[image: image2.jpg]CHESHIRE

COUNTY COUNCIL




                                                                                                             3B/426
[image: image1.jpg]CHESHIRE

COUNTY COUNCIL





[image: image1.jpg]                    






    3B/426

Matter 3B – Retail

(i) 
Have the appropriate centres been listed in policy W5?

1.
The County Council supports the inclusion of Chester, Northwich, Crewe and Macclesfield in the list of centres in policy W5.  This will support proposals in each of these town centres for significant retail led regeneration schemes which should be delivered within the Plan period.  However the Council objects to the omission of Ellesmere Port from the policy.

2.
At the Cheshire Structure Plan EIP in January 2005, the treatment of Ellesmere Port in the town centre hierarchy was debated.  In its report the Panel concluded that Ellesmere Port should be promoted to the category of Primary Town Centre within the Structure Plan, to reflect the changed policy context for the town within RPG13, which highlights in policy SD2 that “very significant enhancement, in terms of image (improved townscape and landscape quality) and opportunities for a higher quality of life overall, is required in … Ellesmere Port”.  The effect of the town’s Structure Plan designation on investment decisions in the town was also considered by the Panel to be very important.  
3.
The Panel considered that “the available evidence indicates that given favourable policy support, together with a strengthening of the housing market in the district, … there is no clear reason to think that the recent, significant improvement in the commercial attractiveness of Ellesmere Port town centre will not continue” (EIP Panel Report para 6.32).
4.
In line with the Panel’s recommendations, the Structure Plan was subsequently amended to designate Ellesmere Port as a primary town centre.

5.
The Structure Plan EIP Panel’s comments are felt to be equally relevant to the consideration of RSS policy W5.  The significance of Ellesmere Port is clearly recognised elsewhere within draft RSS through:

· its identification as a regional town in table 7.1, 

· support for maintaining and enhancing the role of the town in providing community facilities, services and employment in LCR 3; and

· support for the sustainable economic growth, regeneration and enhancement of quality of life in LCR 4.   

6.
Given the designation of Ellesmere Port as a regional town, a function which clearly includes a range of services including retail, it seems anomalous to exclude the centre from policy W5.  LCR policies support the regeneration of the town and enhancement of its role.  To achieve these policy objectives, the town’s retail facilities will need to be considered and enhanced. 
7.
Ellesmere Port was included as a study town in the Regional Town Centre Assessment Study (White Young Green for NWRA, June 2005), but did not appear in the final list of centres recommended to form the regional network of centres and therefore is not included in policy W5.  The methodology for identifying the proposed network of centres is not fully explained in the WYG study and it is not clear why Ellesmere Port has been excluded.  However, as recognised in the study there is ‘no true definition of what a regional or sub-regional centre should comprise or of how it should perform’.  The study concludes that ‘it is impossible to arrive at a common approach as to what constitutes a regional and sub-regional centre’ (para 9.07).
8.
In terms of overall retail floorspace, Ellesmere Port is directly comparable with other centres listed in policy W5 such as Northwich; both have proposals for additional floorspace to increase the attractiveness and competitiveness of the centre.  The County Council considers that Ellesmere Port should have been included in the proposed regional network of centres. 
9.
To summarise, the important sub regional role of Ellesmere Port is clearly recognised in RSS.  The County Council considers that to support the policy objectives for the town set out elsewhere in the Plan, the town should be added to the list of centres in W5.
(ii)  Should a more hierarchical approach be adopted?

10.
As stated in the County Council’s submitted comments in relation to policy LCR 4, Chester is considered to be generally under represented within the draft RSS.  This under representation includes the lack of recognition of Chester’s sub regional role within policy W5.

11.
Chester is undisputedly the primary shopping centre within Cheshire and the West Cheshire/NE Wales sub region, with a catchment of almost 1 million people.  The WYG Regional Town Centre Assessment Study identifies Chester as ranking third in the North West Region and 22nd in the UK (Management Horizons UK Shopping Index 2003/4).   According to WYG, Chester had a floorspace figure of 145,477sq m gross in 2004, which is significantly higher than Warrington, the next largest centre in the Cheshire sub region.  
12.
Chester has a strong comparison shopping role, complemented by a well performing leisure and service function.  The town’s retail function and extensive catchment area reflects its role as a major tourist destination.   Over the next few years this role will be strengthened with the addition of over 40,000sq m new retail space at the proposed Northgate Development.
13.
Chester’s wider role should be recognised and supported within RSS.  Within policy W5, Chester is listed alongside centres which perform a very different function, many serving more limited catchments.  In recognition of this function, the Cheshire Structure Plan identifies Chester as a Sub Regional Centre, as distinct from other Primary and Secondary Town Centres.  It is considered that Chester’s sub regional role should be similarly recognised in policy W5. 

iii)  
Is the floorspace requirement shown in Table 8.4 realistic?
14.
The overall floorspace requirement for Cheshire of 238,785.6 sq m is considered to be appropriate.  Further work is currently underway to provide a breakdown of floorspace requirements for centres within the County which will inform LDF preparation.
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