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Stockport Retail Study Update 

1	 INSTRUCTIONS, CONTEXTUAL BACKGROUND AND 
OUTLINE OF REPORT 

Instructions 
1.1	 In January 2014, Stockport Metropolitan Borough Council instructed hollissvincent to 

undertake this Stockport Retail Study Update (the SRS Update). The main purpose of the 
study is to enhance the evidence base for the Council’s Local Development Framework, 
and, in particular, to inform the next stage of the Allocations Development Plan 
Document. Our instructions follow the publication of the Stockport Shopping and Leisure 
Study, prepared for the Council by Drivers Jonas in September 2009. We have been 
instructed, specifically, to undertake: 

•	 an updated assessment of the quantitative and qualitative need for further retail 
development across the overall Stockport catchment area shown in Figure 1.1, in the 
period up to 2034, both in the comparison goods (non-food) and in the convenience 
goods (food) retail sectors; 

•	 an updated assessment of national trends in retailing and the implications for the 
hierarchy of town and district centres in Stockport; 

•	 a desk-top assessment of the current health of Stockport Town Centre, drawing, in 
the main, on research already undertaken for the Greater Manchester Combined 
Authority (GMCA) and for the Association of Greater Manchester Authorities; and 

•	 an assessment of the current health and vitality of the Borough’s eight District 
Centres, taking into account the findings of a survey of pedestrians in each of the 
District Centres, undertaken by NEMS Market Research in April 2014, with a minimum 
of 150 respondents in each centre. 

1.2	 It is important to note, however, that we have not been instructed to undertake an 
update of the leisure aspects of the Stockport Shopping and Leisure Study. Nor have we 
been commissioned to assess the health of the 25 Local Centres identified under Core 
Policy CS6 of the Council’s Core Strategy DPD. 
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Figure 1.1 The Overall Survey Area Used by NEMS Market Research in February 2014 
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New Survey Evidence 
1.3	 In undertaking this Stockport Retail Study Update, we have utilised the findings of a 

telephone survey of approximately 2,000 households undertaken by NEMS Market 
Research in February 2014, the main aim of which was to establish existing patterns of 
shopping in the convenience and comparison goods sectors. The survey area (Figure 1.1) 
covers the whole of the administrative area of Stockport Metropolitan Borough Council 
and beyond and has been divided into nineteen zones, based on postcode sectors, as set 
out in Spreadsheet 1 in Volume 2 of our report. 

1.4	 The survey area is similar to that of the aforementioned Stockport Shopping & Leisure 
Study, the main difference being the addition of Zone 19 (the Hyde area in Tameside). We 
have also sub-divided Drivers Jonas’ Zone 6 to form our Zones 6 (Bredbury/Romiley) and 
18 (Marple). 

1.5	 NEMS Market Research has also undertaken a survey in April 2014 of 1,282 pedestrians in 
the eight District Centres identified in Policy CS6 of the Core Strategy. The main purpose 
of this pedestrian survey was to establish the perceptions of visitors in relation to: the 
quality of the retail/leisure/service offer of each of the centres; their environmental 
quality and visitor perceptions of personal safety; and in relation to a range of factors 
relating to their accessibility by a variety of means of transport. 

Updated Data Inputs 
1.6	 In undertaking our updated assessment of the quantitative need for new retail 

development, we have utilised the latest information in relation to a range of data inputs, 
as follows: 

Population Change – We have utilised Experian’s zonal population projections for the 
period 2012 to 2032 and extrapolated these forward for a further two years to 2034. 

Comparison Goods per Capita Expenditure – We have utilised per comparison goods per 
capita expenditure data for each of the survey Zones, derived from Experian’s October 
2013 database, and projected these forward using the growth rates set out in the final 
column of Appendix 4a of Experian’s Retail Planner Briefing Note 11. 
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Convenience Goods per Capita Expenditure – Similarly, we have used Experian’s 
database to derive zonal data for convenience goods expenditure and projected these 
forward using the annual growth rates set out in the penultimate column of Appendix 4a 
of Experian’s Retail Planner Briefing Note 11. 

Special Forms of Trading – We have used Experian’s most recent projections for change 
in Special Forms of Trading (SFT), as set out in the final two columns of the table set out 
on page 19 of Appendix 3 of its Retail Planner and Briefing Note 11. These columns make 
an adjustment for sales where the products are supplied from the shelves of existing 
stores. 

Commitments – We have taken account of the retail commitments which exist within the 
survey area shown in Figure 1.1, but only those which have a sales area in excess of 500 
sq.m and which are expected to derive at least 20 per cent of their turnover from 
residents of the survey area. 

Price Base 
1.7	 All monetary figures in this report are expressed in the constant year 2012 prices, unless 

otherwise specified. In contrast, the monetary figures in Drivers Jonas’ Stockport 
Shopping and Leisure Study were in 2007 prices, so that care needs to be taken in 
comparing the two reports. 

The Earlier Stockport Shopping and Leisure Study 
1.8	 Parts of the earlier Stockport Shopping and Leisure study, undertaken by Drivers Jonas, 

remain of relevance as part of the Council’s evidence base, but much has been 
superseded. Our recommendations as to which of the sections of the Drivers Jonas 
Report should be regarded as superseded are set out below: 

�	 Section 1 – Introduction (superseded); 

�	 Section 2 – Planning Guidance and Policy (superseded); 

�	 Section 3 – Background Studies, Commitments and Proposals (too dated and largely 
superseded); 

HV075 | August 2014
FINAL REPORT 

4 



  

 
     

   
 

       

         

          

        

                

            
            

 

          

             
              

            
          

             
           
    

             

  
         

               
             
      

            
             

        

Stockport Retail Study Update 

�	 Section 4 – Trends in Retailing (superseded); 

�	 Section 5 – Study Area Demographics Profile (superseded); 

�	 Section 6 – Existing Patterns of Retail Spending (superseded); 

�	 Section 7 – Assessment of Shopping Need (superseded); 

�	 Section 8 – Leisure Trends and Needs (still relevant – outside the remit of this study); 

�	 Section 9 – Stockport Town Centre Health Check (still relevant in part, particularly the 
sections which relate to work ‘in the field’ as the current health check is desktop 
based); 

�	 Section 10 – Stockport Town Centre Recommended Strategy (still relevant in part); 

�	 Section 11 – District & Local Centres Health Checks (still relevant in part, particularly 
the sections which relate to work ‘in the field’ as our assessment of the current health 
of the district centres is desktop based, other than in relation to the survey of 
pedestrians undertaken by NEMS in April 2014, which supersedes the Allegra survey, 
but not the footfall counts reported in Section 6 of the Drivers Jonas study. Moreover, 
Drivers Jonas’ health check assessments for the local centres have not been updated 
and are still relevant); and 

�	 Section 12 – District & Local Centres Recommended Strategy (still relevant in part). 

Outline of Report 
1.9 The remainder of our report is structured as follows: 

�	 Section 2 sets out a résumé of national policy for Town Centres in the plan making 
context, as set out in the National Planning Policy Framework (the NPPF) and in the 
National Planning Policy Guidance (the NPPG); 

�	 Section 3 provides an assessment of recent national trends in retailing and the 
implications for planning for retail development in the hierarchy of centres set out in 
Policy CS6 of the Council’s Core Strategy DPD; 
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�	 Section 4 provides an up-to- date assessment of the health of Stockport Town Centre, 
drawing on research undertaken in 2013 for the Greater Manchester Combined 
Authority and for the Association of Greater Manchester Councils; 

�	 Section 5 provides an up-to-date assessment of the health of the Borough’s eight 
District Centres, drawing, in the main, on information provided by the Council and on 
the findings of the pedestrian survey in each of the District Centres, undertaken by 
NEMS Market Research in April 2014; 

�	 Section 6 sets out current patterns of shopping in the comparison and convenience 
goods sectors, utilising the results of the telephone survey of 2,000 households 
undertaken by NEMS Market Research in February 2014; 

�	 Section 7 provides our assessment of the quantitative and qualitative need for further 
retail development in the period up to 2034; and 

�	 Section 8 sets out our overall conclusions and our recommendations in relation to the 
strategy for meeting the retail needs which have been identified. 

1.10	 Our main report is accompanied by a separately bound Volume 2, entitled Survey 
Questionnaires, Figures and Spreadsheets. The Figures incorporated in our main report 
are also reproduced in Volume 2. 
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2	 NATIONAL POLICY CONTEXT 

The National Planning Policy Framework (the NPPF) 
2.1	 The study has been undertaken in the context of the requirements of paragraph 23 of the 

National Planning Policy Framework (the NPPF). Paragraph 23 states, amongst other 
things, that in drawing up their Local Plans, local planning authorities should: 

�	 ‘recognise town centres as the heart of their communities and pursue policies to 
support their vitality and viability’; 

�	 ‘define a network and hierarchy of centres that is resilient to anticipated future 
economic changes’; 

�	 ‘promote competitive town centres that provide customer choice and a diverse retail 
offer…’; 

�	 ‘allocate a range of suitable sites to meet the scale and type of retail, leisure, 
commercial, office, tourism, cultural, community and residential development needed 
in town centres…’ so that the ‘…needs for retail, leisure, office and other main town 
centre uses are met in full and not compromised by limited site availability’; 

�	 ‘allocate appropriate edge of centre sites for main town centres uses that are well 
connected to the town centre where suitable and viable town centre sites are not 
available’; 

�	 ‘set policies for the consideration of proposals for main town centre uses which cannot 
be accommodated in or adjacent to town centres’; and 

�	 plan positively for town centres that are in decline. 

2.2	 The Council’s Core Strategy DPD, which was adopted in March 2011, has already fulfilled 
many of the requirements of Paragraph 23 of the NPPF, in that it has: 

a)		 set out an overall vision and strategy for the Borough which seeks to ensure that the 
Town Centre and the various District and Local Centres offer a variety of goods and 
services needed by their catchment communities, whilst reflecting unique local 
opportunities which attract visitors and business; 
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b)		 set out a commitment, as part of Objective 4, to develop the role of Stockport Town 
Centre as a thriving and accessible sub-regional centre for the provision of retail, 
office, leisure, tourism, community, culture, education, health and other services, 
whilst also seeking to support the vitality and viability of the wider hierarchy of 
District and Local Centres; 

c)		 set out the overall network and hierarchy of centres, in Core Policy CS6, which 
comprises Stockport Town Centre as the sub-regional centre at the top of the 
hierarchy, followed by eight District Centres, nine ‘Large Local’ Centres and sixteen 
‘Other Local’ Centres; and 

d)		 set out a development management policy for main town centre uses, incorporating 
the sequential and impact tests set out in the former PPS4, including the introduction 
of a local impact threshold of 200 sq.m net, under Policy AS-3. 

2.3	 Thus, the main focus of this Update study is to provide up-to-date evidence on the health 
of Stockport Town Centre and the eight District Centres, and advice on the scale and type 
of retail development that the Council needs to plan for, together with some 
recommendations on the locational strategy for meeting needs. 

The National Planning Practice Guidance (the NPPG) 
2.4	 The National Planning Policy Guidance (the NPPG) requires Local Authorities to plan 

positively, so as to support town centres and promote beneficial competition within and 
between centres. The NPPG states that: ‘Local planning authorities should assess and 
plan to meet the needs of main town centre uses in full…adopting a “town centre first” 
approach and taking account of specific town centre policy.’ The positive approach is to 
include improvements to the quality and quantity of car parking in town centres and 
adoption of appropriate parking charges. 

2.5	 The NPPG then stresses the importance of having a strategic vision for town centres, 
articulated through the Local Plan, which will assist in supporting sustainable economic 
growth and provide a wide range of social and environmental benefits. The town centre 
strategy should answer the following questions: 
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�	 What is the appropriate and realistic role, function and hierarchy of town centres in 
the area over the plan period, which will require an audit of their vitality and viability 
and potential to accommodate different types of development? 

�	 What is the vision for the future of each town centre, and what would be the most 
appropriate mix of uses to enhance the town centre’s overall vitality and viability? 

�	 Can the town centre accommodate the scale of assessed need for main town centre 
uses, which will involve an assessment of the scope for expansion, new development, 
redevelopment of existing under-utilised space and evaluation of different policy 
options (for example in relation to the market share of a particular centre)? 

�	 In what timeframe should new retail floorspace be provided? 

�	 What complementary strategies are necessary to enhance the town centre and how 
can these be delivered? 

�	 How can parking provision be enhanced, including the need to make parking charges 
and enforcement proportionate? 

2.6	 Strategies should also identify changes in the hierarchy of centres and seek to manage 
decline positively where a town centre is in decline. 

2.7	 The NPPG then goes on to consider the need to address market signals and keep retail 
land allocations under regular review. A range of health check indicators are set out, 
which are similar to those contained in the former PPS4, including: diversity of uses; 
proportion of vacant street level property; commercial yields; customer views; retailer 
representation and intentions to change; commercial rents; pedestrian flows; 
accessibility; perception of safety and occurrence of crime; and environmental quality. 

2.8	 The NPPG states that: ‘Not all successful town centre regeneration projects have been 
retail led or involve significant new development. Improvements to public realm, transport 
(including parking) and accessibility as well as other measures promoted through 
partnership can also play important roles.’ The strategy should identify relevant sites, 
actions and timescales and be articulated in the Local Plan, so as to enable it to be 
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considered by residents and investors; and it should be regularly reviewed to assess the 
change in the role and function of different parts of the town centre over time. 

2.9	 In the event that required development cannot be accommodated in the town centre to 
meet the forecast needs – because of physical or other constraints – authorities are 
required to plan positively to identify the most appropriate alternative strategy for 
meeting the need, having regard to the sequential and impact tests. In the plan making 
process, the sequential approach requires a thorough assessment of the suitability, 
viability and availability of locations for main town centre uses ‘…with particular regard to 
the nature of the need that is to be addressed’. This requires an assessment of the type of 
land needed and the demand for land for main town centre uses, through reference to 
recent take-up. 

2.10	 A key requirement which runs through the NPPF and in the NPPG is the need, as 
expressed in Paragraph 73 of the NPPF, for ‘careful attention to viability and costs in plan-
making and decision-taking. Plans should be deliverable’. Thus, Paragraph 173 goes on to 
state that the sites and scale of development identified in the plan ‘…should not be 
subject to such a scale of obligations and policy burdens that their ability to be developed 
viably is threatened’. 
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3	 RECENT AND FUTURE CHANGES IN RETAILING 

Introduction 
3.1	 The global recession, which started in 2008 and continued in the UK until the third 

quarter of 2012, together with a substantial growth in e-commerce and the evolution of 
multi-channel retailing, have had a very significant effect on town centres within the last 
five to six years. There has been a marked reduction in disposable income generally as a 
result of high levels of unemployment, low growth in incomes, and high housing costs. 
The drop in disposable income has had a marked impact on the rate of growth of retail 
expenditure per capita, particularly in the comparison goods sector. As a consequence, 
many well-known retail businesses have closed down, town centre vacancy rates have 
increased, and there has been a rise in the representation of charity shops, discount 
retailers, betting shops and payday loan businesses. 

3.2	 In short, the Taskforce report Beyond Retail, published in November 2013, reaches a 
conclusion that many town centres have too much retail floorspace, and that their 
functions need to be rebalanced, so as to provide for a wider range of alternative uses. 
This report follows the Secretary of State’s Statement in the foreword to DCLG’s July 2012 
publication, entitled ‘Re-imagining Urban Spaces to Help Revitalise our High Streets’, in 
which he stated that: 

‘There is no point in simply chasing the traditional model of the high street – a place 
where people come together to shop. Retail is an important element of a thriving town 
centre, but it is not sufficient. Instead you need to re-imagine your high street and 
town centre, and drive towards a new future where people come together for many 
different reasons’. 

3.3	 Thus, we first report recent and projected changes in retail expenditure per capita, 
followed by a summary of recent and anticipated future trends in e-commerce and multi-
channel retailing. We then turn to the implications of these trends for the comparison 
and convenience goods retail sectors. Next, we summarise the recommendations for 
town centres arising from the key reports prepared by Mary Portas, the Taskforce report 
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Beyond Retail, and the Grimsey Review, and then we conclude with the potential 
implications for the hierarchy of centres in Stockport. 

Retail Expenditure Growth per Capita 
3.4	 There are two authoritative sources on retail expenditure growth, these being Pitney 

Bowes/Oxford Economics and Experian. Pitney Bowes’ Retail Expenditure Guide for 
2013/14 shows that comparison goods expenditure growth in the 48-year period 1964 to 
2012 averaged 4.4 per cent, per capita, per annum, and that convenience expenditure 
growth over the same 48-year period was 0.3 per cent, per capita, per annum (Table 3.4 
of Pitney Bowes). Similarly, Experian’s ultra long-term trends, which cover the period 
1972 to 2012, reveal growth rates over this 40-year period of 4.2 per cent, per capita, per 
annum in the comparison goods sector and 0.4 per cent, per capita, per annum in the 
convenience goods sector (Experian’s Retail Planner Briefing Note 11, October 2013). 

3.5	 However, in sharp contrast to these ultra long-term trends, Table 3.3 of Pitney Bowes’ 
Expenditure Guide reveals eight consecutive years of negative per capita expenditure 
change in the convenience sector, from 2006 to 2013, and a growth rate in the 
comparison goods sector from 2008 to 2012 of just 1.0 per cent, per capita, per annum. 
Similarly Figures 1a and 1b of Experian’s Retail Planner Briefing Note 11 show nine 
consecutive years of negative growth in per capita expenditure in the convenience goods 
sector, with particularly sharp falls in 2008, 2009 and 2011. The growth in comparison 
goods expenditure from 2008 to 2012, according to Experian, was just 0.6 per cent, per 
capita, per annum. 

3.6	 These short-term recession trends have had a substantial impact on forecasts of future 
retail expenditure growth. Thus, Pitney Bowes’ forecasts for the period 2014 to 2023 
envisage growth rates of 3.8 per cent, per capita, per annum and 1.0 per cent, per capita, 
per annum in the comparison and the convenience sectors, respectively. Similarly, 
Experian’s forecasts for the period 2014 to 2025 suggest growth rates of 2.9 per cent, per 
capita, per annum and 0.8 per cent, per capita, per annum in the comparison and the 
convenience goods sectors, respectively. Thus, both forecasters envisage lower rates of 
growth in the comparison goods sector over the next ten years or so, than have occurred 
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over the past fifty years. Conversely, both forecasters envisage a higher rate of growth in 
the convenience sector than the long-term past trends suggest, but at no more than 1.0 
per cent, per capita, per annum. 

3.7	 Thus, not only can we expect lower rates of growth in comparison goods retail spending 
in the future, we can also anticipate that a higher share of comparison goods expenditure 
will be absorbed by e-commerce and various forms of multi-channel retailing. 

E-Commerce and Multi-Channel Retailing 
3.8	 ONS data reveal that online shopping (also known as e-tailing or e-commerce) has seen 

rapid growth in the past decade (Figure 3.1) and is projected to continue to grow, at least 
until 2027, according to Experian. Indeed, the ONS data suggest that online sales 
represented just 2.7 per cent of all retailing in 2007. Since then, ONS data suggest that 
online sales have grown quickly to reach 10.9 per cent of all retailing in December 2012, 
before falling slightly to 10.5 per cent of all retailing at October 2013. Thus, whilst online 
sales vary during the course of the year, peaking during the run-up to Christmas and in 
holiday periods, the general trend is upwards. 
Figure 3.1: Online Sales as a Proportion of All Retailing 
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Source: ‘Retail Sales’, Office for National Statistics, October 2013
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3.9	 Indeed, Experian projects that non-store retail sales (or Special Forms of Trading, SFT) will 
reach 18.6 per cent of all retail sales by 2020, and reach 20.5 per cent by 2030 (Retail 
Planner Briefing Note 11, page 19). However, these rates drop to 11.9 per cent in 2020, 
and to 13.1 per cent in 2030, when products that are taken from store shelves are 
excluded. The current growth of online retailing is due, in part, to the rise in ownership of 
smart phones and tablets. 

3.10	 Digital Strategy Consulting’s report of June 20131 shows that Amazon UK, Apple, Argos, 
Amazon.com and Next are the current leaders in online retailing in the UK, followed by 
Tesco, ASOS, Your M&S, John Lewis and Debenhams. LoveFilm, Cineworld Cinemas and 
Netflix have all risen in rankings, which is likely to be due, in part, to the collapse of 
Blockbuster. Mobile phone retailers such as Carphone Warehouse and Orange have also 
risen in rankings, due to the increase in purchases of smart phones and tablets. Of the 
clothing/fashion retailers, Zara, Boohoo, Boden, ASOS ,Very and Next have all risen in the 
rankings. 

3.11	 Thus, the way people shop is changing. A report by the Javelin Group2 has identified 
various forms of multi-channel retailing, which it defines as ‘sales in which at least two 
channels, including the store, have played a part in the customer journey’. Thus, the 
report divides the retail market into five segments, as follows: 

�	 Store Only – in which the online channel plays no significant part; 

�	 Research Online and Purchase Offline/In-store – in which research takes place 
online, but the product is purchased in-store; 

�	 ‘Click and Collect’ – in which the customer buys or orders goods online from a store’s 
website, but collects them from a local branch; 

�	 Store to Direct – in which the online purchase is made at the store (e.g. from a kiosk) 
and then delivered to the purchaser’s home; and 

1 Digital Strategy Consulting: Top 100 Online Retailers in the UK 2013, June 2013.
 
2 Javelin Group: How Many Stores Will We Really Need?, October 2011.
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�	 Home Delivery – in which the customer buys or orders goods online from a store’s 
website, but where the goods are delivered to the purchaser’s home and where the 
store plays no significant part. 

Consequences for Retailing Arising from the Recession and E-Commerce 
3.12	 The reduction in levels of disposable income and rising levels of e-commerce have led to a 

rise in vacancies in town centres, and a gain in the number of premises occupied by 
charity shops, betting shops, payday loan shops and pound shops. Indeed, a number of 
major well-known retailers have failed during the recession, including Blockbuster, 
Clinton Cards, Comet, Focus DIY, Habitat, Jane Norman, Jessops, JJB Sports, HMV, TJ 
Hughes and Woolworths. Thus, the average UK vacancy rate, according to GOAD, has 
risen from 10.6 per cent of units in 2009, to 12.6 per cent in 2014. Moreover, the growth 
of e-commerce and the high cost of business rates and shop rents, compared to the lower 
cost of setting up online businesses, has meant that the proportion of retail spending 
taking place on the High Street has fallen from 49.4 per cent in the year 2000 to 42.2 per 
cent in 2011, and with a projected further fall to 39.8 per cent.3 

3.13	 Nevertheless, discount retailers in the comparison and convenience goods sectors have 
been performing well. In the comparison goods sector, retailers such as Primark, TK 
Maxx, Poundland (who took over 80 Woolworths stores), Wilkinsons and Home Bargains 
continue to seek further floorspace, and in the convenience sector, Aldi and Lidl have 
both secured a substantial increase in their market share at the expense of the leading 
superstore operators. 

The Comparison Goods Sector 
3.14	 The aforementioned Javelin report, entitled ‘How Many Stores Will We Really Need?’ 

looks at the four largest non-food sectors, which are: electrical; clothing and footwear; 
furniture and floor-coverings; and health and beauty. The report projects that sales 
through stores, including those researched online but transacted in-store, in these four 

3 The Department for Business, Innovation & Skills (BIS), Understanding High Street Performance, December 2011. 
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sectors will decline from 86 per cent in 2010 to just 66 per cent by 2020. Indeed, Javelin 
predicts that the internet will play a role in 75 per cent of transactions in these sectors by 
2020, albeit that ‘Click and Collect’ will form two thirds of these internet transactions. 

3.15	 As a consequence, Javelin suggests that retailers in these non-food categories will face 
falling gross margins as customers seek out the best prices online, causing a reduction in 
store space requirements as retailers migrate to more effective formats and channels. 
Indeed, Javelin predicts that chain store space in these four non-food sectors will have 
fallen by 20 per cent by 2020. 

3.16	 Thus, in the electrical goods sector, Javelin anticipates further consolidation, with 
reduced floorspace requirements in town centre stores, but with much larger e-
commerce operations and fewer, but larger, out-of-centre stores. 

3.17	 In the clothing and footwear sector, online orders for home delivery are expected to 
double to 21 per cent by 2020. This projection, and the further competition anticipated 
from supermarkets, leads Javelin to predict that the proportion of the overall clothing and 
footwear market taken by in-store specialist chains will fall from 73 per cent in 2010 to 51 
per cent by 2020, causing store closures, particularly in secondary town centre shopping 
venues. Indeed, Javelin expects there to be 31 per cent fewer clothing and footwear 
stores in town centres by 2020 as a result of the growth of e-commerce, competition 
from large supermarkets and a migration to out-of-centre locations where there are 
generally larger footprints. 

3.18	 In the furniture and floor-coverings sector, Javelin also anticipates a decline in the 
proportion of in-town selling space (already at the low base in this sector), as furniture 
retailers respond to the growing demand through the ‘Click and Collect’ mechanism, 
which they perceive is best serviced by larger, out-of-centre stores with ample car 
parking. 

3.19	 In the health and beauty sector, Javelin expects the internet to play an increasingly 
important role in the higher margin beauty segment, but to have less impact on the lower 
margin hygiene or grocery end of the market, where there will be continued growth in 
supermarket sales at the expense of independents and specialist chains such as Boots and 
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Superdrug. As a consequence, Javelin expects an 18 per cent reduction in the number of 
health and beauty stores in town centres by 2020. 

3.20	 Thus, although the growth in e-commerce will vary depending on the type of goods being 
sold, a common theme for comparison goods retailers seems to be that they will require 
a fewer number of stores and less town centre floorspace in aggregate. Nevertheless, we 
can expect further polarisation in the comparison goods sector, whereby the larger 
retailers seek fewer outlets overall, with more of a focus on larger stores in larger town 
centres and in out-of-centre retail parks in response to the growth in ‘Click and Collect’ 
and the associated demands for car parking. 

The Convenience Goods Sector 
3.21	 The recession has also caused shoppers to increasingly seek value for money in the 

convenience goods sector, with the deep discounters such as Aldi and Lidl securing a 
growth in their market share at the expense of the ‘big-four’ operators (i.e. Tesco, ASDA, 
Sainsbury’s and Morrisons). Indeed, Aldi’s market share has grown by 35 per cent in the 
last year and, as at April 2014, Aldi accounted for 4.6 per cent of the UK convenience 
goods market. Likewise, Lidl now has a 3.4 per cent share of the market. 

3.22	 However, the success of the deep discounters is not solely due to the change in shopper 
attitudes brought about by the need to secure value; rather, the discounters have 
broadened their fresh product ranges, are sourcing more British produce and are 
promoting more high quality products, such as premium steak, ham and lobster. Thus, 
whilst retailers such as Tesco have substantially cut back on their development 
programme, Aldi and Lidl are keen to secure further floorspace in their search for even 
more market share. It is also noteworthy that Waitrose is also seeking to promote new 
stores to reflect its success in operating at the premium end of the market. Indeed, 
Waitrose opened a new regional distribution centre in Leyland in July 2013 to assist its 
expansion plans in the north of England and Scotland. 

3.23	 Perhaps the biggest change in recent years, though, is the proliferation of smaller format, 
local convenience stores operated by the leading operators. Indeed, Tesco now has 1,672 
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Tesco Express format stores across the UK, there are 594 Sainsbury’s Local stores and 
Morrisons had 85 M Local stores by the end of 2013. Nevertheless, unaffiliated 
independents and symbol groups such as Spar or Londis continue to account for two 
thirds of the nation’s foodstores. 

3.24	 The Institute of Grocery Distribution (IGD) predicts further growth in the convenience 
market over the next five years4 and Experian’s forecasts suggest that the convenience 
sector will be less affected by the growth in e-commerce because much of the produce 
sourced online actually comes off the shelves of existing supermarkets, whether through 
‘Click and Collect’ or home delivery. Nevertheless, IGD suggests5 that, although smaller 
food businesses are currently doing well, the majority of food and drink will continue to 
be sold in large format stores by the leading operators. This leads IGD to conclude that 
whilst all food operators will have their own distinctive approaches going forward, there 
are four key elements to the strategy that most food retailers should adopt if they are to 
increase market share in the future, these being: 

�	 Innovation in Food – as well as low prices, shoppers are still looking for quality and 
innovation and retailers must provide a superior experience for shoppers in terms of 
convenience, variety, provenance, health and pleasure; 

�	 Back Room Efficiency and Automation – operating costs will continue to rise and to 
counteract this, retailers could further automate the non-customer facing parts of the 
supply chain; 

�	 Investment in Staff – whilst online shopping is generally a quick and efficient 
shopping experience, shoppers in stores will be looking for friendly, informative 
human interaction; and 

�	 Omnichannel – food retailers will be working to link together their routes to the 
market through various media, with the ultimate aim being to meet the needs of all 
shoppers, in all locations, all the time. 

4 IGD: Growing UK Convenience Market, 22nd May 2014
 

5 IGD: Winning the Recovery – How to KickStart Grocery Retail’, March 2014
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Shopping Development 
3.25	 Cushman & Wakefield’s Shopping Centre Development report of April 20146 confirms 

that there was a slight upturn in Shopping Centre development in 2013, with 289,000 
sq.m Gross Leasable Area (GLA) delivered across the UK, following a negligible amount of 
Shopping Centre development in 2012. The most significant schemes opened in 2013 
have been Trinity Leeds (75,900 sq.m GLA); New Square in West Bromwich, anchored by 
Tesco (43,900 sq.m GLA); and the first phase of development in Longbridge, Birmingham 
(15,800 sq.m GLA), anchored by Sainsbury’s. However, the Cushman & Wakefield report 
suggests that the Shopping Centre development pipeline for 2014 and 2015 remains 
limited, with only 107,000 sq.m GLA expected to be completed in 2014 and only 79,000 
sq.m GLA expected to be delivered in 2015. The most significant schemes over the next 
two years are the Old Market development in Hereford (28,600 sq.m GLA), the Bond 
Street development in Chelmsford (27,900 sq.m GLA) and Grand Central in Birmingham 
(26,400 GLA). 

3.26	 The limited amount of Shopping Centre development that has taken place in recent years 
reflects the fact that there has been very limited development finance for real estate. 
Indeed, the Taskforce’s Beyond Retail report states that ‘Old funding models for retail 
development, relying on investment from commercial banks, pension funds, life insurance 
funds or Real Estate Investment Trusts, sometimes supported by public sector 
contributions, are no longer fit for purpose.’ Thus, it seems that the institutions and REITs 
have lost their appetite for risky, large-scale town centre developments that can take 
around ten years to deliver. 

3.27	 Nevertheless, the Cushman & Wakefield report anticipates an upturn in Shopping Centre 
development in 2016, including three major projects – Victoria Gate in Leeds (117,100 
GLA), Westfield in Bradford (51,500 sq.m GLA) and the regeneration of Bracknell Town 
Centre (53,900 sq.m GLA). However, despite this anticipated upturn in 2016, landlords 
are having to be increasingly flexible, with traditional 15-year leases being replaced by 

6 Marketbeat Shopping Centre Development Report, United Kingdom, Cushman & Wakefield, April 2014 
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ten-year leases with five-year break clauses; with rental payments on more flexible 
monthly terms; and with rent reviews no longer automatically upward only. Thus, there 
are relatively few active UK developers of Shopping Centres, with Land Securities, 
Hammerson and Intu Properties dominating the market, along with international 
investors such as Westfield. Indeed, Intu owns the Trafford Centre and the adjoining 
extension, known as Barton Square, which contains further retailing, the Sealife Centre 
and the Legoland Discovery Centre. 

3.28	 The out-of-centre market is reported to be receiving a boost from the growth of e-
commerce, particularly through the ‘Click and Collect’ mode which generates high 
demand for parking. Thus, fashion retailers such as Next seem to be keen to secure 
further out-of-centre representation, together with discounters such as Home Bargains, 
Poundland and TK Maxx. Indeed, Next has recently secured a resolution to grant planning 
permission from Cheshire East Council in respect of a new concept, which combines the 
traditional Next clothing and fashion offer with a Next Home and Garden format for 
retailing bulky garden and outdoor living products. 

3.29	 Nevertheless, CBRE’s June 2013 report entitled UK Retail Warehouse Parks in the Pipeline 
reveals that the amount of Retail Park space has fallen to just 34 per cent of the level 
recorded in September 2007, and that there has been a steady decline since 2004. 

