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Executive 
Summary
This Development Framework and 
Investment Strategy for the City Centre 
of Stoke-on-Trent sets out the major 
projects that will deliver an exciting 
physical and economic environment 
appealing to investors, developers, 
residents, businesses and visitors alike. 
The strategy is aspirational whilst also 
being robust, realistic and deliverable 
following closely the aspiration for the 
urban core area set out in the Strategic 
Development Framework. The key 
projects are set around a series of 
districts and quarters providing a focus 
and clarity within the city core.
 
Seeking to deliver “a prosperous 
City Centre that is the heart, soul 
and mind of our region” the vision 
includes recognition, and therefore 
improvement, of Stoke-on-Trent.

• Key moves include the 
reinforcement of Stoke-on-Trent as 
a regional shopping centre

• the economic regeneration through 
a new City Living offer and a high 
value Business District

• support through the expansion of 
the cultural offer

• good connection through multi-
modal movement options and

• the creation of a setting of a high 

...the revitalisation of the 
City Centre is one of the 
key economic drivers 
identified in order to 
achieve the regeneration 
of Stoke-on-Trent...
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quality public realm within which 
people can be entertained, and 
people can use as part of their 
everyday life.

The history of Stoke-on-Trent is intimately 
bound to the ceramics industry (as well as 
coal, steel and tyres) with the area known 
colloquially as ‘The Potteries’.  Stoke-on-
Trent has many physical strengths and 
features which relate to this heritage, 
which have an important role to play in 
the regeneration and revitalisation of the 
City Centre. As Stoke-on-Trent embarks 
on a dynamic building programme, 
new economies will be developed in 
the City Centre; the ceramics industry is 
restructuring, moving from high volume 
low added-value goods towards low 
volume high added-value with a strong 
design element. This restructuring 
provides the opportunity to look to the 
rich cultural and architectural legacy and 
reinterpret it for the twenty-first century. 

The restructuring of the physical fabric 
of the City Centre is fundamental to 
the new image of the city; the “three 
moves” establish

• a network of interconnected 
squares and spaces

• the formation of a green park 
linking from the centre to Forest 

Park, Festival Park and Hanley 
Park, and

• the integration of built form and 
landmarks to give a sense of 
mass and presence on the North 
Staffordshire skyline. 

The public realm strategy is focussed 
on strong unified pedestrian movement 
corridors throughout the city, related 
closely to the existing historic street 
pattern, enhancing the ‘sense of place’ 
and aiding orientation when moving 
through the city. These corridors link 
a series of revitalised public spaces to 
create a network of squares around 
the city. In association with this, a clear 
road hierarchy, a higher accessible 
and usable public transport network, 
a servicing strategy and strategic 
signage would be reviewed and 
rationalised, to ensure that consistent 
and easily legible information is 
provided on all City Centre streets and 
the distinctive approach corridors, 
named ‘boulevards’ for pedestrian 
and vehicle users alike.

From a market perspective it is clear that 
Stoke-on-Trent City Centre must provide 
for all types of retail development, 
mixing retail use with cafés, bars 
and restaurants, provide for high 
quality office space to accommodate 

corporate headquarters, financial 
and professional services businesses 
and public administration occupiers, 
develop a City Living component and 
build up the strong cultural offer to 
establish a vibrant visitor economy.  
Understanding the funding options for 
the delivery is central to establishing an 
invigorated City Centre which will drive 
forward Stoke and its sub-regional 
economy. The investment plans for 
the City Centre will be taken forward 
through financial and other support 
provided by a number of stakeholders, 
including the private sector. 

The proposals aim to provide an 
appealing economic and physical 
environment to attract business, city 
centre living, retail and leisure investors.
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Purpose 
of the 
document
This Development Framework and 
Investment Strategy for the City Centre 
of Stoke-on-Trent sets out the major 
projects that will deliver an exciting 
physical and economic environment 
appealing to investors, developers, 
residents, businesses and visitors 
alike. The revitalisation of the City 
Centre with the introduction of a new 
business and residential economy is 
critical to the success of Stoke-on-
Trent as a whole.

...delivering an exciting 
physical and economic 
environment appealing 
to investors...

Purpose of the document | 6



The strategy is aspirational whilst also 
being robust, realistic and deliverable. 
The team, comprising EDAW, Jones 
Lang LaSalle, EKOS and MACE, have 
undertaken a multi-disciplinary study 
to ensure the realisation of the visionary 
document ‘City Centre Prospectus’ 
prepared by Stoke-on-Trent City Council. 
A fully collaborative design and delivery 
process has been undertaken, involving 
Stoke-on-Trent City Council, RENEW, 
North Staffordshire Regeneration Zone, 
North Staffordshire University, English 
Partnerships, Urban Vision and the 
Housing Corporation, to arrive at these 
proposals ensuring they are embedded 
in reality as well as ambition. 

...establishing a new 
sense to the social and 
urban fabric of Stoke...

7 | Purpose of the document 
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Context 
The City Centre Prospectus: 
Setting the Context for 
Long Term Investment
The City Centre Prospectus prepared by 
the City Council and its key stakeholder 
partners sets out a clear vision for Stoke-
on-Trent City Centre. The vision seeks to 
deliver “a prosperous City Centre that is 
the heart, soul and mind of our region”.

Stoke-on-Trent has suffered for many 
years from a lack of clear identify in 
terms of its central City focus. This is 
not surprising given that the Potteries 
and North Staffordshire are made 
up of a number of distinctive towns 
and communities. It is clear however, 
looking at the competitive position of 
Stoke-on-Trent in relation to its peer 
group cities such as Derby, Sheffield, 
Wolverhampton, Coventry, Hull, 
Newport, Bolton and Blackburn, that 
the City suffers from not having a clear 
and unambiguous City Centre core....a prosperous City Centre 

that is the heart, soul and 
mind of our region...
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A Strategic Development Framework 
has been prepared for the Urban Core 
Area of North Staffordshire in order 
to provide strategic direction for the 
ReNew North Staffordshire Housing 
Pathfinder Programme. The Strategic 
Developmental Framework sets out a 
framework within which the City Centre 
should be brought forward as a major 
component part of the North Staffs 
integrated Economic Strategy and 
inter-related regeneration activity in the 
sub region. The City Centre Prospectus 
provides an excellent starting point 
for articulation of a major Programme 
of Work designed to deliver for North 
Staffordshire, a City Centre of which 
everyone can be proud.  

To create such a City Centre will take 
a significant period of time. The City 
Centre currently suffers from a number 
of deficiencies – lack of high quality 
public realm and buildings, a weak 
office market and under performing 
retail environment. In addition, the City 
has failed so far to capture an urban 
living agenda now being established in 
a number of peer group cities.

...zones of intensity identify 
the historic urban core...
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The challenge therefore for this City 
Centre Development Framework 
and Investment Strategy  is to set in 
place a series of clear actions built 
on a Development Framework Plan 
that will enable the City Council and 
stakeholders to take forward the 
regeneration of the City Centre. At the 
end of the process the City Centre 
should seek to meet the objectives set 
out in the Prospectus namely:

• To put in place a fantastic retail 
offer linking the East West Precinct 
to the Potteries Shopping Centre 
and creating a high quality vibrant 
street scene running North/South 
through the City core.

• To develop a high value Business 
District which will house corporate 
headquarters, financial and 
professional services businesses 
and public administration.

• Provide at least 500 homes with 
potential for more in the City Centre 
to appeal to in-movers as well as 
existing residents.

• To create a civic quarter which links 
together the business and retail 
district and provides a beautiful 
public realm within which the 
museum, library and other public 
buildings sit.

...ground figure plan...
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• To establish in the City Centre the 
highest possible quality public 
transport network serviced from 
a multi-modal interchange but 
also delivering high quality, high 
frequency network connections to 
the City Centre’s hinterland.

• Over time to provide landmark 
buildings that articulate the qualities 
of the City – particularly bringing out 
the hilltop location and articulating 
the vertical form of the City.

• Through an enhanced public realm 
strategy to set in place a series of 
spaces and places within which 
people can be entertained, and 
people can use as part of their 
everyday life.

• Deliver further value added 
functions to the City Centre 
particularly in the hotel, tourism 
and leisure market, building on the 
strong cultural offer centring on the 
Regent Theatre and Victoria Hall, 
and seeking to capture new areas 
of business, conferencing, tourism 
and business to business activity.

The purpose of this document is to 
take forward the Prospectus and 
deliver the framework within which new 
development can be brought forward.

...current 
patterns of 
development 
originating from 
the nineteenth 
century will 
be retained 
in the City 
Centre Core...

1880

1950
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...a vision for  
sustainable communities...

Strategic Development 
Framework 
The Strategic Development Framework for 
the Urban Core Area has been developed 
from a number of principles set out in the 
North Staffordshire Integrated Economic 
Strategy, the North Staffordshire Integrated 
Transport Strategy and the North 
Staffordshire Retail Strategy. The Strategic 
Development Framework is intended to 
inform the statutory planning document 
the Local Development Framework (LDF) 
currently being developed by Stoke-on-
Trent City Council.

