre s with mo re  no n-re ta il o utle ts ha ve  se e n 

a n imp ro ve me nt in the ir p e rfo rma nc e .  Be twe e n 2009 a nd  2011, 114 to wns imp ro ve d  the ir 

to wn c e ntre  sc o re  a nd  re d uc e d  the ir va c a nc y ra te  a nd  o f the se , 60.5% ha d  a  lo we r 

p ro p o rtio n o f re ta il o utle ts.   

2.27 As re ta ile rs imp ro ve  the ir multi-c ha nne l o ffe r, to wn c e ntre  sto re s will b e  use d  mo re  to  

sup p o rt e -re ta iling  with c lic k a nd  c o lle c t p o ints a nd  sa fe  d ro p  b o xe s fo r c usto me rs to  

c o lle c t the ir o nline  o rd e rs a s we ll a s sa te llite  sto re s o p e ning  fo r c usto me rs to  ma ke  o nline  

p urc ha se s.  As d e ma nd  fo r re ta il flo o rsp a c e  d e c line s, it is a ntic ip a te d  tha t mo re  

se c o nd a ry a nd  te rtia ry sp a c e  whic h suffe rs fro m lo we r le ve ls o f fo o tfa ll, will inc re a sing ly b e  

c o nve rte d  into  re sid e ntia l use s.   
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2.28 In o rd e r to  e nsure  tha t to wn c e ntre s ha ve  a  via b le  func tio n mo ving  fo rwa rd s, it will b e  

imp o rta nt fo r the  Co unc il to  a im to  d rive  fo o tfa ll to  turn a ro und  the ir to wn c e ntre s a nd  

imp ro ve  d we ll time  to  inc re a se  a wa re ne ss o f o ffe rs a nd  impulse  p urc ha se s.  This c a n b e  

a c hie ve d  b y g e tting  a  b e tte r und e rsta nd ing  o f the  c a tc hme nt a re a  a nd  wha t lo c a l 

p e o p le  wa nt, imp ro ving  the  mix o f re ta il a nd  no n-re ta il o utle ts in the  c e ntre  to  ma ke  the m 

sta y lo ng e r, a nd  ho ld ing  c o mme rc ia l, c ultura l a nd  c o mmunity e ve nts to  c re a te  a  ‘ uniq ue  

se lling  p o int’  fo r the  to wn c e ntre  to  d iffe re ntia te  it fro m the  c o mp e titio n a nd  e nc o ura g e  

p e o p le  to  visit.  Co unc ils will a lso  ne e d  to  p ro mo te  the  wid e r a re a , to  e nc o ura g e  furthe r 

inve stme nt in jo b s, a nd  in the  to wn c e ntre , to  pe rsua d e  re sid e nts to  sp e nd  the ir mo ne y in 

the  a re a  a nd  sup p o rt the  to wn furthe r. 

2.29 Sma lle r to wn c e ntre s ha ve  a lre a d y b e e n g re a tly imp a c te d  b y the  p ull o f la rg e r, hig he r 

o rd e r sho p p ing  d e stina tio ns, le a d ing  to  a  hig he r va c a nc y ra te  a nd  we a ke r p e rfo rma nc e .  

Fo r the se  c e ntre s, it will b e  inc re a sing ly imp o rta nt to  c re a te  a  d iffe re ntia te d  o ffe r, ta ilo re d  

to  the  lo c a l c a tc hme nt a nd  to  e nc o ura g e  re sid e nts to  sho p  a nd  so c ia lise  mo re  lo c a lly. 

OVERALL SUMMARY 

2.30 It is e vid e nt tha t the  tra d itio na l hig h stre e t fa c e s a  numb e r o f c ha lle ng e s no t le a st fro m 

the  tig hte ning  o f re ta il spe nd  a nd  c ha ng ing  c o nsume r b e ha vio ur b ut a lso  fro m inc re a sing  

c o mp e titio n p o se d  b y the  Inte rne t a nd  o ut-o f-c e ntre  d e ve lo p me nts.  Whilst the  future  is 

unc e rta in, in lig ht o f the  c ha lle ng e  c urre ntly fa c e d , stra te g ie s whic h sup p o rt the  hig h 

stre e t a re  c o nsid e re d  e ve r mo re  vita l.   

2.31 Whilst the  to wn c e ntre  ‘ first’  stra te g y must c o ntinue  to  p re va il, stra te g ie s in so me  insta nc e s 

will ne e d  to  a d o pt a  d e g re e  o f p ra g ma tism a nd  a t wo rst c o nsid e r the  p ro c e ss o f 

ma na g ing  d e c line  o f so me  c e ntre s, p a rtic ula rly se c o nd a ry o ne s, g ive n the  o ng o ing  

p ro c e ss o f c o nso lid a tio n in the  re ta il se c to r. 
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3. NPPF REQUIREMENTS 

3.1 Na tio na l Pla nning  Po lic y Fra me wo rk wa s a d o p te d  in la te  Ma rc h 2012 a nd  ha s re p la c e d  

Pla nning  Po lic y Sta te me nt 4: Planning  fo r Sustainable  Ec o no mic  Gro wth.  The  PPS4 

p ra c tic e  g uid a nc e  o n ne e d , imp a c t a nd  se q ue ntia l a sse ssme nts d o e s ho we ve r re ma in a s 

a n info rma tive  to o l fo r b o th p la n ma king  a nd  d e ve lo p me nt ma na g e me nt func tio ns. 

TOWN CENTRE VITALITY AND VIABILITY 

3.2 The  NPPF (Se c tio n 2) sp e c ifie s tha t p la nning  p o lic y sho uld  p ro mo te  c o mp e titive  to wn 

c e ntre  e nviro nme nts a nd  se t o ut p o lic ie s fo r the  ma na g e me nt a nd  g ro wth o f c e ntre s 

o ve r the  p la n p e rio d .  Lo c a l Pla nning  Autho ritie s (LPAs) a re  d ire c te d  to : 

 Re c o g nise  to wn c e ntre s a s the  he a rt o f the ir c o mmunitie s a nd  pursue  p o lic ie s to  

sup p o rt the ir via b ility a nd  vita lity. 

 De fine  hie ra rc hie s a nd  the  e xte nt o f to wn c e ntre s a nd  p rima ry sho p p ing  a re a s. 

 Pro mo te  c o mp e titive  to wn c e ntre s tha t p ro vid e  c usto me r c ho ic e  a nd  a  d ive rse  re ta il 

o ffe r whic h re fle c ts the  ind ivid ua lity o f to wn c e ntre s. 

 Re ta in a nd  e nha nc e  e xisting  ma rke ts, e nsuring  the y re ma in a ttra c tive  a nd  

c o mp e titive . 

 Allo c a te  a p p ro p ria te  in-c e ntre  site s whic h a re  no t c o mp ro mise d  b y limite d  site  

a va ila b ility.  If it is no t p o ssib le  to  e nsure  a  suffic ie nt ra ng e  o f suita b le  site s, 

a p p ro p ria te  e d g e  o f c e ntre  site s tha t a re  we ll c o nne c te d  to  a  to wn c e ntre  sho uld  b e  

a llo c a te d . 

 Whe re  to wn c e ntre s a re  in d e c line , lo c a l a utho ritie s sho uld  p la n p o sitive ly fo r the ir 

future s a nd  e nc o ura g e  e c o no mic  a c tivity.  

3.3 The  lo ng -sta nd ing  se q ue ntia l te st is re ta ine d  in the  NPPF a lb e it tha t the re  is inc re a se d  

e mp ha sis o n LPAs to  e nsure  a n a va ila b le  sup p ly o f site s.   

EVIDENCE BASE REQUIREMENTS 

3.4 Lo c a l Pla ns sho uld  b e  b a se d  o n a d e q ua te , up -to -d a te  a nd  re le va nt e vid e nc e .  In re la tio n 

to  p la nning  to  me e t b usine ss re q uire me nts, LPAs a re  re q uire d  to  ha ve  a  c le a r 
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und e rsta nd ing  o f b usine ss ne e d s within the  e c o no mic  ma rke ts o p e ra ting  in a nd  a c ro ss 

the ir a re a .  LPAs a re  d ire c te d  to  use  the  e vid e nc e  b a se  to  a sse ss (a mo ng st o the rs): 

 The  ne e d s fo r la nd  o r flo o rsp a c e  fo r e c o no mic  d e ve lo p me nt, inc lud ing  b o th the  

q ua ntita tive  a nd  q ua lita tive  ne e d s fo r a ll fo re se e a b le  typ e s o f e c o no mic  a c tivity o ve r 

the  p la n p e rio d , inc lud ing  fo r re ta il a nd  le isure  d e ve lo p me nt. 

 The  ro le  a nd  func tio n o f to wn c e ntre s a nd  the  re la tio nship  b e twe e n the m, inc lud ing  

a ny tre nd s in the  p e rfo rma nc e  o f c e ntre s; a nd  

 The  c a p a c ity o f e xisting  c e ntre s to  a c c o mmo d a te  ne w to wn c e ntre  d e ve lo p me nt. 

3.5 NPPF c o nstitute s a  ma te ria l c o nsid e ra tio n whic h LPAs sho uld  ta ke  into  a c c o unt fro m the  

d a te  o f p ub lic a tio n in d e ve lo p me nt ma na g e me nt d e c isio ns. 
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4. HIGH PEAK FLOORSPACE SURVEYS 

4.1 The  NPPF sta te s tha t c o mp re he nsive  up -to -d a te  mo nito ring  o f to wn c e ntre  p e rfo rma nc e  is 

e sse ntia l in e na b ling  lo c a l p la nning  a utho ritie s to  imp ro ve  the  vita lity a nd  via b ility o f 

c e ntre s a nd  e ffe c tive ly p la n fo r the  future .  The  flo o rsp a c e  c o mp o sitio n o f the  ma in to wn 

c e ntre s in the  b o ro ug h ha s b e e n d e fine d  utilising  the  fo llo wing  d a ta  so urc e s: 

 EXPERIAN GOAD SURVEYS; p ub lishe d  flo o rsp a c e  p la ns a nd  a c c o mp a nying  c a te g o ry 

re p o rts fo r the  ma in to wn c e ntre s in the  two  d istric ts.   The se  re p o rts a nd  p la ns ha ve  

b e e n utilise d  to  e na b le  a  c o mp a ra tive  a sse ssme nt a g a inst na tio na l b e nc hma rks fro m 

the  Exp e ria n d a ta b a se . 

 GVA FLOORSPACE SURVEY UPDATES; ind e p e nd e nt surve ys ha ve  b e e n c o mp le te d  

g ive n tha t Go a d  c e ntre  surve ys a re  b a se d  o n Exp e ria n’ s o wn inte rp re ta tio n o f the  

true  e xte nt o f re ta iling  within a  c e ntre  ra the r tha n the  to wn c e ntre  (p rima ry) sho p p ing  

a re a  b o und a rie s a s d e fine d  in a d o p te d  p o lic y.  GVA ha s the re fo re  und e rta ke n its 

o wn flo o rsp a c e  surve y b a se d  o n a d o p te d  b o und a rie s (Ap p e nd ix 5b ). 

4.2 In te rms o f e xisting  lo c a l c e ntre s, no  surve ys ha ve  b e e n c o mp le te d  a s p a rt o f this e xe rc ise ; 

the  Co unc il sho uld  ho we ve r se e k to  surve y c e ntre s a s p a rt o f its mo nito ring  func tio n. 

BUXTON 

EXPERIAN GOAD FLOORSPACE SURVEY 

4.3 The  mo st re c e nt Exp e ria n Go a d  surve y o f Buxto n wa s c o mp le te d  in No ve mb e r 2012; the  

ma in surve y re sults a re  a s fo llo ws: 

Re ta il Se c tor No. 

Outle ts 

%  Outle ts Floorspa c e  

(sqm) 

%  Floorspa c e  

 Buxton Na tiona l Buxton  Na tiona l 

Conve nie nc e  22 6.15 7.10 7,478 12.0 11.63 

Compa rison 100 27.93 28.88 14,864 23.86 29.17 

Re ta il Se rvic e  43 12.01 12.04 4,106 6.59 5.88 

Le isure  Se rvic e  70 19.55 19.34 16,518 26.51 18.32 

Fina nc ia l Se rvic e   32 8.94 9.60 4,375 7.02 6.69 

Va c a nt 38 10.61 10.04 5,100 4.22 7.42 

TOTAL 270 100 100 36,592 100 100 
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4.4 The  surve y re sults hig hlig ht the  fo llo wing : 

 CONVENIENCE; whilst the  numb e r o f units d e d ic a te d  to  c o nve nie nc e  re ta iling  is 

slig htly b e lo w the  Go a d  na tio na l a ve ra g e , the  q ua ntum o f flo o rsp a c e  is slig htly 

a b o ve  the  a ve ra g e .  This re fle c ts the  re la tive ly la rg e  numb e r o f c o nve nie nc e  sto re s in 

the  to wn inc lud ing  Ald i, Ic e la nd  a nd  Wa itro se . 

 COMPARISON; the  numb e r o f o utle ts a nd  p ro p o rtio n o f flo o rsp a c e  within the  to wn 

d e d ic a te d  to  c o mp a riso n re ta iling  is b e lo w the  Go a d  na tio na l a ve ra g e  in b o th 

insta nc e s.  The  re sults sug g e st tha t the  e xisting  units a re  re la tive ly sma ll in size . 

 VACANT; the  numb e r o f va c a nt o utle ts is in line  with the  na tio na l Go a d  a ve ra g e  

whilst the  q ua ntum o f va c a nt flo o rspa c e  is lo we r.  The re  is a  p a rtic ula r c o nc e ntra tio n 

o f va c a nc ie s a ro und  The  Cre sc e nt a nd  Sp ring  G a rd e ns a t p re se nt. 

4.5 The  sig nific a nt numb e r o f va c a nc ie s a lo ng  the  Cre sc e nt d o e s ho we ve r a lso  re fle c t a  

‘ p o int in a sse ssme nt’  whe re b y o ng o ing  re g e ne ra tio n initia tive s in the  a re a , inc lud ing  

inte rve ntio n a nd  re d e ve lo p me nt fo r a lte rna tive  use s ha ve  ye t to  b e  re a lise d .   

COMPARATIVE ASSESSMENT (2009 STUDY) 

4.6 The  2009 Stud y re p o rte d  the  c o mp o sitio n o f Buxto n o n the  b a sis o f a n Exp e ria n Go a d  

re p o rt fro m No ve mb e r 2008, a s fo llo ws: 

Re ta il Se c tor No. 

Outle ts 

%  Outle ts Floorspa c e  

(sqm) 

%  Floorspa c e  

 Buxton Na tiona l Buxton Na tiona l  

Conve nie nc e  23 8.49 9.08 6,754 17.16%  16.69%  

Compa rison 138 50.92 45.14 18,962 48.17%  51%  

Se rvic e  85 31.37 33.3 9,597 24.38%  21.78%  

Va c a nt 22 9.23 12.47 3,122 7.93%  9.41%  

TOTAL4 268   38,435   

 

4.7 In he a d line  te rms, the  d iffe re nc e s b e twe e n the  Go a d  surve y re sults a re  a s fo llo ws: 

 CONVENIENCE; whilst the  numb e r o f o utle ts ha s re ma ine d  re la tive ly c o nsta nt, the re  

ha s b e e n a  sig nific a nt d e c re a se  in c o nve nie nc e  flo o rsp a c e  (c . 700 m2). 

                                                      

 
4 Misc e lla ne o us flo o rsp a c e  /  use s e xc lud e d   
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 COMPARISON; the  numb e r o f c o mp a riso n re ta il o utle ts a nd  flo o rsp a c e  ha s 

sig nific a ntly d e c re a se d  (38 units /  c . 400 m2).   

 VACANT; the  numb e r o f va c a nt units ha s inc re a se d  fro m 22 to  38 in 2013.  The  

a mo unt o f flo o rsp a c e  ha s inc re a se d  b y c . 2,000 m2. 

4.8 Ove ra ll, the re  ha s b e e n a  sig nific a nt inc re a se  in va c a nc ie s d ue  to  the  c lo sure  o f so me  

re ta il units.  Whilst this ha s b e e n o ff-se t b y the  sig nific a nt inc re a se  in se rvic e  use s, the  to wn 

vita lity a nd  via b ility a p p e a rs to  b e  d e c lining . 

GVA FLOORSPACE SURVEY UPDATE (JULY 2013) 

4.9 GVA ha s up d a te d  the  Go a d  surve y to  a c c o unt fo r c ha ng e s sinc e  Ap ril 2012; the  surve y 

re sults (Ap p e nd ix 5b ), b a se d  o n the  d e fine d  sho p p ing  a re  b o und a rie s, a re  se t o ut b e lo w: 

Re ta il Se c tor Floorspa c e  (sqm g ross) Units 

Conve nie nc e  7,095 21 

Compa rison 13,745 102 

Se rvic e  24,030 147 

Va c ant 6,003 32 

TOTAL5 50,873 302 

 

4.10 Co mp a ra tive  a na lysis o f the  GVA surve y with G o a d  id e ntifie s the  fo llo wing : 

 CONVENIENCE; the re  is a  d iffe re nc e  in te rms o f the  numb e r o f units (2) a nd  q ua ntum 

o f flo o rsp a c e  b e twe e n the  two  surve ys.   

 COMPARISON; the re  is a  d iffe re nc e  o f c . 1,100 m2 b e twe e n the  two  surve ys.  This 

d iffe re nc e  ma y b e  a ttrib uta b le  to  the  G VA surve y e xc lud ing  a  sma ll numb e r o f re ta il 

units o n Lo nd o n Ro a d  b e yo nd  the  so uthe rn b o und a ry o f the  to wn c e ntre  a nd  ne w 

va c a nc ie s in la rg e r units in the  inte rve ning  p e rio d  b e twe e n the  surve ys. 

 VACANT; the  numb e r o f units is le ss tha n id e ntifie d  in the  G o a d  surve y a nd  ma y 

re fle c t the  GVA surve y o nly b e ing  limite d  to  the  Co unc il’ s a d o pte d  sho p p ing  a re a  

b o und a rie s (e .g . the re  a re  4 va c a nt units a lo ne  to  the  so uth o f Lo nd o n Ro a d ).  The re  

is a  c . 900 m2 flo o rsp a c e  d iffe re nc e  b e twe e n the  two  surve ys.  

                                                      

 
5 Misc e lla ne o us flo o rsp a c e  no t inc lud e d  in o ve ra ll to ta l p re se nte d . 
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4.11 Ove ra ll, the re  c o ntinue s to  b e  so me  c ha ng e s in re ta ile r re p re se nta tio n a nd  the  o ve ra ll 

p e rfo rma nc e  o f Buxto n a s a  via b le  re ta il d e stina tio n.  Whilst the  Sp ring  Ga rd e ns sho pp ing  

c e ntre  p e rfo rms a  stro ng  a nc ho r func tio n fo r the  no rthe rn p a rt o f the  to wn, the  a re a s 

a ro und  Lo nd o n Ro a d  func tio ns a s a  re la tive ly se p a ra te  se rvic e  o rie nta te d  d e stina tio n.  

The  a re a  a ro und  The  Cre sc e nt c urre ntly ha s a  numb e r o f va c a nc ie s b ut this ma y b e  

a ttrib uta b le  to  o ng o ing  re g e ne ra tio n wo rk.   

GLOSSO P 

EXPERIAN GOAD FLOORSPACE SURVEY 

4.12 The  Exp e ria n Go a d  surve y fo r G lo sso p  wa s la st c o mp le te d  in De c e mb e r 2012 a nd  is 

the re fo re  re la tive ly up -to -d a te .  The  GOAD na tio na l a ve ra g e  is a lso  p ro vid e d  to  e na b le  

c o mp a ra tive  a na lysis a nd  e nsure  c o mp a ra b ility with the  flo o rsp a c e  surve y d a ta  utilise d  in 

p re p a ring  the  Pe a k Sub -Re g io n Stud y. 

 

 

 

 

 

 

 

 

 

4.13 The  ma in he a d line  find ing s a rising  fro m the  la te st Exp e ria n Go a d  d a ta  is a s fo llo ws: 

 CONVENIENCE; the  to wn c e ntre  c o nve nie nc e  re ta il o ffe r is b ro a d ly in line  with the  

Go a d  na tio na l a ve ra g e  in te rms o f the  numb e r o f o utle ts.  Ho we ve r, the  a mo unt o f 

c o nve nie nc e  flo o rsp a c e  is sig nific a ntly a b o ve ; this re fle c ts the  c o nc e ntra tio n o f 

la rg e r fo rma t c o nve nie nc e  re ta il sto re s within the  to wn inc lud ing  Te sc o , Co -Op , Ald i 

a nd  the  M&S Simp ly Fo o d  a t Ho wa rd  To wn Mill whic h ha d  just o p e ne d  a t the  time  o f 

the  surve y. 

 COMPARISON; the  numb e r o f o utle ts d e d ic a te d  to  c o mp a riso n re ta iling  is slig htly 

a b o ve  the  G o a d  na tio na l a ve ra g e  whe re a s the  q ua ntum o f flo o rsp a c e  is slig htly 

Re ta il Se c tor No. 

Outle ts 

%  Outle ts Floorspa c e  

(sqm) 

%  Floorspa c e  

 Glossop Na tiona l  Glossop Na tiona l 

Conve nie nc e  23 7.54 7.11 13,266 24.94 11.63 

Compa rison 91 29.84 28.85 14,149 26.60 29.17 

Re ta il Se rvic e  39 12.79 12.06 3,948 7.42 5.88 

Le isure  Se rvic e  53 17.38 19.35 8,240 15.49 18.32 

Fina nc ia l Se rvic e  28 9.18 9.58 2,991 5.62 6.69 

Va c a nt 20 6.56 10.03 3,558 6.69 7.42 

TOTAL 254   46,152   
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b e lo w.  This p o te ntia lly re fle c ts the  tra d itio na l na ture  o f re ta il a c c o mmo d a tio n within 

the  to wn c e ntre  (sma ll te rra c e d  sho p s) a nd  the  re la tive ly sma ll c o nfig ura tio n o f the  

mo d e rn re ta il units a t Wre n Ne st a nd  Ho wa rd  To wn Mill.   

 VACANT; the  numb e r o f units a nd  a mo unt o f flo o rsp a c e  is sig nific a ntly lo we r tha n the  

Go a d  na tio na l a ve ra g e .  This is p o sitive  a nd  hig hlig hts the  o ng o ing  via b ility o f the  

c e ntre .  Se ve ra l o f the  va c a nc ie s re c o rd e d  b y Go a d  a re  units within the  Ho wa rd  

To wn Mill sc he me  whic h ha ve  sub se q ue ntly b e e n le t to  a  va rie ty o f re ta ile rs inc lud ing  

Pe a c o c k’ s a nd  Ed inb urg h Wo o lle n Mill.  Va c a nt units (3 a nd  4) a re  c urre ntly sub je c t 

to  a  c ha ng e -o f-use  a p p lic a tio n6 to  e xte nd  the  ra ng e  o f use s to  inc lud e  C la ss A1, 

C la ss A3 a nd  Cla ss A4 so  a s to  inc re a se  the  p o te ntia l to  se c ure  ne w o c c up ie rs.  

4.14 Ove ra ll, the  Go a d  surve y ind ic a te s tha t the  to wn wa s re la tive ly via b le  a nd  vita l in 

c o mp a ra tive  te rms. 

COMPARATIVE ASSESSMENT (2009 STUDY) 

4.15 The  to wn c e ntre  flo o rsp a c e  surve y whic h info rme d  the  2009 Stud y wa s b a se d  o n a n 

Exp e ria n Go a d  re p o rt fro m No ve mb e r 2008.  The  stud y se t o ut the  re ta il c o mp o sitio n o f 

the  c e ntre  o n the  b a sis o f the  numb e r o f units7, a s fo llo ws: 

Re ta il Se c tor No. 

Outle ts 

%  Outle ts Floorspa c e  

(sqm) 

%  Floorspa c e  

Glossop Na tiona l  Glossop Na tiona l  

Conve nie nc e  19 9.41 9.08 11,504 30.28%  16.69%  

Compa rison 97 48.02 45.14 14,205 42.35%  51%  

Se rvic e  71 35.15 33.3 6,308 18.81%  21.78%  

Va c a nt 14 6.93 11.17 1,456 8.37%  9.41%  

TO TAL 201   33,473   

 

4.16 In c o mp a ra tive  te rms, the  ma in c ha ng e s b e twe e n the  two  re sp e c tive  Go a d  re p o rts a re  

a s fo llo ws: 

 CONVENIENCE; the  numb e r o f units ha s inc re a se d  slig htly whilst the  q ua ntum o f 

flo o rsp a c e  ha s inc re a se d  b y c . 2,000 m2.  The se  c ha ng e s a re  p rima rily a ttrib uta b le  to  

the  ne w M&S Simp ly Fo o d  o p e ning  a t Ho wa rd  To wn Mill. 

                                                      

 
6 LPA a p p lic a tio n re fe re nc e  HPK/ 2013/ 0555 

7 Ta b le  e xc lud e s Misc e lla ne o us flo o rsp a c e  
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 COMPARISON; the  numb e r o f units ha s d e c re a se d  sinc e  2008 (97 to  91) d e sp ite  o f the  

Ho wa rd  To wn Mill sc he me  c o ming  fo rwa rd ; this ma y in p a rt re fle c t the  c urre nt 

a d ve rse  e c o no mic  c o nd itio ns whic h ha s p re c ip ita te d  the  c lo sure  o f b o th na tio na l 

multip le s a nd  ind e p e nd e nt c o mp a riso n re ta ile rs. 

 VACANT; the  numb e r o f va c a nt units ha s inc re a se d  fro m 14 to  20; this is like ly to  

re fle c t the  c urre nt e c o no mic  c o nd itio ns a s we ll a s the  c o mp le tio n o f the  Ho wa rd  

To wn Mill sc he me  whic h ha s a  numb e r o f units ye t to  b e  le t. 

4.17 Ove ra ll, the re  ha s b e e n a  sig nific a nt q ua ntita tive  inc re a se  in the  numb e r o f units within 

the  to wn (201 in 2008 to  254 in 2012); this re fle c ts the  q ua ntita tive  e xpa nsio n in the  to wn 

(Ho wa rd  To wn Mill e tc .).  The re  ha s b e e n a  no ta b le  inc re a se  in re ta il a nd  le isure  se rvic e  

use s (C la sse s A1 – A5).  The  va c a nc y le ve l ha s re ma ine d  re la tive ly lo w c o mp a re d  to  

Go a d  a ve ra g e s. 

GVA FLOORSPACE SURVEY UPDATE (JULY 2013) 

4.18 As d e ta ile d  in the  intro d uc tio n, the  G o a d  surve y is b a se d  o n its inte rp re ta tio n o f the  true  

e xte nt o f re ta iling  within a  c e ntre  ra the r tha n the  to wn c e ntre  sho p p ing  a re a  b o und a rie s 

d e fine d  in the  a d o pte d  Lo c a l Pla n.  G VA ha s the re fo re  up d a te d  the  G o a d  fig ure s to  

re mo ve  a ll flo o rsp a c e  lo c a te d  b e yo nd  d e fine d  to wn c e ntre  b o und a rie s (Ap p e nd ix 5b ). 

4.19 The  G VA surve y fig ure s a re  summa rise d  b e lo w a nd  und e rp in the  q ua ntita tive  c a p a c ity 

mo d e lling  a sse ssme nt.  

Re ta il Se c tor Floorspa c e  (sqm g ross) Units 

Conve nie nc e  8,655 23 

Compa rison 6,508 74 

Se rvic e 8 12,819 106 

Va c ant 2,849 15 

TOTAL 30,831 218 

  

4.20 The  ma in d iffe re nc e s b e twe e n the  Go a d  a nd  the  G VA up d a te  a re  a s fo llo ws: 

 CONVENIENCE; the  G VA e stima te s a re  b e lo w the  G o a d  fig ure s d ue  to  the  e xc lusio n 

o f the  re ta il p ro visio n a t Wre n Ne st (Ic e la nd  a nd  la rg e  fre e sta nd ing  Te sc o  sto re ). 

                                                      

 
8 Se rvic e s c o mp rise  Re ta il Se rvic e s (Cla ss A1), Pro fe ssio na l (C la ss A2), Fo o d  & Drink (C la sse s A3 – A5) a nd  Othe r Se rvic e s. 



HIGH PEAK & STAFFORDSHIRE MOO RLANDS COUNCILS  QUANTITATIVE RETAIL STUDY UPDATE 

 

 

 

 

O CTOBER 2013 I g va .c o.uk  18 

 

 COMPARISON; the  GVA e stima te s a re  a g a in lo we r tha n the  GOAD surve y d ue  to  

Wre n Ne st sc he me  b e ing  e xc lud e d .  

 VACANT; the re  a re  a  to ta l o f 15 units within the  d e fine d  to wn c e ntre  sho p p ing  a re a  

whic h a re  c urre ntly va c a nt; this is five  le ss tha n the  G o a d  2012 surve y a nd  re fle c ts the  

re c e nt o c c up a tio n o f fo rme rly va c a nt (und e r c o nstruc tio n) units b y re ta ile rs in the  

Ho wa rd  To wn Mill sc he me .  

4.21 Ove ra ll, the  G VA flo o rsp a c e  surve y id e ntifie s sig nific a nt d iffe re nc e s in flo o rsp a c e  

c o mp o sitio n re la tive  to  the  wid e r Go a d  surve y. 

EDGE- OF- CENTRE /  OUT- OF- CENTRE RETAIL PROVISION 

4.22 The  to wn c e ntre  is p hysic a lly c o nstra ine d  b y surro und ing  re sid e ntia l to  the  no rth a nd  

G lo sso p  Bro o k to  the  so uth whic h a c ts a s p hysic a l b a rrie r.  The re  ha s c o nse q ue ntly b e e n 

sig nific a nt re ta il d e ve lo p me nt o utsid e  o f the  to wn c e ntre  a t Wre ns Ne st Re ta il Pa rk.  The  

re ta il p a rk ha s a  numb e r o f la rg e r fo rma t sto re s inc lud ing  Te sc o , Ne xt, Arg o s a nd  

Bra nta no .  The  c o nve rte d  mill e le me nt o f the  sc he me  is o c c up ie d  b y Pe ts At Ho me , 

Ic e la nd , Ha lfo rd s a nd  Ca rp e trig ht. 

CHAPEL- EN- LE- FRITH 

EXPERIAN GOAD FLOORSPACE SURVEY 

4.23 The  la te st Go a d  surve y o f Cha p e l wa s und e rta ke n in Oc to b e r 2012.  The  surve y re sults 

a g a inst the  Go a d  na tio na l a ve ra g e  is p ro vid e d  b e lo w fo r c o mp a riso n. 

Re ta il Se c tor No. 

Outle ts 

%  Outle ts Floorspa c e  

(sqm) 

%  Floorspa c e  

 Chape l- e n-

le - Frith 

Na tiona l Cha pe l- e n-

le - Frith 

Na tiona l 

Conve nie nc e  5 4.67 7.10 3,809 26.11 11.63 

Compa rison 22 20.56 28.88 2,833 19.43 29.17 

Re ta il Se rvic e  18 16.82 12.04 1,309 8.98 5.88 

Le isure  Se rvic e  23 21.50 19.34 2,591 17.77 18.32 

Fina nc ia l Se rvic e   11 10.28 9.60 836 5.73 6.69 

Va c a nt 12 11.21 10.04 1,393 7.32 7.42 

TOTAL 91  100 12,771  100 

 

 

4.24 The  G o a d  surve y re sults ind ic a te  the  fo llo wing : 
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 CONVENIENCE; whilst the  numb e r o f o utle ts is b e lo w the  Go a d  re g io na l a ve ra g e , the  

q ua ntum o f flo o rsp a c e  is muc h hig he r tha n the  na tio na l a ve ra g e ; this is d ue  to  the  

Mo rriso n’ s sto re . 

 COMPARISON; the  numb e r o f units a nd  q ua ntum o f flo o rsp a c e  d e d ic a te d  to  

c o mp a riso n re ta iling  is sig nific a ntly b e lo w the  Go a d  na tio na l a ve ra g e .  This re fle c ts 

the  limite d  o ffe r whic h is p re d o mina ntly o rie nta te d  to  me e ting  d a ily ‘ to p -up ’  

c o mp a riso n sho p p ing  ne e d s. 

 VACANT; the  numb e r o f va c a nt units is slig htly a b o ve  the  Go a d  na tio na l a ve ra g e  

a ltho ug h the  o ve ra ll q ua ntum o f va c a nt flo o rsp a c e  is slig htly b e lo w.  This sug g e sts 

tha t the  va c a nt units a re  re la tive ly sma ll. 

4.25 Ove ra ll, the  surve y re sults hig hlig ht the  re la tive ly sho w tha t the  to wn is a  via b le  d e stina tio n 

with re la tive ly lo w va c a nc y le ve ls. 

COMPARATIVE ASSESSMENT (2009 STUDY) 

4.26 The  2009 Stud y wa s info rme d  b y a  flo o rsp a c e  surve y und e rta ke n b y GVA in July 2008  

whic h se t o ut the  fo llo wing  flo o rsp a c e  c o mp o sitio n: 

Re ta il Se c tor Units Floorspa c e  (sqm g ross) 

Conve nie nc e  6 1,259 

Compa rison 23 2,077 

Se rvic e  49 4,731 

Va c a nt 6 306 

TOTAL 84 8,373 

 

GVA FLOORSPACE SURVEY UPDATE (JULY 2013) 

4.27 GVA ha s c o mp le te d  a  ne w flo o rsp a c e  surve y o f the  to wn c e ntre  (Ap p e nd ix 5b ) to  ta ke  

a c c o unt o f flo o rsp a c e  a nd  fa sc ia  c ha ng e s sinc e  b o th the  G o a d  (Oc to b e r 2012) a nd  to  

e na b le  a  c o mp a ra tive  a sse ssme nt a g a inst the  p re vio us G VA surve y (2008).  The  surve y 

re sults a re  b a se d  o n the  d e fine d  sho p p ing  a re a  b o und a rie s a nd  the re fo re  e xc lud e  the  

e d g e -o f-c e ntre  Mo rriso n’ s sto re  (c . 2,850 m²).  The  c urre nt flo o rsp a c e  is a s fo llo ws: 
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Re ta il Se c tor Units Floorspa c e  (sqm g ross) 

Conve nie nc e  6 1,021 

Compa rison 14 965 

Se rvic e  47 4,540 

Va c a nt 5 657 

TO TAL9 72 7,183 

 

4.28 The  d iffe re nc e  b e twe e n the  re sp e c tive  G VA surve ys sho ws the  fo llo wing  c ha ng e s o ve r a  

five  ye a r p e rio d : 

 CONVENIENCE; the  numb e r o f units is the  sa me  b ut the  q ua ntum o f d e ve lo p me nt ha s 

id e ntifie d  b y the  up d a te  surve y is slig htly re d uc e d .  This sug g e sts na tura l c hurn in the  

c o nve nie nc e  re ta il o ffe r in the  to wn c e ntre . 

 COMPARISON; the  numb e r o f units ha s d e c re a se d  fro m 23 to  14 with the  q ua ntum o f 

c o mp a riso n re ta il flo o rsp a c e  sig nific a ntly re d uc e d .  

 VACANT; the  numb e r o f units ha s re ma ine d  re la tive ly sta tic  a lb e it tha t the  q ua ntum 

o f flo o rspa c e  ha s inc re a se d .  This sug g e sts ‘ c hurn’  within the  to wn c e ntre  a nd  tha t 

the  va c a nc ie s a re  lo ng -sta nd ing  a nd  p o ssib ly ha rd -to -le t units. 

4.29 Whilst the re  ha s b e e n a  sig nific a nt re d uc tio n in the  c o mp a riso n re ta il o ffe r within the  to wn 

c e ntre , its o ve ra ll vita lity a nd  via b ility is re la tive ly p o sitive  with a  sta tic  le ve l o f va c a nc ie s. 

EDGE- OF- CENTRE /  OUT- OF- CENTRE RETAIL PROVISION 

4.30 The  to wn c e ntre  re ta il o ffe r is limite d  a nd  is p re d o mina ntly o rie nta te d  to wa rd s d a ily 

c o nve nie nc e  a nd  c o mp a riso n sho p p ing  ne e d s.  The  ma in full-ra ng e  c o nve nie nc e  sto re  

d e stina tio n in the  to wn is the  e d g e -o f-c e ntre  Mo rriso ns o n Ma rke t Stre e t.  Whilst the  sto re  is 

b e yo nd  the  d e fine d  to wn c e ntre  b o und a ry it e ffe c tive ly func tio ns a s the  to wn c e ntre  

a nc ho r d e stina tio n g ive n its sha re d  c a r p a rk a nd  a b ility to  g e ne ra te  linke d  sho p p ing  trip s. 

  

                                                      

 
9 Exc lud e s flo o rsp a c e  d e fine d  a s misc e lla ne o us 



HIGH PEAK & STAFFORDSHIRE MOO RLANDS COUNCILS  QUANTITATIVE RETAIL STUDY UPDATE 

 

 

 

 

O CTOBER 2013 I g va .c o.uk  21 

 

NEW MILLS 

EXPERIAN GOAD FLOORSPACE SURVEY 

4.31 The  la te st Go a d  surve y o f Ne w Mills wa s und e rta ke n in De c e mb e r 2012.  The  surve y re sults 

a re  se t o ut b e lo w a g a inst the  G o a d  na tio na l a ve ra g e  fo r c o mp a riso n. 

Re ta il Se c tor No. 

Outle ts 

%  Outle ts Floorspa c e  

(sqm) 

%  Floorspa c e  

 Ne w Mills Na tiona l Ne w Mills Na tiona l 

Conve nie nc e  7 7.87 7.10 1,207 14.76 11.63 

Compa rison 21 23.60 28.88 1,755 21.45 29.17 

Re ta il Se rvic e  13 14.16 12.04 789 9.65 5.88 

Le isure  Se rvic e  17 19.10 19.34 1,793 21.91 18.32 

Fina nc ia l Se rvic e   14 15.73 9.60 1,170 14.30 6.69 

Va c a nt 7 7.87 10.04 668 8.17 7.42 

TOTAL 79 100 100 7,382 100 100 

 

4.32 The  G o a d  surve y re sults ind ic a te  the  fo llo wing : 

 CONVENIENCE; whilst the  numb e r o f o utle ts within the  to wn is b ro a d ly in line  with the  

Go a d  na tio na l a ve ra g e , the  q ua ntum o f flo o rsp a c e  is slig htly hig he r; this re fle c ts the  

p re d o mina nt c o nve nie nc e  sho p p ing  func tio n o f the  to wn (a lb e it tha t it la c ks a  ma in 

a nc ho r fo o d sto re ). 

 COMPARISON; the  numb e r o f units a nd  q ua ntum o f flo o rsp a c e  is sig nific a ntly b e lo w 

the  G o a d  na tio na l a ve ra g e .  The  e xisting  c o mp a riso n re ta il p ro visio n is re la tive ly 

sma ll-sc a le  a nd  p re d o mina ntly o rie nta te d  to  me e ting  d a ily ‘ to p -up ’  c o mp a riso n 

sho p p ing  ne e d s. 

 VACANT; the  numb e r o f va c a nt units is slig htly b e lo w the  G o a d  na tio na l a ve ra g e  

whilst the  o ve ra ll q ua ntum o f flo o rsp a c e  is slig htly a b o ve .  

4.33 Ove ra ll, the  surve y re sults sho w tha t, no twithsta nd ing  the  limite d  c o nve nie nc e  a nd  

c o mp a riso n re ta il o ffe r, the  to wn c e ntre  is a  via b le  d e stina tio n with lo w va c a nc y le ve ls. 

GVA FLOORSPACE SURVEY UPDATE (JULY 2013) 

4.34 G VA ha s up d a te d  the  G o a d  surve y to  ta ke  a c c o unt o f flo o rsp a c e  a nd  fa sc ia  c ha ng e s 

sinc e  De c e mb e r 2012; the  surve y re sults (Ap p e nd ix 5b ) fo r the  d e fine d  sho p p ing  a re a  a re  

a s fo llo ws: 
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Re ta il Se c tor Floorspa c e  (sqm g ross) Units 

Conve nie nc e  420 8 

Compa rison 2,035 23 

Se rvic e  3,192 46 

Va c ant 613 5 

TOTAL 6,260 82 

 

4.35 The  d iffe re nc e  b e twe e n the  two  surve ys is a s fo llo ws: 

 CONVENIENCE; the  numb e r o f o utle ts is b ro a d ly the  sa me  b ut the  flo o rsp a c e  is lo we r 

(c . 800 m2) in the  GVA surve y.  This ma y b e  d ue  to  the  G o a d  me a suring  c o nve ntio ns. 

 COMPARISON; the  numb e r o f units is simila r b ut the  flo o rsp a c e  in the  G VA surve y is 

sig nific a ntly a b o ve  the  Go a d  re sults. 

 VACANT; the  numb e r o f units a nd  flo o rsp a c e  a re  simila r b e twe e n the  two  surve ys. 

4.36 Ove ra ll, the  inc re a se  in va c a nc ie s sinc e  the  Go a d  surve y p o te ntia lly sug g e sts d e c lining  

vita lity a nd  via b ility within the  to wn c e ntre . 

WHALEY BRIDGE 

EXPERIAN GOAD FLOORSPACE SURVEY 

4.37 Give n tha t the  to wn c e ntre  o ffe r is e xtre me ly limite d , no  GOAD surve y wa s a va ila b le  a t 

the  time  o f the  2009 Stud y.  Re sults fo r the  GVA surve y (Ap p e nd ix 5b ) und e rta ke n in July 

2013 a re  p ro vid e d  b e lo w. 

Re ta il Se c tor Floorspa c e  (sqm g ross) Units 

Conve nie nc e  856 7 

Compa rison 801 8 

Se rvic e  2,856 31 

Va c ant 84 2 

TOTAL 4,597 38 

 

4.38 The  surve y re sults sho w tha t the  to wn c e ntre  p re d o mina ntly p e rfo rms a  se rvic e  o rie nta te d  

func tio n.  The  ma in re ta il p ro visio n in the  to wn is a n o ut-o f-c e ntre  Te sc o  fo o d sto re  (e xta nt 

p la nning  p e rmissio n to  e xp a nd ). 
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5. STAFFS MOORLANDS FLOORSPACE SURVEYS 

5.1 As se t o ut in the  p re vio us c ha p te r, the  flo o rspa c e  c o mp o sitio n o f the  ma in to wn c e ntre s in 

the  d istric t ha ve  b e e n d e fine d  utilising  the  la te st Exp e ria n Go a d  surve ys (whe re  a va ila b le ) 

a nd  se p a ra te  GVA flo o rsp a c e  surve ys b a se d  o n a d o pte d  to wn c e ntre  b o und a rie s.  No  

lo c a l c e ntre  surve ys ha ve  b e e n c o mp le te d  a s p a rt o f this e xe rc ise  a nd  the  Co unc il sho uld  

se e k to  surve y the  c e ntre s a s p a rt o f its wid e r mo nito ring  func tio n. 

5.2 A c o mp a ra tive  a sse ssme nt o f the  up -to -d a te  flo o rsp a c e  surve y re sults a g a inst the  G o a d  

surve ys re p o rte d  in the  2006 d istric t-wid e  re ta il stud y is p ro vid e d  to  id e ntify the  c ha ng e s in 

the  re sp e c tive  ma in c e ntre s. 

LEEK 

EXPERIAN GOAD FLOORSPACE SURVEY 

5.3 The  la te st Exp e ria n Go a d  surve y o f Le e k wa s c o mp le te d  in No ve mb e r 2012 a nd  the  re sults 

a re  summa rise d  b e lo w; the  Go a d  a ve ra g e  is a lso  p ro vid e d  to  e na b le  c o mp a ra tive  

a na lysis a g a inst wid e r na tio na l tre nd s.   

 

 

 

 

 

 

5.4 The  ma in he a d line  find ing s a rising  fro m the  la te st G o a d  d a ta  is a s fo llo ws: 

 CONVENIENCE; the  re ta il o ffe r is slig htly b e lo w the  Go a d  na tio na l a ve ra g e  in te rms o f 

b o th the  numb e r o f o utle ts a nd  a lso  the  q ua ntum o f flo o rsp a c e .  This re fle c ts the  

re la tive ly sma ll-sc a le  na ture  o f the  o ffe r (lo c a l ind e p e nd e nt sho p s e tc .). 

Re ta il Se c tor No. 

Outle ts 

%  Outle ts Floorspa c e  

(sqm) 

%  Floorspa c e  

 Le e k Na tiona l  Le e k Na tiona l 

Conve nie nc e  22 5.93%  7.10%  6,289 10.96%  11.63%  

Compa rison 135 36.39%  28.88%  18,924 32.99%  29.17%  

Re ta il Se rvic e  42 11.32%  12.04%  2,991 5.21%  5.88%  

Le isure  Se rvic e  51 13.75%  19.34%  7,153 12.47%  18.32%  

Fina nc ia l Se rvic e  29 7.82%  9.60%  5,769 10.06%  6.69%  

Va c a nt 26 7.01%  10.04%  3,455 6.02%  7.42%  

TOTAL 305   44,751   
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 COMPARISON; the  numb e r o f o utle ts a nd  q ua ntum o f c o mpa riso n flo o rspa c e  is 

sig nific a ntly a b o ve  the  G o a d  na tio na l a ve ra g e s.  This re fle c ts the  re la tive ly stro ng  

ind e p e nd e nt c o mp a riso n re ta il o ffe r (a ntiq ue s e tc .). 

 VACANT; the  numb e r o f units a nd  q ua ntum o f flo o rsp a c e  is lo we r tha n the  G o a d  

na tio na l a ve ra g e .  

5.5 Ove ra ll, the  G o a d  surve y ind ic a te s tha t the  to wn is vita l a nd  via b le .  The  limite d  numb e r o f 

va c a nc ie s is p a rtic ula rly p o sitive  g ive n tha t the  re ta il o ffe r is p re d o mina ntly o rie nta te d  

to wa rd s lo c a l ind e p e nd e nts. 

COMPARATIVE ASSESSMENT (2006 STUDY) 

5.6 The  to wn c e ntre  flo o rsp a c e  surve y whic h info rme d  the  2006 stud y wa s b a se d  o n a n 

Exp e ria n G o a d  re p o rt fro m 2005.  The  stud y se t o ut the  re ta il c o mp o sitio n o f the  c e ntre 10, 

a s fo llo ws: 

Re ta il Se c tor No. 

Outle ts 

Floorspa c e  

(sqm) 

Conve nie nc e  23 6,410 

Compa rison 146 19,420 

Se rvic e  70 8,270 

Va c a nt 20 2,510 

TOTAL 259 36,610 

 

5.7 In c o mp a ra tive  te rms, the  ma in c ha ng e s b e twe e n the  2005 a nd  2012 Go a d  re p o rts a re : 

 CONVENIENCE; the  numb e r o f units a nd  q ua ntum o f flo o rspa c e  ha s re ma ine d  

re la tive ly sta tic .  This re fle c ts the  fa c t tha t the  c urre nt o ffe r is re la tive ly vita l a nd  via b le  

d e sp ite  o ut-o f-c e ntre  c o mp e titio n fro m la rg e  fo o d sto re s. 