Influential Retail Reports 
The Portas Review 

3.30	 The adverse impact on town centres caused by the recession and the growth of e-
commerce has led to a series of influential reports on the future of town centres. The first 
was the Portas Review, commissioned by the Government and published in December 
2011. The report contains 28 recommendations, including, amongst other things: 

�	 the need to put in place a ‘Town Team’, which Portas defines as being a visionary, 
strategic and strong operational management team for High Streets; 

�	 the need for Government to consider whether business rates can better support small 
businesses and independent retailers; 
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�	 the need for Local Authorities to use their discretionary powers to give business rate 
concessions to new local businesses; 

�	 the need for free, controlled parking schemes that work for town centres; 

�	 amendments to the Use Classes system, so as to make it easier to change the use of 
key properties on the High Street, including a recommendation that betting shops 
should have a separate Use Class; 

�	 the need for the then-emerging NPPF to make explicit a presumption in favour of 
town centre development; 

�	 the recommendation that the Secretary of State should have ‘exceptional sign-off 
powers for all new out of town developments and for all large new developments to 
have an affordable shops quota’; 

�	 the need for large retailers to support and mentor local businesses and independent 
retailers; 

�	 support for the use of lease structures other than upward-only rent reviews; 

�	 further disincentives to prevent landlords leaving units vacant; 

�	 the recommendation that banks who own empty property on the High Street should 
either administer these assets well, or be required to sell them; 

�	 the need for Local Authorities to make more proactive use of Compulsory Purchase 
Order powers; 

�	 the suggestion that Local Authorities be empowered to step in when landlords are 
negligent with new ‘Empty Shop Management Orders’; and 

�	 support for imaginative community use of empty properties through ‘Community 
Right to Buy’, ‘Meanwhile Use’ and a new ‘Community Right to Try’. 

3.31	 In February 2012, the Government announced that there would be twelve ‘Portas Pilot 
Towns’ and it made its formal response to the Portas report in March 2012. Stockport 
was announced as one of the first round winners in May 2012 and many of the Portas-
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stimulated initiatives in Stockport have concentrated in the Old Town in the Markets and 
Underbanks areas. 

3.32	 The Government’s response to the Portas Review also included a commitment to work 
with an industry-led cross-sector Taskforce to look at a broad range of issues that have an 
impact on bringing commercial property into use or attracting investment in town 
centres. The Taskforce report, which is entitled ‘Beyond Retail’, was published in 
November 2013. 

The Taskforce Report ‘Beyond Retail’ 
3.33	 The Beyond Retail report states that: ‘Town centres of the future need to move beyond 

retail and be a vibrant centre for living, culture, entertainment, leisure, shopping, business 
and civic activity’ and that: ‘Successful town centres in the future will have a clear 
understanding of their primary functions within the local and regional economy’. 

3.34	 The report goes on to suggest that further polarisation will result in three broad types of 
town centre offer: 

�	 ‘Strong, dominant centres offering the widest range of retail, leisure and food and 
beverage… to provide consumers with an experience, and provide shop units 
commensurate with retailer demand’; 

�	 ‘Convenience food and service based centres with an element of fashion and 
comparison goods… an improved leisure and evening offer, more residential and 
community support’; and 

�	 ‘Localised convenience and every day needs focused centres. The trend is for the larger 
basket weekly shop being done online complemented by regular top up visits to 
smaller local convenience stores. This is being driven by time poor consumers, rising 
fuel costs, more single occupancy living and better quality convenience store provision 
from the major multiples. Local shopping is further supported by the ageing 
population profile, the growth in the number of urban households and more frequent 
budget constrained shopping’. 
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3.35	 The Taskforce report also envisages that there will be active intervention on the part of 
the Local Authority which will be encouraged by ‘a more flexible planning environment, 
reduced regulation and a mix of new public and private sector funding models, such as 
Tax Increment Finance (TIF), the use of income strips and the introduction of 
infrastructure funds investing in town centres’. 

3.36	 Another key set of observations is the need for a re-basing of occupational costs in terms 
of rents and rates; a need for new residential development near town centres; more 
accessible and safe parking facilities; and a flexible approach to car park pricing. 

3.37	 The Taskforce report then sets out a number of primary challenges relating to: 

�	 Funding – with old funding models for retail development, based on lending from 
banks, pension funds, life insurance funds and so on, said to be ‘no longer fit for 
purpose’; 

�	 Diversification – with many town centres said to have too much retail floorspace as a 
result of competition from out-of-centre development and e-commerce, so that town 
centres have become too reliant on retailing and need to be rebalanced to provide an 
alternative range of functions, including employment, commercial, leisure, 
community, residential, healthcare and education; 

�	 Flexibility in the Planning System – with the system said to have insufficient flexibility 
to accommodate a rapidly evolving retail and leisure environment in town centres, 
which is contributing to high vacancy rates; 

�	 Retail Capacity Studies – these are alleged to be no longer fit for purpose, with a 
need for Local Authorities to better understand the catchment demographics, 
evolving consumer shopping patterns and the role of each town centre within the 
retail hierarchy, which often requires cross-border working; 

�	 Compulsory Purchase Orders – there is a need for more proactive and aggressive 
approach to the use of CPO powers, so as to facilitate long-term change; 

�	 Car Parking – too many car parks are not competitively priced, not well-managed and 
not well-maintained; 
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�	 Business Rates – retailers’ physical occupational costs are, in many cases, 
prohibitively high, with business rates said to be ‘one of the highest property taxes in 
the world’. Thus, in a multi-channel environment, multiple retailers are increasingly 
selective regarding location and new independent start-up retail businesses are 
deterred by the costs of entry. This is exacerbated by the fact that business rates are 
based on 2008, pre-recession, rental levels and by the imbalance in the business rates 
taxation levied on shops, compared to that levied on online-only retailers; 

�	 Digitising the High Street – town centres must meet the technology demands of 
today’s multi-channel consumer in order to achieve a thriving retail market, with 
consumers increasingly demanding a seamless approach to multi-channel, with 
mobile online access in all parts of the town centre. 

3.38	 Thus, the 13 principal recommendations put forward by the Taskforce include, amongst 
others, the need for: 

�	 retail capacity models to be adapted for changing business requirements that will see 
fewer stores needed, as online trade will continue to erode store sales; 

�	 greater cross-border co-operation between Local Authorities to better understand the 
impact of broader existing shopping patterns; 

�	 long-term masterplanning to ‘strengthen the retail core, re-configure town centre 
space and re-use obsolete areas by defining new uses’; 

�	 ‘proactive use of Compulsory Purchase Orders (CPO) to bring about the scale required 
for major configuration and regeneration within towns alongside an urgent review of 
the complexity and costs associated with CPO’; 

�	 ‘a workable, private sector led Tax Increment Finance (TIF) model which works 
alongside traditional funding models for town centre redevelopment’; 

�	 ‘piloting the concept of a joint venture vehicle and associated high street property 
fund that will pool land assets and address fragmented ownership’; 

�	 ‘a business rate cap at no more than 2% until 2017’ 
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�	 a review of the quality, quantity and cost of town centre car parking ‘…in relation to 
free out-of-town provision using national benchmarks and the introduction of 
innovative and flexible parking policies is encouraged to attract shoppers and other 
town users during off-peak periods’. 

The Grimsey Review 
3.39	 The Grimsey Review: An Alternative Future for the High Street was published in 

September 2013. The report claims that the Portas Review fails to highlight the dramatic 
structural changes impacting upon the retail industry. Nevertheless, many of the 31 
recommendations echo, or complement, those of Portas and the Taskforce. Our 
understanding is that the Grimsey report is unlikely to secure any formal recognition from 
the Government, and so we give it less weight than the Portas and Taskforce reports. 
There are, however, a number of common themes in all three reports, including: 

�	 a recognition that there is a need to diversify town centres so as to encompass other 
non-retail functions such as housing, arts, office space, healthcare facilities and leisure 
activities; 

�	 a recognition of the need for a review of the business rates system, so as to reduce 
occupational costs for town centre businesses; 

�	 a need to make it easier to change the use of buildings through further permitted use 
reforms; 

�	 the need for Local Authorities to be more proactive in the use of their CPO powers 
and for simplification of the CPO procedures; and 

�	 a need for enhancement of secure car parking facilities and a review of pricing and 
management practices. 

The Government’s Response 
3.40	 The Chancellor’s Autumn Statement of December 2013 announced a series of measures 

which are intended to support town centres. The Background Note, which was published 
at the same time as the Statement, recognises that ‘the way the nation shops is 
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undergoing a radical transformation’ and that ‘High Streets have to adapt in order to 
survive and succeed’. 

3.41	 Thus, in line with the findings of the Portas and Taskforce reports, the Background Note 
to the Chancellor’s Statement suggests that: 

‘Town centres need to be diverse, accessible, modern and attractive. Above all, the key 
to success is local leadership and diversity. Every area needs to come up with their 
own plan for the future of their town centres, with local authorities working hand in 
hand with local businesses to transform their town centres’. 

3.42	 The Government, therefore, announced a number of measures under four headings: 

i) support for business and the private sector to have a greater stake in their high 
streets;
	

ii) making it easier to diversify town centres;
	

iii) ensuring that town centres remain accessible to visitors; and
	

iv) promoting the use of technology to modernise town centres.
	

3.43	 Under the first heading of support for business, the Government has introduced: 

�	 business rate discounts of £1,000 for smaller retail premises for two years form 1st 

April 2014; 

�	 a re-occupation relief of 50 per cent for up to 18 months to help bring empty shops 
back onto new business use; 

�	 extending the doubling of the Small Business Rate Relief (SBRR) for another year; and 

�	 encouragement for Local Enterprise Partnerships to recognise the role of town 
centres in the production of their Strategic Economic Plans. 

3.44	 In Stockport, the Council’s Executive approved a number of measures to support 
businesses through business rates initiatives in December 2013. These measures include 
a property improvement award scheme, which is linked to business rates relief and is 
called ‘Commercial Properties (Business Rates Off-Set)’. This Council-funded scheme will 
operate in the Town Centre and in all of the Borough’s District and Local Centres. The key 
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element of the scheme is to allow for up to fifty per cent of the cost of the improvement 
works to be off-set by business rates relief, up to a maximum of £2,000. 

3.45	 Under the second heading of making it easier to diversify town centres, the Government 
has made two sets of amendments to the Town and Country Planning (General Permitted 
Development) Order; the first, coming into force on 30th May 2013 (SI 2013/1101), and 
the second coming into effect on 6th April 2014 (SI 2014/564).7 

3.46	 Under the first set of changes introduced on 30th May 2013, a change of use from Class 
B1a office use to residential use in Class C3 is permitted, subject to a requirement that 
the developer has to apply to the Local Authority for a determination as to whether the 
prior approval of the Authority will be required in relation to transport and highways 
impacts, contamination risks and flooding risks, and subject to a requirement that the 
building must have been in office use immediately before 30th May 2013, or when it was 
last in use. This permitted development right does not apply to listed buildings, or to sites 
in other sensitive areas. The May 2013 amendments also allow for change of use from A1 
Use to any A2 Use, A3 Use or B1 Use of up to 150 sq.m for a single, continuous period up 
to two years, subject to various exclusions. 

3.47	 Under the second set of changes, which came into force on 6th April 2014, SI 564 
introduces a new Class IA, which allows Class A1 shops and Class A2 uses of up to 150 
sq.m to be converted to residential use (C3), subject to a prior approval process that 
would assess the impact of the change of use on the adequacy of provision of Class A1 
and A2 uses (but only where there is a reasonable prospect of the building being used to 
provide such A1/A2 services), and subject also to a provision that, where the building is 
located in a key shopping area, the change of use does not affect the sustainability of that 
shopping area. 

7 For full details of the amendments to the permitted development rights and for full details of the caveats attached to them, 
readers should refer to the Town and Country Planning Use Classes Order 1987 (as amended) and to the Town and 

Country Planning (General Permitted Development) Order 1995 (as amended). 
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3.48	 The April 2014 changes also introduced a new Class CA that allows Class A1 retail space to 
be used by a deposit-taker (a bank or building society) in Class A2, again subject to 
various conditions. 

3.49	 A further change was brought about by the Growth and Infrastructure Act 2013, which 
simplified the Local Development Order Process by removing the requirement for the 
local planning authority to submit the Order to the Secretary of State, before adoption, 
for consideration of whether to intervene. This has been replaced by a requirement 
merely to notify the Secretary of State, via the National Planning Casework Unit, as soon 
as practicable after adoption. 

3.50	 Under the third heading, of improving accessibility to town centres, the Government is 
consulting on Local Authority Parking, with the intention to change the means by which 
parking restrictions are enforced. In addition, the Government is freezing parking penalty 
charges in real terms until the remainder of the Parliament and it will be updating its 
parking enforcement guidance to reflect its pro-High Street policies. 

3.51	 Finally, the Government is seeking to establish a new private sector-led Future High 
Streets Forum Task and Finish Group to consider technology related developments and 
identify areas of best practice. 

Implications of Recent Trends for the Hierarchy of Centres in Stockport 
3.52	 The Greater Manchester Combined Authority Town Centres Study has considered the 

implications for the strategic sub-regional centres in Greater Manchester (but not the City 
Centre) of the structural changes taking place in retailing as a result of the recession and 
the growth of e-commerce. Indeed, its conclusions are reflected in the recently published 
Stockport Town Centre Development Prospectus (Second Edition, June 2014), which 
accepts its finding that the restructuring and shrinkage of the traditional town centre 
retail function means that centres such as Stockport must look to consolidate existing 
town centre functions within a smaller footprint, whilst accommodating new kinds of 
activity to attract footfall and bring new customers. 
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3.53	 Indeed, the Taskforce report, Beyond Retail, highlights Stockport as a case study example 
of a town that is responding to the demise of its large-scale retail scheme and to the 
competition posed by Manchester, the Trafford Centre and out-of-centre schemes, such 
as Cheadle Royal, by changing the scale and nature of the retail offer in the town. Thus, 
the Taskforce report suggests that the Town Centre Prospectus will be helpful in 
promoting ‘…less, but better quality retail, more leisure and more residential 
accommodation’, together with Grade A offices. In short, the Taskforce report suggests 
that the Prospectus will enable Stockport to become more distinct and different from 
other centres in Greater Manchester. 

3.54	 It is noteworthy, therefore, that many of the major emerging and ongoing investments 
identified in the Prospectus are not retail-led. Thus, Stockport Exchange is a major mixed-
use proposal dominated by new car parking provision, offices, a hotel and a range of 
retail, financial and restaurant uses at ground floor level. Similarly, Covent Garden Village 
is a scheme which has already succeeded in securing the occupation of all of its first 
phase of residential units, with a second phase already underway that is intended to 
provide for 200 new dwellings in the form of family homes and apartments, together with 
further infrastructure that will unlock subsequent phases of residential development for 
rent, shared ownership and sale. 

3.55	 Similarly, the current proposal for Bridgefield, where the original retail-led proposal failed 
to materialise as a result of the recession and loss of investment interest, is now to be led 
by commercial leisure development in the form of a ten-screen multiplex cinema, 
together with a range of nine food and drink establishments and two retail units aimed at 
improving the Town Centre’s day-time and night-time economy. Thus, the food and drink 
uses are aimed at complementing the cinema and attracting a wider range of people to 
the town centre, particularly those with higher disposable incomes, young people and 
families. The scheme also involves a range of public realm improvements, including two 
public squares on Bridgefield Street, improvements to the rear of properties on Princes 
Street and re-routing of bus services. 
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3.56	 The Prospectus also recognises the need for further Portas-style initiatives to build on 
what has already been achieved and secure a critical mass of independent traders in the 
Old Town, particularly around the Markets and the Underbanks. The achievement of 
critical mass is seen as being essential in attracting sustainable new uses for the area. 

3.57	 Another key element in the Prospectus relates to the Access Package and the need for 
improved connectivity between different parts of the Town Centre. Thus, the access 
package includes A6 corridor enhancements; highway improvements to the east of the 
Town Centre; corridor improvements to the west of the Town Centre; a new link road 
between the A6 and Travis Brow; improved access to Stockport rail and bus stations; 
improved access to key development sites, such as Stockport Exchange, Bridgefield, and 
Stockport Interchange; public realm improvements; bus priority improvements; newly 
improved cycle and pedestrian links and an upgraded signage strategy. 

3.58	 So far as the Town Centre’s main retail area is concerned, there is a recognition that 
Merseyway is dated and needs investment. Thus, the Council is already working with UK 
Asset Resolution (UKAR) and has jointly invested £2.5m to improve facilities at 
Merseyway’s car park. Indeed, the intention for the future is to achieve three major 
elements of improvement at Merseyway, which are: 

�	 reconfiguration of the space to provide units attractive to occupiers, and to connect 
better with Bridgefield and the rest of the Town Centre; 

�	 environmental enhancement to update the appearance of the centre; and 

�	 an improved and more attractive comparison retailing and leisure/food and drink 
offer. 

3.59	 Thus, the key messages from the Portas review and the Taskforce report are already 
being translated into action in Stockport, and the Council has moved a long way from its 
previous over-reliance on, what hindsight shows to be, an over-ambitious retail-led 
scheme for Bridgefield. 
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4	 THE HEALTH OF STOCKPORT TOWN CENTRE 

Introduction 
4.1	 In this Section, we provide an updated, desk-based assessment of the current health of 

Stockport Town Centre. We rely, in particular, on the following sources of information: 

i) the Greater Manchester Town Centres Project: Concluding Report, prepared for the 
Greater Manchester Combined Authority in March 2013; 

ii) the Greater Manchester Towns Data Analysis, prepared for the Association of Greater 
Manchester Authorities, by the Javelin Group in September 2012; 

iii) the Venuescore rankings prepared by the Javelin Group for the period 2004 to 2013; 

iv) Experian’s RetailScape centre ranks, published in May 2013, based on estimated 
comparison goods spending in the centres; 

v) EGi’s latest Stockport Town Centre 20-minute Contour Report; 

vi) analysis of Experian’s Goad report and electronic listings for 30th September 2013; 

vii) analysis of the Planning Department’s diversity of uses and vacancy survey for Spring 
2013 and its vacancy survey for Spring 2014; 

viii) the work undertaken by Drivers Jonas in preparing the original Stockport Shopping 
and Leisure Study of September 2009; 

ix) analysis of representation in the Town Centre from a basket of 100 multiple retail 
and service operators typically found in sub-regional centres of the size of Stockport; 

x) the Stockport Market Improvement Work-plan for 2013/14; and 

xi) the Stockport Town Centre Development Prospectus, Second Edition, published in 
July 2014. 

4.2	 In undertaking our assessment of the current health of Stockport Town Centre, we have 
had regard to the ten health check indicators set out in Paragraph 2b-005-20140306 of 
the NPPG, which are: 
� diversity of uses; 
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� proportion of vacant street level property; 
� commercial yields on non-domestic property; 
� customers’ views and behaviour; 
� retailer representation and intentions to change representation; 
� commercial rents; 
� pedestrian flows; 
� accessibility; 
� perception of safety and occurrence of crime; and 
� state of the town centre environmental quality. 

4.3	 We give most weight, however, to the analysis set out in the work undertaken on the 
Greater Manchester Town Centres Project for the Greater Manchester Combined 
Authority. This is because this work takes better account of the changing role of town 
centres, and Stockport in particular, in response to changes in the economy and changes 
in the structure of the retail industry. Nevertheless, we start with an update of the 
NPPG’s health check indicators, where published information is available. 

Diversity of Uses 
4.4	 The Central Shopping Area in Stockport Town Centre is formed by the area covered by 

Policy TCG2.1 of the UDP. The Great Portwood Street area, to the immediate east of the 
Central Shopping Area, and identified under Policy TCG2.2, is stated, in the Explanatory 
Wording, to be ‘…sequentially the most preferred area after the Central Shopping Area’. 
These two TCG areas include Merseyway Shopping Centre, Princes Street, Warren Street, 
Bridge Street, the Underbanks, Lower Hillgate/Churchgate, St Petersgate and the Peel 
Centre. However, the Core Strategy has already indicated that it may be necessary to 
reassess the boundary of the Central Shopping Area in the Allocations DPD process. 

4.5	 The wider Town Centre outside the Central Shopping Area comprises a number of mixed-
use areas identified under Policies TCG3.1 to TCG3.7, inclusive, of the UDP. These mixed-
use areas add, greatly, to the overall diversity of the Town Centre, and include: 
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�	 the Civic Quarter, currently covered by Policy TCG3.5, which provides for various 
educational, residential, office and business functions, including the main offices of 
the Council and the Town Centre Campus of Stockport College; 

�	 the Stockport Exchange area, where Muse Developments, in partnership with 
Stockport Council, is promoting the second phase of a major mixed-use, office and 
hotel-led development, with ancillary ground floor accommodation in Use Classes A1 
to A5, following the completion of a new 1,000-space multi-storey car park next to 
the train station, which formed Phase 1; 

�	 the Cultural, Leisure and Heritage Quarter, which extends from Stockport Exchange 
through St Peters Square towards the Lower Hillgate and Churchgate areas and 
contains a range of tourist attractions, including the Hatworks, the Air Raid Shelters 
and the Plaza Cinema; and 

�	 the Riverside area, covered by Policy TCG3.1 of the UDP, which includes the Bus 
Station and Heaton Lane car park, and may offer the opportunity for further retail 
development in the future. 

4.6	 Thus, having identified some of the wider non-retail functions in the Town Centre, our 
assessment of the diversity of retail uses draws on Experian’s Goad survey of September 
2013 and the Planning Department’s survey of the area covered by UDP Policy TCG2.1 in 
May 2013. The Goad survey area is more geographically extensive than the TCG2.1 area, 
and covers Great Portwood Street and the Peel Centre and parts of the areas currently 
covered by Policies TCG3.1, TCG3.2, TCG3.5 and TCG3.7 of the UDP. 

Goad Survey for September 2013 
4.7	 Tables 4.1 to 4.3 summarise our analysis of Experian’s Goad survey of September 2013. 

Table 4.1 shows that the survey identifies 499 categorised units, of which 30 are 
convenience goods retailers, 199 are comparison goods retailers, 139 are services and 
123 are vacant. Compared to the UK average, Stockport has a much higher proportion of 
vacant units and a lower proportion of service units. Representation of comparison goods 
units in Stockport is almost entirely in line with the UK average, but there is a slight 
under-representation in the number of convenience goods units. However, many of the 
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vacant units are small, so that the differential with the UK average in terms of vacant 
floorspace is not so great, as shown in Table 4.2. Further analysis of vacancies is provided 
later in this Section, under a different health check heading. 
Table 4.1: Summary of Unit Numbers in Stockport Town Centre at September 2013 

Number of Outlets 
Number Stockport (%) UK Average (%) 

Convenience 30 6.0 8.9 
Comparison 199 39.9 40.8 
Services 139 27.9 36.6 
Vacant 123 24.6 12.6 
Miscellaneous 8 1.6 1.2 
Total 499 100.0 100.0 

Source: Experian Goad Survey (September 2013) 

4.8	 In floorspace terms, Table 4.2 shows that Stockport is under-represented in the 
convenience sector and in the services sector, but over-represented in the comparison 
goods sector. However, this is not surprising given the status of Stockport as a sub-
regional centre, whereas the UK average includes all types of centre. Nevertheless, in the 
convenience goods sector, ASDA and Sainsbury’s dominate, accounting for two thirds of 
the convenience goods floorspace in the Town Centre. In the comparison goods sector, 
the main national multiples include M&S, Debenhams, BHS, Next, Primark, H&M and 
Boots, with the majority of the larger comparison retail units located within the 
Merseyway Shopping Centre and at the Peel Centre. 
Table 4.2: Summary of Floorspace in Stockport Town Centre at September 2013 

Floorspace 
Floorspace (sq m) Stockport (%) UK Average (%) 

Convenience 16,520 12.0 17.9 
Comparison 80,500 58.3 45.9 
Services 22,100 16.0 24.5 
Vacant 17,530 12.7 10.6 
Miscellaneous 1,440 1.0 1.0 
Total 138,090 100.0 100.0 

Source: Experian Goad Survey (September 2013) 
4.9	 Table 4.3 provides a more detailed breakdown of retailer representation. In terms of 

floorspace (final column), Stockport has a significant over-representation in the ‘mixed 
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and general clothing’, ‘furniture, carpets, textiles’ and ‘sports, toys, cycles, hobbies’ 
sectors. Conversely, Stockport is significantly under-represented in terms of floorspace in 
the ‘grocery and frozen foods’, ‘DIY, hardware and household goods’ and ‘charity shops’ 
categories. Stockport is particularly under-represented in floorspace terms in the 
‘restaurants, cafes, coffee bars and take-aways’ sector and there is a recognised 
qualitative deficiency in the Town Centre’s food and drink offer. 
Table 4.3: Analysis of Experian’s Goad Survey of September 2013 

GOAD Categorisation of Operator No. of 
Units 

% of 
Total 
Units 

UK 
Average 

% 
Difference 

Amount of 
Floorspace 

(sq m) 
% of Total 
Floorspace 

UK 
Average 

% 
Difference 

Convenience Goods 
G1A Bakers 14 2.8% 2.2% 0.6% 1,130 0.8% 1.1% -0.3% 
G1B Butchers 1 0.2% 0.8% -0.6% 70 0.1% 0.4% -0.4% 
G1C Greengrocers & fishmongers 3 0.6% 0.6% 0.0% 1,700 1.2% 1.3% -0.1% 
G1D Grocery and frozen foods 7 1.4% 2.9% -1.5% 13,260 9.6% 12.8% -3.2% 
G1E Off-licences and home brew 0 0.0% 0.5% -0.5% 0 0.0% 0.3% -0.3% 
G1F Confectioners, tobacconists, newsagents 5 1.0% 1.9% -0.8% 360 0.3% 1.9% -1.7% 

TOTAL 30 6.0% 8.9% 2.8% 16,520 12.0% 17.9% 6.0% 

G2A Footwear & repair 14 2.8% 1.8% 1.0% 2,250 1.6% 1.3% 0.3% 
G2B Men's & boys’ wear 8 1.6% 1.0% 0.6% 1,740 1.3% 0.9% 0.4% 
G2C Women's, girls, children's clothing 23 4.6% 3.6% 1.0% 6,060 4.4% 3.5% 0.9% 
G2D Mixed and general clothing 20 4.0% 4.0% 0.0% 21,290 15.4% 6.3% 9.1% 
G2E Furniture, carpets & textiles 19 3.8% 3.4% 0.4% 11,140 8.1% 3.7% 4.3% 
G2F Booksellers, arts/crafts, stationers/copy bureaux 18 3.6% 4.4% -0.8% 3,560 2.6% 3.2% -0.6% 
G2G Electrical, home entertainment, telephones and video 27 5.4% 3.8% 1.6% 6,430 4.7% 2.8% 1.8% 
G2H DIY, hardware & household goods 5 1.0% 2.5% -1.5% 2,360 1.7% 4.9% -3.2% 
G2I Gifts, china, glass and leather goods 2 0.4% 1.7% -1.3% 70 0.1% 0.9% -0.8% 
G2J Cars, motorcycles & motor accessories 2 0.4% 1.2% -0.8% 170 0.1% 1.8% -1.7% 
G2K Chemists, toiletries & opticians 15 3.0% 3.9% -0.9% 4,600 3.3% 3.9% -0.6% 
G2L Variety, department & catalogue showrooms 7 1.4% 0.6% 0.8% 11,270 8.2% 6.3% 1.9% 
G2M Florists and gardens 2 0.4% 0.9% -0.5% 90 0.1% 0.4% -0.3% 
G2N Sports, toys, cycles and hobbies 12 2.4% 2.1% 0.4% 7,300 5.3% 2.2% 3.1% 
G2O Jewellers, clocks & repair 11 2.2% 2.0% 0.2% 880 0.6% 0.9% -0.3% 
G2P Charity shops, pets and other comparison 14 2.8% 4.2% -1.4% 1,290 0.9% 2.9% -2.0% 

TOTAL 199 39.9% 40.8% 0.9% 80,500 58.3% 45.9% 12.4% 

G3A Restaurants, cafes, coffee bars, fast food & take-aways 57 11.4% 16.4% -5.0% 8,590 6.2% 11.8% -5.6% 
G3B Hairdressers, beauty parlours & health centres 44 8.8% 9.5% -0.7% 3,690 2.7% 4.6% -1.9% 
G3C Laundries & drycleaners 1 0.2% 0.9% -0.7% 260 0.2% 0.4% -0.2% 
G3D Travel agents 3 0.6% 1.1% -0.5% 330 0.2% 0.7% -0.4% 
G3E Banks & financial services (incl. accountants) 24 4.8% 4.3% 0.6% 5,880 4.3% 4.4% -0.2% 
G3F Building societies 4 0.8% 0.6% 0.2% 1,290 0.9% 0.5% 0.5% 
G3G Estate agents & auctioneers 6 1.2% 3.9% -2.6% 2,060 1.5% 2.1% -0.6% 

TOTAL 139 27.9% 36.6% 8.8% 22,100 16.0% 24.5% 8.5% 

G4A Employment, careers, Post Offices and information 8 1.6% 1.2% 0.4% 1,440 1.0% 1.0% 0.0% 
G4B Vacant units (all categories) 123 24.6% 12.6% 12.1% 17,530 12.7% 10.6% 2.1% 

TOTAL 131 26.3% 13.7% 12.5% 18,970 13.7% 11.7% 2.1% 
GRAND TOTAL FOR CATEGORISED UNITS 499 100.0% 100.0% 138,090 100.0% 100.0% 

(blank) GOAD Uncategorised Units 160 86,170 
GRAND TOTAL INCLUDING UNCATEGORISED UNITS 659 224,260 

Comparison Goods 

Service Uses 

Miscellaneous Uses 

Stockport Town Centre Uses Summary 
Units Floorspace 

GOAD 
Code 

GOAD Uncategorised units include the following: car parks, pubs, entrances, offices, schools & taxi firms 

Key Yellow to red = Under-representation compared to UK average
Colour Light green to dark green = Over-representation compared to UK
Code: average, or in line with UK average 

HV075 | August 2014
FINAL REPORT 

35 



  

 
     

   
 

            
          

          
           

               
          

               
            
            

             
             

          
            

             
    

       
             

               
             

         
              
                

             
      

              
             

             

 
 

Stockport Retail Study Update 

4.10	 In the all-important clothing and fashion sector, we note that there are 65 clothing and 
footwear shops (Goad categories G2A, G2B, G2C and G2D), and that Javelin’s Venuescore 
report for 2013 classifies Stockport’s ‘fashion position’ as being ‘updated classic’, which 
we interpret as being ‘mid-market’. Moreover, we note that EGi’s description of 
Stockport Town Centre classifies 67 per cent of the shops as being ‘mid-market’, 28 per 
cent as being ‘down-market’ and 5 per cent as being ‘up-market’. 

4.11	 An important part of the retail offer in Stockport is the role of the Markets, with the 
Council responsible for the management of the Outdoor Market, the Covered Market Hall 
and the Produce Hall in Stockport Market Place. Indeed, Stockport Market Place has been 
the subject of significant investment over the last ten years, including refurbishment of 
the Produce Hall and the Covered Market Hall. At present, the Markets operate on 
Tuesdays, Thursdays, Fridays and Saturdays, and there are proposals being considered to 
designate Friday as a special food shopping day, to provide family entertainment on the 
first Saturday of every month, and to introduce a car boot/tabletop sale into the Market 
Place on a Thursday. 

The Council’s Diversity of Use Survey of Spring 2013 
4.12	 We have also undertaken an analysis of the Planning Department’s diversity of use 

surveys for the TCG2.1 area of Stockport Town Centre, as at May 2013. Table 4.4 
summarises the outcome. It reveals a similar proportion of units in each of the Goad 
categories compared to the wider Goad survey area, so that convenience goods units 
account for 6.4 per cent of the units in the TCG2.1 area and comparison goods units 
account for 40.4 per cent of the units. However, the vacancy rate in the TCG2.1 area is 
lower than in the wider Goad area, at 20.1 per cent, or 82 units, compared to the Goad 
figure of 123 vacant units. 