The Strategic Development Framework 
is currently being articulated at local 
level into five Areas of Major Intervention 
Plans. In addition, Stoke-on-Trent City 
Council are developing Area Action 
Plans (AAPs) as part of the LDF 
process. Whilst these documents are 
not coterminous they certainly feature 
many common goals and aspirations 
within the urban core area including:

• The delivery of a significant number 
of new homes (over 7,000) over the 
period to 2021 in the Urban Core Area.

• The delivery of significant environ-
mental improvements and creation 
of new green corridors across the 
Urban Core Area.

• The delivery of new transport 
corridors to enhance public 
transport routes linkage points.

• The creation of areas of distinctive 
character either situated in town 
centres such as Burslem or featuring 
enhanced canal corridors, parkland 
and neighbourhood locations. 

• The improvement of the retail offer. 
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In the context of the City Centre there 
are some key objectives that will assist 
in creating the right conditions within 
which the City Centre development 
and investment can take place. These 
include the creation and delivery of 
three new strategic routes each with 
a strong individual identity and visual 
character namely:

• the University Boulevard;

• the Business Boulevard; and

• the Heritage Boulevard. 

These routes will link the City Centre to 
key nodes of activity, namely:

• the University;

• the railway station; 

• City Council offices;

• Festival Park and its environs; and

• Burslem/City Waterside on the 
North/South axis creating the 
Heritage Boulevard. 

To ensure that the City Centre Develop-
ment Framework is not brought forward 
in isolation significant investment in new 
housing is also being planned in key 
parts of the Urban Core, particularly City 
Waterside to the South of the City Centre 
as well as other areas in proximity to 
the City Centre as part of an ongoing 
change plan relating to key residential 
locations at the heart of the City.

Finally with regard to organising principles, 
the completion of the City Centre ring road 
will also provide opportunities to define 
the boundaries of the City Centre and 
create locations for new investment. This 
will be a key objective for the City Centre 
Development Framework. 

The Strategic 
Development 
Framework sets as its 
core objectives three 
overarching principles:

•  The best of urban 
living;

•  The greenest city  
in Britain;

•  Distinctive towns  
and a legible city

Urban Core Boundary



Context | 14

...sites of major 
development opportunity 
kick start regeneration...

Integrated Economic 
Development Strategy 
and Strategic Develop-
ment Framework 
The Integrated Economic Development 
Strategy identifies the City Centre as a 
key economic driver for the sub-region. 
This has been incorporated into the 
Strategic Development Framework 
which identified the importance of: 

“A City Centre which punches its weight, 
with a regionally significant retail offer, a 
major business district (developed in a 
series of phases) and a vibrant creative, 
cultural and evening economy”. 

The Strategic Development Framework 
takes forward the priorities set out in 
the Integrated Economic Development 
Strategy, stating that “the City Centre 
is the key to the future of the City of 
Stoke-on-Trent and North Staffordshire 
and the primary economic aim is the 
expansion both physically and in the 
market offer including retail, office, 
cultural, leisure and residential.”

The Strategic Development Framework 
sets out the key elements of a renewed 
City Centre and the need to:

• Develop an identifiable business 
district for financial, business services 
and commercial employment;

• Strengthen the retail offer to ensure the 
City Centre can compete with other 
sub-regional and regional centres;

• Make the City Centre the focus for 
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...Potteries Way currently 
severs adjacent communities 
from the City Centre...business and public administration 

– bringing thousands of jobs into 
the core area;

• Capitalise on the benefit that a 
developing University Quarter can 
bring to the City Centre through 
improved physical linkage, 
business opportunities and image.

• Further develop a cultural and 
evening economy which further 
enhances the attractiveness of the 
City Centre as a focus for quality; and

• Establish residential development 
in the City Centre which acts as 
an economic driver as well as a 
means of creating a lively and 
active City Centre.

The Integrated Economic Development 
Strategy sets out a number of ambitious 
targets for the sub-region, with the City 
Centre playing a crucial role in the 
creation of new jobs and a modern, 
dynamic economy. These include: 

• 5,000 net new jobs in the City 
Centre by 2012;

• 25,000 net new jobs by 2021;

• 10,000 new jobs in consumer and 
business services;

• GDP per capita reaching parity with 
the regional economy by 2012 and 
national economy by 2021;

• The potential to arrest population 
decline by 2012 and increase the 
population thereafter. 

These targets indicate how important 
the successful revitalisation of the City 
Centre is to the overall regeneration of 
the City of Stoke-on-Trent. 
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...views and vistas...

Physical Context
Challenges and Opportunities
Stoke-on-Trent has many physical 
strengths and features which have an 
important role to play in the regeneration 
and revitalisation of the City Centre. 

The topography of Stoke-on-Trent is 
very specific to the area and consists 
of rolling hills and valleys. The centres 
of the towns that make up the City are 
generally located on the hill tops forming 
a very distinctive and legible urban 
form. Views towards the City Centre 
are therefore significant as a means of 
orientation within the city as a whole. 
The hill top is further exaggerated by 
tall buildings which further contribute 
to the landmarks identifying the City 
Centre. Views from the City Centre are 
channelled between the built forms to 
create distant vistas of further hills and 
green valleys. Such views and vistas 
ensure the participant is firmly rooted 
with the city.

The existing public realm contains 
spaces of significance throughout the 
urban core. Fountain Square, in the 
retail district, is at the heart of the City 
Centre however it does not serve as a 
destination in its own right. Surrounding 
Fountain Square are a series of other 
pedestrianised spaces which blend one 
into another without much definition 
including Market Square. Stafford Street, 
a key spine through the City Centre, as 
well as Crown Bank and Albion Square, 
spaces along the street, are dominated 
by bus, car and taxi traffic and provide 
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...existing open spaces 
and public realm must be 
optimised and connected 
to form a viable network...

little relief for pedestrians. The spaces 
within the existing retail area as well as 
in the Civic and Cultural Quarter of the 
city are poorly defined and offer little to 
organising pedestrian movement nor 
provide attractive spaces to stop and 
spend time and hold events.

Development opportunities are being 
realised with recent award of planning 
permissions whilst other applications 
are within a negotiation process. These 
are incorporated into the Development 
Framework and key elements include 
the following:

• The new Tesco store which 
includes a new quartile of the ring 
road as well as improvements to 
the cycle route,

• A new retail store and bus station 
referred to as the East West Precinct,

• Infill development within the 
urban core,

• The new Business District being 
initiated by the demolition of Unity 
House, and

• A retail, leisure and hotel 
development proposed by Fuchs.
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Heritage Context
Historic maps, dating from 1880 to 
1950, demonstrate the growth and 
change of the City Centre over time and 
explain the grain of the development 
that exists today in the figure ground 
study of the city (page 10). An historic 
pattern of blocks and streets predate 
1880 and are the focus of the current 
retail area particularly the independent 
shops and stores. This physical form of 
development, rooted in the memory of 
local people, is of a human scale, fine 
grained, complex yet highly legible. 

Large footprint buildings have created 
a different pattern of development 
in more recent times although the 
internal routes within a shopping mall 
can contribute to a legible movement 
pattern integrated with the external 
movement pattern. To the west of the 
intense urban core area is the ‘shatter 
zone’, an area of fragmented streets, 
open areas and buildings which are not 
legible nor of a desirable quality. 

In addition to the historic urban fabric 
there are a number of Listed and 
historically significant buildings which 
are highlighted in the proposals. The 
historic street pattern and buildings 
make a major contribution to the 
regeneration of the city centre by 
providing local identity, an attractive 
environment and demonstrate the 
benefits of sustainable and long lasting 
development.

...minimise traffic through 
pedestrian dominated zones...

REGIONAL DISTRIBUTER

MAIN ROAD

LOCAL ROAD

MAJOR TRAFFIC LIGHT JUNCTION 
AND PEDESTRIAN CROSSING

PEDESRIAN CROSSING
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Movement Context
The detailed analysis of movement to, 
from and within the City is presented in 
Annex 1 of the Technical Appendices 
however key causes for concern which 
impact on the physical form of the City 
Centre include the following:

• Severance created by Potteries 
Way – the wide dual carriageway 
is fronted by the rears of buildings, 
car parks and other infrastructure 
leading to an inactive frontage, 
a poor quality environment and 
lacking in human scale;

• Poor pedestrian linkages 
between the City Centre and the 
surrounding residential areas are 
exacerbated by insufficient and 
staggered pedestrian crossings 
that traverse busy and anonymous 
dual carriageways;

• A plethora of convoluted bus 
routes within the City Centre often 
‘behind’ retail areas leading to an 
incoherent and disjointed public 
realm;

• Ready access for any private 
vehicle into much of the City 
Centre further fracturing pedestrian 
movement and lowering public 
realm quality; and

• A vast number of, largely poor 
quality, car parks scattered 
throughout the City Centre which 
are difficult to access.

