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1.0

1.11

1.1.2

1.1.3

1.1.4

1.11

Introduction

WYG Planning (‘WYG') has been commissioned by Cheshire East Council (‘the Council’) to undertake a
partial update of our 2016 Cheshire East Retail Study (CERS) and the 2018 Cheshire East Retail Study
Update (CERSU). The key purpose of this update is to partially update the evidence base to support the

emerging Site Allocations and Development Policies Document (SADPD).

This Study Update provides a quantitative assessment of comparison and convenience retail floorspace
needs over the plan period to 2030 and provides updated qualitative vitality and viability health check
assessments of the Principal Towns, Key Service Centres and Local Service Centres in Cheshire East. As
part of the health check assessments we have reviewed the centre and, where relevant, primary
shopping area boundaries set out in the Council’s Settlement Reports and advised on potential changes

for the Council to consider further.

The Update reviews the conclusions of our 2017 Retail Impact Threshold Test Study and advises, on the
basis of the updated evidence, whether the conclusions, and in turn the subsequent thresholds set out in
Publication Draft SADPD Policy RET3 are still appropriate.

Finally, the Study Update, also reviews the draft retail policy context (Policies RET 1 — RET 11) of the
Publication Draft SADPD and provides guidance to the Council on areas where the retail policies could be

strengthened in response to any potential issues identified in this Update.
Our Study Update is structured as follows:
e Section 2 sets out our qualitative assessment/overview of the vitality and viability of the Principal

Towns, Key and Local Service Centres within Cheshire East;

e Section 3 provides an overview of the methodology used, and summarises the updated key data

inputs which inform our updated retail capacity assessments;

e Section 4 sets out our updated convenience goods quantitative retail needs assessment findings for

the borough as a whole and for the Principal Towns and Key Service Centres;
e Section 5 sets out our updated comparison goods quantitative retail needs assessment findings;

e Section 6 reviews the proposed retail impact assessment threshold set out within the 2019

Publication Draft of the Site Allocations and Development Policies Document;

e Section 7 provides our review of the other draft retail policies set out within the Publication draft

Site Allocations and Development Policies Document; and

e Section 8 summarises our key findings and sets out our recommendations.
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2.0 Qualitative Health Check Updates

2.1

2.1.1

2.1.2

2.1.3

2.1.4

2.2

2.2.1

Introduction

This section provides a summary of the detailed qualitative health check assessment updates undertaken
for each of the Principal Town, Key and Local Service Centres which can be found at Appendices A, B
and C.

The health check assessments are based on health check indicators published in the National Planning
Policy Guidance ‘Town Centres and Retail’ section (paragraph 006) and are used to assess the vitality and
viability of each centre. Experian Goad Town Centre Land Use Plans have been used to inform the health
checks to make comparisons with the health checks in the previous 2016 Study. Where necessary, the
land use plan data has been supplemented by the Council’s annual retail monitoring surveys of the town

centres.

It is important to note that the health check assessments have been undertaken in February 2020 prior
to COVID-19 ‘lock down'. It is evident that the impact of the pandemic has already had a negative
impact on operators with further store closures and retailers going into administration over the past
several months. At the time of writing non-essential shops had only started to open again. The impact
of COVID-19 on town centres hasn't been fully felt yet but with unemployment rising, consumer demand
weakening, social distancing in place, and more people shopping online, the next 6-12 months are likely

to be challenging for some town centres and their occupiers.

As part of the health checks we have reviewed the proposed centre boundary, and where relevant, the
primary shopping area (PSA) boundary, of centres. The recommended changes are shown in plan form
at Appendix D. These retail boundaries should be considered as part of the Council’s evidence base in

preparing an update to the settlement reports for each centre.
Principal Centres

Crewe

Our updated health check assessment for Crewe finds that overall there has been little change since the
assessment carried out in 2016. Convenience and comparison goods provision is well represented but
there is an under representation of its service and leisure provision. The town centre comprises a

reasonable level of multiple retailers.
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2.2.2

2.2.3

2.2.4

2.2.5

2.2.6

2.2.7

2.2.8

2.2.9

2.2.10

The vacancy rate is high with 60 vacant units in the centre, notably above the average national position.
Whilst this is an indicator that the centre may be struggling, it is relevant that 25 of these units fall within
the proposed Royal Arcade scheme promoted by the Council and its development partner Peveril
Securities (subject to planning approval and other consents). Alongside the Royal Arcade scheme, the

Crewe Market Hall is also the subject of significant investment.
There is evidence of large-scale investment, which gives a further positive outlook for the centre.

We have reviewed the proposed town centre and PSA boundary set out in the Council’s Settlement

Report (June 2019, PUB 28) for Crewe and consider that no further changes are necessary.

Macclesfield

Macclesfield Town Centre continues to play a key role in fulfilling the needs of the local residents and
surrounding communities. Since 2016 there has been a fall in the number of comparison retailers, which

is partly reflective of the growing popularity of online shopping.

Given its size and role in the hierarchy, Macclesfield has a lower than expected number of national
multiple occupiers, though it is well represented by the retail and financial & business service sectors.
The vacancy rate, whilst having only risen by 1 unit since 2016, continues to be above the national
average but the amount of vacant floorspace in the centre has considerably decreased and is below the

national average.

The environmental quality of Macclesfield is generally good with a humber of attractive areas and modern
shopfronts, however, some of the vacant units and areas of public realm in the town require investment

to improve the appearance of the centre.