 COMPARISON; whilst the  numb e r o f units ha s d e c re a se d  sinc e  2005, the  q ua ntum o f 

flo o rsp a c e  ha s a c tua lly inc re a se d .  This sug g e sts tha t la rg e r units ma y ha ve  b e e n 

o c c up ie d  b y c o mp a riso n re ta ile rs (a ma lg a ma tio n o f sma lle r units e tc .). 

 VACANT; the  numb e r o f units a nd  flo o rsp a c e  ha s a c tua lly d e c re a se d  sinc e  2005. 

                                                      

 
10 Ta b le  e xc lud e s Misc e lla ne o us flo o rspa c e  whic h wa s re fe re nc e d  in the  2005 Stud y fo r c o mp a ra b ility p urpo se s 
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5.8 Ove ra ll, it is c le a r tha t the  to wn’ s re ta il o ffe r ha s re ma ine d  re la tive ly via b le  sinc e  2005.  The  

d e c re a se  in va c a nt units is a  p a rtic ula rly p o sitive  sig n. 

GVA FLOORSPACE SURVEY UPDATE (JULY 2013) 

5.9 The  G VA surve y (Ap p e nd ix 5a ), b a se d  o n d e fine d  to wn c e ntre  b o und a rie s, id e ntifie s the  

fo llo wing  c o mp o sitio n: 

Re ta il Se c tor Units Floorspa c e  

Conve nie nc e  20 3,335 

Compa rison 131 15,479 

Se rvic e  123 13,623 

Va c ant 19 2,253 

TOTAL 292 34,116 

 

5.10 The  ma in d iffe re nc e s b e twe e n the  Go a d  (2012 surve y) a nd  the  G VA up d a te  a re : 

 CONVENIENCE; the  numb e r o f units a nd  flo o rsp a c e  is b e lo w the  Go a d  e stima te  g ive n 

the  e xc lusio n o f Co -Op  o n Buxto n Ro a d .  

 COMPARISON; whilst the  numb e r o f o utle ts is slig htly le ss tha n the  Go a d  surve y, the  

q ua ntum o f flo o rsp a c e  is sig nific a ntly le ss (c . 3,400 m2).  This is a ttrib uta b le  to  the  

e xc lusio n o f units to  the  so uth o f Bro o k Stre e t. 

 VACANT; the  G VA surve y id e ntifie s le ss units a nd  flo o rsp a c e  tha n Go a d .  This is 

p rima rily a ttrib uta b le  to  the  e xc lusio n o f a re a s to  the  we st o f St Ed wa rd  Stre e t. 

5.11 Ove ra ll, the  G VA flo o rsp a c e  surve y id e ntifie s sig nific a nt d iffe re nc e s in flo o rspa c e  

c o mp o sitio n.  Va c a nc y le ve ls re ma in re la tive ly c o nsiste nt with p re vio us surve ys a nd  

sug g e st tha t the re  a re  lo ng -sta nd ing  va c a nt units whic h a re  d iffic ult to  se c ure  via b le  

a c tive  use s fo r. 

EDGE- OF- CENTRE /  OUT- OF- CENTRE RETAIL PROVISION 

5.12 The  to wn c e ntre  is p hysic a lly c o nstra ine d  b y to p o g ra phy a nd  surro und ing  re sid e ntia l.  

The re  ha s c o nse q ue ntly b e e n sig nific a nt e dg e  a nd  o ut-o f-c e ntre  re ta il d e ve lo p me nt 

a ro und  Le e k to wn c e ntre .  Wo rking  o utwa rd s in se q ue ntia l te rms, the re  a re  fo o d sto re s 

(C o -Op  a nd  Asd a ) lo c a te d  to  the  e a st o f the  to wn c e ntre  o ff Buxto n Ro a d  a nd  

Sp ring fie ld  Ro a d  re sp e c tive ly. 
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5.13 Furthe r o ut o f to wn to  the  so uth we st o n the  A53 c o rrid o r is a  la rg e  (re c e ntly e xte nd e d ) 

o ut-o f-c e ntre  Mo rriso n’ s fo o d sto re .  A fo rme r Fo c us DIY sho p  furthe r a lo ng  Ne wc a stle  

Ro a d  ha s re c e ntly b e e n c o nve rte d  into  a  B&M Ba rg a ins (Ho me ) o utle t. 

5.14 To  the  no rth o f the  to wn is a  la rg e  fre e sta nd ing  o ut-o f-c e ntre  Sa insb ury’ s fo o d sto re  whic h 

o p e ne d  in la te  2012.  The  wid e r (a p p ro ve d ) site  ma ste rp la n inc lud e s re ta il wa re ho using  

whic h ha s ye t to  b e  d e ve lo p e d . 

CHEADLE 

EXPERIAN GOAD FLOORSPACE SURVEY 

5.15 The  la te st Exp e ria n G o a d  surve y o f Che a d le  wa s c o mp le te d  in No ve mb e r 2012 a nd  the  

re sults a re  summa rise d  b e lo w; the  na tio na l G o a d  a ve ra g e  is a lso  p ro vid e d  to  e na b le  

c o mp a ra tive  a na lysis. 

 

 

 

 

 

 

5.16 The  ma in he a d line  find ing s a rising  fro m the  la te st G o a d  d a ta  is a s fo llo ws: 

 CONVENIENCE; the  numb e r o f units a nd  flo o rsp a c e  is sig nific a ntly b e yo nd  the  G o a d  

na tio na l a ve ra g e ; this is d ue  to  Go a d  inc lud ing  the  e d g e -o f-c e ntre  Mo rriso n’ s a nd  

Asd a  sto re s (fo rme r So me rfie ld  a nd  Ne tto ). 

 COMPARISON; the  numb e r o f o utle ts a nd  q ua ntum o f flo o rsp a c e  is b e lo w the  G o a d  

na tio na l a ve ra g e ; this re fle c ts the  c urre nt limita tio ns o f the  o ffe r whic h is 

p re d o mina ntly sma ll-sc a le  ind e p e nd e nts with fe w na tio na l multip le s. 

Re ta il Se c tor No. 

Outle ts 

%  Outle ts Floorspa c e  

(sqm) 

%  Floorspa c e  

 Che a dle  Na tiona l  Che a dle  Na tiona l 

Conve nie nc e  14 8.24%  7.10%  5,369 21.99%  11.63%  

Compa rison 42 24.71%  28.88%  6,131 25.10%  29.17%  

Re ta il Se rvic e  26 15.29%  12.04%  2,090 8.56%  5.88%  

Le isure  Se rvic e  25 14.71%  19.34%  3,223 13.20%  18.32%  

Fina nc ia l Se rvic e  20 11.76%  9.60%  2,276 9.32%  6.69%  

Va c a nt 18 10.59%  10.04%  1,142 4.68%  7.42%  

TOTAL 145   20,231   
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 VACANT; whilst the  numb e r o f va c a nt units is in line  with the  Go a d  na tio na l a ve ra g e , 

the  q ua ntum o f flo o rsp a c e  is sig nific a ntly b e lo w.  This sug g e sts tha t the  e xisting  

va c a nt units ha ve  re la tive ly sma ll flo o rsp a c e . 

5.17 Ove ra ll, the  G o a d  surve y ind ic a te s tha t the  to wn is vita l a nd  via b le . 

COMPARATIVE ASSESSMENT (2006 STUDY) 

5.18 The  2006 Stud y wa s b a se d  o n a  G VA surve y (2005) a s no  Go a d  surve y d a ta  wa s a va ila b le  

a t the  time .  The  stud y se t o ut the  re ta il c o mp o sitio n o f the  to wn c e ntre  a s fo llo ws: 

Re ta il Se c tor No. Outle ts Floorspa c e  

Conve nie nc e  12 7,107 

Compa rison 40 4,518 

Se rvic e  34 3,167 

Va c ant 7 319 

TO TAL11 76 15,111 

 

5.19 In c o mp a ra tive  te rms, the  ma in d iffe re nc e s b e twe e n the  re sp e c tive  surve ys a re  a s fo llo ws: 

 CONVENIENCE; whilst the  numb e r o f units ha s inc re a se d , the  q ua ntum o f flo o rsp a c e  

ha s d e c re a se d  sub sta ntia lly (c . 1,700 m2). 

 COMPARISON; the  numb e r o f units a nd  flo o rsp a c e  ha s inc re a se d ; this is p rima rily 

a ttrib uta b le  to  B&M o c c up ying  the  fo rme r Kwik Sa ve  unit. 

 VACANT; the  numb e r o f va c a nt units a nd  q ua ntum o f flo o rsp a c e  ha s sig nific a ntly 

inc re a se d  sinc e  2005. 

5.20 The  flo o rsp a c e  fig ure s sho w tha t the  to wn c e ntre  o ffe r ha s c ha ng e d  q uite  sub sta ntia lly 

sinc e  2005.  Whilst the  o c c up a tio n o f the  fo rme r Kwik Sa ve  unit b y B&M is p o sitive , the  

inc re a se  in va c a nc ie s g e ne ra te s so me  c o nc e rns in re la tio n to  wid e r to wn c e ntre  vita lity 

a nd  via b ility.  The  va c a nc ie s must b e  p la c e d  within the  c o nte xt o f the  c urre nt e c o no mic  

c lima te  ra the r tha n a ny sp e c ific  d e fic ie nc ie s in the  to wn c e ntre . 

  

                                                      

 
11 Do e s no t a d d  up  to  100% a s Misc e lla ne o us flo o rsp a c e  re mo ve d  fo r c o mp a ra b ility p urpo se s 
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GVA FLOORSPACE SURVEY UPDATE (JULY 2013) 

5.21 GVA ha s c o mp le te d  a  ne w surve y o f the  to wn c e ntre , b a se d  o n a d o p te d  to wn c e ntre  

b o und a ry d e finitio ns (Ap p e nd ix 5a ); the  surve y re sults a re  a s fo llo ws:   

 

 

 

 

5.22 The  ma in d iffe re nc e s b e twe e n the  re c e nt G o a d  (2012) a nd  the  GVA up d a te  surve ys a re : 

 CONVENIENCE; the  numb e r o f units a nd  q ua ntum o f c o nve nie nc e  flo o rsp a c e  

id e ntifie d  in the  G VA surve y is sig nific a ntly b e lo w the  Go a d  surve y d ue  to  the  

e xc lusio n o f units, inc lud ing  Mo rriso n’ s a nd  Asd a , to  the  e a st o f the  to wn c e ntre . 

 COMPARISON; whilst the  GVA surve y o nly id e ntifie s fo ur fe we r c o mp a riso n units within 

the  to wn c e ntre , the  flo o rsp a c e  is sig nific a ntly le ss (c . 1,600 m2).  

 VACANT; the re  a re  fe we r va c a nt units id e ntifie d  in the  G VA surve y.  The  q ua ntum o f 

va c a nt flo o rsp a c e  is ho we ve r b ro a d ly c o mp a ra b le  b e twe e n the  two  surve ys. 

5.23 Ove ra ll, the  G VA flo o rsp a c e  surve y id e ntifie s sig nific a nt d iffe re nc e s in flo o rsp a c e  

c o mp o sitio n d ue  to  o nly surve ying  the  d e fine d  to wn c e ntre  a re a .  The  re d uc tio n in 

va c a nc ie s is p a rtic ula rly p o sitive  a ltho ug h the  re la tive ly c o nsiste nt q ua ntum o f va c a nt 

flo o rsp a c e  sug g e sts tha t the re  a re  lo ng -sta nd ing  va c a nt units whic h a re  d iffic ult to  se c ure  

via b le  a c tive  use s fo r. 

EDGE- OF- CENTRE /  OUT- OF- CENTRE RETAIL PROVISION 

5.24 The  to wn c e ntre  is p hysic a lly c o nstra ine d  b y to p o g ra phy a nd  surro und ing  re sid e ntia l.  The  

ma in re ta il p ro visio n o utsid e  o f the  d e fine d  to wn c e ntre  is Mo rriso n’ s a nd  Asd a  sto re s to  

the  e a st a nd  so uth. Ho we ve r, b o th sto re s a re  lo c a te d  in c lo se  p ro ximity to  the  to wn 

c e ntre  so  a s to  fa c ilita te  linke d  trip s.  

  

Re ta il Se c tor Units Floorspa c e  (sqm g ross) 

Conve nie nc e  7 2,507 

Compa rison 38 4,578 

Se rvic e  52 5,456 

Va c ant 15 1,585 

TOTAL 112 14,126 
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BIDDULPH 

EXPERIAN GOAD FLOORSPACE SURVEY 

5.25 The  la te st Exp e ria n G o a d  surve y o f Bid d ulp h wa s c o mp le te d  in No ve mb e r 2012 a nd  the  

re sults a re  summa rise d  b e lo w; the  Go a d  a ve ra g e  fo r c o mp a ra b le  c e ntre s is a lso  p ro vid e d  

to  e na b le  c o mp a ra tive  a na lysis.   

 

 

 

 

 

 

 

 

 

5.26 The  ma in he a d line  find ing s a rising  fro m the  la te st G o a d  d a ta  is a s fo llo ws: 

 CONVENIENCE; the  c o nve nie nc e  re ta il o ffe r is sig nific a ntly a b o ve  the  G o a d  na tio na l 

a ve ra g e  in te rms o f flo o rsp a c e ; this is d ue  to  the  la rg e  in-c e ntre  Sa insb ury’ s sto re . 

 COMPARISON; whilst the  numb e r o f o utle ts is b e lo w the  Go a d  na tio na l a ve ra g e , the  

flo o rsp a c e  is b ro a d ly the  sa me .  The  G o a d  fig ure s sug g e st tha t c o mp a riso n re ta ile rs 

o c c up y la rg e r flo o rsp a c e  units (e .g . fo rme r So me rfie ld  a nd  Co -Op  sto re s). 

 VACANT; whilst the  a mo unt o f flo o rsp a c e  is sig nific a ntly b e lo w the  G o a d  na tio na l 

a ve ra g e , the  numb e r o f units is b ro a d ly the  sa me .  This sug g e sts tha t the  va c a nt units 

c o nsist o f sma ll flo o rsp a c e  units. 

5.27 Ove ra ll, the  Go a d  surve y ind ic a te s tha t the  to wn is re la tive ly via b le .  The  d e ve lo p me nt o f 

a  ne w Sa insb ury’ s within the  to wn c e ntre  is re fle c te d  in the  flo o rsp a c e  surve y re sults. 

  

Re ta il Se c tor No. 

Outle ts 

%  Outle ts Floorspa c e  

(sqm) 

%  Floorspa c e  

 Biddulph Na tiona l  Biddulph Na tiona l 

Conve nie nc e  13 10.92%  7.10%  5,277 27.13%  11.63%  

Compa rison 29 24.37%  28.88%  5,704 29.32%  29.17%  

Re ta il Se rvic e  19 15.97%  12.04%  1,505 7.74%  5.88%  

Le isure  Se rvic e  23 19.33%  19.34%  2,954 15.19%  18.32%  

Fina nc ia l Se rvic e  29 13.45%  9.60%  1,458 7.50%  6.69%  

Va c a nt 13 10.92%  10.04%  901 4.63%  7.42%  

TOTAL 126   17,799   
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COMPARATIVE ASSESSMENT (2006 STUDY) 

5.28 GVA c o mp le te d  a  to wn c e ntre  flo o rsp a c e  surve y in 2005 to  info rm the  2006 d istric t-wid e  

stud y.  The  re ta il c o mp o sitio n o f the  c e ntre  a t the  time  wa s12: 

Re ta il Se c tor Units Floorspa c e  

Conve nie nc e  13 3,921 

Compa rison 21 1,866 

Se rvic e  38 3,507 

Va c a nt 4 384 

TO TAL 76 9,678 

 

5.29 In c o mp a ra tive  te rms, the  ma in c ha ng e s b e twe e n the  re sp e c tive  GVA surve ys is se t o ut in 

the  ta b le  b e lo w: 

GVA FLOORSPACE SURVEY UPDATE (JULY 2013) 

5.30 The  G VA up d a te  surve y (Ap p e nd ix 5a ) id e ntifie s the  fo llo wing :   

Re ta il Se c tor Units Floorspa c e  (sqm g ross) 

Conve nie nc e  8 4,393 

Compa rison 25 3,380 

Se rvic e 13 45 4,830 

Va c ant 11 1,296 

TOTAL 89 13,899 

 

5.31 The  ma in d iffe re nc e s b e twe e n the  GVA surve ys (2006 a nd  2013) a re  a s fo llo ws: 

 CONVENIENCE; whilst the  numb e r o f units ha s d e c re a se d  fro m 13 to  8, the  flo o rsp a c e  

ha s inc re a se d  sig nific a ntly; this re fle c ts the  o ng o ing  tra nsitio n o f the  to wn’ s re ta il o ffe r 

sinc e  Sa insb ury’ s o p e ne d  in the  to wn c e ntre  (c lo sure  o f So me rfie ld  a nd  Co -Op ). 

 COMPARISON; the  numb e r o f o utle ts a nd  q ua ntum o f flo o rsp a c e  d e d ic a te d  to  

c o mp a riso n re ta il is lo we r tha n the  Go a d  surve y d ue  to  the  GVA surve y o nly c o ve ring  

                                                      

 
12 Ta b le  e xc lud e s Misc e lla ne o us flo o rspa c e  whic h wa s re fe re nc e d  in the  2005 Stud y fo r c o mp a ra b ility p urpo se s 
13 Se rvic e s c o mp rise  Re ta il Se rvic e s (C la ss A1), Pro fe ssio na l (Cla ss A2), Fo o d  & Drink (Cla sse s A3 – A5) a nd  Othe r Se rvic e s. 
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the  d e fine d  AAP to wn c e ntre  sho p p ing  a re a  b o und a rie s.  The  fo rme r So me rfie ld  unit 

o n Wha rf Ro a d , whic h ha s re c e ntly b e e n c o nve rte d  to  a  Ho me  Ba rg a ins sto re  (1,136 

m2 g ro ss), is lo c a te d  o utsid e  o f the  a d o p te d  AAP b o und a ry. 

 VACANT; whilst the re  a re  two  le ss va c a nt units id e ntifie d  in the  G VA surve y, the re  is a  

g re a te r q ua ntum o f flo o rsp a c e  (c . 400 m2 g ro ss).  This is within the  d e fine d  to wn 

c e ntre  sho pp ing  a re a .  The  hig he r le ve l o f va c a nc ie s id e ntifie d  in the  G o a d  surve y 

re fle c ts the  six va c a nt hig h stre e t units d e ve lo p e d  a s p a rt o f the  Sa insb ury’ s sc he me . 

5.32 Ove ra ll, the  G VA flo o rsp a c e  surve y id e ntifie s sig nific a nt d iffe re nc e s in flo o rsp a c e  

c o mp o sitio n, p a rtic ula rly fo r c o mp a riso n re ta il a nd  va c a nc ie s, sinc e  the  p re vio us G o a d  

surve y in 2012.  Ho we ve r, this is p rima rily a ttrib uta b le  to  the  re la tive ly tig ht AAP to wn 

c e ntre  b o und a rie s a d o p te d  b y GVA a nd  the  o ng o ing  tra nsitio n o f the  to wn c e ntre  re ta il 

o ffe r a fte r the  o p e ning  o f the  ne w Sa insb ury’ s sto re . 
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6. RETAIL CAPACITY METHODOLOGY 

6.1 The  q ua ntita tive  a sse ssme nt a d o pts a  c o nve ntio na l ste p -b y-ste p  me tho d o lo g y, d ra wing  

up o n the  re sults o f the  ho use ho ld  te le p ho ne  surve y to  und e rsta nd  e xisting  sho p p ing  

p a tte rns a nd  to  mo d e l e xisting  flo ws o f a va ila b le  e xp e nd iture  to  the  ma in re ta il 

d e stina tio ns within the  re sp e c tive  Co unc il a re a s a nd  the  wid e r sub -re g io n. 

6.2 Ha ving  e sta b lishe d  the  b a se line  p o sitio n, the  q ua ntita tive  c a p a c ity mo d e lling  e xe rc ise  

g o e s o n to  e sta b lish the  p e rfo rma nc e  o f the  to wn c e ntre s a nd  se p a ra te  re ta il sto re s a nd  

re ta il p a rk d e stina tio ns. The  me tho d o lo g y, d a ta  inp uts a nd  a ssump tio ns a d o p te d  in the  

a sse ssme nt e xe rc ise  a re  se t o ut b e lo w. 

1) STUDY AREA DEFINITION 

6.3 The  c a tc hme nt zo ne s d e fine d  in the  2009 Pe a k Sub -Re g io n stud y (Hig h Pe a k Bo ro ug h 

c a tc hme nts o nly) a nd  the  2006 Sta ffo rd shire  Mo o rla nd s stud y ha ve  b e e n ma inta ine d .  

The  o nly e xc e p tio n is the  o rig ina l Buxto n c a tc hme nt d e fine d  within the  2009 stud y whic h 

ha s b e e n re d uc e d  to  re fle c t the  o ve rla p  with the  Le e k No rth c a tc hme nt in the  2006 stud y 

(b o th c a tc hme nts o rig ina lly inc lud e d  p o stc o d e s SK11 0 a nd  SK17 0). 

6.4 The  up d a te d  c a tc hme nt p la n is p ro vid e d  a t Appe ndix 1 fo r re fe re nc e .  All c a tc hme nt 

zo ne s a re  d e fine d  o n the  b a sis o f ind ivid ua l p o stc o d e  se c to rs, so  a s to  g e ne ra te  

p o p ula tio n a nd  e xp e nd iture  d a ta  fro m the  Expe rian Mic ro marke te r syste m (d e rive d  fro m 

ONS mid -ye a r e stima te s)14.     

2) HOUSEHOLD TELEPHONE SURVEY 

6.5 A to ta l o f 1,100 house hold surve ys ha ve  b e e n c o mp le te d  a c ro ss the  stud y a re a , c o ve ring  

b o th lo c a l a utho rity a re a s (a s we ll a s Ba ke we ll to  und e rsta nd  inflo ws to  Buxto n).  The  

surve y sa mp le  a c c o rd s with the  minimum 100 surve ys p e r c a tc hme nt zo ne  

re c o mme nd e d  PPS4 p ra c tic e  g uid a nc e  (Ap p e nd ix B).   

6.6 The  surve y ha s b e e n d e sig ne d  to  e sta b lish ho use ho ld  sho p p ing  ha b its in te rms o f 

c o nve nie nc e  (ma in fo o d  /  to p -up ) a nd  c o mp a riso n g o o d s e xp e nd iture .  The  re sults o f the  

two  typ e s o f fo o d  sho p p ing  q ue stio ns a re  me rg e d  thro ug h the  a p p lic a tio n o f a  we ig hting  

                                                      

 
14 Exp e ria n Re ta il Pla nne r 10.1, Se pte mb e r 2012 
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(75% ma in fo o d ; 25% to p -up  fo o d  sho p p ing  sp lit), whic h re fle c ts the  e stima te d  p ro po rtio n 

o f e xp e nd iture  a c c o unte d  fo r ma in (b ulk) a nd  d a ily to p -up  fo o d  sho p p ing .  This p ro d uc e s 

a  c o mp o site  p a tte rn o f c o nve nie nc e  sp e nd ing , e na b ling  the  id e ntific a tio n o f e a c h ma in 

c e ntre  a nd  fo o d sto re  ma rke t sha re . 

6.7 With re g a rd s to  c o mp a riso n g o o d s, the  fo llo wing  q ue stio ns ha ve  b e e n inc lud e d  in the  

c urre nt ho use ho ld  te le pho ne  surve y so  a s to  p ic k up  fine r g ra in und e rsta nd ing  o f lo c a l 

re sid e nts sho p p ing  p a tte rns fo r p a rtic ula r ind ivid ua l c o mpa riso n g o o d s: 

2013 STUDY 

Clo thing , Fo o twe a r a nd  Othe r Fa shio n G o o d s 

Furniture , Flo o r Co ve ring s a nd  Ho use ho ld  Te xtile s 

DIY a nd  De c o ra ting  Go o d s 

Ma jo r Ho use ho ld  Ap p lia nc e s (inc l. Wa shing  

Ma c hine s, Frid g e s a nd  Co o ke rs) 

La rg e  Ele c tric a l Go o d s (inc l. TV, Hi-Fi, Ra d io , 

Pho to g ra p hic  a nd  Co mp ute r Eq uip me nt) 

Pe rso na l Go o d s (i.e . Je we lle ry, Wa tc he s a nd  Othe r 

Pe rso na l Effe c ts) 

Re c re a tio na l Go o d s (i.e . Bic yc le s, G a me s, To ys, 

Sp o rts Eq uip me nt, Music a l Instrume nts) 

Bo o ks a nd  Sta tio na ry Ite ms 

Me d ic a l Go o d s, The ra p e utic  Ap p lia nc e s a nd  Othe r 

Pha rma c e utic a l Pro d uc ts (e xc l. Pre sc rip tio ns) 

G la sswa re , Ta b le wa re  a nd  Ho use ho ld  Ha rd wa re  

G o o d s (Ute nsils) 

CDs /  DVDs a nd  Co mpute r G a me s 

Sma ll Do me stic  Ap p lia nc e s (inc l. Pe rso na l Ca re  

Ap plia nc e s a nd  Sma ll Ele c tric a l Go o d s inc lud ing  

Ke ttle s, Iro ns, To a ste rs a nd  Ha ird rye rs) 

Ga rd e n Pro d uc ts a nd  Pe t-Re la te d  Pro d uc ts 

 

6.8 The  ho use ho ld  surve y re sults ha ve  b e e n we ig hte d  in o rd e r to  ta ke  a c c o unt o f the  re sid e nt 

p o p ula tio n in e a c h re spe c tive  zo ne  to  e nsure  a  re p re se nta tive  re sp o nse .  The  re sults o f a ll 

the se  q ue stio ns we re  me rg e d  using  we ig hting  to  re fle c t the  a mo unt o f p e r c a p ita  

e xp e nd iture  in the  surve y zo ne s fo r e a c h o f the  d iffe re nt c a te g o rie s o f g o o d s. 

6.9 In a d d itio n, the  ho use ho ld  surve y a lso  so ug ht to  und e rsta nd  whe re  p e o p le  p re se ntly g o  to  

p ursue  the ir ma in le isure  a c tivitie s (c ine ma , e a ting  o ut e tc .).   
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3) DATA VARIABLES 

i) BASELINE POPULATION ESTIMATES 

6.10 The  p o p ula tio n e stima te s a nd  fo re c a sts fo r e a c h o f the  surve y zo ne s (Ta b le  1, Ap p e nd ic e s 

2a  a nd  3a ) a re  d e rive d  fro m the  Expe rian Mic ro marke te r d a ta b a se  (2011 Pric e  Ba se ).  The  

p o p ula tio n e stima te s a re  b a se d  o n tre nd -line  p ro je c tio ns fro m the  2001 Ce nsus re sults a nd  

a re  c a lib ra te d  to  Lo c a l Autho rity Distric t p ro je c tio ns o n the  mo st re c e ntly a va ila b le  

Go ve rnme nt ho use ho ld  a nd  p o p ula tio n d a ta  (ONS 2011-b a se d  p ro je c tio ns).   

ii) AVAILABLE EXPENDITURE 

EXPENDITURE PER CAPITA 

6.11 The  la te st Expe rian Mic ro marke te r d a ta  (Brie fing  No te  10.1, Se p te mb e r 2012) wa s use d  to  

p ro vid e  e stima te s o f p e r c a p ita  (p e rso n) e xp e nd iture  o n c o nve nie nc e  a nd  c o mpa riso n 

g o o d s in 2011 p ric e s.  The  sp e nd  fig ure s fo r c o nve nie nc e  a re  se t o ut in Ta b le  2, Ap pe nd ix 

2a ; a nd  fo r c o mp a riso n in Ta b le  3 o f Ap p e nd ic e s 3a  (no n-b ulky) a nd  4a  (b ulky). 

EXPENDITURE GROWTH RATES 

6.12 The  c urre nt Exp e ria n e xp e nd iture  g ro wth p ro je c tio ns (Brie fing  No te  10.1, Se p te mb e r 2012) 

a re  re la tive ly lo we r o ve r the  sho rt te rm until p o st 2018 whe n Exp e ria n a d o p t histo ric  

lo ng e r-te rm g ro wth p ro je c tio ns, a s fo llo ws: 

CO NVENIENCE  0.1% (2011-2012) -0.1% (2012-2013) 0.5% p .a . (2013-2018) 0.8% p .a . (2018 – 2031) 

CO MPARISON 1.4% (2012) 1.8% (2013) 2.8% p .a . (2013–18) 2.9% p .a . (2018–2031) 

 

6.13 Whilst Exp e ria n p ro je c ts tha t e xp e nd iture  g ro wth will re turn to  histo ric  le ve ls in the  lo ng e r 

te rm, the re  is e xtre me ly limite d  g ro wth p ro je c te d  in the  sho rt te rm whic h re fle c ts the  

c urre nt o ng o ing  sq ue e ze  o n ho use ho ld  inc o me s a nd  living  sta nd a rd s.  The re  is a  

sig nific a ntly re d uc e d  a mo unt o f a va ila b le  c o mp a riso n e xpe nd iture  in the  sho rt te rm a nd  

a llie d  to  slo we r g ro wth p ro je c tio ns ha ve  imp lic a tio ns fo r fo rwa rd  q ua ntita tive  c a p a c ity a s 

will b e  hig hlig hte d  la te r in the  re p o rt. 
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SPECIAL FORMS OF TRADING 

6.14 The  la te st Exp e ria n p ro je c tio ns o f spe c ia l fo rms o f tra d ing  (e .g . e xp e nd iture  no t a va ila b le  

to  sp e nd  in the  sho p s - p rima rily inte rne t sa le s15), is p ro je c te d  to  rise  to wa rd s the  la tte r e nd  

o f the  p la n p e rio d , a s fo llo ws: 

CO NVENIENCE SFT DEDUCTIONS  2% (2012) 3.4% (2018) 4.6% (2028>) 

CO MPARISON SFT DEDUCTIONS 9.9% (2012) 12.9% (2013-18) 16% (2023-31) 

 

6.15 It sho uld  ho we ve r b e  no te d  tha t the  c urre nt Exp e ria n p ro je c tio ns id e ntify tha t lo ng e r-te rm 

g ro wth in no n-sto re  (i.e . inte rne t) b a se d  sa le s, p a rtic ula rly fo r c o nve nie nc e  g o o d s, a re  le ss 

stro ng  tha n histo ric a lly p re d ic te d  d ue  to  c urre nt lo g istic a l d iffic ultie s in se rvic ing  c usto me r 

d e ma nd  o n line  (ma in re ta ile rs a re  b e g inning  to  o p e n ‘ d a rk’  sto re s16 to  me e t d e ma nd ). 

6.16 As p re vio usly d e ta ile d  in the  re ta il tre nd s c ha p te r, the  o ve ra ll tre nd  fo r le ss e xp e nd iture  

b e ing  physic a lly a va ila b le  to  sp e nd  in tra d itio na l c e ntre s /  sto re s p o se s sig nific a nt 

c ha lle ng e s to  tra d itio na l ‘ b ric ks a nd  mo rta r’  re ta iling  a nd  to wn c e ntre s a s a  who le .  

iii) STORE PERFORMANCE 

BENCHMARK TURNOVERS 

6.17 In o rd e r to  re vie w the  c urre nt turno ve r p e rfo rma nc e  o f the  ma in c e ntre s a s re ta il 

d e stina tio ns a nd  its ma in sto re s (p a rtic ula rly la rg e r fo rma t fo o d sto re s), p ub lishe d  

b e nc hma rk p e rfo rma nc e  s (e stima te s o f tra d ing  a t c o mp a ny a ve ra g e  le ve ls) ha s b e e n 

c o mp a re d  a g a inst the  surve y–d e rive d  turno ve r fig ure s id e ntifie d  in the  c a p a c ity 

mo d e lling  a sse ssme nt.  The  c o mp a ny b e nc hma rk (turno ve r) ha s b e e n c a lc ula te d  fro m 

a ve ra g e  sa le s d e nsity fig ure s o b ta ine d  fro m Minte l Re tail Rankings a nd  Ve rdic t.  

SALES DENSITY IMPROVEMENTS (TRADING EFFICIENCY) 

6.18 The  c urre nt Exp e ria n sa le s d e nsity p ro je c tio ns (Brie fing  No te  10.1, Se p te mb e r 2012) se t o ut 

b e lo w a re  re la tive ly sta tic  in the  me d ium te rm d ue  to  the  c urre nt e c o no mic  c o nd itio ns: 

                                                      

 
15 Expe ria n d e fine  SFTs a s e xp e nd iture  tha t d o e s no t ta ke  p la c e  in sho p s, suc h a s tha t via  ma il o rd e r ho use s, d o o r to  d o o r 

sa le sme n a nd  sta lls a nd  ma rke ts. It a lso  inc lud e s sp e nd ing  using  d ig ita l TV a nd  o ve r the  Inte rne t. 
16 Da rk Sto re s a re  la rg e  wa re ho use s with inte rio rs la id  o ut like  sup e rma rke ts so  sta ff c a n wa lk a ro und  to  c o mp ile  o rd e rs 

(Cla ss B8 wa re ho use  a nd  d istrib utio n use  ra the r tha n C la ss A1 re ta il).  The y a re  no t o p e n to  the  g e ne ra l p ub lic . 
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CONVENIENCE SALES DENSITY -0.7% (2012-13) 0.1% p .a . (2013-18) 0.2% p .a . (2018-2031) 

COMPARISON SALES DENSITY 1.2% (2012-13) 2.1% p .a . (2013-18) 1.8% p .a . (2018-2031) 

4) CAPACITY REVIEW 

6.19 The  q ua ntita tive  c a p a c ity is p re se nte d  o n stra te g ic  d a te s a c c o rd ing  with the  life spa n o f 

the  e me rg ing  Lo c a l Pla ns to  2031.  Ha ving  e sta b lishe d  the  b a se line  c a pa c ity p o sitio n, the  

a sse ssme nt the n g o e s o n to  c o nsid e r wha t ma y b e  a c hie va b le  in te rms o f p o te ntia l 

inc re a se s in ma rke t sha re  a nd  thus q ua ntita tive  c a p a c ity.   

6.20 It sho uld  b e  no te d  tha t the  p o te ntia l up lift in e xp e nd iture  o nly re p re se nts a c tua l c a p a c ity 

if re ta il p ro p o sa ls a nd  o p e ra to rs tha t e me rg e  c a n g e nuine ly q ua lita tive ly a d d  to  the  

e xisting  re ta il o ffe r o f a  to wn c e ntre  b y stre ng the ning  its a ttra c tive ne ss so  a s to  a c hie ve  

the  e nvisa g e d  imp ro ve me nts in ma rke t sha re . 

6.21 Any ma rke t sha re  e nha nc e me nt a sse ssme nt sho uld  b e  vie we d  a g a inst the  po sitive  

p la nning  p o lic y fra me wo rk p ro vid e d  b y NPPF.  The re fo re , sho uld  p ro p o sa ls e me rg e  fo r the  

d e ve lo p me nt o f ne w re ta il fa c ilitie s within the  p rima ry sho p p ing  a re a  o f the  to wn c e ntre  

the n the  a p p lic a tio n sho uld  b e  c o nsid e re d  o n its me rits.   

6.22 In the  sa me  re sp e c t, the re  is no  NPPF b a se d  p o lic y sup p o rt fo r the  d ive rsio n o f tra d e  fro m 

se q ue ntia lly p re fe ra b le  c e ntra l lo c a tio ns to  ne w p ro visio n whic h is o utsid e  o f a  c e ntre  a nd  

is like ly to  le a d  to  the  lo ss o f tra d e  a nd  wid e r b e ne fits inc lud ing  linke d  sho p p ing  trip s a nd  

fo o tfa ll within a  c e ntre . 

5) COMMITMENTS  

6.23 In a sse ssing  the  q ua ntita tive  a nd  q ua lita tive  ne e d s fo r ne w p ro visio n in the  p rima ry to wn 

c e ntre s, e xisting  c o mmitte d  a nd  e me rg ing  p ro p o sa ls whic h c o uld  ma te ria lly influe nc e  

future  p e rfo rma nc e  a nd  the re a fte r fo rwa rd  stra te g y ha ve  b e e n inc lud e d .  A sc he d ule  o f 

e xisting  c o mmitme nts in b o th lo c a l a utho rity a re a s a re  se t o ut in Ap p e nd ic e s 4b  (Hig h 

Pe a k) a nd  4c  (Sta ffo rd shire  Mo o rla nd s). 

6.24 With re sp e c t to  c o mmitme nts o utsid e  o f the  re sp e c tive  lo c a l a utho rity a re a s, the  fo llo wing  

sc he me s a re  c o nsid e re d  to  p o te ntia lly influe nc e  stra te g y g o ing  fo rwa rd : 
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 MACCLESFIELD TOWN CENTRE REDEVELOPMENT; p la nning  pe rmissio n re c e ntly g ra nte d  

(June  2013) fo r the  d e ve lo p me nt o f a  c . 23,000 m2 (g ro ss) re ta il-le d  re g e ne ra tio n 

sc he me  inc lud ing  a  De b e nha ms d e p a rtme nt sto re  (c . 6,500 m2 g ro ss), 22 la rg e  

fo rma t re ta il units, fo o d  & d rink units a nd  a  Cine wo rld  multip le x. 

 STOCKPORT TOWN CENTRE (BRIDGEFIELD DEVELOPMENT); o utline  p la nning  pe rmissio n 

ha s b e e n g ra nte d  in e a rly 2013 fo r a  ne w le isure  a nd  re ta il d e ve lo p me nt in Sto c kp o rt 

to wn c e ntre .  The  sc he me  c o mp rise s a  ne w c ine ma  multip le x a nd  re ta il units. 

 HANLEY CITY CENTRE REDEVELOPMENT (CITY SENTRAL); ne w c ity c e ntre  d e ve lo p me nt 

c o mp rising  c . 70,000 m2 (g ro ss) o f ne w re ta il flo o rsp a c e  (d e p a rtme nt sto re  a nd  70 

re ta il units), multip le x c ine ma  a nd  fo o d  & d rink units. 

 POTTERIES SHOPPING CENTRE EXTENSION (HANLEY); p a rtia l re d e ve lo p me nt o f e xisting  

sho p p ing  c e ntre  to  fa c ilita te  ne w le isure  sc he me  inc lud ing  multip le x c ine ma  a nd  

fo o d  & d rink units. 

 WOLSTANTION RETAIL PARK (NEWCASTLE); re d e ve lo p me nt o f e xisting  re ta il 

wa re ho using  to  a c c o mmo d a te  ne w c . 14,000 m2 (g ro ss) M&S d e p a rtme nt sto re . 

 UTTOXETER TOWN CENTRE; ne w to wn c e ntre  e xte nsio n sc he me  inc lud ing  Asd a  

fo o d sto re  (c . 2,880 m2) a nd  no n-fo o d  re ta il (c . 2,250 m2). 

6.25 The se  sc he me s a llie d  to  the  c o ntinuing  tre nd  fo r na tio na l re ta il a nd  le isure  multip le s to  

c o nc e ntra te  re p re se nta tio n in la rg e r c e ntre s se rving  sub -re g io na l c a tc hme nts will 

p o te ntia lly c o nstra in the  a b ility o f the  ma in to wns in the  re sp e c tive  lo c a l p la nning  

a utho rity a re a s to  a ttra c t ne w d e ve lo p me nt (a b so rb ing  o pe ra to r d e ma nd  e tc .). 
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7. BUXTON 

7.1 The  to wn is the  p rima ry c e ntre  in the  so uthe rn p a rt o f Hig h Pe a k b o ro ug h.  The  to wn 

c e ntre  re ta il o ffe r ha s d e ve lo p e d  in two  d istinc t a re a s, a s fo llo ws: 

 SPRING GARDENS CENTRE; c o mp rise s the  ma in sho p p ing  stre e t a nd  the  ind o o r 

sho p p ing  c e ntre .  The  ma jo rity o f the  na tio na l multip le s a re  lo c a te d  within this a re a .  

The  Q ua d ra nt a nd  Cre sc e nt a re  lo c a te d  to  the  imme d ia te  we st. 

 MARKET PLACE & HIGH STREET; line a r p ro visio n c o mp rising  p re d o mina ntly sma ll-sc a le  

ind e p e nd e nts c a te ring  fo r to p -up  sho p p ing  ne e d s. 

7.2 In te rms o f c o nve nie nc e  re ta iling , the  ma in fo o d sto re s a ro und  the  to wn c e ntre  a re : 

 WAITROSE; lo c a te d  within the  Sp ring  G a rd e ns sho p p ing  c e ntre  ma ll. 

 ALDI; fre e sta nd ing  sto re  lo c a te d  to  the  imme d ia te  no rth o f the  d e fine d  sho p p ing  

c e ntre  b o und a ry b e yo nd  Sta tio n Ro a d . 

 M&S (Foodha ll); lo c a te d  within the  Sp ring  Ga rd e ns sho p p ing  c e ntre .  The  sma ll fo o d  

o ffe r p re d o mina ntly c a te rs fo r to p -up  sho p p ing  ne e d s. 

7.3 The re  a re  a lso  a  mix o f sma lle r ma instre a m (C o -Op  Sp ring  Ga rd e ns, Sa insb ury’ s Lo c a l 

Ma rke t Pla c e ), d isc o unte rs (Ic e la nd  Sp ring  G a rd e ns) a nd  lo c a l ind e p e nd e nt sto re s.  

Ho we ve r, the  ma in fo o d sto re  d e stina tio n within Buxto n is the  o ut-o f-c e ntre  Mo rriso ns sto re  

o n Ba ke we ll Ro a d  (A6) to  the  so uth o f the  to wn.  The  sto re  is a  sig nific a nt d ista nc e  fro m 

the  to wn c e ntre  a nd  is a  sta nd a lo ne  re ta il d e stina tio n.  

7.4 With re sp e c t to  c o mp a riso n re ta il, the re  is a  sma ll B&Q  sto re  is lo c a te d  within the  to wn.  

Unlike  o the r c o mp a ra b le  c e ntre s, the re  a re  no  d e d ic a te d  re ta il wa re ho use  p a rks. 

7.5 The  le isure  o ffe r within the  to wn c e ntre  c o mp rise s a  mix o f tra d itio na l e ve ning  e c o no my 

use s inc lud ing  p ub lic  ho use s a nd  re sta ura nts (inc lud ing  fa mily o rie nta te d  c ha ins).  Buxto n 

Op e ra  Ho use  is a  sig nific a nt ye a r-ro und  le isure  a ttra c tio n.   

A) CONVENIENCE 

7.6 As d e ta ile d  in the  re ta il me tho d o lo g y c ha p te r, the  Buxto n c a tc hme nt ha s b e e n slig htly 

a me nd e d  fo r this stud y to  ta ke  a c c o unt o f the  c a tc hme nt a re a s d e fine d  fo r the  p re vio us 

Sta ffo rd shire  Mo o rla nd s stud y (2006).  The  a sse ssme nt o f the  c ha ng e s in the  ma rke t sha re  
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p e rfo rma nc e  o f Buxto n sinc e  the  2009 Sub -Re g io n stud y the re fo re  d o e s no t ne c e ssa rily 

re fle c t a  ‘ like -o n-like ’  c o mp a riso n b ut the  c a tc hme nts a re  suffic ie ntly simila r to  e na b le  

me a ning ful a na lysis. 

7.7 On the  b a sis o f the  re vise d  Buxto n c a tc hme nt (surve y zo ne  5), the  o ve ra ll c o nve nie nc e  

e xp e nd iture  p o t (Ta b le  3, Ap p e nd ix 2a ) is c . £54.9m (2013); this is p ro je c te d  to  rise  to  

£57.7m b y 2018 a nd  £68.8m in 2031 (£13.9m inc re a se  o ve r e me rg ing  lo c a l p la n p e rio d ).   

I) MAIN FOOD 

IMMEDIATE CATCHMENT (SURVEY ZONES 5) 

7.8 The  ma in fo o d  e xp e nd iture  p o t (Ta b le  4a , Ap p e nd ix 2a ) within the  Buxto n c a tc hme nt 

(zo ne  5) is p ro je c te d  to  rise  fro m c . £41.2m in 2013 to  £43.3m in 2018 a nd  £51.6m b y 2031.  

7.9  The  ma in fo o d  sho p p ing  p a tte rns (Ta b le  5, Ap p e nd ix 2b ) id e ntifie d  in the  c urre nt 

ho use ho ld  surve y (2013) a re  summa rise d  a g a inst the  2009 Sub -Re g io n stud y re sults b e lo w: 

 

 

 

 

 

 

7.10 The  ma in c ha ng e s a re : 

 The re  ha s b e e n a  sig nific a nt imp ro ve me nt in p e rfo rma nc e  o f Ald i whic h no w re ta ins 

a  q ua rte r o f ma in fo o d  e xp e nd iture  a rising  within the  Buxto n c a tc hme nt Wa itro se  ha s 

a lso  inc re a se d  its ma in fo o d  ma rke t sha re  p e rfo rma nc e .  

 Whilst the  o ut-o f-c e ntre  Mo rriso n’ s sto re  is the  p rima ry ma in fo o d  sho p p ing  d e stina tio n 

within the  Buxto n c a tc hme nt, its ma rke t sha re  ha s d e c re a se d  b y c . 10% sinc e  2009; 

this is p rima rily a ttrib uta b le  to  the  inc re a se d  c o mp e titio n fro m Ald i. 

DESTINATION /  FOODSTORE 2009 STUDY 

BUXTON ZONE 

2013 STUDY 

BUXTO N ZO NE 

ALDI (STATION ROAD) 9.3%  25.6% (£10.5m) 

ICELAND (SPRING GARDENS) 3.1%  1.4% (£0.6m) 

WAITROSE (SPRING GARDENS) 8.1%  13.7% (£5.6m) 

M & S (SPRING GARDENS) 1.9%  1.5% (£0.6m) 

MORRISONS (BAKEWELL ROAD) 53.0%  42.4% (£17.4m) 

LEEK FOODSTORES 3.7% 1.5% (£0.6m) 

TESCO (WHALEY BRIDGE) 5.7% 0.7% (£0.3m) 



HIGH PEAK & STAFFORDSHIRE MOO RLANDS COUNCILS  QUANTITATIVE RETAIL STUDY UPDATE 

 

 

 

 

O CTOBER 2013 I g va .c o.uk  40 

 

 The re  ha s b e e n a  no ta b le  c ha ng e  in te rms o f le a ka g e  with sig nific a ntly fe we r 

sho p p e rs visiting  Te sc o  Wha le y Brid g e  a nd  mo re  g o ing  to  Mo rriso n’ s Cha p e l-e n-le -

Frith.  The  o p e ning  o f a  ne w full-ra ng e  Sa insb ury’ s sto re  to  the  no rth o f Le e k ha s ha d  

no  imp a c t o n ma in fo o d  sho p p ing  pa tte rns in the  Buxto n c a tc hme nt a re a . 

