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TITLE: 

SALFORD RETAIL STUDY – FINAL REPORT


RECOMMENDATIONS: 

1. That the report be noted and accepted for the purpose of providing a basis for the Council’s retail policies in the replacement UDP, for assessing the potential for new retailing opportunities and evaluating the benefits of regeneration proposals. 

2. That the prices to be charged for the sale of copies of the report be noted. 


EXECUTIVE SUMMARY: 

RPS Planning were appointed in September 2002 to update the citywide strategic retail study and to assess the potential for new retailing opportunities and their likely impact on existing and proposed shopping centres in the inner city. They were also asked to assess the likely regeneration benefits of specific proposals. 

They have now submitted their report and have concluded that, at the citywide level, there is very little capacity to support new convenience floorspace, but, at the local level, there is some capacity for convenience expenditure in the Central Salford area. There is scope, however, for additional comparison shopping, which should be concentrated in existing shopping centres.


BACKGROUND DOCUMENTS :

(Available for public inspection)

Salford Retail Study - Part 1 - Citywide Capacity Assessment – Volumes 1, 2, 3.

Salford Retail Study – Part 2 - Market Overview Assessment

Review of 2002 Salford Retail Study, with Reference to 2001 Census Results at Ward Level and 2000 Expenditure Data 


ASSESSMENT OF RISK

The risk of not accepting the study is that key decisions affecting the regeneration of the City, and the vitality and viability of the town centres within it, will be taken without adequate information.

T   THE SOURCE OF FUNDING IS

UDP budget and SRB 5

LEGAL ADVICE OBTAINED

Contract advice obtained

FINANCIAL ADVICE OBTAINED

The study has been funded from existing budgets


         CONTACT OFFICER :
  Nina Keshishian
778 0982



      WARD(S) TO WHICH REPORT RELATE(S)
All


          KEY COUNCIL POLICIES

UDP


DETAILS:  See attached report

1
PURPOSE OF REPORT
1.1 To report the results of a consultants’ study into retail capacity in the city and to discuss the implications for the regeneration of Central Salford.

2
BACKGROUND
2.1 Following the Lower Broughton Regeneration Study by Taylor Young and Jones Lang la Salle in 2001, it was decided that a retail capacity study was required to assess the impact of their retail proposals on existing and proposed shopping facilities in the Inner City. It had also become apparent that the strategic retail study carried out in 1998 by MVM Planning needed to be updated to provide a basis for retail policies in the replacement Unitary Development Plan. 

2.2 RPS Planning were appointed in September 2002 to update the citywide strategic retail study and to assess the potential for new retailing opportunities and their likely impact on existing and proposed shopping centres in the inner city. They were also asked to assess the likely regeneration benefits of specific proposals. They chose to use retail agency experts, King Sturge, as sub consultants to undertake the market demand analysis.

2.3 The brief required the final report to be submitted by the end of January 2003. Because of difficulties experienced by King Sturge in completing the second part of the report, however, the submission was not made until the beginning of July 2003.

2.4 An addendum report has also been provided, following the publication of the 2001 census results. Some differences became apparent between the population estimates and projections used in the original study. More up-to-date expenditure information had also become available in the meantime. The capacity figures were re-calculated using the more recent data, but the conclusions were not significantly different, other than an even greater emphasis needs to be placed at the Citywide level on the fact that there is very little capacity to support new convenience floorspace. 
2.5 Funding for the study came from the UDP budget and SRB 5.

3
OVERALL CONCLUSIONS

3.1 Part 1 of the report reviews national retail trends and national planning policy on retailing and town centres. It reports on the household telephone survey undertaken and describes the methodology used for assessing retail capacity. It then reviews the main shopping centres of the City and reports on scope for development of types of retailing in the various centres. 

3.2 The conclusions and recommendations are as follows: 

· The survey indicated that leakage of comparison expenditure from the City had increased between 1997 and 2002. For convenience expenditure, there is a smaller leakage because of a certain amount of inflow expenditure

· At the citywide level, there is very little surplus in convenience business expenditure to justify new floorspace. After the publication of 2001 census information at ward level and more recent expenditure data, the capacity figures were re-calculated. The conclusions were not significantly different, however, other than that there needs to be an even greater emphasis at the Citywide level that there is very little capacity to support new convenience floorspace. 

· At the local level, there is some capacity for convenience expenditure in the Central Salford area.

· There is scope for additional comparison shopping in the City. This should be concentrated in existing shopping centres, in order to retain local expenditure which, at present, is leaking to competing centres outside the City.

· There should be continued emphasis on sustaining and enhancing the City’s four main centres.

· In considering edge of centre sites, the need for excellent pedestrian linkages is vital.

· A review of car parking policy should be considered. Charging for parking (Eccles and Salford Shopping City) encourages shoppers to use competing centres where parking is free.

· There is a need to make Salford Shopping City more visible and accessible from the A6.

· There is a need to make Swinton shopping centre more visible to passing traffic on the A6.

· A single retail park destination needs to be developed to compete with those in Manchester, Trafford and Bolton. This might be achieved by the reorganisation of Red Rose Retail Park, which has accessibility problems.

· There is a degree of current and future capacity to support convenience businesses within parts of the City, in particular Salford Shopping City, but also perhaps for additional local provision in Ordsall and Broughton, but not Barton.

· Stand-alone warehouse stores should not be permitted in the City unless the qualitative offer is exceptional.

· A review of Key Local Centres should be undertaken as part of the UDP Review.

4
IMPLICATIONS FOR REGENERATION IN CENTRAL SALFORD

4.1 Part II of the study looked at how the potential expenditure capacity could be utilised to support regeneration schemes in Central Salford.  It looks in particular at the potential for retail development in the four inner city areas of Chapel Street, Broughton, Regent Road and Ordsall. 