4.13	 It is noteworthy that the TCG2.1 area contains 51 clothing and footwear outlets, which 
compares to the Goad figure for such units of 65. The TCG2.1 area also contains most of 
the Town Centre’s convenience units and most of the units in the services sector. 
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Table 4.4: Diversity of Uses in the TCG2.1 Area of Stockport Town Centre


Stockport TCG2.1 Uses Summary in May 2013 
Units 

GOAD 
Code 

GOAD Categorisation of Operator No. of 
Units 

% of 
Total 
Units 

UK 
Average 

% 
Convenience Goods 

G1A Bakers 10 2.5% 2.2% 

G1B Butchers 2 0.5% 0.8% 

G1C Greengrocers & fishmongers 2 0.5% 0.6% 

G1D Grocery and frozen foods 3 0.7% 2.9% 

G1E Off-licences and home brew 0 0.0% 0.5% 

G1F Confectioners, tobacconists, newsagents 9 2.2% 1.9% 

TOTAL 26 6.4% 8.9% 

Comparison Goods 
G2A Footwear & repair 11 2.7% 1.8% 

G2B Men's & boys’ wear 8 2.0% 1.0% 

G2C Women's, girls, children's clothing 11 2.7% 3.6% 

G2D Mixed and general clothing 21 5.1% 4.0% 

G2E Furniture, carpets & textiles 7 1.7% 3.4% 

G2F Booksellers, arts/crafts, stationers/copy bureaux 11 2.7% 4.4% 

G2G Electrical, home entertainment, telephones and video 27 6.6% 3.8% 

G2H DIY, hardware & household goods 6 1.5% 2.5% 

G2I Gifts, china, glass and leather goods 1 0.2% 1.7% 

G2J Cars, motorcycles & motor accessories 0 0.0% 1.2% 

G2K Chemists, toiletries & opticians 15 3.7% 3.9% 

G2L Variety, department & catalogue showrooms 9 2.2% 0.6% 

G2M Florists and gardens 2 0.5% 0.9% 

G2N Sports, toys, cycles and hobbies 8 2.0% 2.1% 

G2O Jewellers, clocks & repair 12 2.9% 2.0% 

G2P Charity shops, pets and other comparison 16 3.9% 4.2% 

TOTAL 165 40.4% 40.8% 

Service Uses 
G3A Restaurants, cafes, coffee bars, fast food & take-aways 40 9.8% 16.4% 

G3B Hairdressers, beauty parlours & health centres 44 10.8% 9.5% 

G3C Laundries & drycleaners 0 0.0% 0.9% 

G3D Travel agents 5 1.2% 1.1% 

G3E Banks & financial services (incl. accountants) 28 6.9% 4.3% 

G3F Building societies 4 1.0% 0.6% 

G3G Estate agents & auctioneers 2 0.5% 3.9% 

TOTAL 123 30.1% 36.6% 

Miscellaneous Uses 
G4A Employment, careers, Post Offices and information 12 2.9% 1.2% 

G4B Vacant units (all categories) 82 20.1% 12.6% 

TOTAL 94 23.0% 13.7% 

GRAND TOTAL FOR CATEGORISED UNITS 408 100.0% 100.0% 
(blank) GOAD Uncategorised Units 46 

GRAND TOTAL INCLUDING UNCATEGORISED UNITS 454 
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The Proportion of Vacant, Street-Level Property 
4.14	 As is the case for diversity of uses, we have two sources of information for vacancies in 

Stockport Town Centre, these being Experian’s Goad survey of September 2013 and the 
Council’s Planning Department surveys of Spring 2013 and Spring 2014. The Goad survey 
shows a total of 123 vacant units, with an aggregate floorspace of 17,530 sq.m gross. 
Thus, for the Goad survey area, vacancies account for 24.6 per cent of the units and 12.7 
per cent of the floorspace, as set out in Table 4.3. In comparison, the UK average at 
September 2013 was 12.6 per cent of units and 10.6 per cent of floorspace. Thus, 
Stockport has a higher proportion of units which are vacant compared to the UK average, 
but they tend to be small, so that the differential with the national average in terms of 
vacant floorspace is not so marked. Indeed, Stockport only has three vacant units of over 
500 sq.m gross, and the average size of a vacant unit in Stockport, according to Goad, is 
just 143 sq.m gross, which is too small for many modern retailers. 

4.15	 The Local Development Company’s (LDC’s) year 2013 vacancy report, entitled ‘Divide and 
Rule’, is based on a survey of over 2,100 town centres, shopping centres and retail parks 
in Great Britain. The report shows a drop in the national vacancy rate from 14.6 per cent 
in February 2012 to 13.9 per cent in December 2013. However, the North-West has the 
highest retail and leisure vacancy rate, at 17.3 per cent, and this did not fall during the 
course of 2013, so that the North-West now has a vacancy rate which is more than 
double that of London. ‘Large towns’, which are defined by LDC as centres with more 
than 400 shops, and which include Stockport, have an average vacancy rate of 13.4 per 
cent, so that Stockport’s vacancy rate in terms of proportion of units, of 24.6 per cent 
according to Goad, is substantially higher than comparable sized centres in LDC’s survey. 
However, as we have noted, the vacant units in Stockport (our Table 4.3) tend to be small 
and unsuited to the requirements of many modern retailers. 

4.16	 Figures 4.1 and 4.2 reveal that vacancies are spread across the Town Centre, but that 
they tend to be concentrated in the area around Little Underbank, the Market Place and 
Lower Hillgate. There are also 10 vacant units in St Petersgate, 12 units in Wellington 
Road South and 11 units in Princes Street. However, there are relatively few vacant units 
in the covered part of the Merseyway Shopping Centre. 
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Figure 4.1: Annotated Goad Plan Showing Vacancies and Other ‘Recession Indicators’, at September 2013 (Part 1)
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Figure 4.2: Annotated Goad Plan Showing Vacancies and Other ‘Recession Indicators’, at September 2013 (Part 2)


HV075 | August 2014
FINAL REPORT 

40 



  

 
     

   
 

               
          

              
             
              

             
            

      

            
                
               

           
             
             

               
               

         
      

               

            
         

           
          

          
          

               
 

             
          

Stockport Retail Study Update 

4.17	 Similarly, there was only one, small vacant unit in the Peel Centre in September 2013, 
next to the KFC’s food restaurant and this unit is subject to a permission that would allow 
for the extension of the KFC restaurant. Indeed, two thirds of the retail units in the Peel 
Centre are over 900 sq.m and are suited to the demands of multiple retailers, which 
include Boots, H&M clothing, New Look, GAP Outfit, TK Maxx and Next, as well as bulky 
goods operators such as Toys ’R’ Us, Currys, PC World and Sporting Pro. The Peel Centre 
and its immediate area is also well-served by food and drink operators that include KFC, 
Costa Coffee, Nandos, and Frankie and Benny’s. 

4.18	 Further information on vacancies in the Town Centre is provided by the Council’s own 
surveys. These show that there were 84 vacant units in the TCG2.1 area in Spring 2014, of 
which 58 had been vacant for at least 12 months, and with 27 having been vacant for at 
least two-and-a-half years. These longer-term vacancies, which are mainly very small with 
a ground floor of less than 100 sq.m, are clustered on Lower Hillgate, Princes Street and 
St Petersgate. The properties which became newly vacant in the Spring 2014 survey also 
tend to be small in size, with only three having a floorspace in excess of 500 sq.m, these 
being the premises on 66 to 68 Merseyway, previously occupied by Republic, 7 to 9 
Warren Street, which was previously occupied by Dorothy Perkins, and 64 to 66 
Chestergate, which was previously occupied by Connexions. 

4.19	 Thus, the high number of vacant units in Stockport reflects a number of factors, including: 

�	 the size of the vacant units, which, although suitable for independent retailers and 
new start businesses, are too small for many other modern retailers; 

�	 the impact of structural changes in retailing, including further polarisation, which has 
meant that Stockport has faced ever-increasing competition not only from the growth 
of e-commerce, but also from the regional centre and from high quality out-of-centre 
facilities, such as the Trafford Centre, Cheadle Royal and Handforth Dean; and 

�	 the severance effect of the A6 and the inadequate integration of different parts of the 
Town Centre. 

4.20	 Nevertheless, the success of the Portas initiatives and the ongoing and imminent 
development initiatives at Stockport Exchange, Covent Garden and Bridgefield should all 
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help to improve the integration of different parts of the Town Centre, enhance footfall 
and improve the day-time and night-time family entertainment and food and drink offers. 
There is every prospect, therefore, for a reduction in vacancies in the short to medium 
term future. 

Commercial Yields on Non-domestic Property 
4.21	 The Valuation Office no longer publishes information on Prime Zone A shopping yields, so 

that there is no longer any information available on a consistent basis for all centres, 
thereby diminishing greatly the usefulness of this health check indicator. Nevertheless, 
we would anticipate that prime yields in Stockport have remained reasonably similar to 
those prevailing in centres such as Altrincham, Ashton and Wigan, as was the case at the 
time of Drivers Jonas’ Stockport Shopping and Leisure Study (Figure 9.9 of the Drivers 
Jonas study). 

Customers’ Views and Behaviour 
4.22	 The Council has not commissioned a new survey of pedestrians in Stockport Town Centre, 

and so we are unable to update the findings of the survey undertaken for Drivers Jonas by 
Allegra Strategies in January 2008. 

Retailer Representation and Intentions to Change Representation 
4.23	 We have already made some comments on retailer representation under the diversity of 

uses heading. Most of the work undertaken for GMCA and AGMA seems to show that 
Stockport’s comparison goods offer is dominated by mid-market and down-market shops, 
with very little representation, according to EGi, in the up-market sector. We have 
therefore undertaken an analysis of a basket of 100 multiple retail and service traders 
that tend to be represented in sub-regional centres of the size of Stockport (Spreadsheet 
10 in Volume 2 of our report). The latest Goad plan (September 2013) shows that 
Stockport had secured representation from 68 of the multiple and service traders in our 
basket of 100, but those which appear noticeable by their absence include the following 
16 traders: 
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� Apple � Internationale � Schuh 
� Burton � La Senza � Superdry 
� Clas Ohlson � Lush � Warehouse 
� French Connection � Miss Selfridge � Zara 
� Hotel Chocolat � Oasis 
� House of Fraser � Paperchase 

4.24	 A similar analysis that we have undertaken in other sub-regional centres in the Black 
Country shows that Wolverhampton has 68 of the 100 retail and service operators, and 
that Merry Hill has 74, so that representation in Stockport is on a par with these sub-
regional centres (Spreadsheet 10 of Volume 2). 

4.25	 Unfortunately, however, the latest EGi report for Stockport, which lists interest from 40 
retail and service traders in 2013, does not include any of the missing 18 operators listed 
above. The aggregate requirement of those operators on EGi’s latest list is in the range 
25,994 sq.m to 49,071 sq.m, as set out in Table 4.5. Thus, the operators on EGi’s current 
list would not greatly assist in enhancing the overall qualitative retail offer in the Town 
Centre, but it does include well-known food retailers such as Waitrose, Booths, 
Sainsbury’s Local and Iceland, B&M Bargains, and restaurant operators such as Pizza 
Express, ASK Italian and Zizzi. Thus, most of the current requirements appear to be from 
restaurant, health and beauty, and food operators, with limited interest from clothing 
and fashion retailers. 
Table 4.5: EGi’s Retail and Service Operator Aggregate Requirements in Stockport in 2013 

Goad Category 
Number of 

Requirements 
Minimum 

Floorspace (sq m) 
Maximum 

Floorspace (sq m) 
Convenience 9 8,988 20,177 
Comparison 14 4,433 9,993 
Service 
Total 

17 
40 

12,573 
25,994 

18,901 
49,071 

Commercial Rents 
4.26	 EGi’s database reveals Zone A rents in Stockport have fallen from £190 per sq.m in 2007, 

just prior to the recession, to £100 per sq.m in 2013, a fall of 47 per cent. This is a sharper 
fall than for other sub-regional centres where we are currently working, such as 
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Wolverhampton, Walsall, and West Bromwich, which have seen Zone A rental falls since 
2007 of 33, 38 and 41 per cent, respectively. However, the absolute Zone A rental value in 
Stockport in 2013 of £100 per sq.m remains higher than for all of the sub-regional centres 
in the Black Country, with Wolverhampton being the closest comparator, with a Zone A 
rental level in 2013 of £90 per sq.m. 

4.27	 The fall in Zone A rents in Stockport is also much sharper than in town centres such as 
Wilmslow, Sale and Stretford, where the falls since 2007 have been 8 per cent, 20 per 
cent and 31 per cent, respectively. However, the absolute current Zone A rental value in 
Stockport, as expected, remains significantly higher than for the smaller town centres in 
Trafford and also significantly higher than the Zone A rents in Wilmslow, which EGi cites 
as being £60 per sq.m in 2013. 

Pedestrian Flows 
4.28	 We have not been instructed to commission any new pedestrian flow surveys, and the 

only information we have for the whole of the Town Centre derives from the PMRS 
survey undertaken in January 2008 for Drivers Jonas, which is reproduced as Appendix 12 
of the Stockport Shopping and Leisure Study. The PMRS survey showed that the highest 
pedestrian flows were recorded in Merseyway, outside the Boots store, outside Topshop 
and outside Superdrug where Merseyway meets Bridge Street. The lowest flows were 
found outside Debenhams on Port Street, closely followed by Lower Hillgate and Little 
Underbank. Drivers Jonas suggests that the low pedestrian flow outside Debenhams 
reflects the poor pedestrian linkages between the store and the rest of the Town Centre. 
We consider that the low level of pedestrian flow also reflects the need for the 
Debenhams store to be improved. 

4.29	 Merseyway Shopping Centre’s e-brochure states that it experienced a 20 per cent 
increase in footfall in 2011, attracting an average of over 190,000 shoppers per week. The 
footfall increase in 2011 may have resulted, in part, from the opening of Primark at 
Merseyway in September 2011. We can report, however, that GVA, the managing agents 
for Merseyway, have made an announcement in the press that footfall in the Merseyway 
Shopping Centre exceeded 10 million in 2013, which is the third consecutive year that this 
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benchmark has been met. Moreover, data provided by Stockport Council’s Town Centre 
Manager reveal that the total annual footfall at Merseyway increased by 5.4 per cent 
between 2010 and 2011, and by 4.2 per cent between 2011 and 2012. 

Accessibility 
4.30	 The Stockport Town Centre Development Prospectus identifies Stockport as a major 

transport hub for all modes and an interchange for local, regional and national 
movements. However, the Prospectus accepts that there are a number of access issues 
that could constrain the growth of the Town centre if not addressed. These include: 

�	 deficiencies in physical infrastructure that make interchange between different 
modes more difficult than it should be, with a particular problem being the 
separation of the bus and rail stations from each other and their separation from the 
rest of the Town Centre by the A6; and 

�	 a concentration of road traffic on the M60 and A6, which generates congestion, delay, 
air quality problems and clusters of personal accidents. 

4.31	 Thus, the Stockport Town Centre Access Package, which is identified as a priority in the 
Greater Manchester Growth and Reform Plan 2014, with an estimated cost of £61m in 
the period 2015/16 to 2018/19, includes the following measures: 

�	 A6 corridor enhancements between Georges Road and Bramhall Lane; 

�	 highway corridor capacity improvements to the east of the Town Centre, comprising 
St Marys Way, Hempshaw Lane and Higher Hillgate; 

�	 targeted corridor improvements to the west of the town centre, comprising King 
Street West, Booth Street and Greek Street; 

�	 a new link road between the A6 and Travis Brow; 

�	 improved access to Stockport rail and bus stations; 

�	 improved access to key development sites and to car parks; 

�	 public realm improvements to Chestergate and Hillgate/Shawcross Street; 
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� bus priority improvements; 

� new and improved pedestrian and cycle routes; and 

� an upgraded signage strategy. 

4.32	 There are also proposals to redevelop the Stockport Interchange, thereby improving the 
quality of the public transport gateway and improving connectivity with the railway 
station. This scheme has also been identified as a priority in the Greater Manchester 
Growth and Reform Plan 2014, and is estimated to cost £37m. The Development 
Prospectus also identifies a need for a Masterplan for the railway station, so that it may 
become an outward-facing and integrated component of Stockport Exchange. 

4.33	 The Greater Manchester Town Centres Project has also identified a need for improved 
connections to the Town Centre’s car parks once off the A60. At present, there are 17 
Council-owned car parks in Stockport with a total capacity of 2,750 public car parking 
spaces. The car parks with the greatest capacity are: ‘Merseyway Car Park’ (835 spaces); 
‘Heaton Lane Multi-Storey’ (798 spaces); ‘Great Egerton Street’ (308 spaces); ‘Newbridge 
Lane’ (200 spaces); ‘Stopford House’ (138 spaces); and ‘Fletcher Street’ (103 spaces). 
Some of the car parks contain CCTV and/or disabled spaces and parent and child spaces. 
There is, however, a shortage of convenient, pay on exit car parks. 

Perception of Safety and Occurrence of Crime 
4.34	 At the time of the Stockport Shopping and Leisure Study in 2009, Stockport was one of 

only 14 Local Authorities out of 150 nationally to receive the top grade for staying safe, 
placing the Council in the top ten per cent of the UK. Indeed, the Home Office identified 
the Safer Stockport Partnership as being one of the top five performing partnerships in 
the country, and the Council’s newsletter of March 2009 identified Stockport as one of 
the safest places to live in Greater Manchester. Moreover, actual crime data for Stockport 
Town Centre during the year 2013 to 2014 reveal 1,347 reported incidents, which is 
similar to the number reported in 2012 to 2013 of 1,313, but represents a significant drop 
from the total number of incidents of crime reported in 2011 to 2012 of 1,542. Thus, the 
latest crime data reveal an encouraging fall of around 13 per cent since 2011/2012. 
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4.35	 Further information on perceptions of safety are recorded in the telephone survey of 
2,000 households undertaken by NEMS in February 2014 for the purposes of this update 
study. NEMS found that 19 per cent of households throughout the overall catchment area 
had visited Stockport Town Centre in the evening in the last 12 months. Of these, 94 per 
cent said they felt safe, with the main reasons for this perception being the well-lit nature 
of the centre, its busyness and the fact that 40 per cent of those who had visited the 
centre in the evening had never seen anything to make them feel unsafe. For the minority 
of respondents who said they felt unsafe in Stockport in the evening (just 6 per cent of 
those who do visit in the evenings), the main reasons were reported to be ‘the quietness 
of the centre’, ‘the lack of street-lighting’ and ‘anti-social/drunken behaviour’. 

State of the Town Centre Environmental Quality 
4.36	 Stockport has a reasonably good standard of environmental quality. There is a lack of 

greenery within the centre, but Stockport is well-maintained, with landscaping and street 
furniture. Moreover, the Town Centre contains a variety of street furniture, including 
hard and soft landscaping, public toilets and traditional seating, which appear to be used 
regularly by shoppers. Paving is a mixture of slabs, block paving and tarmac and is 
generally well-maintained. Shop fronts are generally well looked after, but the high 
proportion of vacant units means that part of the retail stock is in a poor state of repair. 
Nevertheless, the history and special character of the historic shopping area around the 
Underbanks and Market Place creates a unique shopping environment, which is different 
to other town centres within Greater Manchester. 

4.37	 Moreover, it is important to note that the ongoing development at Stockport Exchange, 
Phase 2 of which was granted consent on 16th July 2014, involves a comprehensive 
scheme of access arrangements and public realm works. The proposed pedestrian plaza 
will provide a key area of public realm when exiting the rail station and leading into and 
through to the development to the A6 frontage. The area of public realm will comprise a 
substantial lawned terrace with feature seating and other outdoor space, including 
avenues of trees. Similarly, the emerging proposals for Bridgefield also involve public 
realm improvements, including two public squares on Bridgefield Street and re-routing of 
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bus services, that will promote linkages with the remainder of the Town Centre. 
Moreover, the Council has prepared the Stockport Town Centre Public Realm and Lighting 
Guide, which is a practical guide to the selection, design and layout of materials, street 
furniture and lighting, and which sets quality parameters within which schemes are to be 
designed and implemented. 

Town Centre Rankings 
4.38	 In addition to the NPPG health check indicators, we have looked at trends over time in 

the retail rankings prepared by Venuescore and at the existing rankings by Experian, 
based on estimated comparison goods spend. The Venuescore analysis, which is included 
in the Greater Manchester Towns Data Analysis of September 2012, suggests a steady 
decline in Stockport Town Centre’s national ranking from 78 in 2004 to 118 in 2011. 
Nevertheless, there seems to have been some improvement since 2011, in that 
Venuescore’s 2013 national ranking for Stockport is 103, with the centre ranked as 
number 12 in the regional hierarchy, just below Bury and just above Wigan. 

4.39	 Moreover, Experian’s ranking for Stockport in its RetailScape report of May 2013 places 
Stockport as 7th in the regional retail hierarchy, and above all other centres in Greater 
Manchester other than the City Centre, the Trafford Centre and Bolton (Table 4.6). 
Experian’s ranking is based on estimated comparison goods spend in Stockport Town 
Centre of £521m, which is similar to our own household survey estimate for the 
comparison goods turnover in the Town Centre (including the Peel Centre) of £511m. 
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Table 4.6: Experian’s Retail Ranking, Based on Estimated Comparison Goods Spend

Great Britain 
Rank 

North-West 
Region Rank Retail Centre 

Comparison 
Spend (£m) 

4 1 Manchester Central £1,549m 
17 3 Trafford Centre £992m 
38 4 Bolton £639m 
55 7 Stockport £521m 
105 11 Wigan £343m 
107 12 Bury £341m 
174 19 Oldham £242m 
177 20 Ashton-under-Lyne £234m 
191 22 Macclesfield £222m 
211 23 Rochdale £193m 
448 53 Altrincham £86m 

Overall Conclusion on the NPPG Health Indicators 
4.40	 The NPPG type health check indicators suggest that there has been a decline in the 

overall health and vitality of Stockport Town Centre over the past decade. This decline is 
reflected in: 

�	 a fall in Stockport’s position in the national retail hierarchy in the period 2004 to 2011, 
but with some improvement since 2011; 

�	 a high level of vacancy, particularly in terms of proportion of units, although this 
reflects the small size of vacant units generally available, as well as the effects of the 
recession and the structural changes that have taken place in retailing; and 

�	 a sharp fall in commercial Zone A rents since 2007. 

4.41	 Conversely, however, the Town Centre benefits from a strong diversity in the functions it 
performs as an important civic centre, as an important centre for education and health, 
and as an important office location in the wider South Manchester market. The Town 
Centre also has a number of key strengths in relation to its unique, historic heritage; in 
relation to the successes stimulated by the Portas initiative; and in relation to the way the 
Council and its investment partners have responded to the recession and to the structural 
changes which have taken place in retailing at national and Greater Manchester level. 
There is also an opportunity for Stockport Town Centre to make more advantage of the 
relative affluence of its catchment population, and hence the importance of the initiatives 
outlined in the Town Centre Prospectus (Second Edition). 
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The Greater Manchester Town Centres Project: Concluding Report 
4.42	 The work undertaken on the Greater Manchester Town Centres Project was designed to 

improve the understanding of the risk and opportunities facing Greater Manchester’s 
eight principal town centres (Altrincham, Ashton, Bolton, Bury, Oldham, Rochdale, 
Stockport and Wigan), and to identify the types of solution required to enable the town 
centres to restructure in response to changing consumer demands. 

4.43	 The project team responsible for delivering this work on behalf of the Greater 
Manchester Combined Authority (GMCA) carried out an in-depth baseline analysis of 
each centre; held ‘challenge sessions’ between local decision makers and external 
reviewers; identified key strategic interventions necessary to maximise opportunities in 
each centre; identified schemes closest to becoming viable that can be supported 
through the existing investment framework; and developed common themes on 
challenges to inform a wider investment strategy for Greater Manchester. 

4.44	 The project team reached a number of key conclusions that are common to all of the 
principal town centres in the conurbation, the most important of which is that they are all 
‘…currently facing an unprecedented challenge in terms of their retail role, and will need 
to restructure in the face of changing consumer choices and demands.’ Indeed, in Greater 
Manchester, the effects of the growth of e-commerce, the increasing prominence of the 
regional centre, the presence of large-scale out-of-town facilities like the Trafford Centre 
and Cheadle Royal, and the downturn in retail spending have combined to accentuate the 
lack of scale and limited retail offer in some of the centres. 

4.45	 A key message, therefore, for centres such as Stockport is that: ‘The restructuring and 
shrinkage of traditional town centre retail means we must look to consolidate these town 
centre functions within a smaller footprint whilst attracting a range of other forms of 
activity to drive footfall and bring new customers, visitors and investment’. 

4.46	 Moreover, the evidence from Venuescore suggests that Stockport, along with Rochdale 
and Altrincham, are centres which have fallen in the national rankings, despite the fact 
that Stockport has the largest population of the eight centres within its Primary 
Catchment Area (Table 1 of the GM Town Centres report). Nevertheless, Bolton, Bury and 
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Oldham have all seen growth and the transformation of Bury’s fortunes, in particular, 
reflects the development of the highly successful Rock Shopping Centre, which is 
anchored by Debenhams and M&S, and for which the development finance was secured 
before the full effects of the recession had materialised. 

4.47 The individual report for Stockport identifies number of strengths, including: 

�	 a strong socio-economic profile, with a prosperous Primary Catchment Area; 
�	 excellent regional and national connectivity through the West Coast Mainline and 

motorway network; 
�	 the strength of the South Manchester office market and the existing stock of 

commercial businesses; 
�	 the history and special character of the core around the Underbanks and Market 

Place; and 
�	 the fact that the Council is pursuing a proactive strategy, including the purchase of 

land and buildings. 

4.48 However, the individual report also identifies a number of challenges, including: 

�	 the poor connectivity between different parts of the Town Centre, which is 
exacerbated by topography; 

�	 the lack of an attractive family leisure and food and drink offer, despite the presence 
of a multiplex cinema (Cineworld); 

�	 under-representation of affluent shoppers; 

�	 low-quality office accommodation for a town centre of its size and given the 
advantages of its location in relation to the wider South Manchester office market; 

�	 a failure to attract commuters using the rail station to spend money in other parts of 
the town centre; 

�	 a poor quality and dated built environment in the Merseyway Shopping Centre; 

�	 poor road connections once off the M60 motorway, which makes accessing car 
parking around the town difficult; and 
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Stockport Retail Study Update 

� competition from high-quality out-of-centre retail and leisure developments at 
Cheadle Royal and Handforth Dean, and from out-of-town office locations. 

4.49	 Thus, the vision which is identified for Stockport Town Centre is based on expected 
commercial and office growth which exploits the Town Centre’s size and connectivity, 
whilst sustaining retail by attracting more of Stockport’s affluent catchment and growing 
family leisure offer. The authors consider that there are two key elements to Stockport’s 
distinctiveness, which are its strategic location within the South Manchester office 
market, and the unique historical environment around Underbanks and the Market Place. 
Thus, the Town Centre is seen as having the potential to become a focus for good quality 
office accommodation in a vibrant location and with a level of amenity and differentiation 
that are not available in the out-of-town office parks. 

4.50	 Key projects identified include: 

�	 the office-led mixed-use development at Stockport Exchange (formerly Grand 
Central). 

�	 the relocation of the multiplex cinema to the Bridgefield scheme, which also seeks to 
provide for a range of quality eating and drinking establishments; 

�	 the development of Covent Garden Village as a mixed-tenure residential scheme; and 

�	 the further regeneration of the Underbanks and Market Place. 

4.51	 The project team agreed with the Council’s vision, but offered a number of observations 
in seeking to help to maximise the chances of long-term sustainability. These 
observations include: 

�	 the need to further develop the Town Centre’s identity, building on its history of 
brewing, hatting and transport, and making better use of its historic assets (the 
Market, the Underbanks, the Hatworks, Strawberry Studios, the Air Raid Shelters and 
Plaza Cinema); 

�	 the need to scale up and accelerate the process of supporting the creation of more 
independent businesses in the Underbanks and Market Place, so as to create a critical 
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mass of activity and enable the area to form a more effective link between the office 
quarter and the rest of the Town Centre; 

�	 the need to identify the distinctive office offer emerging at the Stockport Exchange 
(formerly Grand Central) and to persuade more office workers to spend money in the 
Town Centre; 

�	 the need to enhance linkages across the A6, so as to generate a pedestrian circuit 
between Stockport Exchange and the main Town Centre, perhaps involving 
approaches to the Greater Manchester Pension Venture Fund in respect of the future 
of the former Post Office sorting office; 

�	 the need to develop a vibrant evening economy in and around the Plaza and 
Underbanks areas, which would be attractive to families and office workers, in 
parallel with the development of the multiplex and food and drink offer at Bridgefield; 

�	 the need to ensure that the Bridgefield scheme is used to stimulate further 
redevelopment and refurbishment of the Merseyway Shopping Centre and Princes 
Street, with some criticism that the scheme being put forward for Bridgefield at that 
time (in late 2012/early 2013) was too standalone; and 

�	 the need to progress further mixed-tenure residential development at Covent Garden 
Village, so as to complement the regeneration of the Underbanks and Market Place. 

Overall Conclusion in Relation to the Health of Stockport Town Centre 
4.52	 There is no doubt that Stockport Town Centre has lost market share in the all-important 

comparison goods sector over the last decade; this is confirmed by its fall in the national 
rankings and by the household survey undertaken for this update study, which reveals a 
further slight decline in the comparison goods retention level since the time of Drivers 
Jonas’ Stockport Shopping and Leisure Study in 2009. It is clear, therefore, that Stockport 
has experienced some difficulty in recent years, as evidenced by the high rate of 
vacancies and falling rents. 

4.53	 There is, however, every indication that the Town Centre can prosper better in the short 
to medium-term future, building on the Portas initiatives, and in response to the 
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important ongoing and imminent development initiatives at Stockport Exchange, Covent 
Garden and Bridgefield. Moreover, the recently published Town Centre Development 
Prospectus (Second Edition) contains some vitally important initiatives that will improve 
the Town Centre’s overall health, not least the Town Centre Access Package, which has 
been identified as a priority in the Greater Manchester Growth and Reform Plan 2014. 
Thus, whilst Stockport Town Centre has experienced some difficulties in recent years, it 
seems clear that the Council has responded well, and we are optimistic for its future. 
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5	 THE HEALTH OF THE DISTRICT CENTRES 

Introduction 
5.1	 In this Section, we provide an updated assessment of the current health of the Borough’s 

eight District Centres, which are identified under Policy CS6 of the Core Strategy DPD. We 
rely, in particular, on the following sources of information: 

i)	� analysis of the Planning Department’s diversity of uses and vacancy surveys of Spring 
2013 and Spring 2014 and the Town and District Centres Management Team’s data 
showing trends in vacancy from 2003 to 2013; 

ii)	� a survey of 1,282 pedestrians in the District Centres, undertaken by NEMS Market 
Research in April 2014, with a minimum of 150 respondents in each District Centre; 

iii)	� the findings of the telephone survey of households, undertaken by NEMS Market 
Research in February 2014, which enables us to provide retail turnover estimates for 
each of the District Centres; 

iv)	� the work undertaken by Drivers Jonas in preparing the original Stockport Shopping 
and Leisure Study of September 2009; and 

v)	� Experian’s RetailScape centre ranks, published in May 2013, based on estimated 
comparison goods spending in the centres. 

5.2	 In undertaking our assessment of the current health of the Borough’s eight District 
Centres, we have had regard to the health check indicators set out in Paragraph 2b-005-
20140306 of the NPPG, but there is no consistent and reliable information available in 
relation to commercial rents and yields. We give particular weight to the findings of the 
NEMS survey of pedestrians, which enables us to establish customers views on a variety 
of aspects of the District Centres, including: a range of factors relating to their 
retail/leisure /services offer; a range of factors relating to their environmental quality and 
personal safety; and a range of factors relating to their accessibility by a variety of means 
of transport. 
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Retail Turnover Estimates for the District Centres 
5.3	 The findings of the NEMS telephone survey of households, which establish existing 

shopping patterns, are set out in Section 6 of our report. In this Section, we merely report 
the retail turnover estimates derived from the telephone survey, so as to give some 
guidance on the relative scale of turnover of each of the District Centres. Thus, Table 5.1 
sets out the survey-derived estimates of the District Centres’ comparison goods and 
convenience goods retail turnovers, and their overall retail turnovers. 
Table 5.1: Telephone Survey-Derived Estimates of the Retail Turnover of the District Centres 

Name of Centre 

Comparison 
Goods Turnover 
(£m) 

Convenience 
Goods Turnover 
(£m) 

Total Retail 
Turnover (£m) 

Hazel Grove 24.8 86.4 111.2 
Cheadle Hulme 18.0 52.8 70.8 
Cheadle 23.5 21.4 44.9 
Reddish (Houldsworth Square) 3.2 30.4 33.6 
Marple 11.8 14.0 25.8 
Bramhall 18.0 7.0 25.0 
Edgeley 4.2 2.7 6.9 
Romiley 3.8 2.7 6.5 

Source: NEMS Market Research Telephone Survey, February 2014 

5.4	 Table 5.1 shows that Hazel Grove, Cheadle, Cheadle Hulme and Bramhall have the largest 
survey-derived comparison goods turnovers, and that Hazel Grove, Cheadle Hulme and 
Houldsworth Square (Reddish) have the largest convenience goods turnovers. This finding 
reflects the fact that Hazel Grove District Centre has been defined to include the 
Sainsbury’s, ASDA and Aldi supermarkets and M&S Simply Food, with Cheadle Hulme 
incorporating the ASDA and Waitrose supermarkets, and with Houldsworth Square 
(Reddish) incorporating Morrisons. In contrast, Romiley (with a Sainsbury’s Local), 
Edgeley (with a Co-op and Cool Trader) and Bramhall (now with a Sainsbury’s Local) have 
only small supermarkets. Indeed, at the time of the NEMS telephone survey in February 
2014, the Co-op in Bramhall was in the process of being closed and the Sainsbury’s Local 
store did not re-occupy the former Co-op premises until April 2014, so that Bramhall’s 
convenience turnover may have been artificially low at the time of the survey. 
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5.5	 Nevertheless, it is clear that there is a substantial variation in the overall retail turnovers 
of the eight District Centres, with Hazel Grove and Cheadle Hulme being the largest in 
turnover terms, and with Edgeley and Romiley being the smallest. 

