BLACKPOOL COUNCIL AND BLACKBURN WITH DARWEN BOROUGH COUNCIL

RESP397 and RESP361

MATTER 3B - RETAIL

REGIONAL SPATIAL STRATEGY – EXAMINATION IN PUBLIC
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Retail

3B(i)
Have the appropriate centres been listed in Policy W5?

3.1 Blackpool Council and Blackburn with Darwen Borough Council support Policy W5 and consider that the centres listed are appropriate for the Regional Spatial Strategy (RSS) in that they focus on the regional and sub-regionally important centres within the North West (NW).  The centres listed have been informed by and conform with national guidance set out in PPS6: Town Centres paragraphs 2.12 to 2.14.  The guidance states that RSS’s should set a vision and strategy particularly for higher-level centres in a region.  For other smaller centres RSS should provide a strategic framework for planning at a local level.  The network of centres set out in Policy W5 is supported by the research undertaken by White Young Green (WYG) consultants in the ‘Town Centre Assessment Study 2005’.  Importantly, the network has also been informed by other strategies and plans including the City Region Development Programmes.

3.2 Along with Manchester and Liverpool the 24 centres listed provide an accessible and sustainable higher order network of centres across the NW Region, which in broad terms will promote sustainable shopping patterns and inclusive patterns of development underpinning the Government’s Sustainable Communities agenda and key objectives of RSS (para 4.2).  With particular reference to the centres listed that fall within the Central Lancashire City Region, (namely, Blackpool, Preston, Blackburn and Burnley), the network supports the polycentric nature of our City Region promoting a balance of development across our City Region, underpinning key regenerative initiatives of the Blackpool Masterplan, the Elevate Transformational Agenda in East Lancashire and Preston City Vision in central Lancashire.  
3.3 Whilst Policy W5 does provide some policy guidance with respect to centres not identified in the policy, both Blackpool and Blackburn with Darwen Councils raised concerns in their formal representations to the Submitted Draft RSS that the policy may not provide a sufficiently robust framework on which Local Planning Authorities (LPAs) could base their LDF’s.  Undoubtedly the Panel will be guided by the response of LPA’s, which have lower order centres.  It is noted that the reference in the policy to ‘consistent with scale and function’ applies to all centres not just the higher order centres listed in 
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the policy and that this is important for LPA’s in determining the network of centres in LDFs.

3.4 With reference to ‘investment to underpin wider regenerative initiatives’, in Policy W5, the Councils consider that there should be clearer acknowledgement of the important relationship between continued investment in centres and the successful addressing of housing market failure and the attainment of sustainable communities.  This is inherent both in the Elevate Transfomational Agenda and the Blackpool Masterplan.  Such reference could be included in the supporting text at paragraph 8.20 of draft RSS.

3B(ii)
Should a more hierarchical approach be adopted?

3.5 Blackpool Council and Blackburn with Darwen Borough Council consider that the network of centres detailed in Policy W5 is appropriate and that a more hierarchical approach should not be adopted, as this would result in unsustainable shopping patterns, undermine social inclusion and key regenerative initiatives, which seek to achieve sustainable communities.

3.6 National advice as set out in PPS6 emphasises the need for the distribution of growth both at a regional and local level to be used to rebalance the network of centres to ensure that it is not overly dominated by the largest centres and that there is a more even distribution of facilities, thereby promoting sustainable shopping patterns and socially inclusive development.

3.7 The spatial approach in Policy W5 is underpinned by the research undertaken by White Young Green (WYG) consultants.  The network is not just based on a set of quantifiable statistics that may establish one centre has more floorspace or retail units than another but takes into account needs other than collated information, i.e. sustainability, social inclusiveness, wider regeneration strategies and development programmes.

3.8 The main findings of the WYG study are that there is strong retail provision throughout the north west and that the region has a high retention rate of retail spend.  The study goes on to say that people’s existing needs can be adequately met within the existing network of centres (para 9.10) and that form the survey research it appears that no one particular sub-region is disadvantaged in terms of retail provision whereby unsustainable patterns of movement are created to fulfil consumer needs.

3.9 This is particularly important when considering future strategic options, which seek to ensure a balanced network of centres can be provided in the future, which supports sustainable development patterns and urban renaissance.

3.10 The study highlights that Manchester and Liverpool are by far the strongest retail destinations within the northwest but there is still strong retail provision primarily focused upon the sub regional areas of Cheshire, Lancashire and Cumbria. However, Manchester and Liverpool do not dominate to the detriment of other centres in the network.  Para 9.09 states that it is evident that there is still a good balance of retail provision within the sub-regions thereby avoiding significant unnecessary car journeys to access acceptable facilities.
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3.11 Blackpool Council and Blackburn with Darwen Borough Council are aware that from the comments submitted to the NWRA on draft RSS during the formal consultation phase in June 2006, Carlisle, Chester and Preston authorities are seeking to modify Policy W5 with a more hierarchical approach that would place those 3 centres between Manchester and Liverpool and the remaining 21 named centres.