7.11 Ove ra ll, the  2009 Stud y id e ntifie d  the  ne e d  fo r a  ne w ma instre a m fo o d sto re  in o r the  e d g e  

o f Buxto n to wn c e ntre  to  p ro vid e  e ffe c tive  c ho ic e  a nd  c o mp e titio n d ue  to  the  

d o mina nc e  o f the  o ut-o f-c e ntre  Mo rriso n’ s fo o d sto re .  Ho we ve r, the  tra d ing  d o mina nc e  

o f the  o ut-o f-c e ntre  sto re  ha s d e c re a se d  to  the  e xte nt tha t the  q ua ntita tive  justific a tio n 

fo r p ro mo ting  a  ne w sto re  is le ss c o nc lusive  tha n in 2009.  The  q ua lita tive  justific a tio n in 

te rms o f lo c a ting  a  ne w ma instre a m fo o d sto re  in c lo se r p ro ximity to  Buxto n to wn c e ntre  to  

e nc o ura g e  linke d  sho p p ing  trips (e tc .) d o e s ho we ve r re ma in. 

INFLOW (FROM WITHIN BOROUGH) 

7.12 The  ma instre a m fo o d sto re s a lso  d ra w fro m a  wid e r a re a  b e yo nd  the  to wn’ s imme d ia te  

c a tc hme nt (surve y zo ne  5).  A c o mp a riso n o f the  c ha ng e s sinc e  200917 is se t o ut b e lo w:  

 

7.13 The  surve y re sults id e ntify tha t c o nve nie nc e  p ro visio n within Buxto n is no w d ra wing  slig htly 

mo re  tra d e  fro m the  Pe a k Distric t Ce ntra l c a tc hme nt c o mp a re d  to  2009; Ald i a nd  

Mo rriso n’ s ha ve  inc re a se d  ma in g o o d  ma rke t sha re  a t the  e xp e nse  o f Wa itro se . 

INFLOW (FROM OUTSIDE BOROUGH) 

7.14 The  ma in fo o d sto re s in Buxto n a lso  a ttra c t so me  ma in fo o d  inflo ws fro m o utsid e  o f the  

b o ro ug h, na me ly fro m the  Ba ke we ll c a tc hme nt18 a s fo llo ws: 

  

                                                      

 
17 Pe a k Distric t Ce ntra l c a tc hme nt c ha ng e d  fro m Zo ne  4 in the  2009 Stud y to  Zo ne  3 in 2013 Stud y. 
18 Diffe re nt c a tc hme nt numb e r in the  2009 a nd  2013 Stud ie s 

 2009 STUDY 2013 STUDY 

DESTINATION /  FOODSTORE Z2 – HIGH PEAK 

CENTRAL 

Z4 – PEAK 

DISTRICT CENT. 

Z2 – HIGH PEAK 

CENTRAL 

Z3 – PEAK 

DISTRICT CENT. 

ALDI (STATION ROAD) 1.5%  - 3.2% (£2m) 2.4% (£0.4m) 

WAITROSE (SPRING GARDENS) 1.5% 4.4% 1.4% (£0.3m) 1.7% (£0.3m) 

MORRISONS (BAKEWELL ROAD) 0.8%  11.1% - 13.6% (£2.4m) 
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7.15 As the  ta b le  hig hlig hts, Ald i a nd  Mo rriso n’ s in p a rtic ula r ha ve  sig nific a ntly inc re a se d  the  

re sp e c tive  ma in fo o d  ma rke t sha re  d e rive d  fro m the  Ba ke we ll c a tc hme nt. 

7.16 In a d d itio n to  d ra wing  tra d e  fro m the  Ba ke we ll c a tc hme nt, the  2013 Stud y re sults a lso  

id e ntify tha t the  ma in fo o d sto re s in Buxto n d ra w fro m the  Le e k No rth c a tc hme nt (surve y 

zo ne  6) a s fo llo ws: 

 

 

 

 

7.17 The  inflo w fro m the  Le e k No rth c a tc hme nt in o ne  re sp e c t is no t surp rising  g ive n tha t the  

2009 Stud y inc lud e d  this c a tc hme nt within a  wid e r Buxto n zo ne .  The  o p e ning  o f a  ne w 

o ut-o f-c e ntre  Sa insb ury’ s sto re  to  the  no rth o f Le e k ha s ho we ve r ha d  so me  influe nc e  o n 

ma in fo o d  sho p p ing  p a tte rns in the  c a tc hme nt, a lb e it a t the  e xp e nse  o f Mo rriso n’ s Le e k. 

OVERALL MAIN FOOD RETENTION 

7.18 Co nve nie nc e  p ro visio n within Buxto n to wn c e ntre  re ta ins 17.9% (£7.4m) o f ma in fo o d  

e xp e nd iture  a rising  within the  imme d ia te  Buxto n c a tc hme nt (zo ne  5).  Ald i se c ure s 25.6% 

(£10.5m) whilst the  o ut-o f-c e ntre  Mo rriso ns sto re  re ta ins a  furthe r 42.4% (£17.5m). 

7.19 Ove ra ll, d ra wing  the  ma rke t sha re  o f b o th in-c e ntre  a nd  o ut-o f-c e ntre  p ro visio n to g e the r, 

Buxto n re ta ins 86.6% (£35.7m) o f ma in fo o d  e xp e nd iture  a rising  within its imme d ia te  

c a tc hme nt.  The re  is c o nse q ue ntly limite d  e xp e nd iture  le a ka g e  to  c o mp e ting  

d e stina tio ns; the  ma in a lte rna tive  lo c a tio ns a re  M&S Simp ly Fo o d  in G lo sso p  (3.8% /  £1.6m) 

a nd  Mo rriso n’ s Cha p e l-e n-le -Frith (4.5% /  £1.9m).  The  le a ka g e  is like ly to  re fle c t b ra nd  

lo ya lty a nd  tra ve l-to -wo rk p a tte rns.   

 2009 STUDY 2013 STUDY 

DESTINATION /  STORE Z6 BAKEWELL Z4 BAKEWELL 

ALDI (STATION ROAD) 3.3% 8.5% (£1.2m) 

WAITROSE (SPRING GARDENS) 2.0%  3.0% (£0.4m) 

MORRISONS (BAKEWELL ROAD) 7.8%  13.9% (£2.0m) 

 2013 STUDY 

DESTINATION /  STORE Z6 – LEEK NORTH  

ALDI (STATIO N ROAD) 3.9% (£0.5m) 

WAITROSE (SPRING G ARDENS) 6.3% (£0.7m) 

MORRISONS (BAKEWELL ROAD) 12.4% (£1.5m) 
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II) TOP- UP FOOD 

IMMEDIATE CATCHMENT (SURVEY ZONES 5) 

7.20 The  to p -up  e xp e nd iture  p o t (Ta b le  4b , Ap p e ndix 2a ) within the  Buxto n c a tc hme nt (zo ne  

5) is p ro je c te d  to  rise  fro m c . £13.7m in 2013 to  c . £17.2m b y 2031.  The  surve y re sults 

(Ta b le s 6a  – 6c , Ap p e nd ix 2b ) id e ntify the  fo llo wing  c ha ng e s in ma rke t sha re  sinc e  2009: 

 

 

 

 

 

 

 

7.21 Simila r to  ma in fo o d  sho p p ing , the  re sults sho w tha t the  to p -up  ma rke t sha re  fo r b o th Ald i 

a nd  Wa itro se  ha s inc re a se d  sinc e  2009.  The  re ma ining  d e stina tio ns in Buxto n, p a rtic ula rly 

Mo rriso n’ s a nd  lo c a l ind e p e nd e nts, ha ve  se e n a  d e c line  in ma rke t sha re . 

INFLOW (FROM WITHIN BOROUGH) 

7.22 To p -up  sho p p ing  p a tte rns a re  hig hly lo c a lise d  with e xtre me ly limite d  inflo w; Ald i a nd  

Wa itro se  d ra w c . £0.3m a nd  £0.2m re sp e c tive ly fro m the  Hig h Pe a k Ce ntra l c a tc hme nt. 

INFLOW (FROM OUTSIDE BOROUGH) 

7.23 Re fle c ting  the  wid e r c ha ng e s in ma rke t sha re , the  surve y sho ws tha t the re  ha s b e e n a  shift 

fro m Mo rriso n’ s to  Ald i; this is in p a rt unsurp rising  g ive n its a c c e ssib le  e d g e -o f-c e ntre  

lo c a tio n (linke d  trip s) a nd  lo c a tio n ne xt to  the  ra ilwa y sta tio n (tra ve l-to -wo rk). 

 

 

 

 

 2009 STUDY 2013 STUDY 

DESTINATION /  FOODSTORE BUXTO N ZO NE BUXTON ZONE 

ALDI (STATION ROAD) 5.0%  21.7% (£2.9m) 

ICELAND (SPRING GARDENS) 3.6%  2.9% (£0.4m) 

WAITROSE (SPRING GARDENS) 5.6%  21.9% (£3.0m) 

M & S (SPRING GARDENS) 1.4%  2.9% (£0.4m) 

LOCAL INDEPENDENT SHOPS (TOWN CENTRE) 28.5% 3.7% (£0.5m) 

SAINSBURYS LOCAL (EAGLES PARADE) 4.3%  2.9% (£0.4m) 

MORRISONS (BAKEWELL ROAD) 20.7%  14.4% (£1.9m) 

 2009 STUDY 2013 STUDY 

DESTINATION /  STORE BAKEWELL ZONE BAKEWELL ZONE 

ALDI (STATION ROAD) 0.7%  3.7% (£0.4m) 

WAITROSE (SPRING GARDENS) 1.4%  - 

MORRISONS (BAKEWELL ROAD) 7.2%  3.3% (£0.2m) 
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7.24 In a d d itio n to  inflo w fro m the  Ba ke we ll c a tc hme nt, the  surve y a na lysis a lso  id e ntifie s 

inflo ws fro m the  Le e k No rth c a tc hme nt to  Mo rriso n’ s (4.2% /  £0.2m) a nd  M&S Sp ring  

Ga rd e ns (2.5% /  £0.1m) in p a rtic ula r. 

OVERALL TOP- UP FOOD RETENTION 

7.25 The  to wn c e ntre  re ta ins 35.9% (£4.9m) o f to p -up  e xp e nd iture  a rising  within the  Buxto n 

c a tc hme nt.  Ald i re ta ins 21.7% (£3m) a nd  p ro visio n o utsid e  o f the  to wn c e ntre  (Mo rriso n’ s 

a nd  Te sc o  Exp re ss) re ta ins a  furthe r 30% (£4.1m).  The  to wn a s a  who le  the re fo re  re ta ins 

87.6% (£12m) o f to p -up  e xp e nd iture  a rising  within its imme d ia te  c a tc hme nt (surve y zo ne  

5).  The  ma in a lte rna tive  to p -up  d e stina tio n is Cha p e l-e n-le -Frith (3.9% /  £0.5m). 

III) OVERALL MARKET SHARE (MAIN AND TOP- UP COMBINED) 

IMMEDIATE CATCHMENT (SURVEY ZONE 5) 

7.26 Ta king  the  ma in a nd  to p -up  fo o d  ma rke t sha re s to g e the r, the  surve y (Ta b le  7, Ap p e nd ix 

2b ) id e ntifie s tha t e xisting  p ro visio n within the  Buxto n c a tc hme nt (surve y zo ne  5) re ta ins 

86.9% (£47.7m) o f c o nve nie nc e  e xpe nd iture  a rising  within its imme d ia te  c a tc hme nt.  The  

ma in d e stina tio ns a re  a s fo llo ws: 

 

 

 

 

7.27 Give n the  hig h re te ntio n le ve ls fo r b o th ma in fo o d  a nd  to p -up  sho p p ing , the re  is 

e xtre me ly limite d  e xp e nd iture  le a ka g e  fro m the  c a tc hme nt; the  ma in le a ka g e  is to  

Cha p e l-e n-le -Frith (4.4% /  £2.4m). 

7.28 The  b o ro ug h a s a  who le  re ta ins 94.6% (£51.9m) o f c o nve nie nc e  e xp e nd iture  a rising  within 

the  Buxto n c a tc hme nt. 

IV) FOODSTORE TRADING PERFORMANCE 

7.29 The  surve y re sults (Ta b le  8, Ap p e nd ix 2b ) id e ntify tha t the re  is a  mixe d  tra d ing  

p e rfo rma nc e  o f the  ma instre a m fo o d sto re s in Buxto n, a s fo llo ws: 

 2013 STUDY 

DESTINATION /  FOODSTORE BUXTO N ZONE 

ALDI (STATIO N ROAD) 24.6% (£13.5m) 

WAITROSE (SPRING G ARDENS) 15.8% (£8.6m) 

MORRISONS (BAKEWELL ROAD) 35.4% (£19.4m) 
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7.30 The  stro ng  pe rfo rma nc e  o f the  Ald i sto re  in the  to wn re fle c ts the  c urre nt g a ins tha t limite d  

a sso rte d  d isc o unte rs (LADs) a re  ma king  fro m the  ma instre a m o p e ra to rs (d ive rsio n fro m 

Mo rriso n’ s in this c a se ), the  o ng o ing  e c o no mic  c lima te  whic h ha s inc re a se d  sho p p e rs 

se nsitivitie s to  c o st a nd  the  so c io -d e mo g ra phic  p ro file  o f the  lo c a l a re a  whic h LADs 

tra d itio na lly se rve .  The  o ve rtra d ing  within the  sto re  ha s inc re a se d  fro m c . £3.1m in 2009.   

7.31 The  o ut-o f-c e ntre  Mo rriso n’ s sto re  c o ntinue s to  o ve rtra d e  a ltho ug h a t a  re d uc e d  le ve l 

fro m 2009 whe n it wa s tra d ing  c . £14m a b o ve  b e nc hma rk.  The  a p p ro ve d  e xte nsio n to  

the  e xisting  sto re  wo uld , if imp le me nte d , a b so rb  /  a lle via te  a  sig nific a nt p ro p o rtio n o f the  

c urre nt o ve rtra d ing . 

7.32 It is p o sitive  tha t the  tra d ing  p e rfo rma nc e  o f the  Wa itro se  sto re  within the  to wn c e ntre  ha s 

sig nific a ntly imp ro ve d  sinc e  the  2009 Stud y whe n it wa s c . £16.6m und e r b e nc hma rk. 

V) CONVENIENCE CAPACITY REVIEW 

7.33 The  b a se line  c a p a c ity mo d e lling  e xe rc ise  (Ta b le  13 , Ap p e nd ix 2c ), a ssuming  a  c o nsta nt 

ma rke t sha re  a nd  ta king  a c c o unt o f p ro je c te d  p o p ula tio n a nd  e xp e nd iture  g ro wth, a s 

we ll a s tra d ing  e ffic ie nc y inc re a se s, g e ne ra te s the  fo llo wing  flo o rsp a c e  re q uire me nt19 

o ve r the  e me rg ing  Lo c a l Pla n p e rio d  to  2031:  

MAINSTREAM RETAIL20 2018 2023 2031 

BUXTON [BASELINE] c . 150 m 2 (g ross) c . 385 m 2 (g ross) c . 775 m 2 (g ross) 

 

7.34 As the  ta b le  hig hlig hts, the  c a p a c ity id e ntifie d  o ve r the  e me rg ing  p la n p e rio d  is 

insuffic ie nt to  sup p o rt a ny sub sta ntive  ne w c o nve nie nc e  re ta il d e ve lo p me nt.    

                                                      

 
19 Ro und e d  to  ne a re st 5 me tre  flo o rsp a c e  inc re me nts  
20 Ma instre a m Re ta ile r is Asd a , Mo rriso n’ s, Sa insb ury’ s a nd  Te sc o ; Sa le s De nsity o f £12,000/ m2 utilise d  

DESTINATION /  FOODSTORE BENCHMARK SURVEY TO TAL DIFFERENCE 

ICELAND (Spring  Garde ns) £2.6m £1.5m - £1.1m 

WAITROSE (Spring  Ga rde ns) £12.6m £11.2m - £1.5m 

ALDI (Sta tion Road) £3.9m £18.1m +£14.2m 

MORRISON’S (Ba ke we ll Roa d) £17.1m £25.9m +£8.8m  
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7.35 Ho we ve r, the  b a se line  c a p a c ity p o sitio n ig no re s the  c o mmitte d  turno ve r o f the  a p p ro ve d  

Mo rriso n’ s e xte nsio n21 a nd  tha t the  e xisting  e d g e -o f-c e ntre  Ald i sto re  is c urre ntly 

o ve rtra d ing  (c . £14.2m) re la tive  to  e xp e c te d  b e nc hma rk.  Co nse q ue ntly, a  hyp o the tic a l 

sc e na rio  (Ta b le  13c , Ap p e nd ix 2c ) ha s b e e n run whe re b y c o mmitme nts a nd  the  

o ve rtra d ing  surp lus ha ve  b e e n a p p lie d  to  the  b a se line  p o sitio n.   

7.36 On this b a sis, the  mo d e lling  e xe rc ise  id e ntifie s the  fo llo wing  c a p a c ity in Buxto n o ve r the  

e me rg ing  p la n p e rio d : 

 

MAINSTREAM RETAIL22 2018 2023 2031 

BUXTON [OVERTRADING RE-

ASSIGN; COMMITMENTS]  

c . 1,580 m 2 (g ross) c . 1,815 m 2 (g ross) c . 2,200 m 2 (g ross) 

 

7.37 Whilst the re  is q ua ntita tive  c a p a c ity is id e ntifie d  und e r this hyp o the tic a l sc e na rio , 

p a rtic ula rly to wa rd s the  la tte r e nd  o f the  e me rg ing  Lo c a l Pla n, it is o ur vie w tha t it is 

unre a listic  tha t this c a p a c ity wo uld  b e  re a d ily (o r so le ly) a va ila b le  to  sup p o rt a  ne w 

ma instre a m fo o d sto re  in the  to wn o n q ua ntita tive  o r q ua lita tive  g ro und s.   

7.38 It is c le a r fro m the  ho use ho ld  surve y re sults tha t lo c a l re sid e nts a re  inc re a sing ly 

und e rta king  the ir ma in fo o d  sho p p ing  a t Ald i, a s a  d e e p  d isc o unte r, ra the r tha n the  full-

ra ng e  Mo rriso n’ s sto re  in the  to wn.  A ne w la rg e  full-ra ng e  fo o d sto re  wo uld  no t e ffe c tive ly 

c o mp e te  o n a  like -fo r-like  b a sis with Ald i (a s o the rwise  sho p pe rs wo uld  ha ve  c o ntinue d  to  

visit Mo rriso n’ s fo r ma in fo o d  trip s inste a d  o f tra nsfe rring ). 

7.39 In te rms o f future  stra te g y, whilst the  2009 Stud y id e ntifie d  a  q ua ntita tive  a nd  q ua lita tive  

ne e d  fo r a  ne w ma instre a m fo o d sto re  in the  to wn o n the  b a sis o f mino r ma in fo o d  ma rke t 

sha re  imp ro ve me nts a nd  d ive rsio n fro m the  o ve rtra d ing  (o ut-o f-c e ntre ) Mo rriso n’ s sto re , 

the  justific a tio n is sig nific a ntly le ss p e rsua sive  in this insta nc e , g ive n tha t: 

 The  p re se nt ho use ho ld  surve y re sults sho w tha t the  ma in fo o d  ma rke t sha re  whic h 

Buxto n se c ure s fro m its imme d ia te  c a tc hme nt (surve y zo ne  5) ha s inc re a se d  sinc e  

                                                      

 
21 The  turno ve r o f the  Mo rriso n’ s e xte nsio n c a lc ula te d  b y d e d uc ting  the  b e nc hma rk turno ve r o f the  a p pro ve d  e xte nsio n 

fro m the  sto re ’ s c urre nt o ve rtra d ing  surp lus 

22 Ma instre a m Re ta ile r is Asd a , Mo rriso n’ s, Sa insb ury’ s a nd  Te sc o ; Sa le s De nsity o f £12,000/ m2 utilise d  
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2009 fro m 82% to  87%.  The re  is c o nse q ue ntly limite d  p o te ntia l fo r furthe r ma in fo o d  

ma rke t sha re  inc re a se  to  sup p o rt ne w p ro visio n. 

 The  d o mina nc e  o f the  o ut-o f-c e ntre  Mo rriso n’ s sto re  ha s sig nific a ntly d e c re a se d .  

Whilst the  sto re  se c ure d  53% o f ma in fo o d  sp e nd  a rising  in the  Buxto n c a tc hme nt in 

2009, this ha s no w d e c re a se d  to  42%; this is e ve n with the  Buxto n c a tc hme nt b e ing  

d ra wn tig hte r a ro und  the  to wn c o mp a re d  to  the  2009 Stud y23.  Ho we ve r, the  sto re  

d o e s c o ntinue  to  o ve rtra d e  (c . £8.8m). 

 The  e d g e -o f-c e ntre  Ald i sto re  ha s sig nific a ntly inc re a se d  ma rke t sha re  fro m c . 9% in 

2009 to  c . 25% a t p re se nt; this ha s p rima rily b e e n a t the  e xp e nse  o f Mo rriso n’ s. 

 The  in-c e ntre  Wa itro se  sto re  ha s sig nific a ntly imp ro ve d  its tra d ing  p e rfo rma nc e  sinc e  

2009 whe n it wa s id e ntifie d  a s tra d ing  c . £16.6m und e r b e nc hma rk.  The  sto re  is no w 

o nly id e ntifie d  to  b e  ma rg ina lly und e r-p e rfo rming  (c . £1.5m). 

 Mo rriso n’ s ha s e xta nt p la nning  pe rmissio n fo r a  c . 700 m2 ne t flo o rsp a c e  e xte nsio n to  

its e xisting  sto re  whic h the  c o nve nie nc e  e le me nt will turno ve r in the  o rd e r o f £6.5m; 

the  c urre nt o ve rtra d ing  p o sitio n (c . £8.8m) is the re fo re  la rg e ly a d d re sse d  b y the  ne w 

a d d itio na l flo o rsp a c e  (if c o nstruc te d ). 

 The re  is no  q ua lita tive  d e fic ie nc y in c o nve nie nc e  p ro visio n in the  to wn with Buxto n 

a c c o mmo d a ting  lo c a l ind e p e nd e nts, ma instre a m (Mo rriso n’ s), d isc o unte rs (Ic e la nd  

a nd  Ald i) a nd  hig he r o rd e r p ro visio n (Wa itro se ).  The re  is e ffe c tive  c ho ic e  to  lo c a l 

re sid e nts a nd  c o mp e titio n b e twe e n re ta ile rs. 

7.40 Whilst the  e d g e -o f-c e ntre  Ald i sto re  is sub sta ntia lly o ve rtra d ing , the  sig nific a nt inc re a se  in 

ma rke t sha re  a nd  the re fo re  e nha nc e d  c o mp e titio n with Mo rriso n’ s ha s d e live re d  p o sitive  

b e ne fits b y inc re a sing  the  numb e r o f sho p p e rs b e ing  a b le  to  p o te ntia lly ma ke  linke d  

sho p p ing  trip s with the  to wn c e ntre . 

7.41 The re fo re , d ra wing  the  a b o ve  q ua ntita tive  a nd  q ua lita tive  c o nc lusio ns to g e the r, it is o ur 

vie w tha t the re  a re  no  re a l g ro und s fo r the  Co unc il to  p ro a c tive ly p la n fo r ne w 

c o nve nie nc e  re ta il p ro visio n in the  to wn o ve r the  e a rly to  mid -pha se  o f the  e me rg ing  

Lo c a l Pla n.  The  ne e d  fo r a d d itio na l flo o rsp a c e  sho uld  b e  re vie we d  a g a in d uring  the  p la n 

p e rio d  (info rme d  b y a  future  up d a te  to  this stud y) 

 

                                                      

 
23 Le e k No rth c a tc hme nt c o mprise d  p a rt o f the  Buxto n c a tc hme nt in 2009 Stud y. 
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B) COMPARISON 

7.42 The  to ta l (no n-b ulky) c o mp a riso n e xp e nd iture  p o t (Ta b le s 4a -d , Ap p e nd ix 3a ) within the  

Buxto n c a tc hme nt (surve y zo ne  5) is c . £48.9m in 2013; this is p ro je c te d  to  rise  to  £65.1m b y 

2018 (£16.2m inc re a se ) a nd  £86.4m in 2031 (£37.6m inc re a se  o ve r e me rg ing  lo c a l p la n). 

I) COMBINED (NON- BULKY) COMPARISON GOODS MARKET SHARE 

IMMEDIATE CATCHMENT (SURVEY ZONE 5)  

7.43 The  a sse ssme nt (Ta b le  13, Ap p e nd ix 3b ) d e ta ils tha t Buxto n re ta ins 45.1% (£22m) o f a ll 

(no n-b ulky) c o mp a riso n g o o d s e xp e nd iture  a rising  within its imme d ia te  c a tc hme nt (surve y 

zo ne  5); this is b a se d  o n the  to wn c e ntre  re ta ining  43.4% (£21.2m) a nd  o ut-o f-c e ntre  

p ro visio n (p rima rily Mo rriso n’ s) re ta ining  1.7% (£0.8m). 

7.44 The re  is e xtre me ly limite d  o utflo w fro m the  Buxto n c a tc hme nt (c . 0.8%) to  o the r c e ntre s 

a nd  sto re s in Hig h Pe a k Bo ro ug h.  The  ma in d e stina tio ns a re  la rg e r c e ntre s o utsid e  o f the  

b o ro ug h; the  c ha ng e s in ma rke t sha re  sinc e  the  2009 Stud y a re  summa rise d  b e lo w: 

 

 

 

 

 

7.45 Ove ra ll, the  surve y sho ws tha t the re  ha s b e e n a  d e c re a se  o f a ro und  10% in the  o ve ra ll 

c o mp a riso n g o o d s ma rke t sha re  whic h Buxto n to wn c e ntre  re ta ins fro m its imme d ia te  

c a tc hme nt (surve y zo ne  5) sinc e  2009.  The  ma in c o mpe titio n is fro m Sto c kp o rt a nd  

Ma nc he ste r whic h ha ve  inc re a se d  ma rke t sha re .  In a d d itio n, Che ste rfie ld  to wn c e ntre  is 

no w id e ntifie d  (2013 surve y) a s a  p ro mine nt re ta il d e stina tio n, a ttra c ting  6.3% (£3.1m) o f 

o ve ra ll c o mp a riso n e xp e nd iture  a rising  within the  Buxto n c a tc hme nt. 

INFLOW (FROM WITHIN BOROUGH)  

7.46 The  2009 Stud y d id  no t p ro vid e  d e ta ile d  a na lysis o f the  o ve ra ll ma rke t sha re  o f Buxto n 

fro m c a tc hme nt zo ne s within the  b o ro ug h; it is the re fo re  no t p o ssib le  to  p ro vid e  a  

 2009 STUDY 2013 STUDY 

DESTINATION  BUXTO N ZONE BUXTO N ZO NE 

BUXTON TC 53.1%  43.4% (£21.2m) 

STO CKPORT TC 9.4% 12.1% (£5.9m) 

MANCHESTER CC 5.4%  8.0% (£3.9m) 

MACCLESFIELD TC 11.4%  8.3% (£4.0m) 
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c o mp a ra tive  a sse ssme nt in this insta nc e .  No twithsta nd ing  this, the  surve y re sults d o  

id e ntify the  fo llo wing  c o mp a riso n e xp e nd iture  inflo ws to  Buxto n to wn c e ntre  fro m the  

o the r c a tc hme nt zo ne s in the  b o ro ug h:  

 

 

 

 

7.47 The  re la tive ly limite d  ma rke t sha re  whic h the  to wn a ttra c ts fro m the  G lo sso p  a nd  Pe a k 

Distric t Ce ntra l c a tc hme nt zo ne s re fle c ts the  d ista nc e , e xisting  c o mpa riso n p ro visio n in 

G lo sso p  a nd  the  c urre nt limita tio ns o f the  c o mp a riso n re ta il o ffe r in Buxto n. 

INFLOW (FROM OUTSIDE BOROUGH) 

7.48 The  ne w surve y re sults (2013) id e ntify tha t the  to wn c e ntre  d ra ws a  no ta b le  q ua ntum o f 

tra d e  (a s inflo w) fro m the  surro und ing  c a tc hme nt zo ne s b e yo nd  the  b o ro ug h, a s fo llo ws: 

 

 

 

7.49 Onc e  a g a in it is no t p o ssib le  to  c o mp le te  a  c o mp a ra tive  a sse ssme nt a g a inst the  2009 

Stud y re sults. 

COMBINED COMPARISON GOODS TURNOVER 

7.50 Dra wing  to g e the r the  ma rke t sha re  whic h the  to wn c e ntre  a ttra c ts fro m c a tc hme nt zo ne s 

b o th within a nd  o utsid e  o f the  b o ro ug h, the  stud y (Ta b le  13, Ap p e nd ix 3b ) id e ntifie s tha t 

the  c o mp a riso n turno ve r o f the  to wn c e ntre  is c . £44.5m.  Out-o f-c e ntre  p ro visio n in the  

to wn (p rima rily Mo rriso n’ s) d ra ws a  furthe r c . £1.2m.  

  

 2013 STUDY 

DESTINATION  GLOSSOP HIGH PEAK CENT. PEAK DISTRICT CENT. 

BUXTON TOWN CENTRE 1.1% (£0.8m) 18.7% (£15.1m) 7.8% (£1.7m) 

 2013 STUDY 

DESTINATION BAKEWELL LEEK 

NORTH 

LEEK  LEEK 

SOUTH 

BUXTON TOWN CENTRE 5.3% 

(£0.8m) 

18.2% 

(£2.8m) 

4.2% 

(£1.5m) 

0.8% 

(£0.4m) 
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II) INDIVIDUAL (NON- BULKY) COMPARISON GOODS MARKET SHARES 

7.51 The  ma rke t sha re  whic h the  to wn c e ntre  se c ure s fo r ind ivid ua l (no n-b ulky) c o mp a riso n 

g o o d s is p ro vid e d  b e lo w (Ta b le s 6-17, Ap p e nd ix 3b ).  The  ta b le s sho w tha t the re  is a  

sig nific a nt va ria nc e  fo r d iffe re nt type s o f c o mp a riso n re ta il sho p p ing .   

 

 

 

 

 

 

7.52 The  surve y re sults ind ic a te  tha t o ut-o f-c e ntre  p ro visio n in Buxto n, p rima rily Mo rriso n’ s, 

a ttra c ts o nly a  mino r q ua ntum o f c o mp a riso n g o o d s e xp e nd iture ; this re fle c ts the  

re la tive ly limite d  no n-fo o d  o ffe r in the  sto re  (a s c o mp a re d  to  o the r ma instre a m fo o d sto re  

o p e ra to rs who  ha ve  g re a te r ra ng e s o f no n-fo o d  g o o d s). 

III) CLOTHING 

7.53 Co mp a riso n sho p p ing  is d e stina tio n b a se d  with sho p p e rs pre p a re d  to  tra ve l furthe r to  

und e rta ke  sho p p ing  fo r c lo thing  a nd  fa shio n ite ms in p a rtic ula r; the se  se c to rs a re  the  ke y 

d e te rmina nts in sho pp e rs’  c ho ic e  o f d e stina tio n.  The re fo re , d e ta ile d  a na lysis o f the  

c ha ng e s in c lo thing  sho p p ing  p a tte rns a nd  o ve ra ll p e rfo rma nc e  o f Buxto n to wn c e ntre  

sinc e  the  2009 Stud y is summa rise d  b e lo w. 

 

 

 

 

 

 2013 STUDY 

COMPARISON GOODS BUXTO N ZONE 

PERSONAL GO ODS 54.9% (£2.2m) 

SMALL DOMESTIC APPLIANCES 82.3% (£6m) 

CDs /  DVDs 39.6% (£0.7m) 

BOOKS & STATIONARY 94.5% (£2.9m) 

GLASSWARE /  TABLEWARE 48.3% (£0.8m) 

MEDICAL GOODS 90.3% (£3.5m) 

RECREATIO NAL GOODS 15.4% (£1.4m) 

 2009 STUDY 2013 STUDY 

DESTINATION  BUXTO N ZONE BUXTON ZO NE 

BUXTO N TC 43.2% (£8.9m) 20.6% (£3.7m) 

STO CKPORT TC 9.6% (£1.8m) 15.5% (£2.8m) 

MANCHESTER CC 10.3% (£1.9m) 16.1% (£2.9m) 

MACCLESFIELD TC 11.5% (£2.2m) 7.5% (£1.3m) 
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7.54 As the  surve y re sults (Ta b le  5, Ap p e nd ix 3b ) hig hlig ht, the  to wn c e ntre  ma rke t sha re  ha s 

d e c re a se d  b y o ve r 20% sinc e  2009; this is a t the  sa me  time  tha t le a ka g e  to  c e ntre s 

o utsid e  o f the  b o ro ug h, p a rtic ula rly Sto c kp o rt a nd  Ma nc he ste r, ha s sig nific a ntly 

inc re a se d .  The  c ha ng e s in ma rke t sha re  re fle c t the  limita tio ns o f the  to wn c e ntre  fa shio n 

o ffe r a nd  wid e r na tio na l tre nd s whe re b y na tio na l multip le  re ta ile rs a re  c o nc e ntra ting  

re p re se nta tio n in la rg e r c e ntre  ra the r tha n se c o nd a ry re ta il c e ntre s suc h a s Buxto n.  

INFLOWS (FROM WITHIN BOROUGH) 

7.55 In te rms o f inflo ws to  Buxto n fo r c lo thing  a nd  fa shio n g o o d s fro m o the r c a tc hme nt zo ne s 

within the  b o ro ug h, the  surve y re sults id e ntify the  fo llo wing : 

 

7.56 The  surve y re sults sho w tha t the re  ha ve  b e e n mino r c ha ng e s in the  c lo thing  a nd  fa shio n 

g o o d s ma rke t sha re  whic h the  to wn c e ntre  a ttra c ts sinc e  the  2009 Stud y.  

INFLOWS (FROM OUTSIDE BOROUGH) 

7.57 The  inflo ws whic h the  to wn c e ntre  se c ure s fro m c a tc hme nt zo ne s o utsid e  o f the  b o ro ug h 

a re  se t o ut b e lo w: 

 

 

 

7.58 The  ma rke t sha re  whic h the  to wn c e ntre  d ra ws fro m the  Ba ke we ll c a tc hme nt ha s no t 

c ha ng e d  sig nific a ntly sinc e  2009 (6.7% ma rke t sha re ).   

C) BULKY COMPARISON  

7.59 The  a sse ssme nt (Ta b le s 4 a -c , Ap p e nd ix 4a ) d e ta ils tha t the  b ulky c o mp a riso n e xp e nd iture  

p o t within the  imme d ia te  Buxto n c a tc hme nt (surve y zo ne  5) is c urre ntly £22.7m (2013); this 

 2009 STUDY 2013 STUDY 

DESTINATION  GLOSSO P HIGH PEAK 

CENT. 

PEAK DISTRICT 

CENT. 

GLOSSO P HIGH PEAK 

CENT. 

PEAK DISTRICT 

CENT. 

BUXTON TC  1.5%  16.9%  9.1% 2.6% (£0.7m) 18.5% (£5.7m) 7.8% (£0.6m) 

 2013 STUDY 

DESTINATION BAKEWELL LEEK 

NORTH 

LEEK  LEEK 

SOUTH 

BUXTON TOWN CENTRE 6.2% 

(£0.4m) 

17.5% 

(£1.1m) 

9% 

(£1.3m) 

1.8% 

(£0.4m) 
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is p ro je c te d  to  rise  to  £30.1m in 2018 (£7.5m inc re a se ) a nd  £39.9m b y 2031 (e me rg ing  

Lo c a l Pla n e nd -d a te ). 

I) COMBINED (BULKY) COMPARISON GOODS MARKET SHARE 

IMMEDIATE CATCHMENT (SURVEY ZONE 5)  

7.60 The  a sse ssme nt (Ta b le s 10 a -b , Ap p e nd ix 4b ) d e ta ils tha t Buxto n re ta ins 32.2% (£7.3m) o f 

a ll (b ulky) c o mp a riso n g o o d s e xp e nd iture  a rising  within its imme d ia te  c a tc hme nt (surve y 

zo ne  5).  Re ta il p ro visio n o utsid e  o f the  to wn c e ntre  (Mo rriso n’ s a nd  B&Q ) re ta ins a  furthe r 

18.7% (£4.2m).  The  to wn a s a  who le  the re fo re  re ta ins 50.9% (£11.5m) o f b ulky re ta il 

e xp e nd iture  a rising  within its imme d ia te  c a tc hme nt. 

7.61 The  c ha ng e s in ma rke t sha re  sinc e  the  2009 Stud y a re  summa rise d  b e lo w a lo ng  with ma in 

c o mp e ting  d e stina tio ns : 

 

 

 

 

 

 

7.62 As the  ta b le  hig hlig hts, the re  ha s b e e n a  slig ht re d uc tio n in the  ma rke t sha re  whic h the  

to wn re ta ins fro m its imme d ia te  c a tc hme nt a llie d  to  mino r inc re a se s in o utflo w to  

Sto c kp o rt a nd  Ma c c le sfie ld .  Be yo nd  the se  two  d e stina tio ns, e xp e nd iture  is d issip a te d .   

INFLOW (FROM WITHIN BOROUGH)  

7.63 The  2009 Stud y d id  no t p ro vid e  d e ta ile d  a na lysis o f the  o ve ra ll ma rke t sha re  o f Buxto n 

se c ure s fro m o the r c a tc hme nt zo ne s within the  b o ro ug h; it is the re fo re  no t p o ssib le  to  

p ro vid e  a  c o mp a ra tive  a sse ssme nt in this insta nc e .   

7.64 Ho we ve r, the  2013 surve y re sults (Ta b le  10, Ap p e nd ix 4b ) id e ntify tha t Buxto n a ttra c ts 

b ulky c o mp a riso n e xp e nd iture  fro m the  o the r c a tc hme nt zo ne s in the  b o ro ug h, a s fo llo ws:  

  

                                                      

 
24 To wn Ce ntre  a nd  o ut-o f-c e ntre  re ta il p ro visio n c o mb ine d . 

 2009 STUDY 2013 STUDY 

DESTINATION  BUXTO N ZONE BUXTON ZO NE 

BUXTO N24  54.8% 50.9% (£11.5m) 

STO CKPORT TC 6.4%  7% (£1.6m) 

MACCLESFIELD (TC /  RETAIL PKS) 14.3%  16.4% (£3.7m) 
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7.65 As with c o mp a riso n (hig h stre e t sho p p ing ), the  to wn d ra ws a  re la tive ly limite d  q ua ntum o f 

e xp e nd iture  fro m the  c a tc hme nt zo ne s in the  no rth o f the  b o ro ug h. 

INFLOW (FROM OUTSIDE BOROUGH) 

7.66 The  ne w surve y re sults (2013) id e ntify tha t the  to wn c e ntre  d ra ws a  sma ll q ua ntum o f 

tra d e  (a s inflo w) fro m the  surro und ing  c a tc hme nt zo ne s b e yo nd  the  b o ro ug h, a s fo llo ws: 

 

 

 

 

7.67 Onc e  a g a in it is no t p o ssib le  to  c o mp le te  a  c o mp a ra tive  a sse ssme nt a g a inst the  2009 

Stud y re sults. 

COMBINED BULKY COMPARISON GOODS TURNOVER 

7.68 The  to ta l b ulky c o mp a riso n turno ve r o f the  to wn c e ntre  is c . £10.5m; the  o ut-o f-c e ntre  

p ro visio n in the  to wn d ra ws a  furthe r c . £6.4m.  The  c o mb ine d  b ulky turno ve r is £16.9m.  

II) INDIVIDUAL (BULKY) COMPARISON GOODS MARKET SHARES 

7.69 The  to wn c e ntre  ma rke t sha re  fo r b ulky c o mpa riso n g o o d s is summa rise d  b e lo w (Ta b le s 5 

– 9, Ap p e nd ix 4b ) a g a inst the  2009 Stud y re sults (whe re  a va ila b le ).  The  ma rke t sha re  fo r 

the  to wn a s a  who le  (inc lud ing  o ut-o f-c e ntre  B&Q  a t Sta d e n La ne ) fo r DIY g o o d s a nd  

Ga rd e n & Pe ts is p ro vid e d  in b ra c ke ts.   

  

 2013 STUDY 

DESTINATION  GLOSSOP HIG H PEAK 

CENT. 

PEAK DISTRICT 

CENT. 

BUXTO N TO WN CENTRE 0.4% (£0.1m) 5.4% (£2m) 1.1% (£0.1m) 

BUXTO N – NON TOWN CENTRE - 2.7% (£1m) 2.0% (£0.2m) 

 2013 STUDY 

DESTINATION BAKEWELL LEEK 

NORTH 

LEEK  LEEK 

SOUTH 

BUXTO N TO WN CENTRE 2%  

(30.2m) 

10.7% 

(£0.8m) 

0.3% 

(£0.1m) 

- 

BUXTON – NON TO WN CENTRE 2.8% 

(£0.2m) 

8.3% 

(0.6m) 

0.4% 

(£0.1m) 

- 
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7.70 As the  ta b le  sho ws, the  to wn’ s ma rke t sha re  fo r a ll b ulky c o mp a riso n g o o d s ha s 

d e c re a se d  sinc e  2009.  The  o ve ra ll to wn’ s ma rke t sha re  fo r DIY g o o d s is ho we ve r a b o ve  

the  2009 Stud y find ing s; this ma y b e  a ttrib uta b le  to  B&Q ta king  o ve r the  o ut-o f-c e ntre  

Fo c us DIY unit a t Sta d e n La ne  a nd  fine  g ra in d iffe re nc e s in re p o rting  b e twe e n the  two  

re sp e c tive  stud ie s g ive n tha t ultima te ly the re  ha s b e e n no  ma te ria l q ua ntita tive  c ha ng e  

in DIY b a se d  p ro visio n in the  Buxto n c a tc hme nt in the  inte rve ning  p e rio d . 

D) OVERALL COMPARISON G OODS MARKET SHARE 

7.71 Dra wing  the  ind ivid ua l no n-b ulky a nd  b ulky e xp e nd iture  p o ts to g e the r, the re  is a n o ve ra ll 

to ta l o f c . £71.4m o f c o mp a riso n e xp e nd iture  a rising  within the  Buxto n c a tc hme nt (surve y 

zo ne  5).  The  a sse ssme nt (Ap p e nd ix 4a ) sho ws tha t Buxto n to wn c e ntre  re ta ins 39.9% 

(£28.5m) o f this to ta l c o mp a riso n e xp e nd iture .  Out-o f-c e ntre  p ro visio n in Buxto n re ta ins a  

furthe r 7.1% (£5.1m).  The  to wn a s a  who le  the re fo re  re ta ins 46.9% (£33.5m) o f to ta l 

c o mp a riso n e xp e nd iture  a rising  within the  Buxto n c a tc hme nt. 

7.72 The  ma in a lte rna tive  d e stina tio ns a re  Sto c kp o rt to wn c e ntre  (10.5% /  £7.5m), Ma c c le sfie ld  

to wn c e ntre  (8.4% /  £6m) a nd  Ma nc he ste r c ity c e ntre  (6.7% /  £4.8m). 

  

 2009 STUDY 2013 STUDY 

BULKY COMPARISON GOODS BUXTO N ZONE BUXTON ZONE 

FURNITURE & FLO ORING 42% 33.5% (£2.5m) 

DIY GOODS 64.7% 

(74%) 

20.6% (£0.9m) 

(90.5% /  £3.8m) 

MAJOR HOUSEHOLD APPLIANCES 58.3% 41.2% (£0.5m) 

LARGE ELECTRICAL GOODS 56.5% 30.6% (£1.9m) 

GARDEN & PETS 60.3% 

(67.1%) 

42.8% (£1.5m) 

(79.7% /  £2.7m) 
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E) OVERALL COMPARISON CAPACITY REVIEW 

7.73 On the  b a sis o f fo rwa rd  p o p ula tio n a nd  e xp e nd iture  g ro wth, a ssuming  a  c o nsta nt ma rke t 

a p p ro a c h (no  c ha ng e ), the  q ua ntita tive  a sse ssme nt (Ta b le  5, Ap p e nd ix 4b ) id e ntifie s the  

fo llo wing  c a pa c ity25 to  sup p o rt ne w re ta il p ro visio n in Buxto n: 

 2018 2023 2031 

BUXTON -  BASELINE  1,035 m 2 (g ross) 2,735 m 2 (g ross) 5,655 m 2 (g ross) 

BUXTON -  COMMITMENTS26 550 m 2 (g ross)  2,255m 2 (g ross) 5,175 m 2 (g ross) 

 

7.74 The  q ua ntita tive  c a p a c ity a sse ssme nt id e ntifie s no  sig nific a nt ne e d  fo r the  Co unc il to  

p ro a c tive ly p la n fo r ne w c o mp a riso n p ro visio n in the  e a rly p ha se  o f the  e me rg ing  Lo c a l 

Pla n (i.e . to  2018).  Ho we ve r, sub sta ntive  c a p a c ity is id e ntifie d  b e yo nd  2018 o n the  b a sis 

o f fo rwa rd  p o p ula tio n a nd  e xp e nd iture  g ro wth. 

7.75 Ho we ve r, no twithsta nd ing  the  lo ng e r-te rm c a pa c ity id e ntifie d , we  d o  no t c o nsid e r tha t 

the re  is a n o ve rrid ing  ne e d  fo r the  Co unc il to  p ro a c tive ly id e ntify ne w site s a t this sta g e  

g ive n tha t the re  a re  se ve ra l va c a nt units (mo d e rn re g ula r flo o rp la te s) a va ila b le  within the  

to wn c e ntre  (p rima rily Sp ring  G a rd e ns Sho pp ing  Ce ntre ) whic h c o uld  b e  re a d ily 

o c c up ie d  b y na tio na l multip le s.  The  sho rt-te rm p rio rity sho uld  b e  e nc o ura g ing  a c tive  use s 

within e xisting  p ro visio n ra the r tha n p la nning  fo r furthe r q ua ntita tive  e xp a nsio n in the  re ta il 

o ffe r within the  to wn.   

7.76 In te rms o f the  lo ng e r te rm c o mp a riso n re ta il c a p a c ity id e ntifie d  o ve r the  p la n p e rio d , the  

Sp ring  Ga rd e ns e xte nsio n site , whic h wa s p re vio usly sub je c t to  a  (multi-sto re y) Sa insb ury’ s 

fo o d sto re  sc he me 27, re ma ins the  se q ue ntia lly p re fe ra b le  o p p o rtunity fo r ne w 

d e ve lo p me nt within the  to wn c e ntre .    