Overview of Number of Retail and Service Units in 2013 
5.6	 The Planning Department’s diversity of use survey for Spring 2013 provides information 

which enables us to calculate the number of retail and service traders in each centre, 
based on Goad category definitions and excluding residential units, pubs and Class B1 
office uses. Thus, based on the Goad definitions, the District Centres contained the 
numbers of retail and service units set out in Table 5.2; this shows that Cheadle, Marple 
and Hazel Grove have the highest number of retail and service units, and that Reddish, 
Cheadle Hulme and Romiley have significantly fewer retail and service units than the 
other District Centres. Bramhall and Edgeley have a total number of retail and service 
units which are in line with the average for the eight District Centres. 
Table 5.2: Number of Retail and Service Units in each of the District Centres in 2013 

Bramhall Cheadle 
Cheadle 
Hulme Edgeley 

Hazel 
Grove Marple Reddish Romiley 

Average 
for 8 
District 
Centres 

Convenience 10 15 8 11 10 20 6 8 11 
Comparison 45 57 20 49 61 65 16 36 44 
Service 59 83 51 47 62 65 37 45 56 
Vacant 7 17 11 16 27 22 7 9 15 
Miscellaneous 2 3 2 0 0 2 2 0 1 
Total 123 175 92 123 160 174 68 98 127 

Source: Derived from the Planning Department’s Survey of Spring 2013, using Goad Categories 

5.7	 The final column of Table 5.2 sets out the average number of units in each of the broad 
Goad categories, with service units having the highest level of representation in all of the 
District Centres except Marple, where there is an equal number of comparison goods and 
service traders. Further analysis of diversity of uses and retailer representation is given in 
subsequent sub-sections. 
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Diversity of Uses 
5.8	 Table 5.3 provides a further analysis of the diversity of uses in each of the eight District 

Centres, based on the Council’s survey of Spring 2013, but using Goad categories for the 
individual retail and service operators.Table 5.3 shows a remarkably similar structure 
amongst the eight District Centres, particularly in relation to the broad Goad categories of 
convenience, comparison, services and vacancies. Thus, Table 5.3 shows that: 

�	 Bramhall has a diversity of retail and service use structure which is similar to the 
average for the eight Districts shown in the final column of Table 5.3, but it has a 
significantly lower vacancy rate and a slight over-representation in the services sector, 
particularly in the ‘estate agents’ sub-category; 

�	 Cheadle also has a diversity of retail and service use structure which is similar to the 
average for the eight Districts shown in the final column of Table 5.3, but it has a 
slightly higher proportion of service units than the average for the eight District 
Centres, particularly in the ‘banks and financial services’ sub-sector; 

�	 Cheadle Hulme is significantly under-represented in the comparison goods sector and 
significantly over-represented in the services sector, particularly in terms of 
restaurants/cafés and hairdressers/beauty salons; 

�	 Edgeley has a slightly higher representation in the comparison goods sector than the 
average for the eight District Centres, mainly as a result of some over-representation 
in the DIY and household goods sub-sector, but Edgeley is under-represented in the 
services sector, particularly in relation to banks and restaurants/cafes/take-aways; 

�	 Hazel Grove has a high number of comparison goods retailers, but it is under-
represented in the services sector, particularly in the hairdressing/beauty and 
financial services sub-sectors; 

�	 Houldsworth Square (Reddish) is very significantly under-represented in the 
comparison goods sector, particularly in the women’s clothing and charity shop sub-
sectors, but it is significantly over-represented in the services sector, particularly in 
the hairdressing/beauty and café/restaurant/take-away sub-sectors; 
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Table 5.3: Detailed Analysis of Diversification of use using Goad Categories, based on the Planning Department’s Surveys of Spring 2013 

GOAD Categorisation of Operator No. of 
Units 

% of 
Total 
Units 

Comparison 
with DC 
Average 

No. of 
Units 

% of 
Total 
Units 

Comparison 
with DC 
Average 

No. of 
Units 

% of 
Total 
Units 

Comparison 
with DC 
Average 

No. of 
Units 

% of 
Total 
Units 

Comparison 
with DC 
Average 

No. of 
Units 

% of 
Total 
Units 

Comparison 
with DC 
Average 

No. of 
Units 

% of 
Total 
Units 

Comparison 
with DC 
Average 

No. of 
Units 

% of 
Total 
Units 

Comparison 
with DC 
Average 

No. of 
Units 

% of 
Total 
Units 

Comparison 
with DC 
Average 

No. of 
Units 

% of 
Total 
Units 

G1A Bakers 2 1.6% -0.1% 3 1.7% 0.0% 1 1.1% -0.6% 2 1.6% -0.1% 1 0.6% -1.1% 1 1.5% -0.2% 7 4.0% 2.3% 0 0.0% -1.7% 17 1.7% 
G1B Butchers 2 1.6% 0.6% 2 1.1% 0.2% 1 1.1% 0.1% 0 0.0% -1.0% 0 0.0% -1.0% 1 1.5% 0.5% 2 1.1% 0.2% 2 2.0% 1.1% 10 1.0% 
G1C Greengrocers & fishmongers 2 1.6% 0.4% 3 1.7% 0.5% 1 1.1% -0.1% 2 1.6% 0.4% 1 0.6% -0.6% 0 0.0% -1.2% 2 1.1% 0.0% 1 1.0% -0.2% 12 1.2% 
G1D Grocery and frozen foods 2 1.6% -0.5% 5 2.9% 0.7% 3 3.3% 1.1% 2 1.6% -0.5% 4 2.5% 0.3% 3 4.4% 2.2% 2 1.1% -1.0% 1 1.0% -1.2% 22 2.2% 
G1E Off-licences and home brew 0 0.0% -0.6% 0 0.0% -0.6% 0 0.0% -0.6% 1 0.8% 0.2% 1 0.6% 0.0% 1 1.5% 0.9% 2 1.1% 0.6% 1 1.0% 0.4% 6 0.6% 
G1F Confectioners, tobacconists, newsagents 2 1.6% -0.4% 2 1.1% -0.9% 2 2.2% 0.1% 4 3.3% 1.2% 3 1.9% -0.2% 0 0.0% -2.1% 5 2.9% 0.8% 3 3.1% 1.0% 21 2.1% 

TOTAL 10 8.1% -0.6% 15 8.6% -0.1% 8 8.7% 0.0% 11 8.9% 0.3% 10 6.3% -2.4% 6 8.8% 0.1% 20 11.5% 2.8% 8 8.2% -0.5% 88 8.7% 
Comparison Goods 

G2A Footwear & repair 2 1.6% 0.4% 4 2.3% 1.1% 1 1.1% -0.1% 1 0.8% -0.4% 3 1.9% 0.7% 0 0.0% -1.2% 0 0.0% -1.2% 1 1.0% -0.2% 12 1.2% 
G2B Men's & boys’ wear 2 1.6% 1.2% 0 0.0% -0.4% 0 0.0% -0.4% 0 0.0% -0.4% 1 0.6% 0.2% 0 0.0% -0.4% 1 0.6% 0.2% 0 0.0% -0.4% 4 0.4% 
G2C Women's, girls, children's clothing 5 4.1% 1.0% 4 2.3% -0.8% 3 3.3% 0.2% 3 2.4% -0.6% 5 3.1% 0.1% 0 0.0% -3.1% 9 5.2% 2.1% 2 2.0% -1.0% 31 3.1% 
G2D Mixed and general clothing 0 0.0% -1.2% 1 0.6% -0.6% 0 0.0% -1.2% 3 2.4% 1.3% 1 0.6% -0.6% 0 0.0% -1.2% 4 2.3% 1.1% 3 3.1% 1.9% 12 1.2% 
G2E Furniture, carpets & textiles 5 4.1% -0.1% 8 4.6% 0.4% 3 3.3% -0.9% 7 5.7% 1.5% 3 1.9% -2.3% 3 4.4% 0.3% 8 4.6% 0.5% 5 5.1% 1.0% 42 4.1% 
G2F Booksellers, arts/crafts, stationers/copy bureaux 4 3.3% 0.7% 5 2.9% 0.3% 2 2.2% -0.4% 6 4.9% 2.3% 2 1.3% -1.3% 1 1.5% -1.1% 5 2.9% 0.3% 1 1.0% -1.5% 26 2.6% 
G2G Electrical, home entertainment, telephones and video 1 0.8% -2.0% 8 4.6% 1.7% 0 0.0% -2.9% 4 3.3% 0.4% 8 5.0% 2.1% 3 4.4% 1.5% 3 1.7% -1.1% 2 2.0% -0.8% 29 2.9% 
G2H DIY, hardware & household goods 2 1.6% -1.1% 0 0.0% -2.8% 2 2.2% -0.6% 7 5.7% 2.9% 6 3.8% 1.0% 2 2.9% 0.2% 6 3.4% 0.7% 3 3.1% 0.3% 28 2.8% 
G2I Gifts, china, glass and leather goods 0 0.0% -0.7% 2 1.1% 0.5% 2 2.2% 1.5% 0 0.0% -0.7% 1 0.6% -0.1% 0 0.0% -0.7% 1 0.6% -0.1% 1 1.0% 0.3% 7 0.7% 
G2J Cars, motorcycles & motor accessories 2 1.6% -0.8% 0 0.0% -2.5% 1 1.1% -1.4% 3 2.4% 0.0% 10 6.3% 3.8% 0 0.0% -2.5% 6 3.4% 1.0% 3 3.1% 0.6% 25 2.5% 
G2K Chemists, toiletries & opticians 7 5.7% 1.9% 8 4.6% 0.8% 2 2.2% -1.6% 3 2.4% -1.3% 6 3.8% 0.0% 2 2.9% -0.8% 7 4.0% 0.3% 3 3.1% -0.7% 38 3.8% 
G2L Variety, department & catalogue showrooms 1 0.8% -0.2% 1 0.6% -0.4% 0 0.0% -1.0% 0 0.0% -1.0% 5 3.1% 2.1% 1 1.5% 0.5% 1 0.6% -0.4% 1 1.0% 0.0% 10 1.0% 
G2M Florists and gardens 1 0.8% -0.2% 3 1.7% 0.7% 1 1.1% 0.1% 0 0.0% -1.0% 1 0.6% -0.4% 2 2.9% 2.0% 1 0.6% -0.4% 1 1.0% 0.0% 10 1.0% 
G2N Sports, toys, cycles and hobbies 3 2.4% 1.4% 0 0.0% -1.1% 0 0.0% -1.1% 2 1.6% 0.5% 2 1.3% 0.2% 0 0.0% -1.1% 2 1.1% 0.1% 2 2.0% 1.0% 11 1.1% 
G2O Jewellers, clocks & repair 3 2.4% 1.1% 3 1.7% 0.3% 0 0.0% -1.4% 2 1.6% 0.2% 1 0.6% -0.8% 1 1.5% 0.1% 3 1.7% 0.3% 1 1.0% -0.4% 14 1.4% 
G2P Charity shops, pets and other comparison 7 5.7% 0.8% 10 5.7% 0.8% 3 3.3% -1.7% 8 6.5% 1.6% 6 3.8% -1.2% 1 1.5% -3.5% 8 4.6% -0.3% 7 7.1% 2.2% 50 4.9% 

TOTAL 45 36.6% 2.1% 57 32.6% -1.9% 20 21.7% -12.7% 49 39.8% 5.4% 61 38.1% 3.7% 16 23.5% -10.9% 65 37.4% 2.9% 36 36.7% 2.3% 349 34.5% 
Service Uses 

G3A Restaurants, cafes, coffee bars, fast food & take-aways 20 16.3% -0.3% 25 14.3% -2.3% 19 20.7% 4.1% 18 14.6% -2.0% 29 18.1% 1.5% 13 19.1% 2.5% 26 14.9% -1.6% 18 18.4% 1.8% 168 16.6% 
G3B Hairdressers, beauty parlours & health centres 16 13.0% -2.0% 29 16.6% 1.6% 16 17.4% 2.4% 18 14.6% -0.4% 18 11.3% -3.8% 14 20.6% 5.6% 25 14.4% -0.6% 16 16.3% 1.3% 152 15.0% 
G3C Laundries & drycleaners 2 1.6% 0.6% 0 0.0% -1.0% 3 3.3% 2.3% 1 0.8% -0.2% 1 0.6% -0.4% 0 0.0% -1.0% 3 1.7% 0.7% 0 0.0% -1.0% 10 1.0% 
G3D Travel agents 2 1.6% 0.3% 2 1.1% -0.1% 2 2.2% 0.9% 1 0.8% -0.5% 2 1.3% 0.0% 0 0.0% -1.3% 2 1.1% -0.1% 2 2.0% 0.8% 13 1.3% 
G3E Banks & financial services (incl. accountants) 8 6.5% 0.9% 18 10.3% 4.7% 6 6.5% 0.9% 4 3.3% -2.4% 4 2.5% -3.1% 5 7.4% 1.7% 4 2.3% -3.3% 8 8.2% 2.5% 57 5.6% 
G3F Building societies 2 1.6% 0.8% 1 0.6% -0.2% 1 1.1% 0.3% 1 0.8% 0.0% 1 0.6% -0.2% 1 1.5% 0.7% 1 0.6% -0.2% 0 0.0% -0.8% 8 0.8% 
G3G Estate agents & auctioneers 9 7.3% 3.3% 8 4.6% 0.5% 4 4.3% 0.3% 4 3.3% -0.8% 7 4.4% 0.3% 4 5.9% 1.8% 4 2.3% -1.7% 1 1.0% -3.0% 41 4.0% 

TOTAL 59 48.0% 3.6% 83 47.4% 3.1% 51 55.4% 11.1% 47 38.2% -6.1% 62 38.8% -5.6% 37 54.4% 10.1% 65 37.4% -7.0% 45 45.9% 1.6% 449 44.3% 
Miscellaneous Uses 

G4A Employment, careers, Post Offices and information 2 1.6% 0.5% 3 1.7% 0.6% 2 2.2% 1.1% 0 0.0% -1.1% 0 0.0% -1.1% 2 2.9% 1.9% 2 1.1% 0.1% 0 0.0% -1.1% 11 1.1% 
G4B Vacant units (all categories) 7 5.7% -5.8% 17 9.7% -1.7% 11 12.0% 0.5% 16 13.0% 1.6% 27 16.9% 5.4% 7 10.3% -1.2% 22 12.6% 1.2% 9 9.2% -2.3% 116 11.5% 

TOTAL 9 7.3% -5.2% 20 11.4% -1.1% 13 14.1% 1.6% 16 13.0% 0.5% 27 16.9% 4.3% 9 13.2% 0.7% 24 13.8% 1.3% 9 9.2% -3.4% 127 12.5% 
GRAND TOTAL FOR CATEGORISED UNITS 123 100.0% 175 100.0% 92 100.0% 123 100.0% 160 100.0% 68 100.0% 174 100.0% 98 100.0% 1,013 100.0% 

District Centres 
Combined 

GOAD 
Code 

Bramhall Cheadle Cheadle Hulme Edgeley Hazel Grove Houldsworth Square (Reddish) Marple Romiley 

Convenience Goods 

Colour Code: Yellow to Red = under-representation compared to average for the eight District Centres, Light Green to Dark Green = over-representation compared to the average for the eight District Centres 
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•	 Marple has the highest number of convenience goods retailers of any of the District 
Centres, perhaps reflecting the absence of a large supermarket, and Marple also has 
over-representation in the comparison goods sector, so that it is only in the services 
sector where it is under-represented compared to the average for the eight District 
Centres, mainly as a result of a relatively low number of banks and financial services 
operators; and that 

•	 Romiley has a diversity of retail and service use structure which is similar to the 
average for the eight Districts shown in the final column of Table 5.3, but has fewer 
vacancies than most of the other District Centres and only one estate agent. 

Retailer Representation 
Bramhall 

5.9	 Retailer representation in the convenience sector in Bramhall includes Sainsbury’s Local 
(which took over from the Co-op foodstore in the Precinct in April 2014), Tesco Express, 
Greggs and a range of independents, including a baker, two butchers, a fishmonger, a 
greengrocer, a sweetshop and a newsagent. In the comparison goods sector, multiple 
retailer representation includes Boots, Boots Opticians, Superdrug, Oxfam, Cancer 
Research UK and Age UK. There is also a good range of restaurants and coffee shops 
(including Beluga, Costa Coffee, Pizza Express and Piccolino’s) and a good range of 
hairdressers/beauty parlour operators. 

Cheadle 
5.10	 Cheadle has strong retailer representation in the convenience goods sector, including a 

Sainsbury’s Local, a Tesco Express, Iceland, a Co-op, Quality Save, Greenhalghs and 
Greggs, and a range of independents, which include two butchers, two greengrocers, a 
fishmonger, a tobacconist and a newsagent. In the comparison goods sector, retailer 
representation includes Boots, Boots Opticians, Lloyds Pharmacy, Superdrug and 
Carphone Warehouse. The independent comparison traders include strong 
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representation in the furniture/carpets/textiles sector and in the electrical sector. There 
are, however, a high number of charity shops. 

5.11	 Cheadle also benefits from a good range of restaurant and coffee shop operators, 
including Costa Coffee, Pizza Express and some good quality independents offering a 
variety of international cuisine. Cheadle also has a good range of hairdressers and beauty 
parlours, and representation by all the leading banks. 

Cheadle Hulme 
5.12	 Cheadle Hulme’s convenience sector offer includes Waitrose, ASDA and Tesco Express 

and a limited number of independents, including a baker, a butcher, a greengrocer and 
two newsagents. Retailer representation in the comparison goods sector in Cheadle 
Hulme is, however, very limited, with fewer comparison retailers than in any other 
District Centre except Houldsworth Square, and there are no major national multiples. 
However, as with other centre in the south-western part of the Borough, Cheadle Hulme 
has a good range of restaurants and operators in the hair and beauty sector. 

Edgeley 
5.13	 Retailer representation in the convenience sector in Edgeley is quite limited, with the Co-

op being the principal supermarket, and with other multiple representation in the 
convenience sector limited to Greggs, Sayers and Bargain Booze. There is also a Cool 
Trader store which is understood to have been acquired by Heron Frozen Foods. There 
are two greengrocers, but no butchers or fishmongers. In the comparison goods sector, 
the emphasis seems to be on bargain hardware and furniture stores and there are very 
few national multiples, other than Boots and Home Bargains. There are a lot of take-
aways and five cafés in Edgeley, but the sit-down restaurant offer is limited to Chilli 
Massalla Indian Restaurant. The rest of the service sector is dominated by hairdressers 
and beauty operators. 
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Hazel Grove 
5.14	 Hazel Grove benefits from representation from a number of multiple traders in the 

convenience sector, including a Sainsbury’s superstore and supermarkets operated by 
ASDA, Aldi and M&S Simply Food. However, there is only one baker, one greengrocer and 
no butcher or fishmonger, perhaps reflecting the competition from so many 
supermarkets. Multiple representation in the comparison goods sector is limited and the 
comparison goods offer is skewed towards a range of electrical, hardware and car repair 
businesses, which are generally at the lower end of the market. In the services sector, 
there are 29 restaurant and take-away operators, but again skewed toward the budget 
end of the market. 

Houldsworth Square (Reddish) 
5.15	 The convenience sector in Houldsworth Square (Reddish) is dominated by Morrisons, 

with just four independent convenience traders and a Co-op Late Shop. Houldsworth 
Square also has a very limited comparison goods offer. Co-op Pharmacy appears to be the 
only multiple and the comparison offer is skewed towards independent traders in the 
electrical and furniture/textiles sectors. There is an over-representation of service 
operators, but these are heavily skewed towards the hairdresser/beauty and take-away 
sub-sectors, with three cafés and just one restaurant operator. Thus, Houldsworth Square 
is completely dominated by Morrisons, and otherwise has a very weak retail offer. 

Marple 
5.16	 Marple has the highest number of retail operators in the convenience goods sector of any 

of the District Centres. Thus, whilst multiple supermarket representation is limited to the 
Co-op and Iceland, there are many independent traders, including seven bakers, two 
butchers, two greengrocers, two off-licenses and a range of confectioners and 
newsagents. Moreover, the redevelopment of the Chadwick Street Car Park would rectify 
the deficiency of a medium-sized supermarket, provided the necessary land assembly can 
be achieved and an operator secured. 
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5.17	 Marple also has the highest representation of comparison goods retailers of all the 
District Centres, with multiples including M & Co, Co-op Pharmacy, Superdrug and Boots. 
However, Marple also has a range of quality independent traders, particularly in the 
women’s and girls’ clothing and general clothing sectors, and in the 
furniture/carpets/textiles sector. There is also a good range of DIY/hardware stores, 
chemists, and jewellers. Thus, although Marple lacks a large supermarket operator, it 
probably has a better retail representation overall than of all of the District Centres. 

5.18	 Marple also has an excellent range of restaurants, cafés and take-aways, and many 
hairdressers and beauty parlour operators. Marple also benefits from better leisure 
facilities than most of the District Centres, and has a cinema and a swimming pool/gym 
facility. Marple is also distinct in having a number of dentists and other operators in the 
healthcare sector, including an osteopath, a chiropractor, a physiotherapy clinic and a 
doctor’s surgery. 

Romiley 
5.19	 Romiley’s convenience sector offer is anchored by the Sainsbury’s Local supermarket at 

the Precinct, but there are also a range of independent operators, including two butchers, 
a greengrocer, an off-license and three newsagents. Romiley’s comparison sector is 
dominated by independent stores, with significant representation in the furniture/carpets 
and hardware sectors, and with a number of specialist clothing operators. In the services 
sector, there is a reasonable range of restaurant and take-away operators serving a 
variety of international cuisines, and, in common with most of the other District Centres, 
there is a wide choice of hairdressers and beauty parlour operators. Romiley also has a 
theatre (the Romiley Forum). 

Proportion of Vacant Street-Level Property 
5.20	 Table 5.4 and Figure 5.1 set out the ten year trend in vacancies in the District Centres 

from January 2003 to April 2013, based on the Council’s Town and District Centre 
Management Team surveys. The Management Team uses different spatial definitions to 
the Planning Department, so care must be taken in comparing the two data sets. 
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Table 5.4: Change in the Proportion of Vacant Units within the District Centres between 2003 and 2013 
Proportion of Vacant Units (%) Percentage Points 

Change 03-13 Jan-03 Jan-04 Jan-05 Jan-06 Jan-07 Jan-08 Jan-09 Mar-10 Mar-11 Mar-12 Apr-13 
Bramhall 8.6 4.0 8.6 3.2 4.3 5.9 4.3 5.9 4.3 4.3 4.3 -4.3 
Cheadle 12.9 14.7 4.7 6.0 8.0 6.0 11.0 11.0 14.0 13.0 12.0 -0.9 
Cheadle Hulme 4.9 5.6 7.0 4.2 4.3 2.9 4.3 5.8 7.4 8.8 8.8 3.9 
Edgeley 23.6 19.3 21.0 26.3 23.7 17.0 20.0 16.2 14.0 7.4 9.6 -14.0 
Hazel Grove 17.1 9.1 10.0 12.0 12.0 13.6 12.6 13.3 13.9 12.4 11.4 -5.7 
Houldsworth Square (Reddish) 2.6 3.8 5.0 6.5 5.0 12.0 10.4 15.6 18.2 16.9 9.1 6.5 
Marple 3.5 6.5 5.0 4.5 6.5 5.1 4.5 9.5 9.1 10.7 10.7 7.2 
Romiley 11.5 6.2 1.7 5.3 9.9 5.7 11.4 7.1 10.7 9.8 8.0 -3.5 
AVERAGE 10.6 8.7 7.9 8.5 9.2 8.5 9.8 10.6 11.5 10.4 9.2 -1.4 

Source: The Town and District Management Teams Surveys 
Figure 5.1: Change in the Average Proportion of Vacant Units within the Eight District Centres in Aggregate between 2003 and 2013 
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5.21	 Nevertheless, the Management Team data is useful in establishing trends, in that its 
surveys have been undertaken on a consistent basis for a considerable period of time. 
Thus, the Management Team surveys show that the average vacancy rate for the eight 
District Centres, in aggregate, dropped between January 2003 and January 2005 and 
remained at a reasonably low level until the recession commenced in 2008. The average 
vacancy rate then rose to reach a peak of 11.5 per cent in January 2011, prior to falling to 
9.2 per cent in April 2013. Thus, the average vacancy rate for the eight District Centres is 
almost identical to the average vacancy rate of 9.0 per cent for Small Towns with less 
than 200 retail units, as revealed in LDC’s Vacancy Report for 2013. 

5.22	 Table 5.4 suggests that vacancies have increased quite substantially in Marple and 
Houldsworth Square since 2003, and to a lesser extent in Cheadle Hulme. Conversely, the 
data suggest a very substantial fall in the proportion of vacant units in Edgeley District 
Centre, with vacancies in Edgeley halving since January 2009. There also appears to have 
been falls in the proportion of vacant units in Hazel Grove, Bramhall and Romiley. 

5.23	 The Planning Department’s surveys undertaken in the Spring of 2012, 2013 and 2014 
provide an alternative source of information on ground floor vacancies in the District 
Centres. Table 5.5 shows that the number and proportion of ground floor vacancies in 
Hazel Grove is significantly higher than for the other District Centres and that there has 
been no sign of material improvement since 2012. The absolute number of vacant units 
has also been quite high in Marple, Cheadle and Edgeley, but the proportion of vacant 
units in these centres in 2014 were all below 9 per cent. The Centre which has seen the 
biggest gain in vacancies over the past 12 months has been Bramhall (+5), and the centres 
with the most significant reductions in vacancies over the past 12 months have been 
Marple (-4), Cheadle Hulme (-3) and Edgeley (-3). 
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Table 5.5: Planning Department's Survey of Vacancies in the District Centres

2012 2013 2014 Change 2013 to 2014 

Centres No. % No. % No. % No. 
% points 
change 

Bramhall N/A N/A 7 4.6 12 7.8 5 3.2 
Cheadle N/A 9.8 17 8.7 16 8.2 -1 -0.5 
Cheadle Hulme N/A N/A 11 8.5 8 6.3 -3 -2.2 
Edgeley N/A 8.2 16 10.7 13 8.7 -3 -2.0 
Hazel Grove N/A 12.6 27 11.8 28 12.4 1 0.6 
Houldsworth Square
(Reddish) N/A 14.3 7 8.3 5 6.0 -2 -2.3 
Marple N/A N/A 22 8.6 18 7.1 -4 -1.5 
Romiley N/A 9.2 9 7.4 9 7.4 0 0.0 
Average for the 8 N/A N/A 15 8.6 14 8.0 -1 -0.6 

The Findings of the Surveys of Pedestrians 
Introduction 

5.24	 The other important health check indicators identified in the NPPG, other than 
commercial yields and rents (which are no longer supplied by the Valuation Office), relate 
to such matters as accessibility, perceptions of safety and state of the town centre’s 
environmental quality, all of which are matters which are addressed in the survey of 
pedestrians undertaken by NEMS Market Research in April 2014. In total, NEMS 
interviewed 1,282 pedestrians in the eight District Centres, with a minimum of 150 
respondents in each centre. 

5.25	 The questionnaire utilised in the survey is reproduced in Volume 2 of our report, which 
also contains the Excel database of all of the survey findings. In this main report, we 
focus, in particular, on the visitor satisfaction ratings in relation to a number of factors 
relating to the retail/leisure/services offer in each of the centres; a range of factors 
relating to their environmental quality and perceptions of personal safety; and a range of 
factors relating to accessibility by a variety of means of travel. We start, however, with a 
resume of the findings in relation to: mode of travel to the centre; likes, dislikes and 
suggestions for improvement; and identification of the food, non-food and leisure 
facilities which are said to be lacking in the centres. 
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Mode of Travel 
5.26 There is a significant variation across the centres in terms of mode of travel for visitors, 

whether expressed as a proportion of trips to the centre, or as a proportion of people 
visiting the centre8. Some variation is to be expected, given the variation of car ownership 
and wealth in the catchment areas of each of the centres. In particular, we note the 2001 
Census finding that shows high proportions of households with no car in the Wards 
nearest to Edgeley and Reddish (Houldsworth Square) District Centres, and low 
proportions of households with no car in the Wards closest to Bramhall and Cheadle 
Hulme District Centres. Thus, the pedestrian survey confirms (Tables 5.6 and 5.7) that: 

�	 Cheadle Hulme district centre is the centre most reliant on car-borne customers, with 
73 per cent of trips to the centre being by car/taxi, and with 87 per cent of visitors to 
the centre relying on the car/taxi mode, reflecting the affluence of the area and the 
presence of two main supermarkets (Waitrose and ASDA). 

�	 Bramhall is also heavily reliant on car-borne customers, with 67 per cent of trips by 
car/taxi and with 79 per cent of visitors to the centre also reliant on the car/taxi 
mode, again reflecting the affluence of its catchment area and with car parking 
located centrally within the centre. 

�	 Edgeley District Centre is the centre that is most reliant on walk-in patronage, with 56 
per cent of trips being by foot and with 27 per cent of visitors representing walk-in 
patronage. This is perhaps not surprising, given the lower levels of car ownership in 
Edgeley and the pockets of multiple deprivation that exist close to the centre. 
Moreover, there is some high density residential development surrounding the 
District Centre (flats and terraced housing), which encourages walk-in trade, 
particularly since the centre is partly pedestrianised. 

8 If Person A visits a town centre 5 times per week and Person B visits once per week, then Person A is 5 times more 
likely to be interviewed in a pedestrian survey than Person B. Thus, the unweighted findings become a sample of 
trips to the centre. In order to express the findings as a proportion of people who visit the centre, the results need to 
be weighted by the inverse of the frequency of visit. For mode of travel, both weighted and unweighted results are 
relevant, but for all other questions we utilise the unweighted results, which express the findings as a proportion of 
respondents. 
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�	 Cheadle, Reddish and Romiley also have a relatively high proportion of walk-in trade, 
particularly in terms of trips to the centre, and Reddish and Cheadle have a higher 
proportion of people visiting the centre by bus than all other centres except Marple. 

�	 Marple district centre is most reliant on public transport, with the bus mode 
accounting for 18 per cent of trips and 22 per cent of visitors. 

�	 Hazel Grove has the second highest proportion of trips to the centre by bus, at 13 per 
cent, and also has a reasonable amount of walk-in trade. These findings may reflect 
the fact that car parking provision in Hazel Grove is restricted on the A6 and on side-
streets, and the fact that Hazel Grove lies in an Integrated Transport Corridor, with 
high frequency bus routes. 

Table 5.6: Mode of Travel to Centre (% of Trips) 
Centre Car/Van Bus Rail Taxi Bicycle Walk Other Total 
Bramhall 66 5 0 1 1 27 0 100 
Cheadle 48 10 1 0 1 40 0 100 
Cheadle Hulme 73 4 0 0 1 20 2 100 
Edgeley 29 10 1 1 0 56 3 100 
Hazel Grove 54 13 1 0 0 31 1 100 
Marple 56 18 0 2 1 22 1 100 
Reddish 
(Houldsworth Square) 51 9 0 0 1 39 0 100 

Romiley 47 7 4 2 1 39 0 100 

Table 5.7: Mode of Travel to Centre (% of People)

Centre Car/Van Bus Rail Taxi Bicycle Walk Other Total 
Bramhall 77 4 0 2 0 17 0 100 
Cheadle 58 11 0 0 3 27 1 100 
Cheadle Hulme 87 5 0 0 0 6 2 100 
Edgeley 60 8 4 1 0 27 0 100 
Hazel Grove 64 7 0 0 0 23 6 100 
Marple 62 22 0 1 1 14 0 100 
Reddish 
(Houldsworth Square) 54 15 0 0 2 29 0 100 

Romiley 64 9 4 2 0 19 1 100 

Frequency of Visits to Centre for Any Purpose 
5.27	 Table 5.8 records the frequency of visits to each centre for any purpose. The most 

frequently visited centres are Romiley, Edgeley, Reddish and Marple. These are the 
centres that are more reliant on public transport and walk-in trade. Moreover, residents 
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of Edgeley and Reddish have lower incomes and lower car ownership levels promoting 
the need for more frequent, but smaller shopping trips. 
Table 5.8: Frequency of Visits to Centre – for Any Purpose (% of Trips) 

Centre Everyday 
At least 4 

times a 
week 

2 to 3 
days a
week 

1 day a
week 

Once or 
twice a 
month 

Less than 
once a 
month 

First Time Total 

Bramhall 13 11 45 19 6 3 2 100 
Cheadle 21 9 28 27 14 1 1 100 
Cheadle Hulme 7 15 34 17 16 8 2 100 
Edgeley 24 19 37 8 9 3 1 100 
Hazel Grove 20 16 33 22 8 1 1 100 
Marple 24 17 41 12 3 3 1 100 
Reddish 
(Houldsworth Square) 24 20 31 21 3 0 1 100 

Romiley 27 24 28 15 3 1 1 100 

Main Purpose of Visit 
5.28	 The pedestrian survey asked about the main purpose of visit on the day of the survey and 

the top five responses for each centre are as set out in Table 5.9. Food and grocery 
shopping is the main purpose of visits for each of the eight centres. Visiting the centre for 
personal services is the second most frequently cited main purpose in five of the district 
centres. For Edgeley, buying non-food goods was the second most frequently cited 
purpose; for Bramhall, ‘to meet somebody’ was the second most frequently cited 
purpose; and in Hazel Grove, ‘work’ was the second most frequently cited purpose. 
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Table 5.9: Main Purpose of Visit to Centre (% of trips)


Top 5 Responses - % of Total Responses in Each Centre 
Centre 1 2 3 4 5 

Bramhall 
To buy food and 

groceries 
(46%) 

To meet someone 
(23%) 

To buy non-food 
goods 
(9%) 

To use a health 
service 

(5%) 
To eat out 

(5%) 

Cheadle 
To buy food and 

groceries 
(34%) 

For personal 
services 

(21%) 

To buy non-food 
goods
(16%) 

Work (9%) 
To use a health 

service 
(5%) 

Cheadle Hulme 
To buy food and 

groceries 
(60%) 

For personal 
services 

(12%) 
Work 
(8%) 

For drinks 
(4%) 

To use a health 
service 

(3%) 

Edgeley 
To buy food and 

groceries 
(44%) 

To buy non-food 
goods 
(22%) 

For personal 
services 

(15%) 

For window 
shopping 

(6%) 
Work 
(3%) 

Hazel Grove 
To buy food and 

groceries 
(60%) 

Work 
(10%) 

For personal 
services 

(9%) 

To buy non-food 
goods 
(7%) 

For window 
shopping 

(5%) 

Marple 
To buy food and 

groceries 
(47%) 

For personal 
services 

(18%) 

To buy non-food 
goods 
(10%) 

Work 
(9%) 

To eat out 
(3%) 

Reddish 
(Houldsworth Square) 

To buy food and 
groceries 

(78%) 

For personal 
services 

(12%) 

To buy non-food 
goods 
(3%) 

Work 
(3%) 

To meet someone 
(2%) 

Romiley 
To buy food and 

groceries 
(32%) 

For personal 
services 

(28%) 

To buy non-food 
goods 
(11%) 

Work 
(11%) 

To meet someone 
(5%) 

Like, Dislikes and Suggestions for Improvement 
5.29	 The pedestrian survey also canvassed customers’ likes, dislikes and suggestions for 

improvements in each of the centres and the findings are set out in Tables 5.10 to 5.17, 
respectively. 