...traffic currently dominates 
both the City Centre and 
Potteries Way...

Bus Routes

Main Vehicular Routes

Gateways

Regional Distributer
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Spatial 
Vision
The Vision
Changing the face of the” Potteries”
The revitalisation of Stoke-on-Trent will 
begin a process that will mediate a new 
image with which the city will face the 
future.  The introduction of a high quality 
and identifiable public realm network, a 
series of vibrant quarters and districts 
with a new park  will unite the significant  
heritage with modern functions and 
introduce new communities. 

Each of the spaces will have a different 
identity and provide a variety of 
experiences combining use, landscape, 
sculpture/art, architecture, vegetation 
and lighting to reflect a modern day 
Stoke-on-Trent. The public squares 
will not only imbue a sense of identity 
to the public spaces of the city but 
facilitate a forgotten social interaction. 
Fundamentally the network of public 
spaces will be giving back relaxation 
and delight to Stoke-on-Trent’s 
residents and visitors.

The existing built form does not utilise 
the full potential of the topography 
and a key proposal is to give a Stoke-
on-Trent a dominant impression 
on the North Staffordshire skyline. 
Distinctive architecture and well placed 
tall buildings will create a series of 

...the Development 
Framework 
embraces the 
current context 
whilst introducing 
a network of 
well considered 
public spaces...
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landmarks and vistas to and from the 
City Centre. This will not only be visually 
attractive but will also give structure and 
order to streets and blocks of the city 
thus improving legibility and orientation 
particularly for pedestrians.   

Through this visioning of this new city 
fabric the existing qualities of Stoke-
on-Trent will become apparent to the 
larger region and impart a new civic 
pride, sense of place and meaning to 
the “Potteries” whilst also improving 
the quality of life of its citizens.

...by initiating realms of use 
the city becomes defined 
by a legible context...
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Three Moves
Beyond the historic core restructuring 
of the physical fabric of the City Centre 
is fundamental to the new image of the 
city. The forms in which this begins to 
evolve is instigated by the introduction 
of the “three moves”:-

• Hierarchy of public open space 
and pedestrian routes – the existing 
public squares will be strengthened 
and defined by individual built form 
and material qualities. These will then 
be linked by a network of primary 
pedestrian routes that intertwine 
between existing and proposed.

• Formation of green park linkages – 
by establishing a green connection 
between the outer parks a stronger 
relationship will develop with the 
core urban fabric.

• Built form and massing overlaying 
the existing topography – proposed 
interventions that integrate existing 
topologies to give a sense of mass 
and dominance along the North 
Staffordshire skyline. 

...the core moves will 
instigate a social and 
economic revival...



23 | Spatial Vision 

Image
The regeneration of Stoke-on-Trent 
is to revitalise an ageing urban fabric 
within the context of an ever changing 
social and economic structure. The 
insertion of various collective districts 
will begin to evoke a community 
united not only through heritage but 
cultural appreciation of the new city 
grain. These districts will become 
individual hubs of social interaction 
and enjoyment through new public 
spaces and innovative architectural 
synthesis. These will effectively link 
the region as a whole and begin to 
give back a competitive and appealing 
sense to the city of Stoke. 

...cultural relevance will 
imbue a sense of identity 
throughout the City Centre...
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Built Form, Massing 
and Heights
The insertion of the built form will be 
a responsive approach to the existing 
cultural and historic core whilst creating 
a new narrative of urban topography. 
The introduction of the business district 
will become a key example of the new 
architectural syntax created between 
function and theme; effectively the 
districts will become reflected within the 
proposed buildings. The retail district 
will also be largely upgraded as the 
existing facades along Stafford Street 
and Parliament Row will be changed to 
formulate a consistent active frontage. 

The proposal includes the construction 
of key landmark buildings that will 
not only give definition along the 
skyline and but give a better sense to 
pedestrian and vehicular orientation 
within the city context.

...landmarks, such as tall 
buildings, assist with orientation 
of and within the City Centre...
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Public Realm Strategy
The public realm comprises three 
interrelated spatial hierarchies, which 
together combine to form a diverse 
matrix of interconnected spaces and 
pedestrian routes. The strategy is 
focussed on strong unified pedestrian 
movement corridors throughout the city, 
related closely to the existing historic 
street pattern, enhancing the sense 
of place and aiding orientation when 
moving through the city. These corridors 
link a series of public spaces to create a 
network of spaces around the city. 

The content and character of the spaces 
relate clearly to the district in which they 
are located and provide an opportunity 
for events and exhibitions to take place 
all around the city. The third layer is 
provided by the elements which will green 
the City Centre namely the new parks, 
tree planting in squares, tree planting in 
surface car parks and street trees. The 
green spaces and tree planting will form 
links with parks beyond the city including 
Central Forest Park in the north, Festival 
Park in the west and Hanley Park, via 
University Boulevard, in the south.

Within the streets and pedestrianised 
spaces street cafes and tree filled seating 
areas will be encouraged to enliven the 
areas with this activity culminating in the 
public squares and particularly Fountain 
Square in the heart of the city. 

...enhancing the sense of place will 
be encouraged directly within the 
public realm and green spaces...
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Public Realm Strategy

Cultural Heritage
There are many existing qualities and 
variables that will inform the identity of 
the City Centre.  A key cultural feature of 
Stoke-on-Trent is the ceramic industry 
which has also significantly impacted 
on the spatial quality of the city. 

Ceramics and the associated industrial 
and civic heritage is exclusive to Stoke-
on-Trent in the same way that Dover 
has the white chalk cliffs; Padstow and 
St.Ives have the granite stone cottages 
and gig boats; Bath has a distinctive 
Georgian streetscape;

The history of Stoke-on-Trent is 
intimately bound to the ceramics 
industry and the area is known as ‘The 
Potteries’ with names such as Spode, 
Wedgwood, Royal Doulton, Portmeirion 
and Moorcroft based in the city.  Stoke-
on-Trent has many distinctive spatial 
and visual attributes, which relate to 
this heritage, including:

• a hilltop location with clear 
views out to the sweeping green 
landscape,

• the fabric of the City Centre has 
strong network of intricate streets 
and lanes 

• Grand civic buildings often of 
Macclesfield Stone and located in 
the centres of the built areas, 

• rich red brick industrial and 
residential buildings abound, some 
with intricate brick detailing, 
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• a network of waterways including 
canals which circle the City 
Centre, and

• a wealth of green spaces both formal 
and natural create a green network.

The Bottle Kilns are a distinct part of 
Stoke-on-Trent’s industrial heritage and 
some are still evident on the Potteries 
skyline.  An imaginary landscape was 
created by the Bottle Kilns and they 
provide a strong case for the presence 
of ceramics in the urban environment 
and informing its sense of place.

As Stoke-on-Trent embarks on a 
dynamic building programme, new 
economies will be developed in the 
City Centre.  The ceramics economy is 
in decline but this is not to be confused 
with the opportunity to look to the rich 
cultural and architectural legacy and 
reinterpret it for the twenty-first century. 

The rich spatial and architectural merit 
that is a strong part of Stoke-on-Trent’s 
identity is evident in the City Centre. In 
response to the unique qualities that we 
have diagnosed in the previous section, 
the heritage, ceramics, the landscape, 
the topography, views, urban fabric and 
materials, the designer’s toolbox can 
be used to reference these qualities 
and reinterpret them.

The deeply embedded influence of 
masonry architectural form has led 
Stoke-on-Trent to have a sense of 
continuity but now in a modern era 
the question posed is; how will future 
developments complement the existing 
grain? It seems through the precedents 
imagery that successful built form can 
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only be achieved through contrast that is 
rooted to the notion of Stoke-on-Trent’s 
heritage. This success can be seen in 
Victoria Hall which demonstrates that 
architectural quality can be reached 
without direct imitation of existing 
context. This approach can be applied 
to built form and public realm alike.

The rich evocative spaces and forms 
which will give Stoke-on-Trent its 
sense of place will begin with its 
relationships in  an abstract sense to its 
rural surroundings. By simply adding 
a considered green space within the 
context of a heavy urban form begins 
to suggest relationships to a forgotten 
hinterland. This could also be suggested 
through interventions of public art that 
reveal the surrounding composition 
of the ground. By simple yet careful 
public interventions a connection will 
start that will unite not only each space 
but give a continuation to a sequence 
of individuality. 

Squares

Routes
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The architectural and landscape detailing 
found through out the city can be utilised 
to embellish or inform new designs and 
will give a unique take to the introduction 
of new to old within the city fabric. The 
projection of elegant ceramic designs 
onto modern buildings and streets 
through say screen printing or etching 
introduces this, as does the consideration 
of elaborate detailing. For example the 
juxtaposition of old brick against steel 
framing and glazed façade begin an 
acceptance of old meeting new whilst 
giving Stoke-on-Trent its new image. It 
is this logic behind material choices that 
will give a new character to the public 
and private realms of Stoke-on-Trent.