The Council prepared a public realm strategic for Macclesfield Town Centre in 2007 which identified
deficiencies in the current town centre public realm. The Council has also prepared a strategic
regeneration framework for the town centre which identifies several key objectives for the town,
including the enhancement of the town centre environment and diversification of the town’s leisure,

cultural and evening economy offer to attract more visitors, amongst other objectives.

Overall Macclesfield Town Centre (pre COVID 19) is considered to be in reasonable health. However, the
centre continues to display a number of weaknesses which are likely to be compounded by the potential
implications arising from COVID-19.

Reviewing the proposed town centre and PSA boundaries set out in the Council’s Settlement Report for
Macclesfield (June 2019, PUB 35) we consider that no further changes are necessary to the PSA but

recommend the following further changes are considered by the Council to the town centre boundary:
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2.3

2.3.1

2.3.2

2.3.3

2.3.4

2.3.5

e the inclusion of commercial properties on the north side of King Edward Street; and
e the inclusion of The Salvation Army building, Roe Street.

The changes are shown in plan form at Appendix D.
Key Service Centres

Alsager

For its size and role, Alsager town centre continues to offer a good range of services. The centre retains
a strong convenience goods offer and has seen an improvement in its leisure service offer since 2016.
However, it’s financial and business sector provision has significantly weakened following the closure of
the remaining two banks in the centre.

The centre provides a well-balanced independent and national multiple store offering and a reasonably
good night-time economy. The vacancy rate in the town centre is low and there is evidence of a good
churn of units over recent years. Alsager’s environmental quality is still considered be mostly good
although through traffic along Crewe Road and Lawton Road continues to have a negative impact on

environmental quality.

We do not consider that any further changes are necessary to either Alsager’s town centre of PSA

boundary as proposed in the Council’s Settlement Report (June 2019, PUB 22).
Congleton

Congleton’s vitality and viability continues to be varied. The enhanced pedestrianised areas of the town
centre are in good health but vacancy levels and the environmental quality in parts (notably High Street
and Mill Street) show the town centre is vulnerable. Generally, retail and service provision in the town
centre has remained stable which, after a previous decline in the financial and business service sector, is
a positive. If not already considered, potential intervention should be considered to seek to encourage
the redevelopment/reuse of Capitol Walk Shopping Centre and ‘The Mills’ to prevent the continued

negative contribution of these two sites to the town centre.

We have reviewed the proposed town centre and PSA boundaries set out in the Council’s Settlement
Report for Congleton (June 2019, PUB 27) and consider that the following changes should be considered
by the Council:

e the PSA could be extended to the east onto High Street to include national multiple comparison

goods retailers including Poundstretcher; and

¢ residential properties on Rope Walk (Providence Mill) could be removed from the town centre

boundary.
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2.3.6

2.3.7

2.3.8

2.3.9

2.3.10

2.3.11

2.3.12

The changes are shown in plan form at Appendix D.

Handforth

Handforth continues to mostly serve local needs. Its catchment remains restricted by the nearby retail
parks and Wilmslow Town Centre however, against the national trend, vacancies have decreased and the
demand for units has increased. This represents a much-improved position over that recorded in 2016.
The Paddock also now appears to be operating more successfully than in 2016 and is considered
reasonably vibrant. Given this, we no longer consider there a need for the centre to be downsized,
though the environmental quality of the centre would benefit from enhancement. The centre’s evening

economy offer would also benefit from improvement to help extend the opening hours of the centre.

We have reviewed the proposed local centre boundary set out in the Council’s Settlement Report (June

2019, PUB 31) for Handforth and consider that no further changes are necessary.

Knutsford

Knutsford continues to provide a vibrant town centre and remains a popular destination for both
residents and visitors from further afield. All retail and service sectors continue to be well represented
and the centre continues to have a relatively low vacancy level, although there have been some notable
additional vacancies more recently. The town centre provides an attractive environment and continues to

benefit from a strong leisure offer which extends the centres’ opening hours into the evening.

Knutsford benefits from a modern attractive and user-friendly website and an active Town Council which

is seeking to bring forward measures to enhance the vitality and viability of the centre further.

In our view, no further changes are necessary to Knutsford town centre of PSA boundary as proposed in
the Council’s Settlement Report (June 2019, PUB 34).

Middlewich

Middlewich continues to perform a key role in catering for the day to day convenience and service needs
of the local residential community. The centre continues to benefit from good accessibility by car and,

despite the challenging retail climate over the past couple of years, has seen a reduction, in vacant units.

The centre provides a strong convenience goods offer, its comparison goods offer is limited (which is
reflected of its role), and the centres leisure and retail service provision is also reasonably good. With
the closure of Barclays Bank in 2017, banking/building society provision is however now limited to

Nationwide Building Society.
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2.3.13

2.3.14

2.3.15

2.3.16

2.3.17

Middlewich'’s location close to Sandbach, Winsford and Crewe are considered to be the main barriers for
new investment opportunities/attracting additional, particularly national multiples, to the town centre.
Primarily as a result of this, pedestrian activity is generally low within the centre. In our 2016 survey we
advised that intervention be considered to ensure Middlewich’s vitality and viability doesn’t deteriorate.
Whilst it is evident that Middlewich’s health hasn't deteriorated since 2016, we still consider that the

centre would benefit from improvements in its public realm on Wheelock Street

Having reviewed the proposed town centre and PSA boundaries set out in the Council’s Settlement
Report for Middlewich (June 2019, PUB 36) we consider that the following changes should be considered
by the Council:

o residential properties (75-79 Wheelock Street) could be removed from the northern part of the

proposed PSA boundary; and

¢ with the exception of units fronting onto Wheelock Street, land which is to be developed for
retirement living accommodation (application reference: 17/6233C) could be removed from the

town centre boundary.
The changes are shown in plan form at Appendix D.
Nantwich

Compared with 2016, Nantwich Town Centre is considered to remain vital and viable. The centre
continues to play an important role in providing for the day-to-day retail and service needs for the local
community as well as catering for visitors/tourists. It currently contains a low proportion of vacant units,
generally provides an attractive environment, and provides a good range of speciality/independent

shops/businesses.