5.30	 In Bramhall (Table 5.10), the most frequently cites ‘likes’ are proximity ‘near to 
home/convenient’, ‘feels safe’, ‘parking is cheap’, ‘not too crowded’ and ‘good 
choice/quality of independent shops’. It is noteworthy that over two-thirds of 
respondents were unable to cite any particular ‘dislike’ in Bramhall and the most 
frequently cited suggesting for improvement were: ‘more parking’, ‘better choice/quality 
of independent shops’ and ‘more shelter from wind and rain’. 
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Table 5.10: Bramhall District Centre - Likes, Dislikes and Suggestions for Improvement

Aspects most liked in Bramhall District Centre 

Rank Factor 
Proportion

of Trips
(%) 

1 Near to home/convenient 46 
2 Feels safe 15 
3 Parking is cheap 14 
4 Not too crowded 12 
5 Good choice/quality of independent shops 11 
6 Parking is easy 9 
7 Like everything 8 
8 General cleanliness of streets 7 

Aspects most disliked in Bramhall District Centre 

Rank Factor 
Proportion

of Trips
(%) 

1 Nothing in particular 68 
2 Difficulties in parking 11 
3 Everything 5 

How could Bramhall best be Improved? 

Rank Factor 
Proportion

of Trips
(%) 

1 Don’t know/none mentioned 50 
2 More parking 25 
3 Better choice/quality of independent shops 7 
4 More shelter from wind/rain 5 

5.31	 In Cheadle (Table 5.11), the most frequently cited ‘likes’ were: ‘near to 
home/convenient’, ‘good choice/quality of independent shops’, ‘good range of financial, 
legal and personal services’, ‘good range of places to eat and drink’ and 
‘character/atmosphere’. The most frequently cited ‘dislikes’ were ‘difficulties in parking’, 
‘too many charity shops’ and ‘heavy traffic’. The most frequently cited suggestions for 
improvement were: ‘more parking’, ‘better choice/quality of independent shops’ and 
‘more non-food multiple stores’. 
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Table 5.11: Cheadle District Centre - Likes, Dislikes and Suggestions for Improvement

Aspects most liked in Cheadle District Centre 

Rank Factor 
Proportion

of Trips
(%) 

1 Near to home/convenient 53 
2 Good choice/quality of independent shops 33 
3 Good range of financial, legal and personal services 8 
4 Good range of places to eat and drink 7 
5 Character/atmosphere 7 
6 Good choice/quality/size of supermarkets 7 
7 Good choice/quality of non-food multiple stores 6 
8 I like everything 6 
9 Community feel/friendly 5 

Aspects most disliked in Cheadle District Centre 

Rank Factor 
Proportion

of Trips
(%) 

1 Nothing in particular 33 
2 Difficulties in parking 17 
3 Too many charity shops 15 
4 Heavy traffic 12 
5 Lack of choice/poor quality of independent shops 6 
6 Lack of choice/poor quality of non-food multiple stores 6 

How could Cheadle best be Improved? 

Rank Factor 
Proportion

of Trips
(%) 

1 Don’t know/none mentioned 28 
2 More parking 17 
3 Better choice/quality of independent shops 15 
4 More non-food multiple stores 10 
5 Less traffic 5 

5.32 In Cheadle Hulme (Table 5.12), the most frequently cited ‘likes’ were ‘near to 

home/convenient’, ‘feels safe’, ‘everything’, ‘pedestrian friendly’ and ‘parking is easy’.
�
Almost half of respondents were unable to cite any particular ‘dislike’ in Cheadle Hulme. 
Those that did, cited ‘lack of choice/poor quality of independent shops’, ‘lack of 
choice/poor quality of non-food multiple stores’, ‘choice/quality of shops in general is 
inadequate’ and ‘too many empty shops’. Thus, the most frequently cited suggesting for 
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improvement were: ‘better choice/quality of independent shops’, ‘better choice/quality 
of shops in general’ and ‘more non-food multiple stores’. 
Table 5.12: Cheadle Hulme District Centre - Likes, Dislikes and Suggestions for Improvement 
Aspects most liked in Cheadle Hulme District Centre 

Rank Factor 
Proportion

of Trips
(%) 

1 Near to home/convenient 60 
2 Feels safe 15 
3 Everything 15 
4 Pedestrian friendly 14 
5 Parking is easy 11 
6 Good range of places to eat and drink 10 
7 Good choice/quality of independent shops 8 

Aspects most disliked in Cheadle Hulme District Centre 

Rank Factor 
Proportion

of Trips
(%) 

1 Nothing in particular 47 
2 Lack of choice/poor quality of independent shops 17 
3 Lack of choice/poor quality of non-food multiple stores 8 
4 Choice/quality of shops in general is inadequate 8 
5 Too many empty shops 8 

How could Cheadle Hulme best be Improved? 

Rank Factor 
Proportion

of Trips
(%) 

1 Don’t know/none mentioned 33 
2 Better choice/quality of independent shops 25 
3 Better choice/quality of shops in general 15 
4 More non-food multiple stores 13 
5 Other 6 
6 More/better eating and drinking facilities 5 

5.33	 In Edgeley (Table 5.13) the most frequently cited ‘likes’ were: ‘near to home/convenient’, 
‘good choice/quality of independent shops’, ‘good ranges of places to eat and drink’ and 
‘not too crowded’. As with Cheadle Hulme, almost half of respondents were unable to 
cite any particular ‘dislike’ in Edgeley. Cited ‘dislikes’ included ‘feels unsafe’, ‘lack of 
choice/poor quality of independent shops’, ‘dirty streets’ and ‘lack of choice/poor quality 
of supermarkets’. Common improvement suggestions were: ‘improve the appearance of 
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the buildings and landscaping’, ‘better choice/quality of independent shops’, ‘better 
choice/quality of shops in general’ and ‘bigger/better supermarket’. 
Table 5.13: Edgeley District Centre - Likes, Dislikes and Suggestions for Improvement 
Aspects most liked in Edgeley District Centre 

Rank Factor 
Proportion

of Trips
(%) 

1 Near to home/convenient 60 
2 Good choice/quality of independent shops 26 
3 Good range of places to eat and drink 18 
4 Not too crowded 18 
5 Good range of financial, legal and personal services 14 
6 Quality of shops in general 14 
7 Parking is easy 13 
8 Pedestrian-friendly 8 
9 Nothing in particular 8 
10 Good accessibility by bus 7 

Aspects most disliked in Edgeley District Centre 

Rank Factor 
Proportion

of Trips
(%) 

1 Nothing in particular 47 
2 Feels unsafe 12 
3 Lack of choice/poor quality of independent shops 12 
4 Dirty streets 10 
5 Lack of choice/poor quality of supermarkets 8 
6 Lack of choice/poor quality of non-food multiple stores 7 
7 Choice/quality of shops is general is inadequate 7 

How could Edgeley best be Improved? 

Rank Factor 
Proportion

of Trips
(%) 

1 Don’t know/none mentioned 30 
2 Improve the appearance of the buildings and landscaping 21 
3 Better choice/quality of independent shops 14 
4 Better choice/quality of shops in general 12 
5 Bigger/better supermarket 10 
6 Improve street furniture/floral displays 9 
7 Improve security measures/policing 9 

5.34 In Hazel Grove (Table 5.14) the most frequently cited ‘likes’ were: ‘near to 
home/convenient’, ‘nothing in particular’, ‘good choice/quality/size of supermarkets’, 
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‘everything’ and ‘good choice/quality of independent shops’. More than a third of 
respondents were unable to cite any particular ‘dislike’ in Hazel Grove. Conversely, the 
most common ‘dislikes’ included ‘heavy traffic’, ‘the A6’ and ‘difficulties in parking’. The 
most frequently cited suggestions for improvement were: ‘more parking/make more car 
friendly’, ‘improve the appearance of the buildings and landscaping’, ‘more non-food 
multiple stores’, ‘better choice/quality of independent stores’ and ‘a bypass/less traffic’. 
Table 5.14: Hazel Grove District Centre - Likes, Dislikes and Suggestions for Improvement 
Aspects most liked in Hazel Grove District Centre 

Rank Factor 
Proportion 

of Trips
(%) 

1 Near to home/convenient 57 
2 Nothing in particular 11 
3 Good choice/quality/size of supermarkets 8 
4 Everything 8 
5 Good choice/quality of independent shops 7 
6 Good choice/quality of non-food multiple stores 7 
7 Good range of places to eat and drink 7 
8 Good range of financial, legal and personal services 5 
9 Quality of shops in general 5 

Aspects most disliked in Hazel Grove District Centre 

Rank Factor 
Proportion 

of Trips
(%) 

1 Nothing in particular 38 
2 Heavy traffic 15 
3 The A6 10 
4 Difficulties in parking 8 
5 Lack of choice/poor quality of independent shops 8 
6 Lack of choice/poor quality of non-food multiple stores 8 
7 Dirty streets 7 

How could Hazel Grove best be Improved? 

Rank Factor 
Proportion 

of Trips
(%) 

1 Don’t know/none mentioned 35 
2 More parking 12 
3 Improve appearance of the buildings and landscaping 12 
4 More non-food multiple stores 11 
5 Better choice/quality of independent shops 10 
6 A bypass 10 
7 Less traffic 6 

5.35 In Marple (Table 5.15), the most frequently cited ‘likes’ are ‘near to home/convenient’,
�
‘character/atmosphere’, ‘everything’, ‘parking is easy/car friendly’, ‘good range of places
�
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to eat and drink’, ‘good choice/quality of independent shops’, ‘quality of shops in general’ 
and ‘feels safe’. It is noteworthy that almost two-thirds of respondents were unable to 
cite any particular ‘dislike’ in Marple. Those that did suggested ‘lack of choice/poor 
quality of independent shops’ and ‘difficulties in car parking/not car friendly’ as their 
main ‘dislikes’. The most frequently cited recommendations for improvement were: 
‘bigger/better supermarket’, ‘better choice/quality of independent shops’ and ‘more 
parking/more car-friendly’. 
Table 5.15: Marple District Centre - Likes, Dislikes and Suggestions for Improvement 
Aspects most liked in Marple District Centre 

Rank Factor 
Proportion 

of Trips 
(%) 

1 Near to home/convenient 45 
2 Character/atmosphere 24 
3 Everything 15 
4 Parking is easy/car-friendly 15 
5 Good range of places to eat and drink 12 
6 Good choice/quality of independent shops 12 
7 Quality of shops in general 12 
8 Feels safe 10 
9 General cleanliness of shopping streets 8 

Aspects most disliked in Marple District Centre 

Rank Factor 
Proportion 

of Trips 
(%) 

1 Nothing in particular 62 
2 Lack of choice/poor quality of independent shops 9 
3 Difficulties in car parking/not car-friendly 6 

How could Marple best be Improved? 

Rank Factor 
Proportion 

of Trips 
(%) 

1 Don’t know/none mentioned 39 
2 Bigger/better supermarket 18 
3 Better choice/quality of independent shops 11 
4 More parking/more car-friendly 10 
5 Cheaper parking 6 
6 Better choice/quality of shops in general 5 

5.36 In Reddish (Houldsworth Square) (Table 5.16) the most regularly occurring ‘likes’ were:
�
‘near to home/convenient’, ‘nothing in particular’, ‘everything’ and ‘good choice/quality
�
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of independent shops’. As with Marple, the majority of respondents were unable to cite 
any particular ‘dislike’ in Reddish (Houldsworth Square), whilst others mentioned ‘dirty 
streets’, ‘dislike everything’ and ‘lack of choice/poor quality of independent shops’. 
Suggestions for improvement with the most frequently cited suggestions first were: 
‘better choice/quality of independent shops’, ‘remove litter/clean streets more often’ 
‘other’ and ‘more parking/make more car-friendly’. 
Table 5.16: Reddish (Houldsworth Square) District Centre - Likes, Dislikes and Suggestions for 
Improvement 
Aspects most liked in Reddish (Houldsworth Square) District Centre 

Rank Factor 
Proportion

of Trips
(%) 

1 Near to home/convenient 57 
2 Nothing in particular 16 
3 Everything 11 
4 Good choice/quality of independent shops 5 

Aspects most disliked in Reddish (Houldsworth Square) District Centre 

Rank Factor 
Proportion

of Trips
(%) 

1 Nothing in particular 60 
2 Dirty streets 9 
3 Dislike everything 7 
4 Lack of choice/poor quality of independent shops 6 

How could Reddish (Houldsworth Square) best be Improved? 

Rank Factor 
Proportion

of Trips
(%) 

1 Don’t know/none mentioned 49 
2 Better choice/quality of independent shops 12 
3 Remove litter/clean streets more often 8 
4 Other 6 
5 More parking/make more car-friendly 5 

5.37	 In Romiley (Table 5.17), the most frequently cited ‘like’ was ‘near to home/convenient’ 
which is the most common like of all the district centres. Other ‘likes’ included 
‘everything’, ‘feels safe’, ‘good choice/quality of independent shops’ and 
‘character/atmosphere’. Over half of respondents were unable to cite any particular
�
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‘dislike’ in Romiley, which is positive. Those that did, cited ‘difficulties in parking/not car-
friendly’, ‘lack of choice/poor quality of independent shops’, ‘choice/quality of shops in 
general is inadequate’ and ‘expensive parking’. Respondents made the following 
suggestions as to how Romiley could be improved: ‘better choice/quality of independent 
shops’, ‘more parking/make more car-friendly’, ‘better choice/quality of shops in general’ 
and ‘cheaper parking’. 
Table 5.17: Romiley District Centre - Likes, Dislikes and Suggestions for Improvement 
Aspects most liked in Romiley District Centre 

Rank Factor 
Proportion 

of Trips
(%) 

1 Near to home/convenient 51 
2 Everything 25 
3 Feels safe 19 
4 Good choice/quality of independent shops 19 
5 Character/atmosphere 18 
6 Parking is easy/car-friendly 14 
7 General/cleanliness of shopping streets 14 
8 Not too crowded 13 
9 Good range of places to eat and drink 11 
10 Pedestrian-friendly 10 
11 Good range of financial, legal and personal services 10 

Aspects most disliked in Romiley District Centre 

Rank Factor 
Proportion 

of Trips
(%) 

1 Nothing in particular 51 
2 Difficulties in parking/not car-friendly 9 
3 Lack of choice/poor quality of independent shops 9 
4 Choice/quality of shops in general is inadequate 8 
5 Expensive parking 6 

How could Romiley best be Improved? 

Rank Factor 
Proportion 

of Trips
(%) 

1 Don’t know/none mentioned 26 
2 Better choice/quality of independent shops 24 
3 More parking/make more car-friendly 20 
4 Better choice/quality of shops in general 16 
5 Cheaper parking 12 
6 More non-food multiple stores 8 
7 Other 7 
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Types of Shops and Leisure Facilities Perceived to be Lacking 
5.38	 Respondents were asked whether there were any types of food shop that the District 

Centre was lacking in. The responses, which are set out in Table 5.18, show that: 

�	 In Bramhall, most respondents were unable to mention any gaps in the foodstore 
offer, and the most frequently cited gaps from those who did respond were 
‘supermarket’, ‘delicatessen’ and ‘Waitrose’. It should be noted, however, that the 
former Co-op store was vacant during part of the survey period, with the Sainsbury’s 
Local occupying the premises of the former Co-op on 16th April 2014. 

�	 In Cheadle district centre, ‘delicatessen’, ‘Marks & Spencer’ and ‘bakers’ were food 
shops cited as lacking in the centre. 

�	 In Cheadle Hulme, the most frequently cited foodstore gaps were ‘bakers’, 
‘delicatessen’ and ‘butchers’. 

�	 In Edgeley, the most frequently cited foodstore gaps were ‘butcher’, ‘Aldi’, 
‘supermarket’, ‘Iceland’ and ‘ASDA’, which clearly shows some dissatisfaction with the 
existing supermarket offer. 

�	 In Hazel Grove, the most frequently cited foodstore gaps were ‘fishmongers’, 
‘butcher’, ‘greengrocers’ and ‘delicatessen’. 

�	 In Marple, the most frequently cited foodstore gaps were ‘supermarket’, ‘Waitrose’, 
‘delicatessen’, ‘Aldi’ and ‘ASDA’, which clearly shows some dissatisfaction with the 
existing supermarket offer. However, the Council is seeking to promote a new retail 
development, including a supermarket, on the Chadwick Street Car Park site, and the 
provision of such a store would be likely to rectify this deficiency. 

�	 In Reddish (Houldsworth Square), the most frequently cited foodstore gaps were 
‘greengrocers’, ‘butcher’, ‘supermarket’ and ‘bakers’. 

�	 In Romiley, the most frequently cited foodstore gaps were ‘bakers’, ‘delicatessen’, 
‘fishmongers’ and ‘supermarket’. 
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Table 5.18: Food Shops Lacking (% of trips)

Top 5 Responses - % of Total Responses in Each Centre 

Centre 1 2 3 4 5 
Bramhall None mentioned 

(54%) 
Supermarket 

(19%) 
Delicatessen 

(12%) 
Waitrose 

(12%) 
Restaurant 

(8%) 
Cheadle None mentioned 

(27%) 
Delicatessen 

(27%) 
Other 
(11%) 

Marks & Spencer 
(9%) 

Bakers 
(7%) 

Cheadle Hulme Bakers 
(29%) 

Delicatessen 
(24%) 

Butcher 
(12%) 

Café 
(12%) 

Supermarket 
(7%) 

Edgeley Butcher 
(35%) 

Aldi 
(22%) 

Supermarket 
(14%) 

Iceland 
(13%) 

Asda 
(11%) 

Hazel Grove Fishmongers 
(31%) 

Butcher 
(28%) 

Greengrocers 
(21%) 

Delicatessen 
(14%) 

None mentioned 
(14%) 

Marple Supermarket 
(52%) 

Waitrose 
(16%) 

Delicatessen 
(9%) 

Aldi 
(6%) 

Asda 
(6%) 

Reddish 
(Houldsworth Square) 

Greengrocers 
(33%) 

Butcher 
(22%) 

Supermarket 
(14%) 

None mentioned 
(14%) 

Bakers 
(12%) 

Romiley Bakers 
(33%) 

Delicatessen 
(13%) 

Fishmongers 
(13%) 

None mentioned 
(11%) 

Supermarket 
(9%) 

5.39	 Respondents were also asked whether there were any types of non-food shop that the 
District Centre was lacking in. The responses, which are set out in Table 5.19 show that: 

�	 ‘general clothes shops’ were the most frequently cited mention in seven of the eight 
District Centres and the second most frequent response in Bramhall, with more than 
one third of respondents citing ‘general clothes shops’ in all of the eight District 
Centres; 

�	 the second most frequently cited gap was ‘shoe shops’, which achieved a second 
frequency in four of the centres, and appeared as the third or fourth rating in the 
remaining four centres; and that 

�	 the only other types of shop frequently cited as missing was ‘children’s clothing’ in 
Cheadle Hulme, Edgeley, Marple and Reddish, and ‘DIY shops’ in Cheadle and Edgeley. 
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Table 5.19: Non-Food Shops Lacking (% of trips)

Top 5 Responses - % of Total Responses in Each Centre 

Centre 1 2 3 4 5 

Bramhall None mentioned 
(43%) 

General clothes 
shops 
(38%) 

Other 
(10%) 

Shoe shop
(5%) 

High street stores
(5%) 

Cheadle 
General clothes 

shops 
(40%) 

DIY shop
(16%) 

None mentioned 
(15%) 

Shoe shop
(12%) 

Other 
(8%) 

Cheadle Hulme 
General clothes 

shops 
(41%) 

Newsagents
(20%) 

Shoe shop
(13%) 

Children’s clothing 
(13%) 

None mentioned 
(10%) 

Edgeley 
General clothes 

shops 
(39%) 

Shoe shop
(28%) 

Primark 
(11%) 

DIY shop
(10%) 

Children’s clothing 
(9%) 

Hazel Grove 
General clothes 

shops 
(39%) 

Shoe shop
(14%) 

Homeware 
(14%) 

Other 
(12%) Next (10%) 

Marple 
General clothes 

shops 
(38%) 

Shoe shop
(35%) 

None mentioned 
(10%) 

Other 
(8%) 

Children’s clothing 
(6%) 

Reddish 
(Houldsworth Square) 

General clothes 
shops 
(49%) 

None mentioned 
(12%) 

Charity shops
(12%) 

Shoe shop
(7%) 

Children’s clothing 
(7%) 

Romiley 
General clothes 

shops 
(36%) 

Shoe shop
(30%) 

None mentioned 
(10%) 

Children’s clothing 
(8%) 

Other 
(5%) 

5.40	 The survey then asked about the leisure facilities lacking for each of the District Centres. 
The top five responses for each centre are set out in Table 5.20, and they show that: 

�	 In Bramhall, respondents cited ‘swimming pool’ and ‘gym’ as leisure facilities lacking 
in the centre. 

�	 In Cheadle, ‘cinema’, ‘gym’ and ‘parks’ were leisure facilities most frequently cited as 
lacking in the centre. 

�	 In Cheadle Hulme, ‘parks’, ‘play areas for children’, ‘swimming pool’ and ‘gym’ were 
leisure facilities most frequently cited as lacking in the centre. 

�	 In Edgeley, ‘gym’, ‘children’s activities’, ‘swimming pool’ and ‘play areas for children’ 
were leisure facilities most frequently cited as lacking in the centre. 

�	 In Hazel Grove, ‘gym’, ‘swimming pool’, ‘play areas for children’ and ‘cinema’ were 
leisure facilities most frequently cited as lacking in the centre. 
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�	 In Marple, ‘swimming pool’ and ‘gym’ were leisure facilities most frequently cited as 
lacking in the centre, which is surprising given the Life Leisure facility. 

�	 In Reddish (Houldsworth Square), were ‘swimming pool’, ‘children’s activities’ and 
‘play areas for children’ were the leisure facilities most frequently cited as lacking in 
the centre. 

�	 In Romiley, ‘gym’, ‘cinema’, ‘play areas for children’ and ‘swimming pool’ were leisure 
facilities most frequently cited as lacking in the centre. 

Table 5.20: Leisure Facilities Lacking (% of trips) 
Top 5 Responses - % of Total Responses in Each Centre 

Centre 1 2 3 4 5 
Bramhall None mentioned 

(59%) 
Swimming pool 

(35%) 
Gym 

(12%) - -

Cheadle None mentioned 
(30%) 

Cinema 
(17%) 

Gym 
(13%) 

Other 
(13%) 

Parks 
(9%) 

Cheadle Hulme Parks 
(33%) 

Play areas for 
children 

(14%) 
Swimming pool 

(10%) 
Gym

(10%) 
Children’s 
activities 

(10%) 

Edgeley Gym
(32%) 

Children’s 
activities 

(32%) 
Swimming pool 

(16%) 
None mentioned 

(12%) 
Play areas for 

children 
(4%) 

Hazel Grove Gym
(24%) 

Swimming pool 
(19%) 

None mentioned 
(14%) 

Play areas for 
children 

(14%) 
Cinema 
(14%) 

Marple Swimming pool 
(36%) 

Gym
(33%) 

None mentioned 
(19%) 

Other 
(14%) 

Play areas for 
children 

(6%) 
Reddish 
(Houldsworth Square) 

Swimming pool 
(74%) 

None mentioned 
(15%) 

Children’s 
activities 

(13%) 

Play areas for 
children 

(4%) 
Cinema 

(2%) 

Romiley Gym
(24%) 

Cinema 
(24%) 

Play areas for 
children 

(19%) 
Swimming pool 

(14%) 
None mentioned 

(10%) 

Satisfaction Ratings 
5.41	 Up until this point, the questions asked of pedestrians had generally been in an open 

ended manner. However, the survey then asks a series of questions in relation to 
respondents’ satisfaction ratings with respect to: a variety of factors relating to the 
food/leisure/services offer in each centre; various environmental and personal safety 
considerations; and in relation to various transport and accessibility considerations for all 
modes. For each factor, respondents were asked to give a score from 1 to 5, with ‘very 
satisfied’ responses scoring 5; with ‘satisfied’ responses scoring 4; with ‘neutral’ 
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responses scoring 3; with ‘dissatisfied’ responses scoring 2; and with ‘very dissatisfied’ 
responses scoring 1. ‘No opinion’ and ‘don’t know’ responses were excluded, and this 
enabled us to calculate a mean score for each factor, so that the higher the mean score, 
the higher the level of satisfaction. 

5.42	 The five factors considered in relation to each centre’s retail/leisure/services offer were: 

�	 range and quality of shops; 

�	 supermarket offer; 

�	 family entertainment facilities, e.g. cinema, bowling, bingo and so on; 

�	 food and drink offer; and 

�	 range of financial, legal and personal services (e.g. banks, solicitors, hairdressers, 
beauty parlours and so on). 

5.43	 Thus, the mean scores and centre rankings for these five retail/leisure/services offer 
factors are set out in Table 5.21, which shows that: 

�	 Marple and Bramhall achieve the highest satisfaction ratings in relation to their 
overall range and quality of shops, whereas Cheadle Hulme and Edgeley achieve the 
lowest satisfaction ratings for this factor; 

�	 Hazel Grove and Cheadle achieve the highest satisfaction ratings in relation to their 
supermarket offer, whereas Edgeley and Marple achieve the lowest satisfaction 
ratings for this factor; 

�	 Marple and Bramhall achieve the highest satisfaction ratings in relation to family 
entertainment, whereas Edgeley and Reddish achieve the lowest satisfaction ratings 
for this factor; 

�	 Marple and Romiley achieve the highest satisfaction ratings in relation to their food 
and drink offer, whereas Reddish and Cheadle Hulme achieve the lowest satisfaction 
ratings for this factor; and that 
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�	 Marple and Romiley achieve the highest satisfaction ratings in relation to their range 
of financial, legal and personal services, whereas Cheadle Hulme and Reddish 
achieve the lowest ratings for this factor. 

Table 5.21: Pedestrian Satisfaction Ratings in Relation to the Centre’s Retail/Leisure/Services 
Offer 

Retail/Leisure/Service Offer 
Range & quality of 
shops 

Supermarket offer Family
entertainment 
facilities 

Food & drink offer Range of financial,
legal & personal 
services 

Mean 
Score Rank 

Mean 
Score Rank 

Mean 
Score Rank 

Mean 
Score Rank 

Mean 
Score Rank 

Bramhall 4.17 2 3.99 3 4.15 2 4.33 4 4.17 5 
Cheadle 4.04 4 4.16 2 3.14 5 4.14 5 4.24 4 
Cheadle Hulme 3.47 8 3.89 5 3.13 6 3.74 7 3.77 8 
Edgeley 3.50 7 3.28 8 2.22 8 3.90 6 4.03 6 
Hazel Grove 3.96 5 4.43 1 3.66 3 4.35 3 4.35 3 
Marple 4.44 1 3.80 7 4.43 1 4.72 1 4.69 1 
Reddish (Houldsworth Square) 3.62 

4.06 
6 3.82 6 3.11 7 3.72 

4.38 
8 3.85 

4.61 
7 

Romiley 3 3.97 4 3.50 4 2 2 

5.44	 The five factors considered in relation to each centre’s environmental quality and 
personal safety factors were: 

�	 cleanliness of shopping streets; 

�	 personal safety/policing; 

�	 quality and overall appearance of buildings and landscaping; 

�	 shelter from weather; and 

�	 pedestrian safety (which we consider is best treated as a personal safety issue, rather 
than as a transport/accessibility factor). 

5.45	 Thus, the mean scores and centre rankings for these five environmental quality and 
personal safety factors are set out in Table 5.22, which shows that: 

�	 Marple and Romiley achieve the highest satisfaction ratings in relation to the 
cleanliness of shopping streets, whereas Reddish and Edgeley achieve the lowest 
satisfaction ratings for this factor; 

�	 Marple and Romiley achieve the highest satisfaction ratings in relation to personal 
safety/policing, whereas Edgeley and Reddish achieve the lowest satisfaction ratings 
for this factor; 
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�	 Marple and Bramhall achieve the highest satisfaction ratings in relation to the quality 
and overall appearance of the centre’s buildings and landscaping, whereas Edgeley 
and Hazel Grove achieve the lowest satisfaction ratings for this factor; 

�	 Cheadle Hulme and Bramhall achieve the highest satisfaction ratings in relation to 
shelter from the weather, reflecting the fact that each contains a covered Precinct, 
whereas Edgeley and Cheadle achieve the lowest satisfaction ratings for this factor; 
and that 

�	 Marple, which is partly pedestrianised, and Romiley achieve the highest satisfaction 
ratings in relation pedestrian safety, whereas Hazel Grove and Reddish achieve the 
lowest ratings for this factor. Edgeley ranks sixth in relation to pedestrian safety, 
despite being partly pedestrianised. 

Table 5.22: Pedestrian Satisfaction Ratings in Relation to the Centre’s Environmental and 
Personal Safety Factors 

Environmental and Personal Safety Factors 
Cleanliness of 
shopping streets 

Personal safety / 
policing 

Quality & overall 
appearance of
buildings & 
landscaping 

Shelter from 
weather 

Pedestrian safety 

Mean 
Score Rank 

Mean 
Score Rank 

Mean 
Score Rank 

Mean 
Score Rank 

Mean 
Score Rank 

Bramhall 4.34 3 4.44 3 4.30 2 3.96 2 4.21 4 
Cheadle 3.96 5 3.94 6 3.58 6 2.96 7 3.69 5 
Cheadle Hulme 4.13 4 4.20 4 3.90 4 4.00 1 4.22 3 
Edgeley 3.45 8 3.17 8 2.72 8 2.28 8 3.63 6 
Hazel Grove 3.87 6 3.98 5 3.53 7 3.38 6 3.48 8 
Marple 4.62 1 4.73 1 4.54 1 3.79 3 4.57 1 
Reddish (Houldsworth Square) 3.66 

4.43 
7 3.68 

4.58 
7 3.67 

3.91 
5 3.44 

3.45 
5 3.59 

4.54 
7 

Romiley 2 2 3 4 2 

5.46	 The six factors considered in relation to each centre’s accessibility by various modes of 
transport were: 

�	 amount of car parking; 

�	 cost of car parking; 

�	 accessibility by bus; 

�	 cycle access/cycle parking; 

�	 ease of movement around the centre on foot; and 

�	 access for people with mobility/hearing/site difficulties. 
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5.47	 Thus, the mean scores and centre rankings for these six accessibility factors are set out in 
Table 5.23, which shows that: 

�	 Marple and Cheadle Hulme achieve the highest satisfaction ratings in relation to the 
amount of car parking, whereas Romiley and Cheadle achieve the lowest satisfaction 
ratings for this factor; 

�	 Cheadle Hulme and Marple achieve the highest satisfaction ratings in relation to the 
cost of car parking, whereas Romiley and Reddish achieve the lowest satisfaction 
ratings for this factor; 

�	 Marple and Hazel Grove achieve the highest satisfaction ratings in relation to 
accessibility by bus, whereas Reddish and Cheadle achieve the lowest satisfaction 
ratings for this factor; 

�	 Marple and Bramhall achieve the highest satisfaction ratings in relation to cycle 
access/cycle parking, whereas Cheadle and Reddish achieve the lowest satisfaction 
ratings for this factor; 

�	 Romiley and Marple, which is partially pedestrianised, achieve the highest satisfaction 
ratings in relation to ease of movement around the centre on foot, whereas Reddish 
and Cheadle achieve the lowest satisfaction ratings for this factor; and that 

�	 Romiley and Marple achieve the highest satisfaction ratings in relation to access for 
people with mobility/hearing/sight difficulties, whereas Reddish and Cheadle 
achieve the lowest ratings for this factor. 

