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Draft Regional Spatial Strategy for the North West

Examination in Public

Participants Statement  (Ref  587)

Cushman & Wakefield on Behalf of Grosvenor

MATTER 3B RETAIL
(i)
Have the appropriate centres been listed in policy W5?

Whilst Grosvenor are content with the policy, they do believe that the hierarchy within which the 26 centres is set out should be revised.

(ii)
Should a more hierarchical approach be adopted? 

Planning Policy Statement 11: Regional Spatial Strategies (September 2004) section 1.13 sets out the requirements for Sub-Regional Dimensions.  One of two key principles is:

The definition of need for a sub-regional approach should be based on an assessment of the functional relationships between settlements, such as journey-to work patterns, or land uses within the area affected by the same strategic planning issue or issues which may well differ from administrative boundaries.  This could include consideration, for example, of how the strategic planning system can assist not only in creating and sustaining the economic competitiveness of a town or city or a cluster of towns but in spreading the benefits of a prosperous city to the wider region (the concept of a ‘city-region’).

Paragraph 1.6 of Planning Policy Statement 6:  Planning for Town Centres, March 2005, (PPS6) states that regional planning bodies, should implement the Government’s objectives for the growth and development of town centres through Regional Spatial Strategies.  This includes, inter alia, developing a hierarchy and network of centres.  This is further elaborated upon at paragraph 2.12:
Regional spatial strategies should set out a vision and strategy for the region’s growth, particularly for higher level centres in the region and their role as the focus for major retail, leisure, office and other main town centre development of more than local importance…
In addition, paragraph 2.13 states that in preparing the regional spatial strategy, the regional bodies should:

· Develop a strategic framework for the development of a network of centres in their region and, where appropriate, for any identified sub-regions taking into account the need to avoid an over-concentration of growth in the higher level centres;

· Make strategic choices about those centres of regional and, where appropriate, sub-regional significance:
The hierarchy set out in policy W5 of the draft Regional Spatial Strategy for the North West, January 2006 (RSS) lists Manchester and Liverpool as the North West’s regional centres with the remaining 24 centres sat below.  This is considered not to be in accordance with Government objectives.  It maintains the dominance of larger cities and fails to identify other higher level, strategic locations that are a focus for major retail development.  The hierarchy fails to develop a strategic framework of centres and maintains the status quo, which may lead to an over concentration of growth in the two identified regional centres.  
PPS6 states at paragraph 2.12 that in preparing regional spatial strategies, regional planning bodies must have regard to the Regional Economic Strategy (RES).    The Northwest RES, 2006, at page 15, refers to Regional Assets and Opportunities, and identifies:

The major cities of Manchester and Liverpool, and the emerging importance of Preston, as key drivers of city-regional growth.

This is further supported by the statement that there is a need to capitalise on the strengths and assets of Manchester, Liverpool and Preston as drivers of city-regional growth.  Reference is also made to  Crewe, Chester, Warrington, Lancaster and Carlisle as locations for significant growth opportunity.  The RES clearly identifies an emerging hierarchy of centres in terms of regional growth, that is not reflected in policy W5.  

Regional Planning Guidance 13:  The Regional Planning Strategy for the North West. March 2003, identified the strategic role and location of Preston and states:
In the case of Chester, Carlisle, Crewe and Preston there should be regard to their roles as gateways and/or interchanges for visitors to the Region from adjoining areas/regions and countries, and the need to provide high quality modern facilities to support those roles.

The RSS fails to take this forward in terms of identifying the strategic role Preston plays within Lancashire.  This is further supported by the White Young Green Town Centre Assessment Study, May 2005, (WYG) which identifies Preston City Centre as functioning as a Major Regional centre (Table 5.3 and Appendix 1D).  
The WYG report, at paragraph 9.02, states:
The network that should be developed should seek to provide a more balanced and even distribution of facilities across the region.  It is the Government’s aim to ensure that any single network is not dominated by the largest centres and therefore the future growth is not overly concentrated within these centres.

It follows onto state that it is necessary to develop a vision and strategy for the region’s growth, particularly for higher order centres.  However, the report then sets out what is described as a ‘network’ of 26 centres, 24 of which are at the sub-regional level, with Manchester/Salford and Liverpool as the two regional centres.  This establishes a hierarchy which continues to promote the largest centres, but whilst ignoring the potential for growth in others, i.e. Preston, Chester and Carlisle.  Ultimately this will restrict growth in these centres as the network approach places them on the same scale as smaller centres that cannot support additional growth, particularly in comparison goods retailing and will promote development in the regional centres that already have facilities and accommodation to attract higher order retailers.
The WYG approach identifies centres within the sub-regions but, does not distinguish between the dominant retail centres within each.  This suggests an equilibrium of retail capacity can be achieved across the board, which is contrary to Government guidance.
The approach set out by WYG is considered to have a number of weaknesses.  First, it is considered unsustainable, over the RSS period, to continue to focus higher order retail facilities in the two regional centres, which are located within the southern part of the region.  It is recognised that people continue to use cars as a preferred means of choice to carry out comparison shopping, especially in areas of poor public transport provision.  This is anticipated to continue and the proposed hierarchy would further encourage it.  A more balanced hierarchy of regional centres would assist in minimising average journey lengths.
Promoting strong sub-regional centres within the region would address existing disparities of the higher order retail facilities being located within a region with a large north/south axis.  The creation of additional sub-regional/city region locations such as Preston, Chester and Carlisle would address this.  These cities already experience strong shopping patterns and the roles and function should be recognised in order to maintain future growth.  This would accord with the RES that identifies these centres as key drivers to city-regional growth.  In addition PPS6 identifies city centres as being the highest order centre, where as town centres should be considered as second tier, behind city centres.
The ability for centres such as Preston to secure higher order retail facilities is supported by Grosvenor’s proposed £500m investment in the Tithebarn regeneration scheme.  This is a retail led, mixed use development that would create high quality facilities and promote its role and function within the region.
In order to promote sustainable shopping patterns and rebalance the dominant pattern established by the primary retail centres, higher order retail facilities must be promoted in the regional city centres of Carlisle, Chester and Preston.  A middle tier should be established to support this. 
(iii)  Is the floorspace requirement shown in table 8.4 realistic?
It is considered that the forecasts for future growth have been cautiously produced and potentially underestimate capacity.  Table 4.2 of the WYG report shows average annual forecast growth rates between 2004 – 2011 at 3.5%.  This has now been superseded and forecast growth rates produced by the Oxford Economic Forecasting Ltd and contained in the MapInfo Information Brief, 05/02, shows average annual rates for 2004-2011 as 4.1%.  
The RSS states that the figures are indicative and that there is a need for annual monitoring.  It also acknowledges that there are a significant number of outstanding commitments, a number of which are historic and in out of centre locations.  It will be necessary for Local Planning Authorities to closely monitor the implementation and life of these consents.  It is likely that a number of these consents will expire.  However, a number will be developed and it will be unfortunate if town centre redevelopment schemes are under provided as a consequence of out of centre commitments that pre-date PPS6.  It is important that, in the short-term, town centre schemes do not loose out to out of centre commitments.  