We have reviewed the proposed town centre and PSA boundary set out in the Council’s Settlement

Report (June 2019, PUB 38) for Nantwich and consider that no further changes are necessary.
Poynton

Poynton continues to be a vital and viable centre, providing an important retail and service sector for its
catchment population. The convenience sector in the centre is particularly strong, and it provides a
good balance and mix of multiple and independent operators. The town centre continues to provide a
high-quality environment and its’ vacancy level remains low and below the UK average. The night-
time/evening economy is also considered to be good. The closure of the last 2 banks in the centre is

disappointing but unfortunately this has been a national trend across smaller/medium sized towns.
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2.3.18

2.3.19

2.3.20

2.3.21

2.3.22

Reviewing the proposed town centre and PSA boundaries set out in the Council’s Settlement Report for
Poynton (June 2019, PUB 39) we consider that no further changes are necessary to the town centre
boundary but the Council could consider whether the Kingfisher pub on Queensway should be removed

from the PSA. A plan showing the proposed further change is attached at Appendix D.

Sandbach

Sandbach is considered to remain a vital and viable centre. The centre has a good convenience goods
and service offer and continues to provide important facilities for its local population. Alongside
important national multiple retailers (Waitrose and Aldi in particular) its independent offering and markets
act as key attractors. Sandbach is an attractive town centre with good levels of environmental quality.
The vacancy rate continues to be low and there are no long-term vacant units present in the centre. The

centre also has a good evening/night-time economy which adds to its vibrancy.

Reviewing the proposed town centre and PSA boundaries set out in the Council’s Settlement Report for
Sandbach (June 2019, PUB 41) we recommend the following further changes should be considered by

the Council:

e remove the Public House (Rong O’ Bells) on the corner of Welles Street/Cross Street from the
PSA; and

e include St Mary’s Church on High Street with the town centre boundary.

The changes are shown in plan form at Appendix D.

Wilmslow

Wilmslow Town Centre demonstrates reasonable levels of vitality and viability with evidence indicating it
is still competing reasonably well given the competition from nearby out-of-centre retail parks. Whilst the
centre had seen a decline in comparison goods retailing, since 2016 its comparison goods sector appears
to be reasonably stable. Whether, given the current economic retail climate and potential implications
resulting from the COVID19 pandemic, this is the case going forward it remains to be seen. The leisure
sector has strengthened over recent years and the convenience goods sector in Wilmslow remains one of

its strengths.

There has been a further increase in the number of health and beauty uses in the centre, which whilst
not being overly dominant the centre, should be carefully monitored going forward to ensure they do not

in the future, negatively impacting on centre vitality and viability.
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2.3.23

2.3.24

2.4

24.1

2.4.2

2.4.3

2.4.4

2.4.5

2.4.6

Wilmslow Town Centre’s on-line presence is considered poor. We recommend that it needs to
significantly enhance and co-ordinate its digital presence to help the town centre compete successfully.
The town centre as a whole still appears to lack the quality of environment that one would expect from a
town centre of this status and we consider that intervention is required to help improve its public realm

to ensure it continues to attract shoppers/visitors and compete effectively going forward.

We have reviewed the proposed town centre and PSA boundaries set out in the Council’s Settlement
Report for Wilmslow (June 2019, PUB 43) and consider that the Royal Mail Sorting Office, Hawthorn
Drive; Offices (Barons Court) Swan Street; Wilmslow Hospital, Alderley Road; and the Coach & Four,
Alderley Road could be considered by the Council to be removed from the proposed PSA boundary. We
do not consider that any further changes are required to the proposed town centre boundary. The

changes are shown in plan form at Appendix D.

Local Service Centres

Alderley Edge

Alderley Edge remains a viable attractive centre and appears to be trading well. For its size and role, the

centre is considered to have a good representation of all service sectors.

The latest survey identifies that the number of vacant units in the centre have increased and we

therefore advise that the number of vacant units are carefully monitored going forward.

We have reviewed the proposed local centre boundary set out in the June 2019 Alderley Edge Settlement
Report (PUB 21). We consider that residential units (Chorley Grange) on the northern corner of London

Road and Chapel Road could reasonably fall outside the local centre boundary (see Appendix D).
Audlem

Despite some the minor changes to the centre’s composition, and the increase in vacant units, we
consider that Audlem remains a vital and viable centre. Audlem in particular has a strong comparison

offer compared to other Local Service Centres which has improved since the last study.

Whilst the environmental quality and perception of safety have been maintained, the accessibility to the

centre has weakened slightly as a result of changes and a reduction in bus services.