Table 5.23: Pedestrian Satisfaction Ratings in Relation to the Centre’s Accessibility Factors 
Accessibility Factors 

Amount of car 
parking 

Cost of car parking Accessibility by bus Cycle access / cycle 
parking 

Ease of movement 
around the centre 
on foot 

Access for people 
with mobility / 
hearing / sight 
difficulties 

Mean 
Score Rank 

Mean 
Score Rank 

Mean 
Score Rank 

Mean 
Score Rank 

Mean 
Score Rank 

Mean 
Score Rank 

Bramhall 3.91 4 3.99 3 4.31 4 4.35 2 4.36 4 4.19 4 
Cheadle 2.98 7 3.84 6 4.10 7 3.75 8 4.08 7 3.61 7 
Cheadle Hulme 4.18 2 4.14 1 4.29 5 4.22 3 4.37 3 4.28 3 
Edgeley 4.03 3 3.91 4 4.37 3 3.87 6 4.32 5 3.82 6 
Hazel Grove 3.47 6 3.85 5 4.43 2 3.95 5 4.12 6 3.91 5 
Marple 4.23 1 4.14 2 4.48 1 4.47 1 4.75 2 4.44 2 
Reddish (Houldsworth Square) 3.52 

2.96 
5 3.76 

2.94 
7 4.03 

4.29 
8 3.77 7 3.87 

4.78 
8 3.57 

4.45 
8 

Romiley 8 8 6 3.96 4 1 1 
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5.48	 Table 5.24 presents an analysis of the mean of means for the five retail/leisure/service 
offer factors; for the five environmental and personal safety factors; and for the six 
accessibility factors. Table 5.24 shows that: 

�	 Marple and Bramhall achieve the highest satisfaction ratings in relation to their 
retail/leisure/service offer, whereas Edgeley and Cheadle Hulme achieved the lowest 
satisfaction ratings in relation to this aspect of the District Centre; 

�	 Marple and Bramhall achieve the highest satisfaction ratings in relation to their 
environmental quality and personal safety aspects, whereas Edgeley and Reddish 
achieved the lowest satisfaction ratings in relation to this aspect of the District 
Centre; and that 

�	 Marple and Cheadle Hulme achieve the highest satisfaction ratings in relation to their 
accessibility by a range of modes of transport, whereas Cheadle and Reddish 
achieved the lowest satisfaction ratings in relation to this aspect of the District Centre. 

Table 5.24: Mean of Means for Pedestrian Satisfaction Ratings 
Retail/ Leisure/ 

Service Offer 
Environmental and 

Personal Safety Accessibility 
Mean of 
Means 

Overall 
Rank 

Mean of 
Means 

Overall 
Rank 

Mean of 
Means 

Overall 
Rank 

Bramhall 4.16 2 4.25 2 4.19 3 
Cheadle 3.94 5 3.63 6 3.73 8 
Cheadle Hulme 3.60 7 4.09 4 4.25 2 
Edgeley 3.39 8 3.05 8 4.05 4 
Hazel Grove 4.15 3 3.65 5 3.96 5 
Marple 4.42 1 4.45 1 4.42 1 
Reddish (Houldsworth Square) 3.62 6 3.61 7 3.75 7 
Romiley 4.10 4 4.18 3 3.90 6 

5.49	 Finally, Table 5.25 sets out the overall mean of means for the sixteen factors considered. 
From what has been set out already, it is not surprising that Marple is the clear ‘winner’ in 
relation to the customer satisfaction ‘league table’, with Bramhall the ‘runner-up’. 
Conversely, it is clear that Edgeley achieves the lowest overall level of satisfaction rating, 
with Reddish (Houldsworth Square) being the second-worst performer. 
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Table 5.25: Mean of Means for all Sixteen Customer Satisfaction Factors


Marple 
Bramhall 
Romiley 
Cheadle Hulme 
Hazel Grove 
Cheadle 
Reddish (Houldsworth Square) 
Edgeley 

Mean of 
Means 

Overall 
Rank 

4.43 1 
4.20 2 
4.05 3 
4.00 4 
3.92 5 
3.76 6 
3.67 7 
3.53 8 

Overall 

Linked Trips 
5.50	 The pedestrian survey also asked how often respondents combine shopping with visits to 

services, or with visits to eating and drinking outlets, or with visits to other leisure 
facilities. The findings are set out in Figure 5.2, which shows that: 

�	 the propensity for linked trips combining shopping with visits to services/eating and 
drinking outlets/leisure facilities is greatest in Romiley, Marple and Cheadle (these 
centres having the highest combined ‘almost always’ and ‘quite often’ responses – 
the red and yellow in Figure 5.2); whereas 

�	 the propensity for linked trips combining shopping with visits to services/eating and 
drinking outlets/leisure facilities is lowest in Reddish, Hazel Grove and Bramhall (these 
centres having the lowest combined ‘almost always’ and ‘quite often’ responses – the 
red and yellow in Figure 5.2), although in Bramhall 70 per cent of respondents said 
‘sometimes’ (the green in Figure 5.2). 
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Figure 5.2: Linked Trips Combining Shopping with Visits to Services/Eating and Drinking 
Outlets/Leisure Facilities 

4% 

35% 

9% 

7% 

5% 

7% 

12% 

30% 

11% 

19% 

33% 

41% 

23% 

51% 

16% 

30% 

70% 

19% 

31% 

34% 

48% 

22% 

39% 

26% 

11% 

9% 

16% 

11% 

19% 

16% 

16% 

5% 

5% 

17% 

8% 

7% 

5% 

3% 

15% 

8% 

Bramhall 

Cheadle 

Cheadle Hulme 

Edgeley 

Hazel Grove 

Marple 

Reddish 
(Houldswoth) 

Romiley 

Almost always Quite often Sometimes Rarely Never (Don't know / couldn't say) 

Health and Disability 
5.51	 Finally, the pedestrian survey asked various questions in relation to health or disability. In 

response to the question: ‘Are your day-to-day activities limited because of a health 
problem or disability which has lasted, or is expected to last, at least 12 months (including 
problems relating to old age)?’, 92 per cent of respondents said ‘No’, with 4.4 per cent 
saying ‘Yes, limited a little’, and 3.8 per cent saying ‘Yes, limited a lot’. Most of the 
minority of respondents who did report a health/disability problem said that this was 
related to mobility (84 per cent). 

5.52	 When asked to describe what problems they experienced, most of those who had cited a 
health/disability problem said that this was related to their inability to walk very well. 
When these respondents were asked what improvements they would like to see that 
would help overcome their difficulties, the most frequently cited responses were ‘better 
maintenance of pavements’, ‘more dropped pavements to aid access by wheelchair’, 
‘more disabled parking’, ‘ramped access within and at the entrance of shops’, ‘more 
street/shop seating’, ‘more public/customer toilets’ and ‘more circulation space in shops’. 
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Conclusions in Relation to the Health of the District Centres 
5.53	 Our conclusions in relation to the health of each of the eight District Centres are as 

described below and summarised in Table 5.26 at the end of the section. 

Bramhall 
5.54	 Bramhall is a very healthy District Centre demonstrating a high level of customer 

satisfaction. Indeed, Bramhall is the second ranking of the eight District Centres in 
relation to its retail/leisure/services offer and in relation to the various environmental 
and personal safety considerations. Indeed, Bramhall’s lowest ranking in relation to any 
of the sixteen factors considered in the survey of pedestrians was fifth, in relation to 
financial, legal and personal services. 

5.55	 Bramhall has a very low vacancy rate and is an attractive centre containing a number of 
high-quality buildings. The retail offer in Bramhall contains a good range of convenience 
independents, and customers seem satisfied that there is no large supermarket, given the 
presence of a Sainsbury’s Local store and a Tesco Express. Bramhall also has more non-
food multiples than some of the other District Centres, and a very good range of eating 
and drinking establishments. 

5.56	 The owners of Bramhall Village Square, the Himor Group, have recently taken steps to 
further improve the attractiveness of the centre, including the opening of a new-look 
children’s playground in March 2014. Moreover, further refurbishment is underway to 
include a new lighting scheme, improved entrances, a redesign of the central square and 
redecoration throughout. 

Cheadle 
5.57	 Cheadle is a healthy District Centre, which has a strong offer in the convenience sector, 

which has representation from Sainsbury’s Local, Tesco Express, Iceland, Co-op, Quality 
Save, Greenhalghs and Greggs. There is also a good range of independent convenience 
goods retailers. There are a few multiples in the comparison sector, but the independent 
comparison stores are focused in the furniture/carpets/textiles and electrical sectors. 
There are also a high number of charity shops. 
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5.58	 However, Cheadle does have a number of weaknesses and is the worst-ranking centre in 
terms of customer satisfaction in relation to a range of transport and accessibility factors, 
whether by car, bus, cycle or on foot. Cheadle also has a relatively high absolute number 
of vacancies, although the vacancy rate is under ten per cent. Cheadle also ranks sixth of 
eight in relation to the various environmental and personal safety considerations. 

Cheadle Hulme 
5.59	 Cheadle Hulme is a healthy District Centre with a very strong convenience sector offer, 

with representation from Waitrose, ASDA and a number of independents. However, the 
comparison goods offer in Cheadle Hulme is much more limited, with very few 
comparison retailers overall and no multiples traders of note. As a consequence, Cheadle 
Hulme obtains a low customer satisfaction rating in relation to its overall 
retail/leisure/services offer, although it does have a reasonable range of eating and 
drinking establishments. Nevertheless, Cheadle Hulme achieves a high ranking in relation 
to transport and accessibility factors and a reasonable rating in relation to environmental 
and personal safety issues. Indeed, Cheadle Hulme Shopping Centre has recently been 
refurbished, and is covered by a glass roof and contains benches for pedestrians. 
Moreover, Orbit Developments, which owns the Shopping Centre, actively maintains 
these communal public areas. 

Edgeley 
5.60	 Edgeley is a District Centre which is experiencing substantial difficulties. The centre 

achieves a very low retail turnover and there is a high level of vacancy. Edgeley’s overall 
retail offer is very weak, with the Co-op being the main store in the convenience goods 
sector and with an emphasis in the comparison goods sector on the value end of the 
market, perhaps reflecting the fact that Edgeley is closer to Stockport Town Centre than 
any of the other District Centres, and as a result of the high level of deprivation which 
exists in Edgeley’s immediate catchment area. Edgeley achieves the worst customer 
satisfaction ratings in relation to its retail/leisure/services offer and the lowest 
satisfaction ratings in relation to environmental and personal safety considerations. Thus, 
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the highest satisfaction ratings in Edgeley relate to transport and accessibility factors, 
where it ranks fourth out of the eight centres overall. 

Hazel Grove 
5.61	 Hazel Grove is a District Centre which is experiencing some difficulties. The centre 

achieves a high turnover, but this is mainly because of the presence of Sainsbury’s and 
various other supermarkets, including ASDA, Aldi and M&S Simply Food. However, Hazel 
Grove has a weak convenience offer in the independent sector, and its comparison goods 
offer is skewed towards a range of electrical, hardware and car repair businesses which 
are generally at the lower end of the market. Hazel Grove is the top-ranking centre in 
terms of its supermarket offer, but falls to third in relation to its overall 
retail/leisure/services offer. 

5.62	 One of the longstanding and unresolved issues in Hazel Grove is the severance effect of 
the very busy A6, with a range of adverse environmental and personal safety 
consequences. Indeed, Hazel Grove is the worst ranking centre in terms of pedestrian 
safety and scores poorly in relation to ease of movement around the centre on foot, and 
in relation to the overall quality and appearance of its buildings and landscaping. It should 
be noted, however, that the SEMMMS A6 to Manchester Airport Relief Road (the A6 
MARR) has been granted planning permission, and that the related CPO inquiry for the 
road is due at the end of September 2014. The rationale for the scheme is to relieve 
congestion on the A6 through Hazel Grove and elsewhere, but its delivery is subject to 
the outcome of the CPO inquiry. 

Marple 
5.63	 Marple is a very healthy District Centre and has secured the highest representation of 

retailers in both the convenience goods and comparison goods sectors. Thus, whilst 
supermarket representation is limited to Co-op and Iceland, Marple benefits from an 
excellent range of independent convenience goods traders. The centre also benefits from 
a strong comparison goods sector, with several multiples, including M&Co and Boots, and 
a range of quality independent traders, particularly in the women’s and girls’ clothing and 
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furniture/carpets/textiles sub-sectors. Marple also benefits from an excellent range of 
restaurants and cafés, better leisure facilities than most of the centres (including a 
swimming pool/gym and a cinema) and a number of operators in the healthcare sector. 

5.64	 From the perspective of customer satisfaction, Marple is the clear overall winner, and it is 
also the winner in each of the retail/service/leisure; environmental and personal safety; 
and transport and accessibility groups of factors. Indeed, Marple is the top-rated district 
centre in relation to ten of the sixteen factors considered in the survey of pedestrians. 
Moreover, it only has one low-ranking score and that is in relation to its supermarket 
offer, which is anchored by Co-op, and this is a potential weakness that is likely to be 
addressed by the Chadwick Street development if the necessary land can be assembled 
and an operator secured. 

5.65	 The Chadwick Street development would also lead to further public realm improvements 
in the form of hard and soft landscaping, highway improvements along Trinity Street 
(including enhancements of the pedestrian route between Trinity Street and Market 
Street), the installation of a ‘shared space’ surface treatment for Trinity Street, and 
improvements of the street itself to an adoptable standard. 

Reddish (Houldsworth Square) 
5.66	 Reddish (Houldsworth Square) is a District Centre which is experiencing substantial 

difficulties. The retail offer is dominated by Morrisons and the centre has fewer retail and 
service operators than any of the district centres, with only four independent 
convenience traders and a comparison sector which has just sixteen traders, skewed 
towards the electrical and furniture/textiles sub-sectors. Thus, there is huge over-
representation in the services sector generally, but there are very few restaurant 
operators. 

5.67	 Thus, it is not surprising that Reddish (Houldsworth Square) ranks as the second-worst 
centre in relation to the overall mean of the sixteen factors considered by pedestrians. 
Indeed, Reddish’s highest ranking in relation to any of these factors is fifth, and that 
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relates to ‘the quality and appearance of buildings’, ‘shelter from the weather’ and ‘the 
amount of car parking’. 

Romiley 
5.68	 Romiley is a healthy District Centre and the third ranking of the eight centres in relation 

to the overall outcome of the sixteen satisfaction ratings in the pedestrian survey. 
Romiley’s convenience offer is anchored by the Sainsbury’s Local store in the Precinct, 
but it also benefits from a range of independent convenience operators. Romiley’s 
comparison sector is dominated by independent stores, with significant representation in 
the furniture/carpets and hardware sectors, and with a number of specialist clothing 
operators. Romiley has relatively few vacancies and these are clustered towards the west 
of the railway line. However, it should be noted that Romiley is estimated to achieve the 
lowest retail turnover of any of the Borough’s District Centres. 

5.69	 In the services sector, there is a reasonable range of restaurant and take-away operators 
serving a variety of international cuisines, and, in common with most of the other District 
Centres, there is a wide choice of hairdressers and beauty parlour operators. Romiley also 
has a theatre (the Romiley Forum). 

5.70	 Romiley scores particularly well in relation to personal safety considerations and 
cleanliness of its shopping streets. It also scores well in relation to its food and drink offer 
and in relation to its range of financial, legal and personal services. Moreover, Romiley is 
the top-ranking centre in terms of ease of movement on foot and in terms of access for 
people with mobility/hearing/sight difficulties. 

5.71	 Moreover, the landscaping works carried out by Stockport Council in 2010 have done 
much to improve the appearance of the Precinct and have created an attractive, 
pedestrianised focal point on Compstall Road. As part of the 2010 improvement works, 
the Council also installed help points and CCTV cameras in the Precinct car park, helping 
to increase the feeling of safety among residents. 
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Table 5.6: Summary of the Health of Stockport’s Eight District Centres in 2014


Very Healthy Healthy 

Experiencing 
Some 
Difficulties 

Experiencing 
Substantial 
Difficulties 

Bramhall Cheadle Hazel Grove Edgeley 

Marple Cheadle Hulme 

Reddish 
(Houldsworth 
Square) 

Romiley 
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6	 EXISTING SHOPPING PATTERNS 

Introduction 
6.1	 Our assessment of the current retail spending patterns of residents of Stockport Town 

Centre’s overall catchment area (Figure 1.1) is based on a telephone survey of 2,000 
households undertaken by NEMS Market Research in February 2014. The survey area 
comprises 19 zones, based on postcode sectors (Spreadsheet 1 of Volume 2). Stockport 
Town Centre has a comparison goods market share in excess of 20 per cent in all but 
three of the survey zones; these being Zone 11 (Poynton and Disley), Zone 16 (Denton) 
and Zone 17 (Didsbury/Withington). 

6.2	 Zones 1 to 10, inclusive, together with Zone 18, more or less coincide with the 
administrative area of Stockport Council. Zones 11 to 17, inclusive, and Zone 19 include 
parts of the administrative areas of Cheshire East, High Peak, Manchester and Tameside. 

6.3	 The survey questionnaire, which is reproduced in Volume 2 of our report, sought to 
establish patterns of comparison goods spending, based on the last two purchases of 
seven different categories of comparison goods, as follows: 

a) clothing and footwear (29.2 per cent of all comparison spending);
�

b) furniture, carpets and soft furnishings (12.7 per cent of all comparison spending);
�

c) DIY and decorating goods (4.6 per cent of all comparison spending);
�

d) domestic appliances and electrical goods (12.0 per cent of all comparison spending);
�

e) health, beauty and chemist items (13.8 per cent of all comparison spending);
�

f) recreational goods (14.4 per cent of all comparison spending); and
�

g) all other comparison goods, including books, CDs, jewellery, china and glass (13.3 per
�
cent of all comparison spending). 

6.4	 The composite pattern of comparison goods spending is derived from the application of a 
weight to each of the seven categories of comparison goods spending, which reflects the 
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proportion of total comparison goods expenditure accounted for by each category (as 
recorded in paragraph 6.3). 

6.5	 Patterns of convenience goods spending have been based on the last two trips to ‘main 
food’, ‘top up’ and ‘small shop’ destinations. The survey questionnaire also sought 
information on how much money is normally spent on each of these three types of 
convenience goods purchases. The data gathered enabled NEMS to calculate a mean 
spend of £73.84 for main food shopping trips (for which the mean frequency is 1.04 times 
per week); a mean spend of £14.02 for top-up trips; and a mean spend of £6.31 for other 
convenience spending in small shops. These mean spend results enabled NEMS to 
provide us with composite patterns of convenience goods spending. 

Population and Expenditure 
6.6	 Spreadsheet 1a of Volume 2 sets out the current and projected population, on a zonal 

basis, based on Experian’s latest projections from its October 2013 database, which, in 
turn, derive from ONS’s sub-national population projections. Spreadsheet 1b and 
Spreadsheet 1d then set out current and projected per capita expenditure in the 
comparison and convenience goods sectors, respectively. These projections are based on 
the latest forecasts published by Experian in October 2013 (Retail Planner Briefing Note 
11). Spreadsheets 1c and 1e then set out the total existing and projected expenditure in 
the comparison goods and convenience goods sectors, respectively; these are based on 
the product of Spreadsheets 1a and 1b in the comparison goods sector and on the 
product of Spreadsheets 1a and 1d in the convenience goods sector. 

Comparison Goods Spending Patterns 
6.7	 The current pattern of comparison goods spending is set out in Spreadsheet 2, in terms of 

percentage market shares, and in Spreadsheet 3, as absolute monetary flows. 
Spreadsheet 3 reveals that the total comparison goods expenditure of residents of 
Stockport’s overall catchment area amounts to £1,718.3m, of which £979.6m, or 57.0 per 
cent, is retained by centres and stores located within the overall survey area. The 
remaining 43 per cent is accounted for by locations beyond the survey area, such as 
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Manchester City Centre, Handforth Dean and the Trafford Centre, and by Special Forms 
of Trading (SFT), which we treat as being part of expenditure leakage. 

6.8	 However, if we exclude SFT from the analysis and exclude Zone 19, so as to be 
comparable with Drivers Jonas, our comparison goods retention rate is 69.2 per cent, 
which represents a slight drop from the Drivers Jonas comparison goods retention level of 
71.9 per cent.9 This decline in the comparison goods retention level provides further 
evidence of a gradual loss in Stockport’s competitiveness vis-à-vis competing locations, 
such as the City Centre and the Trafford Centre. 

6.9	 Table 6.1, which is derived from Spreadsheet 3, summarises the primary destinations for 
comparison goods spending. As expected, Stockport Town Centre is by far the most 
important destination for comparison goods expenditure within the catchment area and 
has an estimated comparison goods turnover drawn from residents of the overall survey 
area of £510.7m, including the Peel Centre. This represents 30 per cent of the overall 
comparison goods expenditure of residents of the survey area, and 52 per cent of 
expenditure retained by retail locations within the catchment area. The Town Centre’s 
Zonal market shares, as set out in Spreadsheet 2, are discussed later in this section. 

6.10	 The second most important comparison goods spending destination within the 
catchment area is Cheadle Royal (John Lewis/Sainsbury), which has an estimated 
comparison goods turnover drawn from residents of the overall survey area of £102.3m. 
Cheadle Royal achieves comparison goods market shares in Zones 7, 9 and 10 of 14.4 per 
cent, 14.8 per cent and 15.9 per cent, respectively, but it has a comparison goods market 
share of less than 10.0 per cent in all other Zones, as shown in Spreadsheet 2. 

6.11	 The eight District Centres, in aggregate, account for 10.9 per cent of the comparison 
goods spending that is retained by retail locations within the catchment, with the largest 
District Centres, in terms of comparison goods shopping, being Hazel Grove, Cheadle, 
Bramhall, Cheadle Hulme and Marple. 

9 The hollissvincent comparison goods retention rate is derived from Spreadsheet 3; the Drivers Jonas comparison goods 
retention rate is from Table 10 of Appendix 9 of its Stockport Retail and Leisure Study. 
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Table 6.1 Comparison Goods Expenditure Destinations in 2014


Zone Destinations 

Comparison 
Goods 

Turnover 
£m 

Total Market 
Share Overall 

% 

Total Market 
Share Within 
Catchment 

% 
1 

8 

Stockport Town Centre 
District Centres 
Hazel Grove District Centre 

510.7 

24.8 

29.7% 

1.4% 

52.1% 

2.5% 
9 Cheadle District Centre 23.5 1.4% 2.4% 
7 Bramhall District Centre 18.0 1.0% 1.8% 

10 Cheadle Hulme District Centre 18.0 1.0% 1.8% 
18 Marple District Centre 11.8 0.7% 1.2% 
3 Edgeley District Centre 4.2 0.2% 0.4% 
6 Romiley District Centre 3.8 0.2% 0.4% 
5 Houldsworth Square (Reddish) District Centre 3.2 0.2% 0.3% 

SUB-TOTAL FOR DISTRICT CENTRES 107.3 6.1% 10.8% 
Named Local Centres 

4 Shaw Road / Heaton Moor Road Local Centre 5.0 0.3% 0.5% 
6 Woodley Local Centre 4.6 0.3% 0.5% 

10 Heald Green Local Centre 3.9 0.2% 0.4% 
18 Marple Bridge Local Centre 3.6 0.2% 0.4% 
6 Berrycroft Lane (Higher Bredbury) Local Centre 3.4 0.2% 0.3% 
2 Offerton Local Centre 3.1 0.2% 0.3% 
3 Cheadle Heath Local Centre 2.3 0.1% 0.2% 
9 Gatley Local Centre 2.2 0.1% 0.2% 
5 North Reddish Local Centre 2.1 0.1% 0.2% 
2 Great Moor Local Centre 1.8 0.1% 0.2% 
3 Davenport Local Centre 1.8 0.1% 0.2% 
4 Moor Top (Heaton Moor) Local Centre 1.0 0.1% 0.1% 
4 Heaton Chapel Local Centre 0.7 0.0% 0.1% 
4 Heaton Mersey Local Centre 0.6 0.0% 0.1% 
6 High Lane Local Centre 0.3 0.0% 0.0% 
7 Fir Road (Bramhall) Local Centre 0.1 0.0% 0.0% 

SUB-TOTAL FOR LOCAL CENTRES 36.5 2.0% 3.7% 
Other District Centres Outside Stockport 

16 Denton District Centre 28.7 1.7% 2.9% 
19 Hyde District Centre 26.9 1.6% 2.7% 
15 Wythenshawe District Centre 20.1 1.2% 2.1% 

SUB-TOTAL FOR OTHER CENTRES 75.7 4.5% 7.7% 
Freestanding Edge/Out-of-Centre Stores & Others 

4 B&Q, Georges Road, Heaton Norris 23.9 1.4% 2.4% 
14 B&Q, Kingsway, Manchester 6.6 0.4% 0.7% 
10 Cheadle Royal (John Lewis / Sainsbury) 102.3 6.0% 10.4% 
16 Crown Point Shopping Park, Denton 34.2 2.0% 3.5% 
10 

X 

X 

Stanley Green Retail Park, Cheadle Hulme 
SUB-TOTAL FOR EDGE/OUT-OF-CENTRE 
All Other Destinations Within Primary Catchment Area 
OVERALL TOTAL INSIDE CATCHMENT AREA 
Leakage from overall survey area and SFT 
TOTAL COMPARISON GOODS EXPENDITURE 

23.6 
190.6 

58.9 
979.7 
738.7 

1718.3 

1.4% 
11.2% 

3.4% 
56.9% 
43.0% 

100.0% 

2.4% 
19.4% 

6.0% 
100.0% 
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Stockport Retail Study Update 

6.12	 Conversely, the smallest District Centres, for comparison goods shopping, are Edgeley 
(0.4 per cent), Romiley (0.4 per cent) and Houldsworth Square (Reddish) at 0.3 per cent. 

6.13	 The named Local Centres, in aggregate, account for 3.7 per cent of the comparison goods 
expenditure which is retained within the catchment. The most successful Local Centres 
for comparison goods shopping are Shaw Road/Heaton Moor Road, Woodley, Heald 
Green, Marple Bridge, Berrycroft Lane (Higher Bredbury) and Offerton. 

6.14	 Out-of-centre destinations account for 19.4 per cent of the comparison goods 
expenditure that is retained within the catchment, with Cheadle Royal (John 
Lewis/Sainsbury) being by far the most dominant out-of-centre location. Aside from 
Cheadle Royal, the Crown Point Shopping Park, Denton (3.5 per cent), the Stanley Green 
Retail Park, Cheadle Hulme (2.4 per cent) and the B&Q at St Georges Road, Heaton Norris 
(2.4 per cent) make up the other main out-of-centre locations for comparison goods 
spending within the catchment. 

6.15	 Other centres outside Stockport Council’s administrative area, but within the survey area, 
include Denton Town Centre (2.9 per cent of retained comparison goods spending), Hyde 
Town Centre (2.7 per cent) and Wythenshawe District Centre (2.1 per cent). 

6.16	 The principal destinations for the comparison goods expenditure which ‘leaks’ to 
locations beyond the overall catchment area are set out at the bottom of Spreadsheet 3. 
The most important source of leakage is Special Forms of Trading (SFT), which is also 
known as ‘non-store retail sales’, in that such sales do not take place through traditional 
store based outlets. Thus, SFT comprises sales via the internet, mail order, stalls and 
markets, door-to-door sales and telephone sales. SFT spending by residents of Stockport’s 
overall catchment area accounts for £277m, or 16.1 per cent of their comparison goods 
expenditure. Thus, the rate of SFT spending in the Stockport catchment area is relatively 
high and compares to a UK average in 2013 of 10.5 per cent. 

6.17	 The other main leakage destinations are Manchester City Centre (£100m), Handforth 
Dean (M&S, Tesco) (£82m) and the Trafford Centre (£60m). 

HV075 | August 2014
FINAL REPORT 

100 



  

 
     

   
 

        
            

                
                

            
                  
             

   

    
             

             
             

              
             

            
              

         
             

   

             
          

               
               

            
          

               

Stockport Retail Study Update 

Stockport Town Centre’s Comparison Goods Zonal Market Shares 
6.18	 Figure 6.1 shows that Stockport Town Centre (including the Peel Centre) achieves 

comparison goods market shares of over 20 per cent in all but three of the survey zones, 
these being: Zone 11 (Poynton – 19.0 per cent), Zone 16 (Denton – 15.6 per cent) and 
Zone 17 (Didsbury/Withington – 15.2 per cent). Stockport Town Centre achieves a 
comparison goods market share in excess of 30 per cent in each of Zones 1 to 6, in Zone 8 
and in Zone 14, and these eight zones constitute what we regard to be the Town Centre’s 
Primary Catchment Area. 

Convenience Goods Spending Patterns 
6.19	 The pattern of convenience goods spending in 2014 is set out in Spreadsheet 6, as 

percentage market shares, and in Spreadsheet 7, as monetary flows. Spreadsheet 7 
reveals an aggregate retention rate for convenience goods spending of 80.1 per cent, and 
the main destinations for convenience goods spending are set out in Table 6.2. The latter 
reveals that Stockport Town Centre attracts just 6.2 per cent of the convenience goods 
expenditure, which is retained with the catchment. However, Table 6.2 also shows that 
the eight District Centres, collectively, account for 25.1 per cent of the convenience goods 
expenditure which is retained within the catchment, and the named Local Centres within 
the administrative area of Stockport account for a further 5.2 per cent of retained 
convenience goods spending. 

6.20	 The District Centres with the highest convenience goods turnover are Hazel Grove, 
Cheadle Hulme, Houldsworth Square (Reddish) and Cheadle, with a total market share 
within the catchment of 10.0 per cent, 6.1 per cent, 3.5 per cent and 2.5 per cent 
respectively. Hazel Grove leads the way, mainly because of the Aldi, Asda and Sainsbury 
stores within the centre, whilst Cheadle Hulme includes the Asda and Waitrose stores and 
Houldsworth Square (Reddish) includes the Morrisons store. Romiley and Edgeley District 
Centres have very low convenience goods market shares of just 0.3 per cent each. 
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Stockport Retail Study Update 

Figure 6.1 Stockport Town Centre’s Perccentage Market Share for Comparison Goods 
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Stockport Retail Study Update 

Table 6.2 Convenience Goods Expenditure Destinations


Zone Destinations 

Convenience 
Goods 

Turnover £m 

Total Market 
Share Overall 

% 

Total Market 
Share Within 
Catchment % 

1 

8 

Stockport Town Centre 
District Centres 
Hazel Grove District Centre 

53.1 

86.4 

4.9% 

8.0% 

6.2% 

10.0% 
10 Cheadle Hulme District Centre 52.8 4.9% 6.1% 
5 Houldsworth Square (Reddish) District Centre 30.4 2.8% 3.5% 
9 Cheadle District Centre 21.4 2.0% 2.5% 
18 Marple District Centre 14.0 1.3% 1.6% 
7 Bramhall District Centre 7.0 0.6% 0.8% 
6 Romiley District Centre 2.7 0.3% 0.3% 
3 Edgeley District Centre 2.7 0.2% 0.3% 

SUB-TOTAL FOR DISTRICT CENTRES 217.4 20.1% 25.1% 
Named Local Centres 

9 Councillor Lane (Cheadle) Local Centre 6.8 0.6% 0.8% 
6 Woodley Local Centre 6.2 0.6% 0.7% 
10 Heald Green Local Centre 5.6 0.5% 0.6% 
9 Gatley Local Centre 4.1 0.4% 0.5% 
4 Moor Top (Heaton Moor) Local Centre 3.3 0.3% 0.4% 
3 Cheadle Heath Local Centre 3.0 0.3% 0.4% 
4 Shaw Road / Heaton Moor Road Local Centre 3.0 0.3% 0.3% 
3 Davenport Local Centre 2.5 0.2% 0.3% 
6 Berrycroft Lane (Higher Bredbury) Local Centre 2.2 0.2% 0.3% 
2 Offerton Local Centre 2.0 0.2% 0.2% 
18 Marple Bridge Local Centre 1.5 0.1% 0.2% 
4 Heaton Chapel Local Centre 1.4 0.1% 0.2% 
5 North Reddish Local Centre 1.2 0.1% 0.1% 
6 High Lane Local Centre 0.7 0.1% 0.1% 
2 Great Moor Local Centre 0.4 0.0% 0.1% 
7 North Park Road (Bramhall) Local Centre 0.1 0.0% 0.0% 

SUB-TOTAL FOR LOCAL CENTRES 44.0 4.0% 5.2% 
Other District/Town Centres Outside Stockport 

19 Hyde Town Centre 62.8 5.8% 7.3% 
16 Denton Town Centre 26.3 2.4% 3.1% 
17 Didsbury District Centre 25.1 2.3% 2.9% 
15 Wythenshawe District Centre 22.9 2.1% 2.7% 
11 Poynton District Centre 22.2 2.1% 2.6% 
13 Whaley Bridge Town Centre 21.0 1.9% 2.4% 
12 New Mills Town Centre 7.3 0.7% 0.8% 

SUB-TOTAL FOR OTHER CENTRES 187.6 17.3% 21.8% 
Edge and Out-of-Centre Superstores 

6 Morrisons, Stockport Rd W, Stockport 43.9 4.1% 5.1% 
10 Cheadle Royal (John Lewis/Sainsbury) 42.4 3.9% 4.9% 
3 Morrisons, Edgeley Rd, Cheadle Heath 39.8 3.7% 4.6% 
14 Tesco, Burnage Lane, Burnage 36.9 3.4% 4.3% 
1 Tesco Extra, Tiviot Way, Stockport 32.2 3.0% 3.7% 
16 Sainsbury's, Denton 23.3 2.2% 2.7% 
3 Aldi, Stockport Rd, Cheadle Heath 18.6 1.7% 2.2% 
6 Aldi, Green Lane, Stockport 14.9 1.4% 1.7% 
13 Morrisons, Market St, Chapel-en-le-Frith 14.8 1.4% 1.7% 
4 Tesco, Parrs Wood Lane, Manchester 12.1 1.1% 1.4% 
1 Aldi, Newbridge Lane, Stockport 10.6 1.0% 1.2% 
4 Aldi, Weybrook Road, Stockport 7.1 0.7% 0.8% 
14 Aldi, Kingsway, Burnage 6.0 0.6% 0.7% 
19 

X 

X 

Tesco Extra, Stockport Road, Hattersley
SUB-TOTAL FOR EDGE AND OUT-OF-CENTRE 
All Other Destinations Within Primary Catchment Area 
OVERALL TOTAL FOR CATCHMENT AREA 
Leakage from OCA 
TOTAL 

4.4 
307.0 

53.9 
863.0 
215.0 

1078.0 

0.4% 
28.6% 

5.0% 
80.1% 
19.9% 

100.0% 

0.5% 
35.5% 

6.3% 
100.0% 
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Stockport Retail Study Update 

6.21	 The Local Centres with the highest convenience goods turnovers are Councillor Lane 
(Cheadle), Woodley, Heald Green and Gatley. However, nine of the Local Centres 
identified under Policy CS6 of the Core Strategy were too small to be picked up from the 
telephone survey of households. 