Parks

Buildings
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Movement Objectives
This section provides the movement 
objectives for Stoke-on-Trent City 
Centre. These have been developed to 
greatly improve the accessibility of the 
town centre, to manage traffic flows and 
encourage accessibility by sustainable 
modes of travel. The detailed movement 
strategy is described in the chapter on 
page 44.

The primary transportation objectives 
are to:

• Rationalise off-street car parking 
within the ring-road, and provide it in 
appropriate quantities and accessible 
locations that should reduce 
unnecessary cross-town trips;

• Simplify bus routing, give priority 
to bus services, and improve stop 
facilities. Also, facilitate future 
opportunities, such as integrated 
ticketing; and

• Reduce severance to surrounding 
residential areas.

...the City Centre will broaden 
its appeal with a wide mix of 
uses in a series of districts...
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The secondary transportation objectives 
are to:
• Reduce unnecessary vehicle 

penetration of the core of City 
Centre;

• Reduce barriers to pedestrian 
/ mobility impaired movement, 
and improve pedestrian circuit 
opportunities;

• Provide more cycle facilities, cycle 
priority and cycle friendly routes 
with good wayfinding signage;

• Provide most disabled parking 
off-street, but at fully accessible 
locations;

• Provide taxi ranks at key locations;

• Improve strategic and local 
direction / car park signage;

• Improve public transport linkage 
to the rail station approximately 
2kilometres distance from the City 
Centre; and

• Provide appropriate infrastructure 
to promote development 
opportunities

...the proposals promote an 
excellent level of pedestrian 
movement throughout 
the City Centre...
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The Project Areas
As part of the implementation process 
Stoke-on-Trent City Council will be 
preparing planning and development 
briefs for the major project areas (or 
for the major components within them) 
as they come forward for development 
over the forthcoming years. The spatial 
and delivery strategy forms a structural 
framework which is sufficiently flexible 
to be able to accommodate future 
changes in the market and economy. 
The four major project areas are:
 
• Business District – a new 

destination for office development,

• Civic and Cultural Quarter – a 
revitalised quarter,

• Retail District – an improved and 
expanded offer,

• Hope Village – a new mixed use 
district with opportunities for City 
Living

...a culturally led public realm 
diversified by material and 
architectural definition...

Fountain Square

Conceptual visualisation of fountain square
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Retail District
The Retail District will build upon the 
existing historic and retail core of the 
city to create a highly attractive retail 
experience for the whole region.

The key design principles are:

• A strengthening of the historic 
core with new high quality infill 
development and enhanced 
public realm; 

• Strengthening of the shopping 
‘loop’ with the realisation of the 
East West Precinct a high quality 
shopping precinct in the vicinity of 
the bus station;

• As part of the network of locations 
for events around the City Centre 
incorporate a gathering, exhibition 
and street trading space within 
the key public spaces;

...building upon the 
existing retail anchor and 
expanding the offer to 
provide an overwhelming 
array of amenities...

POTTERIES WAY
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...redefining the sense of  
a market square through 
innovative design and 
considerate landscape...

Market Square
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...establish the key gateways 
through urban clarity and 
advanced transport services...

Potteries Way
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Business District
The Business District will create a whole 
new working and business environment 
which combines the benefit of high quality 
office space within close proximity to the 
full range of facilities offered in the vibrant 
City Centre from retail and transport to 
entertainment and leisure. In addition the 
Business District will form a new gateway 
to the revitalised city and will provide 
the opportunity to deliver high-quality 
architecture and design thus raising the 
profile and image of the city.

...a whole new working 
and business environment 
with the benefits of high 
quality office space...
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The key design principles are:

• Develop an urban structure with 
legible streets and public spaces;

• Develop a range of building types 
and forms to support a variety of 
business needs and scales as 
well as an appropriate mix of uses 
including residential and multi-
storey/undercroft car park;

• Along key pedestrian routes ensure 
an active frontage with small scale 
retail provision as well as food and 
beverage facilities;

• Ensure the integration of the 
listed and historically significant 
buildings; and

• Provide a high quality public realm 
and new public square as a setting 
for business.

• Strengthen the linkage between 
the primary shopping area in the 
north, the Business District, the 
University Quarter and Stoke-on-
Trent railway station, in the south, 
along University Boulevard.

...a new gateway to the revitalised city...

Business Square
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Civic and Cultural 
Quarter
The Civic and Cultural Quarter is a 
wonderful opportunity to build upon 
the existing popular facilities which 
are used by local people and visitors 
alike. Conveying Stoke-on-Trent’s 
unique industrial, pottery, ceramic and 
intellectual heritage new development 
and particularly the public realm will 
convey a bright and exciting identity 
and welcome.

...the cultural identity of 
Stoke-on-Trent will be 
brought to the public eye...
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The key design principles are:

• Improve the legibility of the quarter 
with a major overhaul of the public 
realm and open space to provide 
attractive and safe spaces along 
key desire lines;

• Imbibe a sense of culture utilising 
locally significant features to 
enliven the public realm, for 
example, using attractions such as 
the Spitfire and ceramics;

• As part of the network of 
locations for events around the 
city incorporate a gathering and 
exhibition space within the key 
public space; 

• Strengthen the linkages between 
cultural and civic facilities with the 
aim of increasing promotion;

• Infill development to be in-keeping 
with the civic and cultural offer, 
for example, new cultural facilities 
such as an Arthouse Cinema in 
Bethesda Chapel, extension of the 
Crown Courts with Magistrates 
Courts, hotels food and beverage 
facilities and so forth.

...a place to interact 
and socialise...

Albion Square
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Hope Village 
Hope Village is a wonderful opportunity 
to establish a state of the art sustainable 
residential community in the heart of 
the City Centre. Innovative design and 
construction techniques will be utilised 
to bring forward a range of dwellings as 
well as mixed use to meet the highest 
of environmental, urban design and 
architectural standards. 

The key design principles are:

• A mixed use quarter to create a 
holistic community;

• A range of tenure and flexible 
homes will support a range of 
different lifestyles, family and 
individual needs;

• A sequence of streets and squares 
linked to parks and gardens provide 
a great setting for new homes;

• A major new square forms one 
of a network of spaces for events 
around the city;

• A mix of uses, particularly at 
ground level, will ensure an active 
street environment at all times of 
the day and evening which assist 
with safety and security;

Long term future residential and 
employment uses
The Development Framework features 
proposals for residential and employment 
uses to the west of the City Centre core 
as a long term vision.

...a lively residential ‘village’ 
atmosphere activated 
with good quality bar and 
restaurant facilities...
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Design Quality
Good design improves the quality of 
life of those using the buildings and 
public spaces as well as cultivating the 
perception of a place to outsiders. Key 
design principles which will apply to 
the new development include:

• Active ground floor uses such 
as shops, cafés, restaurants and 
entrances will be encouraged 
throughout the City Centre; 

• Mixes of use rather than single use 
will be encouraged to promote 
activity throughout the day and into 
the evening;

• Buildings will be of an appropriate 
scale and respect the context of 
their setting;

• Contemporary and innovative 
external building materials will add 
to the visual interest of the City 
Centre whilst respecting traditional 
character in conservation areas; and

• Materials will have a long design 
life and be chosen for ease of 
maintenance and ability to age 
gracefully.

...long term future for 
new residential and 
employment districts...

Residential District Employment Zone
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Movement
Detailed Movement 
Context
Detailed Movement Context
The City Centre of Stoke-on-Trent is 
influenced by a number of unique 
transportation characteristics which 
dictate current movement patterns. In 
particular:

• Good accessibility from its 
periphery to the strategic highway 
network via the A500. This should 
be further improved when the 
Pathfinder initiative is completed 
in 2006. However, linkage to the 
western side of the City Centre 
needs to be strengthened;

• Comprehensive yet congested 
highway connection to outlying 
areas via radial routes. This 
spreads the arrival / departure 
pattern of traffic movements;

• The relatively remote location of 
the rail station (approximately 2 
kilometres) from the City Centre, 
leading to poor connection and 
legibility for non-car visitors in 
particular;

• An excellent network of bus services 
both at local and sub-regional levels. 
However there are dispersed and 
complex bus routes in the City 
Centre itself. The existing centrally 
located bus station is of poor quality;

...an anonymous approach 
to the City Centre...

...Potteries Way currently 
creates severence...
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• The completed Hanley Eastern 
Bypass and a large number of one-
way streets. The restricted nature 
of roads within the City result in a 
dispersed network of bus routes, 
and concentrations of traffic at a 
number of key junctions;

• A good extent of pedestrianisation, 
which is however compromised by 
road severance and in particular 
the wide scale use of guard railing;

• Significant penetration of the 
City Centre by private vehicles 
– particularly on Stafford Street;

• Large out-of-town style land-uses to 
the west of the City Centre core which 
encourages car borne demand;

• Poor connectivity between the City 
Centre and adjacent residential 
areas – especially to the east where 
the ring road forms a barrier to 
pedestrian movement;

• In places, poor quality street 
furniture, and incoherent mix of 
materials within public spaces 
giving a cluttered effect;

• Significant changes in gradient, 
especially to the west of the City 
Centre core; and

• An over-supply of off-street parking 
– characterised by poor (both in terms 
of location and quality) multi-storey 
car parks and large surface car parks.