We have reviewed the proposed local centre boundary set out in the Council’s Settlement Report (June

2019, PUB 23) for Audlem and consider that no further changes are necessary.
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2.4.7

2.4.8

2.4.9

2.4.10

24.11

2.4.12

2.4.13

2.4.14

Bollington

Bollington continues to be a viable centre with a good diversity of uses. Although there has been a slight
contraction in the number of units since the last study, the retail offering, except for comparison goods,
remains above the national average. The key constraint for Bollington is still considered to be the

dispersed nature of the centre and being divided into three clusters.

We do not consider that any further changes are required to the proposed local centre boundary set out
in the Council’s Settlement Report (June 2019, PUB 24) for Bollington.

Chelford

Chelford remains a vital and viable centre. The uses present cater to local needs, while the equestrian

and farm supplies store has a unique draw which would attract a wider than local catchment.

We have reviewed the proposed local centre boundary set out in the Council’s Settlement Report for

Chelford (June 2019, PUB 26) and consider that no further changes are necessary.
Disley

Disley continues to be a viable centre with a good range of uses which serve the needs of its residents.
For its size and role, the centre is well represented from the leisure, retail service and convenience
sectors. It has retained its coherent form and the units are concentrated which provides good
accessibility and also contributes to a good perception of safety. Although the environmental quality
remains good, vacancy rates have increased since 2016 which may indicate a decline in demand from

occupiers.

We do not consider that any further changes are required to the proposed local centre boundary set out
in the Council’s Settlement Report for Disley (June 2019, PUB 29).

Goostrey

Goostrey is a small local service centre with a key role in meeting the needs of the community. The
centre only has one vacant unit and is in reasonable health. No further changes are necessary to
Goostrey’s local centre boundary as defined in the Council’'s Settlement Report (June 2019, PUB 30) for

the centre.
Haslington

Haslington continues to have an adequate level of services that are consistent with that of a local centre.
There has been no change in the number or diversity of uses since the previous survey though the

centre’s environmental quality has seen some improvement.
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2.4.15

2.4.16

2.4.17

2.4.18

2.4.19

2.4.20

2.5

2.5.1

2.5.2

We have reviewed the proposed local centre boundary set out in the Council’s Settlement Report for

Haslington (June 2019, PUB 32) and consider that no changes are necessary.
Holmes Chapel

Holmes Chapel continues to be a healthy and viable centre with a low vacancy rate and a well-maintained
public realm. We do not consider that any changes are required to the proposed local centre boundary

set out in the Council’'s Settlement Report for Holmes Chapel (PUB 33).
Mobberley

Mobberley displays good levels of vitality and viability with no vacant units present. The centre has a
balanced, albeit limited, diversity of uses though it is noted that there are additional services located

outside the designated boundary that contribute to the function of the village.

We have reviewed the proposed local centre boundary for Mobberley set out in the June 2019 Mobberley
Settlement Report (PUB 37). We do not consider that any changes are required to the proposed

boundary as a result of the findings of this health check.
Prestbury

Prestbury continues to be a viable centre and comprises a balanced diversity of uses. The centre is

generally attractive, safe and provides a good level of access.

We have reviewed the proposed local centre boundary for Prestbury set out in the June 2019 Prestbury
Settlement Report (PUB 40) and recommend that a number of amendments are made. We consider that
Prestbury Village Club (Pearl Street) could be included and that residential uses (Denholme and Hollin
Cottage, New Road) included in the north western tip of the local centre could reasonably be excluded

from the centre boundary (see Appendix D).

Other Centres

Bunbury

Bunbury is considered to remain a vital small centre which meets the immediate and daily needs of the

local population.
Shavington

Shavington provides a limited number of shopping facilities and services. It continues to play a role in

providing the day to day needs of the local residents and comprises a number of community facilities.
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Wrenbury

Wrenbury continues to provide a very limited level of local services comprising only 4 retail units which
partly cater to the day-day needs of the local residents. It continues to be a safe, accessible and
attractive centre with high quality public realm.

2.6 Summary

2.6.1 Overall, our updated health check assessments find that the majority of centres in Cheshire East are vital
and viable. Crewe and Macclesfield have benefitted from recent investment, while the Key Service

Centres of Nantwich, Poynton and Sandbach in particular are performing well.

2.6.2 Not all centres are performing as well as others. Potential interventions are recommended within
Congleton to seek to encourage the redevelopment/reuse of Capitol Walk Shopping Centre and ‘The

Mills’, and in Middlewich to undertake public realm improvements.

2.6.3 It is important to note that the full implications of COVID-19 are not yet known. The following 6-12
months are likely to be very challenging for retail and leisure businesses across the borough which in

some cases could have a significant impact on the composition and occupancy rates within the centres.
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3.0 Quantitative Retail Need — Updates to

3.1

3.1.1

3.2

3.2.1

3.2.2

3.2.3

3.2.4

3.3

3.3.1

Data Inputs

Introduction

In this section , we provide an overview of the methodology and the updated key data inputs which

inform our updated retail capacity assessments, contained at Appendix E.
Quantitative Retail Need Methodology

In providing a quantitative update of comparison and convenience retail goods capacity of the Principal

Towns and Key Service centres across the borough, the assessment takes into account the following:

e updated retail expenditure growth figures published by retail data provider Experian

(Micromarketer Generation 3);

e updated retail expenditure growth and Special Forms of Trading (online shopping) projections
published by retail data provider Experian (Retail Planner Briefing Note 17 (February 2020))
(RPBN17);

e updated sales density data published by GlobalData.com; and
e any new or expired retail planning permissions/commitments since the 2018 Study Update.
The assessment updates the base year to reflect the current year (2020) and, to allow direct comparison

with the 2018 CERSU, assesses capacity at years 2025 and 2030. This update also adopts the same price
base as that adopted in the 2018 CERSU with all expenditure identified at 2016 prices.