6.22	 Town and district centres outside the administrative area of Stockport, but within its 
overall catchment area, collectively account for 21.8 per cent of retained expenditure, 
with Hyde Town Centre and Denton Town Centre having the highest convenience goods 
market shares. 

6.23	 It is noteworthy, however, that approximately 36 per cent of the convenience goods 
expenditure which is retained within the overall survey area flows to edge and out-of-
centre foodstores, the largest of which are the Morrisons store at Bredbury, the 
Sainsbury’s store at Cheadle Royal, the Morrisons store at Cheadle Heath and the Tesco 
stores at Burnage and at Tiviot Way. 

6.24	 The eleven largest superstores or supermarkets within the catchment area, as listed in 
Table 6.3, have a combined convenience goods turnover of £374.2m, which represents 
43.4 per cent of the convenience goods expenditure retained within the catchment. Five 
of these largest food superstores/supermarkets are located within defined centres, with 
two being in edge-of-centre locations – the Morrisons at Cheadle Heath and the Tesco 
store at Burnage. 
Table 6.3 Convenience Goods Turnovers of the Largest Food Superstores 
Superstore / Supermarket Location Category £m 
Morrisons, Stockport Rd W, Stockport Out-of-centre 43.9 
Sainsbury, London Rd, Hazel Grove In-centre 43.7 
Sainsbury's, Cheadle Royal Out-of-centre 42.4 
Morrisons, Edgeley Rd, Cheadle Heath Edge-of-centre 39.8 
Tesco, Burnage Lane, Burnage Edge-of-centre 36.9 
Tesco Extra, Tiviot Way, Stockport Out-of-centre 32.2 
ASDA, Warren Street, Stockport In-centre 29.9 
Morrisons, Reddish Road, Stockport In-centre 28.8 
ASDA, Greenfield St, Hyde In-centre 27.7 
ASDA, The Precinct, Cheadle Hulme In-centre 25.6 
Sainsbury, Oldham St, Denton Out-of-centre 23.3 
TOTAL 374.2 
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Stockport Retail Study Update 

6.25	 Spending via Special Forms of Trading (SFT) accounts for just 2.4 per cent of the 
convenience goods expenditure of the residents of the overall survey area, or £25.7m. 

6.26	 Figure 6.2 and Table 6.4 show the localised convenience goods retention levels in each of 
the 19 survey Zones within the overall catchment area. Figure 6.2 shows a localised 
convenience goods retention rate in excess of 50 per cent in five of the survey zones, 
these being Zone 1 (Stockport), Zone 6 (Bredbury/Romiley), Zone 8 (Hazel Grove), Zone 
13 (Chapel-en-le-Frith/Whaley Bridge) and Zone 19 (Hyde). Indeed, the localised 
retention level in the Hyde Zone reaches 84.2 per cent. The localised convenience goods 
retention rate is between 40 per cent and 49.9 per cent in a further four zones, these 
being Zone 3 (Cheadle Heath), Zone 10 (Cheadle Hulme), Zone 11 (Poynton, where the 
localised convenience goods retention level is likely to improve further as a result of 
Cheshire East Council’s resolution to grant permission for a redevelopment involving a 
foodstore of 1,579 sq.m gross) and Zone 16 (Denton). 
Table 6.4 Localised Convenience Goods Retention Levels in 2014, by Zone 

Zone Area Name 

Localised 
Retention 

Level in 2014 
(%) 

Zone 1 Stockport Town Centre 52.3 
Zone 2 Davenport 4.8 
Zone 3 Cheadle Heath 46.3 
Zone 4 Heaton Moor 21.1 
Zone 5 Reddish 37.1 
Zone 6 Bredbury/Romiley 47.4 
Zone 7 Bramhall 14.0 
Zone 8 Hazel Grove 63.6 
Zone 9 Cheadle 26.5 
Zone 10 Cheadle Hulme 45.5 
Zone 11 Poynton 45.4 
Zone 12 New Mills 24.4 
Zone 13 Whaley Bridge/Chapel-en-le-Frith 70.0 
Zone 14 Burnage 36.1 
Zone 15 Wythenshaw 34.6 
Zone 16 Denton 40.2 
Zone 17 Didsbury 28.2 
Zone 18 Marple 26.4 
Zone 19 Hyde 84.2 
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Figure 6.2 Localised Convenience Goods Retention Levels 
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6.27	 There are, however, four zones where the convenience goods market share is less than 
25 per cent. These are: Zone 2 (Offerton), Zone 4 (Heaton Norris), Zone 7 (Bramhall) and 
Zone 12 (New Mills). The localised retention rates in Offerton (Zone 2) and Bramhall 
(Zone 7) are particularly low, because no large supermarkets were present within these 
zones at the time of the survey. However, the food offer in Offerton has since been 
improved by the recent development by Aldi and the survey of pedestrians has shown 
that those who visit Bramhall District Centre give it a high level of satisfaction score in 
relation to its overall retail and leisure offer and it is the third ranking of the eight District 
Centres in relation to its supermarket offer, despite the small size of the Tesco store. 

6.28	 Figure 6.3 shows the locations of the eight existing district centres, the existing 
supermarkets/superstores within the overall catchment area and the convenience sector 
commitments most likely to come forward. The latter are listed in Table 6.5 and include 
the proposed ASDA store at the Manchester Road Retail Park, which will improve the 
localised retention level in Zone 4. There is also a commitment for a new foodstore at 
Chadwick Street in Marple, which is a scheme being brought forward through the 
Stockport Strategic Property Partnership. Although further site assembly is required, the 
successful development of the Chadwick Street site would improve the localised 
convenience goods retention level in Zone 18, which is on the low side at 26.4 per cent. 
Table 6.5 Supermarket and Food Superstore Commitments 
Zone Supermarkets Committed / Under Construction 
2 Offerton Precinct, Offerton 
4 ASDA, Manchester Road Retail Park, Stockport 
13 Tesco Extension, Bridgemont, Whaley Bridge 
14 Aldi, Foresters Way, Chapel-en-le-Frith 
16 Sainsbury's Extension, Oldham Street, Denton 
18 Chadwick Street Foodstore, Marple 
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Figure 6.3 Location of Town Centres, District Centres, Existing Supermarkets and Food Supermarket Commitments 
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6.29	 Inspection of Figures 6.2 and 6.3 reveals that implementation of the commitments will 
improve the localised convenience goods retention levels in Zones 2 and 4, so that the 
only zone within Stockport which will continue to have a low localised convenience goods 
retention level is Zone 7 (Bramhall). However, a quarter of the convenience goods 
expenditure of the residents of Zone 7 flows to Handforth Dean and there is also the 
choice offered by the relatively nearby Waitrose and ASDA stores at Cheadle Hulme. As a 
consequence, we are not particularly concerned about the low localised convenience 
goods retention rates in Zone 7, particularly given the relative affluence of Bramhall. 

Mapping of Index of Multiple Deprivation 
6.30	 Figure 6.4 presents a mapping of the Index of Multiple Deprivation in 2010. It shows that 

much of the Borough falls outside the worst 20 per cent of Local Super Output Areas 
(LSOAs) in England. Indeed, high levels of deprivation (in the worst 5 per cent of LSOAs) 
are concentrated in Brinnington (in Zone 5), in the Edgeley area of the Stockport Town 
Centre Zone (Zone 1) and in Cheadle Heath (Zone 3). However, most of the residents of 
these deprived areas have reasonably good access to large supermarkets. We do note, 
however, that the pedestrian survey of visitors to Edgeley scored it as the lowest ranking 
District Centre on the basis of its supermarket offer, and as the lowest ranking centre in 
terms of its overall retail and leisure offer. It would be helpful to the social inclusion 
agenda, therefore, if the localised foodstore offer for residents of the Edgeley area and in 
Brinnington could be improved. Residents of these areas are likely to have less access to 
cars for shopping purposes and a new small format supermarket in each of these two 
areas would improve consumer choice and make food shopping more accessible. 
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Figure 6.4 Location of Town Centres, District Centres, Existing Supermarkets and Food Supermarket Commitments, Superimposed on a 
Mapping of the Index of Multiple Deprivation (2010) 
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Conclusions in Relation to Retail Spending Patterns 
Comparison Goods Spending 

6.31	 The household survey reveals that 57.0 per cent of the comparison goods expenditure of 
residents of Stockport’s overall catchment area is retained by centres, retail parks and 
freestanding stores within the catchment area – with this retention rate treating SFT as 
part of the leakage. However, if we exclude SFT and Zone 19 from the analysis, so as to 
be comparable with Drivers Jonas, the comparison goods retention level improves to 69 
per cent, which compares to the earlier Drivers Jonas rate of 72 per cent. Our telephone 
survey provides further evidence, therefore, of a gradual loss in Stockport Town Centre’s 
competiveness vis-à-vis competing locations. Indeed, other than SFT, the main leakage 
destinations are Manchester City Centre (100m), Handforth Dean (£82m) and the 
Trafford Centre (£60m). 

6.32	 Stockport Town Centre’s estimated comparison goods turnover, including the Peel 
Centre, is £511m, which represents 30 per cent of the aggregate comparison goods 
expenditure of all residents throughout the catchment area and 52 per cent of the 
retained expenditure. Our comparison goods turnover estimate in 2014 is slightly lower 
than that put forward by Drivers Jonas for the year 2007, which was £526m (having 
converted to year 2012 prices, as derived from Table 10 of Appendix 9 of DJ’s study). 
Stockport’s Primary Catchment Area, where it achieves zonal market shares in excess of 
30 per cent, comprises eight of the nineteen Zones in the northern and central part of the 
Borough. 

6.33	 The eight District Centres account for 6 per cent of the aggregate comparison goods 
expenditure of all residents throughout the catchment area and 11 per cent of the 
retained expenditure. The sixteen Local Centres that registered in the survey of 
comparison goods spending patterns account for approximately 2 per cent of all 
expenditure and 4 per cent of retained expenditure. Out-of-centre locations account for 
19.4 per cent of the retained comparison goods expenditure, with Cheadle Royal being by 
far the most important of the out-of-centre destinations, with its twin attractions of John 
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Lewis and Sainsbury’s. Indeed, Cheadle Royal achieves a comparison goods turnover of 
£102m, which is a fifth of the comparison turnover of Stockport Town Centre. 

Convenience goods spending 
6.34	 The household survey reveals that 80.1 per cent of the expenditure of residents of 

Stockport’s overall catchment area is retained by the various town, district and local 
centres and by freestanding stores located within the catchment area. Stockport Town 
Centre attracts only 6 per cent of the retained convenience goods expenditure, whereas 
the eight District Centres, collectively, account for 25 per cent of the retained 
expenditure. The sixteen named Local Centres that registered in the survey of 
convenience spending patterns account for a further 5 per cent of retained expenditure. 
It is noteworthy, however, that edge and out-of-centre foodstores account for 36 per 
cent of the retained expenditure. 

6.35	 The dominance of large foodstores within the catchment area is reflected in the fact that 
the eleven largest stores within the catchment have an aggregate convenience turnover 
of £374m, which represents 43.4 per cent of the retained convenience goods 
expenditure. The survey suggests, however, that the share of convenience spending 
accounted for by SFT in Stockport is 2.4 per cent, which compares to an adjusted national 
average figure of 2.7 per cent (excluding internet sales where the products are delivered 
from the shelves of existing stores). 

6.36	 Following the implementation of the various commitments, the convenience goods 
retention levels will improve in Zones 2 (Davenport), 4 (Heaton Moor) and 18 (Marple). 
Thus, provided that the Chadwick Street redevelopment in Marple is delivered (which will 
require further land assembly), the only Zone within Stockport which will continue to 
have a low convenience goods retention level will be Zone 7 (Bramhall). However, 
Bramhall is a fairly affluent area with high levels of car ownership, so that residents are 
travelling to nearby large foodstores at Handforth Dean and to the Waitrose and ASDA 
stores at Cheadle Hulme. 
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6.37	 Thus, the only area where we can identify a need for enhanced localised foodstore 
provision, from the social inclusion perspective, are the Town Centre and the Edgeley 
area of Stockport, where there is a pocket of high levels of deprivation and where the 
survey of pedestrians reveals very low satisfaction ratings in relation to the existing 
supermarket offer in Edgeley District Centre. It is also likely to be helpful to encourage a 
further local convenience store in Brinnington, despite the reasonably good access to 
large foodstores for those residents of this area who have access to a car. However, for 
those who do not have access to a car, the only local store in Brinnington for fresh food is 
the Go Local Store in Berwick Parade. 
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7	 QUANTITATIVE AND QUALITATIVE NEED 

Introduction 
7.1	 In drawing up their local plans, Paragraph 23 of the NPPF requires that local planning 

authorities should ‘allocate a range of suitable sites to meet the scale and type of… retail 
development needed in town centres’, stating that it is important that ‘needs for retail, 
leisure, office and other town centre uses are met in full, and not compromised by limited 
site availability’. However, although this Stockport Retail Study Update focuses on the 
scale of retail development likely to be required to absorb the residual expenditure 
capacity, we are not instructed to make recommendations as to the specific sites which 
are suitable for meeting the retail needs identified. Nevertheless, we do make 
recommendations as to the approximate proportion of the capacity identified which 
should be directed towards Stockport Town Centre. 

7.2	 Thus, we have undertaken an up-to-date assessment of the quantitative retail need that 
is likely to arise in the comparison and convenience sectors in the period up to 2024 and, 
more tentatively, up to 2034. The findings of this assessment will form part of the 
evidence base for the emerging Allocations DPD and will assist the Council in identifying 
the scale of retail development that should be planned for in the different types of centre 
in its overall network and hierarchy of centres. 

Findings of the Stockport Shopping and Leisure Study of September 2009 
Comparison Goods Sector 

7.3	 The Stockport Shopping & Leisure Study, prepared for the Council by Drivers Jonas (DJ), in 
September 2009, estimated that there would be a comparison goods expenditure 
surplus, up to 2021, in the range £400m, under a scenario of a 5 per cent reduction in 
retention (Table 12c of Appendix 9 of the DJ study), to £668m, under a scenario where 
the comparison goods retention level improves by 5 per cent (Table 12b of Appendix 9 of 
the DJ study). At town centre sales densities, DJ calculated that this residual expenditure 
would support a quantum of new comparison goods development in the range 74,465 

HV075 | August 2014
FINAL REPORT 

114 



  

 
     

   
 

             
        

            
          

           
               

           
               

  

           
             

           
                

      

   
          

             
             

           
                 
           

       
            

               
          

               
             

         

Stockport Retail Study Update 

sq.m gross to 124,566 sq.m gross in the fourteen year period 2007 to 2021 (assuming a 
net to gross ratio of 70 per cent). 

7.4	 However, the depth and duration of the recession has resulted in a substantial reduction 
in Experian’s projected level of comparison goods per capita expenditure growth. Indeed, 
in this Update study, we have used a comparison goods expenditure growth rate which 
equates to 2.7 per cent, per capita, per annum over the 22 year period from 2012 to 
2034. In contrast, DJ’s recommended comparison goods growth rate over the 14 year 
period 2007 to 2021 was 4.7 per cent, per capita, per annum (Paragraph 7.55 of the DJ 
study). 

7.5	 Similarly, we have allowed for a greater proportion of comparison goods expenditure to 
be absorbed by Special Forms of Trading, which Experian projects will peak at 16.0 per 
cent of comparison goods expenditure in the year 2027. In contrast, the maximum SFT 
rate applied by DJ in the comparison sector was 9.4 per cent in 2021 (Table 3a of 
Appendix 9 of the DJ study). 

Convenience Goods Sector 
7.6	 The Stockport Shopping and Leisure Study identified a residual convenience goods 

expenditure capacity up to 2021 of £102.6m (DJ Table 9a of Appendix 8). This translated 
into a quantitative need in the convenience goods sector, up to 2021, for 12,134 sq.m 
gross of new development, based on the average sales density of the four largest food 
retailers and a net to gross ratio of 70 per cent (Table 9a of Appendix 8 of the Stockport 
Shopping and Leisure Study). The floorspace requirement identified by DJ, using a sales 
density associated with discount food retailers, amounted to 24,750 sq.m gross, up to 
2021, again assuming a net to gross ration of 70 per cent. 

7.7	 In the convenience goods sector, there has been less change in the forecast rate of per 
capita expenditure growth, and we have adopted Experian’s forecast, which equates to 
0.69 per cent, per capita, per annum in the period up to 2034. The convenience goods 
expenditure growth rate utilised by DJ for the period 2007 to 2021, was 0.5 per cent, per 
capita, per annum (Paragraph 7.13 of the DJ report). 
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Stockport Retail Study Update 

Methodology 
Our assessment of quantitative need in both the comparison and in the convenience 
sectors has a forward time horizon to 2034. However, it is important to note that the 
assessment of need post 2024 is difficult because of the uncertainty regarding 
expenditure forecasts over such an extended period. Moreover, the effects of 
expenditure growth over time become exponential. Thus, in looking to the period post 
2024, the Council should adopt a plan, monitor and manage approach, so as to ensure 
that the forecast floorspace requirements are kept in line with changes in expenditure 
and changing retail needs. 

In undertaking our updated assessment of quantitative need, we have applied an eight 
step approach which represents a refinement of the methodology advocated in Appendix 
B of the former Planning for Town centres Practice Guidance. There is no equivalent 
guidance in the NPPG. These eight steps are shown diagrammatically in Figure 7.1. 
Figure 7.1: Methodology for Assessing Surplus Expenditure Capacity, or Quantitative Need 

Thus, the eight steps are as follows: 

i) The first step is to establish the overall catchment area for Stockport Town Centre, 
which is shown in Figure 1.1. This catchment area covers the whole of the 
administrative area of Stockport (Zones 1 to 10 inclusive and Zone 18), together with 

Establish the appropriate catchment 
area for Stockport Town Centre 

Assess the existing level of population and 
retail expenditure of residents in the defined 

catchment area 

Establish patterns of expenditure based on 
the findings of the survey of households, 

and thereby establish the existing retention 
rate 

Apply forecasts of population change and 
per capita expenditure growth so as to 

establish projected growth based, initially, 
on a constant retention scenario 

1. Changes in projected retention level 
2. Changes in size of catchment area 
3. Sensitivity testing of key assumptions 

1. Floorspace efficiency change 
2. Growth over time in SFT 
3. Planning commitments 

Make an allowance for 'claims' on the 
growth in retained expenditure 

Develop alternative scenarios for 
calculating growth in residual 

expenditure 

Make an allowance for undertrading or 
overtrading in the base year, if justified on 

the basis of field visits. 

Calculate the initial residual expenditure 
pot which is potentially available for new 

retail floorspace 

Methodology for Assessing Quantitative Need in Stockport 
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parts of the administrative areas of Tameside, High Peak, Cheshire East and 
Manchester (Zones 11 to 17 inclusive and Zone 19). The overall catchment area is 
very similar to that employed by Drivers Jonas in the Stockport Shopping and Leisure 
Study, but we have added an additional Zone 19 to cover the Hyde area of Tameside, 
and we have sub-divided DJ’s Zone 6 into a new Zone 6 (Bredbury/Romiley) and a new 
Zone 18 (Marple). 

ii)	� The second step is to assess the existing level of population and existing volume of 
retail expenditure of those who reside within the defined catchment area. 

iii)	� The third step is to establish where the expenditure of residents of the catchment 
area is currently spent, through the use of an empirical survey of households resident 
within the overall catchment area, and thereby establish the proportion of 
expenditure which is currently retained by town centres and freestanding stores 
located within the catchment – that is the aggregate retention rate. 

iv)	� The fourth step is to apply forecasts of population change and per capita expenditure 
growth, so as to establish the overall level of projected growth in expenditure for 
residents of the catchment area, and an assessment of growth in retained 
expenditure, based, initially, on a constant retention scenario. 

v)	� The fifth step is to make an allowance for growth in inflows of expenditure into the 
catchment from those who reside outside the overall survey area. 

vi)	� The sixth step is to make an allowance for under-trading or over-trading in the base 
year, if this is justified on the basis of the clear empirical evidence10. The amount of 
over/under-trading in existing large foodstores is set out in Spreadsheet 8, and the 
aggregate level of over-trading of £70.3m contributes to the expenditure capacity 
that we identify in the convenience sector. 

10 Such evidence might include, for example, low stocked shelves, stocking during opening hours, full car parks, queues at 
tills and survey evidence of customer dissatisfaction with store congestion. 
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vii)	� The growth in retained expenditure (step iv), is added to the growth in inflows (step 
v), and an allowance for under / over-trading (step vi), so as to derive an initial 
expenditure surplus. Thus, the seventh step is to make allowance for ‘claims’ on the 
initial surplus expenditure, as a result of: 

� floorspace efficiency change (change in the rate of sales per sq.m); 
� growth over time in Special Forms of Trading (SFT); and 
� planning commitments, as set out in Spreadsheet 4. 

viii)	� The culmination of steps i) to vii) is the calculation of the residual expenditure pot 
which is potentially available for new retail floorspace, under a constant retention 
assumption. Thus, the final step is to develop alternative scenarios for calculating 
growth in residual expenditure, based on: 

� increases or decreases in the projected retention level; and 
� sensitivity testing of key assumptions. 

7.11	 The methodology we have employed is essentially the same in both the comparison and 
convenience sectors, but there is no allowance for under-trading or over-trading in the 
comparison goods sector because of a lack of reliable data on sales areas and sales 
densities. 

7.12	 In the comparison goods sector, we have adopted three scenarios in relation to the 
retention level – a static retention at 57 per cent throughout the forecast period (on the 
basis that SFT is treated as being part of the expenditure leakage); a gradual reduction in 
the retention level from 57 per cent to 55 per cent by 2034, to reflect a potential further 
decline in competitiveness; and a gradual increase in the retention level to 59 per cent by 
2034, to reflect potential enhancement of Stockport’s retail offer vis-à-vis competing 
locations. 

7.13	 In the convenience goods sector, however, we have only two retention scenarios – static 
and an increase from 80 per cent, at present, to 82 per cent by 2034. There is no 
justification for a fall in the aggregate retention level in the convenience sector, given 
that convenience shopping should be undertaken on as localised a basis as possible. 
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Findings in Relation to Quantitative Need 
Comparison Goods Sector 

7.14	 The findings of our assessment of residual expenditure capacity, or quantitative need, in 
the comparison goods sector are set out in Spreadsheets 5a (static), 5b (decrease in 
retention) and 5c (increase in retention). These spreadsheets show a residual comparison 
goods expenditure capacity in the twenty-year period up to 2034 which is in the range 
£327.5m (Spreadsheet 5b) to £470.7m (Spreadsheet 5c). It is important to stress, 
however, that much of the residual expenditure capacity arises in the period after 2024, 
because of the exponential nature of expenditure growth. Thus, the comparison goods 
expenditure residual over the next ten years, up to 2024, is in the range £82.7m to 
£133.7m. In part, this reflects the assumption that the commitments, set out in 
Spreadsheet 4, are all implemented and operational by the year 2019. 

7.15	 The potential gross floorspace requirements associated with these residual expenditure 
capacity estimates are summarised in Table 7.1, which derives from Spreadsheets 5a, 5b 
and 5c. Thus, our estimated comparison goods floorspace requirement for the catchment 
area as a whole over the next ten years up to 2024 is in the range 22,100 sq.m gross to 
36,000 sq.m gross. These floorspace figures reflect an assumed comparison goods sales 
density of £4,500 per sq.m sales area in 2014, rising to £5,591 per sq.m sales area by 
2034. This sales density assumes that much of the new floorspace would be in the form of 
town centre development, but makes some allowance for further retail warehousing. 
Table 7.1 Summary of Quantitative Need in the Comparison Goods Sector for the Catchment 
Area as a Whole (sq.m gross) 

Allowing for Deduction of Commitments 
Decline in Retention Static Retention Uplift in Retention 

sq m gross sq m gross sq m gross 
2014-2019 3,100 6,100 9,100 
2019-2024 19,000 23,000 26,900 
2024-2029 27,400 32,400 37,400 
2029-2034 32,400 38,700 44,900 

2014-2024 22,100 29,100 36,000 
2014-2034 81,900 100,200 118,300 

NB: Figures are rounded to the nearest 100 sq.m gross
�
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7.16	 Over the longer period up to 2034, the potential capacity increases substantially to a 
range from 81,900 sq.m gross to 118,300 sq.m gross. We would reiterate, however, the 
capacity identified in the period after 2024 should be treated as indicative and the 
Council should be undertaking regular reviews, adopting the principles associated with 
plan, monitor and manage. 

Convenience Goods Sector 
7.17	 The findings of our assessment of residual expenditure capacity, or quantitative need, in 

the convenience goods sector are set out in Spreadsheets 9a (static) and 9b (increase in 
retention). These spreadsheets show a residual convenience goods expenditure capacity 
in the twenty-year period up to 2034 which is in the range £155.2m (Spreadsheet 9a) to 
£183.7m (Spreadsheet 9b). It is important to stress, however, that much of the residual 
expenditure capacity arises in the period after 2024, because of the exponential nature of 
expenditure growth and the assumption that all of the commitments have been 
implemented and are operational by 2019. Thus, the convenience goods expenditure 
residual over the next ten years, up to 2024, is in the range £60.2m to £72.2m. 

7.18	 The potential gross floorspace requirements associated with these residual expenditure 
capacity estimates are summarised in Table 7.2, which derives from Spreadsheets 9a and 
9b. Thus, our estimated convenience goods floorspace requirement over the next ten 
years up to 2024 – assuming a sales density at the average for the four leading foodstore 
operators – is in the range 7,500 sq.m gross to 9,000 sq.m gross. Over the longer period 
up to 2034, the potential capacity increases substantially to a range from 18,900 sq.m 
gross to 22,400 sq.m gross. We would reiterate, however, the capacity identified in the 
period after 2024 should be treated as indicative and the Council should be undertaking 
regular reviews, adopting the principles associated with plan, monitor and manage. 
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Table 7.2 Summary of Quantitative Need in the Convenience Goods Sector for the Catchment 
Area as a Whole (sq.m gross) 

Static Retention Uplift in Retention 
sq m gross sq m gross 

2014-2019 3,200 3,900 
2019-2024 4,300 5,100 
2024-2029 5,100 6,000 
2029-2034 6,300 7,400 

2014-2024 7,500 9,000 
2014-2034 18,900 22,400 

NB: Figures are rounded to the nearest 100 sq.m gross 

7.19	 It should be noted, however, that the floorspace requirement we have identified in the 
convenience goods sector is dependent, ultimately, on the end operators; for example, 
some operators such as Lidl and Aldi will trade at much lower sales densities than the 
four leading operators (Tesco, ASDA, Sainsbury and Wm Morrison). For the purposes of 
this assessment, we have utilised an average sales density of £12,000 per sq m in 2012, 
rising to £12,930 per sq m by 2034, so that the floorspace requirement we have identified 
reflects the large share of the convenience goods market sector accounted for and by 
high order operators. 

Conclusions in Relation to Quantitative Need 
Comparison Goods Sector 

7.20	 The impact of the recession, the growth in online retailing/SFT and restructuring in the 
retail industry has meant that forecasters have cut back on their projected growth rates 
for comparison goods expenditure. As a consequence, the scale of expenditure capacity 
that we are identifying in the comparison good sector in this update study is substantially 
below the quantum envisaged by Drivers Jonas in the Stockport Shopping and Leisure 
Study, prepared for the Council in 2009. This means that the quantum of development 
likely to occur in the comparison goods sector in the Stockport catchment area is much 
reduced. Indeed, our forecast residual requirement for the whole of the catchment area 
up to 2024 is in the range 22,100 sq.m gross to 36,000 sq.m gross. 
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7.21	 It is highly unlikely, therefore, that any major shopping development will occur in 
Stockport over the next ten years of the scale originally envisaged for the Bridgefield 
Street area, at the time of the Lend Lease proposals. There is simply insufficient 
expenditure capacity to support such a scheme, as well as a lack of investment appetite. 
Thus, the residual expenditure capacity that we have identified in the comparison goods 
sector is more likely to be channelled towards the retail components of mixed use 
schemes, such as the office-led proposal for Stockport Exchange and the emerging leisure 
and food/drink-led proposal for Bridgefield Street. It is important, also, that there is 
sufficient expenditure capacity to encourage further investment by independent and 
multiple retailers in the Council’s various District Centres, and in creating a critical mass of 
such independent retailers in the Market Place and Underbanks area of the old town. 

Convenience Goods Sector 
7.22	 In the convenience goods sector, we have identified a residual expenditure capacity over 

the next ten years which is in the range £60.2m to £72.2m. This would be sufficient to 
support two medium to large-sized foodstores each of 3,000 sq.m to 4,000 sq.m gross, 
together with some small convenience stores. We consider it important, however, that 
the Council plans for improvements to the Town Centre’s convenience offer, providing for 
several smaller convenience stores of the sort operated by Tesco Express, Sainsbury’s 
Local, Nisa, Morrisons M Local and Waitrose. Indeed, the extant planning permission for 
Phase 2 of the Stockport Exchange development could accommodate a small format 
supermarket. Moreover, there is merit from the perspective of social inclusion in seeking 
to encourage the provision of local convenience stores in Edgeley and in Brinnington. 

Qualitative Retail Needs 
7.23	 In the Stockport Shopping and Leisure Study, Drivers Jonas identified a qualitative 

deficiency in stating that the ‘…current provision in Stockport does not cater for these 
modern retailer requirements, especially those fashion retailers which seek floorspace of 
465 sq.m to 930 sq.m’. Furthermore, Drivers Jonas also concluded that the Town Centre’s 
retail offer ‘…remains at the mid to lower part of the spectrum…’ and that ‘The Town 
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Centre still lacks a modern department store, middle and high order comparison outlets – 
especially in the fashion and other clothing sectors – and quality restaurants’. 

7.24	 We consider that such conclusions remain valid and we have already noted that only 
three of the 123 vacant units identified by GOAD (wider than the TCG2.1 and TCG2.2 
areas) are over 500 sq.m gross in size. Moreover, the second edition of the Stockport 
Town Centre Development Prospectus recognises that Merseyway is dated and in need of 
new investment, and hence the joint approach for the future of Merseyway now agreed 
between the Council and UK Asset Resolution. Indeed, the Prospectus suggests that three 
major elements need to be delivered in Merseyway, including reconfiguration of the 
space to provide units attractive to occupiers, and to enable Merseyway to be better 
connected to Bridgefield and the rest of the Town Centre, including the Market Place and 
Underbanks. 