7.77 Be yo nd  the  Sp ring  G a rd e ns site , a n up d a te  to  this stud y sho uld  b e  c o mp le te d  in the  

future  to  id e ntify ne e d s fo r the  la tte r p ha se s o f the  p la n so  a s to  e sta b lish ho w the  

c o mmitte d  re d e ve lo p me nt o f Ma c c le sfie ld  to wn c e ntre , if sub se q ue ntly d e live re d , ha s 

imp a c te d  up o n the  vita lity a nd  via b ility o f Buxto n to wn c e ntre . 

                                                      

 
25 Flo o rsp a c e  c a p a c ity ro und e d  up  to  ne a re st five  me tre  inc re me nt 
26 Ap p lic a tio n Re fe re nc e  HPK/ 2010/ 0664 
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7.78 In q ua lita tive  te rms, the  p rima ry fo c us fo r the  to wn c e ntre  sho uld  b e  o n se e king  to  

d isting uish its o ffe r to  lo c a l re sid e nts a nd  visito rs a like  g ive n tha t its a b ility to  c o mp e te  with 

la rg e r re g io na l c e ntre s o n a  like -fo r-like  b a sis is like ly to  b e  limite d  d ue  to  e xisting  

c o mp e titio n a nd  und e rlying  e c o no mic  a nd  re ta ile r tre nd s (ra tio na lisa tio n o f p o rtfo lio  

to wa rd s la rg e r c e ntre s e tc .).   

7.79 A mix o f hig h stre e t multip le s a lo ng sid e  a ttra c tive  nic he  re ta il a nd  le isure  ind e p e nd e nts 

wo uld  d isting uish the  to wn; the  c o mp le tio n o f the  re g e ne ra tio n o f the  imme d ia te  a re a  

a ro und  The  Cre sc e nt, whic h inc lud e s sp e c ia list sho p s a nd  a  q ua lity ho te l, will b e  a  

sig nific a nt p o sitive  d e ve lo p me nt in d ive rsifying  the  to wn c e ntre  o ffe r.  The  p ro je c t is 

sc he d ule d  fo r c o mp le tio n in 2016. 

F) LEISURE 

7.80 The  q ua ntum o f a va ila b le  le isure  e xp e nd iture  (a s p e r sp e c ific  le isure  a c tivity) within the  

Buxto n c a tc hme nt is summa rise d  b e lo w: 

 Ave ra g e  Spe nd (£) Ava ila ble  Expe nditure  

(£) 

UK Ave ra g e  Spe nd pe r 

pe rson (£)28 

Re sta ura nts/ Ca fe s £420 £12.2m £440 

Alc o ho lic  Drinks £216 £6.3m £232 

C ine ma  £17 £0.5m £18 

The a tre  /  Co nc e rts £31 £0.9m £33 

Re c re a tio n a nd  Sp o rting  £102 £3m £117 

 

7.81 The  to wn c e ntre  a p p e a rs to  re ta in a  sig nific a nt p ro p o rtio n o f lo c a l re sid e nts fo r mo st 

le isure  a c tivitie s a sid e  fro m c ine ma  a nd  b ing o , a s fo llo ws: 

 CINEMA: 53.9% o f re sid e nts in the  c a tc hme nt re g ula rly visit the  c ine ma .  Ove r ha lf 

(53.7%) mo st fre q ue ntly visit the  C ine wo rld  a t Alma  Le isure  Pa rk, Che ste rfie ld .  A 

furthe r 16.8% visit the  C ine wo rld  in Sto c kp o rt.  Be yo nd  the se  two  d e stina tio ns, lo c a l 

re sid e nts visit a  va rie ty o f d e stina tio ns.  

                                                      

 
28 Annua l sp e nd  
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 INDOOR SPORTS /  HEALTH & FITNESS: a  to ta l o f 23.9% o f lo c a l re sid e nts in the  

c a tc hme nt re g ula rly visit g ym fa c ilitie s.  Buxto n Swimming  a nd  Fitne ss Ce ntre  is the  

mo st p o p ula r (59.8%). The  Ne w Bo d ie s G ym o n To ng ue  La ne  Ind ustria l Esta te  in Buxto n 

a ttra c ts a  furthe r 23.5% o f lo c a l re sid e nts.  

 RESTAURANTS AND SOCIALISING : a  to ta l o f 77.2% o f lo c a l re sid e nts re g ula rly visit 

re sta ura nts.  The  ma jo rity (82.7%) re ma in in Buxto n to wn c e ntre  to  e a t o ut.  The  mo st 

p o p ula r a lte rna tive  d e stina tio n is Ma nc he ste r c ity c e ntre  (13.5%).  

 PUBS/ CLUBS: a  to ta l o f 62.8% o f lo c a l re sid e nts re g ula rly visit p ub s a nd  c lub s.  Mo st 

re sid e nts g o  o ut in Buxto n (80.5%) with a  furthe r 7% visiting  Ma nc he ste r c ity c e ntre .  A 

sma ll numb e r o f re sid e nts g o  to  o the r to wns inc lud ing  Che ste rfie ld  (5.8%).  

7.82 In te rms o f the  to wn’ s wid e r e ve ning  e c o no my o ffe r, it is c o nsid e re d  tha t the  to wn me e ts 

the  ne e d s o f lo c a l re sid e nts, visito rs a nd  stud e nts (Unive rsity o f De rb y c a mp us).  The re  a re  

na tio na l c ha in re sta ura nts (Pizza  Exp re ss e tc .) in the  to wn c e ntre  a nd  the  re g e ne ra tio n o f 

The  Cre sc e nt will furthe r imp ro ve  its a ttra c tio n. 

7.83 Ho we ve r, a sid e  fro m the  Op e ra  Ho use , the  wid e r fa mily o rie nta te d  le isure  o ffe r is limite d ; 

the re  is no  c ine ma  a nd  mo st lo c a l re sid e nts tra ve l sig nific a nt d ista nc e s to  Sto c kp o rt o r 

Che ste rfie ld  (p o ssib ly a s p a rt o f a  wid e r linke d  sho p p ing  trip ).  The  to wn c e ntre  p ro po sa ls 

fo r Ma c c le sfie ld  inc lud e  a  ne w c ine ma  multip le x whic h will b e  a ttra c tive  to  lo c a l re sid e nts 

in the  Buxto n c a tc hme nt g ive n p ro ximity a nd  a c c e ssib ility.  The  p ro p o sa ls will in o ur vie w 

p o te ntia lly furthe r c o nstra in c o mme rc ia l (o p e ra to r) d e ma nd  fo r a  ne w c ine ma  in Buxto n. 

7.84 On this b a sis, it is c o nsid e re d  tha t the re  is limite d  p o te ntia l fo r ne w c o mme rc ia l le isure  

p ro visio n within Buxto n; the re  is no  o ve rrid ing  re q uire me nt fo r the  Co unc il to  p ro a c tive ly 

p la n fo r ne w p ro visio n a t p re se nt.  Ho we ve r, if le isure -b a se d  p ro p o sa ls sho uld  c o me  

fo rwa rd  o utsid e  o f the  p la n ma king  p ro c e ss the n sub je c t to  a p p ro p ria te  NPPF a sse ssme nt 

(se q ue ntia l a nd  imp a c t) the re  is p o te ntia l fo r the  Co unc il to  sup p o rt ne w p ro visio n. 

7.85 Ap p ro p ria te  (c o ntinue d ) p la nning  a nd  lic e nc ing  p o lic ie s sho uld  c o ntinue  to  b e  a p p lie d  

to  a vo id  the  o ve r-c o nc e ntra tio n o f le isure  use s whic h wo uld  b e  d e trime nta l to  to wn 

c e ntre  via b ility a nd  surro und ing  re sid e ntia l a me nity. 
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8. GLOSSOP 

8.1 G lo sso p  is a  line a r c e ntre  with a  tra d itio na l Hig h Stre e t whic h sup p o rts a  ra ng e  o f lo c a l 

ind e p e nd e nt sho p s a nd  se rvic e s a lo ng sid e  sma ll na tio na l multip le  sho ps.  The re  a re  a lso  a  

ra ng e  o f re sta ura nts, p ub s a nd  b a rs o n the  Hig h Stre e t whic h p ro vid e  a  fo c us fo r the  

e ve ning  e c o no my.  A me d ium size d  Co -Op  fo o d sto re  is lo c a te d  a d ja c e nt to  the  ra ilwa y 

sta tio n a nd  a n Ald i sto re  is lo c a te d  to  the  re a r o f the  Hig h Stre e t.  

8.2 To  the  e a st o f the  Hig h Stre e t within the  to wn c e ntre  is the  re c e ntly c o mp le te d  Ho wa rd  

To wn Mill c o mp le x whic h c o mp rise s a  mix o f re ta ile rs inc lud ing  M&S Simp ly Fo o d , Co tto n 

Tra d e rs, Ed inb urg h Wo o lle n Mill, Pe a c o c k’ s a nd  Mo unta in Wa re ho use .  The  sc he me  a lso  

c o mp rise s a  Do mino ’ s p izza  ta ke a wa y, Tra ve lo d g e  ho te l a nd  a  JD We the rsp o o n pub lic  

ho use .  The re  a re  a lso  a  numb e r o f va c a nt units a s the  sc he me  ha s re c e ntly b e e n 

c o mp le te d .  An a p p lic a tio n fo r the  c ha ng e  o f use  o f two  o f the  c urre nt va c a nt units fro m 

Cla ss A1 re ta il to  fle xib le  C la ss A1, A3 (re sta ura nt /  c a fé ) a nd  A4 (b a r) use s is p re se ntly 

und e r c o nsid e ra tio n. 

8.3 Furthe r we st a lo ng  the  Hig h Stre e t is the  o ut-o f-c e ntre  Wre n Ne st Re ta il Pa rk d e ve lo p me nt, 

whe re  the  e xisting  mill c o mp le x ha s b e e n c o nve rte d  fo r a  mix o f re ta il a nd  re sid e ntia l 

use s.  Na tio na l re ta ile rs p re se nt inc lud e  a  la rg e  Te sc o  sto re , Ne xt, Arg o s a nd  Wic ke s DIY.  

A) CONVENIENCE 

8.4 The  o ve ra ll c o nve nie nc e  e xp e nd iture  p o t within the  G lo sso p  c a tc hme nt is c . £78.6m 

(2013) a nd  is p ro je c te d  to  rise  to  c . £100.5m b y 2031 (£21.9m inc re a se ). 

I) MAIN FOOD 

IMMEDIATE CATCHMENT (SURVEY ZONE 1) 

8.5 The  ma in fo o d  e xp e nd iture  in the  G lo sso p  c a tc hme nt (zo ne  1) is c . £58.9m in 2013; this is 

p ro je c te d  to  rise  to  c . £75.4m b y 2031.  The  c urre nt ma in fo o d  sho pp ing  pa tte rns (Ta b le  

5a , Ap p e nd ix 2b ) a re  summa rise d  a g a inst the  2009 Stud y re sults b e lo w: 
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8.6 The  surve y re sults ind ic a te  tha t: 

 The  to wn c e ntre  ma rke t sha re  ha s a c tua lly inc re a se d  sinc e  2009 fro m c . 20% to  c . 35% 

d ue  to  the  sig nific a nt imp ro ve me nt in Ald i’ s p e rfo rma nc e .  The  ne w M&S Simp ly Fo o d  

sto re  ha s ha d  a  limite d  imp a c t o n ma in fo o d  ma rke t sha re . 

 The  imp ro ve me nt in the  to wn c e ntre  (p rima rily Ald i) ma rke t sha re  ha s c o me  a t the  

e xp e nse  o f the  o ut-o f-c e ntre  Te sc o  sto re  a t Wre n Ne st; the  ma rke t sha re  o f the  Te sc o  

sto re  ha s d e c re a se d  fro m c . 60% to  c . 37%.  The  imp ro ve me nt in Ald i’ s p e rfo rma nc e  

re la tive  to  Te sc o  is p o te ntia lly ind ic a tive  o f c urre nt wid e r e c o no mic  tre nd s in te rms o f 

sho p p e rs inc re a sing  b e ing  va lue -d rive n. 

 The  ne w Te sc o  Extra  sto re  a t Ha tte rsle y ha s o nly ha d  a  limite d  imp a c t o n ma in fo o d  

sho p p ing  p a tte rns (2.5% ma rke t sha re  fro m the  G lo sso p  c a tc hme nt).  The  o the r 

o utflo ws to  sto re s in Ta me sid e  (Sta lyb rid g e  a nd  Hyd e ) a re  simila r to  tho se  id e ntifie d  in 

the  2009 Stud y. 

8.7 The  2009 Stud y id e ntifie d  a  p o te ntia l ne e d  fo r a  ne w ma instre a m fo o d sto re  in the  to wn so  

a s to  p ro vid e  e ffe c tive  c o mp e titio n a nd  e nha nc e  c ho ic e  fo r lo c a l re sid e nts d ue  to  the  

d o mina nc e  a t the  time  o f the  o ut-o f-c e ntre  Te sc o  sto re .  Ho we ve r, the  ne w stud y c le a rly 

sho ws tha t Te sc o ’ s d o mina nc e  ha s b e e n sig nific a ntly e ro d e d  a nd  the  justific a tio n fo r a  

ne w sto re  ma y no t b e  a s p e rsua sive  a s b a c k in 2009.  The  re ta il p la nning  justific a tio n is 

the re fo re  re visite d  in d e ta il la te r in the  c ha p te r. 

  

 2009 STUDY 2013 STUDY 

DESTINATION /  FOODSTORE GLOSSOP ZONE GLOSSOP ZONE 

CO -O P (NORFOLK STREET) 7.3%  5.6% (£3.3m) 

ALDI (ARUNDEL STREET) 11.7%  24.5% (£14.4m) 

M & S (HOWARD TOWN MILL) - 3.6% (£2.1m) 

LOCAL SHOPS  0.7%  1.5% (£0.8m) 

GLOSSO P TC TO TAL 19.7%   35.2%  (£20.1m) 

TESCO (WREN NEST) 60.6%  37.1% (£21.9m) 

OVERALL TO WN TOTAL 80.3%  72.3%  (£42.6m) 
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INFLOW (FROM WITHIN THE BOROUGH) 

8.8 The  ta b le  b e lo w d e ta ils the  c ha ng e s b e twe e n the  re sp e c tive  stud ie s: 

 

8.9 The  surve y re sults sho ws tha t the re  ha s b e e n a  mino r inc re a se  in the  ma in fo o d  ma rke t 

sha re  whic h the  o ut-o f-c e ntre  Te sc o  sto re  a t Wre n Ne st a ttra c ts fro m the  Hig h Pe a k 

c a tc hme nts (surve y zo ne  2); this is slig htly surp rising  g ive n tha t the re  is a n e xisting  o ut-o f-

c e ntre  Te sc o  sto re  a t Wha le y Brid g e . 

LEAKAGE 

8.10 As the  ta b le  b e lo w hig hlig hts, the re  is no ta b le  e xp e nd iture  le a ka g e  to  ma instre a m sto re s 

in surro und ing  c e ntre s. 

 

 

 

 

8.11 The  o utflo ws to  the  ma instre a m fo o d sto re s in Ta me sid e  a re  simila r to  tho se  id e ntifie d  in the  

2009 Stud y d e sp ite  the  sub se q ue nt o p e ning  o f a  ne w Te sc o  Extra  sto re  in Ha tte rsle y; the  

c o ntinue d  o utflo ws the re fo re  sug g e sts b ra nd  lo ya lty ra the r tha n a ny q ua lita tive  

d e fic ie nc y in the  c a tc hme nt. 

OVERALL MAIN FOOD RETENTION 

8.12 Whe n the  ma in fo o d  ma rke t sha re  o f the  to wn c e ntre  (35.2%) a nd  the  o ut-o f-c e ntre  

p ro visio n a t Wre n Ne st (37.1%) a re  c o mb ine d , the  surve y re sults id e ntify tha t e xisting  

c o nve nie nc e  p ro visio n in G lo sso p  re ta ins 72.3% (£42.6m) o f ma in fo o d  e xp e nd iture  a rising  

 2009 STUDY 2013 STUDY 

DESTINATION  Z2 – HIGH PEAK Z3 – PEAK DISTRICT Z2 – HIGH PEAK Z3 – PEAK DISTRICT 

ALDI (ARUNDEL STREET) 1.5%  0.0%  1.5% (£1.2m) 0.0% (£0.0m) 

M & S (HOWARD TOWN MILL) - - 0.2% (£0.1m) 0.0% (£0.0m) 

GLOSSOP TC TO TAL 1.5%   0.0%   1.7%  (£1.3m) 0.0%  (£0.0m) 

TESCO (WREN NEST) 5.3%  0.0%  8.2% (£6.7m) 0.8% (£0.1m) 

 2009 STUDY 2013 STUDY 

DESTINATION /  FOODSTORE GLOSSOP ZONE GLOSSOP ZONE 

ASDA (HYDE) 5.8% 3.9% (£2.3m) 

MORRISON’S (HYDE) 7.3% 6% (£3.5m) 

TESCO (STALYBRIDGE) - 3.2% £1.9m 

TESCO EXTRA (HATTERSLEY) - 2.5% (£1.5m) 
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within its imme d ia te  c a tc hme nt (surve y zo ne  1).  The re  a re  ne g lig ib le  o utflo ws fro m the  

G lo sso p  c a tc hme nt to  o the r sto re s within the  b o ro ug h.  A to ta l o f 21.6% (£12.7m) o f ma in 

fo o d  e xp e nd iture  flo ws to  fo o d sto re  d e stina tio ns o utsid e  o f the  b o ro ug h. 

II) TOP- UP FOOD 

IMMEDIATE CATCHMENT (SURVEY ZONES 1) 

8.13 The  to p -up  fo o d  sho p p ing  e xp e nd iture  p o t fo r the  G lo sso p  c a tc hme nt (zo ne  1) is £19.6m 

in 2013; this is p ro je c te d  to  rise  to  £25.1m b y 2031.  

8.14 The  to p -up  fo o d  sho pp ing  p a tte rns (Ta b le  5b , Ap p e nd ix 2b ) id e ntifie d  in the  c urre nt 

ho use ho ld  surve y (2013) a re  summa rise d  a g a inst the  2009 Stud y re sults b e lo w: 

 

8.15 In c o mp a ra tive  te rms, the  re sults hig hlig ht the  fo llo wing : 

 The  to wn c e ntre  to p -up  ma rke t sha re  ha s re ma ine d  re la tive ly sta tic  a t c . 42%.  The  in-

c e ntre  Ald i sto re  ha s ho we ve r sig nific a ntly inc re a se d  its ma rke t sha re  a t the  e xp e nse  

o f the  Co -Op  a nd  p e rtine ntly, lo c a l ind e p e nd e nts. 

 The  ne w M&S Simp ly Fo o d  ha s a  limite d  to p -up  ma rke t sha re ; this ma y in p a rt b e  

a ttrib uta b le  to  its le ss p ro mine nt lo c a tio n o ff the  Hig h Stre e t. 

 Te sc o ’ s ma rke t sha re  ha s d e c re a se d  b y c . 5%; a s with Buxto n this ma y p re d o mina ntly 

b e  a ttrib uta b le  to  sho p pe rs c ha ng ing  b ra nd  p re fe re nc e  to  Ald i. 

8.16 Lo c a l c e ntre s a ro und  G lo sso p  (p rima rily Cha rle swo rth, Ha d fie ld  a nd  Simmo nd le y) se c ure  

10.1% (£2m) o f to p -up  e xp e nd iture  a rising  within the  c a tc hme nt. 

  

 2009 STUDY 2013 STUDY 

DESTINATION /  FOODSTORE GLOSSOP ZONE GLOSSOP ZONE 

CO -O P (NORFOLK STREET) 16.7%  8.6% (£1.6m) 

ALDI (ARUNDEL STREET) 7.0%  25.3% (£5m) 

M & S (HOWARD TOWN MILL) - 2.2% (£0.4m) 

LOCAL SHO PS  18.4% 6.6% (£1.3m) 

GLOSSOP TC TO TAL 42.1%   42.7%  (£8.3m) 

TESCO (WRENS NEST) 27.2%  22.2% (£4.3m) 
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INFLOW 

8.17 Give n the  hig hly lo c a lise d  na ture  o f to p -up  sho p p ing , b o th the  2009 a nd  2013 stud ie s 

id e ntifie d  e xtre me ly limite d  inflo ws fro m the  o the r c a tc hme nt zo ne s to  G lo sso p ; the  o ut-o f-

c e ntre  Te sc o  sto re  d o e s ho we ve r a ttra c t a  mino r ma rke t sha re  (4.4% /  £0.9m) fro m the  

Hig h Pe a k Ce ntra l zo ne .  

LEAKAGE 

8.18 The  Te sc o  Extra  sto re  a t Ha tte rsle y se c ure s 8.8% (£1.7m) o f to p -up  e xp e nd iture  a rising  

within the  G lo sso p  c a tc hme nt.    

OVERALL TOP- UP FOOD RETENTION 

8.19 The  to wn a s a  who le  (inc lud ing  Te sc o  Extra  a nd  lo c a l c e ntre s) re ta ins 68.1% (£13.4m) o f 

to p -up  e xp e nd iture  a rising  within its imme d ia te  c a tc hme nt (surve y zo ne  1).  Whe n the  

ma rke t sha re  o f lo c a l c e ntre s is c o mb ine d , the  o ve ra ll re te ntio n le ve l fo r the  b o ro ug h a s a  

who le  is 78.2% (£15.4m). 

III) OVERALL MARKET SHARE (MAIN AND TOP- UP COMBINED) 

8.20 The  a sse ssme nt (Ta b le  7, Ap p e nd ix 2b ) id e ntifie s tha t G lo sso p  to wn c e ntre  re ta ins 37.1% 

(£29.1m) o f to ta l c o nve nie nc e  e xp e nd iture  a rising  in its imme d ia te  c a tc hme nt (surve y 

zo ne  1).  The  o ut-o f-c e ntre  fo o d sto re s a t Wre n Ne st re ta in a  furthe r 34.2% (£26.9m).   

8.21 The  to wn a s a  who le  re ta ins 71.3% (£56m) o f c o nve nie nc e  e xp e nd iture  a rising  within its 

imme d ia te  c a tc hme nt.  Lo c a l c e ntre s in the  c a tc hme nt d ra w a n a d d itio na l 3.1% (£2.4m). 

IV) FOODSTORE TRADING PERFORMANCE 

 

 

 

 

8.22 As se t o ut in the  Buxto n a na lysis, the  stro ng  pe rfo rma nc e  o f the  Ald i sto re  in the  to wn 

re fle c ts the  c urre nt g a ins tha t limite d  a sso rte d  d isc o unte rs (LADs) a re  ma king  fro m the  

DESTINATION /  FOODSTORE BENCHMARK SURVEY TO TAL DIFFERENCE 

ALDI (Arunde l Stre e t) £4.1m £20.6m +£16.6m 

CO -O P (Norfolk Stre e t) £11.4m £5m - £6.4m 

M&S SIMPLY FOOD (Howa rd Town Mill) £12.1m £4.3m - £7.8m 

TESCO (Wre n Ne st) £33.7m £33.1m - £0.6m 

ICELAND (Wre n Ne st) £2.3m £0.6m - £1.6m 
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ma instre a m o p e ra to rs.  The  sto re  ha s imp ro ve d  its tra d ing  p e rfo rma nc e  fro m c . £4.3m 

a b o ve  b e nc hma rk in 2009 to  c . £16.6m a t p re se nt. 

8.23 The  imp ro ve me nt in Ald i’ s tra d ing  pe rfo rma nc e  ha s c o me  a t the  e xp e nse  o f the  o ut-o f-

c e ntre  Te sc o  sto re  whic h no w tra d e s c lo se  to  b e nc hma rk (c o mp a re d  to  o ve rtra d ing  b y c . 

£4.2m in 2009). 

8.24 In te rms o f o the r sto re s in the  to wn, it is c le a r fro m the  surve y re sults tha t the  Co -Op  sto re  in 

p a rtic ula r is sig nific a ntly und e r-p e rfo rming ; this ma y b e  d ue  to  the  inc re a se d  c o mp e titio n 

fro m Ald i sto re  a nd  a lso  the  ne w M&S Simp ly Fo o d .  It is ho we ve r p o ssib le  tha t the  Co -Op  

sto re  p ic ks up  a d d itio na l tra d e  no t re c o rd e d  b y the  ho use ho ld  surve y d ue  to  its lo c a tio n 

a d ja c e nt to  the  ra ilwa y sta tio n.   

8.25 With re sp e c t to  M&S Simp ly Fo o d , the  sto re  ha s re c e ntly o p e ne d  a nd  it is like ly to  imp ro ve  

its p e rfo rma nc e  o ve r time  a s b e c o me s a n e sta b lishe d  to p -up  o rie nta te d  d e stina tio n.  The  

sto re  ma y b e  a ttra c ting  so me  inflo w fro m visito rs to  the  to wn c e ntre  a ltho ug h it is no t 

p ro mine nt fro m the  Hig h Stre e t. 

V) CAPACITY REVIEW 

8.26 The  b a se line  c a p a c ity mo d e lling  e xe rc ise  (Ta b le  10a  , Ap p e nd ix 2c ), a ssuming  a  c o nsta nt 

ma rke t sha re  a nd  ta king  a c c o unt o f p ro je c te d  p o p ula tio n a nd  e xp e nd iture  g ro wth, a s 

we ll a s tra d ing  e ffic ie nc y inc re a se s, g e ne ra te s the  fo llo wing  flo o rsp a c e  re q uire me nt29 

o ve r the  e me rg ing  Lo c a l Pla n p e rio d  to  2031:  

MAINSTREAM RETAIL30 2018 2023 2031 

GLOSSOP -  BASELINE c . 160 m 2 (g ross) c . 400 m 2 (g ross) c . 805 m 2 (g ross) 

 

8.27 As the  ta b le  hig hlig hts, the  c a p a c ity id e ntifie d  o ve r the  e me rg ing  p la n p e rio d  is 

insuffic ie nt to  sup p o rt a ny sub sta ntive  ne w c o nve nie nc e  re ta il d e ve lo p me nt.  Ho we ve r, 

the  e xisting  in-c e ntre  Ald i sto re  is id e ntifie d  to  b e  sig nific a ntly o ve rtra d ing  (c . £16.6m) 

re la tive  to  e xp e c te d  c o mp a ny b e nc hma rk.  A hyp o the tic a l a sse ssme nt ha s the re fo re  

                                                      

 
29 Ro und e d  to  ne a re st 5 me tre  flo o rsp a c e  inc re me nts  
30 Ma instre a m Re ta ile r is Asd a , Mo rriso n’ s, Sa insb ury’ s a nd  Te sc o ; Sa le s De nsity o f £12,000/ m2 utilise d  
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b e e n c o mp le te d  whe re b y the  o ve rtra d ing  surp lus o f the  Ald i sto re  is ma d e  a va ila b le  to  

sup p o rt ne w c o nve nie nc e  p ro visio n in the  to wn.  The  c a p a c ity p o sitio n, whic h a lso  ta ke s 

a c c o unt o f the  e xisting  Te sc o  Exp re ss c o mmitme nt in Ha d fie ld  (sha re d  c a tc hme nt with 

G lo sso p ), id e ntifie s the  fo llo wing  ne e d  o ve r the  p la n p e rio d  (Ta b le  10d , Ap p e nd ix 2c ):  

 

8.28 Whilst the  2009 Stud y id e ntifie d  a  ne e d  fo r a  ne w ma instre a m fo o d sto re  in G lo sso p  o n the  

b a sis o f ma in fo o d  ma rke t sha re  impro ve me nts a nd  to  fa c ilita te  c o mp e titio n with the  the n 

o ve rtra d ing  (o ut-o f-c e ntre ) Te sc o  Wre n Ne st sto re , the  re ta il justific a tio n is sig nific a ntly le ss 

p e rsua sive  in this insta nc e , g ive n tha t:  

 The  tra d ing  d o mina nc e  o f the  o ut-o f-c e ntre  Te sc o  sto re  ha s sig nific a ntly d e c line d .  

Whilst the  sto re  se c ure d  c . 60% o f ma in fo o d  spe nd  a rising  in the  G lo sso p  c a tc hme nt 

in 2009, this ha s no w d e c re a se d  to  c . 37%.  The  sto re  is no w tra d ing  a ro und  

b e nc hma rk ra the r tha n c . £4m o ve rtra d ing  a s id e ntifie d  in 2009. 

 The  in-c e ntre  Ald i sto re  ha s sig nific a ntly inc re a se d  ma rke t sha re  fro m c . 12% in 2009 to  

c . 25% a t p re se nt; this ha s p rima rily b e e n a t the  e xp e nse  o f Te sc o .  Whilst the  sto re  is 

sig nific a ntly o ve rtra d ing , utilising  the  surp lus wo uld  b e  unre a listic  o n q ua lita tive  

g ro und s g ive n tha t the re  is a  c le a r q ua lita tive  d istinc tio n b e twe e n ma instre a m 

o p e ra to rs a nd  d e e p  d isc o unte rs a nd  the  re c e nt c ha ng e s in sho pp ing  p a tte rns ma y 

b e  d ue  to  the  so c io -d e mo g ra p hic  p ro file  o f the  to wn’ s c a tc hme nt. 

 A ne w M&S Simp ly Fo o d  sto re  ha s o p e ne d  within the  Ho wa rd  To wn Mill sc he me  in the  

to wn c e ntre  whic h ha s furthe r e nha nc e d  c ho ic e  a nd  c o mp e titio n. 

 A ne w Te sc o  Extra  sto re  ha s o p e ne d  in Ha tte rsle y; this c o nstra ins the  p o te ntia l fo r 

sub sta ntive  inc re a se s in ma rke t sha re  g ive n its lo c a tio n o n the  we ste rn sid e  o f the  

G lo sso p  c a tc hme nt.   

                                                      

 
32 Ma instre a m Re ta ile r is Asd a , Mo rriso n’ s, Sa insb ury’ s a nd  Te sc o ; Sa le s De nsity o f £12,000/ m2 utilise d  

     

MAINSTREAM RETAIL32 2018 2023 2031 

GLOSSOP [OVERTRADING RE-

ASSIGN; COMMITMENTS] 

c . 1,715 m 2 (g ross) c . 1,955 m 2 (g ross) c . 2,360 m 2 (g ross) 
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 The  tra d ing  p e rfo rma nc e  o f the  e xisting  Co -Op  sto re  ha s sig nific a ntly d e te rio ra te d  

d ue  to  inc re a se d  c o mpe titio n fro m Ald i a nd  to  a  le sse r e xte nt M&S Simply Fo o d .  The  

future  tra d ing  via b ility o f the  sto re  ma y b e  unc e rta in sho uld  a d d itio na l c o nve nie nc e  

p ro visio n b e  d e live re d  in G lo sso p . 

 The re  a re  no  g e nuine  d e fic ie nc ie s in the  c o nve nie nc e  re ta il p ro visio n in G lo sso p ; the  

to wn ha s a  q ua lita tive  b re a d th o f p ro visio n whic h ha s b e e n furthe r e nha nc e d  b y the  

ne w M&S Simp ly Fo o d  sto re  (hig he r o rd e r q ua lity o p e ra to r). 

 The  ne w Te sc o  Exp re ss sto re 33 in Ha d fie ld  to wn c e ntre  within the  G lo sso p  c a tc hme nt 

ha s o p e ne d  sinc e  the  ho use ho ld  te le p ho ne  surve y wa s c o mp le te d  a nd  is like ly to  

ha ve  ha d  a  no ta b le  impa c t o n lo c a l to p -up  sho p p ing  p a tte rns in p a rtic ula r. 

 

8.29 On the  b a sis o f the  a b o ve , whilst q ua ntita tive  c a p a c ity fo r ne w c o nve nie nc e  p ro visio n is 

id e ntifie d  to wa rd s the  la tte r e nd  o f the  e me rg ing  Lo c a l Pla n pe rio d , it is o ur vie w tha t 

the re  is no  imme d ia te  a nd  o ve rrid ing  q ua ntita tive  o r q ua lita tive  re q uire me nt fo r the  

Co unc il to  p ro a c tive ly p la n fo r ne w p ro visio n in the  to wn. 

8.30 To  this e xte nt, it is no te d  tha t the re  is a  lo ng -sta nd ing  p ro p o se d  fo o d sto re  a llo c a tio n a t the  

e d g e -o f-c e ntre  Wo o d s Mill site  und e r e me rg ing  Lo c a l Pla n p o lic y DS134.  It is o ur vie w tha t 

the re  is p re se ntly no  ne e d  fo r the  a llo c a tio n a nd  a ny p ro visio n c o uld  o nly re a listic a lly b e  

sup p o rte d  o n re g e ne ra tio n g ro und s (e .g . fo o d sto re  re q uire d  to  c ro ss-sub sid ise  the  mixe d -

use  re g e ne ra tio n o f a n imp o rta nt stra te g ic  re g e ne ra tio n site ). 

B) COMPARISON 

8.31 The  c o mp a riso n re ta il e xp e nd iture  p o t (Ta b le s 4a -d , Ap p e nd ix 3a ) within the  G lo sso p  

c a tc hme nt (surve y zo ne  1) is £75.2m (2013); this is p ro je c te d  to  rise  to  £100.9m (2018) a nd  

£135.1m b y 2031 (£60.5m inc re a se  o ve r e me rg ing  Lo c a l Pla n p e rio d ).   

I) COMBINED (NON- BULKY) COMPARISON GOODS MARKET SHARE 

IMMEDIATE CATCHMENT (SURVEY ZONE 1) 

8.32 The  surve y re sults (Ta b le  13a , Ap p e nd ix 3b ) id e ntifie s tha t G lo sso p  to wn c e ntre  re ta ins 

30.0% (£22.6m) o f a ll (no n-b ulky) c o mp a riso n re ta il e xp e nd iture  (£75.2m) a rising  within its 

                                                      

 
33 Pe rmitte d  Cha ng e  o f Use  fro m fo rme r pub  to  c o nve nie nc e  sto re   
34 Pre fe rre d  O ptio n Fe b rua ry 2013 c o nsulta tio n 
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imme d ia te  c a tc hme nt (surve y zo ne  1).  The  re ta il p ro visio n a t Wre n Ne st se c ure s 9.6% 

(£7.2m) fro m the  G lo sso p  c a tc hme nt. 

8.33 As the  ta b le  b e lo w ind ic a te s, the  to wn a s a  who le  re ta ins 39.7% (£29.8m) o f the  no n-b ulky 

c o mp a riso n e xp e nd iture  a rising  within its imme d ia te  c a tc hme nt; this is a  p a rtic ula rly 

p o sitive  p e rfo rma nc e  g ive n the  e xisting  re ta il o ffe r a nd  the  p ro ximity /  a c c e ssib ility to  

hig he r o rd e r c e ntre s in Gre a te r Ma nc he ste r. 

 

 

 

 

8.34 In c o mp a ra tive  te rms, the  surve y re sults ind ic a te  tha t the  to wn c e ntre  ha s a c tua lly 

inc re a se d  its o ve ra ll c o mp a riso n (no n-b ulky) ma rke t sha re  sinc e  the  2009 Stud y; this ma y 

b e  a ttrib uta b le  to  the  ne w c o mp a riso n re ta ile rs, inc lud ing  Ed inb urg h Wo o lle n Mill, Co tto n 

Tra d e rs a nd  Pe a c o c k’ s whic h ha ve  o p e ne d  within the  Ho wa rd  To wn Mill sc he me . 

INFLOW  

8.35 The  to wn a ttra c ts mino r inflo ws fro m the  Hig h Pe a k Ce ntra l c a tc hme nt (4.1% /  £3.4m). 

LEAKAGE  

8.36 The re  is no  re a l o utflo w fro m the  G lo sso p  c a tc hme nt to  o the r c e ntre s in the  b o ro ug h.  As 

the  ta b le  b e lo w hig hlig hts, mo st lo c a l re sid e nts in the  G lo sso p  c a tc hme nt lo o k to wa rd s 

hig he r o rd e r c e ntre s a nd  re ta il p a rk d e stina tio ns in the  Gre a te r Ma nc he ste r c o nurb a tio n 

fo r the ir o ve ra ll c o mp a riso n (no n-b ulky) sho p p ing  ne e d s. 

                                                      

 
35 Ashto n-u-Lyne  c o mprise s Ashto n to wn c e ntre  a nd  Ta me sid e  re ta il p a rk re sp o nse s. 

 2009 STUDY 2013 STUDY 

DESTINATION /  FOODSTORE GLOSSOP ZONE GLOSSOP ZONE 

GLOSSOP TOWN CENTRE 23.1% 30.0% (£22.5m) 

WRENS NEST (INCL. TESCO) - 9.6% (£7.2m) 

OVERALL RETENTIO N 23.1%  39.7%  (£29.8m) 

 2009 STUDY 2013 STUDY 

DESTINATION /  FOODSTORE GLOSSOP ZONE GLOSSOP ZONE 

MANCHESTER CITY CENTRE 23% 20.1% (£15.1m) 

ASHTON- U- LYNE35 15.1% 11.6% (£8.8m) 

STOCKPORT TOWN CENTRE 15.3% 10.1% (£7.6m) 

TRAFFORD CENTRE 4.5% 6.8% (£5.1m) 
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8.37 The re  ha ve  b e e n re la tive ly limite d  c ha ng e s in o ve ra ll c o mp a riso n sho pp ing  p a tte rns sinc e  

the  2009 Stud y.  Exp e nd iture  is hig hly d issip a te d  with no  d o mina nt lo c a tio n.   

II) INDIVIDUAL (NON- BULKY) COMPARISON GOODS MARKET SHARE 

8.38 As with the  Buxto n a na lysis, a  summa ry o f the  ma rke t sha re  whic h the  to wn c e ntre  se c ure s 

fo r ind ivid ua l c o mp a riso n g o o d s ite ms is p ro vid e d  b e lo w.  A d e ta ile d  a sse ssme nt o f 

c lo thing  sho p p ing  p a tte rns a nd  ma rke t sha re  p e rfo rma nc e  is summa rise d  se p a ra te ly.   

 

 

 

 

 

 

8.39 The  surve y re sults sho w tha t the re  is sig nific a nt va ria nc e  in the  ma rke t sha re  whic h the  

to wn c e ntre  d ra ws fo r ind ivid ua l c o mp a riso n g o o d s ite ms.  The  re la tive ly lo w ma rke t sha re  

fo r CDs /  DVDs re fle c ts the  d o mina nc e  o f fo o d sto re s in this ma rke t se c to r (Te sc o  G lo sso p  

a c hie ve s a  40.6% /  £1.1m ma rke t sha re ). 

III) CLOTHING 

8.40 The  e xp e nd iture  p o t fo r c lo thing  within the  G lo sso p  c a tc hme nt (surve y zo ne  1) is £29.1m; 

this is p ro je c te d  to  rise  to  £39.1m in 2018 a nd  £52.5m b y 2031 (£23.4m inc re a se  o ve r the  

e me rg ing  Lo c a l Pla n pe rio d .  The  c ha ng e s in ma rke t sha re  sinc e  the  2009 Stud y a re  

summa rise d  b e lo w: 

 

 

 

 

 2009 STUDY 2013 STUDY 

COMPARISON GOODS GLOSSO P ZONE GLOSSOP ZONE 

PERSONAL GO ODS 30.8% 39.7% (£2.7m) 

SMALL DOMESTIC APPLIANCES - 48.3% (£5.2m) 

CDs /  DVDs - 12.3% (£0.3m) 

BOOKS & STATIONARY - 35% (£1.4m) 

GLASSWARE /  TABLEWARE - 25.3% (£0.6m) 

MEDICAL GOODS - 54% (£3.1m) 

RECREATIO NAL GOODS 22.1% 32.4% (£4.4m) 

 2009 STUDY 2013 STUDY 

 GLOSSOP ZONE GLOSSOP ZONE 

GLOSSO P TC 16.2%  16.5% (£4.8m) 

WREN NEST RETAIL PARK 1.5%  0.9% (£0.2m) 
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8.41 The  mino r inc re a se  in ma rke t sha re  ma y b e  a ttrib uta b le  to  the  impro ve me nt in the  

c o mp a riso n re ta il o ffe r fa c ilita te d  b y the  Ho wa rd  To wn Mill sc he me . 

LEAKAGE /  OVERALL RETENTION 

8.42 Give n the  re la tive ly lo w ma rke t sha re  whic h the  to wn a s a  who le  re ta ins fro m its o wn 

imme d ia te  c a tc hme nt (surve y zo ne  1), the re  is sig nific a nt le a ka g e  o f c lo thing  e xp e nd iture  

to  re ta il d e stina tio ns o utsid e  o f the  b o ro ug h; the  ta b le  b e lo w sho ws the  c ha ng e s sinc e  the  

2009 Stud y: 

 

 

 

 

 

8.43 As ind ic a te d , Ma nc he ste r c ity c e ntre  a nd  Tra ffo rd  Ce ntre  ha ve  b o th inc re a se d  c lo thing  

ma rke t sha re  sinc e  2009; this is a ttrib uta b le  to  the  hig he r o rd e r re g io na l re ta il o ffe r. 

C) BULKY COMPARISON 

8.44 The  a sse ssme nt (Ta b le s 4 a -c , Ap p e nd ix 4a ) d e ta ils tha t the  b ulky c o mp a riso n e xp e nd iture  

p o t within the  G lo sso p  c a tc hme nt (surve y zo ne  1) is c urre ntly £33m; this is p ro je c te d  to  rise  

£44.3m in 2018 a nd  £59.6m b y 2031 (£26.6m inc re a se  o ve r e me rg ing  Lo c a l Pla n p e rio d ). 

I) COMBINED (BULKY) COMPARISON GOODS MARKET SHARE 

8.45 The  surve y re sults (Ta b le  10, Ap p e nd ix 4b ) ind ic a te  tha t G lo sso p  to wn c e ntre  re ta ins 31.3% 

(£10.3m) o f a ll b ulky c o mp a riso n g o o d s e xp e nd iture  a rising  within the  to wn’ s imme d ia te  

c a tc hme nt.  Wre n Ne st Re ta il Pa rk in G lo sso p  se c ure s a n a d d itio na l 8.3% (£2.7m).  The  

to wn a s a  who le  the re fo re  re ta ins 39.5% (£13.1m). 

8.46 The  c ha ng e s in ma rke t sha re  sinc e  the  2009 Stud y a re  summa rise d  b e lo w a lo ng  with ma in 

c o mp e ting  d e stina tio ns: 

 2009 STUDY 2013 STUDY 

 Z1 – GLOSSOP Z1 – GLOSSOP 

ASHTON- U- LYNE TC 16.1% (£4.2m) 10.3% (£2.9m) 

STO CKPORT TC 10.8% (£2.8m) 9.3% (£2.7m) 

MANCHESTER CC 28.5% (£7.5m) 32.5% (£9.4m) 

TRAFFORD CENTRE 3.8% (£1.0m) 11.1% (£3.2m) 
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8.47 The  re sults sho w tha t the  to wn c e ntre  ma rke t ha s inc re a se d  sinc e  2009.  The re  ha s a lso  

b e e n a  shift in whe re  sho p p e rs g o  in Ta me sid e  with mo re  no w g o ing  to  re ta il p a rks ra the r 

tha n Ashto n-und e r-Lyne  to wn c e ntre . 

INFLOW  

8.48 The  to wn a ttra c ts a n e xtre me ly limite d  inflo w (3% (£1.1m) fro m the  Hig h Pe a k Ce ntra l 

c a tc hme nt (surve y zo ne  2).  The re  a re  no  inflo ws fro m o the r c a tc hme nt zo ne s b o th within 

a nd  o utsid e  o f the  b o ro ug h. 

OVERALL BULKY COMPARISON GOODS TURNOVER 

8.49 The  o ve ra ll to wn c e ntre  b ulky c o mp a riso n turno ve r is c . £11.4m; Wre n Ne st Re ta il Pa rk 

se c ure s a  furthe r £2.8m.  The  c o mb ine d  b ulky turno ve r o f the  to wn is the re fo re  £14.2m. 

II) INDIVIDUAL (BULKY) COMPARISON GOODS MARKET SHARES 

8.50 The  to wn c e ntre  ma rke t sha re  fo r ind ivid ua l b ulky c o mp a riso n g o o d s is summa rise d  b e lo w 

(Ta b le s 5 – 9, Ap p e nd ix 4b ) a g a inst the  2009 Stud y re sults (whe re  a va ila b le ).  The  ma rke t 

sha re  fo r the  to wn a s a  who le  (e .g . inc lud ing  Wre n Ne st) is p ro vid e d  in b ra c ke ts. 

 

                                                      

 
36 To wn Ce ntre  a nd  Out-o f-Ce ntre  c o mb ine d  

 2009 STUDY 2013 STUDY 

 Z1 -  G LOSSOP Z1 -  GLOSSOP 

GLOSSO P36 30.4% 39.5% (£13.1m) 

ASHTON- U- LYNE TC 21.8% 6.3% (£2.1m) 

ASHTON RETAIL PARKS 11% 20.3% (£6.7m) 

STOCKPORT TC 12.5% 6.8% (£2.3m) 

MANCHESTER CC 8.8% 9.1% (£3m) 

 2009 STUDY 2013 STUDY 

COMPARISO N GOODS  GLOSSO P ZONE GLOSSO P ZONE 

FURNITURE /  FLO OR 21.9% 

(24.0%)  

26.4% (£3.1m) 

(35.9% /  £4.2m) 
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8.51 The  surve y re sults sho w tha t the  to wn’ s o ve ra ll ma rke t sha re  ha s a c tua lly inc re a se d  fo r a ll 

ind ivid ua l b ulky c o mp a riso n g o o d s c a te g o rie s sinc e  2009; the re  is no  p a rtic ula r re a so n fo r 

this g ive n tha t the re  ha s b e e n no  ne w b ulky re ta il d e ve lo p me nt in the  to wn in the  

inte rve ning  p e rio d  (a lb e it Wic ke s ha s ta ke n o ve r the  Fo c us DIY sto re ).  

D) OVERALL COMPARISON G OODS MARKET SHARE 

8.52 Dra wing  the  ind ivid ua l no n-b ulky a nd  b ulky e xp e nd iture  p o ts to g e the r, the re  is a n o ve ra ll 

to ta l o f c . £108.2m o f c o mp a riso n e xp e nd iture  a rising  within the  G lo sso p  c a tc hme nt 

(surve y zo ne  1).  The  a sse ssme nt (Ap p e nd ix 4a ) sho ws tha t G lo sso p  to wn c e ntre  re ta ins 

30.4 % (£32.9m) o f this to ta l c o mp a riso n e xp e nd iture .  Out-o f-c e ntre  p ro visio n (Wre n Ne st) 

re ta ins a  furthe r 9.2% (£10m).  The  to wn a s a  who le  the re fo re  re ta ins 39.6% (£42.9m) o f 

to ta l c o mp a riso n e xp e nd iture  a rising  within its imme d ia te  c a tc hme nt.  

8.53 The  ma in c o mp e ting  d e stina tio ns a re  Ma nc he ste r c ity c e ntre  (16.8% /  £18.1m), re ta il pa rks 

in Ta me sid e  (9.9% /  £10.7m) a nd  Sto c kp o rt to wn c e ntre  (9.1% /  £9.9m). 