For the avoidance of doubt, all other elements of the 2018 CERSU methodology and assumptions remain.

At the outset, it is important to note that an assessment in the long term should be viewed with caution,
due to the obvious difficulties inherent in predicting the performance of the economy and shopping habits
over time. Assessments of this nature should therefore be reviewed on a regular basis in order to ensure

that forecasts over the medium and long term are reflective of any changes to relevant available data.
Updates to Data inputs

Per-Capita Expenditure Growth Rates

Comparison and convenience per capita retail spending data for each survey zone has been derived from
retail data provider, Experian (Micromarketer Generation 3). To calculate how much spending per capita

will be available in each output year, expenditure growth rates have been sourced from RPBN17
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(February 2020). The expenditure forecast growth rates adopted in the 2018 CERSU were sourced from
an earlier Retail Planning Briefing Note (RPBN15) which was published in December 2017.

3.3.2 For comparison retailing, the current medium-term (2020-2025) annual expenditure growth rate is 12%
and long term (2025-30) rate is forecasted at 13.1%. This represents a reasonably large fall in
expenditure growth when compared with the 2018 CERSU where medium-term (2020-25) growth rate
was forecasted at 16% and the long term growth (2025-30) forecasted at 16.5%.

3.3.3 Within the convenience sector, the updated medium-term (2020-25) and long-term (2025-30)
expenditure growth rates are forecast to reduce by -0.6% and -0.3% respectively. This is broadly the
same as the previous forecast figures utilised within the 2018 CERSU, where the medium-term annual

per-capita expenditure rate was -0.5%, and the long-term rate was -0.3%.

3.3.4 Figure 3.1 below sets out a comparison between growth rates used within this assessment and the 2018
CERSU.

Figure 3.1: Expenditure Growth Rates 2020 — 2030 (Adjusted for sales via stores

Comparison Convenience
2018 CERSU 2033 di‘;:dy 2018 CERSU 2033 di‘;:dy
2020 2.3 2.0 0.0 0.3
2021 2.7 2.3 0.0 0.2
2022 2.9 2.3 0.1 0.3
2023 3.2 2.4 0.3 -0.2
2024 3.2 2.3 0.1 -0.2
2025 3.1 2.2 0.0 0.1
2026 3.1 2.3 0.1 0.1
2027 3.1 2.4 0.0 0.1
2028 3.0 25 0.0 0.0
2029 3.1 2.6 0.1 0.0
2030 3.2 2.7 0.1 0.1

Notes:
2018 CERSU data from Experian Retail Planner Briefing Note 15 (December 2017)
2020 Study Update data from Experian Retail Planner Briefing Note 17 (February 2020)

Special Forms of Trading

3.3.5 Special forms of trading (SFT) is expenditure that is diverted from traditional physical outlets towards
channels such as online and TV shopping. SFT acts as a claim on the expenditure available to support the

turnover of physical retail outlets.
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3.3.6

3.3.7

3.3.8

3.3.9

3.3.10

The most recent published forecasts for SFT is contained in RPBN17. This 2020 Study Update utilises the
RPBN17 SFT forecasts. As with the approach taken for the 2018 CERSU, we have adopted Experian’s
‘adjusted’ SFT rates for our assessment. These figures make an allowance for store picked transactions

and ‘click & collect’ purchases as opposed to those handled via a retail distribution warehouse.

Since the 2018 CERSU, there has, been an increase in the claim of SFT as a proportion of total
comparison goods spending. In 2018 RPBN15 forecasted that SFT would grow as a proportion of
comparison goods spending throughout the forecasting period, reaching 17.5% in 2025 and 17.7% in
2030. The latest figures within RPBN17 forecast SFT will grow at a faster rate, reaching 22% by 2025
and 24.2% by 2030.

The same pattern is shown for convenience goods with an increase in SFT growth rates forecasted. In
2018, RPBN15 forecasted SFT to increase by 4.5% in 2025 and 5% at 2030. The updated figures within
RPBN17 forecast SFT to increase by 5.8% in 2025 and by 6.4% by 2030.

Figure 3.2 below sets out the difference in the SFT forecasts between 2020-2030.

Figure 3.2: SFT Growth Rates 2020 — 2030 (Adjusted for SFT sales from stores

Comparison Convenience
2018 CERSU 20&3 ds;t‘;dy 2018 CERSU 20&3 ds;t‘;dy

2020 16.4 18.4 3.8 4.5
2021 16.9 19.1 3.9 4.7
2022 17.2 19.8 4.1 5

2023 17.4 206 4.2 5.3
2024 17.5 21.3 4.4 5.5
2025 17.5 22 45 5.8
2026 17.5 22.6 4.6 5.9
2027 17.6 23.1 4.7 6.1
2028 17.6 23.5 4.8 6.2
2029 17.7 23.9 4.9 6.3
2030 17.7 24.2 5.0 6.4

Notes:
2018 CERSU data from Experian Retail Planner Briefing Note 15 (December 2017)
2020 Study Update data from Experian Retail Planner Briefing Note 17 (February 2020)

Sales Density/Floorspace Efficiency Growth

Sales density growth, or floorspace efficiency growth, relates to the ability of retailers to achieve above
inflation annual increases in turnover. This is taken into account to allow for a certain amount of
expenditure growth to be set aside or ‘ring-fenced’ to be spent within existing businesses. Allowances for

sales density growth are linked to expenditure growth rates and with the configuration of floorspace.
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3.3.11

3.3.12

3.3.13

3.3.14

Large-format retail units have greater potential to grow their sales density annually when compared with

smaller, more traditional retail units.

