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 Introduction  

1) 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 the Town Centre of Leek.  This will inform the District Councilôs Local 

Development Framework.   

 

2) The objectives for Leekôs Town Centre Masterplan are to: 

 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. 

 

3) The Town Centre boundaries are identified in the study brief, and in this respect it is 

noted there is no specific geographic definition for Leek Town Centre in planning 

policy terms.  

  

 Baseline Report  

4) The Baseline Report represented the first step of the process leading to 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 retailing and regeneration. 

 

5) The desktop research has been complemented by a thorough understanding of place.  

Surveys have been undertaken by Planners, Regeneration Specialists, Urban 

Designers, Landscape Architects, Transport and Property Specialists.  

 

6) To supplement this and to further the understanding of wider town centre issues, an 

analysis of the latest census based information was undertaken to understand the 

socio-economic position of the catchment for Leek.  

 

7) 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 included workshops with 

District Council Elected Members; local stakeholders (land and property owners; 
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community and residential interest groups) and Leek Chamber of Trade.  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 tenet of national planning policy.  Market towns 

like Leek 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) Regional policy identifies Leek as a Local Regeneration Area outside the Major Urban 

Areas and network of towns identified for major development.  However, 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 Leek as a market town with increased growth (in the form of housing 

and employment) to strengthen its role as a principal service centre.   The scale of 

housing growth is significant, being equivalent in population terms to a one fifth 

expansion of the town.  This has implications for the Town Centre. 

 
12) Socio-economic analysis provides pointers for influences upon the Town Centreôs 

offer.  Just 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. 

 
13) Around 37 percent of all the working age population fall into the two lowest social 

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

 
14) Almost 18 percent of households have no access to a car. This is a challenge for a 

rural market town with a constrained public transport infrastructure. 

  

 Property Analysis 

15) Leek is the primary retail centre for Staffordshire Moorlands district.  Though 

assessed as a ôlocal centreô in the UK Town Centres ranking, Leek continues a role 
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as a market town, administrative centre and employment generator for the district. 

 

16) The town has a high percentage of independent traders (around 80 percent) and a 

notably below average share of national multiples.  It is not therefore at risk of being 

characterised as part of óClone Town Britainô.   

 
17) Although there is a marginally above national average vacancy rate for the Town 

Centre study area retail outlets (over 14 percent compared to 13 percent), this is not 

the case for what is considered to be the true Town Centre area.  There the vacancy 

rate is only 6.5 percent ï half the national average.  

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

is no speculatively built modern, quality accommodation. 

 
19) The Town Centre needs to connect the townôs visitor attraction appeal to an improved 

evening offer.  It is considered the tourism potential is underplayed, with existing 

assets not fully exploited.  There is strong public demand for delivery of a 

Community/Arts/Heritage facility, to be prominently sited in the Town Centre.  This 

would also be a driver for the improved evening offer. 

 
20) The Town Centre includes significant areas of residential property, although little is in 

the form of óliving above the shopô.  Most is in the form of terraced or semi-detached 

housing.  Prices are below county and regional averages.  There is little evidence of 

an apartments market, which provides a challenge to the re-use of the numerous 

redundant or underused mills.   

 

 Townscape and Landscape 

21) Leek has a strong historic core with a number of outstanding buildings contributing 

the overall character.  The historic core is focused around the Market Place/St 

Edward Street.  Together with Derby Street this is the traditional retail core at the 

heart of the town, although there are no large retail units or anchor stores.   

  

22) The rectangular form of the Town Centre has created a principal movement network 

which constrains and influences use and perception of the Town Centre.  There are 

major gateways at street intersections, but these are traffic dominated, creating poor 

pedestrian environments, severance and a poor sense of arrival.  

 
23) The main shopping focus is Derby Street, with several small alleys and side streets 

connecting to large format shopping.  Associated with Derby Street is Market Place ï 
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a focal point and key destination because of its continuing use as an outdoor market.  

A second retail heart is formed by the  Derby Street/Fountain Street roundabout ï an 

area that includes the iconic Nicholson War Memorial. 

 
24) The number of high quality listed and significant buildings distributed throughout the 

Town Centre (most of which comprises a Conservation Area) will have influence over 

future plans.  

 

25) The 15 Opportunity Sites present scope for comprehensive re-development that could 

deliver appropriate town centre uses. 

 

 Access and Movement 

26) There is pedestrian severance between the retail core and the outer residential areas 

due to the busy ring road network and the lack of controlled crossing facilities.  

  

27) Town Centre traffic includes a high proportion of HGV traffic from the local industrial 

areas, adding to congestion issues.  There is a need to redirect these vehicles away 

from the Town Centre.  

 
28) Three of the four major road junctions need to be improved, which might be part of a 

more radical traffic management scheme around the Town Centre.  

 
29) Leek is disconnected from the rail network. Bus services are poor, with provision 

extremely limited after 6pm.  As such the evening economy is almost entirely reliant 

on the private car.  

 

 Opportunity Sites 

30) The 15 Opportunity Sites provide specific development opportunities to be 

incorporated within the overall masterplan framework.  It must be recognised that for 

some ownership issues, owners aspirations and existing uses mean that realising the 

opportunity may be a medium or long term action.   

 

 Emerging Objectives 

31) Taking into consideration all that is set out in the Baseline Report, the emerging 

strategic objectives for the masterplan were: 

 Clarify and strengthen the car park offer 

 Redefine the four key gateway junctions 

 Address public transport infrastructure improvements 
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 Consider wider area road and/or rail network improvements 

 Determine the Arts/Heritage Centre location 

 Improve pedestrian and cycle connections 

 Consider extending/enhancing pedestrian areas 

 Create enhanced and new circuits 

 Introduction of a greater diversity of uses  

 Create green infrastructure in the Town Centre, with improved connections to 

Brough Park 

 Comprehensive strategy that provides coherence to intervention areas, 

ranging from ókeyhole surgeryô type improvements to more comprehensive 

restructuring 

 Focused change that recognises the existing grain ï public realm 

improvements to enhance linkages and smooth transition between residential 

and Town Centre areas. 

 

32) The findings of the Baseline Report were presented to the studyôs Management and 

Steering Groups in early September 2009.  They were also presented to Elected 

Members, key Stakeholders and businesses. 

 

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

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

 

 Design Options  

34) The second stage of the masterplanning process has been to develop design options 

for each of the 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 illustrated below. 
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