7.25	 Of more significance, however, is the conclusion reached in the Greater Manchester 
Town Centres study, to the effect that the restructuring and shrinkage of traditional town 
centre retail means that centres such as Stockport ‘…must look to consolidate these town 
centre functions within a smaller footprint, whilst attracting a range of other forms of 
activity to drive footfall and bring new customers, visitors and investment’. Thus, in 
Stockport Town Centre, in particular, we support the ambitions to: 

1.	� improve the Town Centre’s office portfolio, through developments such as Stockport 
Exchange, where the objective is to create a new commercial office quarter that will 
act as a gateway to Stockport and which will eventually incorporate a mix of uses, 
including a hotel and commercial office buildings with active ground floors, 
accommodating a range of businesses in Use Classes A1 to A5; 

2.	� improve the Town Centre’s family leisure and food/drink offer through developments 
such as the emerging scheme at Bridgefield, which will be anchored by a ten-screen 
cinema and a wide range of food and drink outlets, complemented by an ancillary 
retail component of 1,265 sq.m gross; 

3.	� provide for a step change in the number of residents in the Town Centre through 
developments such as Covent Garden Village, the first phase of which was completed 
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in 2013, and with a second phase already underway that will provide for 200 new 
dwellings in the form of family homes and apartments, and with further phases 
planned that will help to generate spending in shops and in leisure pursuits; and 

4.	� further enhance the range of independent, niche retailers and creative businesses 
that have clustered around the Market Place and Underbanks areas of the Old Town, 
including the award-winning Lord of the Pies, the Black Sheep Skate Shop, Agapanthus 
Interiors, the Restore Project, High Peak Beer, Seven Miles Out, the Teenage Market 
and Vintage Village, with the Prospectus stating that ‘…the networking between these 
organisations and the critical mass they are working towards is critical in attracting 
sustainable new uses for the area’. 

7.26	 Indeed, the Taskforce report, Beyond Retail, highlights Stockport as a case study example 
of a town that is responding to the demise of its large-scale retail scheme and to the 
competition posed by Manchester, the Trafford Centre and out-of-centre schemes, such 
as Cheadle Royal, by changing the scale and nature of the retail offer in the town. Thus, 
the Taskforce report suggests that the Town Centre Prospectus will be helpful in 
promoting ‘…less, but better quality retail, more leisure and more residential 
accommodation’, together with Grade A offices. In short, the Taskforce report suggests 
that the Prospectus will enable Stockport to become more distinct and different from 
other centres in Greater Manchester. 

Conclusions in Relation to Qualitative Need 
7.27	 In order to deliver the qualitative need for new and reconfigured retail development that 

is likely to arise in the future, it is essential that the Council and its partners work closely 
with the retail industry, so as to fully understand Stockport’s strengths and weaknesses in 
the wider Greater Manchester and North-West retail hierarchies, and to better 
understand their property requirements in the evolving multi-channel environment that 
has already been established. 

7.28	 In 2009, the Driver Jonas’ Shopping and Leisure Study had been advocating the need for 
larger retail units to meet the needs of fashion retailers, in particular, and the need for 
the Town Centre to secure a modern department store. However, our discussion of retail 
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trends in Section 3 has confirmed that many comparison goods retailers are now seeking 
smaller Town Centre stores, having moved into a multi-channel environment, and 
department stores tend to need a great deal of cross-finance through unit shopping 
development, which may no longer be feasible. So, retailer requirements are rapidly 
evolving, and it is essential that these are monitored closely by the Council if retailer 
demand is to be secured. Increasingly, it seems that retailers are seeking a presence in 
Town Centres with growing residential populations, high quality leisure facilities and a 
safe, quality food and drink offer. 
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8	 CONCLUSIONS AND RECOMMENDATIONS 

National Policy Context 
8.1	 The main purpose of this update study is to enhance the evidence base for the Council’s 

Local Development Framework and, in particular, to inform the next stage of the 
Allocations Development Plan Document. Thus, the study has been prepared in the 
context of Paragraph 23 of the National Planning Policy Framework (the NPPF), which 
requires that in drawing up their local plans, local planning authorities should ‘…recognise 
town centres as the heart of their communities and pursue policies to support their vitality 
and viability’. In doing so, authorities should: 

‘…allocate a range of suitable sites to meet the scale and type of retail, leisure, 
commercial, office, tourism, cultural, community and residential development needed 
in town centres…’ so that the ‘…needs for retail, leisure, office and other main town 
centre uses are met in full and not compromised by limited site availability’. 

8.2	 The allocation of sites must follow the sequential approach, which requires a thorough 
assessment of the suitability, viability and availability of locations for main town centre 
uses, with particular regard to the nature of the need that is to be addressed. The 
National Planning Policy Guidance (the NPPG) recognises, however, that: ‘Not all 
successful town centre regeneration projects have been retail led or involve significant 
new development. Improvements to public realm, transport (including parking) and 
accessibility as well as other measures promoted through partnership can also play 
important roles.’ 

8.3	 A key requirement which runs through the NPPF is the need for ‘careful attention to 
viability and costs in plan-making and decision-taking. Plans should be deliverable’. Thus, 
Paragraph 173 of the NPPF states that the sites and scale of development identified in the 
plan ‘…should not be subject to such a scale of obligations and policy burdens that their 
ability to be developed viably is threatened’. 
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Recent and Future Changes in Retailing 
The Impact of the Recession 

8.4	 The global recession, which started in 2008 and continued in the UK until the third 
quarter of 2012, together with a substantial growth in e-commerce and the evolution of 
multi-channel retailing, have had a very significant effect on town centres within the last 
five to six years. There has been a marked reduction in disposable income as a result of 
high levels of unemployment, low growth in incomes, and high housing costs to salary 
ratios. The drop in disposable income has had a marked impact in the rate of growth of 
retail expenditure, particularly in the comparison goods sector. As a consequence, many 
well-known retail businesses have closed down, town centre vacancy rates have 
increased, and there has been a rise in the representation of charity shops, discount 
retailers, betting shops and payday loan businesses. 

Comparison Goods Expenditure Growth and E-Commerce 
8.5	 The forecast rate of comparison goods expenditure growth per capita over the next 

decade is likely to be significantly lower than the average rate that has prevailed over the 
last forty to fifty years. Thus, not only can we expect lower rates of growth in comparison 
goods retail spending in the future, we can also anticipate that a higher share of 
comparison goods expenditure will be absorbed by e-commerce and various forms of 
multi-channel retailing. Indeed, Experian projects that by 2020 non-store retail sales (or 
Special Forms of Trading) will reach 18.6 per cent of all retail sales, and reach 20.5 per 
cent by 2030. 

8.6	 Thus, there are now five distinct forms of retailing: 

�	 Store Only – in which the online channel plays no significant part; 

�	 Research Online and Purchase Offline/In-store – in which research takes place 
online, but the product is purchased in-store; 

�	 ‘Click and Collect’ – in which the customer buys or orders goods online from a store’s 
website, but collects them from a local branch; 
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�	 Store to Direct – in which the online purchase is made at the store (e.g. from a kiosk) 
and then delivered to the purchaser’s home; 

�	 Home Delivery – in which the customer buys or orders goods online from a store’s 
website, but where the goods are delivered to the purchaser’s home and where the 
store plays no significant part. 

8.7	 Although the growth in e-commerce will vary depending on the type of goods being sold, 
a common theme for comparison goods retailers seems to be that they will require a 
smaller number of stores and less town centre floorspace in aggregate. Nevertheless, we 
can expect further polarisation in the comparison goods sector, whereby the larger 
retailers seek fewer outlets overall, but with more of a focus on larger stores in larger 
town centres and in out-of-centre retail parks in response to the growth in ‘Click and 
Collect’ and the associated demands for car parking. 

The Convenience Goods Sector 
8.8	 The convenience goods sector has been less affected by e-commerce, and many of the 

goods bought over the internet are supplied from the shelves of existing stores. Thus, the 
biggest change in the convenience sector has been the proliferation of smaller format, 
local convenience stores operated by the leading multiples. At present, there are no small 
convenience supermarkets in Stockport Town Centre of the sort operated by Tesco 
Express, Sainsbury’s Local and Morrisons M Local, and this represents a qualitative gap in 
the centre’s existing provision. 

Shopping Centre Development 
8.9	 Another consequence of the recession and falling demand for floorspace has been a 

sharp reduction in the quantum of shopping centre development. This downturn also 
reflects the limited finance available for real estate development. Thus, it seems that the 
city institutions and the Real Estate Investment Trusts (REITs) have lost their appetite for 
risky, large-scale town centre developments that can take ten years or more to deliver. As 
a consequence, Cushman and Wakefield anticipate that it will be 2016 before there is a 
significant upturn in shopping centre development. 
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Influential Retail Reports 
8.10	 The common themes that run through the influential Portas, Taskforce and Grimsey 

reports include: 
�	 a recognition of the need to diversify town centres so as to encompass other non-

retail functions such as housing, arts, office space, healthcare facilities and leisure; 
�	 a recognition of the need for a review of the business rates system, so as to reduce 

occupational costs for town centre businesses; 
�	 a need to make it easier to change the use of buildings through further reforms of 

permitted development rights; 
�	 the need for Local Authorities to be more proactive in the use of their CPO powers 

and for simplification of the CPO procedures; and 
�	 a need for enhancement of secure car parking facilities and a review of pricing and 

management practices. 

The Government’s Response 
8.11	 The Government’s response, as set out in the Chancellor’s Statement of December 2013, 

includes: 
�	 business rate discounts of £1,000 for smaller retail premises for two years; 
�	 a re-occupation relief of 50 per cent for up to 18 months to help bring empty shops 

back into new business use; 
�	 extending the doubling of the Small Business Rate Relief (SBRR) for another year; and 
�	 encouragement for Local Enterprise Partnerships to recognise the role of town 

centres in the production of their Strategic Economic Plans. 

8.12	 In Stockport, the Council has introduced a property improvement award scheme, which is 
linked to business rates relief and is called ‘Commercial Properties (Business Rates Off-
Set)’. This Council-funded scheme will operate in the Town Centre and in all of the 
Borough’s District and Local Centres. The key element of the scheme is to allow for up to 
fifty per cent of the cost of the improvement works to be off-set by business rates relief, 
up to a maximum of £2,000. 
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Stockport Retail Study Update 

8.13	 In addition, the Government has sought to make it easier to diversify town centres 
through changes to permitted developments rights which allow offices to be converted to 
residential use (subject to prior approval) and the introduction of new Use Classes IA and 
CA, which make it easier for small Class A1 and A2 premises to converted to residential 
use, and which allow retail space to be used as a bank or building society. 

8.14	 The Government has also introduced a freezing of parking penalty charges and is seeking 
to establish a new private-sector-led Future High Streets Form Task and Finish Group to 
consider future technology-related developments. 

The Health of Stockport Town Centre 
8.15	 The NPPG type health check indicators suggest that there has been a decline in the 

overall health and vitality of Stockport Town Centre over the past decade. This decline is 
reflected in: 

�	 a fall in Stockport’s position in the national retail hierarchy in the period 2004 to 2011, 
but with some improvement since 2011; 

�	 a high level of vacancy, particularly in terms of proportion of units, although this 
reflects the small size of vacant units generally available, as well as the effects of the 
recession and the structural changes that have taken place in retailing; and 

�	 a sharp fall in commercial Zone A rents since 2007. 

8.16	 Nevertheless, the Town Centre benefits from a strong diversity in the functions it 
performs as an important civic centre, as an important centre for education and health, 
and as an important office location in the wider South Manchester market. The Town 
Centre also has a number of key strengths in relation to its unique, historic heritage; in 
relation to the successes stimulated by the Portas initiative; and in relation to the way the 
Council and its investment partners have responded to the recession and to the structural 
changes which have taken place in retailing at national and Greater Manchester level. 
There is also an opportunity for Stockport Town Centre to make more advantage of the 
relative affluence of its catchment population, and hence the importance of the initiatives 
outlined in the Town Centre Prospectus (Second Edition). 
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Stockport Retail Study Update 

8.17	 There is no doubt that Stockport Town Centre has lost market share in the all-important 
comparison goods sector over the last decade; this is confirmed by its fall in the national 
rankings and by the household survey undertaken for this update study. There is, 
however, every indication that the Town Centre can prosper better in the short to 
medium-term future in response to the important ongoing and imminent development 
initiatives at Stockport Exchange, Covent Garden and Bridgefield, and in response to the 
other initiatives outlined in the Town Centre Development Prospectus, not least the Town 
Centre Access Package, which has been identified as a priority in the Greater Manchester 
Growth and Reform Plan 2014. 

The Health of the District Centres 
8.18	 Table 8.1 summarises our evaluation of the health of the eight District Centres, taking 

account of the health check indicators recommended in the National Planning Policy 
Guidance (the NPPG) and the findings of the NEMS survey of 1,282 pedestrians, 
undertaken in April 2014. The categorisation of the District Centres in Table 8.1 is similar 
to that put forward by Drivers Jonas in 2009 (see Figure 11.19 of the Stockport Shopping 
and Leisure Study) but, for the reasons set out in Section 5, we reach different 
conclusions in relation to Hazel Grove and Reddish. 
Table 8.1: Summary of the Health of Stockport’s Eight District Centres in 2014 

Very Healthy Healthy 

Experiencing 
Some 
Difficulties 

Experiencing 
Substantial 
Difficulties 

Bramhall Cheadle Hazel Grove Edgeley 

Marple Cheadle Hulme 

Reddish 
(Houldsworth 
Square) 

Romiley 
8.19	 Our overall appraisal of the health of the District Centres places significant weight on the 

customer satisfaction ratings derived from the survey of pedestrians, as summarised in 
Table 8.2, which shows that: 
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Stockport Retail Study Update 

�	 Marple and Bramhall achieve the highest satisfaction ratings in relation to their 
retail/leisure/service offer, whereas Edgeley and Cheadle Hulme achieved the lowest 
satisfaction ratings in relation to these aspects of the District Centre; 

�	 Marple and Bramhall achieve the highest satisfaction ratings in relation to their 
environmental quality and personal safety aspects, whereas Edgeley and Reddish 
achieved the lowest satisfaction ratings in relation to these aspects of the District 
Centre; and that 

�	 Marple and Cheadle Hulme achieve the highest satisfaction ratings in relation to their 
accessibility by a range of modes of transport, whereas Cheadle and Reddish 
achieved the lowest satisfaction ratings in relation to these aspects of the District 
Centre. 

8.20	 Thus, Marple is the clear ‘winner’ in relation to the customer satisfaction ‘league table’, 
with Bramhall the ‘runner-up’. Indeed, Marple is the top-rated district centre in relation 
to ten of the sixteen factors considered in the survey of pedestrians. Moreover, it only 
has one low-ranking score and that is in relation to its supermarket offer, which is 
anchored by Co-op, and this is a potential weakness that is likely to be addressed by the 
Chadwick Street development if the necessary land can be assembled. 

8.21	 Conversely, it is clear that Edgeley achieves the lowest overall level of satisfaction rating, 
with Reddish (Houldsworth Square) being the second-worst performer. Edgeley performs 
particularly poorly in relation to its retail/leisure/services offer and in relation to 
environmental and personal safety considerations. Reddish scores particularly poorly in 
relation to a range of accessibility, environmental and personal safety issues. 
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Table 8.2: Customer Satisfaction Ratings and Rankings for the Eight District Centres


Retail/Leisure/Service Offer 
Range & quality of 
shops 

Supermarket offer Family
entertainment 
facilities 

Food & drink offer Range of financial, 
legal & personal 
services 

Mean 
Score Rank 

Mean 
Score Rank 

Mean 
Score Rank 

Mean 
Score Rank 

Mean 
Score Rank 

Bramhall 4.17 2 3.99 3 4.15 2 4.33 4 4.17 5 
Cheadle 4.04 4 4.16 2 3.14 5 4.14 5 4.24 4 
Cheadle Hulme 3.47 8 3.89 5 3.13 6 3.74 7 3.77 8 
Edgeley 3.50 7 3.28 8 2.22 8 3.90 6 4.03 6 
Hazel Grove 3.96 5 4.43 1 3.66 3 4.35 3 4.35 3 
Marple 4.44 1 3.80 7 4.43 1 4.72 1 4.69 1 
Reddish (Houldsworth Square) 3.62 6 3.82 6 3.11 7 3.72 8 3.85 7 
Romiley 4.06 3 3.97 4 3.50 4 4.38 2 4.61 2 

Environmental and Personal Safety Factors 
Cleanliness of 
shopping streets 

Personal safety / 
policing 

Quality & overall 
appearance of
buildings & 
landscaping 

Shelter from 
weather 

Pedestrian safety 

Mean 
Score Rank 

Mean 
Score Rank 

Mean 
Score Rank 

Mean 
Score Rank 

Mean 
Score Rank 

Bramhall 4.34 3 4.44 3 4.30 2 3.96 2 4.21 4 
Cheadle 3.96 5 3.94 6 3.58 6 2.96 7 3.69 5 
Cheadle Hulme 4.13 4 4.20 4 3.90 4 4.00 1 4.22 3 
Edgeley 3.45 8 3.17 8 2.72 8 2.28 8 3.63 6 
Hazel Grove 3.87 6 3.98 5 3.53 7 3.38 6 3.48 8 
Marple 4.62 1 4.73 1 4.54 1 3.79 3 4.57 1 
Reddish (Houldsworth Square) 3.66 7 3.68 7 3.67 5 3.44 5 3.59 7 
Romiley 4.43 2 4.58 2 3.91 3 3.45 4 4.54 2 

Accessibility Factors 
Amount of car 
parking 

Cost of car parking Accessibility by bus Cycle access / cycle 
parking 

Ease of movement 
around the centre 
on foot 

Access for people 
with mobility / 
hearing / sight 
difficulties 

Mean 
Score Rank 

Mean 
Score Rank 

Mean 
Score Rank 

Mean 
Score Rank 

Mean 
Score Rank 

Mean 
Score Rank 

Bramhall 3.91 4 3.99 3 4.31 4 4.35 2 4.36 4 4.19 4 
Cheadle 2.98 7 3.84 6 4.10 7 3.75 8 4.08 7 3.61 7 
Cheadle Hulme 4.18 2 4.14 1 4.29 5 4.22 3 4.37 3 4.28 3 
Edgeley 4.03 3 3.91 4 4.37 3 3.87 6 4.32 5 3.82 6 
Hazel Grove 3.47 6 3.85 5 4.43 2 3.95 5 4.12 6 3.91 5 
Marple 4.23 1 4.14 2 4.48 1 4.47 1 4.75 2 4.44 2 
Reddish (Houldsworth Square) 3.52 5 3.76 7 4.03 8 3.77 7 3.87 8 3.57 8 
Romiley 2.96 8 2.94 8 4.29 6 3.96 4 4.78 1 4.45 1 

Retail/ Leisure/ 
Service Offer 

Environmental and 
Personal Safety Accessibility 

Mean of 
Means 

Overall 
Rank 

Mean of 
Means 

Overall 
Rank 

Mean of 
Means 

Overall 
Rank 

Bramhall 4.16 2 4.25 2 4.19 3 
Cheadle 3.94 5 3.63 6 3.73 8 
Cheadle Hulme 3.60 7 4.09 4 4.25 2 
Edgeley 3.39 8 3.05 8 4.05 4 
Hazel Grove 4.15 3 3.65 5 3.96 5 
Marple 4.42 1 4.45 1 4.42 1 
Reddish (Houldsworth Square) 3.62 6 3.61 7 3.75 7 
Romiley 4.10 4 4.18 3 3.90 6 

Overall 
Mean of 
Means 

Overall 
Rank 

Marple 4.43 1 
Bramhall 4.20 2 
Romiley 4.05 3 
Cheadle Hulme 4.00 4 
Hazel Grove 3.92 5 
Cheadle 3.76 6 
Reddish (Houldsworth Square) 3.67 7 
Edgeley 3.53 8 
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Existing Shopping Patterns 
Comparison Goods Spending 

8.22	 The household survey reveals that 57.0 per cent of the comparison goods expenditure of 
residents of Stockport’s overall catchment area is retained by centres, retail parks and 
freestanding stores within the catchment area – with this retention rate treating Special 
Forms of Trading (SFT) as part of the leakage. However, if we exclude SFT and Zone 19 
from the analysis, so as to be comparable with Drivers Jonas, the comparison goods 
retention level improves to 69 per cent, which compares to the earlier Drivers Jonas rate 
of 72 per cent. Our telephone survey provides further evidence, therefore, of a gradual 
loss in Stockport Town Centre’s competiveness vis-à-vis competing locations. Indeed, 
other than SFT, the main leakage destinations are Manchester City Centre (100m), 
Handforth Dean (£82m) and the Trafford Centre (£60m). 

8.23	 Stockport Town Centre’s estimated comparison goods turnover, including the Peel 
Centre, is £511m, which represents 30 per cent of the aggregate comparison goods 
expenditure of all residents throughout the catchment area and 52 per cent of the 
retained expenditure. Our comparison goods turnover estimate in 2014 is slightly lower 
than that put forward by Drivers Jonas for the year 2007, which was £526m (having 
converted to year 2012 prices, as derived from Table 10 of Appendix 9 of DJ’s study). 
Stockport’s Primary Catchment Area, where it achieves zonal comparison goods market 
shares in excess of 30 per cent, comprises eight of the nineteen Zones in the northern 
and central part of the Borough. 

8.24	 The eight District Centres account for 6 per cent of the aggregate comparison goods 
expenditure of all residents throughout the catchment area and 11 per cent of the 
retained expenditure. The sixteen Local Centres that registered in the survey of 
comparison goods spending patterns account for approximately 2 per cent of all 
expenditure and 4 per cent of retained expenditure. Out-of-centre locations account for 
19.4 per cent of the retained comparison goods expenditure, with Cheadle Royal being by 
far the most important of the out-of-centre destinations, with its twin attractions of John 
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Lewis and Sainsbury’s. Indeed, Cheadle Royal achieves a comparison goods turnover of 
£102m, which is a fifth of the comparison turnover of Stockport Town Centre. 

Convenience goods spending 
8.25	 The household survey reveals that 80.1 per cent of the expenditure of residents of 

Stockport’s overall catchment area is retained by the various town, district and local 
centres and by freestanding stores located within the catchment area. Stockport Town 
Centre attracts only 6 per cent of the retained convenience goods expenditure, whereas 
the eight District Centres, collectively, account for 25 per cent of the retained 
expenditure. The sixteen named Local Centres that registered in the survey of 
convenience spending patterns account for a further 5 per cent of retained expenditure. 
It is noteworthy, however, that edge and out-of-centre foodstores account for 36 per 
cent of the retained expenditure. 

8.26	 The dominance of large foodstores within the catchment area is reflected in the fact that 
the eleven largest stores within the catchment have an aggregate convenience turnover 
of £374m, which represents 43.4 per cent of the retained convenience goods 
expenditure. The survey suggests, however, that the share of convenience spending 
accounted for by SFT in Stockport is 2.4 per cent, which compares to an adjusted national 
average figure of 2.7 per cent (excluding internet sales where the products are delivered 
from the shelves of existing stores). 

8.27	 Following the implementation of the various commitments, the convenience goods 
retention levels will improve in Zones 2 (Davenport), 4 (Heaton Moor) and 18 (Marple). 
Thus, provided that the Chadwick Street redevelopment in Marple is delivered (which will 
require further land assembly), the only Zone within Stockport which will continue to 
have a low convenience goods retention level will be Zone 7 (Bramhall). However, 
Bramhall is a fairly affluent area with high levels of car ownership, so that residents are 
travelling to nearby large foodstores at Handforth Dean and to the Waitrose and ASDA 
stores at Cheadle Hulme. 

HV075 | August 2014
FINAL REPORT 

135 



  

 
     

   
 

              
          

                
          

             
         

              
             

      

  
   

             
             

           
             

          
            

            
            

           

              
           

             
             

          
           

          
            

        

Stockport Retail Study Update 

8.28	 Thus, the only areas where we can identify a need for enhanced localised foodstore 
provision, from the social inclusion perspective, are the Town Centre and the Edgeley 
area of Stockport, where there is a pocket of high levels of deprivation and where the 
survey of pedestrians reveals very low satisfaction ratings in relation to the existing 
supermarket offer in Edgeley District Centre. It is also likely to be helpful to encourage a 
further local convenience store in Brinnington, despite the reasonably good access to 
large foodstores for those residents of this area who have access to a car. However, for 
those who do not have access to a car, the only local store in Brinnington for fresh food is 
the Go Local Store in Berwick Parade. 

Quantitative Need 
Comparison Goods Sector 

8.29	 The impact of the recession, the growth in online retailing/SFT and restructuring in the 
retail industry has meant that forecasters have cut back on their projected growth rates 
for comparison goods expenditure. As a consequence, the scale of expenditure capacity 
that we are identifying in the comparison good sector in this update study is substantially 
below the quantum envisaged by Drivers Jonas in the Stockport Shopping and Leisure 
Study, prepared for the Council in 2009. This means that the quantum of development 
likely to occur in the comparison goods sector in the Stockport catchment area would be 
much reduced. Indeed, our forecast residual requirement for the whole of the catchment 
area up to 2024 is in the range 22,100 sq.m gross to 36,000 sq.m gross. 

8.30	 It is highly unlikely, therefore, that any major shopping development will occur in 
Stockport over the next ten years of the scale originally envisaged for the Bridgefield 
Street area, at the time of the Lend Lease proposals. There is simply insufficient 
expenditure capacity to support such a scheme and a lack of investment appetite – at 
least in the short-term – for complicated town centre schemes that may require land 
assembly and/or new infrastructure. Thus, the residual expenditure capacity that we have 
identified in the comparison goods sector up to 2024 is more likely to be channelled 
towards the retail components of mixed-use schemes, such as the office-led proposal for 
Stockport Exchange and the emerging leisure and food/drink-led proposal for Bridgefield 
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Street. It is important, also, that there is sufficient expenditure capacity to encourage 
further investment by independent and multiple retailers in the Council’s various District 
Centres, and in creating a critical mass of such independent retailers in the Market Place 
and Underbanks area of the old town. 

8.31	 In the longer term, however, the quantitative need in the comparison goods sector rises 
substantially, so that the cumulative requirement over the next twenty years is estimated 
to be in the range 81,900 sq.m gross to 118,300 sq.m gross. Nevertheless, much of this 
need in the comparison sector arises after 2024, and we consider that there is a need to 
treat the post-2024 capacity estimates with some degree of caution. 

Convenience Goods Sector 
8.32	 In the convenience goods sector, we have identified a residual expenditure capacity over 

the next ten years which is in the range £60.2m to £72.2m. This would be sufficient to 
support two medium to large-sized foodstores each of 3,000 sq.m to 4,000 sq.m gross, 
together with some small convenience stores. We consider it important, however, that 
the Council plans for improvements to the Town Centre’s convenience offer, providing for 
several smaller convenience stores of the sort operated by Tesco Express, Sainsbury’s 
Local, Nisa, Morrisons M Local and Waitrose. Indeed, the extant planning permission for 
Phase 2 of the Stockport Exchange development could accommodate a small format 
supermarket. Moreover, there is merit from the perspective of social inclusion in seeking 
to encourage the provision of local convenience stores in Edgeley and in Brinnington. 

Qualitative Need 
8.33	 We concur with the key conclusion reached in the Greater Manchester Town Centres 

study, to the effect that the restructuring and shrinkage of traditional town centre retail 
means that centres such as Stockport ‘…must look to consolidate these town centre 
functions within a smaller footprint, whilst attracting a range of other forms of activity to 
drive footfall and bring new customers, visitors and investment’. Thus, in Stockport Town 
Centre, in particular, we support the ambitions set out in the Prospectus to: 
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�	 reconfigure and refurbish the Merseyway Shopping Centre and enable it to be better-
connected to Bridgefield and the rest of the Town Centre; 

�	 improve the Town Centre’s office portfolio through developments such as Stockport 
Exchange, which will incorporate a mix of uses including a hotel and a range of retail 
and restaurant units at ground floor; 

�	 improve the Town Centre’s family leisure and food and drink offer through 
developments such as the emerging scheme at Bridgefield; 

�	 provide a step change in the number of residents in the Town Centre through 
developments such as Covent Garden Village; and 

�	 further enhance the range of independent, niche retailers and creative businesses 
that have clustered around the Market Place and Underbanks areas of the Old Town. 

8.34	 In order to deliver the qualitative need for new and reconfigured retail development that 
is likely to arise in the future, it is essential that the Council and its partners work closely 
with the retail industry, so as to fully understand Stockport’s strengths and weaknesses in 
the wider Greater Manchester and North-West retail hierarchies, and to better 
understand their property requirements in the evolving multi-channel environment. 

Recommendations 
8.35	 We have fourteen key recommendations, which arise from our conclusions, as follows: 

i)	� there is a need for the emerging development plan to reflect the restructuring which 
has taken place in the retail industry and accept the conclusion reached in the 
Stockport Town Centre Development Prospectus that Stockport must ‘…look to 
consolidate these town centre functions within a smaller footprint whilst attracting a 
range of other forms of activity to drive footfall and bring new customers, visitors and 
investment’, including the need for more residential development in the Town Centre; 

ii)	� there is a need for the Council to continue with its interventionist approach to 
development, making land acquisitions and under-writing funding where necessary to 
deliver regeneration, although we understand that the Council now intends to adopt 
a wider investment-led approach to the Town Centre and that the Stockport Property 
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Alliance is working to bring forward a prospectus for a new Town Centre investment 
fund; 

iii)	� there is a need to focus, in the short-term, on the delivery of the key ongoing and 
imminent projects at Stockport Exchange, Covent Garden Village and at Bridgefield, 
since these will transform the office market, bring new residents to the Town Centre, 
and substantially enhance the Town Centre’s leisure and food and drink offer, so as to 
improve the day-time and night-time economy; 

iv)	� there is a need to enhance linkages across the A6, so as to generate a pedestrian
�

circuit between Stockport Exchange and the main Town Centre, so that finding the
�

funding for the Town Centre Access Package (as described in Paragraph 4.30 of our
�
report) will be crucial to the future vitality and viability of the Town Centre;
�

v)	� there is a need for the Council to continue to work with UK Asset Resolution in 
encouraging the refurbishment and reconfiguration of the Merseyway Shopping 
Centre and in establishing better linkages with Bridgefield, the Market Place and the 
Underbanks; 

vi)	� there is a need for the reconfiguration and refurbishment works to create more 
medium-sized retail units in the Primary Shopping Area, in the range 465 sq.m gross 
to 929 sq.m gross, so as to help retain and attract comparison goods multiples in the 
mid to premium end of the sector, thereby helping to address qualitative deficiencies, 
encourage more sustainable shopping patterns amongst higher income earners in the 
catchment, and thus enhance the Town Centre’s vitality and viability; 

vii)	� there is a need to continue with the process of supporting the creation of more 
independent businesses in the Underbanks and at the Market Place, so as to create a 
critical mass of activity and enable the area to form a more effective link between the 
Office Quarter and the rest of the Town Centre and further develop the evening 
economy in the Old Town with improvements to the food and drink offer; 

viii)	� there is a need to seek to plan for meeting at least two thirds of the residual 
comparison goods expenditure capacity (set out in row ‘l’ of Tables 5a and 5b in 
Volume 2) in the Town Centre (compared to its existing share of retained comparison 
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goods expenditure of 52 per cent), so that there is potentially a need to expand the 
Primary Shopping Area after 2024 if the identified need is to be met in full in that 
period, but with the focus in the intervening period likely to be on reconfiguration and 
refurbishment of the existing stock of retail floorspace, and with new retail 
development focussed on mixed-use schemes; 

ix)	� there is a need to adopt a Plan, Monitor and Manage approach to meeting retail 
needs after 2024, and a need to treat our post-2024 capacity estimates with a strong 
degree of caution; 

x)	� however, given the time it can take to assemble sites for town centre development, 
the Council should begin the process of site identification and land assembly – 
through CPO processes if necessary – sooner rather than later; 

xi)	� there is a need to promote several new small convenience stores in the Town Centre 
of the sort operated by Tesco Express, Sainsbury’s Local and Morrisons M Local, with 
Stockport Exchange representing a suitable mixed-use development for 
accommodating such a store in close proximity to the rail station; 

xii)	� there is a need, from the social inclusion perspective, to make a concerted effort to 
improve the performance of Edgeley District Centre and to improve, in particular, its 
localised convenience goods offer and the overall appearance of the centre; 

xiii)	� there is also a need to provide for a further localised convenience goods store in the 
Brinnington area, again to meet social inclusion objectives and improve accessibility 
to fresh food for residents without access to a car; and 

xiv)	� the Council should seek to resist further out-of-centre comparison goods retail 
development in locations such as Handforth Dean and Cheadle Royal. 

HV075 | August 2014
FINAL REPORT 

140 