These characteristics have been 
determined by an extensive on-the-
ground audit, and through discussions 
with officers of Stoke-on-Trent City Council. 
The characteristics are summarised in a 
street-by-street analysis given in Annex 1, 
and eight figures shown in Annex 2.

...the movement and parking 
spaces in the City Centre...
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Achieving the 
Movement Objectives
The Movement Objectives set out on 
page 30 include the key elements of a 
transportation vision for Stoke-on-Trent 
City Centre, and this section gives the 
proposed measures to achieve those 
objectives. Six key plans are provided in 
Annex 2 of the Technical Appendices to 
summarise and illustrate the measures. 
All of the proposals shown on the plans 
assume that the City Centre ring road 
has been completed, however, none of 
the proposals are dependant on this.

Street Hierarchy
The key elements of Road Hierarchy of 
the City Centre are:

• To provide a safe, attractive and 
connected City Centre, with good 
quality pedestrian routes that are 
not interrupted unduly by busy 
road crossings;

• To significantly improve public 
transport accessibility and facilities; 
and to reconfigure City Centre 
access routes to facilitate convenient 
accessibility to primary City Centre 
car parks which should deter 
patterns of unnecessary circulation.

Parking
In association with this road hierarchy, 
strategic and local directional signage 
would need to be reviewed and 
rationalised, to ensure that consistent 
and easily legible information is provided 
on all City Centre access roads.

The off-street car parking strategy for 
the City Centre identifies the location 



45 | Movement 

for new multi-storey car parks. These 
car parks would be positioned internally 
to the ring road, are intended to be 
predominantly short-stay but with some 
long stay for office workers, and would 
be provided with convenient access 
to City Centre transport gateways. 
The strategy is intended to have the 
following characteristics:

• Publicly accessible off-street 
parking would be provided in four 
locations convenient to City Centre 
transport gateways;

• Clear and simple signage would be 
provided on approach routes to direct 
people to the car park that would be 
most appropriate for their use;

• The car parks would be readily 
accessible from the ring road, and 
would deter cross-town centre trips;

• The internal circulation and access 
control system would be user 
friendly and designed specifically 
for short-stay use;

• No new multi-storey car parks are 
proposed to the west of the City 
Centre due to the large volumes of 
existing and proposed (as part of 
other developments) surface car 
parking. Also, there is significant 
gradient change uphill towards the 
City Centre in this location;

• To complement an enhanced 
public transport offer, focused on 
attracting local and regular users;

•  The multi-storey car parks will feature 
mixed uses particularly at ground 
level but also to ‘wrap’ important 
façade at upper levels too.
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In terms of off-street car parks, the 
Potteries Shopping Centre would 
provide the northern car park, possibly 
with improved accessibility from the 
ring road. The proposed East / West 
Precinct development would provide 
one of the southern car parks, the other 
would be constructed in the business 
quarter – possibly in the vicinity of the 
Unity House site. The eastern car would 
be at the existing Meigh Street multi-
storey – this would be refurbished in the 
short term with a significantly improved 
access arrangement – aiming to attract 
users from the east.

Within the City Centre car parks 
additional provision should be made 
for disabled / mobility impaired parking 
at locations convenient to the main 
pedestrian entrances and key attractors. 
Also, the method of access control to 
these car parks and method of car park 
payment should be revised to provide a 
consistent and user-friendly system. For 
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...section through the Business Boulevard...

Business Boulevard
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example, all the City Council controlled 
car parks make use of a pay-and-display, 
whereas most shoppers prefer a pay-
on-foot system as their stay within the 
City Centre is not limited to the length of 
time of their parking ticket. Overall, car 
parking would be rationalised within the 
City Centre and would predominantly 
be provided off-street. This will free up 
the greater majority of existing surface 
car parks for other land uses. To 
provide a policy guide, a further parking 
assessment will be required to qualify 
the overall level of car parking within 
and adjacent to the City Centre.

Public Transport
The objective of the proposed Public 
Transport Corridors and Stops is to 
rationalise bus routing, and provide 
significantly improved stopping 
facilities. This considers and aligns with 
the potential for through transit routes. 
Key features of this proposal are:

• For all bus routes to be on two-way 
corridors, so that accessibility to bus 
services will be simple – for example, 
you will be able to board a bus in the 
same location you alighted;

• Public transport corridors would 
be created on Stafford Street 
and Trinity Street to improve bus 
penetration of the City Centre 
core, and effectively provide more 
pedestrian friendly areas;

• Enhanced stop facilities would be 
provided at key locations within the 
City Centre, with no other stops in 
between. The enhanced bus stops 
could be provided with high quality 
waiting areas and other facilities 
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such as real time travel information, 
in a similar manner to tram stops;

• All bus services would continue to 
access the bus station.

To enable the public transport corridors, 
Stafford Street would need to be made 
two-way public transport only between 
Quadrant Road and Old Hall Street; and 
Trinity Street between Marsh Street and 
Stafford Street. A conceptual design of 
this arrangement is given on Figure 8 in 
Annex 2. This layout shows that it should 
be feasible to provide a minimum 6.0 
metre public transport corridor and still 
maintain a minimum footway width of 3.5 
metres throughout. The corridor would 
be designed so that the public transport 
corridor would in effect become an 
extension of the adjacent footway, with 
perhaps colouring and a small level 
change being the only differentiation. 

A secondary benefit of making Stafford 
Street two-way, is that buses will no 
longer need to travel southbound 
on Town Road / Meigh Street link. 
Consequently, this could allow direct 
two-way access from Potteries Way 
ring road to a refurbished Meigh Street 
multi-storey car park. This could also 
allow servicing of the eastern side of 
the City Centre to improve.

A further study will be required to review 
and assess bus movement within the City 
Centre in detail.  In particular, the operation 
of Stafford Street and its interaction with 
the surrounding area; and further priority 
measures that may be required to link the 
City Centre to the surrounding strategic 
highway network. Should for any reason, 
elements of the proposed bus routing 

...a vibrant public realm...
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strategy prove to be ultimately unfeasible, 
initial work suggests that alternate 
strategies are available which will still 
maintain the integrity of the transportation 
strategy. This issue is further discussed in 
Annexe 2.

Taxis
Currently, the primary City Centre taxi 
ranks, subject to feasibility, are provided at 
the southern end of Stafford Street. If this 
road is converted into a public transport 
corridor, these ranks would need to be 
relocated. Possible locations for new taxi 
rank zones can be seen to provide the 
service on key City Centre access routes, 
in locations convenient to serve the various 
concentrations of proposed and existing 
land-uses. This issue would need to be 
included in the further feasibility study into 
the operation of Stafford Street.

Pedestrians
Improved pedestrian linkage from 
residential areas surrounding the 
City Centre has been identified as a 
primary transportation objective of this 
masterplanning work. In achieving this 
objective, one of the most important 
barriers to overcome will be the safe 
and convenient crossing of Potteries 
Way ring road – both for the existing and 
proposed sections of the ring road. 

The exact nature of improvements to 
pedestrian crossings will be very much 
dependant upon a pedestrian audit to 
determine pedestrian movement desire 
lines, which will be strongly influenced 
by land-use attractions within the 
regenerated City Centre. The  potential to 
modernise pedestrian crossing facilities 
exist, subject to assessment, and a 
number of principles can be stated:

...pedestrians ‘dominating’ 
the public realm...
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• The roundabout junctions of Lichfield 
Street / Potteries Way and Botteslow 
Street / Potteries Way currently have 
poor pedestrian crossing facilities, 
are heavily trafficked and also 
encourage relatively high vehicle 
speeds. These junctions should be 
targeted for conversion to signal 
control with high quality pedestrian 
crossing facilities. This would also 
give the highway authority to greater 
control traffic flows / queues via an 
urban traffic control system;

• The remaining roundabout 
junctions on Potteries Way are 
scheduled for conversion to 
signal control as part of other 
development proposals. However, 
the design of these junctions 
should reviewed in terms of 
providing a better standard of 
pedestrian crossing facilities;

• The existing signal junction of 
Bucknall New Road / Potteries 
Way has poor pedestrian 
crossing facilities, which has been 
exacerbated by large extents 
of guard railing. The layout and 
arrangement of this junction should 
be reviewed to significantly improve 
pedestrian crossing facilities;

• Where possible, crossing facilities 
on Potteries Way should allow 
pedestrians to cross in one 
movement, rather than having to 
cross in stages from one refuge 
island to another; and

• Particular care will need to be taken 
to ensure that all facilities and links 
will minimise barriers to movement 
for those with mobility impediments.