E) COMPARISON CAPACITY REVIEW 

8.54 On the  b a sis o f fo rwa rd  p o p ula tio n a nd  e xp e nd iture  g ro wth, a ssuming  tha t the  c urre nt 

ma rke t sha re  o f the  to wn c e ntre  is p ro je c te d  fo rwa rd  o n a  c o nsta nt b a sis (i.e . no  

imp ro ve me nt o ve r time ), the  c a p a c ity a sse ssme nt id e ntifie s the  fo llo wing  flo o rsp a c e  

re q uire me nt37 o ve r the  e me rg ing  Lo c a l Pla n p e rio d  to  2031 (Ta b le  3, Ap p e nd ix 4b ): 

 

 2018 2023 2031 

GLOSSOP -  BASELINE  790 m 2 (g ross)  2,085 m 2 (g ross)  4,315 m 2 (g ross) 

 

                                                      

 
37 Flo o rsp a c e  ro und e d  to  ne a re st 5 sq ua re  me tre  inc re me nt 

DIY  37.2% 

(40.5%)  

25.8% (£1.4m) 

(47.3% /  £2.5m) 

MAJOR HOUSEHOLD APPS 46.8%  

(46.8%) 

44.5% (£1m) 

(48.1% /  £1.1m) 

LARGE ELECTRICAL GOODS 20.9%  

(20.9%) 

27.7% (£2.5m) 

(31.3% /  £2.8m) 

GARDENS & PETS 61.5% 

(62.4%) 

51.3% (£2.3m) 

(52.2% /  £2.3m) 
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8.55 The  a sse ssme nt id e ntifie s tha t the re  is a  sub sta ntive  ne e d  fo r ne w re ta il d e ve lo p me nt in 

the  la tte r p ha se s o f the  e me rg ing  Lo c a l Pla n p e rio d .   

8.56 Ord ina rily, whilst NPPF re q uire s Co unc il’ s to  id e ntify site s to  me e t the  ne e d  id e ntifie d  o ve r 

the  e me rg ing  p la n p e rio d , it is o ur vie w in the  first insta nc e  tha t the re  is no  imme d ia te  o r 

o ve rrid ing  re q uire me nt to  p la n fo r a ny future  q ua ntita tive -b a se d  e xp a nsio n o f the  

c o mp a riso n re ta il o ffe r in G lo sso p  g ive n tha t: 

 The  to wn ha s b e e n re c e ntly sub je c t to  q ua ntita tive  b a se d  e xp a nsio n thro ug h the  

c o mp le tio n o f the  Ho wa rd  To wn Mill sc he me .  It is like ly tha t c urre nt c o mme rc ia l 

re q uire me nts fo r the  to wn ha ve  b e e n sa tisfie d  a nd  the re  a re  re ma ining  va c a nt units. 

 The  re ta il wa re ho using  (b ulky re ta il) p ro visio n in the  to wn a t Wre n Ne st a d e q ua te ly 

me e ts lo c a l sho p p ing  ne e d s in te rms o f furniture , DIY, p e ts a nd  g a rd e ning  ite ms.  The  

Te sc o  sto re  a lso  sto c ks a  ra ng e  o f e le c tric  a nd  ho use ho ld  a pp lia nc e s.   

8.57 On this b a sis, it is o ur vie w tha t c o mp a riso n re ta il site  a llo c a tio ns sho uld  b e  b a se d  o n a n 

up d a te  to  this stud y whic h sho uld  b e  c o mp le te d  in the  future  a s p a rt o f a ny sub se q ue nt 

Lo c a l Pla n re vie w.  

F) LEISURE 

8.58 The  q ua ntum o f a va ila b le  le isure  e xp e nd iture  (a s p e r sp e c ific  le isure  a c tivity) within the  

G lo sso p  c a tc hme nt (surve y zo ne  1) is summa rise d  b e lo w: 

 Ave ra g e  Spe nd (£) Ava ila ble  Expe nditure  

(£) 

UK Ave ra g e  Spe nd pe r 

pe rson (£)38 

Re sta ura nts/ Ca fe s £434 £17.8m £440 

Alc o ho lic  Drinks £240 £9.9m £232 

C ine ma  £18 £0.7m £18 

The a tre  /  Co nc e rts £32 £1.3m £33 

Re c re a tio n a nd  Sp o rting  £113 £4.6m £117 

 

8.59 The  to wn c e ntre  re ta ins mo st re sid e nts fo r e a ting  a nd  d rinking  a nd  a lso  sp o rts /  he a lth & 

fitne ss a c tivitie s.  Ho we ve r, g ive n its limite d  o ffe r fo r o the r le isure  a c tivitie s, a re a s o f 

Ma nc he ste r a nd  Ta me sid e  a ttra c t a  sig nific a nt p ro p o rtio n o f the  c a tc hme nt’ s re sid e nts:  

                                                      

 
38 Annua l Sp e nd  
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 CINEMA: 47.7% o f lo c a l re sid e nts in the  c a tc hme nt re g ula rly visit the  c ine ma . The  

ma jo rity o f re sid e nts (82.5%) visit the  o ut-o f-c e ntre  Cine wo rld  a t Ashto n Mo ss mo st 

fre q ue ntly.  Othe r d e stina tio ns inc lud e  Ma nc he ste r c ity c e ntre  (6.7%) a nd  the  Tra ffo rd  

Ce ntre  (4.6%). 

 INDOOR SPORTS /  HEALTH & FITNESS: a  to ta l o f 22.3% o f lo c a l re sid e nts in the  

c a tc hme nt re g ula rly visit g ym fa c ilitie s.  The  mo st p o p ula r fa c ilitie s a re  the  Co unc il 

o p e ra te d  DC Le isure  Ce ntre  in G lo sso p  (45.2%) a nd  G lo sso p  Swimming  Po o l (10.3%).  

Be yo nd  the  two  fa c ilitie s, visita tio n p a tte rns a re  hig hly d issip a te d . 

 RESTAURANTS AND SOCIALISING : a  to ta l o f 76.9% o f lo c a l re sid e nts re g ula rly visit 

re sta ura nts. The  ma jo rity (62.5%) e a t o ut in G lo sso p  to wn c e ntre . The  mo st p o p ula r 

a lte rna tive  d e stina tio n is Ma nc he ste r c ity c e ntre  (21.1%).  Sma lle r to wn c e ntre s a nd  

villa g e s in the  wid e r a re a  ma ke  up  the  re ma ining  d e stina tio ns. 

 PUBS/ CLUBS: o ve r ha lf (56.3%) o f the  re sid e nts o f this c a tc hme nt re g ula rly visit p ub s o r 

c lub s. Simila r to  the  re sta ura nt o ffe r, the  ma jo rity re ma in within G lo sso p  (57.3%) with 

Ma nc he ste r c ity c e ntre  (20.1%) b e ing  the  mo st p o p ula r a lte rna tive . 

8.60 The  to wn’ s wid e r e ve ning  e c o no my o ffe r is limite d  to  tra d itio na l p ub s a nd  re sta ura nts 

a lo ng  the  Hig h Stre e t.  A ne w JD We the rsp o o ns p ub  within the  Ho wa rd  To wn Mill sc he me  

furthe r a d d s to  this. 

8.61 Give n the  pro ximity a nd  a c c e ss fro m the  to wn to  la rg e r le isure  b a se d  d e stina tio ns in the  

Gre a te r Ma nc he ste r c o nurb a tio n (Ashto n Mo ss, Sto c kp o rt a nd  Ma nc he ste r c ity c e ntre ), it 

is unlike ly in o ur vie w tha t the  c e ntre  wo uld  b e  a b le  to  a ttra c t the  ne c e ssa ry c ritic a l ma ss 

o f c o mme rc ia l d e ma nd  to  d e live r a  ste p  c ha ng e  in its o ffe r.  Whilst the  to wn’ s le isure  o ffe r 

la c ks a ny q ua lita tive  d e p th, the re  is no  o ve rrid ing  ne e d  fo r the  Co unc il to  p ro a c tive ly p la n 

fo r ne w p ro visio n in the  to wn c e ntre . 

8.62 As with the  o the r sma lle r c e ntre s, it is o ur vie w tha t the re  is no  ne e d  fo r the  Co unc il to  

p ro a c tive ly p la n fo r ne w le isure  d e ve lo p me nt in the  to wn o ve r the  e me rg ing  p la n p e rio d .  

Ho we ve r, if le isure -b a se d  p ro p o sa ls sho uld  c o me  fo rwa rd  o utsid e  o f the  p la n ma king  

p ro c e ss the n sub je c t to  a p p ro p ria te  NPPF c o mp lia nt a sse ssme nt (se q ue ntia l a nd  imp a c t) 

the re  is p o te ntia l fo r the  Co unc il to  sup p o rt ne w p ro visio n. 

8.63 Ho we ve r, a p p ro p ria te  (c o ntinue d ) p la nning  a nd  lic e nc ing  p o lic ie s sho uld  c o ntinue  to  

a vo id  the  o ve r-c o nc e ntra tio n o f le isure  use s whic h wo uld  b e  d e trime nta l to  to wn c e ntre  

via b ility a nd  surro und ing  re sid e ntia l a me nity. 
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9. HIGH PEAK CENTRAL  

9.1 The  Hig h Pe a k Ce ntra l a re a  c o mp rise s the  sma ll to wns o f Wha le y Brid g e , Ne w Mills a nd  

Cha p e l-e n-le -Frith.  Wha le y Brid g e  a nd  Ne w Mills to wn c e ntre s a re  re la tive ly limite d  in 

te rms o f re ta il a nd  se rvic e  o ffe r.  Whe re a s Ne w Mills is p re d o mina ntly to p -up  o rie nta te d  

(sma ll Sa insb ury’ s Lo c a l), the re  is a  me d ium size d  Te sc o  sto re  o n the  o utskirts o f Wha le y 

Brid g e .  Cha p e l-e n-le -Frith c o mp rise s a  tra d itio na l line a r hig h stre e t a nc ho re d  b y a  

me d ium size d  e d g e -o f-c e ntre  Mo rriso n’ s fo o d sto re .   

A) CONVENIENCE 

9.2 The  o ve ra ll c o nve nie nc e  e xp e nd iture  p o t within the  Hig h Pe a k Ce ntra l c a tc hme nt (surve y 

zo ne  2) is c . £82.2m (2013); this is p ro je c te d  to  rise  to  £85.4m b y 2018 a nd  £98.9m in 2031 

(£16.7m inc re a se  o ve r e me rg ing  Lo c a l Pla n p e rio d ). 

I) MAIN FOOD 

IMMEDIATE CATCHMENT (SURVEY ZONE 2) 

9.3 The  ma in fo o d  e xp e nd iture  p o t fo r the  Hig h Pe a k Ce ntra l c a tc hme nt (zo ne  2) is £61.7m in 

2013; this is p ro je c te d  to  rise  to  £74.2m b y 2031.  The  ma in fo o d  sho p p ing  p a tte rns (Ta b le  

5a , Ap p e nd ix 2b ) id e ntifie d  in the  c urre nt ho use ho ld  surve y (2013) a re  summa rise d  

a g a inst the  2009 Stud y re sults b e lo w: 

  2009 STUDY 2013 STUDY 

 DESTINATION /  FOODSTORE HIG H PEAK CENTRAL ZONE HIGH PEAK CENTRAL ZONE 

WHALEY 

BRIDGE 

CO- OP (BUXTON ROAD) 0.8%  -  

LOCAL SHOPS TC -  0.6% (£0.3m) 

TESCO  (BRIDGEMONT) 36.1%  27.9% (£17.2m) 

CHAPEL-

EN- LE-FRITH 

CO- OP (ECCLES ROAD) - -  

LOCAL SHOPS TC - -  

MORRISONS (MARKET STREET) 28.6%  33.9% (£20.9m) 

NEW MILLS SAINSBURYS LO CAL (TOR TOPS ST) - - 

LOCAL SHOPS TC -  -  

CO- OP (CHURCH STREET) 3.8%  2.0% (£1.2m) 

 HIGH PEAK CENTRAL TO TAL 69.3%  64.4% (£39.7m) 

 TESCO (WREN NEST, G LOSSOP) 5.3% 9.4% (£5.8m) 

 HAZEL GROVE FOODSTORES - 8.7% (£5.4m) 
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9.4 The  ma in c ha ng e s in ma in fo o d  sho p p ing  pa tte rns in the  c a tc hme nt a re  a s fo llo ws: 

 The  Mo rriso n’ s sto re  in Cha p e l-e n-le -Frith ha s imp ro ve d  its ma rke t sha re  re la tive  to  the  

Te sc o  Wha le y Brid g e  sto re ; this ma y a ttrib uta b le  to  b ra nd  lo ya lty.  

 The  le a ka g e  to  Te sc o  G lo sso p  ha s inc re a se d ; this is slig htly surp rising  g ive n the  e xisting  

Te sc o  sto re  in the  Hig h Pe a k Ce ntra l c a tc hme nt.  This ma y b e  d ue  to  the  e nha nc e d  

a ttra c tio n o f G lo sso p  d ue  to  its re ta il a nd  se rvic e  o ffe r.  

 The re  is inc re a se d  le a ka g e  to  fo o d sto re s in Ha ze l Gro ve ; this ma y re fle c t so me  b ra nd  

lo ya lty (Sa insb ury’ s a nd  Asd a  lo c a te d  in Ha ze l Gro ve ). 

9.5 Give n tha t the re  ha ve  b e e n no  c ha ng e s in fo o d sto re  p ro visio n in o the r surro und ing  

c e ntre s the  sma ll d iffe re nc e s in ma in fo o d  sho p p ing  p a tte rns ma y b e  a ttrib uta b le  to  

b ra nd  lo ya lty. 

INFLOW  

9.6 The re  is limite d  inflo w to  the  Mo rriso n’ s in Cha pe l-e n-le -Frith fro m the  Pe a k Distric t (8.9% /  

£1.6m) a nd  Buxto n (4.5% /  £1.9m) c a tc hme nt zo ne s.    

OVERALL MAIN FOOD RETENTION 

9.7 Existing  c o nve nie nc e  p ro visio n within Hig h Pe a k Ce ntra l re ta ins 64.4% (£39.6m) o f ma in 

fo o d  e xp e nd iture  a rising  within its imme d ia te  c a tc hme nt (surve y zo ne  2); this is a  slig ht 

re d uc tio n fro m 2009 whe n p ro visio n re ta ine d  c . 70%.   

9.8 The  ma in o utflo ws o f ma in fo o d  e xp e nd iture  fro m the  c a tc hme nt a re  to  Te sc o  G lo sso p  

(9.4% /  £5.9m) a nd  Ald i in Buxto n (2.4% /  £1.9m).   

II) TOP- UP FOOD 

IMMEDIATE CATCHMENT (SURVEY ZONES 2) 

9.9 The  to p -up  e xp e nd iture  p o t in the  Hig h Pe a k Ce ntra l c a tc hme nt is p ro je c te d  to  rise  fro m 

£20.6m in 2013 to  £24.7m b y 2031.   

9.10 The  to p -up  fo o d  sho pp ing  p a tte rns (Ta b le  4b , Ap p e nd ix 2b ) id e ntifie d  in the  c urre nt 

ho use ho ld  surve y (2013) a re  summa rise d  a g a inst the  2009 Stud y re sults b e lo w: 
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9.11 The  surve y re sults sho w tha t the re  ha ve  b e e n mino r c ha ng e s in to p -up  sho p p ing  p a tte rns 

sinc e  2009.  The  ne w Sa insb ury’ s Lo c a l sto re  in Ne w Mills ha s ha d  a n e xtre me ly limite d  

imp a c t.  The  o ve ra ll d e c re a se  in the  to ta l a mo unt o f e xp e nd iture  re ta ine d  within the  

c a tc hme nt b y the  thre e  ma in c e ntre s is p rima rily d ue  to  the  no ta b le  inc re a se  in the  

ma rke t sha re  a c hie ve d  b y lo c a l c e ntre s in the  Hig h Pe a k c a tc hme nt; Chinle y fo r e xa mp le  

re ta ins 7.9% (£1.6m) o f to p -up  e xp e nd iture . 

INFLOW  

9.12 To p -up  fo o d  sho p p ing  is hig hly lo c a lise d  a nd  the  surve y re sults o nly ind ic a te  mino r inflo ws 

(1.8% /  £0.1m) to  Cha pe l-e n-le -Frith fro m o utsid e  o f surve y zo ne  2. 

LEAKAGE 

9.13 The re  a re  mino r o utflo ws fro m the  Hig h Pe a k Ce ntra l c a tc hme nt to  fo o d sto re s in G lo sso p  

(5.2% /  £1.1m) a nd  Buxto n (3.6% /  £0.7m). 

OVERALL TOP- UP RETENTION 

9.14 The  a sse ssme nt (Ta b le  7, Ap p e nd ix 2b ) id e ntifie s tha t the  thre e  to wns re ta in 67.5% 

(£13.9m) o f to p -up  e xp e nd iture  a rising  within the  Hig h Pe a k Ce ntra l c a tc hme nt.  A to ta l o f 

85% (£17.5m) o f to p -up  sp e nd  a rising  within its imme d ia te  c a tc hme nt is re ta ine d  within the  

b o ro ug h a s a  who le .  The re  is c o nse q ue ntly e xtre me ly limite d  e xp e nd iture  le a ka g e . 

  2009 STUDY 2013 STUDY 

 DESTINATION /  FOODSTORE HIG H PEAK CENTRAL ZONE HIGH PEAK CENTRAL ZONE 

WHALEY 

BRIDGE 

CO- OP (BUXTON ROAD) 1.9%  1.4% (£0.2m) 

LOCAL SHOPS TC 1.9%  8.8% (1.8m) 

TESCO  (BRIDGEMONT) 16.2%  11.2% (£2.3m) 

CHAPEL-

EN- LE-FRITH 

CO- OP (ECCLES ROAD) 1.9%  6.4% (£1.3m) 

LOCAL SHOPS TC 5.7%  1.5% (£0.3m) 

MORRISONS (MARKET STREET) 16.2%  22.3% (£4.5m) 

NEW MILLS SAINSBURYS LO CAL (TOR TOPS ST) - 0.8% (£0.1m) 

LOCAL SHOPS TC 16.2%  5.9% (£1.2m) 

CO- OP (CHURCH STREET) 19.0%  9.2% (£1.8m) 

 HIGH PEAK CENTRAL TO TAL 79.0%   67.5%  (£13.8m) 

 TESCO (WREN NEST, G LOSSOP) - 4.4% (£0.9m) 
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III) OVERALL MARKET SHARE [MAIN FOOD AND TOP- UP COMBINED] 

9.15 The  a sse ssme nt (Ta b le  7, Ap p e nd ix 2b ) id e ntifie s tha t the  ma in to wns in Hig h Pe a k Ce ntra l 

re ta in 65.2% (£53.5m) o f c o nve nie nc e  e xp e nd iture  a rising  within its imme d ia te  c a tc hme nt 

(surve y zo ne  2).  The  b o ro ug h a s a  who le  re ta ins 82.2% (£67.6m).  The re  is limite d  

e xp e nd iture  le a ka g e .   

IV) FOODSTORE PERFORMANCE 

9.16 The  a sse ssme nt (Ta b le  8, Ap p e nd ix 2b ) id e ntifie s the  fo llo wing  tra d ing  p e rfo rma nc e  o f the  

ma in fo o d sto re s in Hig h Pe a k Ce ntra l: 

 

9.17 As the  ta b le  sho ws, the  Mo rriso n’ s in Cha p e l is p e rfo rming  stro ng ly; this is d ue  to  its lo c a tio n 

o n the  e d g e  o f the  Hig h Pe a k Ce ntra l c a tc hme nt whic h the re fo re  g e ne ra te s a d d itio na l 

tra d e  fro m the  a d ja c e nt Pe a k Distric t Ce ntra l a nd  Buxto n c a tc hme nt zo ne s.  The  

o ve rtra d ing  pe rfo rma nc e  is re la tive ly p o sitive  in o ur re sp e c t g ive n the  sto re  o c c up ie s a n 

e d g e -o f-c e ntre  lo c a tio n with its c a r p a rk e ffe c tive ly func tio ning  a s the  wid e r to wn c e ntre  

p a rk, the re b y g e ne ra ting  linke d  sho p p ing  trip s.  

9.18 The  o ut-o f-c e ntre  Te sc o  sto re  in Wha le y Brid g e  is c urre nt tra d ing  a ro und  e xp e c te d  

b e nc hma rk; this is surp rising  g ive n tha t the  a ppro ve d  e xte nsio n to  the  e xisting  sto re 39 (c . 

624 m2 ne t c o nve nie nc e  flo o rsp a c e ) wa s p rima rily b a se d  o n the  ne e d  to  a lle via te  

o ve rtra d ing .  It is ho we ve r p o ssib le  tha t the  sto re  p ic ks up  a d d itio na l d rive -b y tra d e  g ive n 

its p ro mine nt lo c a tio n o ff the  A6 b yp a ss.   

V) CAPACITY REVIEW 

9.19 The  b a se line  c a p a c ity mo d e lling  e xe rc ise  (Ta b le  12a  , Ap p e nd ix 2c ), a ssuming  a  c o nsta nt 

ma rke t sha re  a nd  ta king  a c c o unt o f p ro je c te d  p o p ula tio n a nd  e xp e nd iture  g ro wth, a s 

                                                      

 
39 Pla nning  Ap plic a tio n re fe re nc e  HPK/ 2010/ 0603 

 DESTINATION /  FOODSTORE BENCHMARK (£) SURVEY TOTAL (£) DIFFERENCE 

WHALEY BRIDGE TESCO  (BRIDGEMONT) £19.4m £19.8m +£0.4m 

CHAPEL MORRISONS (MARKET STREET) £18.3m £29.3m +£10.9m 

NEW MILLS CO- OP (CHURCH STREET) £5.6m £3.1m - £2.5m 
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we ll a s tra d ing  e ffic ie nc y inc re a se s, g e ne ra te s the  fo llo wing  flo o rsp a c e  re q uire me nt40 

a c ro ss the  Hig h Pe a k Ce ntra l a re a  o ve r the  e me rg ing  Lo c a l Pla n p e rio d  to  2031:  

MAINSTREAM RETAIL41 2018 2023 2031 

HIGH PEAK -  BASELINE c . 140 m 2 (g ross) c . 350 m 2 (g ross) c . 695 m 2 (g ross) 

HIGH PEAK – [BASELINE -  

PLUS COMMITMENTS] 

c . -  820 m 2 (g ross) c . -  610 m 2 (g ross) c . -  260 m 2 (g ross) 

 

9.20 As the  ta b le  hig hlig hts, the  b a se line  c a p a c ity ide ntifie d  o ve r the  e me rg ing  p la n p e rio d  is 

insuffic ie nt to  sup p o rt a ny sub sta ntive  ne w c o nve nie nc e  re ta il d e ve lo p me nt.   Like wise , 

whe n the  c o mmitte d  e xte nsio n (624 m2 ne t c o nve nie nc e  flo o rsp a c e ) to  the  o ut-o f-c e ntre  

Te sc o  sto re  in Wha le y Brid g e  is ta ke n into  a c c o unt (Ta b le  12b , Ap p e nd ix 2c ) the n the re  is 

a  sub sta ntive  ne g a tive  c a p a c ity. 

9.21 Ho we ve r, the  b a se line  c a p a c ity p o sitio n ig no re s tha t the  e xisting  e d g e -o f-c e ntre  

Mo rriso n’ s sto re  in Cha p e l-e n-le -Frith is sig nific a ntly o ve rtra d ing  (c . £10.9m) re la tive  to  

e xp e c te d  b e nc hma rk.  A hyp o the tic a l q ua ntita tive -b a se d  sc e na rio  (Ta b le  12d , Ap p e nd ix 

2c ) ha s the re fo re  b e e n run whe re b y the  o ve rtra d ing  surp lus is re -a ssig ne d  to  sup p o rt ne w 

c o nve nie nc e  p ro visio n in the  Hig h Pe a k Ce ntra l c a tc hme nt.  This a sse ssme nt, whic h a lso  

ta ke s into  a c c o unt the  c o mmitte d  e xte nsio n to  the  Te sc o  Wha le y Brid g e  sto re , id e ntifie s 

the  fo llo wing  q ua ntita tive  ne e d  o ve r the  e me rg ing  Lo c a l Pla n p e rio d : 

MAINSTREAM RETAIL42 2018 2023 2031 

HIGH PEAK [OVERTRADING 

RE- ASSIGN; COMMITMENTS] 

c . 485 m 2 (g ross) c . 695 m 2 (g ross) c . 1,045 m 2 (g ross) 

 

9.22 As the  ta b le  hig hlig hts, the re  is o nly limite d  c a p a c ity to  sup p o rt ne w c o nve nie nc e  

p ro visio n until the  la tte r pha se  o f the  e me rg ing  Lo c a l Pla n.  Ho we ve r, this sc e na rio  ig no re s 

the  c o ntinuing  sp a tia l d e fic ie nc y in ma instre a m fo o d sto re  p ro visio n in the  Hig h Pe a k 

                                                      

 
40 Ro und e d  to  ne a re st 5 me tre  flo o rsp a c e  inc re me nts  
41 Ma instre a m Re ta ile r is Asd a , Mo rriso n’ s, Sa insb ury’ s a nd  Te sc o ; Sa le s De nsity o f £12,000/ m2 utilise d  

42 Ma instre a m Re ta ile r is Asd a , Mo rriso n’ s, Sa insb ury’ s a nd  Te sc o ; Sa le s De nsity o f £12,000/ m2 utilise d  
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Ce ntra l c a tc hme nt.  The  2009 Stud y sp e c ific a lly re c o mme nd e d  tha t the  Co unc il 

p ro a c tive ly p la n fo r a  ne w fo o d sto re  in the  Ne w Mills lo c a lity to  a d d re ss the  c le a r sp a tia l 

d e fic ie nc y in ma in fo o d  sho p p ing  p ro visio n, b a la nc e  ne two rk o f c e ntre s a nd  re d uc e  

o ve rtra d ing  a t the  e xisting  ma instre a m fo o d sto re s in the  c a tc hme nt (Te sc o  Wha le y Brid g e  

a nd  Mo rriso n’ s Cha p e l-e n-le -Frith c o ntinue  to  tra d e  o ve r b e nc hma rk). 

9.23 The  Ne w Mills lo c a lity the re fo re  re ma ins the  first p rio rity fo r ne w c o nve nie nc e  

d e ve lo p me nt in the  c a tc hme nt a ltho ug h it is o ur und e rsta nd ing  tha t the  Co unc il ha s 

b e e n una b le  to  id e ntify a n a p p ro p ria te  thro ug h the  e me rg ing  Lo c a l Pla n p ro c e ss.  

Ho we ve r, in a c c o rd a nc e  with NPPF, the  Co unc il sho uld  d e ve lo p  a nd  the re a fte r se t a n 

a p p ro p ria te  p o lic y to  a c c o mmo d a te  a  ne w fo o d sto re  in a n a c c e ssib le  lo c a tio n whic h is 

we ll c o nne c te d  to  Ne w Mills to wn c e ntre . 

9.24 In te rms o f the  q ua ntum o f c o nve nie nc e  d e ve lo p me nt whic h the  Co unc il sho uld  p la n to  

a c c o mmo d a te  in the  to wn, whilst the  c a p a c ity a na lysis o nly id e ntifie s c . 1,045 m2 (g ro ss) 

b y the  e me rg ing  Lo c a l Pla n e nd  d a te  (2031), it is o ur vie w tha t the re  a re  c le a r 

q ua ntita tive  a nd  q ua lita tive  g ro und s fo r the  Co unc il to  p la n fo r a  hig he r le ve l o f 

flo o rsp a c e .  A re la tive ly sma ll sto re  wo uld  e ffe c tive ly re fle c t the  c urre nt Co -Op  sto re  in 

Ne w Mills a nd  wo uld  no t fa c ilita te  the  ne c e ssa ry c la wb a c k a nd  re -b a la nc ing  o f p ro visio n.   

9.25 A ne w sto re  must o f a n a p p ro p ria te  sc a le  a nd  o ffe r to  g e nuine ly c o mp e te  o n a  like -fo r-

like  b a sis a nd  p ro vid e  a n a ttra c tive  a lte rna tive  to  sho p p e rs.  Pro p o se d  p o lic y must 

the re fo re  b uild  in suffic ie nt fle xib ility so  a s to  e na b le  a  c o mme rc ia lly re sp o nsive  p ro po sa l 

to  c o me  fo rwa rd  d uring  the  p la n pe rio d .  The  sc a le  o f p ro visio n sho uld  b e  sub je c t to  the  

NPPF te sts a s a p p ro p ria te . 

9.26 With re sp e c t to  the  o the r c e ntre s in the  Hig h Pe a k Ce ntra l c a tc hme nt, in lig ht o f the  

sig nific a nt o ve rtra d ing  p o sitio n o f the  e d g e -o f-c e ntre  Mo rriso n’ s sto re  in Cha p e l-e n-le -

Frith, it is re c o mme nd e d  tha t the  Co unc il p ro a c tive ly p la ns to  id e ntify a  suita b le  site  in the  

to wn to  a c c o mmo d a te  ne w c o nve nie nc e  re ta il p ro visio n. 

9.27 Whilst it is no t p o ssib le  fo r the  Co unc il to  b e  p re sc rip tive  in id e ntifying  the  a c tua l na ture  o f 

ne w p ro visio n in e me rg ing  p o lic y, g ive n tha t the  p rima ry fo o d sto re  d e stina tio ns in the  

c a tc hme nt a re  ma instre a m o p e ra to rs (Te sc o  a nd  Mo rriso n’ s) the re  is a  q ua lita tive  b a se d  

justific a tio n fo r a  ne w d e e p  d isc o unt fo o d sto re  to  p ro vid e  a d d itio na l c o mp e titio n a nd  

c ho ic e  fo r lo c a l re sid e nts.   
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9.28 The  surve y re sults a lre a d y id e ntify tha t p re se ntly the re  a re  ma in fo o d  o utflo ws fro m the  

Hig h Pe a k Ce ntra l c a tc hme nt to  Ald i sto re s in G lo sso p  (£1.2m) a nd  Buxto n (£2m) a nd  

c o nse q ue ntly the re  is p o te ntia l to  re ve rse  ma in fo o d  o utflo ws thro ug h c la wb a c k.  

Ad d itio na l q ua ntita tive  b a se d  sup po rt is p ro vid e d  b y the  fa c t tha t Cha p e l is lo c a te d  to  

the  e a st o f the  Hig h Pe a k Ce ntra l c a tc hme nt a nd  the re fo re  a ttra c ts inflo ws fro m the  

we ste rn p a rt o f the  Pe a k Distric t Ce ntra l c a tc hme nt (surve y zo ne  3) a nd  the  no rthe rn 

e xte nt o f the  Buxto n c a tc hme nt (zo ne  5). 

9.29 A ne w d e e p  d isc o unt fo o d sto re  in Cha p e l, a ssuming  a  sta nd a rd  fo rma t (c . 1,000 m2 ne t 

sa le s), wo uld  b e  a p p ro p ria te  in b o th q ua ntita tive 43 a nd  q ua lita tive  te rms.  Ho we ve r, in 

se e king  to  id e ntify a n a p p ro p ria te  site  fo r ne w c o nve nie nc e  p ro visio n in the  to wn, it will 

b e  imp o rta nt tha t the  linke d  trip s a nd  wid e r ‘ sp in-o ff’  b e ne fits g e ne ra te d  b y the  e d g e -o f-

c e ntre  Mo rriso n’ s sto re  (sha re d  c a r p a rk) a re  no t lo st to  a  se q ue ntia lly infe rio r lo c a tio n 

(e .g . o ut-o f-c e ntre  with no  p ro sp e c ts o f inte g ra tio n o r linke d  trips). 

B) COMPARISON 

9.30 The re  is a  to ta l o f £81.1m o f (no n-b ulky) c o mp a riso n g o o d s e xp e nd iture  (Ta b le s 4a -c , 

Ap p e nd ix 3a ) a rising  in the  Hig h Pe a k Ce ntra l c a tc hme nt (zo ne  2).  The  e xp e nd iture  p o t is 

p ro je c te d  to  rise  to  £106.7m in 2018 a nd  £137.7m b y 2031 (£56.6m inc re a se ). 

I) COMBINED (NON- BULKY) COMPARISON GOODS MARKET SHARE 

9.31 The  surve y re sults (Ta b le  13, Ap p e nd ix 3b ) id e ntifie s tha t the  thre e  ma in to wns in the  Hig h 

Pe a k Ce ntra l c a tc hme nt a s a  who le 45 re ta in just 12.6% (£10.2m) o f the  to ta l no n-b ulky 

c o mp a riso n e xp e nd iture  a rising  within the  imme d ia te  c a tc hme nt (zo ne  2).  

9.32 As the  ta b le  b e lo w hig hlig hts, the re  ha ve  b e e n o nly mino r c ha ng e s in the  re sp e c tive  

to wn’ s o ve ra ll c o mp a riso n ma rke t sha re  sinc e  the  2009 Stud y.   

                                                      

 
43 Assuming  a  ne w sto re  a ttra c ts so me  inflo w a nd  ha s lo we r c o nve nie nc e  sa le s d e nsity 
45 Inc lud ing  the  o ut-o f-c e ntre  Te sc o  a t Wha le y Brid g e  

 2009 STUDY 2013 STUDY 

DESTINATION /  FOODSTORE HIGH PEAK CENTRAL ZONE HIGH PEAK CENTRAL ZONE 

WHALEY BRIDGE TO WN CENTRE 2.0% 2.3% (£1.8m) 

NEW MILLS TO WN CENTRE 2.7% 2.8% (£2.3m) 

CEHPEL- EN-LE-FRITH TOWN CENTRE 1.9% 4.2% (£3.4m) 
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9.33 Give n the  lo w le ve ls o f e xp e nd iture  re te ntio n c urre ntly, the  surve y re sults id e ntify tha t mo st 

lo c a l re sid e nts in the  c a tc hme nt lo o k to wa rd s hig he r o rd e r p ro visio n in G re a te r 

Ma nc he ste r fo r the ir c o mp a riso n sho p p ing  ne e d s: 

 

 

 

 

 

9.34 The re  ha s b e e n re la tive ly limite d  c ha ng e  in o ve ra ll c o mp a riso n sho p p ing  p a tte rns in the  

c a tc hme nt a sid e  fro m the  sig nific a nt d e c re a se  in the  ma rke t sha re  whic h Sto c kp o rt 

a ttra c ts.  The re  is a lso  inc re a se d  c o mp e titio n fro m o ut-o f-c e ntre  re ta il p a rks within 

Sto c kp o rt (Pe e l Ce ntre ) a nd  Ta me sid e  (Ashto n) in p a rtic ula r. 

INFLOW (WITHIN AND OUTSIDE BOROUGH) 

9.35 Give n the  limita tio ns o f the  e xisting  c o mp a riso n re ta il o ffe r within the  re sp e c tive  to wn 

c e ntre s, the  surve y re sults id e ntify ne g lig ib le  inflo ws (c . £0.2m in to ta l). 

OVERALL COMPARISON GOODS TURNOVER 

9.36 Wha le y Brid g e  a s a  who le  (inc lud ing  Te sc o ) a c hie ve s a  no n-b ulky c o mp a riso n g o o d s 

turno ve r o f £3.1m.  Ne w Mills to wn c e ntre  a c hie ve s a  turno ve r o f £2.4m whilst Cha pe l-e n-

le -Frith (inc lud ing  Mo rriso n’ s) a c hie ve s £5.2m. 

II) INDIVIDUAL (NON- BULKY) COMPARISON GOODS MARKET SHARES 

9.37 The  ma rke t sha re  whic h the  re sp e c tive  to wns se c ure  fo r ind ivid ua l (no n-b ulky) c o mp a riso n 

g o o d s is p ro vid e d  b e lo w (Ta b le s 6 – 17, Ap p e nd ix 3b ).  The  ta b le  sho w tha t the re  is a  

sig nific a nt va ria nc e  fo r d iffe re nt type s o f c o mp a riso n re ta il sho p p ing  (whe re  c e ntre  no t 

sp e c ifie d  it a c hie ve s no  ma rke t sha re  fo r the  re sp e c tive  g o o d s c a te g o ry). 

  

 2009 STUDY 2013 STUDY 

DESTINATION /  FOODSTORE HIGH PEAK CENTRAL ZONE HIGH PEAK CENTRAL ZONE 

BUXTO N TOWN CENTRE 21% 18.7% (£15.1m) 

STO CKPORT TO WN CENTRE 42.7% 30.7% (£24.9m) 

MANCHESTER CITY CENTRE 7.9% 7.8% (£6.3m) 

TRAFFORD CENTRE 4.1% 5.3% (£4.3m) 

MACCLESFIELD TO WN CENTRE 7.3% 6.9% (£5.6m) 
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9.38 The  surve y re sults sho w the  re sp e c tive  to wn c e ntre s pe rfo rm a  limite d  c o mp a riso n 

sho p p ing  func tio n a sid e  fro m d a ily to p -up  b a se d  ite ms suc h a s me d ic a l g o o d s.  Mo st 

sho p p e rs within the  c a tc hme nt lo o k to wa rd s la rg e r c e ntre s in the  wid e r sub -re g io n to  

me e t the ir ma in c o mpa riso n sho p p ing  ne e d s. 

III) CLOTHING 

9.39 The re  is a  to ta l o f £31.1m o f c lo thing  /  fa shio n e xp e nd iture  a rising  within the  Hig h Pe a k 

Ce ntra l c a tc hme nt (Ta b le s 4a -c , Ap p e nd ix 3b ); this is p ro je c te d  to  rise  to  £40.9m in 2018 

a nd  £52.8m b y 2031. 

9.40 The  surve y re sults id e ntify tha t the  thre e  ma in to wns re ta in o nly 0.6% (£0.2m) o f the  to ta l 

c lo thing  g o o d s e xp e nd iture  a rising  within the  c a tc hme nt; this is simila r to  the  2009 Stud y 

whic h id e ntifie d  a  1.6% re te ntio n le ve l.  The  ma in d e stina tio ns fo r c lo thing  sho pp ing  a re  

summa rise d  b e lo w a g a inst the  2009 Stud y find ing s. 

 2013 STUDY 

COMPARISO N GOODS  HIGH PEAK CENTRAL ZONE 

PERSONAL GO ODS Cha pe l 1% (£0.1m) 

SMALL DOMESTIC APPLIANCES Wha le y Brid g e  8.4% (£1m) 

Ne w Mills 4.1% (£0.5m) 

Cha pe l 7.3% (£0.9m) 

CDs /  DVDs Wha le y Brid g e  2.3% (£0.1m) 

Ne w Mills 4.6% (£0.1m) 

Cha pe l 27% (£0.7m) 

BOOKS & STATIONARY Wha le y Brid g e  3.9% (£0.2m) 

Ne w Mills 8.2% (£0.4m) 

Cha p e l 19.9% (£1.0m) 

GLASSWARE /  TABLEWARE Wha le y Brid g e  1.9% (£0.1m) 

Ne w Mills 1.8% (£0.1m) 

Cha pe l 7.3% (£0.2m) 

MEDICAL GOODS Wha le y Brid g e  14.3% (£1.0m) 

Ne w Mills 15.5% (£1.1m) 

Cha p e l 30.3% (£2.1m) 

RECREATIO NAL GOODS Wha le y Brid g e  5.3% (£0.7m) 

 2009 STUDY 2013 STUDY 

DESTINATION /  FOODSTORE HIGH PEAK CENTRAL ZONE HIGH PEAK CENTRAL ZONE 

BUXTO N TO WN CENTRE 16.9% 18.5% (£5.8m) 

MACCLESFIELD TOWN CENTRE 11.3% 6.4% (£2m) 

STOCKPORT TOWN CENTRE 42.7% 44.4% (£13.8m) 
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9.41 The  ta b le  c le a rly sho ws tha t o utflo w ha s re ma ine d  re la tive ly c o nsta nt with fe w c ha ng e s 

b e twe e n the  2009 a nd  2013 surve y re sults.  The  d e c re a se  in ma rke t sha re  o f Ma c c le sfie ld  

to wn c e ntre  is like ly to  b e  re ve rse d  to  a  c e rta in e xte nt whe n the  c o mmitte d  to wn c e ntre  

re d e ve lo p me nt sc he me  p ro c e e d s. 

C) BULKY COMPARISON 

9.42 The  a sse ssme nt (Ta b le s 4a -c , Ap p e nd ix 4a ) d e ta ils tha t the  b ulky c o mp a riso n g o o d s 

e xp e nd iture  p o t within the  Hig h Pe a k Ce ntra l c a tc hme nt (surve y zo ne  2) is c urre ntly 

£36.9m; this is p ro je c te d  to  rise  to  £38.6m in 2018 a nd  £62.7m b y 2031 (£25.8m inc re a se  

o ve r the  e me rg ing  Lo c a l Pla n p e rio d ). 

I) COMBINED (BULKY) COMPARISON GOODS MARKET SHARE 

9.43 The  a sse ssme nt (Ta b le s 10a -b , Ap p e nd ix 4b ) d e ta ils tha t a s a  who le , the  ma in to wns re ta in 

16.2% (£6m) o f the  b ulky c o mp a riso n e xp e nd iture  a rising  in the  Hig h Ce ntra l c a tc hme nt 

(surve y zo ne  2).  The  b o ro ug h a s a  who le  re ta ins 24.4% (£9m). 

9.44 The  c ha ng e s in ma rke t sha re  sinc e  the  2009 Stud y a re  summa rise d  b e lo w a lo ng  with ma in 

c o mp e ting  d e stina tio ns46: 

                                                      

 
46 Ma c c le sfie ld  a nd  Sto c kp o rt re sults re sp e c tive ly a re  to wn c e ntre  a nd  re ta il p a rks c o mb ine d . 

MANCHESTER CITY CENTRE 8.1% 13.1% (£4.1m) 

TRAFFORD CENTRE 5.6% 8.7% (£2.7m) 

 2009 STUDY 2013 STUDY 

DESTINATION /  FOODSTORE HIGH PEAK CENTRAL ZONE HIGH PEAK CENTRAL ZONE 

WHALEY BRIDGE TO WN CENTRE 1.3% 3.5% (£1.3m) 

NEW MILLS TO WN CENTRE 8.2% 3.8% (£1.4m) 

CHAPEL- EN- LE- FRITH TOWN CENTRE 4.1% 8.3% (£3.0m) 

BUXTO N  14.1%  8.1% (£3.0m) 

MANCHESTER CITY CENTRE 2.9% 1.3% (£0.5m) 

MACCLESFIELD  10.2% 10.6% (£3.8m) 

STOCKPORT 43.3% 35.8% (£13.2m) 

CHEADLE 5.4% 8.9% (£3.3m) 
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9.45 The  ta b le  c le a rly sho ws tha t the  ma rke t sha re  o f the  ma in c e ntre s in the  Hig h Pe a k Ce ntra l 

c a tc hme nt ha ve  fluc tua te d  sinc e  2009; the re  is no  sp e c ific  re a so n fo r the  c ha ng e s.  In 

te rms o f wid e r sho p p ing  tre nd s in the  c a tc hme nt, the  ma rke t sha re  whic h Buxto n d ra ws 

fro m the  c a tc hme nt ha s d e c re a se d  whe re a s the  o utflo ws to  c e ntre s a nd  lo c a tio ns 

o utsid e  o f the  b o ro ug h ha ve  re ma ine d  re la tive ly simila r. 

INFLOW 

9.46 The re  a re  no  inflo ws to  the  ma in c e ntre s in the  c a tc hme nt fro m the  stud y a re a . 

OVERALL BULKY COMPARISON GOODS TURNOVER 

9.47 The  o ve ra ll turno ve r o f Wha le y Brid g e  (inc lud ing  o ut-o f-c e ntre  Te sc o ) is £1.4m; Ne w Mills 

turno ve r £1.5m; a nd  Cha p e l (inc lud ing  Mo rriso n’ s) is £3.3m. 

II) INDIVIDUAL (BULKY) COMPARISON GOODS MARKET SHARES 

9.48 The  o ve ra ll c a tc hme nt ma rke t sha re  fo r b ulky c o mp a riso n g o o d s is summa rise d  b e lo w 

(Ta b le s 5-9, Ap p e nd ix 4b ) a g a inst the  2009 Stud y re sults (whe re  a va ila b le ).   

 

9.49 As the  ta b le  sho ws, the  o ve ra ll c o mb ine d  ma rke t sha re  o f the  thre e  to wns fo r furniture  /  

flo o ring  a nd  DIY g o o d s ha s slig htly inc re a se d  sinc e  2009.  The  ma rke t sha re  fo r la rg e  

e le c tric a l (a ud io -visua l) g o o d s ha s ha lve d  in the  sa me  p e rio d . 

D) OVERALL COMPARISON G OODS MARKET SHARE 

9.50 Dra wing  the  ind ivid ua l no n-b ulky a nd  b ulky e xp e nd iture  p o ts to g e the r, the re  is a n o ve ra ll 

to ta l o f c . £118 m o f c o mp a riso n e xp e nd iture  a rising  within the  Hig h Pe a k Ce ntra l 

c a tc hme nt (surve y zo ne  2).  

 2009 STUDY 2013 STUDY 

BULKY CO MPARISON GOODS HIGH PEAK CENTRAL ZONE HIGH PEAK CENTRAL ZONE 

FURNITURE & FLOORING 11.9% 15.2% (£2.0m) 

DIY GOODS 21% 23.1% (£1.5m) 

MAJOR HOUSEHOLD APPLIANCES - 15.3% (£0.3m) 

LARGE ELECTRICAL GOODS 9.8% 4.5% (£0.4m) 

GARDEN & PETS - 31.9% (£1.8m) 
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9.51 The  a sse ssme nt (Ap p e nd ix 4a ) sho ws tha t the  ma in to wn c e ntre s in the  c a tc hme nt re ta in 

13.7% (£16.2m) o f this to ta l c o mp a riso n e xp e nd iture .  This is b ro ke n d o wn ind ivid ua lly to  

c o mp rise  Wha le y Brid g e  (inc lud ing  Te sc o ) a c hie ving  a  3.7% (£4.4m) o ve ra ll ma rke t sha re , 

Ne w Mills 3.1% (£3.7m) a nd  Cha p e l (inc lud ing  Mo rriso n’ s) a c hie ving  6.9% (£8.1m).  The  

ma in d e stina tio n fro m the  c a tc hme nt is Sto c kp o rt to wn c e ntre  (26.6% /  £31.4m). 

E) COMPARISON CAPACITY REVIEW 

9.52 On the  b a sis o f fo rwa rd  p o p ula tio n a nd  e xp e nd iture  g ro wth, a ssuming  tha t the  c urre nt 

ma rke t sha re  o f the  Hig h Pe a k c a tc hme nt (to wn c e ntre s c o mb ine d ) is p ro je c te d  fo rwa rd  

o n a  c o nsta nt b a sis (i.e . no  imp ro ve me nt o ve r time ), the  c a p a c ity a sse ssme nt id e ntifie s 

the  fo llo wing  flo o rsp a c e  re q uire me nt47 o ve r the  e me rg ing  Lo c a l Pla n p e rio d  to  2031 

(Ta b le  4a , Ap p e nd ix 4b ): 

 2018 2023 2031 

HIGH PEAK CENTRAL -  BASELINE  280 m 2 (g ross)  735 m 2 (g ross) 1,520 m 2 (g ross) 

 

9.53 The  a sse ssme nt id e ntifie s tha t the re  is limite d  q ua ntita tive  ne e d  fo r ne w c o mp a riso n re ta il 

d e ve lo p me nt in the  Hig h Pe a k Ce ntra l c a tc hme nt o ve r the  e me rg ing  Lo c a l Pla n p e rio d .  