Reflecting the approach taken in the 2018 CERSU, this updated capacity assessment utilises the latest
sales density growth rates published by Experian (RPBN17). In the 2018 CERSU, the medium-term sales
density growth rate (2020-25) for comparison goods was 11.9% with the longer term (2025-30) growth
rate forecasted as 11.5%. For convenience goods, a medium-term growth rate of 0.1% was forecasted,

increasing to 0.5% in the long term.

Updated figures from RPBN 17 forecast a higher comparison goods sales density growth rate. Between
2020 and 2025, the growth rate is forecasted at 17.5%, while in the longer term (2025-30) a rate of

14.8% is forecasted.

For convenience goods, the forecast sales density growth rates are broadly the same in the medium and

longer term with very limited growth anticipated to 2030.

Figure 3.3 Sales Density Growth Rates 2020 — 2030

Comparison Convenience
2018 CERSU 2033 di‘;:dy 2018 CERSU 2033 di‘;:dy
2020 2.3 3.6 0.0 0.3
2021 2.3 3.6 0.0 0.5
2022 2.3 3.2 0.0 0.0
2023 2.3 3.2 0.0 0.0
2024 23 3.2 0.0 0.0
2025 2.2 3.2 0.1 0.0
2026 2.2 3.2 0.1 0.0
2027 2.2 2.7 0.1 0.0
2028 2.2 2.7 0.1 0.0
2029 2.2 2.7 0.1 0.0
2030 2.2 2.7 0.1 0.0

Notes:
2018 CERSU data from Experian Retail Planner Briefing Note 15 (December 2017)
2020 Study Update data from Experian Retail Planner Briefing Note 17 (February 2020)

Planning Permissions/Commitments for New Retail Floorspace

Similar to the 2018 CERSU, the 2020 Capacity Update is based on household survey data carried out as
part of the 2016 CERS. To provide an accurate indication of the expenditure available to support
additional retail floorspace, it is necessary to deduct the anticipated turnover of retail commitments which
have been granted planning permission and/or have been developed since the 2016 CERS household

survey.
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3.3.15

3.3.16

3.3.17

3.3.18

The 2018 CERSU made allowances for committed comparison and convenience floorspace and these
have been updated in consultation with planning officers in Cheshire East Council to establish which
commitments should be carried forward into this update, those commitments which have lapsed and
therefore need removing, and any new retail planning permissions which have been granted since the
2018 CERSU.

An updated list of each planning permission/commitment taken into account as part of this assessment is

presented within Updated Table 26 attached at Appendix E.

Figure 3.4 below sets out a summary of new commitments which have come been granted planning
permission since the 2018 CERSU.

Figure 3.4: New Retail Commitments since 2018 CERSU

Planning Decision Net Sales Area
Application Location Proposed Development Date Floorspace
Reference sq.m
19/3439M Macclesfield Erection of new retail park 07/10/2019 9,016
17/3208M Wilmslow Erection of replacement foodstore 12/06/2018 794
17/4960M | Wilmslow Change of use to comparison §0ods | 030172018 550
17/1891M | Bollington E;f;t”" of new building for A1/A3 01/05/2018 268
Erection of 5x Al units and 2x
16/5678M Handforth A1/A3/A5 units 27/02/2020 4,764
18/5305N Crewe Installation of a mezzanine 30/11/2018 297
18/5040N Crewe 2x Al retail units and 1x A1/A3 23/10/2018 1,275
18/6389 Crewe New foodstore 18/06/2019 1,052
19/2260 Crewe Expansion of mezzanine 04/07/2019 834
Change of use from A4 public house
19/2432N Crewe to Al foodstore 17/07/2019 310
18/3580N Nantwich Demolition of existing and erection of 20/12/2018 376
replacement foodstore
Change of use from commercial to Al
18/4857N Aston retail use 31/01/2019 482
Total Floorspace 20,018

Source:

Updated Table 26 attached at Appendix E

Figure 3.5 below provides a summary of planning permissions/commitments which were taken into
account within the 2018 CERSU which have since expired. These planning permissions/commitments

have been removed from our updated 2020 capacity assessment.
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3.3.19

3.4

3.4.1

3.4.2

Figure 3.5: Expired Commitments since 2018 CERSU

PIanpinq . Decision Net Sales Area
Application Location Proposed Development Date Floorspace
Reference sq.m
14/3619M | Macclesfield l':‘f;"’ offices with ground floor retail | 3/45 7914 242
15/5712M Macclesfield Ground and first floor extensions 29/06/2016 922
14/3477N Crewe Extension to foodstore 15/09/2014 503
14/4109N Crewe Change of use to Al retail 22/10/2014 350
16/4398N Crewe Extension to foodstore 12/10/2016 338
Total Floorspace 2,355

Source:
Updated Table 26 attached at Appendix E

Overall, after taking into account new retail planning permissions and those planning permissions that
have expired it can be seen that there has been an increase in committed retail floorspace of 17,663sq m
net in Cheshire East since the 2018 CERSU.