...primary cycle routes...
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There is also the potential to 
significantly improve pedestrian and 
cycle wayfinding signage within and 
around the City Centre. Currently this 
signage is provided in a mix of styles 
and quality. This signage would be 
particularly useful for new visitors to the 
City Centre, and should be provided in 
a structured manner and to a consistent 
style. Good examples of this being 
recently implemented is the ‘Connecting 
Liverpool’ and ‘Bristol Legible City’.

Servicing
Other barriers to pedestrian movement 
within the City Centre would be 
addressed by the extension of 
pedestrianised area, removal / reduction 
of trafficked roads, and reducing / 
restricting the amount of available 
on-street parking and servicing. At 
present, on-street servicing within the 
City Centre core is restricted to early 
morning and evening – this would need 
to be extended to cover the areas of 
new pedestrianisation.

Cycling
Currently, there is only one signed 
cycle route through the City Centre 
(Route 5 of the National Cycle Network) 
which runs north / south along Stafford 
Street. This route has good features 
such as Toucan crossing facilities and 
segregated cycle lanes. Also, within 
the City Centre on other routes there 
is only relatively limited cycle priority 
measures and cycle facilities (such 
as secure parking). There therefore 
exists significant potential to build 
on the existing facilities and provide 
new and improved cycle measures 
within the City Centre. The core cycle 
network within the study area would 

...a family of street 
furniture such as bike 
racks and seating import 
a sense of quality...
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take advantage of the proposed public 
transport corridors, and other features 
(such as the disused railway which runs 
adjacent to Etruria Road). Secondary 
cycle corridors could be established 
on other appropriate access routes to 
the City Centre in association with this 
network, improved facilities should be 
provided for cyclists in the City Centre 
core, and cycle priority measures 
(such as cycle lanes and advanced 
cycle stoplines) should be provided on 
access routes.

Consultation
To-date, no consultation has been 
undertaken with external stakeholders 
during the preparation of the City 
Centre movement strategy. As the 
Development Framework moves 
forward, consultation will be undertaken 
with key stakeholders, including: bus 
operations; taxi associations; walking 
and cycling groups; and local business 
groups - such as the Chamber of 
Commerce. This work will be important 
to both gain ‘buy-in’ and refinement of 
the strategy.

UNIVERSITY BOULEVARD

BUSINESS BOULEVARD

...movement and access...
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Key Transport Schemes
The key aim is to provide simplification 
and increased legibility of the existing 
offer, both in respect of vehicular and 
other access and use of the City Centre. 
The overall aim is to try to maximise 
linkage with both the strategic networks 
and adjacent areas, many of which have 
been studied under the work related to 
Areas of Major Intervention (AMI’s) and 
Urban Core Study. 

The first broad principle is that of 
considering how to maximise benefits 
from the development of the Western 
Side of the ring road, which is a 
fundamental element of the wider City 
Centre and transport strategy. The 
overall aim is to ensure that additional 
capacity that this creates is used to the 
advantage of;

• Upgrades to the public realm 
in the City Centre, by removing 
unnecessary through and 
circulatory use of routes close to 
the heart of the City Centre and;

• To create opportunities on the 
southern and eastern sides of 
the ring road (Potteries Way) 
by allowing additional capacity 
created (particularly through greater 
dispersal of through traffic) to be re-
dedicated back towards reduction 
of severance for non-car uses. 

The second key principle adopted is 
that of creating stronger gateways into 
the City Centre, in particular from the 
A500, accessing from the west, rather 
than through the often congested routes 
through South Shelton. The gateways 

will be strengthened via a rationalised 
strategic and local direction signing 
strategy, which will also emphasise 
access to the appropriate parking 
location from each approach route.

Overlaying this is the principle that 
removal of unnecessary circulatory 
traffic from the City Centre itself 
combined with stronger emphasis 
on gateway parking and improved 
public transport penetration allows 
rededication to public realm and 
restriction to servicing only at off-
peak times within the heart of the City 
Centre. As part of this rationalisation of 
bus routes down to a series of key, but 
far more dedicated public transport 
routes is required, in particular on 
Stafford Street. 

In relation to public transport, routes 
will be refocused onto key north / 
south and east / west routes, and 
enhanced stops will be provided at 
key locations within the City Centre. 
The combination of this will not only 
provide an improvement to bus 
accessibility to the heart of the City, 
but will also free-up existing road 
space for public realm / pedestrian 
improvements. For example, allowing 
for the full pedestrianisation of 
Piccadilly. In addition, a bus station 
will be maintained in the vicinity of the 
East / West Precinct. This will ensure 
a key presence of public transport in 
the City Centre, and will provide an 
important interchange facility close to 
the retail and future Business District.
Strengthening of pedestrian routes into 
the City Centre across Potteries Way 

is extremely important and, combined 
with junction alterations, a series of 
keynote crossing points would be 
created, allowing access from the 
hinterland. Further, the removal of the 
the roudabout junctions on Potteries 
Way and the replacement with signal 
control will allow more effective traffic 
management and queue control. 

Transportation Conclusions
• Simplify transport networks:

• Provide logical and accessible off-
street car parking;

• Simple public transport routing;

• Remove barriers to pedestrian 
movement, and provide connected 
and convenient walk routes.

• Rationalise and re-focus public 
transport, and up-grade facilities;

• Reduce severance, particularly to 
surrounding residential areas;

• Maximise the benefits of the 
completion of the ring road, and 
rationalise directional signage;

• Ensure City Centre measures 
complement wider area 
regeneration work;

• No significant increase in highway 
capacity, rather use the network in 
a more sustainable manner; and

• Deliver transport proposals in the 
short to medium term pending 
resources, and subject to further 
detailed studies and analysis.



Delivery
This section of the Development 
Framework and Investment Strategy 
for the City Centre of Stoke-on-Trent  
sets out the development and market 
context in which new investment will be 
taken forward, and sets out the phased 
programme for the transformation of 
the City Centre. It covers:

• Current Market Conditions

• The Investment Programme

• Outputs and Economic Benefits

• The Delivery Framework

A number of supporting technical 
annexes, including a Development 
Schedule and map, provide more detail 
on investment proposals.

��

���

���

��

��� ���

���

���

���

���

��

��

��

���

���

���

����

���

����

Stoke -on-Trent

Manchester

���

��

��

���

���

��

��

���

�������

Derby

Birmingham

���

Nottingham

���

�������

�������

��������

��������������

�������

�������������

��������������

������������

�����������

����

Stoke -On-Trent

Leek

Stoke -On-Trent

Cheddleton

Caverswall

Trentham

EndonKidsgrove

Audley

Stone

Madeley

Loggershead

Cresswell

Delivery | 54

...the extent of the primary 
retail catchment...

BUILT AREA

PRIMARY RETAIL CATCHMENT AREA



Market Context
A significant amount of research 
has been undertaken to support 
the Development Framework and 
Investment Strategy for the City 
Centre of Stoke-on-Trent. GVA Grimley 
prepared a report on behalf of the 
City Council and its partners in 2005.  
The report delivered a full Economic 
Assessment as well as a Commercial 
Market Assessment relating to the 
City Centre.  It has not been the task 
of this consultant team to undertake a 
full Market Review. However, we have 
updated research where appropriate 
and also taken into account new 
market evidence emerging to inform 
our proposals for the Development 
Framework and Investment Strategy.  
It is worth therefore highlighting 
a number of issues that impact 
significantly on the City Centre.

Retail Market
Catchment
To establish the current market 
position of Stoke-on-Trent City Centre 
the Development Framework and 
Investment Strategy confirms the 
area provides the primary shopping 
centre within the North Staffordshire 
region.  In addition however there are 
other important locations for retail 
most notably Newcastle-under-Lyme 
but also Tunstall, Longton and Stoke 
itself. The primary retail catchment area 
is highlighted in the figure opposite. 
The retail catchment area for Crewe 
impinges on the Stoke catchment to 
the north west of the City.

Regional shopping centres in 
Birmingham and Manchester are 
45 minutes drive away, and present 
a significant competitive shopping 
dimension in the comparison sector. 
They do not however impact as strongly 
on the core retailing activity across the 
North Staffs area.

The relationship between these 
locations is discussed within the North 
Staffordshire Retail Strategy prepared 
by FPD Savills which sets out a Policy 
Framework for retail development within 
the sub-region.  The North Staffordshire 
retail strategy identifies headroom for 
comparison-retail expansion in the sub-
region; this could be best delivered 
in the City Centre as part of a co-
ordinated plan designed to enhance the 
overall retailing offer at the heart of the 
conurbation.

Current Retail Market Conditions
The City Centre’s core shopping is 
located around the Potteries Shopping 
Centre and the pedestrianised streets at 
Market Square, Upper Market Square, 
Tontine Square and Fountain Square 
and is set out in Diagram 2. The total 
floor space within the City Centre totals 
1.46m sq ft (0.13m sqm).