Ho we ve r, the  c a p a c ity p o sitio n in the  c a tc hme nt is furthe r re d uc e d  b y two  c o mmitte d  

sc he me s, a s fo llo ws: 

 Pro p o se d  Te sc o  Wha le y Brid g e  e xte nsio n (c . 750 m2 ne t c o mp a riso n flo o rsp a c e ). 

 Pro p o se d  No n-Fo o d  Re ta il a t Ho g s Ya rd , Wha le y Brid g e  (a d ja c e nt to  Te sc o ).  A ne w 

sc he me 48 (2,230 m2 g ro ss; 1,784 m2 ne t c o mp a riso n re ta il) ha s re c e ntly b e e n 

a p p ro ve d  a nd  sup e rse d e s a  p re vio us sc he me  (c . 1,860 m2 ne t c o mp a riso n re ta il).  

9.54 Whe n the  c o mp a riso n re ta il turno ve r (c . £10.9m) o f the  re spe c tive  sc he me s is a p p lie d  to  

the  c a pa c ity mo d e lling  e xe rc ise  (Ta b le  4b , Ap pe nd ix 4b ), the  fo llo wing  c a pa c ity is 

id e ntifie d  o ve r the  p la n p e rio d : 

 2018 2023 2031 

HIGH PEAK CENTRAL -  

COMMITMENTS 

 - 5,680 m 2 (gross) - 5,220 m 2 (g ross) - 4,440 m 2 (g ross) 

                                                      

 
47 Flo o rsp a c e  ro und e d  to  ne a re st 5 sq ua re  me tre  inc re me nt 
48 LPA a p p lic a tio n re fe re nc e  HPK/ 2013/ 0300 
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9.55 The re  is c le a rly a  sig nific a nt ne g a tive  c a p a c ity the  c a tc hme nt in the  p e rio d  to  2031; the re  

is c o nse q ue ntly no  ne e d  fo r the  Co unc il to  p ro a c tive ly p la n fo r ne w c o mp a riso n re ta il 

d e ve lo p me nt in the  first insta nc e .     

9.56 The  re sp e c tive  d e ve lo p me nts, if re a lise d , sho uld  a ssist in imp ro ving  c o mp a riso n ma rke t 

sha re  g o ing  fo rwa rd .  The  Ho g s Ya rd  sc he me  in p a rtic ula r c o uld  c o mp rise  e ithe r hig h 

stre e t style  o r b ulky c o mp a riso n re ta iling . 

F) LEISURE 

9.57 The  e xp e nd iture  c a p a c ity p o t (2013) within the  Hig h Pe a k Ce ntra l c a tc hme nt (surve y 

zo ne  2) fo r sp e c ific  le isure  a c tivitie s is se t o ut b e lo w49. 

 Ave ra g e  Spe nd (£) Ava ila ble  Expe nditure  

(£) 

UK Ave ra g e  Spe nd pe r 

pe rson (£) 

Re sta urants/ Ca fe s £370 £6.1m £440 

Alc oholic  Drinks £206 £3.4m £232 

Cine ma  £13 £0.2m £18 

The a tre  /  Conc e rts £22 £0.4m £33 

Re c re a tion a nd Sporting  £86 £1.4m £117 

 

9.58 As p re vio usly d e ta ile d , the  le isure  o ffe r in the  ma in to wn c e ntre s in the  Hig h Pe a k Ce ntra l 

c a tc hme nt is e xtre me ly limite d .  The  ma in le isure  o ffe r within the  to wn c e ntre  c o mp rise s 

p ub lic  sp o rts fa c ilitie s a nd  tra d itio na l p ub s.  The  ma in le isure  d e stina tio ns fo r lo c a l re sid e nts 

in the  Hig h Pe a k Ce ntra l c a tc hme nt (zo ne  2) a re  a s fo llo ws: 

 CINEMA: a  to ta l o f 51.3% o f re g ula rly g o  to  the  c ine ma .  The  mo st p o p ula r 

d e stina tio ns a re  Cine wo rld  Sto c kp o rt (33.3%) a nd  Cine wo rld  a t Pa rrswo o d  (25%).  The  

re ma ind e r g o  to  c ine ma s in the  Gre a te r Ma nc he ste r c o nurb a tio n inc lud ing  Ashto n 

Mo ss a nd  Ma nc he ste r c ity c e ntre . 

 INDOOR SPORTS /  HEALTH & FITNESS: a  to ta l o f 17.4% re g ula rly visit fa c ilitie s.  The  ma in 

d e stina tio ns a re  Ne w Mills le isure  c e ntre  (40%), fo llo we d  b y Buxto n Swimming  a nd  

Fitne ss c e ntre  (30.7%).  A furthe r 13.7% visit Cha pe l-e n-le -Frith le isure  c e ntre . 

                                                      

 
49 Exp e ria n Re ta il Pla nne r Re p o rts; Exp e nd iture  Po t g e ne ra te d  b y a p p lying  sp e nd  p e r he a d  fig ure  to  2013 po p ula tio n 
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 RESTAURANTS: a  to ta l o f 76.2% o f lo c a l re sid e nts re g ula rly e a t o ut.  Cha p e l to wn 

c e ntre  is the  mo st p o p ula r lo c a tio n (30.5%), fo llo we d  b y Ma nc he ste r c ity c e ntre  

(14.3%).  Wha le y Brid g e  is the  p rima ry d e stina tio n fo r 9.3% a nd  Ne w Mills 5.9%.  

 PUBS/ CLUBS: a  to ta l o f 65.9% o f lo c a l re sid e nts re g ula rly so c ia lise .  The  mo st p o p ula r 

d e stina tio ns a re  Cha p e l to wn c e ntre  (26.4%) a nd  Wha le y Brid g e  to wn c e ntre  (23.2%).  

Ne w Mills is a tte nd e d  b y 12.1%.  Ha yfie ld  (lo c a l c e ntre ) is id e ntifie d  a s the  p rima ry 

d e stina tio n b y 9.1%.  

9.59 Give n the  e xisting  limita tio ns o f the  re sp e c tive  to wns le isure  o ffe r a nd  g ive n p ro ximity to  

G lo sso p , Buxto n a nd  the  la rg e r c e ntre s in Gre a te r Ma nc he ste r, it is unlike ly in o ur vie w to  

a ttra c t the  ne c e ssa ry c ritic a l ma ss (c o mme rc ia l d e ma nd ) to  d e live r a  ste p  c ha ng e  in the  

le isure  o ffe r.  Ho we ve r, if le isure -b a se d  p ro po sa ls sho uld  c o me  fo rwa rd  o utsid e  o f the  p la n 

ma king  p ro c e ss the n sub je c t to  a pp ro p ria te  NPPF c o mp lia nt a sse ssme nt (se q ue ntia l a nd  

imp a c t) the re  is p o te ntia l fo r the  Co unc il to  supp o rt ne w p ro visio n. 
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10. LEEK 

10.1 The  histo ric  re ta il c o re  o f the  to wn c e ntre  is fo c use d  a ro und  Ma rke t Pla c e  a nd  a lo ng  

De rb y Stre e t.  Mo re  mo d e rn d e ve lo p me nt is lo c a te d  to  the  so uth o f the  ma in sho pp ing  

stre e t with a  multi-sto re y unit o ff Bro o k Stre e t whic h a c c o mmo d a te s d isc o unt c o mpa riso n 

o p e ra to rs.  A fre e sta nd ing  Ald i sto re  is lo c a te d  o ff Ha ywa rd  Stre e t a nd  The  Smithfie ld  

Ce ntre  sho pp ing  p re c inc t is o p p o site  to  the  so uth.  Furthe r re mo ve d  fro m the  to wn c e ntre  

to  the  no rth a nd  e a st a re  Co -Op  a nd  Asd a  (fo rme r Ne tto ) sto re s. 

10.2 Give n the  histo ric  c o nstra ints o f the  to wn c e ntre , the re  ha s b e e n sig nific a nt o ut-o f-c e ntre  

d e ve lo p me nt.  To  the  so uth we st o f the  to wn o n the  A53 Ne wc a stle  Ro a d  is a  la rg e  

Mo rriso n’ s fo o d sto re , B&M Ba rg a in unit (fo rme r Fo c us DIY) a nd  a  Ha lfo rd s sto re .  To  the  fa r 

no rth o f the  to wn is a  Sa insb ury’ s fo o d sto re  whic h o p e ne d  in e a rly 2013; the  p la nning  

p e rmissio n fo r the  wid e r inc lud e s b ulky re ta il wa re ho using . 

10.3 The  le isure  o ffe r within the  to wn c e ntre  c o mp rise s a  mix o f tra d itio na l e ve ning  e c o no my 

use s inc lud ing  p ub lic  ho use s a nd  re sta ura nts. 

A) CONVENIENCE 

10.4 The  o ve ra ll c o nve nie nc e  e xp e nd iture  p o t (Ta b le  4,  Ap p e nd ix 2a ) within the  imme d ia te  

Le e k c a tc hme nt (surve y zo ne  7) is c urre ntly £39.1m; this is p ro je c te d  to  rise  to  £40.8m in 

2018 a nd  £47.8m b y 2031 (£8.7m inc re a se  o ve r e me rg ing  Lo c a l Pla n p e rio d ). 

10.5 The  e xp e nd iture  p o t in the  Le e k No rth c a tc hme nt (surve y zo ne  6) is p ro je c te d  to  rise  fro m 

£15.9m to  £16.1m in 2018 a nd  £17.8m b y 2031 (£1.9m inc re a se ).  The  Le e k So uth 

c a tc hme nt (surve y zo ne  8) e xp e nd iture  p o t is p ro je c te d  to  rise  fro m £59.1m to  £60.3m a nd  

£67.2m re sp e c tive ly o ve r the  sa me  p e rio d . 

I) MAIN FOOD 

10.6 The  ma in fo o d  e xp e nd iture  p o t (Ta b le  4a , Ap p e nd ix 2a ) fo r the  imme d ia te  Le e k 

c a tc hme nt (surve y zo ne  7) is £29.4m.  The  a va ila b le  ma in fo o d  e xp e nd iture  in the  Le e k 

No rth (zo ne  6) a nd  So uth (zo ne  8) c a tc hme nts is £11.9m a nd  £44.3m re sp e c tive ly. 

10.7 The  ma in fo o d  sho pp ing  p a tte rns (Ta b le  5a , Ap p e nd ix 2b ) a re  summa rise d  a g a inst the  

2006 Stud y re sults b e lo w. 
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10.8 The  he a d line  c ha ng e s in ma in fo o d  sho p p ing  p a tte rns sinc e  2009 a re : 

 The  Ald i sto re  o n He ywo o d  Stre e t ha s inc re a se d  its ma rke t sha re  a c c e ss a ll the  

c a tc hme nt zo ne s; this re fle c ts a  wid e r na tio na l tre nd  whe re b y d isc o unt fo o d sto re  

o p e ra to rs a re  a c hie ving  sig nific a nt inc re a se s in ma rke t sha re . 

 Mo rriso n’ s ma rke t sha re  fro m the  Le e k a nd  Le e k No rth c a tc hme nts ha s d e c re a se d ; 

this is a ttrib uta b le  to  the  c o mp e titio n fro m Ald i a nd  the  ne w Sa insb ury’ s.  The  ma rke t 

sha re  fro m the  Le e k So uth c a tc hme nt ha s a c tua lly inc re a se d  whic h ma y re fle c t the  

imp ro ve d  sto re  o ffe r fo llo wing  its e xte nsio n.   

 Co -Op ’ s ma rke t sha re  fro m a ll o f the  Le e k c a tc hme nt zo ne s ha s sig nific a ntly 

d e c re a se d ; this is p rima rily d ue  to  c o mp e titio n fro m Ald i a nd  Sa insb ury’ s. 

10.9 The  surve y re sults sho w tha t the  re -b ra nd ing  o f the  fo rme r Kwik Sa ve  (la tte rly Ne tto ) sto re  

o n Spring fie ld  Ro a d  to  Asd a  ha s ha d  a  limite d  impa c t o n ma in fo o d  sho p p ing  p a tte rns 

a c ro ss the  Le e k c a tc hme nt; this is prima rily d ue  to  the  to p -up  o rie nta te d  na ture  o f the  

sto re  o ffe r (re la tive  to  e nha nc e d  ma in fo o d  p ro visio n a t Sa insb ury’ s a nd  Mo rriso n’ s). 

10.10 It is a pp a re nt fro m the  surve y re sults tha t the  ne w Sa insb ury’ s sto re  a c hie ve s a n e xtre me ly 

limite d  ma rke t sha re  fro m a ll o f the  Le e k c a tc hme nt zo ne s; this ma y b e  a ttrib uta b le  to  the  

fa c t tha t the  sto re  ha s b e e n o p e n fo r a  re la tive ly limite d  p e rio d  o f time  a nd  its lo c a tio n to  

the  fa r no rth o f the  to wn.  The  d e ve lo p me nt o f ne w b ulky re ta il wa re ho using  ma y 

inc re a se  the  a ttra c tive ne ss o f the  sto re  (linke d  sho p p ing  trips). 

  

                                                      

 
50 Asd a  sto re  wa s o rig ina lly Kwik Sa ve  (Sp ring fie ld  Ro a d ) a t time  o f the  2006 Stud y.  The  sto re  wa s c o nve rte d  into  a  Ne tto  

sto re  p rio r to  Asd a ’ s a c q uisitio n o f Ne tto .  

 2006 STUDY 2013 STUDY 

DESTINATION /  FOODSTORE 

 

LEEK NORTH LEEK LEEK SOUTH LEEK NORTH LEEK LEEK SOUTH 

ALDI (HEYWOOD STREET) 1.9% 4.5%  3.9%  7.1% (£0.8m) 18.8% (£5.5m) 5.9% (£2.6m) 

MORRISONS (NEWCASTLE ROAD) 13.2%  55.4%  24.5%  12.7% (£1.5m) 46.7% 

(£13.7m) 

33.1% 

(£14.6m) 

SAINSBURYS (CHURNET WAY) - - - 15.0% (£1.7m) 12.5% (£3.6m) 6.8% (£3.0m) 

ASDA (SPRINGFIELD ROAD)50 - 4.5% 0.8% 3.4% (£0.4m) 5.3% (£1.5m) 2.5% (£1.1m) 

CO- OP (PORTLAND ST. NORTH) 7.5% 18.8%  3.1%  2.2% (£0.2m) 8.1% (£2.3m) 1.4% (£0.6m) 
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INFLOW (FROM WITHIN THE DISTRICT) 

10.11 The  c ha ng e s in ma in fo o d  inflo ws fro m o the r c a tc hme nts in the  d istric t sinc e  2006 a re  se t 

o ut b e lo w. 

 

10.12 The  surve y re sults sho w tha t o nly the  in-c e ntre  Ald i sto re  in Le e k ha s inc re a se d  its ma in 

fo o d  ma rke t sha re .  The  d e c re a se  in Mo rriso n’ s ma rke t sha re  is d ue  to  the  sub se q ue nt 

o p e ning  o f a  ne w full-ra ng e  Sa insb ury’ s sto re  in Bid d ulp h to wn c e ntre  a nd  the  c o nve rsio n 

o f the  fo rme r So me rfie ld  sto re  in Che a d le  to  Mo rriso n’ s. 

INFLOW (FROM OUTSIDE THE DISTRICT) 

10.13 The  surve y re sults id e ntify tha t e xisting  p ro visio n in Le e k d ra ws ne g lig ib le  inflo ws (c . £0.2m) 

fro m the  Buxto n c a tc hme nt (Hig h Pe a k).   

OVERALL MAIN FOOD RETENTION 

10.14 Ove ra ll, d ra wing  the  ma rke t sha re  o f b o th in-c e ntre  a nd  o ut-o f-c e ntre  p ro visio n to g e the r, 

the  surve y re sults id e ntify tha t Le e k re ta ins the  fo llo wing  ma rke t sha re  fro m its imme d ia te  

c a tc hme nt zo ne s: 

 

10.15 The  o ve ra ll ma in fo o d  ma rke t sha re  whic h Le e k se c ure s fro m its re spe c tive  c a tc hme nt 

zo ne s ha s sig nific a ntly inc re a se d  sinc e  2006.  The  re te ntio n le ve ls fo r the  imme d ia te  Le e k 

c a tc hme nt (surve y zo ne  7), a s to  b e  e xp e c te d , a re  p a rtic ula rly hig h with e xtre me ly limite d  

e xp e nd iture  le a ka g e  to  a lte rna tive  c e ntre s a nd  sto re s. 

 2006 STUDY 2013 STUDY 

DESTINATION /  FOODSTORE 

 

BIDDULPH CHEADLE CHEADLE 

OUTER 

BIDDULPH CHEADLE CHEADLE 

OUTER 

ALDI (HEYWOOD STREET) - - 0.5% - - 5.6% (£2.0m) 

MORRISON’S (NEWCASTLE ROAD) 2.1% 4.0% 10.8% 0.8% (£0.2m) - 3.9% (£1.4m) 

SAINSBURY’S (CHURNET WAY) - - - - - 1.3% (£0.5m) 

ASDA (SPRINGFIELD ROAD) - - 0.5% - - - 

CO- OP (PORTLAND ST. NORTH) - - 1.0% - - - 

 2006 STUDY 2013 STUDY 

DESTINATION /  FOODSTORE 

 

LEEK NORTH LEEK LEEK SOUTH LEEK NORTH LEEK LEEK SOUTH 

OVERALL TOWN  22.6%  85.2%  32.6%  42.1%  (£5.0m) 95.9%  

(£28.2m) 

51.1%  

(£23.1m) 
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II) TOP- UP FOOD 

10.16 The  to p -up  e xp e nd iture  p o t (Ta b le  4b , Ap p e nd ix 2a ) in the  imme d ia te  Le e k c a tc hme nt 

(surve y zo ne  7) is c . £9.8m; this is p ro je c te d  to  rise  to  c . £10.2m in 2018 a nd  £11.9m b y 2031.  

In the  sa me  p e rio d  to  2031, the  to p -up  e xp e nd iture  p o t in the  Le e k No rth c a tc hme nt 

(zo ne  6) is pro je c te d  to  rise  fro m c . £4m to  c . £4.4m.  The  a va ila b le  to p -up  e xp e nd iture  in 

the  Le e k So uth c a tc hme nt (zo ne  8) is p ro je c te d  to  rise  fro m c . £14.8m to  c . £16.8m. 

10.17 The  to p -up  fo o d  sho pp ing  p a tte rns (Ta b le  5b , Ap p e nd ix 2b ) id e ntifie d  in the  c urre nt 

ho use ho ld  surve y (2013) a re  summa rise d  a g a inst the  2006 Stud y re sults b e lo w: 

 

10.18 The  ma in c ha ng e s in to p -up  sho p p ing  p a tte rns sinc e  2006 a re  a s fo llo ws: 

 The  Ald i sto re  ha s sig nific a ntly inc re a se d  its ma rke t sha re  fro m the  imme d ia te  Le e k 

c a tc hme nt (surve y zo ne  7). 

 The  o ut-o f-c e ntre  Mo rriso n’ s sto re  ma rke t sha re  fro m the  imme d ia te  Le e k c a tc hme nt 

(surve y zo ne  7) ha s sig nific a ntly d e c re a se d ; this is d ue  to  the  inc re a se d  c o mp e titio n 

fro m Ald i, the  ne w o ut-o f-c e ntre  Sa insb ury’ s sto re  a nd  Asd a  (re -b ra nd e d  fro m Ne tto ). 

 The  Co -Op  sto re  o nly pe rfo rms a  mino r to p -up  sho p p ing  func tio n c o mp a re d  with 

2006; this is a g a in d ue  to  the  inc re a se d  c o mp e titio n. 

10.19 Po sitive ly, the  surve y re sults d o  ind ic a te  tha t the  ma rke t sha re  whic h lo c a l ind e p e nd e nt 

sho p s within the  to wn c e ntre  se c ure  fo r to p -up  sho p p ing  ha s inc re a se d  sinc e  2006. 

                                                      

 
51 Asd a  c o nve rte d  fro m fo rme r Kwik Sa ve  

 2006 STUDY 2013 STUDY 

DESTINATION /  FOODSTORE LEEK NORTH LEEK LEEK SOUTH LEEK NORTH LEEK LEEK SOUTH 

ALDI (HEYWOO D STREET) 3.8%  6.9%  2.3%  2.9% 

(£0.1m) 

13.1% 

(£1.2m) 

5.9% 

(£0.8m) 

LO CAL SHOPS TC - 10% 1.5% 4.5% 

(£0.1m) 

16.7% 

(£1.6m) 

7.2% 

(£1.0m) 

MORRISONS (NEWCASTLE ROAD) 1.9%  23.3%  11.7%  2.6% 

(£0.1m) 

14.7% 

(£1.4m) 

12.5% 

(£1.8m) 

SAINSBURYS (CHURNET WAY) - - - 1.5% 

(£0.1m) 

8.0% 

(£0.7m) 

4.1% 

(£0.6m) 

ASDA (SPRINGFIELD ROAD)51 - 3.5% 0.8% 1.2% 

(£0.04m) 

22.3% 

(£2.1m) 

- 

CO- OP (PORTLAND ST. NORTH) -  20.8%  2.3%  1.2% 

(£0.04m) 

5.0% 

(£0.4m) 

4.1% 

(£0.6m) 
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INFLOW  

10.20 The re  a re  mino r inflo ws (c . £0.5m) fro m the  Che a d le  Oute r c a tc hme nt to  e xisting  

c o nve nie nc e  p ro visio n within Le e k.  The re  is e xtre me ly ne g lig ib le  inflo w o f to p -up -fo o d  

e xp e nd iture  (c . £0.1m) fro m the  Buxto n c a tc hme nt (surve y zo ne  5) to  e xisting  

c o nve nie nc e  p ro visio n within Le e k.  

LOCAL CENTRES 

10.21 The  surve y re sults id e ntify tha t 35.6% (£5.3m) o f to p -up  e xp e nd iture  a rising  within the  Le e k 

So uth c a tc hme nt (surve y zo ne  8) is re ta ine d  b y lo c a l c e ntre s o utsid e  o f Le e k, inc lud ing  

Bro wn Ed g e , Che d d le to n a nd  We rring to n. 

OVERALL TOP- UP RETENTION 

10.22 The  surve y re sults (Ta b le  6a , Ap p e nd ix 2b ) id e ntify the  fo llo wing  o ve ra ll re te ntio n ra te s fo r 

Le e k fro m its d e fine d  c a tc hme nt zo ne s: 

 

 

 

 

10.23 As d e ta ile d  in the  ta b le , ne a rly a ll to p -up  e xp e nd iture  a rising  within the  imme d ia te  Le e k 

c a tc hme nt (surve y zo ne  7) is re ta ine d  in the  to wn.  To p -up  sho p p ing  in the  Le e k No rth 

c a tc hme nt (zo ne  6) is to  a  numb e r o f to wns inc lud ing  Buxto n (15.6% /  £0.6m), 

Ma c c le sfie ld  (14.2% /  £0.6m) a nd  Ashb o urne  (7.4% /  £0.3m).  In te rms o f the  Le e k So uth 

c a tc hme nt (zo ne  8), ne a rly thre e  q ua rte rs o f to p -up  e xp e nd iture  a re  re ta ine d  within the  

d istric t.  The  ma in o utflo ws a re  to  Sto ke -o n-Tre nt (10.4% /  £1.5m). 

III) OVERALL MARKET SHARE [MAIN FOOD AND TOP- UP COMBINED] 

10.24 Ta king  the  ma in a nd  to p -up  fo o d  ma rke t sha re s to g e the r, the  surve y (Ta b le  7, Ap p e nd ix 

2b ) id e ntifie s tha t Le e k re ta ins the  fo llo wing  q ua ntum o f c o nve nie nc e  e xp e nd iture  a rising  

within its d e fine d  c a tc hme nt zo ne s. 

  

 2013 STUDY 

DESTINATION /  FOODSTORE LEEK NORTH LEEK LEEK SOUTH 

LEEK TOWN CENTRE 7.4% (£0.3m) 32% (£3.1m) 14% (£2.1m) 

LEEK – NON TC 6.5% (£0.3m) 67.1% (£6.6m) 20.7% (£3.1m) 

LEEK OVERALL TOTAL 13.9%  (£0.6m) 99.1%  (£9.7m) 34.7%  (£5.1m) 

LOCAL CENTRES - - 35.6% (£5.3m) 

STAFFS MOORLANDS OVERALL TO TAL 13.9%  (£0.6m) 99.1%  (£9.7m) 72.5%  (£10.7m) 
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10.25 The  re sults sho w tha t e xisting  fo o d sto re s lo c a te d  o utsid e  o f Le e k to wn c e ntre  a re  the  

d o mina nt c o nve nie nc e  sho p p ing  d e stina tio ns fo r lo c a l re sid e nts.  Whilst the re  is so me  

le a ka g e  fro m the  Le e k No rth a nd  Le e k So uth c a tc hme nt zo ne s, this is a ttrib uta b le  to  the  

g e o g ra p hic a l e xte nt o f the  zo ne s with lo c a l re sid e nts furthe r a wa y fro m Le e k lo o king  

to wa rd s o the r c e ntre s in c lo se r p ro ximity (i.e . Che a d le , Ma c c le sfie ld , Buxto n a nd  Sto ke ).  

IV) FOODSTORE PERFORMANCE 

10.26 The  a sse ssme nt (Ta b le  8, Ap p e nd ix 2b ) id e ntifie s the  fo llo wing  tra d ing  p e rfo rma nc e  o f the  

ma in fo o d sto re s in Le e k: 

 

 

 

 

10.27 The  re sults sho w tha t the  Ald i a nd  Mo rriso n’ s sto re s a re  sig nific a ntly o ve r-p e rfo rming  

c o mp a re d  to  e xp e c te d  b e nc hma rks.  The  o ve rtra d ing  o f the  Ald i sto re  is p a rtic ula rly 

p o sitive  g ive n its in-c e ntre  lo c a tio n a nd  p o te ntia l to  g e ne ra te  linke d  trips with the  wid e r 

to wn c e ntre . 

10.28 The  tra d ing  d o mina nc e  o f the  Mo rriso n’ s sto re , whic h wa s o ve rtra d ing  b y c . £8.8m in 2006, 

ha s b e e n re d uc e d  b y inc re a se d  c o mp e titio n fro m b o th Ald i a nd  the  ne w Sa insb ury’ s 

sto re ; this is d e sp ite  the  sto re  ha ving  b e e n e xte nd e d  (c . 1,000 m2 ne t). 

10.29 The  e d g e -o f-c e ntre  Co -Op  sto re  is sig nific a ntly und e r-p e rfo rming  re la tive  to  b e nc hma rk; 

this is d ue  to  the  inc re a se  c o mp e titio n in the  no rth o f the  to wn a rising  fro m the  ne w 

 2013 STUDY 

DESTINATION /  FOODSTORE LEEK NORTH LEEK LEEK SOUTH 

LEEK TOWN CENTRE 8.5% (£1.3m) 24.8% (£9.7m) 9.7% (£5.7m) 

LEEK – NON TC 26.6% (£4.2m) 71.9% (£28.1m) 38% (£22.5m) 

LEEK OVERALL TOTAL 35.1%  (£5.6m) 96.7%  (£37.9m) 47.8%  (£28.2m) 

LOCAL CENTRES - - 10% (£5.9m) 

STAFFS MOORLANDS OVERALL TO TAL 35.1%  (£5.6m) 97.4%  (£38.1m) 63.3%  (£37.4m) 

DESTINATION /  FOODSTORE BENCHMARK SURVEY TOTAL DIFFERENCE 

ALDI (Haywood Stre e t) £3.2m £13.4m +£10.2m 

ASDA (Spring fie ld Roa d) £12.8m £5.4m - £7.4m 

MORRISON’S (Ne wc a stle  Roa d) £29.6m £35m +£5.4m 

CO- OP (Portla nd Stre e t North) £10.7m £4.4m - £6.3m 

SAINSBURY’S (Churne t Wa y) £34.7m £10.4m - £24.3m 
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Sa insb ury’ s sto re .  G ive n the  tra d ing  p e rfo rma nc e  o f the  Co -Op , it is p o ssib le  tha t the  

a p p ro ve d  e xte nsio n to  the  sto re  (c . 788 m2) will no t b e  imp le me nte d . 

10.30 The  und e r-p e rfo rma nc e  o f the  Asd a  is p o ssib ly a ttrib uta b le  to  the  sto re  p e rfo rming  a  

p re d o mina nt to p -up  o rie nta te d  ro le  g ive n tha t the  size  a nd  c o nstra ints o f its la yo ut 

(fo rme r Ne tto  sto re ).  The  sto re  is una b le  to  sto c k a  full ra ng e  o f g o o d s a nd  is unlike ly in o ur 

vie w to  tra d e  a t the  wid e r c o mp a ny b e nc hma rk. 

10.31 Ho we ve r, the  mo st no ta b le  p e rfo rma nc e  re c o rd e d  b y the  surve y re sults is the  sig nific a nt 

und e r-p e rfo rma nc e  (c . £24.3m b e lo w b e nc hma rk) o f the  o ut-o f-c e ntre  Sa insb ury’ s sto re  

to  the  no rth o f the  to wn.  Whilst the  sto re  ha s o nly re c e ntly o p e ne d  (e a rly 2013) a nd  ha s 

ye t to  fully e sta b lish its ma rke t sha re , it is p o ssib le  tha t the  sto re ’ s re la tive ly p e riphe ra l 

lo c a tio n to  the  no rthe rnmo st e xte nt o f the  to wn a llie d  to  lo c a l d e mo g ra phic s ma y b e  

c o ntrib uting  to  its und e r-p e rfo rma nc e . 

V) CAPACITY REVIEW 

10.32 The  b a se line  c a pa c ity mo d e lling  e xe rc ise  (Ta b le  17 , Appe nd ix 2d ), a ssuming  a  c o nsta nt 

ma rke t sha re  a nd  ta king  a c c o unt o f p ro je c te d  p o p ula tio n a nd  e xp e nd iture  g ro wth, a s 

we ll a s tra d ing  e ffic ie nc y inc re a se s, g e ne ra te s the  fo llo wing  flo o rsp a c e  re q uire me nt52 

o ve r the  e me rg ing  Lo c a l Pla n p e rio d  to  2031:  

MAINSTREAM RETAIL53 2018 2023 2031 

LEEK -  BASELINE c . 185 m 2 (g ross) c . 470 m 2 (g ross) c . 940 m 2 (g ross) 

 

10.33 As the  ta b le  hig hlig hts, the  c a p a c ity id e ntifie d  o ve r the  e me rg ing  p la n p e rio d  is 

insuffic ie nt to  sup p o rt a ny sub sta ntive  ne w c o nve nie nc e  re ta il d e ve lo p me nt.    

10.34 The  c a p a c ity is furthe r re d uc e d  whe n the  a pp ro ve d  e xte nsio n to  the  e d g e -o f-c e ntre  Co -

Op  sc he me  (c . £3.7m a d d itio na l c o nve nie nc e  turno ve r) is ta ke n into  a c c o unt; the  

a sse ssme nt (Ta b le  17b , Ap p e nd ix 2d ) sub se q ue ntly id e ntifie s the  fo llo wing  c a p a c ity: 

                                                      

 
52 Ro und e d  to  ne a re st 5 me tre  flo o rsp a c e  inc re me nts  
53 Ma instre a m Re ta ile r is Asd a , Mo rriso n’ s, Sa insb ury’ s a nd  Te sc o ; Sa le s De nsity o f £12,000/ m2 utilise d  
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MAINSTREAM RETAIL54 2018 2023 2031 

LEEK -  COMMITMENTS c . -  255 m 2 (g ross) c . 30 m 2 (g ross) c . 500 m 2 (g ross) 

 

10.35 On this b a sis, the re  is no  q ua ntita tive  ne e d  fo r the  Co unc il to  p ro a c tive ly p la n fo r ne w 

c o nve nie nc e  p ro visio n in the  to wn o ve r the  e a rly p ha se  o f the  e me rg ing  Lo c a l Pla n 

p e rio d .  The re  is no  p o te ntia l fo r ma in fo o d  ma rke t sha re  e nha nc e me nt (c . 96% re te ntio n 

in the  imme d ia te  Le e k c a tc hme nt).  A future  up d a te  stud y sho uld  id e ntify q ua ntita tive  

ne e d s fo r the  la tte r p ha se  o f the  p la n. 

10.36 Allie d  to  the  limite d  q ua ntita tive  ne e d  a rising , the re  is a lso  no  q ua lita tive  re q uire me nt to  

p la n fo r ne w p ro visio n a s Le e k is we ll p ro vid e d  fo r in te rms o f ma instre a m o p e ra to rs 

(Mo rriso n’ s a nd  Sa insb ury’ s) a nd  d isc o unte rs (Ald i a nd  Fa rmfo o d s). 

10.37 Whilst the  c a p a c ity a sse ssme nt (Ta b le  14, Ap p e nd ix 2d ) id e ntifie s tha t the  e xisting  in-

c e ntre  Ald i sto re  is sig nific a ntly o ve rtra d ing  re la tive  to  its e xp e c te d  c o mpa ny b e nc hma rk, 

it is o ur vie w tha t this is e xtre me ly p o sitive  g ive n the  sto re  is within the  to wn c e ntre  a nd  

g e ne ra te s linke d  trip s with o the r sho p s a nd  se rvic e s; the re  wo uld  c o nse q ue ntly b e  no  

e c o no mic  o r susta ina b ility b e ne fits in se e k to  p ro vid e  a d d itio na l c o mpe titio n b y p la nning  

fo r ne w d e e p  d isc o unt p ro visio n in the  to wn in a  se q ue ntia lly infe rio r lo c a tio n.  

10.38  Like wise , the  stud y id e ntifie s tha t se ve ra l sto re s in the  to wn (Co -O p  a nd  Asd a  in 

p a rtic ula r) a re  und e r-p e rfo rming  re la tive  to  b e nc hma rk a nd  a ny ne w p ro visio n c o uld  

a d ve rse ly imp a c t up o n future  tra d ing  p o te ntia l. 

B) COMPARISON 

10.39 The re  is a  to ta l o f c . £35m o f no n-b ulky c o mp a riso n g o o d s e xp e nd iture  (Ta b le s 4a -d , 

Ap p e nd ix 3a ) a rising  in the  imme d ia te  Le e k c a tc hme nt (surve y zo ne  7).  The  e xp e nd iture  

p o t is p ro je c te d  to  rise  to  £46.2m in 2018 a nd  £60.3m b y 2031 (£25.3m inc re a se  o ve r 

e me rg ing  Lo c a l Pla n p e rio d ). 

                                                      

 
54 Ma instre a m Re ta ile r is Asd a , Mo rriso n’ s, Sa insb ury’ s a nd  Te sc o ; Sa le s De nsity o f £12,000/ m2 utilise d  
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10.40 The  no n-b ulky e xp e nd iture  p o t in the  Le e k No rth c a tc hme nt (surve y zo ne  6) is p ro je c te d  

to  rise  fro m c . £15.4m a t p re se nt to  c . £24.4m b y 2031.  The  inc re a se  in the  Le e k So uth 

c a tc hme nt (surve y zo ne  8) is p ro je c te d  to  rise  a t the  sa me  time  fro m £53.6m to  £86.1m.  

I) COMBINED (NON- BULKY) COMPARISON GOODS MARKET SHARE 

10.41 The  surve y re sults (Ta b le  13, Ap p e nd ix 3b ) b e lo w summa rise  the  o ve ra ll c o mp a riso n g o o d s 

ma rke t sha re s tha t Le e k to wn c e ntre  d ra ws fro m its d e fine d  c a tc hme nt zo ne s; the  2006 

Stud y find ing s a re  a lso  pro vid e d  fo r c o mp a ra tive  p urp o se s. 

 

10.42 Co mp a ra tive ly, it is c le a r tha t the  o ve ra ll c o mp a riso n g o o d s ma rke t sha re  tha t the  to wn 

c e ntre  d ra ws fro m the  imme d ia te  Le e k c a tc hme nt (surve y zo ne  7) ha s sig nific a ntly 

inc re a se d  (c . 25%) sinc e  2006.  The  o ve ra ll ma rke t sha re  whic h the  to wn c e ntre  se c ure s 

fro m the  o the r Le e k c a tc hme nts ha s a lso  slig htly inc re a se d  o ve r the  sa me  p e rio d . 

10.43 As the  2006 Stud y d id  no t id e ntify o ve ra ll c o mp a riso n g o o d s le a ka g e  fro m the  Le e k 

c a tc hme nt zo ne s, it is no t p o ssib le  to  p ro vid e  a  c o mp a ra tive  a sse ssme nt a g a inst the  

c urre nt surve y re sults whic h id e ntify the  fo llo wing  o utflo ws55: 

 

 

 

 

10.44 Whilst Le e k to wn c e ntre  is the  p rima ry c o mp a riso n sho p p ing  d e stina tio n fo r lo c a l re sid e nts 

in the  imme d ia te  Le e k c a tc hme nt (zo ne  7), the  surve y re sults fo r the  Le e k No rth a nd  Le e k 

So uth c a tc hme nts id e ntify tha t mo st re sid e nts lo o k to wa rd s ma instre a m p ro visio n in 

                                                      

 
55 Ma c c le sfie ld , Sto ke -o n-Tre nt a nd  Buxto n ma rke t sha re s a re  to wn c e ntre  a nd  re ta il p a rks c o mb ine d . 

 2006 STUDY 2013 STUDY 

DESTINATION /  FOODSTORE LEEK NORTH LEEK LEEK SOUTH LEEK NORTH LEEK LEEK SOUTH 

LEEK TOWN CENTRE 11.0%  30.1%  11.0%  16.4% 

(£2.5m) 

54.6% 

(£19.1m) 

18.0% 

(£9.7m) 

 2013 STUDY 

DESTINATION /  FOODSTORE LEEK NORTH LEEK LEEK SOUTH 

MACCLESFIELD  33.3% (£5.1m) 4.0% (£1.4m) 0.7% (£0.4m) 

STOKE- ON- TRENT 8.5% (£1.3m) 28.5% (£10.1m) 67% (£35.9m) 

BUXTON 19.5% (£3m) 4.2% (£1.5m) 0.8% (£0.4m) 
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Ma c c le sfie ld , Sto ke -o n-Tre nt a nd  to  a  le sse r e xte nt Buxto n to  me e t the ir c o mp a riso n 

sho p p ing  ne e d s. 

INFLOW 

10.45 The  to wn d ra ws in so me  inflo w fro m the  Che a d le  Oute r (6.9% /  £3m) c a tc hme nt.  

Ho we ve r, the  inflo w fro m the  Bid d ulp h (1.1% /  £0.4m) a nd  Che a d le  (1.3% /  £0.2m) 

c a tc hme nts a re  e xtre me ly limite d .  

OVERALL COMPARISON GOODS TURNOVER 

10.46 Dra wing  to g e the r the  ma rke t sha re  whic h the  to wn c e ntre  a ttra c ts fro m c a tc hme nt zo ne s 

within a nd  o utsid e  o f the  d istric t, the  stud y (Ta b le  13, Ap p e nd ix 3b ) id e ntifie s tha t the  

o ve ra ll to wn c e ntre  c o mp a riso n turno ve r is c . £35.2m.  The  o ve ra ll turno ve r o f o ut-o f-

c e ntre  p ro visio n in Le e k is c . £3.2m.   

II) INDIVIDUAL (NON- BULKY) COMPARISON GOODS MARKET SHARES 

10.47 The  2006 Stud y o nly p ro vid e d  a n o ve ra ll c o mp a riso n g o o d s ma rke t sha re  fo r the  to wn 

c e ntre .  Ho we ve r, the  2013 Stud y d e ta ils the  ma rke t sha re  whic h the  to wn c e ntre  se c ure s 

fo r ind ivid ua l (no n-b ulky) c o mpa riso n g o o d s; this is summa rise d  b e lo w (Ta b le s 6-12, 

Ap p e nd ix 3b ).  The  ta b le s sho w tha t the re  is sig nific a nt va ria nc e  in the  to wn c e ntre  

ma rke t sha re  fo r d iffe re nt typ e s o f c o mp a riso n sho p p ing . 

 

 

 

 

 

 

10.48 The  surve y re sults sho w tha t the  to wn p e rfo rms stro ng ly in re sp e c t o f sma ll d o me stic  

a p p lia nc e s, b o o ks /  sta tio na ry a nd  me d ic a l g o o d s.  The  re la tive ly limite d  ma rke t sha re  fo r 

CDs /  DVDs fo r e xa mp le  is d ue  to  the  re la tive ly d o mina nt ma rke t p o sitio n o f la rg e  

fo o d sto re s suc h a s the  o ut-o f-c e ntre  Mo rriso n’ s a nd  Sa insb ury’ s sto re s in Le e k.  

 2013 STUDY 

LEEK TO WN CENTRE LEEK NORTH LEEK LEEK SOUTH 

PERSONAL GOODS 20% (£0.2m) 66.2% (£2m) 12.5% (£0.5m) 

SMALL DOMESTIC APPLIANCES 17.4% (£0.4m) 82.3% (£4.1m) 27.4% (£2.1m) 

CDs /  DVDs - 21.4% (£0.3m) 6.9% (£0.1m) 

BOOKS & STATIONARY 28.1% (£0.3m) 87.8% (£1.8m) 36.2% (£1.2m) 

GLASSWARE /  TABLEWARE 23.7% (£0.1m) 67.6% (£0.8m) 20.7% (£0.4m) 

MEDICAL GOODS 24.5% (£0.3m) 87% (£1.7m) 37% (£1.4m) 

RECREATIO NAL GOODS 21.9% (£0.5m) 54.8% (£3.5m) 19.1% (£1.8m) 
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III) CLOTHING 

10.49 The  c urre nt p a tte rns o f c lo thing  sho p p ing  within the  wid e r Le e k c a tc hme nt is summa rise d  

in the  ta b le  b e lo w56: 

 

 

 

 

10.50 The  surve y re sults sho w tha t whilst Le e k is p e rfo rming  re la tive ly we ll in se c uring  just o ve r a  

third  o f c lo thing  /  fa shio n e xp e nd iture  a rising  within its imme d ia te  c a tc hme nt (surve y zo ne  

7), it is a  se c o nd a ry d e stina tio n fo r re sid e nts in the  o the r Le e k c a tc hme nts.  Sto ke -o n-Tre nt 

is the  ma in sub -re g io na l sho p p ing  d e stina tio n re fle c ting  its hig he r o rd e r fa shio n o ffe r. 

10.51 The  surve y re sults id e ntify tha t the re  a re  no  inflo ws to  the  to wn fro m the  wid e r d istric t. 

C) BULKY COMPARISON   

10.52 The  a sse ssme nt (Ta b le s 4a -c , Ap p e nd ix 4a ) d e ta ils tha t the  b ulky c o mp a riso n e xp e nd iture  

p o t within the  imme d ia te  Le e k c a tc hme nt (surve y zo ne  7) is c urre ntly c . £17.1m; this is 

p ro je c te d  to  rise  to  c . £22.6m in 2018 a nd  c . £29.5m b y 2031 (£12.4m inc re a se  o ve r the  

e me rg ing  Lo c a l Pla n p e rio d ). 

10.53 The  b ulky c o mp a riso n e xp e nd iture  po t within the  Le e k No rth c a tc hme nt (surve y zo ne  6) is 

p ro je c te d  to  rise  fro m c . £7.5m to  £11.8m (£4.3m inc re a se ).  The  Le e k So uth c a tc hme nt 

(surve y zo ne  8) will inc re a se  fro m c . £28.1m to  c . £45.1m. 

  

                                                      

 
56 Ma c c le sfie ld  a nd  Sto ke -o n-Tre nt ma rke t sha re s re fle c t to wn c e ntre  a nd  re ta il p a rks c o mb ine d . 

 2013 STUDY 

DESTINATION LEEK NORTH LEEK LEEK SOUTH 

LEEK TO WN CENTRE 10.2% (£0.6m) 35.1% (£5m) 9.9% (£2.1m) 

BUXTO N TOWN CENTRE 17.5% (£1.1m) 9% (£1.3m) 1.8% (£0.4m) 

MACCLESFIELD 34.1% (£2.1m) 5.4% (£0.8m) 1.7% (£0.4m) 

STOKE- ON- TRENT 12.4% (£0.8m) 41.2% (£5.9m) 75.5% (£16.1m) 



HIGH PEAK & STAFFORDSHIRE MOO RLANDS COUNCILS  QUANTITATIVE RETAIL STUDY UPDATE 

 

 

 

 

O CTOBER 2013 I g va .c o.uk  97 

 

I) COMBINED (BULKY) COMPARISON GOODS MARKET SHARE 

10.54 The  a sse ssme nt (Ta b le  10, Ap p e nd ix 4b ) summa rise s the  p re se nt to wn c e ntre  ma rke t sha re  

fo r b ulky c o mp a riso n g o o d s a g a inst the  2006 Stud y find ing s: 

 

10.55 It is c le a r fro m the  re sults tha t the re  ha s b e e n a  no ta b le  inc re a se  sinc e  2006 in the  o ve ra ll 

b ulky c o mp a riso n g o o d s ma rke t sha re  whic h the  to wn c e ntre  d ra ws fro m its imme d ia te  

c a tc hme nt (surve y zo ne  7); the  re -o p e ning  o f the  fo rme r Fo c us DIY unit a s B&M ma y ha ve  

a c tua lly ha d  a  p o sitive  imp a c t o n sho p p ing  p a tte rns. 

10.56 In te rms o f le a ka g e  fro m the  Le e k c a tc hme nt zo ne s, g ive n tha t the  2006 Stud y d id  no t 

d e ta il le a ka g e  d e stina tio ns, the  ta b le  b e lo w o nly hig hlig hts c urre nt sho p p ing  p a tte rns57: 

 

 

 

 

10.57 The  surve y re sults sho w tha t Ma c c le sfie ld  a nd  Sto ke , b o th o f whic h ha ve  la rg e  re ta il 

wa re ho use  p a rks, d ra w sig nific a nt a mo unts o f tra d e  a wa y fro m the  Le e k c a tc hme nt. 

INFLOW 

10.58 Give n the  re la tive ly limite d  ma instre a m b ulky re ta il o ffe r in Le e k a s a  who le , the  surve y 

re sults id e ntify mino r inflo ws fro m a d jo ining  c a tc hme nt zo ne s; the  to wn d ra ws a  4.3% 

(£1m) ma rke t sha re  fro m the  Che a d le  Oute r c a tc hme nt. 