Summary

Overall, since the 2018 CERSU was undertaken, there has been:

e adecrease in forecasted per-capita expenditure rates;
e anincrease in forecasted SFT/internet spend;

¢ higher forecasted floorspace efficiency/sales density growth (for comparison goods floorspace);

and
e anincrease in retail planning permissions/commitments floorspace.
Combined, these changes are likely to have the effect of reducing the potential future level of assessed

floorspace capacity across Cheshire East. Our updated convenience and comparison floorspace capacity

assessments are provided in the following two sections of this Study Update.
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4.0 Updated Convenience Goods Quantitative

4.1

4.1.1

4.2

4.2.1

4.2.2

Retail Need Assessment

Introduction

This section provides an updated convenience goods floorspace capacity assessment for Cheshire East
before examining the updated capacity assessments for each of the Principal Towns, Key and Local

Centres in the borough.
Borough-wide floorspace capacity

Figure 4.1, below, sets out the overall convenience goods floorspace capacity requirement for Cheshire
East to 2030 before and after commitments/consented floorspace that has been developed since the
original 2016 Study. It compares the updated floorspace capacity need with that identified within the
2018 CERSU.

Figure 4.1: Summary of Overall Convenience Goods Floorspace Need in Cheshire East

2018 CERSU 2020 Update

Min Max Min Max

Before Commitments/Consented Floorspace Developed since 2016 CERS

2020 13,200 20,700 13,900 16,800

2025 14,400 22,600 14,700 17,800

2030 15,300 24,000 16,100 19,400
After Commitments/Consented Floorspace Developed since 2016 CERS

2020 900 1,500 - -

2025 2,200 3,400 - -

2030 3,100 4,800 - -

Note: — denotes no residual floorspace

Source:

Updated Table 49, Appendix E
Table 49, Appendix 2, 2018 CERSU

2016 Prices

Figure 4.1 shows that before commitments/consented retail floorspace developed since the 2016 CERS

are taken into account, when compared to the 2018 CERSU capacity findings, the minimum floorspace
capacity at 2020 has increased by 700sq m to 13,900sq m net, increased by 300sq m to 14,700sq m net

at 2025 and increased further by 800sgqmto 16,100sq m net at 2030.
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4.2.3

4.2.4

4.2.5

4.2.6

4.3

4.3.1

4.3.2

Conversely, in comparison to the 2018 CERSU findings, the maximum assessed capacity at 2020 has
decreased by 3,900sgm to 16,800sq m net by 4,800sq m to 17,800sq m net at 2025, and by 4,600sq m
to 19,400sq m net at 2030.

This trend is attributable in part by changes to floorspace densities for convenience retailers since the last
study update was undertaken. The minimum floorspace capacity calculation uses the average sales
densities of the 'Big 4’ convenience operators (Tesco, Asda, Sainsbury’s and Morrisons) which has
decreased from £12,505 to £11,844/sq m since 2018, while the maximum capacity is calculated using the
average sales densities of the discounter operators (Lidl and Aldi) which has increased from £7,984/sqm
to £9,832/sgm.

Once commitments/consented retail floorspace which has been developed since the 2016 CERS is taken
into account, Figure 4.1 shows that the updated floorspace capacity across the borough is absorbed
within the period to 2030. The capacity has largely been absorbed by several subsequently consented
developments, notably new Lidl and Aldi stores off Lockitt Street and University Way in Crewe, and a new
Aldi store off Black Lane in Macclesfield. Accordingly, the assessment indicates that there is no
cumulative capacity requirement for additional convenience goods floorspace across Cheshire East in the
period to 2030.

Given the size of Cheshire East and the number of towns/settlements within the Borough in this instance
it is more appropriate to assess convenience needs at a town level. Whilst there may be no capacity at a
borough wide level there may be as a result of an overprovision of foodstores in one or two towns. Itis
not sufficiently fine grained to assess whether there is an under provision (or overprovision) in specific
parts/towns of the Borough. Accordingly, we assess convenience goods floorspace needs on a town by

town basis below.
Principal Towns

Below, we assess the capacity and need for additional convenience floorspace in Crewe and Macclesfield,
the Principal Towns in Cheshire East, before and after commitments/consented retail floorspace which

has been developed since the 2016 CERS is taken into account.

Figure 4.2 shows that before commitments/consented floorspace developed since the 2016 CERS, the
assessed floorspace capacity in Crewe is lower at each year than the figures from the 2018 CERSU, with
capacity of between 1,800-2,200sq m calculated at 2030. This is primarily due to the updated assessment
assessing existing convenience goods provision in Crewe not to be overtrading to such a degree as that
identified in the 2018 Study Update.
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4.3.3

4.3.4

4.3.5

The 2018 CERSU identified between 400-600sq m of floorspace capacity in Crewe at 2030 after

commitments/consented floorspace developed since the original 2016 CERS. This updated assessment

shows there is now no capacity for additional convenience goods floorspace in Crewe. This is primarily
as a result of the approval of the Lidl and B&M store at Mill Street/Lockitt Street (18/5040N) in October
2018, and the Aldi store at Crewe Road Roundabout, University Way (18/6389) in June 2019.

