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Introduction
BE Group in conjunction with Taylor Young and Aecom, has been commissioned by

Staffordshire Moorlands District Council and Advantage West Midlands to produce a

masterplan for Cheadle Town Ce nt r e . This wil/l i nform

Development Framework.

The objectivesforCheadl ebs Town Centb:re Masterpl an

. Identify employment opportunities through the redevelopment of vacant and
under utilised land, properties and mills and enhancement of existing property

) Identify the potential to increase resident and visitor expenditure and reduce
the leakage of expenditure to other centres

. Strengthen the retail and service hubs of the town.

The Town Centre boundaries are identified in the study brief, and in this respect it is
noted there is no specific geographic definition for Cheadle Town Centre in planning

policy terms.

Baseline Report

The Baseline Report represented the first step of the process for the production of the
masterplan. It has been prepared from a detailed document review of national,
regional and local planning policy in relation to town centres, as well as both generic

and locally focussed reports on retail and regeneration.

This desktop research was complemented by a thorough understanding of place.
Surveys were undertaken by Planners, Regeneration Specialists, Urban Designers,

Landscape Architects, Transport and Property Specialists.

To supplement this and to further the understanding of wider town centre issues, an
analysis of the latest census based information has been undertaken to understand

the socio-economic position of the catchment for Cheadle.

The findings of these different strands of research are set out in this section of the
Draft Masterplan report, brought together with the more anecdotal evidence
established through meetings, conversations and discussions with various key
stakeholders, as well as the detailed site survey work. This has included workshops
with District Council Elected Members; local stakeholders (Cheadle Town Councillors

land and property owners; community and residential interest groups) and Cheadle
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Business Group. A project launch exhibition event was also held to gather residents

and visitors opinions.

8) The conclusions offered a strong position on which to base the next stage of the

commission, to develop options for change and development in the Town Centre.

Context

9) Town Centre regeneration is a key principle of national planning policy. Market towns
like Cheadle are being challenged as local shops and services close, but because of
their higher incidence of independent traders, can importantly offer local
distinctiveness and local retail.

10) Regionally Cheadle is not large enough to be identified on the West Midlands
Regional Spatial Strategy map. It is considered to fit to statements supporting the
role of rural towns as service centres for their hinterland and a focus for development,

whilst ensuring local character is preserved.

11) No Town Centre boundary is defined in local policy documents. Rather there is
reference to primary and secondary shopping areas. The emerging LDF Core
Strategy sees Cheadle as a market town with increased growth (in the form of
housing and employment) to expand its role and improve infrastructure. The scale of
housing growth (likely to be met on greenfield sites outside the urban area) is
significant, being equivalent to a 25 percent expansion of the town. This has

implications for the Town Centre.

12) Most of the Masterplan ar ea i s within a Conservation Ar

historicstreetpat t ern, historic buildings and Pugino

13) Socio-economic analysis provides pointers for influences uponthe Town Centr e
offer. Over half the population is aged under 40, with the largest percentage of all the
age groups being in the 30-39 years age bracket. The Town Centre offer needs to
address how it can attract and retain loyalty from the younger population.

14) Around 35 percent of all the working age population fall into the two lowest social

grades i DE i which impacts on the available disposable income and affluence.

15)  And there are comparatively low numbers of people with access to a car; another 44
percent have access to only one car. This is a challenge for a rural market town with

a relatively poor public transport infrastructure.
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Property Analysis
16) Cheadle has a niche role as a market town local centre; providing convenience
goods, servicesand | oc al comparison shopping. The t o

secondary shopping centre, complementing rather than competing with Leek.

17) The town has a high percentage of independent traders (78 percent) and a notably
below average share of national multiples. It is not therefore at risk of being
characterised as part of 6Cl one Town Britali
important provider of local services T with banks and building societies in plentiful

numbers.

18) There is however an above national average vacancy rate for Town Centre retail
outlets (over 16 percent compared to 13 percent), although only the minority appear
to be actively marketed.

19) The Town Centre office market is small, in terms of both supply and demand. There

is no modern, quality accommodation.

20) There are only limited leisure and community facilities within the Town Centre. Whilst
there has been investment in library, tourist and community information facilities,
there is immediate need to replace the Police Station as the building is no longer fit

for purpose.

21) The Town Centre includes significant areas of residential property, although little is in
the form of 6living above the shopdétached Most i
housing. Prices are below regional averages, but are higher than county and Leek
Town Centre figures. However, brownfield site development opportunities are
considered restrictive, with proposed housing growth likely to be steered to greenfield

sites outside the urban area.

Townscape and Landscape

22) Cheadle has a strong historic core with a number of outstanding buildings contributing
the overall character. The historic core is focused around High Street, the traditional
retail core at the heart of the town. This includes the Pugin i designed St Giles RC
Church.
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The triangular form of the town centre has created three major gateways at street
intersections, but these tend to be traffic dominated, creating poor pedestrian

environments and a poor sense of arrival.

The main focus of the Town Centre is the large open public car park at Tape Street.
This is a relatively desolate space, unattractive as a first impression for visitors.
Indeed this reflects the general view of the public realm i pavements are narrow in
places and can be difficult to follow; whilst Market Place is attractive there is little
active frontage to animate the space when the market is closed; there is very little

public space around St Giles RC Church, and poor connections from High Street,

The eleven Opportunity Sites identified in the study brief present scope for
comprehensive re-development that could deliver appropriate town centre uses.