4.2 The higher land values associated with retail development can make otherwise unattractive regeneration projects feasible to the development industry.  In addition to pump-priming mixed-use development sites through cross-subsidy, retail development can improve investor confidence in an area, significantly improve the environment, and provide local shops and services, as well as employment.

4.3 Given the conclusion of part I of the study, that there is very little surplus capacity in convenience business expenditure, there appears to be very little scope to use retail development to support regeneration.  The council is already committed to the expansion of Shopping City through development of a new supermarket adjacent to the existing centre.  The consultants were instructed to treat this as a firm commitment.  The consultants’ advice is that any significant development of further new retailing is likely to take trade away from Shopping City and other existing centres.

5 
CHAPEL STREET

There may be potential for retail development in the Chapel Street area as a result of confidence brought about by the success of the regeneration initiative. A site for a local centre of approximately 1800 sq. m. could be assembled and would provide significant benefits for the area, by improving frontage and image, and a limited amount of new employment. The Chapel Street Regeneration Strategy envisages that certain areas of land on Chapel Street will be developed incorporating retail use. Developer interest (albeit limited) is currently being pursued

6
BROUGHTON

6.1 Mocha Parade: One of the key projects proposed by consultants, Taylor Young, as part of their regeneration strategy for Lower Broughton, was the replacement of the existing local centre at Mocha Parade with a new centre, supported by a larger anchor store, at the nearby Lowry High site.  However, it was recognised that this proposal was subject to retail impact and market testing.

6.2 RPS consider that the proposed location is not a viable option.  There is not sufficient retail capacity to develop a larger centre without detracting from the viability of Broughton Village, Shopping City and other nearby centres.  The proposed site does not front a major A road.  The likely requirement to relocate existing tenants would further add to costs.

6.3 However, RPS note that many of the existing shop leases are due for renewal over the next few years.  They suggest that there could be an opportunity to remodel the existing centre to create a number of larger unit sizes and improve its dated appearance.  This option would require a private sector partner.  

6.4 The option of remodelling Mocha Parade could potentially be an important component of a masterplan for the regeneration of Lower Broughton.  I do not consider that this change fundamentally undermines the Taylor Young vision for the area.

6.5 Newbury Place: As part of the joint-venture redevelopment proposals for Higher Broughton, it is proposed that the run-down Newbury Place centre be demolished and remaining tenants relocated.  The masterplan for the area provides for a mix of new residential and commercial development on the site, as a later phase of development.  Although the possibility of including retailing has been suggested, there is no commitment to any particular size.  RPS recommend that, in order to protect neighbouring centres, any new retail development in this area should be limited to local convenience shopping, no greater than 743 m2 (5,000 sq ft).

.

7 REGENT ROAD 

Regent Retail Park is considered to be successful, but Red Rose Retail Park suffers from serious access difficulties and insufficient depth from Regent Road to provide a better retail offer.  The position could be improved by the amalgamation of industrial and storage land to the rear of the retail park, but this includes rail served warehousing on land that is privately owned and it is unlikely that this land could be assembled easily and quickly. 
8 ORDSALL 

RPS consider that, because of its poor retailing location, and small catchment area, not helped by the history of security problems, potential retailers would not be interested in locating at Ordsall District Centre.  They see little benefit in refurbishing the existing parade and recommend that the site be considered for alternative development.

8.1 They considered options for relocating the centre to a new site.  They note that the demographic profile and total population count of Ordsall makes it very difficult to develop a new district centre, purely servicing the immediate catchment population.  In order to make a development in Ordsall attractive to retailers and developers, they suggest that the centre is relocated to Trafford Road, where the site will enjoy large passing traffic flows and bring the scheme closer to the residents of Salford Quays.  Any new retail development should not compete with retailing at the Lowry Galleria, be should focus on convenience uses such as discount food shopping, newsagents etc.

8.2 Should the proposal to merge local primary schools be adopted, RPS identify the present site of Radclyffe Primary School as the most suitable location for a relocated centre, possibly coupled with community facilities.  They caution that developer interest needs to be market tested but consider that, as the residential population increases, retail operators should become interested.  

9 PUBLICATION OF THE REPORT

9.1 It is proposed that the report be made available to the public and that, in accordance with normal policy, a fee is charged.

9.2 It is proposed to charge the following fees as suggested by the consultants:

Part 1, volumes 1 & 2 - the main body of the report and appendices 
£100

Part 1, volume 3 – the survey tables and expenditure information

£900

Part 2 – the market overview assessment




£ 20

9.3
It should be noted that the document will be a key background document for the UDP inquiry and will have to be made freely available once that process is under way.

10 CONCLUSIONS

10.1 The report provides a useful update on retail activity within Salford and its findings will help to inform the review of the UDP, particularly with regard to assessing the potential for new retailing opportunities and evaluating the benefits of regeneration proposals. 

10.2 The lack of justification for any additional large-scale convenience retailing is noted. The First Deposit Draft UDP includes a specific allocation for a new food store at Salford Shopping City, which will increase the amount of convenience floorspace within the town centre, but this proposed development is already taken account of in the retail study and is consistent with the sequential approach to retail development set out in national planning policy guidance. The report’s recommendation that any additional comparison shopping should be accommodated within established town centres is also consistent with the UDP’s retail policies. 

10.3 The fact that there is some limited convenience capacity at the local level within Central Salford is also noted. The UDP will seek to channel any such development into established neighbourhood centres wherever possible, although the need to create a new local centre to serve the day-to-day needs of the growing community in Chapel Street, and also to improve the local retail offer in Ordsall is acknowledged. 

Councillor Antrobus

Lead Member for Development Services
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