  

                                                      

 
57 De stina tio ns d e ta ile d  b e lo w re la te  to  to wn c e ntre  a nd  re ta il p a rk ma rke t sha re s c o mb ine d . 

 2006 STUDY 2013 STUDY 

DESTINATION LEEK NORTH LEEK LEEK SOUTH LEEK NORTH LEEK LEEK SOUTH 

LEEK TOWN CENTRE 11.7%  34.9%  10.9%  12.8% (£1m) 48.4% (£8.3m) 11.5% (£3.2m) 

 2013 STUDY 

DESTINATION LEEK NORTH LEEK LEEK SOUTH 

BUXTO N 19% (£1.4m) 0.6% (£0.1m) - 

MACCLESFIELD 33.7% (£2.5m) 6.2% (£1.1m) 3.7% (£1m) 

STOKE- ON- TRENT 7.8% (£0.6m) 35.5% (£6.1m) 60.3% (£17m) 
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OVERALL BULKY COMPARISON GOODS TURNOVER 

10.59 The  o ve ra ll to wn c e ntre  b ulky c o mp a riso n turno ve r is c . £13.9m; the  o ut-o f-c e ntre  

p ro visio n in the  to wn d ra ws a  furthe r c . £0.5m.  The  c o mb ine d  b ulky g o o d s turno ve r o f the  

to wn a s a  who le  is the re fo re  c . £14.5m. 

II) INDIVIDUAL (BULKY) COMPARISON GOODS MARKET SHARES 

10.60 The  to wn c e ntre  ma rke t sha re  fo r b ulky c o mpa riso n g o o d s is summa rise d  b e lo w (Ta b le s 5 

– 9, Ap p e nd ix 4b ).  A c o mp a riso n a g a inst the  2006 Stud y re sults is no t po ssib le  g ive n tha t 

the  p re vio us stud y d id  no t sp e c ify the  ind ivid ua l g o o d s ma rke t sha re s. 

 

 

 

10.61 The  surve y re sults ind ic a te  tha t the  to wn c e ntre  p e rfo rms re la tive ly we ll fo r g a rd e n /  p e ts 

a nd  DIY g o o d s b ut le ss we ll in te rms o f furniture  a nd  ma jo r ho use ho ld  a p p lia nc e s.  This is 

unsurp rising  g ive n the  d iffic ultie s in re ta iling  la rg e r b ulky g o o d s suc h a s ma jo r ho use ho ld  

a p p lia nc e s fro m tra d itio na l re ta il units ra the r tha n re ta il wa re ho using  with d e d ic a te d  c a r 

p a rking  p ro visio n.  The  re ta il wa re ho use  o f the  Sa insb ury’ s sc he me  wo uld  ha ve  a  po sitive  

imp a c t o n sho p p ing  p a tte rns in the  lo c a lity. 

D) OVERALL COMPARISON G OODS MARKET SHARE 

10.62 Dra wing  the  ind ivid ua l no n-b ulky a nd  b ulky e xp e nd iture  p o ts to g e the r, the re  is a n o ve ra ll 

to ta l o f c . £52.1 m o f c o mp a riso n e xp e nd iture  a rising  within the  imme d ia te  Le e k 

c a tc hme nt (surve y zo ne  7).  The  to ta l e xp e nd iture  p o t fo r the  Le e k No rth c a tc hme nt 

(surve y zo ne  6) is c . £22.9m whilst in the  Le e k So uth c a tc hme nt it is c . £81.8m 

10.63 The  a sse ssme nt (Ap p e nd ix 4a ) sho ws tha t Le e k re ta ins 55.3% (£28.8m) o f the  to ta l 

c o mp a riso n e xp e nd iture  a rising  within the  imme d ia te  Le e k c a tc hme nt.  The  re te ntio n 

le ve l is 17.2% (£3.9m) fro m the  Le e k No rth c a tc hme nt a nd  17.2% (£14.1m) a lso  fro m the  

Le e k So uth c a tc hme nt. 

 2013 STUDY 

LEEK TO WN CENTRE LEEK NORTH LEEK LEEK SOUTH 

FURNITURE & FLOORING 14.4% (£0.4m) 37.1% (£2m) 4.4% (£0.4m) 

DIY GOODS 7.6% (£0.1m) 56.2% (£1.8m) 15.9% (£0.8m) 

MAJOR HOUSEHOLD APPLIANCES 8.1% (£0.1m) 37% (£0.4m) 4.9% (£0.1m) 

LARGE ELECTRICAL GOODS 12.7% (£0.2m) 48.7% (£2.6m) 13.3% (£1.1m) 

GARDEN & PETS 15.8% (£0.2m) 72.7% (£1.4m) 22.4% (£0.8m) 
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10.64 Mo st lo c a l re sid e nts in the  re sp e c tive  Le e k c a tc hme nt zo ne s lo o k to wa rd s c e ntre s a nd  

re ta il p a rks in the  Sto ke -o n-Tre nt c o nurb a tio n fo r the  ma in c o mp a riso n sho p p ing  ne e d s. 

E) COMPARISON RETAIL CAPACITY REVIEW 

10.65 On the  b a sis o f fo rwa rd  p o p ula tio n a nd  e xp e nd iture  g ro wth, a ssuming  tha t the  c urre nt 

ma rke t sha re  o f the  to wn c e ntre  is p ro je c te d  fo rwa rd  o n a  c o nsta nt b a sis (i.e . no  

imp ro ve me nt o ve r time ), the  c a p a c ity a sse ssme nt id e ntifie s the  fo llo wing  flo o rsp a c e  

re q uire me nt58 o ve r the  e me rg ing  Lo c a l Pla n p e rio d  to  2031 (Ta b le  4a , Ap p e nd ix 4c ): 

 

10.66 The  a sse ssme nt id e ntifie s tha t the re  is a  sub sta ntive  ne e d  fo r ne w c o mp a riso n re ta il 

d e ve lo p me nt in the  la tte r pha se s o f the  e me rg ing  Lo c a l Pla n p e rio d  in p a rtic ula r.  

Ho we ve r, this c a p a c ity p o sitio n d o e s no t ta ke  a c c o unt o f the  c o mmitte d  (b ulky) 

c o mp a riso n re ta il d e ve lo p me nt (c . 2,300 m2 ne t flo o rsp a c e ) a s p a rt o f the  o ut-o f-c e ntre  

Sa insb ury’ s sc he me  whic h ha s re c e ntly o p e ne d . 

10.67 Whe n the  c o mp a riso n re ta il turno ve r (c . £6.9m) o f the  sc he me s is a p p lie d  to  the  c a p a c ity 

mo d e lling  e xe rc ise  (Ta b le  4b , Ap p e nd ix 4c ), the  c a p a c ity p ro je c tio ns a re  a s fo llo ws: 

 

10.68 On this b a sis the re  is no  ne e d  fo r the  Co unc il to  p ro a c tive ly p la n fo r ne w d e ve lo p me nt in 

the  e a rly to  mid -p e rio d  o f the  e me rg ing  Lo c a l Pla n; a  future  up d a te  to  this stud y sho uld  

id e ntify ne e d s fo r the  la tte r p e rio d  o nc e  c o mmitte d  sc he me s in Le e k a nd  the  wid e r sub -

re g io n (Ha nle y City Ce ntre  a nd  M&S a t Wo lsta nto n) ha ve  c o me  fo rwa rd . 

10.69 Whilst this po sitio n is sig nific a ntly re mo ve d  fro m the  c o nc lusio ns o f the  2006 d istric t-wid e  

stud y whic h id e ntifie d  the  p o te ntia l fo r the  to wn to  a c hie ve  a  sig nific a nt inc re a se  in 

c o mp a riso n ma rke t sha re  thro ug h the  Co unc il p ro a c tive ly p la nning  fo r q ua ntita tive -

b a se d  e xp a nsio n o f its re ta il o ffe r, it is o ur vie w tha t this no  lo ng e r re a listic  g ive n tha t: 

                                                      

 
58 Flo o rsp a c e  ro und e d  to  ne a re st 5 sq ua re  me tre  inc re me nt 

 2018 2023 2031 

LEEK -  BASELINE 875 m 2 (g ross)  2,315 m 2 (g ross)  4,785 m 2 (g ross) 

 2018 2023 2031 

LEEK -  COMMITMENTS - 2,410 m 2 (g ross)  - 970 m 2 (g ross)  1,500 m 2 (g ross) 
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 The  to wn ha s a c tua lly inc re a se d  its c o mp a riso n re ta il ma rke t sha re  fro m its wid e r 

c a tc hme nt witho ut the  b e ne fit o f sig nific a nt e xp a nsio n o f its e xisting  re ta il o ffe r. 

 Na tio na l multip le  re ta ile rs who  wo uld  b e  re q uire d  to  d e live r a  sig nific a nt q ua ntita tive  

a nd  q ua lita tive  b a se d  e nha nc e me nt in the  to wn’ s c o mp a riso n re ta il o ffe r (a nd  

p ro file ) a re  inc re a sing ly c o nc e ntra ting  in p rima ry (hig he r o rd e r) c e ntre s whic h se rve  

la rg e r c a tc hme nts.  The  p ro ximity o f the  to wn to  the  Sto ke -o n-Tre nt c o nurb a tio n 

ma ke s it unlike ly tha t it wo uld  b e  a b le  to  a ttra c t the  re ta ile rs ne c e ssa ry to  d e live r the  

ste p -c ha ng e  in p e rfo rma nc e . 

 The re  is sig nific a nt p la nne d  q ua ntita tive  a nd  q ua lita tive  imp ro ve me nts to  the  re ta il 

a nd  le isure  o ffe r within the  Sto ke -o n-Tre nt c o nurb a tio n, p rinc ip a lly Ha nle y c ity c e ntre  

(C ity Se ntra l) a nd  M&S a t Wo lsta nto n) whic h furthe r und e rmine  the  c o mme rc ia l 

re a lity o f q ua ntita tive  b a se d  e xp a nsio n in Le e k.  

10.70 On this b a sis, the  Co unc il sho uld  c o ntinue  to  p ro a c tive ly mo nito r the  p e rfo rma nc e  o f the  

to wn c e ntre  a nd  se e k to  q ua lita tive ly d isting uish it in the  sub -re g io na l re ta il hie ra rc hy b y 

e mp ha sising  its nic he  ind e p e nd e nt o ffe r (i.e . c e ntre  fo r a ntiq ue s e tc .). The re  is no  ne e d  fo r 

re ta il wa re ho using  p ro visio n g ive n the  e xisting  c o mmitme nt a t the  Sa insb ury’ s site  to  the  

no rth o f the  to wn. 

F) LEISURE 

10.71 The  e xp e nd iture  c a p a c ity p o t (2013) within the  re sp e c tive  Le e k c a tc hme nt zo ne s fo r 

sp e c ific  le isure  a c tivitie s is se t o ut b e lo w59. 

                                                      

 
59 Exp e ria n Re ta il Pla nne r Re p o rts; Exp e nd iture  Po t g e ne ra te d  b y a p p lying  sp e nd  p e r he a d  fig ure  to  2013 po p ula tio n 

 LEEK NORTH (ZONE 6) LEEK (ZONE 7) LEEK SOUTH (ZONE 8) 

 Av. 

Spe nd  

Av. 

Expe nd.  

UK Av. 

Spe nd  

Av. 

Spe nd  

Av. 

Expe nd.  

UK Av. 

Spe nd  

Av. 

Spe nd  

Av. 

Expe nd.  

UK Av. 

Spe nd  

Re sta ura nts/ C a fe s £541 £4.1m £440 £364 £7.6m £440 £418 £12.8m £440 

Alc o ho lic  Drinks £254 £1.9m £232 £234 £4.9m £232 £242 £7.4m £232 

Cine ma  £17 £0.1m £18 £15 £0.3m £18 £15 £0.5m £18 

The a tre  /  C o nc e rts £41 £0.3m £33 £26 £0.5m £33 £29 £0.9m £33 

Re c re a tio n  £145 £1.1m £117 £88 £1.8m £117 £97 £3m £117 
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10.72 As the  le isure  o ffe r in Le e k to wn c e ntre  is e xtre me ly limite d , the  surve y re sults id e ntify tha t 

mo st lo c a l re sid e nts lo o k to wa rd s la rg e r c e ntre s a nd  d e stina tio ns in the  Sto ke -o n-Tre nt 

c o nurb a tio n, a s fo llo ws: 

 CINEMA: 40.8% o f re sid e nts fro m the  imme d ia te  Le e k c a tc hme nt (zo ne  7) re g ula rly 

visit the  c ine ma .  A to ta l o f 45% fro m the  Le e k No rth (zo ne  6) a nd  43.2% fro m Le e k 

So uth c a tc hme nt (zo ne  8) re g ula rly visit.  

The  mo st fre q ue ntly visite d  c ine ma  lo c a tio n fo r re sid e nts in the  Le e k a nd  Le e k So uth 

c a tc hme nts is the  Od e o n a t Fe stiva l Pa rk (71.1% fro m zo ne  7; a nd  71.7% fro m zo ne  8).  

Re sid e nts in the  Le e k No rth c a tc hme nt visit the  C ine ma c  in Ma c c le sfie ld  (23.7%) 

fo llo we d  b y C ine wo rld  Pa rrswo o d  (17.3%) a nd  Od e o n Fe stiva l Pa rk (16.3%). 

 INDOOR SPORTS /  HEALTH & FITNESS: the  p ro p o rtio n o f re sid e nts who  re g ula rly visit 

suc h fa c ilitie s va rie s b e twe e n the  re sp e c tive  Le e k c a tc hme nts (12.3% fo r Le e k No rth; 

6.6% fo r Le e k; a nd  20.1% fo r Le e k So uth). 

Mo st re sid e nts in the  Le e k No rth c a tc hme nt g o  to  Ma c c le sfie ld  le isure  c e ntre  (41.5%) 

o r the  o ut-o f-c e ntre  DW Fitne ss in Ma c c le sfie ld  (22.7%).  Re sid e nts in the  Le e k 

c a tc hme nt visit Bro ug h Pa rk le isure  c e ntre  in the  to wn (84%).  The  Le e k So uth 

c a tc hme nt lo o ks mo re  to  fa c ilitie s in Sto ke -o n-Tre nt a ltho ug h Bro ug h Pa rk a ttra c ts 

25.4% o f re sid e nts.   

 RESTAURANTS: the  p ro po rtio n o f re sid e nts who  re g ula rly visit suc h fa c ilitie s va rie s 

b e twe e n the  re sp e c tive  Le e k c a tc hme nts (69.7% fo r Le e k No rth; 77.7% fo r Le e k; a nd  

70.8% fo r Le e k So uth).   

The  ma in d e stina tio ns fo r Le e k No rth re sid e nts a re  Buxto n (26.3%) a nd  Ma c c le sfie ld  

(24.5%).  Le e k to wn c e ntre  is the  p rima ry d e stina tio n fo r 83.3% o f re sid e nts in the  

imme d ia te  Le e k c a tc hme nt a nd  41.4% fo r the  Le e k So uth c a tc hme nt.   

 PUBS/ CLUBS: the  p ro po rtio n o f re sid e nts who  re g ula rly visit suc h fa c ilitie s va rie s 

b e twe e n the  re sp e c tive  Le e k c a tc hme nts (63.4% fo r Le e k No rth; 59.5% fo r Le e k; a nd  

59.1% fo r Le e k So uth).   

As with re sta ura nts, the  ma in d e stina tio ns fo r Le e k No rth re sid e nts a re  Buxto n (21.7%) 

a nd  Ma c c le sfie ld  (19.2%).  Mo st re sid e nts in the  Le e k c a tc hme nt (97.2%) so c ia lise  in 

Le e k.  The  Le e k So uth surve y re sults a re  mo re  lo c a lise d  with o nly 30% o f re sid e nts 

visiting  Le e k mo st re g ula rly.  A numb e r o f villa g e s (We rring to n a nd  Che d d le to n) a re  

p o p ula r d e stina tio ns. 
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10.73 The  to wn c e ntre  le isure  o ffe r is e xtre me ly limite d  a nd  g ive n its p ro ximity to  the  la rg e r sub -

re g io na l c e ntre  o f Sto ke -o n-Tre nt, it is unlike ly to  a ttra c t the  ne c e ssa ry c ritic a l ma ss 

(c o mme rc ia l d e ma nd ) to  d e live r a  ste p  c ha ng e  in its o ffe r.  The  p ro p o se d  ne w sc he me s 

in Ha nle y a t C ity Se ntra l a nd  the  Po tte rie s sho p p ing  c e ntre  (e xte nsio n) inc lud e  ne w 

c ine ma  multip le xe s.  

10.74 It is o ur vie w tha t the re  is no  ne e d  fo r the  Co unc il to  p ro a c tive ly p la n fo r ne w le isure  

d e ve lo p me nt in the  to wn o ve r the  e me rg ing  p la n p e rio d .  If le isure -b a se d  p ro p o sa ls 

sho uld  c o me  fo rwa rd  o utsid e  o f the  p la n ma king  p ro c e ss the n sub je c t to  a p p ro pria te  

NPPF a sse ssme nt (se q ue ntia l a nd  imp a c t) the re  is p o te ntia l fo r the  Co unc il to  sup po rt ne w 

p ro visio n in the  to wn. 
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11. BIDDULPH 

11.1 Bid d ulp h is a  line a r to wn c e ntre  with re ta il p ro visio n fo c use d  a lo ng  the  Hig h Stre e t a nd  

no rthwa rd s o n to  Co ng le to n Ro a d .  A la rg e  Sa insb ury’ s sto re  o p e ne d  in la te  2010 a nd  ha s 

p re c ip ita te d  a  sig nific a nt c ha ng e  in the  to wn c e ntre  re ta il o ffe r with the  fo rme r So me rfie ld  

a nd  Co -Op  c o nve nie nc e  sto re s b e ing  c o nve rte d  into  B&M Ba rg a ins a nd  Ho me  Ba rg a ins 

o utle ts.  In a d d itio n to  the  ma instre a m re ta ile rs, the re  is a  mix o f sma lle r lo c a l ind e p e nd e nt 

sho p s a nd  se rvic e s in the  to wn c e ntre . 

11.2 Outsid e  o f the  to wn c e ntre , p la nning  p e rmissio n wa s g ra nte d 60 in mid -2008 fo r a  no n-fo o d  

re ta il p a rk (c , 6,900 m2 g ro ss) to  the  we st o f the  to wn c e ntre  b e yo nd  the  b yp a ss.  Whilst 

the  sc he me  ha s no t p ro g re sse d  with the  p la nning  p e rmissio n ha ving  sub se q ue ntly la p se d , 

its re ma ins a llo c a te d  fo r no n-fo o d  re ta il use s, inc lud ing  a  DIY sto re  a nc ho r a nd  up  to  10 

re ta il units, in the  a d o p te d  To wn Ce ntre  Are a  Ac tio n Pla n (AAP). 

A) CONVENIENCE 

11.3 The  o ve ra ll c o nve nie nc e  e xp e nd iture  p o t (Ta b le  3, Ap p e nd ix 2a ) within the  Bid d ulp h 

c a tc hme nt (surve y zo ne  9) is c . £38.2m (2013); this is p ro je c te d  to  rise  to  c . £39.7m in 2018 

a nd  c . £45.9m b y 2031 (£7.7m inc re a se  o ve r e me rg ing  Lo c a l Pla n p e rio d ). 

I) MAIN FOOD 

11.4 The  ma in fo o d  e xp e nd iture  p o t (Ta b le  4a , Ap p e nd ix 2a ) fo r the  Bid d ulp h c a tc hme nt 

(zo ne  9) is £28.7m in 2013; this is p ro je c te d  to  rise  to  £34.4m b y 2031.  The  ma in fo o d  

sho p p ing  pa tte rns (Ta b le  5a , Ap p e nd ix 2b ) id e ntifie d  in the  c urre nt ho use ho ld  surve y 

(2013) a re  summa rise d  a g a inst the  2006 Stud y re sults b e lo w: 

 

                                                      

 
60 Ap p lic a tio n Re fe re nc e  07/ 00170/ OUT_MJ 

 2006 STUDY 2013 STUDY 

DESTINATION /  FOODSTORE BIDDULPH BIDDULPH 

SOMERFIELD  12.6% (£2.6m) CLOSED 

KWIK SAVE 6.3% (£1.3m) CLOSED 

CO -O P  4.3% (£0.9m) CLOSED 

SAINSBURYS (WHARF ROAD) - 54.5% (£15.6m) 
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11.5 As d e ta ile d  a b o ve , the  o p e ning  o f the  ne w Sa insb ury’ s sto re  ha s ha d  a  sig nific a nt imp a c t 

o n c o nve nie nc e  p ro visio n within the  to wn c e ntre  with thre e  p re vio us (to p -up  o rie nta te d ) 

sto re s ha ving  sub se q ue ntly c lo se d .  The  Sa insb ury’ s sto re  ha s a lso  g e ne ra te d  a  po sitive  

inc re a se  in the  to wn c e ntre  ma in fo o d  ma rke t sha re  (c . 40% inc re a se  sinc e  2006). 

INFLOW 

11.6 The  Sa insb ury’ s sto re  (a s in Bid d ulp h a s a  who le ) se rve s a  re la tive ly d isc re te  c a tc hme nt 

with o nly minima l inflo ws (1.7% /  £0.7m) fro m the  Le e k So uth c a tc hme nt (zo ne  8). 

OVERALL MAIN FOOD RETENTION 

11.7 Existing  c o nve nie nc e  p ro visio n within Bid d ulph re ta ins 55.3% (£15.8m) o f ma in fo o d  

e xp e nd iture  a rising  within its imme d ia te  c a tc hme nt (surve y zo ne  9).  The re  a re  

c o nse q ue ntly sig nific a nt o utflo ws (c . 43%) o f ma in fo o d  e xp e nd iture  fro m the  Bid d ulp h 

c a tc hme nt to  fo o d sto re s in Co ng le to n, Kid sg ro ve , Tunsta ll a nd  Sto ke -o n-Tre nt.  

II) TOP- UP FOOD 

11.8 The  to p -up  e xp e nd iture  p o t (Ta b le  4b , Ap p e nd ix 2a ) in the  Bid d ulp h c a tc hme nt is 

p ro je c te d  to  rise  fro m c . £9.6m in 2013 to  £11.5m b y 2031.   

11.9 The  to p -up  fo o d  sho pp ing  p a tte rns (Ta b le  5b , Ap p e nd ix 2b ) id e ntifie d  in the  c urre nt 

ho use ho ld  surve y (2013) a re  summa rise d  a g a inst the  2006 Stud y re sults b e lo w: 

 

11.10 Ove ra ll, d e sp ite  the  sig nific a nt c ha ng e s in re ta ile r re p re se nta tio n in the  to wn sinc e  2006, 

the  to p -up  re te ntio n le ve l ha s inc re a se d  d ue  to  the  ne w Sa insb ury’ s sto re .  The  ma rke t 

sha re  o f lo c a l ind e p e nd e nt sho p s ha s re ma ine d  simila r to  tha t id e ntifie d  in the  2006 Stud y. 

  

 2006 STUDY 2013 STUDY 

DESTINATION /  FOODSTORE BIDDULPH BIDDULPH 

SOMERFIELD  24.7%  CLOSED 

KWIK SAVE 12.7%  CLOSED 

CO -O P  7.6%  CLOSED 

SAINSBURYS (WHARF ROAD) - 64.1% (£6.1m) 

LOCAL SHOPS TC 22.2%  22.1% (£2.1m) 
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INFLOW  

11.11 Give n the  lo c a lise d  na ture  o f to p -up  sho p p ing , the re  is no  to p -up  e xp e nd iture  flo wing  to  

c o nve nie nc e  p ro visio n in Bid d ulp h fro m o the r c a tc hme nt zo ne s in the  d istric t; this is the  

sa me  a s the  2006 Stud y. 

OVERALL TOP- UP RETENTION 

11.12 The  a sse ssme nt (Ta b le  6a , Ap p e nd ix 2b ) id e ntifie s tha t Bid d ulp h a s a  who le  re ta ins 86.2% 

(£8.2m) o f to p -up  sp e nd  a rising  within its imme d ia te  c a tc hme nt.  Bid d ulp h Mo o r lo c a l 

c e ntre  re ta ins a  furthe r 3.2% (£0.3m).  The  o ve ra ll b o ro ug h-wid e  re te ntio n le ve l is the re fo re  

89.4% (£8.5m).  Exp e nd iture  le a ka g e  is the re fo re  e xtre me ly ne g lig ib le  (c . 4% /  £0.4m to  

fo o d sto re s in Co ng le to n). 

III) OVERALL MARKET SHARE [MAIN FOOD AND TOP- UP COMBINED] 

11.13 Dra wing  the  ma in fo o d  a nd  to p -up  ma rke t sha re s to g e the r, the  a sse ssme nt (Ta b le  7, 

Ap p e nd ix 2b ) id e ntifie s tha t Bid d ulph to wn c e ntre  re ta ins 63% (£24.1m) o f c o nve nie nc e  

e xp e nd iture  a rising  within its imme d ia te  c a tc hme nt (surve y zo ne  9).  No twithsta nd ing  the  

Sa insb ury’ s sto re , the  surve y id e ntifie s tha t the re  re ma ins sig nific a nt o utflo ws (c . 34.9% /  

£13.3m) o f c o nve nie nc e  e xp e nd iture  fro m the  Bid d ulp h c a tc hme nt to  surro und ing  

c e ntre s (Co ng le to n a nd  Sto ke -o n-Tre nt c o nurb a tio n). 

IV) FOODSTORE PERFORMANCE 

11.14 The  a sse ssme nt (Ta b le  8, Ap p e nd ix 2b ) id e ntifie s the  fo llo wing  tra d ing  p e rfo rma nc e  o f the  

ma in fo o d sto re s in Bid d ulp h: 

 

 

11.15 The  surve y re sults ind ic a te  tha t the  re la tive ly ne w Sa insb ury’ s sto re  is tra d ing  slig htly a b o ve  

b e nc hma rk a t p re se nt; this is p o sitive  d ue  to  its in-c e ntre  a nc ho r func tio n.  The  sto re  is a lso  

like ly to  a ttra c t so me  d rive -b y tra d e  g ive n its p ro mine nt lo c a tio n o ff Wha rf Ro a d  a nd  

p ro ximity to  re sid e ntia l a re a s to  the  so uth o f Co ng le to n. 

  

DESTINATION /  FOODSTORE BENCHMARK SURVEY TO TAL DIFFERENCE 

SAINSBURY’S (Wha rf Roa d) £21.8m £22.8m +£0.9m 
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V) CAPACITY REVIEW 

11.16 The  b a se line  c a p a c ity mo d e lling  e xe rc ise  (Ta b le  16 , Ap p e nd ix 2d ), a ssuming  a  c o nsta nt 

ma rke t sha re  a nd  ta king  a c c o unt o f p ro je c te d  p o p ula tio n a nd  e xp e nd iture  g ro wth, a s 

we ll a s tra d ing  e ffic ie nc y inc re a se s, g e ne ra te s the  fo llo wing  flo o rsp a c e  re q uire me nt61 

o ve r the  e me rg ing  Lo c a l Pla n p e rio d  to  2031:  

MAINSTREAM RETAIL62 2018 2023 2031 

BIDDULPH -  BASELINE c . 60 m 2 (g ross) c . 155 m 2 (g ross) c . 305 m 2 (g ross) 

 

11.17 As the  ta b le  hig hlig hts, the  c a p a c ity id e ntifie d  fo r Bid d ulp h o ve r the  e me rg ing  p la n p e rio d  

is insuffic ie nt to  sup p o rt a ny sub sta ntive  ne w c o nve nie nc e  re ta il d e ve lo p me nt.   

11.18 Whilst the  ne w Sa insb ury’ s sto re  ha s a d d re sse d  the  sig nific a nt q ua ntita tive  a nd  q ua lita tive  

d e fic ie nc ie s in the  c o nve nie nc e  re ta il o ffe r in Bid d ulp h, the  to wn still o nly re ta ins c . 55% o f 

ma in fo o d  sp e nd  a rising  within its tig htly d ra wn c a tc hme nt.  The re  re ma ins sig nific a nt 

o utflo w o f ma in fo o d  e xp e nd iture  to  ma instre a m a nd  d e e p  d isc o unt fo o d sto re s in 

Co ng le to n a nd  the  wid e r Sto ke -o n-Tre nt c o nurb a tio n (Tunsta ll, Kid sg ro ve  e tc .). 

11.19 Whilst the re  is no  o ve rrid ing  q ua ntita tive  ne e d  fo r a  ne w ma instre a m fo o d sto re  in the  to wn 

g ive n the  Sa insb ury’ s sto re  a nc ho r, the re  is p o te ntia lly a  q ua lita tive  ne e d  in o ur vie w fo r a  

ne w d e e p  d isc o unt fo o d sto re  in the  to wn so  a s to  p ro vid e  a d d itio na l c o mp e titio n a nd  

c ho ic e  fo r lo c a l re sid e nts.  The  c lo sure  o f the  Co -Op  a nd  So me rfie ld  sto re s (c o nve rte d  to  

d isc o unt c o mp a riso n) within the  to wn c e ntre  ha s re d uc e d  lo c a l c ho ic e  a nd  a  ne w d e e p  

d isc o unt sto re  wo uld  p ro vid e  a  g e nuine  a lte rna tive  fo r re sid e nts. 

11.20 The  surve y re sults a lre a d y id e ntify tha t p re se ntly the re  a re  ma in fo o d  o utflo ws fro m the  

Bid d ulp h c a tc hme nt to  Ald i sto re s in Co ng le to n (7.4% /  £2.1m), Kid sg ro ve  a nd  Tunsta ll 

(b o th 1% /  £0.3m).  The re  is c o nse q ue ntly p o te ntia l to  a c hie ve  a  furthe r inc re a se  in ma in 

fo o d  ma rke t sha re  a b o ve  a nd  b e yo nd  tha t a c hie ve d  b y Sa insb ury’ s. 

11.21  The  Sa insb ury’ s sto re  is c urre ntly id e ntifie d  to  b e  tra d ing  a b o ve  b e nc hma rk a nd  a  ne w 

d e e p  d isc o unt sto re , a ssuming  a  re la tive ly sta nd a rd  fo rma t (c . 1,000 m2 ne t sa le s), is 

                                                      

 
61 Ro und e d  to  ne a re st 5 me tre  flo o rsp a c e  inc re me nts  
62 Ma instre a m Re ta ile r is Asd a , Mo rriso n’ s, Sa insb ury’ s a nd  Te sc o ; Sa le s De nsity o f £12,000/ m2 utilise d  
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unlike ly in o ur vie w to  g e ne ra te  a ny sig nific a nt a d ve rse  imp a c ts o n Sa insb ury’ s d ue  to  the  

p o te ntia l fo r a  sig nific a nt p ro p o rtio n o f its c o nve nie nc e  turno ve r to  b e  d e rive d  thro ug h 

e xp e nd iture  c la wb a c k. 

11.22 The  Sa insb ury’ s sto re  is ho we ve r c e ntra lly lo c a te d  within the  to wn c e ntre  a nd  a ny ne w 

d e e p  d isc o unt sto re  wo uld  ha ve  to  b e  susta ina b ly lo c a te d  so  a s no t to  lo se  a ny o f the  

linke d  trip s /  ‘ sp in-o ff’  b e ne fits tha t it c urre ntly d e live rs fo r the  wid e r to wn c e ntre .   

11.23 On this b a sis, no twithsta nd ing  the  wid e r b e ne fits whic h the  in-c e ntre  Sa insb ury’ s sc he me  

ha s d e live re d , it is o ur vie w tha t the re  is a n e c o no mic  a nd  susta ina b ility justific a tio n 

(c la wb a c k /  ma rke t sha re  e nha nc e me nt) fo r the  Co unc il to  p ro a c tive ly id e ntify a n 

a va ila b le  a nd  suita b le  se q ue ntia lly c o mp lia nt site  thro ug h the  e me rg ing  p la n p ro c e ss to  

a c c o mmo d a te  a  d e e p  d isc o unt fo o d sto re  to  e nha nc e  c ho ic e  a nd  c o mp e titio n. 

B) COMPARISON 

11.24 The re  is a  to ta l o f £35.2m o f no n-b ulky c o mp a riso n g o o d s e xp e nd iture  (Ta b le s 4a -d , 

Ap p e nd ix 3a ) a rising  in the  Bid d ulp h c a tc hme nt (surve y zo ne  9).  The  e xp e nd iture  p o t is 

p ro je c te d  to  rise  to  £46.3m in 2018 a nd  £59.6m b y 2031 (£24.5m inc re a se ). 

I) COMBINED (NON- BULKY) COMPARISON GOODS MARKET SHARE 

11.25 The  surve y re sults (Ta b le  10, Ap p e nd ix 3b ) id e ntify tha t Bid d ulp h to wn c e ntre , inc lud ing  

Sa insb ury’ s, c urre ntly re ta ins 22.5% (£7.9m) o f the  to ta l no n-b ulky c o mp a riso n e xp e nd iture  

a rising  within its imme d ia te  c a tc hme nt (surve y zo ne  9).  The re  a re  mino r inflo ws (c . £0.5m) 

fro m the  Le e k So uth c a tc hme nt. 

11.26 The  c ha ng e s in o ve ra ll c o mp a riso n ma rke t sha re  sinc e  2006 (se t o ut b e lo w) sho ws tha t 

the  to wn c e ntre  ha s a c tua lly a c hie ve d  a  sig nific a nt inc re a se  in ma rke t sha re  d ue  to  the  

Sa insb ury’ s sc he me  a nd  the  sub se q ue nt c o nve rsio n o f fo rme r c o nve nie nc e  units in the  

to wn c e ntre  (Co -Op  a nd  So me rfie ld ) to  d isc o unt c o mp a riso n re ta il o utle ts (B&M a nd  

Ho me  Ba rg a ins). 

 

 

 

 2006 STUDY 2013 STUDY 

DESTINATION /  FOODSTORE BIDDULPH BIDDULPH 

BIDDULPH TOWN CENTRE 5.8% 22.5% (£7.9m) 
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11.27 In te rms o f the  ma in (o ve ra ll) c o mp a riso n e xp e nd iture  o utflo ws fro m the  Bid d ulp h 

c a tc hme nt, the  surve y re sults id e ntify tha t mo st lo c a l re sid e nts lo o k to wa rd s p ro visio n in 

the  Sto ke -o n-Tre nt c o nurb a tio n fo r the ir ma in c o mp a riso n sho p p ing  ne e d s: 

 

 

 

11.28 The  ma in d e stina tio n within the  Sto ke -o n-Tre nt c o nurb a tio n is Ha nle y (c ity c e ntre ) whic h 

d ra ws a n o ve ra ll 30.8% (£10.8m) ma rke t sha re  fro m the  Bid d ulp h c a tc hme nt.  This re fle c ts 

the  hig he r o rd e r sub -re g io na l o ffe r within the  c ity c e ntre ; this is like ly to  b e  furthe r 

e nha nc e d  b y a  p la nne d  City Se ntra l sc he me  whic h inc lud e s a  ne w d e p a rtme nt sto re , 70 

ne w re ta il units a s we ll a s a  c ine ma  multip le x a nd  a sso c ia te d  fo o d  & d rink use s. 

II) INDIVIDUAL (NON- BULKY) COMPARISON GOODS MARKET SHARES 

11.29 The  2006 Stud y d o e s no t d e ta il ind ivid ua l c o mp a riso n g o o d s sho p p ing  p a tte rns.  The  ta b le  

b e lo w the re fo re  hig hlig hts the  c urre nt ma rke t sha re  whic h the  to wn c e ntre  d ra ws fro m its 

imme d ia te  c a tc hme nt (surve y zo ne  9).  

 

 

 

 

 

 

 

11.30 The  surve y re sults sho w the  to wn c e ntre  p e rfo rms stro ng ly in re la tio n to  e ve ryd a y 

c o mp a riso n ite ms suc h a s me d ic a l g o o d s.  The  re la tive ly lo w ma rke t sha re  fo r re c re a tio na l 

g o o d s re fle c ts the  la c k o f a  sp o rts sho p  within the  to wn c e ntre . 

 2013 STUDY 

DESTINATION /  FOODSTORE BIDDULPH 

CONGLETON 6.8% (£2.4m) 

STOKE- ON- TRENT CO NURBATIO N 57.2% (£20.1m) 

 2013 STUDY 

COMPARISON GOODS  BIDDULPH 

PERSONAL GOODS 7.7% (£0.2m) 

SMALL DOMESTIC APPLIANCES 53.1% (£2.6m) 

CDs /  DVDs 34% (£0.4m) 

BOOKS & STATIONARY 47.6% (£1m) 

GLASSWARE /  TABLEWARE 39.4% (£0.5m) 

MEDICAL GOODS 69.5% (£1.7m) 

RECREATIONAL GOODS 4.4% (£0.3m) 
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III) CLOTHING 

11.31 The  to wn c e ntre  p re se ntly re ta ins 8.7% (£1.2m) o f c lo thing  /  fa shio n e xp e nd iture  a rising  

within its imme d ia te  c a tc hme nt (surve y zo ne  9); this is a ttrib uta b le  to  the  limite d  o ffe r 

within the  to wn c e ntre  a sid e  fro m the  Sa insb ury’ s sto re . 

11.32 As to  b e  e xp e c te d , the  ma in o utflo ws o f c lo thing  e xp e nd iture  a re  to  the  Sto ke -o n-Tre nt 

c o nurb a tio n (69.3% to ta l) with Ha nle y (c ity c e ntre ) the  mo st p o p ula r d e stina tio n (47.5% /  

£6.8m ma rke t sha re  fro m the  Bid d ulp h c a tc hme nt). 

C) BULKY COMPARISON 

11.33 The  b ulky e xp e nd iture  p o t (Ta b le s 4a -c , Ap p e nd ix 4a ) within the  Bid d ulp h c a tc hme nt 

(surve y zo ne  9) is c urre ntly £18m; this is p ro je c te d  to  rise  to  £23.8m in 2018 a nd  £30.6m b y 

2031 (e me rg ing  Lo c a l Pla n e nd  d a te ). 

I) COMBINED (BULKY) COMPARISON GOODS MARKET SHARE 

11.34 The  a sse ssme nt (Ta b le s 10a -b , Ap p e nd ix 4b ) d e ta ils tha t Bid d ulp h to wn c e ntre  p re se ntly 

re ta ins 18.8% (£3.4m) o f b ulky g o o d s e xp e nd iture  a rising  within its imme d ia te  c a tc hme nt 

(surve y zo ne  9).  The  c ha ng e s in ma rke t sha re  sinc e  2006 a re  summa rise d  b e lo w: 

 

 

 

11.35 The  inc re a se  in ma rke t sha re  is a ttrib uta b le  to  the  b ulky re ta il o ffe r within the  ne w 

Sa insb ury’ s sto re  a nd  the  B&M /  Ho me  Ba rg a ins sto re s (c o nve rsio ns fro m fo rme r 

c o nve nie nc e  sto re s).  In te rms o f the  ma in o utflo ws fro m the  Bid d ulp h c a tc hme nt, the  

surve y re sults id e ntify tha t mo st lo c a l re sid e nts lo o k to wa rd s Sto ke -o n-Tre nt: 

 

 

 

 2006 STUDY 2013 STUDY 

DESTINATION /  FOODSTORE BIDDULPH BIDDULPH 

BIDDULPH TOWN CENTRE 9.6% 18.8% (£3.4m) 

 2013 STUDY 

DESTINATION /  FOODSTORE BIDDULPH 

CO NGLETON 5.8% (£1.1m) 

STOKE- ON- TRENT CONURBATION 58% (£10.5m) 
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11.36 The  o utflo ws re fle c t the  hig he r o rd e r re ta il wa re ho use  o ffe r (Fe stiva l Pa rk e tc .) in Sto ke . 

TOTAL BULKY COMPARISON GOODS TURNOVER 

11.37 Give n tha t the re  a re  no  inflo ws to  the  Bid d ulp h c a tc hme nt, the  surve y re sults id e ntify tha t 

the  to ta l b ulky c o mp a riso n turno ve r o f the  to wn c e ntre  is c . £3.4m. 

II) INDIVIDUAL (BULKY) COMPARISON GOODS MARKET SHARES 

11.38 The  to wn c e ntre  ma rke t sha re  fo r b ulky c o mp a riso n g o o d s is summa rise d  b e lo w (Ta b le s 5-

9, Ap p e nd ix 4b ); the re  a re  no  2006 Stud y fig ure s a va ila b le  to  e na b le  a  c o mp a ra tive  

a sse ssme nt to  b e  c o mp le te d . 

 

 

 

 

 

 

11.39 As the  ta b le  sho ws, the  to wn c e ntre  ha s a n e xtre me ly limite d  ma rke t sha re  fo r DIY a nd  

Furniture  g o o d s in p a rtic ula r.  The  re la tive ly p o sitive  ma rke t sha re s (c . 30%) fo r ma jo r 

ho use ho ld  a nd  la rg e  e le c tric a l g o o d s a re  p rima rily d ue  to  the  o ffe r within Sa insb ury’ s. 

D) OVERALL COMPARISON G OODS MARKET SHARE 

11.40 Dra wing  the  ind ivid ua l no n-b ulky a nd  b ulky e xp e nd iture  p o ts to g e the r, the re  is a n o ve ra ll 

to ta l o f c . £28.9 m o f c o mp a riso n e xp e nd iture  a rising  within the  imme d ia te  Bid d ulp h 

c a tc hme nt (surve y zo ne  9). 

11.41 The  a sse ssme nt (Ap p e nd ix 5a ) sho ws tha t Bid d ulp h re ta ins 21.2% (£11.3m) o f the  to ta l 

c o mp a riso n e xp e nd iture  a rising  within its imme d ia te  c a tc hme nt.   

  

 2013 STUDY 

BULKY CO MPARISON GOODS  BIDDULPH 

FURNITURE & FLOORING 6.2% (£0.4m) 

DIY GOODS 5.8% (£0.2m) 

MAJOR HOUSEHOLD APPLIANCES 30.7% (£0.4m) 

LARGE ELECTRICAL GOODS 31.8% (£1.8m) 

GARDEN & PETS 31.8% (£0.7m) 
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E) COMPARISON CAPACITY REVIEW 

11.42 The  b a se line  c a pa c ity mo d e lling  e xe rc ise  (Ta b le  3 , Ap pe nd ix 4c ), a ssuming  a  c o nsta nt 

ma rke t sha re  a nd  ta king  a c c o unt o f p ro je c te d  p o p ula tio n a nd  e xp e nd iture  g ro wth, a s 

we ll a s tra d ing  e ffic ie nc y inc re a se s, g e ne ra te s the  fo llo wing  flo o rsp a c e  re q uire me nt63 

o ve r the  e me rg ing  Lo c a l Pla n p e rio d  to  2031:  

MAINSTREAM RETAIL64 2018 2023 2031 

BIDDULPH -  BASELINE c . 790 m 2 (g ross) c . 2,085 m 2 (g ross) c . 4,315 m 2 (g ross) 

 

11.43 As the  ta b le  hig hlig hts, the re  is sub sta ntive  c a p a c ity fo r ne w c o mp a riso n flo o rsp a c e  in the  

to wn in the  la tte r p ha se s o f the  e me rg ing  p la n p e rio d  in p a rtic ula r.  Ho we ve r, this 

c a p a c ity is sub sta ntia lly b e lo w tha t id e ntifie d  in the  2006 Stud y whic h wa s b a se d  o n 

sig nific a nt ma rke t sha re  up lift a nd  wa s ultima te ly tra nsla te d  into  a  fo rma l site  a llo c a tio n in 

the  a d o p te d  To wn Ce ntre  AAP (Byp a ss site ) fo r c . 9,000 m2 g ro ss o f c o mp a riso n re ta il. 

11.44 Whilst the re  re ma ins a  q ua ntita tive  a nd  q ua lita tive  ne e d  fo r ne w c o mp a riso n re ta il 

p ro visio n in Bid d ulp h, it is o ur vie w tha t the  e xisting  a d o p te d  AAP site  a llo c a tio n sho uld  b e  

re visite d  g ive n tha t: 

 The  to wn c e ntre  ma rke t sha re  fo r c o mp a riso n re ta il g o o d s ha s sig nific a ntly inc re a se d  

fro m c . 6% to  22.5% sinc e  the  2006 Stud y. 

 The  to wn c e ntre  c o mp a riso n re ta il o ffe r ha s imp ro ve d  d ue  to  the  no n-fo o d  o ffe r 

within the  Sa insb ury’ s sto re  a nd  the  c o nve rsio n o f the  fo rme r So me rfie ld  a nd  Co -Op  

c o nve nie nc e  sto re s to  d isc o unt c o mp a riso n o utle ts (B&M a nd  Ho me  Ba rg a ins). 

 The  e c o no mic  a nd  c o mme rc ia l re a lity is sig nific a ntly d iffe re nt to  2006 with 

c o mp a riso n re ta ile rs in p a rtic ula r c o ntinuing  to  ra tio na lise  the ir po rtfo lio  a nd  

c o nc e ntra ting  o n fe we r sto re s whic h se rve  la rg e r c a tc hme nts.  Bid d ulp h is a  sma ll 

to wn within the  c a tc hme nt o f la rg e r, hig he r o rd e r re ta il d e stina tio ns in the  Sto ke -o n-

Tre nt c o nurb a tio n.  

                                                      

 
63 Ro und e d  to  ne a re st 5 me tre  flo o rsp a c e  inc re me nts  
64 Ma instre a m Re ta ile r is Asd a , Mo rriso n’ s, Sa insb ury’ s a nd  Te sc o ; Sa le s De nsity o f £12,000/ m2 utilise d  
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11.45 It is re c o mme nd e d  tha t the  Co unc il se e k to  re visit the  Byp a ss site  a llo c a tio n a nd  

p o te ntia lly lo o k a t a lte rna tive  use s.  G ive n tha t the  o rig ina l p la nning  p e rmissio n wa s no t 

imp le me nte d  o n the  site  it is p o te ntia lly sug g e sting  tha t the re  is limite d  ma rke t d e ma nd  a t 

p re se nt fo r the  q ua ntum o f c o mp a riso n re ta il d e ve lo p me nt initia lly p ro p o se d  via  the  AAP. 

11.46 As re p o rte d  in the  c o nve nie nc e  c a p a c ity a sse ssme nt, the re  is a  ne e d  fo r a  ne w d e e p  

d isc o unt fo o d sto re  in the  Bid d ulp h c a tc hme nt a nd  the  b yp a ss site  c o uld  p o te ntia lly b e  

suita b le  to  a c c o mmo d a te  suc h a  use  a s p a rt o f a  wid e r mixe d -use  sc he me . 

11.47 The re  is no  re q uire me nt fo r the  Co unc il to  p ro a c tive ly id e ntify a ny a lte rna tive  site s fo r ne w 

c o mp a riso n re ta il d e ve lo p me nt o ve r the  e a rly to  mid -p ha se s o f the  e me rg ing  Lo c a l Pla n.  

A future  up d a te  to  this stud y sho uld  d e fine  q ua ntita tive  ne e d  fo r the  la tte r p ha se  o f the  

p la n (p o st 2018). 