3.12 The Councils’ view on this matter is that such a change in the hierarchy is not supported by the research undertaken by WYG and the conclusions that have been drawn from that research.  Whilst Blackpool and Blackburn with Darwen are unable to comment in detail with respect to Carlisle and Chester, Blackpool and Blackburn with Darwen have the following comments to make on the Lancashire Sub-area.  The WYG study identifies a high level of retention of retail expenditure within the Lancashire sub-area as defined by the study and that the level of market share for Lancashire is broadly reflective of the proportion of the NW’s population contained within the sub-area.  The WYG study identifies that leakage of retail expenditure from Lancashire to other areas is not significant, amounting to only 9% and that some of this leakage will be sustainable, arising from areas on the edge of the sub-area where centres in other sub-areas are geographically closer.  This position on leakage is also confirmed by other retail studies, which cover a period of time.
  Therefore the centres within the Lancashire sub-area present in broad terms a sustainable pattern of shopping trips, albeit that more local studies
 have identified leakage between centres within the Lancashire sub-region.  The lack of any significant leakage out of Lancashire to other sub areas and the internal leakage within the sub-area are of key importance when considering introducing an additional tier within the hierarchy.  Elevating Preston above the other key centres of Blackpool, Blackburn, Burnley and Lancaster will broaden the catchment upon which Preston can draw and will promote unsustainable shopping patterns within the sub-area and potentially undermine key regeneration initiatives within the City Region.  

3.13 The CLCR is unique in the Northern Way in that it is a polycentric city region with the focus for growth in the key sub-regional centres of Blackpool, Preston, Blackburn and Burnley complementary to each other striving to develop the City Region’s economy, seeking to raise the GVA by around £4 billion per annum.  Each of these centres is the focus of key regenerative initiatives as previously mentioned and inherent in the success of these initiatives is the need for a balance of development as proposed by PPS6.  The network of centres identified in Policy W5 allows flexibility to support these initiatives and that the approach adopted in Policy W5 will ensure that sustainable patterns of development are delivered and social inclusion and urban regeneration tackled. 

3.14 The approach set out in Policy W5 with respect to the centres of Blackpool, Preston, Blackburn, Burnley and Lancaster is the same as that taken in Policy 
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16 of the Joint Lancashire Structure Plan (JLSP), adopted in March 2005.  At the EiP to the JLSP consideration was given to the elevation of Preston above the other 5 centres and the Panel concluded that ‘no useful purpose would be served by differentiating between Preston and the other centres (Para 8.26 of the Panel report).  Blackpool Council and Blackburn with Darwen Borough Council are aware that Lancashire County Council and Burnley Borough Council hold a similar view with respect to Policy W5.

3B(iii)
Is the floorspace requirement shown in Table 8.4 realistic?

3.15 Whilst Blackpool Council and Blackburn with Darwen Borough Council are mindful of the requirements of PPS6 paragraph 2.13 (bullet 3) with respect to RSS, it is concerned that the floorspace figures within Table 8.4 have been stated as a ‘floorspace requirement’.  Paragraph 2.13 of PPS6 states ‘in broad terms (the regional planning body should) assess the overall need for additional floorspace over the regional spatial strategy period…..’   In this respect, the figures are probably not unreasonable in meeting this requirement bearing in mind the broad assumptions that have to be made to obtain a figure at a regional level.  However, these figures do need to be viewed with caution as they are theoretical.  It is worth looking at what has been achieved in the past on the ground in built form and comparing this to what were the new floorspace capacity projections.  Careful monitoring will be essential given the dynamic nature of the retail market place and changes in forms and types of retailing.  

3.16 It is noted that a health warning has been attached to the figures by way of the supporting text in paragraph 8.22 of draft RSS and in paragraph 3.205 of the Technical Appendix.  However this Authority is concerned as to the usefulness of these figures with respect to informing the Local Development Framework process.  At a local level, with the sensitivity of local studies, different assumptions will be applied to derive additional floorspace capacity, which will reflect the local circumstances of a centre and this will make it extremely difficult to compare this ‘local’ figure to the figures set out Table 8.4.  Stating the figures as a requirement suggests that there will need to be some sort of apportionment between the centres in the sub-areas.  How will this apportionment be decided upon?  In view of these difficulties both Councils consider that it is more appropriate to describe the figures within Table 8.4 as ‘floorspace potential’ rather than a ‘requirement’.  If the panel is minded to accept this proposal, paragraph A3.9 of the draft Implementation Plan will also require amending.        

� Lancashire Shopping Study 2003 – Joint Lancashire Structure Plan
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