The main shopping centre is The 
Potteries Centre off Town Road which 
accommodates 561,000 sq ft (52,118 
sqm) and (tenants include Debenhams, 
HMV, Next & TK Maxx.) Hanley Island 
Shopping Centre.  This sits opposite The 
Potteries and hosts 66,000 sq ft (6,131 
sqm), tenants include Goldsmiths 
& Thomas Cook. Rents in the prime 

location of The Potteries, have moved 
on slightly since Grimley’s last reported 
in January and now sit at £195 per sq 
ft Zone A.  Outside The Potteries rents 
range from £130-£140 psf Zone A in the 
Square/Parliament Row area to £30-35 
per sq ft in the non pedestrainised area 
around Stafford Street.

Current market provision will be 
enhanced if plans to strengthen the 
southern part of the City Centre, via 
the redevelopment of the East West 
Precinct come to fruition – this is the 
major opportunity area in the City 
Centre. 

Outline permission was granted in 2000 
for a redevelopment of the Precinct to 
provide over 300,000 sq ft (27,870 sqm) 
of retail space (including a department 
store) and almost 80,000 sq ft (27,870 
sqm) of leisure, as well as a new bus 
station and additional car parking. The  
site has recently been sold to Highland 
Metrobrook, who plan to submit a 
revised application.

Elsewhere refurbishment of Hanley 
Island Shopping Centre is now complete 
including a 40,000 sq ft (3,716 sqm) TK 
Maxx and a number of smaller units.

Future Proposals
From a market perspective there is still 
demand in Stoke-on-Trent City Centre 
for all types of retail development 
– convenience food retailing, non-food 
retailing (in big box format) and more 
traditional high street activity.  The North 
Staffordshire retail strategy however 
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...section through Potteries Way...

Potteries Way

points from a policy perspective 
towards more restraint in the first 
two of these sectors and a relatively 
modest amount of headroom for new 
investment over the period to 2021 
across a number of retail areas.  It is 
therefore important to capture whatever 
retail opportunities exist to ensure that 
they enhance the City Centre offer.  It is 
therefore appropriate, in our judgement 
to curtail non-food retail out of town 
retail development.

Looking therefore at the opportunity to 
create new high street retailing within 
the City Centre, GVA Grimley are 
currently advising the City Council on 
the future shape, nature and content 
of the East West Precinct area. It is 
clear that to strengthen the retail offer 
in the City Centre a new high quality 
retail centre is required.  Ideally, this 
would deliver:

• At least one new department store;

• A wide variety of new unit shops 
creating opportunities for national 
retailers without representation in 
the City Centre to come to the City.  



We would anticipate an open mall 
scheme creating a number of streets 
and opportunities for mixing retail 
development with café, bars, restaurants 
as part of a new retail quarter to the South 
of the City Centre. Such a development 
would create the opportunity to enhance 
the current high street offer linking the 
Potteries to the East/West Precinct.

Office Market : Current 
Market Conditions
As reported by GVA Grimley in January, 
despite the significant proportion of 
aged office accommodation in Stoke-
on-Trent, evidence suggests that the 
area has managed to keep pace in 
terms of new office development. This 
point is supported by the 14% of the 
total office stock which has been built 
between 1991 and 2001 compared 
with 12% across the West Midlands 
and 13% across England and Wales.

The principle challenge and competition 
for the City Centre’s office market is the 
dominant development activity, which 
has occurred in Stoke within the last 10 
– 15 years, principally based in the out-
of-town location and more specifically 
at Festival Park, Trentham Lakes and 
Etruria Business Park.

The only recent new build office 
development within the City Centre is 
the Gladman Developments units on 
Town Road.

This baseline information, collated 
by GVA Grimley, has identified an 

over supply of office space in the City 
Centre which is viewed by local agents 
as neglected, unattractive, poor quality 
and unable to accommodate the needs 
of potential future occupiers.

Tenants currently accommodated in this 
space include government agencies, the 
police and a variety of local employers. 
The majority of office employers are 
local or regional occupiers with under 
15 staff. The majority of these tenants will 
be accommodated in small office space 
between 1,000-2,000 sq ft (95–185 sqm).

Sources from investment agency In 
Staffs and FOCUS (1) database reveal 
that although demand has fluctuated 
over the last five years there is currently 
limited demand amongst occupiers for 
City Centre space.  That which does 
exist is small and from local sources 
which range from Dickensons who 
require 2,000 sq ft (185 sqm) of space 
and Townsend & Renaudon who have 
instructed agents to located a 3,500 sq 
ft (325 sqm) unit. This demand situation 
is perhaps deceiving – the City Centre 
currently offers no competitive product 
in the marketplace – and therefore most 
inquiries for North Staffordshire tend to 
go out of town. 

The majority of current space available in 
the City Centre to cater for such demand 
typically comprises of 2,000 – 3,000 
sq ft (185 – 278 sqm) accommodation 
which is relatively affordable with rents 
at around £6 per sq ft. 

The challenge moving forward is 
therefore to create new space capable 

of competing in the regional and sub –
regional marketplace. Accommodation 
should both allow existing employers to 
grow but also attract inward investment 
to the area. 

This type of provision will enable the City 
Centre to be able to compete for high 
quality office space to accommodate 
corporate headquarters, financial and 
professional services businesses and 
public administration occupiers.

Trends from other office markets around 
the country point to a growing trend for 
employers to locate their major offices 
in  town and city centre locations. This 
contrasts with trends over the last 
twenty years which have pointed more 
towards out-of-town development. 
Stoke-on-Trent needs to develop a 
City Centre product to compete with 
other urban locations for footloose and 
indigenous office investment.
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throughout the UK.



Leisure Market
The leisure market in Stoke-on-Trent 
City Centre also forms a significant part 
of the area’s current offer and must be 
considered in the area’s regeneration. 

The current leisure provision in the 
City Centre is primarily based around 
the night time economy and there are 
numerous bars and clubs.  

The area’s nightclubs are also popular, 
attracting Stoke-on-Trent’s student 
population during the week and also 
hosting busy attractions on both Friday 
and Saturday.  The area has a loyal local 
following in this sector with the only 
other competing local offer provided 
by Newcastle-under-Lyme which is 
of a smaller scale.  The City Centre’s 
leisure offer is less established in terms 
of scale than other Midlands locations 
of Birmingham, Nottingham and Derby 
as well as Manchester, Liverpool and 
Chester in the North West. 

Despite the sector’s current strong 
offering there are currently few recorded 
requirements for this type of occupier.  
This however, could be due to the 
nature of requirements of independent 
bar and club occupiers who may not 
be detailed on national listings.

Whilst this sector of the night time 
economy brings undoubted income 
and draw to the area there are a number 
of anti-social behavioural problems 
associated with this type of activity.

A £20 Million investment in a Cultural 
Quarter saw the opening of two more 
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venues in 1999. Both have proved very 
successful with the Regent Theatre 
hosting touring productions, musicals 
and ballet and the Victoria Hall 
operating as a venue for contemporary 
and classical concerts. Both facilities 
have added great value to the City 
Centre Cultural offer.

Stoke-on-Trent also has other theatres 
adding to its leisure offer. The New 
Victoria Theatre is a theatre in the round, 
offering plays concerts and events. The 
Royal which has recently re-opened 
following a major refurbishment 
hosts a popular programme of live 
entertainment. The brand new Stoke-
on-Trent Repertory Theatre is a 250 
seater purpose built theatre offering 
an annual programme of plays and 
entertainment.

Unlike other major City Centres, the 
lack of budget and mid price hotels 
at the core of the conurbation restricts 
the weekend evening and leisure 
economy.  A number of major Cities 
have established a vibrant visitor 
economy based on weekend breaks 
around sport, clubs, restaurants/pubs. 

Residential Market 
The GVA Grimley report on the City 
Centre, whilst not able to point to actual 
development activity on the ground in 
the City Centre, is helpful in relation to 
trends. We can however look to our 
experience to the south of the City 
Centre to provide an indication of the 
market in this area.

The residential market in Stoke-on-
Trent has moved on significantly since 
January 2005 with development activity 
and competition for sites heightened 
by RENEW’s regeneration proposals, 
increases in sales values and a scarcity 
of new build products. 

Average houses prices to the south of the 
City Centre have stabilised over the last 
six months at £69,440 after a period of 
strong growth over the last year.  Despite 
increases of 35% from this time last year, 
the low base of house values means 
that the area is still some way below the 
Stoke-on-Trent average of £87,790.

Potential increases in sales values and 
competition for land availability mean 
that there is significant opportunity 
for the City Centre to contribute to 
housing supply as part RENEW’s wider 
development plans for the area.  The 
benefit of city living accommodation as 
part of a mixed-use led regeneration is 
clear to see from examples in Manchester 
and Birmingham and, on a smaller scale 
and therefore more relevant to the City 
Centre, in Derby and Nottingham. The 
same could happen in Stoke-on-Trent 
– but on a smaller scale.

Making It Happen
The City Centre development will be 
taken forward through a series of discrete 
quarters based on a Business District, the 
existing Cultural Quarter, a Retail Quarter 
and Urban Living/Entertainment Quarter 
which will incorporate city living with an 
evening economy.  These developments 

build on the assets of the City Centre.  The 
broad phasing and key early investments 
are outlined in the following section.