Access and Movement

The town centre suffers from congestion, partly as a result of through traffic to and
from Alton Towers, and partly due to the traffic circulation patterns. Pedestrian routes
are poor, especially between the main retail core of High Street and the main food
shopping area east of Tape Street.

There are poor public transport connections between the nearest rail service (Blythe
Bridge) and the town centre. There are also few regular and frequent bus services in
the town centre, with the one-way system causing indirect and circuitous routeing

(and additional journey time).

Opportunity Sites

The eleven Opportunity Sites provide specific development opportunities to be
incorporated within the overall masterplan framework. It must be recognised that for
some ownership issues, owner aspirations and existing uses mean that realising the
opportunity may be a medium or long term action. From the consultations process it
was suggested that five of the sites be extended in size, reflecting property

ownerships or adjoining identified opportunities.

Emerging Objectives
Taking into consideration all that is set out in the Baseline Report, the emerging
strategic objectives for the masterplan were:

. The creation of a defined heart to the Town Centre
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. To improve and enhance the setting of theto wn 6 s key bubtiGites ng ass
RC Church

. To repair the damaged urban fabric to the east/south east of the Town Centre

. To improve the historic core

) To improve the Town Centre gateways

) To complement and improve the environment of High Street

. To enhance the environment around Tape Street (and better integrate to High
Street)

o To revitalise and sustain the townds marKk

. To develop the town centrebs offer for r

evening economy)

o To reduce the high level of vacant premises
o To secure replacement Town centre-based police station facilities
. To reduce the dominance of vehicle movements on the core circulatory

network, in particular HGV movements through the town centre

. To provide stronger clarity and quality of parking in the heart of the Town
Centre
. To consider opportunities to reduce vehicular severance at the north and

south end of Tape Street.

The findings of the BaselneReport wer e presented to the st
Steering Groups in early September 2009. They were also presented to Elected
Members, key Stakeholders and businesses.

Details of the Opportunity Sites gathered through the baseline analysis, plus other

sites and opportunities, were then used to develop design options.

Design Options

The second stage of the masterplanning process has been to develop design options
for each of the eleven Opportunity Sites. Potential uses were identified for each site,
through initial consultation with the public, local businesses, land and property owners

and other key stakeholders.

Site capacity assessments were then undertaken, which considered both minimum

and maximum intervention options for each site. These are shown below.
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1) Cheadle Council Offices, Leek Road
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S o sopynpt Abagts Wietred Lume 84 100003364 000

taylor young !

SITE AREA: 0.46 hectares = 1.14 acres
SITECAPACITY

CAR
;STT'E:T"JASL ABEA PARKING HEIGHT NOTES
USE | (s | opaces
1) Offices 20,000 B0 2125 -Approx. 11,000 sgft officesin
existing building and 11,000 sqft
of new build offices
2) Residential 26,000 24 213 -Approx. 11,000 sgft of

apartmentsin existing building
and 15,000 sgftof new huild
traditional houses {mixture of
2,3and 4 bed)

-approx. 14 houses @ density
of 35 housesiha
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Cheadle Town Centre Masterplan pEeY) taylor young !

2) Lightwood Area

“ 1 SITE AREA: 0.48 hectares = 1.19 acres
SITE CAPACITY
{\’,._, CAR
& ol POTENTIAL AREA
O OPTIONUSE PARKING HEIGHT NOTES
(Sal g » ' 4 | spaces
X \)S\ V 1) Residential 19,000 10 2 - Number of units subject to
W) Refurhishment refurbishment of existing
Dot P iy S e s (Extra Care) huilding.
2)Residential 17,000 | 32(2 spaces 23 - Approx. 16 traditional houses
(New Build perhome) {mixture of 2,3 and 4 hed @
Housing) density of 35 housesiha)
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3) Well Street Car Park Area
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SITE AREA: 0.48 hectares = 1.19 acres

SITE CAPACITY
CAR
5.?:.5:322 AREA (sqft) | PARKING | HEIGHT NOTES
: SPACES
1)Police Station | Asperpolice | 132 publiccar 2 -Assumespolice station
and CarParking | requirements. park occupiesapprox. 0.15
hectare of the site.
2) Officesand 12,000 80 publiccar 2i3
CarParking parkand 37
faroffice uses

S72(p)/Cheadle Summary Report/December 2009/BE Group/Tel 01925 822112



Cheadle Draft Masterplan Summary Report
Staffordshire Moorlands District Council
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4) Former Job Centre Site SITEAREA: 0.29 hectares = 0.72 acres
SITE CAPACITY
_.',;l
W CAR
COTENTIAL AREA (sqft) PARKING HEIGHT NOTES
OPTION/USE
A SPACES
.;;,ﬂf‘l 1)Paolice Station | Asperpolice | Asperpolice 213 - Assumespolice occupy
A «"f-»i e requirements. | requirements. whole site.
N W\ T
= P Retalland 70,500 75 373 | -5000 saft of retall uses
) Offices on ground floorwith
E 12,500 sqftof offices
ahove.

3) Hotel 25,000 a5 3 - New build hotel with
potential small scale
leisure use on ground

~ floor.
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