F) LEISURE 

11.48 The  e xp e nd iture  c a p a c ity p o t (2013) within the  Bid d ulp h c a tc hme nt fo r sp e c ific  le isure  

a c tivitie s is se t o ut b e lo w65. 

 

11.49 The  c urre nt limita tio ns o f the  le isure  o ffe r in Bidd ulp h a re  re fle c te d  in the  surve y re sults 

b e lo w, whic h hig hlig ht tha t mo st lo c a l re sid e nts tra ve l to  Co ng le to n o r d e stina tio ns within 

the  Sto ke -o n-Tre nt c o nurb a tio n: 

 CINEMA: Only 21.9% o f re sid e nts in the  c a tc hme nt re g ula rly visit the  c ine ma , whic h is 

the  lo we st pro p o rtio n o f a ll c a tc hme nts. The  mo st p o p ula r c ine ma  is Od e o n, Fe stiva l 

                                                      

 
65 Exp e ria n Re ta il Pla nne r Re p o rts; Exp e nd iture  Po t g e ne ra te d  b y a p p lying  sp e nd  p e r he a d  fig ure  to  2013 p o p ula tio n 

 Ave ra g e  Spe nd (£) Ava ila ble  Expe nditure  

(£) 

UK Ave ra g e  Spe nd pe r 

pe rson (£) 

Re sta ura nts /  C a fe s £374 £7.9m £440 

Alc o ho lic  Drinks £227 £4.8m £232 

C ine ma  £14 £0.3m £18 

The a tre  /  C o nc e rts £26 £0.5m £33 

Re c re a tio n a nd  Sp o rting  £86 £1.8m £117 
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Pa rk in Sto ke -o n-Tre nt (57.2%). Othe r no ta b le  d e stina tio ns inc lud e  the  Vue  a t 

Ne wc a stle -und e r-Lyme  (28.2%) a nd  Cine ma c  in Ma c c le sfie ld  (7.8%).   

 INDOOR SPORTS /  HEALTH & FITNESS: a  to ta l o f 20.5% o f lo c a l re sid e nts in the  

c a tc hme nt re g ula rly use  g ym fa c ilitie s.  The  mo st p o p ula r d e stina tio n is Bid d ulp h 

Va lle y Le isure  Ce ntre  (79.4%).  

 RESTAURANTS AND SOCIALISING : a  to ta l o f 65.5% o f lo c a l re sid e nts re g ula rly e a t o ut in 

re sta ura nts. Nume ro us d e stina tio ns we re  re c o rd e d  b ut Bid d ulp h ma inta ine d  the  

la rg e st p ro po rtio n o f a ll lo c a tio ns (29.7%). Othe r lo c a tio ns inc lud e  Co ng le to n to wn 

c e ntre  (24.2%), Ne wc a stle -und e r-Lyme  (7.3%) a nd  Le e k (5.4%).  

 PUBS/ CLUBS: In te rms o f so c ia l d rinking , 47.9% o f re sid e nts re g ula rly visit p ub s a nd  

c lub s. The  ma jo rity re ma in within Bid d ulp h (60.8%) a nd  just o ve r a  fifth visit Co ng le to n 

(22.3%).  

11.50 The  to wn c e ntre  le isure  o ffe r is e xtre me ly limite d  a nd  g ive n its p ro ximity to  Sto ke -o n-Tre nt 

(Fe stiva l Pa rk a nd  Ha nle y, it is unlike ly in o ur vie w to  a ttra c t the  ne c e ssa ry c ritic a l ma ss to  

d e live r a  ste p  c ha ng e  in o ffe r.  The  ne w p ro p o se d  c ine ma  multip le xe s a s p a rt o f the  City 

Se ntra l a nd  Po tte rie s sho p p ing  c e ntre  (e xte nsio n) sc he me s wo uld  sig nific a ntly c o nstra in 

c o mme rc ia l d e ma nd . 

11.51 As with Le e k, it is o ur vie w tha t the re  is no  ne e d  fo r the  Co unc il to  p ro a c tive ly p la n fo r ne w 

le isure  d e ve lo p me nt o ve r the  e me rg ing  p la n p e rio d .  Ho we ve r, if le isure -b a se d  p ro p o sa ls 

sho uld  c o me  fo rwa rd  o utsid e  o f the  p la n-ma king  p ro c e ss the n sub je c t to  a p p ro pria te  

NPPF a sse ssme nt (se q ue ntia l a nd  imp a c t) the re  is p o te ntia l fo r the  Co unc il to  sup po rt ne w 

p ro visio n in Bid d ulp h. 
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12. CHEADLE 

12.1 The  to wn c e ntre  c o mprise s a  tra d itio na l Hig h Stre e t with lo c a l ind e p e nd e nt sho p s a nd  

se rvic e s.  A mo d e rn Ic e la nd  a nd  B&M Ba rg a ins unit is lo c a te d  to  the  re a r a nd  is se rve d  b y 

e xte nsive  surfa c e  c a r p a rking .  To  the  e a st o f Ta p e  Stre e t a t the  e d g e  o f the  to wn c e ntre  

is a  Mo rriso n’ s sto re  (c o nve rsio n fro m So me rfie ld ).  A sma ll Asd a  sto re  (fo rme r Ne tto ) is 

lo c a te d  furthe r so uth.  

12.2 The  le isure  o ffe r in the  to wn c e ntre  is limite d  to  tra d itio na l p ub lic  ho use s a nd  re sta ura nts. 

A) CONVENIENCE 

12.3 The  to ta l c o nve nie nc e  e xp e nd iture  p o t (Ta b le  3, Ap p e nd ix 2a ) within the  imme d ia te  

Che a d le  c a tc hme nt (surve y zo ne  10) is c . £20.7m (2013); this is p ro je c te d  to  rise  to  £21.7m 

b y 2018 a nd  £25.3m in 2031 (£4.6m inc re a se  o ve r e me rg ing  p la n p e rio d ).  Ove r the  sa me  

p e rio d , the  e xp e nd iture  p o t in the  Che a d le  Oute r c a tc hme nt (surve y zo ne  11) will rise  

fro m c . £47.5m to  £55m (£7.5m inc re a se  to  2031). 

I) MAIN FOOD 

12.4 The  ma in fo o d  e xp e nd iture  p o t (Ta b le  4a , Ap p e nd ix 2a ) fo r the  Che a d le  c a tc hme nt 

(zo ne  10) is c . £15.5m in 2013; this is p ro je c te d  to  rise  to  c . £19m b y 2031.  The  Che a d le  

Oute r c a tc hme nt (zo ne  11) will g ro w fro m c . £35.6m to  c . £41.2m o ve r the  sa me  p e rio d . 

12.5 The  ma in fo o d  sho p p ing  p a tte rns (Ta b le  5a , Ap p e nd ix 2b ) id e ntifie d  in the  c urre nt 

ho use ho ld  surve y (2013) a re  summa rise d  a g a inst the  2006 Stud y re sults b e lo w: 

 

12.6 The  ta b le  sho ws tha t the  c o nve rsio n o f the  fo rme r So me rfie ld  sto re  to  Mo rriso n’ s ha s 

sig nific a ntly inc re a se d  ma in fo o d  e xp e nd iture  re te ntio n in the  to wn fro m b o th its 

 2006 STUDY 2013 STUDY 

DESTINATION /  FOODSTORE CHEADLE CHEADLE OUTER CHEADLE CHEADLE OUTER 

ICELAND (TAPE STREET) - 0.5%  3.5% (£0.5m) 0.8% (£0.2m) 

LO CAL SHOPS TC - - 0.0% (£0.0m) 0.0% (£0.0m) 

ASDA (ASHBOURNE ROAD) 

(forme rly Ne tto) 

3.0%  7.9%  5.9% (£0.9m) 2.8% (£0.9m) 

MORRISONS (WELL STREET) 

(forme rly Some rfie ld) 

33.7%  - 55.3% (£8.6m) 24.1% (£8.6m) 
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imme d ia te  (zo ne  10) a nd  o ute r (zo ne  11) c a tc hme nts.  The  Asd a  sto re  (fo rme r Ne tto ) 

p e rfo rms a  mino r ma in fo o d  sho pp ing  ro le . 

INFLOW 

12.7 The  e d g e -o f-c e ntre  Mo rriso n’ s sto re  d ra ws 4.1% (£1.8m) o f ma in fo o d  e xp e nd iture  fro m 

the  Le e k So uth c a tc hme nt (to  the  no rth o f Che a d le ).  The re  a re  no  inflo ws fro m o the r 

c a tc hme nt zo ne s e ithe r within o r o utsid e  o f the  d istric t. 

OVERALL MAIN FOOD RETENTION 

12.8 The  to wn a s a  who le  re ta ins 65.4% (£10.2m) o f ma in fo o d  e xp e nd iture  a rising  within its 

imme d ia te  c a tc hme nt (zo ne  10).  The  re te ntio n le ve l fro m the  o ute r c a tc hme nt (zo ne  11) 

d e c re a se s to  o nly 27.7% (£9.9m). 

12.9 The re  is sub se q ue ntly no ta b le  ma in fo o d  le a ka g e  fro m the  Che a d le  c a tc hme nt zo ne s; 

the  ma in d e stina tio ns a re  the  Te sc o  a nd  Ald i sto re s in so uthe rn Sto ke -o n-Tre nt (26.1% /  

£4.1m fro m Che a d le ; 41.7% /  £14.9m fro m Che a d le  Oute r). 

II) TOP- UP FOOD 

12.10 The  to p -up  fo o d  e xp e nd iture  p o t (Ta b le  4b , Ap p e nd ix 2a ) fo r the  Che a d le  c a tc hme nt 

(zo ne  10) is c . £5.2m in 2013; this is p ro je c te d  to  rise  to  c . £6.3m b y 2031.  The  Che a d le  

Oute r c a tc hme nt (zo ne  11) will g ro w fro m c . £11.9m to  c . £13.7m o ve r the  sa me  p e rio d . 

12.11 The  to p -up  sho p p ing  p a tte rns (Ta b le  6a , Ap p e nd ix 2b ) id e ntifie d  in the  c urre nt ho use ho ld  

surve y (2013) a re  summa rise d  a g a inst the  2006 Stud y re sults b e lo w: 

 

12.12 The  surve y re sults sho w tha t o ve ra ll the  to wn no w re ta ins mo re  to p -up  e xp e nd iture  fro m 

the  Che a d le  c a tc hme nt zo ne s tha n id e ntifie d  in 2006.  The  inc re a se  in the  ma rke t sha re  

se c ure d  b y lo c a l sho p s in the  to wn c e ntre  is p a rtic ula rly p o sitive .   

 2006 STUDY 2013 STUDY 

DESTINATION /  FOODSTORE CHEADLE CHEADLE OUTER CHEADLE CHEADLE O UTER 

ICELAND (TAPE STREET) 3.0%  - 7.8% (£0.4m) 4.9% (£0.5m) 

LOCAL SHOPS TC 7% 1% 16.6% (£0.8m) 11.0% (£1.3m) 

ASDA (ASHBOURNE ROAD) 

(forme rly Ne tto) 

7.9%  - 11.7% (£0.6m) 3.8% (£0.4m) 

MORRISONS (WELL STREET) 

(forme rly Some rfie ld) 

44.6%  8.8%  47.9% (£2.4m) 27.8% (£3.3m) 
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12.13 Outsid e  o f the  to wn itse lf, the  surve y re sults id e ntify tha t 31.3% (£3.7m) o f to p -up  

e xp e nd iture  a rising  within the  Che a d le  Oute r c a tc hme nt (zo ne  11) is re ta ine d  b y lo c a l 

c e ntre s (Alto n, Blythe  Brid g e , Ip sto ne s a nd  Te a n). 

INFLOW  

12.14 The re  is e xtre me ly limite d  inflo w (c . £0.3m) fro m the  Le e k So uth c a tc hme nt to  e xisting  

c o nve nie nc e  p ro visio n in Che a d le . 

OVERALL TOP- UP RETENTION 

12.15 The  to wn a s a  who le  re ta ins 87.5% (£4.5m) o f to p -up  e xp e nd iture  a rising  within its 

imme d ia te  c a tc hme nt (zo ne  10).  The  to wn’ s re te ntio n le ve l d ro p s to  43.7% (£5.2m) in the  

Che a d le  Oute r c a tc hme nt a ltho ug h the  o ve ra ll re te ntio n le ve l is 78.9% (£9.4m) o nc e  the  

ma rke t sha re  o f lo c a l c e ntre s in the  c a tc hme nt is ta ke n into  a c c o unt. 

12.16 Give n the  re la tive ly hig h re te ntio n le ve ls, the re  is limite d  le a ka g e  o utsid e  o f the  d istric t; the  

ma in d e stina tio ns a re  fo o d sto re s in so uthe rn Sto ke -o n-Tre nt (Me ir /  Lo ng to n) a nd  

Utto xe te r; this is like ly to  re fle c t tra ve l-to -wo rk p a tte rns. 

III) OVERALL MARKET SHARE [MAIN FOOD AND TOP- UP COMBINED] 

12.17 The  a sse ssme nt (Ta b le  7, Ap p e nd ix 2b ) id e ntifie s tha t Che a d le  to wn c e ntre  re ta ins 70.9% 

(£14.7m) o f a ll c o nve nie nc e  e xp e nd iture  a rising  within its imme d ia te  c a tc hme nt (surve y 

zo ne  10).  The  to wn’ s o ve ra ll re te ntio n le ve l fro m the  Che a d le  Oute r c a tc hme nt (zo ne  11) 

is o nly 31.7% (£15.1m).   

IV) FOODSTORE PERFORMANCE 

12.18 The  a sse ssme nt (Ta b le  8, Ap p e nd ix 2b ) id e ntifie s the  fo llo wing  tra d ing  p e rfo rma nc e  o f the  

ma in fo o d sto re s in Che a d le  a s fo llo ws: 

 

 

 

 

DESTINATION /  FOODSTORE BENCHMARK SURVEY TO TAL DIFFERENCE 

ICELAND (Ta pe  Stre e t) £4.7m £2.2m - £2.4m 

ASDA (Ashbourne  Roa d) £13.9m £3m - £10.9m 

MORRISON’S (We ll Stre e t) £16.4m £24.9m +£8.5m 
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12.19 As the  surve y sho ws, the  e d g e -o f-c e ntre  Mo rriso n’ s sto re  (fo rme r So me rfie ld ) is p e rfo rming  

stro ng ly (c . £8.5m a b o ve  b e nc hma rk).  The  o the r ma instre a m sto re s in the  to wn a re  

und e r-p e rfo rming . 

V) CAPACITY REVIEW 

12.20 The  b a se line  c a p a c ity mo d e lling  e xe rc ise  (Ta b le  18a , Ap pe nd ix 2d ), a ssuming  a  c o nsta nt 

ma rke t sha re  a nd  ta king  a c c o unt o f p ro je c te d  p o p ula tio n a nd  e xp e nd iture  g ro wth, a s 

we ll a s tra d ing  e ffic ie nc y inc re a se s, g e ne ra te s the  fo llo wing  flo o rsp a c e  re q uire me nt66 

o ve r the  e me rg ing  Lo c a l Pla n p e rio d  to  2031:  

MAINSTREAM RETAIL67 2018 2023 2031 

CHEADLE -  BASELINE c . 80 m2 (g ross) c . 200 m 2 (g ross) c . 405 m 2 (g ross) 

 

12.21 As the  ta b le  hig hlig hts, the  b a se line  c a p a c ity id e ntifie d  fo r Che a d le  o ve r the  e me rg ing  

p la n p e rio d  is insuffic ie nt to  sup po rt a ny sub sta ntive  ne w c o nve nie nc e  re ta il.  This 

c a p a c ity po sitio n d o e s ho we ve r a ssume  tha t the  e xisting  o ve rtra d ing  (c . £8.5m) o f the  

e d g e -o f-c e ntre  Mo rriso n’ s sto re  is re -a ssig ne d  a s to  sup p o rt a lte rna tive  p ro visio n.  This 

a lte rna tive  sc e na rio  g e ne ra te s the  fo llo wing  e nha nc e d  c a pa c ity: 

MAINSTREAM RETAIL68 2018 2023 2031 

CHEADLE -  OVERTRADING c . 1,085 m 2 (g ross) c . 1,210 m 2 (g ross) c . 1,410 m 2 (g ross) 

 

12.22 Whilst q ua ntita tive  c a p a c ity is id e ntifie d  und e r this hyp o the tic a l sc e na rio , it is o ur vie w 

tha t the re  is no  o ve rrid ing  re q uire me nt fo r the  Co unc il to  p ro a c tive ly p la n fo r ne w 

c o nve nie nc e  re ta il p ro visio n in Che a d le  d uring  the  e me rg ing  Lo c a l Pla n pro c e ss. 

12.23 The  c o nve rsio n o f the  fo rme r So me rfie ld  sto re  to  Mo rriso n’ s o n the  e d g e  o f the  to wn 

c e ntre  ha s g e ne ra te d  a  sig nific a nt inc re a se  in ma in fo o d  e xp e nd iture  re te ntio n in b o th 

the  imme d ia te  Che a d le  (surve y zo ne  10) a nd  Che a d le  Oute r (surve y zo ne  11) 

                                                      

 
66 Ro und e d  to  ne a re st 5 me tre  flo o rsp a c e  inc re me nts  
67 Ma instre a m Re ta ile r is Asd a , Mo rriso n’ s, Sa insb ury’ s a nd  Te sc o ; Sa le s De nsity o f £12,000/ m2 utilise d  

68 Ma instre a m Re ta ile r is Asd a , Mo rriso n’ s, Sa insb ury’ s a nd  Te sc o ; Sa le s De nsity o f £12,000/ m2 utilise d  
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c a tc hme nts.  The  to wn no w re ta ins a ro und  two -third s o f ma in fo o d  e xpe nd iture  a rising  

within its imme d ia te  c a tc hme nt a nd  whilst the re  c o ntinue s to  b e  le a ka g e  to  la rg e  

fo o d sto re s in the  so uth o f Sto ke -o n-Tre nt (Te sc o  Me ir), it is unlike ly in o ur vie w tha t a  

sig nific a nt furthe r inc re a se  in ma rke t sha re  is re a listic . 

12.24 Whilst the  e xisting  Mo rriso n’ s sto re  is id e ntifie d  a s o ve rtra d ing  re la tive  to  b e nc hma rk, the  

to wn c urre ntly ha s a  b a la nc e d  c o nve nie nc e  o ffe r with the  ma instre a m Mo rriso n’ s o ffe r 

c o mp le me nte d  b y the  d isc o unt o rie nta te d  Ic e la nd  sto re  a nd  a lso  Asd a  (fo rme r Ne tto ).  

As b o th the  Ic e la nd  a nd  Asd a  sto re s a re  id e ntifie d  to  b e  und e r-p e rfo rming  re la tive  to  

e xp e c te d  b e nc hma rk, a ny furthe r ne w c o nve nie nc e  p ro visio n in the  to wn c o uld  

a d ve rse ly a ffe c t future  tra d ing  p o te ntia l (i.e . inc re a se d  c o mp e titio n ra the r tha n 

inc re a sing  ma rke t sha re  a nd  c ho ic e ).   

12.25 Give n tha t Ic e la nd  is c e ntra lly lo c a te d  a nd  b o th Asd a  a nd  Mo rriso n’ s a re  a c c e ssib le  

e d g e -o f-c e ntre  site s whic h re a d ily p ro mo te  linke d  trip s with the  to wn c e ntre , id e ntifying  

a n a p p ro p ria te  site  in a  se q ue ntia lly infe rio r lo c a tio n (i.e . o ut-o f-c e ntre  lo c a tio n) wo uld  

g e ne ra te  e c o no mic  a nd  susta ina b ility c o nc e rns (i.e . lo ss o f p o te ntia l linke d  trip s a nd  

d e c re a se  in p e d e stria n a c tivity in a nd  a ro und  the  to wn c e ntre ). 

B) COMPARISON 

12.26 The re  is a  to ta l o f £18.8m o f no n-b ulky c o mp a riso n g o o d s e xp e nd iture  (Ta b le s 4a -d , 

Ap p e nd ix 3a ) a rising  in the  Che a d le  c a tc hme nt (zo ne  10).  The  e xp e nd iture  po t is 

p ro je c te d  to  rise  to  £25m in 2018 a nd  £32.5m b y 2031 (£13.7m inc re a se  o ve r e me rg ing  

Lo c a l Pla n p e rio d ).  The  no n-b ulky e xp e nd iture  p o t in the  Che a d le  Oute r c a tc hme nt 

(zo ne  11) is p ro je c te d  to  rise  fro m £43m in 2013 to  £70.3m in 2031 (£27.3m inc re a se ). 

I) COMBINED COMPARISON GOODS MARKET SHARE 

12.27 The  surve y re sults (Ta b le  13, Ap p e nd ix 3b ) a re  summa rise d  b e lo w a g a inst the  2006 Stud y 

fig ure s a nd  sho ws tha t the  to wn c e ntre  ma rke t sha re  ha s a c tua lly inc re a se d  in the  

inte rve ning  p e rio d ; this ma y b e  a ttrib uta b le  in p a rt to  B&M Ba rg a ins o c c up ying  the  fo rme r 

Kwik Sa ve  unit o n Ta p e  Stre e t. 

 2006 STUDY 2013 STUDY 

DESTINATION /  FOODSTORE CHEADLE CHEADLE OUTER CHEADLE CHEADLE O UTER 

CHEADLE TOWN CENTRE 13.7% 4.4% 23% (£4.3m) 7.6% (£3.3m) 
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12.28 The  surve y re sults d o  ho we ve r hig hlig ht tha t the re  is sig nific a nt c o mp a riso n e xp e nd iture  

le a ka g e  fro m the  Che a d le  c a tc hme nt zo ne s to  c e ntre s o utsid e  o f the  d istric t, a s fo llo ws: 

 

 

 

12.29 The  re sults re fle c t the  hig he r o rd e r o ffe r within the  sub -re g io na l c e ntre s o f Sto ke  a nd  De rb y 

whic h a re  b o th e a sily a c c e ssib le  via  the  A50. 

INFLOW 

12.30 Give n the  limita tio ns o f the  e xisting  c o mp a riso n re ta il o ffe r, the  surve y re sults id e ntify tha t 

the  to wn c e ntre  a ttra c ts ne g lig ib le  inflo ws fro m surro und ing  c a tc hme nt zo ne s.  

TOTAL COMPARISON GOODS TURNOVER 

12.31 Dra wing  to g e the r the  ma rke t sha re  whic h the  to wn c e ntre  a ttra c ts fro m c a tc hme nt zo ne s 

b o th within a nd  o utsid e  o f the  d istric t, the  study (Ta b le  13, Ap p e nd ix 3b ) id e ntifie s tha t the  

o ve ra ll (surve y-d e rive d ) c o mp a riso n turno ve r o f the  to wn c e ntre  is c . £8.5m. 

II) INDIVIDUAL (NON- BULKY) COMPARISON GOODS MARKET SHARES 

12.32 The  ma rke t sha re  whic h the  to wn c e ntre  se c ure s fo r ind ivid ua l (no n-b ulky) c o mp a riso n 

g o o d s is p ro vid e d  b e lo w (Ta b le s 6-12, Ap p e nd ix 3b ).   

 

 

 

 

 

 

 2013 STUDY 

DESTINATION /  FOODSTORE CHEADLE CHEADLE OUTER 

STOKE-O N- TRENT CONURBATION 62% (£11.7m) 54.6% (£23.5m) 

UTTOXETER TO WN CENTRE 4.5% (£0.8m) 6.3% (£2.7m) 

DERBY CITY CENTRE - 8.5% (£3.7m) 

 2013 STUDY 

CO MPARISON GOODS  CHEADLE CHEADLE OUTER 

PERSONAL GOODS 15.8% (£0.3m) 1.1% (£0.1m) 

SMALL DOMESTIC APPLIANCES 50.4% (£1.4m) 19.4% (£1.2m) 

CDs /  DVDs 39% (£0.3m) 12.5% (£0.2m) 

BOO KS & STATIONARY 58.1% (£0.6m) 22.4% (£0.6m) 

GLASSWARE /  TABLEWARE 40% (£0.3m) 9.3% (£0.1m) 

MEDICAL GOODS 85.7% (£1m) 33.2% (£0.9m) 

RECREATIONAL GOODS 7.2% (£0.2m) - 
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12.33 The  surve y re sults sho w the  to wn c e ntre  p e rfo rms stro ng ly o n d a ily to p -up  o rie nta te d  

c o mp a riso n sho p p ing  ite ms b ut le ss we ll in te rms o f o the r g o o d s g ive n the  limita tio ns o f its 

c urre nt re ta il o ffe r. 

III) CLOTHING 

12.34 The  to wn c e ntre  p re se ntly re ta ins 5% (£0.4m) o f c lo thing  /  fa shio n e xp e nd iture  a rising  

within its imme d ia te  c a tc hme nt (surve y zo ne  10); the  ma rke t sha re  in the  Che a d le  Oute r 

c a tc hme nt (zo ne  11) is o nly 0.9% (£0.1m); the  e xtre me ly lo w ma rke t sha re s re fle c t the  

limite d  o ffe r within the  to wn c e ntre .  

12.35 The  ma in o utflo ws o f c lo thing  e xp e nd iture  a re  to  the  Sto ke -o n-Tre nt c o nurb a tio n (75.6% /  

£5.8m fro m Che a d le  zo ne ; 57% /  £9.5m fro m Che a d le  Oute r zo ne ). 

C) BULKY COMPARISON 

12.36 The  a sse ssme nt (Ta b le s 4a -c , Ap p e nd ix 4a ) d e ta ils tha t the re  is p re se ntly c . £10.1m o f 

b ulky c o mp a riso n e xp e nd iture  a rising  within the  imme d ia te  Che a d le  c a tc hme nt (surve y 

zo ne  10); this is p ro je c te d  to  rise  to  c . £13.4m in 2018 a nd  c . £17.4m b y 2031 (£7.3m 

inc re a se  o ve r e me rg ing  Lo c a l Pla n p e rio d ).  The  e xp e nd iture  p o t in the  Che a d le  Oute r 

c a tc hme nt (surve y zo ne  11) is p ro je c te d  to  rise  fro m c . £23.4m to  c . £38.2m b y 2031 

(£14.8m inc re a se ). 

I) COMBINED (BULKY) COMPARISON GOODS MARKET SHARE  

12.37 The  c urre nt surve y (Ta b le  10, Ap p e nd ix 4b ) a nd  the  p re vio us 2006 ma rke t sha re  a na lysis 

a re  summa rise d  b e lo w. 

 

12.38 It is c le a r tha t the  to wn c e ntre  ma rke t sha re  fro m its c a tc hme nt ha s inc re a se d  sinc e  the  

2006 stud y; this is like ly to  b e  a ttrib uta b le  to  the  c o nve rsio n o f the  fo rme r Kwik Sa ve  to  B&M 

Ba rg a in sto re .   

 2006 STUDY 2013 STUDY 

DESTINATION /  FOODSTORE CHEADLE CHEADLE OUTER CHEADLE CHEADLE O UTER 

CHEADLE TOWN CENTRE 24% 6.8% 33% (£3.3m) 12.2% (£2.9m) 
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12.39 Give n the  limita tio ns o f its b ulky re ta il o ffe r a nd  the  re la tive ly d isc re te  c a tc hme nt whic h it 

se rve s, the re  is a n e xtre me ly limite d  inflo w o f e xp e nd iture  to  Che a d le . 

12.40 The re  is ho we ve r sig nific a nt c o mp a riso n e xp e nd iture  le a ka g e  fro m the  Che a d le  

c a tc hme nt zo ne s to  c e ntre s o utsid e  o f the  d istric t, a s fo llo ws: 

 

 

 

12.41 The  o utflo ws a re  to  b e  e xp e c te d  g ive n the  re ta il wa re ho use  p a rk o ffe r in Sto ke  (e .g . B&Q 

Me ir) a nd  De rb y in p a rtic ula r.  

TOTAL BULKY COMPARISON GOODS TURNOVER 

12.42 Dra wing  to g e the r the  ma rke t sha re  whic h the  to wn c e ntre  a ttra c ts fro m c a tc hme nt zo ne s 

b o th within a nd  o utsid e  o f the  d istric t, the  study (Ta b le  10, Ap p e nd ix 4b ) id e ntifie s tha t the  

o ve ra ll (surve y-d e rive d ) c o mp a riso n turno ve r o f the  to wn c e ntre  is c . £6.9m. 

II) INDIVIDUAL (BULKY) COMPARISON GOODS MARKET SHARES 

12.43 The  to wn c e ntre  ma rke t sha re  fo r sp e c ific  b ulky c o mpa riso n g o o d s fro m the  re sp e c tive  

Che a d le  c a tc hme nt zo ne s is summa rise d  b e lo w (Ta b le s 5-9, Ap p e nd ix 4b ). 

 

 

 

 

 

 

12.44 The  surve y re sults sho w tha t the  to wn c e ntre  p e rfo rms a  re a so na b le  b ut re la tive ly 

se c o nd a ry ro le  in ma rke t sha re  te rms.  The  o ut-o f-c e ntre  re ta il wa re ho use  p ro visio n in 

Sto ke -o n-Tre nt is the  ma in d e stina tio n fo r lo c a l re sid e nts in the  wid e r Che a d le  c a tc hme nt. 

 2013 STUDY 

DESTINATION /  FOODSTORE CHEADLE CHEADLE OUTER 

STOKE-O N- TRENT CONURBATION 53.5% (£5.4m) 61.4% (£14.4m) 

UTTOXETER TO WN CENTRE 5.7% (£0.6m) 3.3% (£0.8m) 

DERBY CITY CENTRE 0.3% (£0.1m) 6.4% (£1.5m) 

 2013 STUDY 

BULKY COMPARISON GOODS  CHEADLE CHEADLE OUTER 

FURNITURE & FLOORING 37.5% (£1.2m) 6.5% (£0.5m) 

DIY GOODS 19.3% (£0.3m) 7.5% (£0.3m) 

MAJOR HOUSEHOLD APPLIANCES 35.6% (£0.3m) 35.1% (£0.5m) 

LARGE ELECTRICAL GOODS 30.5% (£1m) 16.4% (£1.2m) 

GARDEN & PETS 47.5% (£0.5m) 11.4% (£0.4m) 
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D) OVERALL COMPARISON G OODS MARKET SHARE 

12.45 Dra wing  the  ind ivid ua l no n-b ulky a nd  b ulky e xp e nd iture  p o ts to g e the r, the re  is a n o ve ra ll 

to ta l o f c . £28.9m o f c o mp a riso n e xp e nd iture  a rising  within the  imme d ia te  Che a d le  

c a tc hme nt (surve y zo ne  10).  The  to ta l e xp e nd iture  p o t fo r the  Che a d le  Oute r c a tc hme nt 

(surve y zo ne  11) is c . £66.4m. 

12.46 The  a sse ssme nt (Ap p e nd ix 4a ) sho ws tha t Che a d le  re ta ins 26.5% (£7.7m) o f the  to ta l 

c o mp a riso n e xp e nd iture  a rising  within its imme d ia te  c a tc hme nt.  The  re te ntio n le ve l is 

9.2% (£6.1m) fro m the  Che a d le  Oute r c a tc hme nt. 

12.47 The  ma in c o mp a riso n sho p p ing  d e stina tio n fo r lo c a l re sid e nts is the  Sto ke -o n-Tre nt 

c o nurb a tio n whic h d ra ws 59.1% (£17.1m) o f e xp e nd iture  a rising  within the  imme d ia te  

Che a d le  c a tc hme nt (zo ne  10). 

E) COMPARISON CAPACITY REVIEW 

12.48 On the  b a sis o f fo rwa rd  p o p ula tio n a nd  e xp e nd iture  g ro wth, a ssuming  tha t the  c urre nt 

ma rke t sha re  o f the  to wn c e ntre  is p ro je c te d  fo rwa rd  o n a  c o nsta nt b a sis (i.e . no  

imp ro ve me nt o ve r time ), the  c a p a c ity a sse ssme nt id e ntifie s the  fo llo wing  flo o rsp a c e  

re q uire me nt69 o ve r the  e me rg ing  Lo c a l Pla n p e rio d  to  2031 (Ta b le  5, Ap p e nd ix 4c ): 

 

12.49 The  a sse ssme nt id e ntifie s tha t the re  is insuffic ie nt c a p a c ity g e ne ra te d  o ve r the  p la n 

p e rio d  whic h re q uire s the  Co unc il to  p ro a c tive ly p la n fo r ne w re ta il d e ve lo p me nt. 

12.50 Whilst the  to wn c e ntre  c o mp a riso n re ta il o ffe r is re la tive ly we a k, the  c o nve rsio n o f the  

fo rme r Kwik Sa ve  to  B&M Ba rg a ins sto re  ha s g e ne ra te d  a n imp ro ve me nt in to wn c e ntre  

c o mp a riso n ma rke t sha re  fro m c . 14% in 2006 to  23% a t p re se nt. 

12.51 Co nsiste nt with the  2006 Stud y c o nc lusio ns, it is o ur vie w tha t the re  is no  ne e d  fo r the  

Co unc il to  p ro a c tive ly p la n fo r ne w c o mp a riso n re ta il d e ve lo p me nt in the  e a rly to  mid -

p e rio d  o f the  e me rg ing  Lo c a l Pla n; a  future  up d a te  to  this stud y sho uld  id e ntify ne e d s fo r 

                                                      

 
69 Flo o rsp a c e  ro und e d  to  ne a re st 5 sq ua re  me tre  inc re me nt 

 2018 2023 2031 

CHEADLE -  BASELINE 235 m 2 (g ross)  615 m 2 (g ross)  1,275 m 2 (g ross) 
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the  la tte r p e rio d  o nc e  c o mmitte d  sc he me s in the  wid e r sub -re g io n (Ha nle y C ity Ce ntre  

a nd  M&S a t Wo lsta nto n) ha ve  c o me  fo rwa rd . 

F) LEISURE 

12.52 The  e xp e nd iture  c a p a c ity p o t (2013) within the  re sp e c tive  Che a d le  c a tc hme nts fo r 

sp e c ific  le isure  a c tivitie s is se t o ut b e lo w70. 

 

12.53 The  ho use ho ld  surve y re sults id e ntify the  fo llo wing : 

 CINEMA: 39.9% o f re sid e nts fro m the  Che a d le  c a tc hme nt (zo ne  10) a nd  51% o f 

re sid e nts fro m the  Che a d le  Oute r c a tc hme nt re g ula rly visit the  c ine ma .  

The  ma jo rity o f re sid e nts in the  imme d ia te  Che a d le  c a tc hme nt 10 (67.1%) visit the  

Cine b o wl in Utto xe te r, fo llo we d  b y the  Od e o n a t Fe stiva l Pa rk (25.2%).  The  Od e o n a t 

Fe stiva l Pa rk is visite d  b y 39.9% o f re sid e nts fro m the  o ute r c a tc hme nt, fo llo we d  b y the  

Cine b o wl in Utto xe te r (37.8%). 

 INDOOR SPORTS /  HEALTH & FITNESS: 11.4% o f Che a d le  a nd  27.3% o f Che a d le  Oute r 

re sid e nts fre q ue ntly g o  to  the  g ym.   

All o f the  re sp o nd e nts in the  Che a d le  c a tc hme nt g o  to  the  So uth Mo o rla nd s le isure  

c e ntre  in the  to wn.  De stina tio ns in the  o ute r c a tc hme nt a re  mo re  va rie d  with 64.4% 

visiting  So uth Mo o rla nd s, 12.4% visiting  Mo o rville  Ho te l, We rring to n a nd  a  furthe r 12.4% 

to  Pure  Gym in Ne wc a stle . 

                                                      

 
70 Exp e ria n Re ta il Pla nne r Re p o rts; Exp e nd iture  Po t g e ne ra te d  b y a p p lying  sp e nd  p e r he a d  fig ure  to  2013 po p ula tio n 

 CHEADLE (ZONE 10) CHEADLE OUTER (ZONE 11) 

 Av. Spe nd 

(£) 

Av. 

Expe nditure  

UK Av. 

Spe nd (£) 

Av. Spe nd 

(£) 

Av. 

Expe nditure   

UK Av. 

Spe nd (£) 

Re sta ura nts/ C a fe s £389 £4.2m £440 £434 £10.6m £440 

Alc o ho lic  Drinks £235 £2.6m £232 £245 £6m £232 

Cine ma  £16 £0.2m £18 £15 £0.4m £18 

The a tre  /  C o nc e rts £28 £0.3m £33 £31 £0.8m £33 

Re c re a tio n  £93 £1m £117 £110 £2.7m £117 
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 RESTAURANTS AND SOCIALISING : 68.5% o f re sid e nts in the  Che a d le  a nd  73.2% in the  

Che a d le  Oute r c a tc hme nt re g ula rly e a t o ut in re sta ura nts.  

58.5% o f re sp o nd e nts in the  Che a d le  c a tc hme nt e a t o ut in the  to wn.  Re sid e nts in the  

Che a d le  O ute r c a tc hme nt e a t o ut in a  va rie ty o f to wns inc lud ing  Utto xe te r (16.3%), 

Ashb o urne  (9.5%), Che a d le  (9.4%) a nd  Te a n (8.1%).  

 PUBS/ CLUBS: 56.2% o f re sid e nts fro m the  Che a d le  c a tc hme nt a nd  61.7% o f re sid e nts 

fro m Che a d le  Oute r re g ula rly visit p ub s a nd  c lub s.  Mo st re sid e nts in Che a d le  (73.1%) 

visit the  to wn with a  furthe r 11.8% visiting  Ha nle y.  Simila rly to  the  re sta ura nt o ffe r, 

re sid e nts in the  Che a d le  Oute r c a tc hme nt visit a  va rie ty o f d e stina tio ns inc lud ing  

Ha nle y (16.2%), Te a n (13.1%) a nd  Le e k (5.4%).  

12.54 The  to wn c e ntre  le isure  o ffe r is e xtre me ly limite d  a nd  g ive n its p ro ximity a nd  a c c e ssib ility 

to  the  la rg e r c e ntre s o f Sto ke -o n-Tre nt a nd  De rb y, it is unlike ly in o ur vie w to  a ttra c t the  

ne c e ssa ry c ritic a l ma ss (c o mme rc ia l d e ma nd ) to  d e live r a  ste p  c ha ng e  in o ffe r. 

12.55 As with the  o the r c e ntre s in the  d istric t, it is o ur vie w tha t the re  is no  ne e d  fo r the  Co unc il 

to  p ro a c tive ly p la n fo r ne w le isure  d e ve lo p me nt in the  to wn o ve r the  e me rg ing  p la n 

p e rio d .  If le isure -b a se d  p ro p o sa ls sho uld  c o me  fo rwa rd  o utsid e  o f the  p la n ma king  

p ro c e ss the n sub je c t to  a p p ro p ria te  NPPF c o mp lia nt a sse ssme nt (se q ue ntia l a nd  imp a c t) 

the re  is p o te ntia l fo r the  Co unc il to  sup p o rt ne w p ro visio n. 
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13. STRATEGIC RECOMMENDATIONS 

13.1 The  stud y ha s b e e n c o mmissio ne d  to  a sse ss the  future  q ua ntita tive  ne e d  fo r ne w re ta il 

a nd  le isure  p ro visio n within Hig h Pe a k a nd  Sta ffo rd shire  Mo o rla nd s.  The  stud y is info rme d  

b y a  d e ta ile d  flo o rsp a c e  surve y o f the  ma in c e ntre s in the  stud y a re a  a nd  a  ro b ust 

ho use ho ld  surve y e xe rc ise  in o rd e r to  p ro vid e  a  c o mp re he nsive  e vid e nc e  b a se  fo r the  

re sp e c tive  Co unc ils a nd  its re g e ne ra tio n p a rtne rs to  p ro a c tive ly p la n fo r future  g ro wth.  

Re c o mme nd a tio ns o n future  ne e d s a re  p ro vid e d  fo r e a c h sp e c ific  c e ntre  in the  

p re c e d ing  c ha p te rs.  Stra te g ic  Co unc il re c o mme nd a tio ns a re  se t o ut b e lo w. 

PROPOSED COUNCIL RETAIL HIERARCHIES 

13.2 We  wo uld  p ro p o se  no  c ha ng e s to  the  hie ra rc hy fo r Sta ffo rd shire  Mo o rla nd s, a s se t o ut in 

the  e me rg ing  Lo c a l Pla n.  With re sp e c t to  Hig h Pe a k, the  e me rg ing  Lo c a l Pla n (p o lic ie s S2 

a nd  CF1) id e ntify Ha d fie ld  a s a  sma ll to wn c e ntre  in the  b o ro ug h-wid e  re ta il hie ra rc hy.  It 

is o ur vie w ho we ve r, sup p o rte d  b y the  surve y re sults, tha t Ha d fie ld  p e rfo rms a n e xtre me ly 

limite d  (to p -up ) re ta il func tio n a nd  is stric tly a nc illa ry to  ne a rb y G lo sso p  in sho p p ing  a nd  

se rvic e  te rms.  The  c e ntre  sho uld  b e  id e ntifie d  a s a  lo c a l c e ntre  a s this wo uld  e na b le  the  

Co unc il to  c o ntinue  to  fo c us re ta il d e ve lo p me nt within G lo sso p  a s the  ma in to wn c e ntre  

fo r the  no rthe rn p a rt o f the  b o ro ug h.    

DEVELOPMENT MANAGEMENT 

TOWN CENTRE BOUNDARIES  

13.3 On the  b a sis o f up d a te d  (flo o rsp a c e  /  fa sc ia ) surve y fie ld wo rk o f the  ma in c e ntre s, a  

se rie s o f p la ns ha ve  b e e n p re p a re d  (Ap p e nd ix 6) whic h id e ntify a  se rie s o f p o te ntia l 

c ha ng e s (e xte nsio ns a nd  d e le tio ns) to  the  a d o p te d  /  e me rg ing  Lo c a l Pla n to wn c e ntre  

a nd  re ta il p o lic y a re a  b o und a rie s fo r the  re sp e c tive  Co unc il to  c o nsid e r so  a s to  

c o nso lid a te  the  re sp e c tive  c e ntre s. 

13.4 With p a rtic ula r re sp e c t to  Buxto n, a  p rima ry sho p p ing  a re a  (PSA) is id e ntifie d  g ive n tha t: 

 The  to wn c e ntre  is re la tive ly la rg e  a nd  ha s se p a ra te  d istinc t a re a s o f re ta iling  a c tivity 

a nd  c o nc e ntra tio n (Sp ring  Ga rd e ns a nd  Lo nd o n Ro a d  /  Ma rke t Pla c e ).  De fining  a  

g e o g ra p hic a lly c o he re nt p rima ry sho p p ing  a re a  (PSA) will e na b le  the  Co unc il to  

a p p ly the  se q ue ntia l a pp ro a c h to  future  p ro p o sa ls o n a  mo re  a p p ro p ria te  b a sis.  



HIGH PEAK & STAFFORDSHIRE MOO RLANDS COUNCILS  QUANTITATIVE RETAIL STUDY UPDATE 

 

 

 

 

O CTOBER 2013 I g va .c o.uk  126 

 

 The  Sp ring  Ga rd e ns sho pp ing  c e ntre  p ro vid e s mo d e rn re ta il flo o rp la te  c o nfig ura tio ns; 

it will b e  p a rtic ula rly imp o rta nt to  p ro te c t the se  mo d e rn units fo r c o ntinue d  re ta il 

p urp o se s whe re  a p p ro p ria te .   

FRONTAGE POLICIES 

13.5 Give n tha t the  Go ve rnme nt ha s re c e ntly p ub lishe d  ne w g uid a nc e  sup p o rting  the  

te mp o ra ry re -use  o f e xisting  units within to wn c e ntre  lo c a tio ns to  no n-re ta iling  a c tivitie s 

(i.e . re sid e ntia l o r wid e r c o mme rc ia l use s) it is re c o mme nd e d  tha t the  re sp e c tive  Co unc il’ s 

re vie w p ro po se d  fro nta g e  p o lic ie s.  Sp e c ific a lly, in lig ht o f the  re c e nt c ha ng e s in p o lic y, it 

is o ur vie w tha t se c o nd a ry fro nta g e  d e finitio ns a re  no t re q uire d . 

13.6 Ho we ve r, a ny fro nta g e  p o lic ie s re la ting  to  e ve ning  e c o no my use s (C la sse s A3 – A5 in 

p a rtic ula r) sho uld  b e  ma inta ine d  a nd  stre ng the ne d  whe re  a p p ro p ria te  g ive n the  

p o te ntia l so c ia l a nd  e nviro nme nta l issue s a rising  fro m a  c o nc e ntra tio n o f the se  use s.  

IMPACT THRESHOLD 

13.7 NPPF (p a ra g ra p h 26) c o nfirms tha t lo c a l p la nning  a utho ritie s (LPAs) sho uld  re q uire  a n 

imp a c t a sse ssme nt fo r a ny to wn c e ntre  p ro p o sa ls whic h a re  o utsid e  o f a  c e ntre  a nd  no t 

in a c c o rd a nc e  with a n up -to -d a te  Lo c a l Pla n.  The  ‘ d e fa ult’  na tio na lly se t flo o rsp a c e  

thre sho ld  o f 2,500 m2 sho uld  a p p ly in the  a b se nc e  o f a ny lo c a lly se t flo o rsp a c e  thre sho ld . 

13.8 On the  b a sis o f o ur o n-site  surve ys a nd  the  q ua ntita tive  a na lysis o f c e ntre  p e rfo rma nc e , 

we  re c o mme nd  tha t the  re sp e c tive  Co unc ils sho uld  a d o p t a  minimum loc a l floorspa c e  

thre shold of 200 m2 for a sse ssme nt. 

13.9 The  p ro p o se d  flo o rsp a c e  thre sho ld  wo uld  b e  a p p ro p ria te  g ive n tha t e xisting  re ta il units 

within the  histo ric  a re a s o f the  ma in to wn c e ntre s a re  re la tive ly sma ll.  The re  a re  id e ntifie d  

va c a nc ie s in p ro mine nt lo c a tio ns within the  re sp e c tive  c e ntre s a nd  it is o ur vie w tha t a  

la rg e r lo c a lly se t flo o rsp a c e  thre sho ld  wo uld  p o te ntia lly und e rmine  the  re -o c c up a tio n o f 

e xisting  units.   

13.10 The  Co unc il sho uld  a c tive ly d ire c t ne w re ta il use s to wa rd s the  e xisting  c e ntre s unle ss the re  

is a  d e fine d  sp a tia l d e fic ie nc y in p ro visio n (i.e . ne w lo c a l c e ntre  re q uire d  to  d e live r a  

susta ina b le  re sid e ntia l d e ve lo p me nt).  A lo we r flo o rsp a c e  thre sho ld  wo uld  the re fo re  

c o nse q ue ntly e na b le  the  Co unc il to  ma ke  a  b a la nc e d  p la nning  a sse ssme nt o f the  like ly 

tra d ing  impa c ts o f ne w p ro visio n o n sma lle r c e ntre s. 