Figure 4.2: Summary of Centre Convenience Goods Floorspace Need of Principal Towns

Before and After Commitments (sq

2018 CERSU

Min

2020 Update

Min

Before Commitments/Consented Floorspace Developed since 2016 CERS

Max

2020 2,000 3,100 1,400 1,600

2025 2,200 3,500 1,500 1,800

2030 2,400 3,800 1,800 2,200
After Commitments/Consented Floorspace Developed since 2016 CERS

2020 - - - -

2025 200 300 - -

2030 400 600 - -

Before Commitments/Consented Floorspace Developed since 2016 CERS

2020 5,900 9,300 6,300 7,600
2025 6,200 9,700 6,500 7,800
2030 6,400 10,000 6,800 8,200
After Commitments/Consented Floorspace Developed since 2016 Study
2020 2,500 4,000 1,800 2,200
2025 2,800 4,400 2,000 2,400
2030 3,000 4,700 2,300 2,700
Note: — denotes no residual floorspace

Source:

Updated Tables 27, 29, Appendix E

Tables 27, 29, Appendix 2, 2018 CERSU

2016 Prices

In Macclesfield, when compared to the 2018 CERSU, it is assessed that minimum convenience floorspace
capacity figures have marginally increased (between 400-800sq m net) in the period to 2030. However,
due to the discounters’ sales densities improving since 2018 the maximum floorspace capacity figures

have decreased. By 2030 there is now assessed to be between 6,800-8,200sq m net floorspace capacity.

Once commitments/consented floorspace that has been developed since the original 2016 CERS are
taken into account, namely the new Aldi store at Black Lane (ref. 19/3439M) and new foodstore off
Congleton Road (17/1874M), the identified capacity is reduced to between 1,800-2,200sq m at 2020,
2,000-2,400sq m at 2025 and 2,300-2,700sq m at 2030.
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4.4

4.4.1

Key Service Centres

Figure 4.3 sets out the updated convenience floorspace for the 9 Key service Centres in the borough

before commitments, compared with assessed floorspace capacity set out in the 2018 CERSU.

Figure 4.3: Summary of Key Service Centre Convenience Goods Floorspace Need Before

Commitments/Consented Floorspace Developed Since the Original 2016 CERS (sq m net)

2018 CERSU 2020 Update

Min Max Min Max
2020 200 300 200 200
2025 200 300 200 200
2030
2020 1,000 1,500 1,100 1,300
2025 1,100 1,700 1,200 1,400
2030 1I200 1I800 1I300 1I600
2020 - - - -
2025 - - - -
2030 - - - -
2020 3,400 5,400 3,600 4,300
2025 3,600 5,600 3,700 4,400
2030 3I600 5I700 3I800 4I600
2020 1,900 3,000 1,900 2,300
2025 2,000 3,200 1,900 2,300
2030 2I100 3I200 2I000 2I400
2020 1,800 2,800 1,900 2,200
2025 2,000 3,100 2,000 2,400
2030 2I100 3I300 2I100 2I600
2020 - - - -
2025 - - - -
2030 - - - -
2020 500 800 700 800
2025 600 900 700 900
2030 600 1I000 800 1I000
2020 - - - -
2025 - - - -
2030 - - - -

Note: denotes no residual floorspace

Source:

Updated Tables 31, 33, 35, 37, 39, 41, 43, 45, 47, Appendix E
Tables 31, 33, 35, 37, 39, 41, 43, 45, 47, Appendix 2, 2018 CERSU
2016 Prices
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4.4.2

4.4.3

4.4.4

4.4.5

4.4.6

4.4.7

4.4.8

4.4.9

4.4.10

4.4.11

It is shown that in general across the Key Service Centres, the minimum assessed floorspace capacity
remains at the same level or slightly higher than shown in the 2018 CERSU, while the maximum

floorspace capacity is generally reduced.

Primarily due to existing convenience goods facilities overtrading, the highest level of convenience goods
capacity is still identified in Knutsford (between 3,800-4,600sq m net by 2030). There is assessed to be
broadly between 2,000-2,500sq m net capacity in both Nantwich and Middlewich and, to a lesser degree,
capacity in Congleton (between 1,300-1,600sq m net). There is also assessed to be capacity for a small

convenience store (between 800-1,000sq m net) in Sandbach.

In the period to 2030 there remains no convenience capacity in Handforth, Poynton and Wilmslow and

very limited capacity in Alsager.

Figure 4.4 sets out the convenience floorspace capacity requirements, once commitments/consented

floorspace that has been developed since the original 2016 CERS have been taken into account.

In Knutsford, the extension to the Aldi store at Brook Street (ref. 16/3689M) absorbs some of the
previously identified capacity, but there remains a reasonable level of floorspace capacity in the town
(between 3,600-4,300sq m net by 2030).

In terms of capacity in Nantwich, once the proposed expansion of Aldi at Station Road (ref. 18/3580N)
and new local centre at the Kingsley Fields development (ref. 13/2471N) are taken into account, capacity
is reduced to between 1,700-2,100sg m net by 2030. A lower level to that previously identified in our
2018 Study Update.

At Alsager, the limited available capacity identified prior to commitments/retail floorspace developed since
the 2016 CERS is absorbed by the foodstore planning permission on the former Twyford Bathrooms Ltd

site.

In Sandbach, after taking into account commitments/convenience goods floorspace developed since the
2016 CERS, only very limited levels of capacity are identified for the town (100-200sq m net by 2030).

For the centres of Congleton and Middlewich, there are no commitments/convenience goods floorspace
which has been developed in these towns since the original 2016. Therefore the capacity remains as that

identified earlier: between 1,300-1,600sq m net in Congleton and 2,00-2,400sq m net in Middlewich.

There continues to be no convenience goods capacity identified for the centres of Handforth, Poynton

and Wilmslow.
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Figure 4.4: Summary of Key Service Centre Convenience Goods Floorspace Need After

Commitments/Consented Floorspace Develo

2018 Study Update

ed Since the 