Investment Programme and Phasing
The phasing of the delivery of the City 
Centre is considered below, outlining the 
key elements of proposals put forward.  
Further detail on each scheme can be 
found in the technical appendices 4 to this 
report.  Further, transport improvements 
impact on the City Centre and beyond 
and for this reason are dealt with on a 
City Centre-wide basis.  Again details for 
each different element of the transport 
improvements are annexed to this report.

Phase 1 is characterised by significant 
investment in the public realm to secure 
a number of early developments and put 
in place a physical environment which will 
attract increasing levels of private sector 
investment in the final two phases. The 
investment in public realm decreases 
over the phases. The phasing is based 
on public sector investment decreasing, 
once a strong and sustainable commercial 
investment market has been established. 
This is summarised in Table 1 (Investment 
By Phase).

Table 1
Investment By Phase                                                                                   £m

Phase 1
2006-2011

Phase 2
2011-2016

Phase 3
2016-2021

Public Realm 19.22 4.10 2.80
Transport 7.86 0.00 -
Development 43.71 46.66 72.51
Management/ 
Delivery1

3.54 2.84 3.77

Total 74.33 59.62 79.07
1 Provisionally estimated at 5% of total costs
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PHASE 1:  2006-2011
The establishment of high quality public 
realm to act as a catalyst to development 
around the Business District is an early 
priority.  Investment in the public realm 
will also relate to retail and mixed-use/
residential activity and add to the overall 
ethos of a redefined City Centre.  In order to 
unlock investment from the private sector 
in all these areas, catalytic investment by 
the public sector, especially in the years 
of Phase 1 will be essential.

The evening economy is also seen as an 
important element of the delivery of the 
City Centre and the mixed-use schemes 
that are proposed in Phase 1 will assist 
this, as will the establishment of a 150 bed 
hotel within the City Centre boundary.

Significant investment in the transport 
network is also considered to be essential 
to driving forward an improved City 
Centre and similarly will bolster investor 
confidence and visitor spend.

Within Phase 1 the Business District will 
be firmly established through the creation 
of some 10,000 sqm of commercial office 
space.  Further the development of the 
East / West Precinct will add significantly 
to the retail offer and new urban living 
developments will be established seeing 
in excess of 375 residential units within 
the City Centre boundary.

The table opposite (Table 2: Cost and 
Indicative Annual Expenditure: Phase 
1) outlines the annual investment in 
the three broad areas of intervention, 
along with associated management and 
delivery costs. This profile takes account 
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of the decision making processes of 
key funders, as well as the investment 
plans of major developers. Investment 
increases towards the end of the Phase 
1 period, recognising the time involved 
in designing, planning, securing funding 
and then contracting new investment. 

The delivery of Phase 1 investment involves 
over 35 separate projects, some of which 
are large in scale and complex in terms 
of planning and delivery. The following 
sections outline the key projects, and 
these are presented in more detail in the 
accompanying Development Schedule.

Key Projects for Phase 1
The public realm investment plans for 
Phase 1 outlined in the table to the right 
(Table 3: Public Realm Phase 1) will help 
create a physical environment which 
will lead to a marked increase in private 
sector investment.  They include major 
high quality public realm in key locations 
in the City Centre – Fountain Square, 
Market Square, Albion Square, Crown 
Bank Square , as well as a lighting project. 
The combined effect of these investments 
will be to raise the environmental quality 
throughout the City Centre.

The planned investment in public realm 
in the Business District will accompany 
major new development of a minimum 
of 15,000 sqm of high quality office 
accommodation. The considered effect 
will be to dramatically improve the quality 
of a major part of the City Centre.

The initial investments also include 
progressing the two new Boulevards 
– University and Business - critical to 

the long term success of the City Centre 
renewal. In the case of the University 
Boulevard, highlighted in the City Centre 
South AMI, further work will be required 
to determine the areas role as a gateway 
to the Business District and the potential 
for urban living housing investment.

The table on the next page (Table 4: 
Transport Phase 1) highlights the key 
transport projects planned for Phase 1 of 
the City Centre Investment Programme. 
These investments are critical to the 
success of the other investments, and 
to the ambition of re-establishing the 
City Centre as a business/retail and 
leisure centre of regional and national 
significance. 

The investments include proposals for 
improving the circulation of cars and 
business as well as pedestrians, including 
significant investments in signage. This is 
particularly important in the context of the 
routes in to the City Centre, and the need 
to assist less frequent visitors to move 
around the City Centre.

The investment also includes the 
construction/refurbishment of two car 
parks and a new bus station. These 
developments, likely to take place 
towards the end of the Phase 1 period, 
are a high priority. More detail on the 
challenges for the transport investments 
are outlined in a later section.

In order to establish a new momentum 
around the City Centre, advancing a 
number of key new developments is 
critical to the success of the long term 
strategy for the City Centre. While there 

Table 2
Costs and Indicative Annual Expenditure: Phase 1      £m

2006/07 2007/08 2008/09 2009/10 2010/11 2011/12
Public Realm 3.55 3.99 3.00 4.42 2.37 1.90
Transport 0.09 0.42 3.1 4.10 1.14 0.00
Development 1.34 8.92 5.93 8.02 14.88 4.63
Management/ 
Delivery

.25 0.67 0.49 0.83 0.98 0.33

Total 5.22 14.00 12.52 17.37 19.63 6.85

Table 3
PUBLIC REALM PHASE 1                £m
Project Start date Costs
RETAIL DISTRICT
Fountain Square and environs 2006/07 2.50
Stafford Street, incl Albion Square & Crown Bank 
Square

2006/07 2.02

Market Square 2008/09 1.60
Retail District Public Realm 2009/10 1.75
CULTURAL AND CIVIC QUARTER
Albion Square 2009/10 1.60
Civic and Cultural Quarter public realm 2009/10 1.00
Civic and Cultural Quarter squares & green space 2006/07 2.40
BUSINESS DISTRICT
Business District public realm 2006/07 0.50
New Business District Square 2006/07 1.60
RESIDENTIAL AND ENTERTAINMENT MIXED USE DISTRICT
Trinity Street mixed use area public realm 2008/09 0.55
New Square in Trinity street mixed use area 2008/09 2.00
OTHER
Lighting Project 2006/07 0.50
Public art 2006/07 0.20
Business Boulevard 2008/09 1.00
Total 19.22
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City Centre in the initial phases, taken 
forward by landlords and developers, 
these new investments are critical to 
establishing the conditions for further 
private sector investment. 



Key investments include significant new 
office/commercial accommodation in 
the Business District, a new Hotel and 
the East West Precinct. The summary of 
these are indicated in the table opposite. 
(Table 5: Development Phase 1)

PHASE 2: 2011-2016
Further investment in the public realm 
and transport network will be made, 
adding to the investor confidence in this 
strategic location.   However, the level of 
public realm investment will be reduced 
from the high levels made in Phase 1.  
It is envisaged that public funding will 
still be required to invest into this area 
but will be further supplemented by 
investment from the private sector, who 
will have a greater investor confidence 
in a rejuvenating City Centre.

Specifically, another minimum 10,000 
sqm of commercial floorspace will be 
added to the Business District and over 
375 residential units will be developed.  
The evening economy will be well 
established by this time and added to by 
additional quality mixed-use schemes.
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Further detail on Phase 2 can be found 
in the Projects Schedule at Annex W.

PHASE 3: 2016-2021
Investment in the public realm will still 
be required but again will be reduced 
and the City Council will need to make 
ongoing revenue investments for 
its maintenance. Ongoing transport 
investment will still be required to ensure 
that the scale of investment proposed 
for the City Centre is complete.

The physical development of some 
further 600 residential units are 
estimated, as will the creation of the 
final element of the Business District, a 
further 15,000 sqm of floorspace.

An indicative projects list for Phase 3 
can be found at Annex 4 to this report.

Overall, the Development Framework and 
Investment Strategy should clearly relate 
to delivery of the City Centre South AMI, 
the Residential Strategy encapsulated 
within the City Centre South AMI and 
proposals for new strategic links into 
the City Centre, namely the University 
Boulevard and Business Boulevard. 

Transport Delivery
There are several key elements of the 
transport strategy that could affect the 
potential deliverability of schemes.

Although the schemes are not entirely 
dependent upon it completion of 
the western side of the ‘ring road’ is 
dependent on development timescales, 
and while Tesco are likely to wish to 
proceed with the early development 
of their store (since opening means 

revenue income) the north-western 
quadrant is a risk, partially due to the 
danger of the Fuchs site not proceeding 
quickly through the planning process.  
The effect of this would be to create 
delay on the northern sections of 
implementation of the City Centre itself 
and possible difficulty in finalising the 
public transport upgrades to Stafford 
Street (North). 

In respect of Stafford Street, this is 
likely to be a challenging element of the 
project in terms of deliverability, since 
the proposals to change relatively 
free access to far more regulated 
public transport only corridor are likely 
to require careful detailed design, 
assessment, planning and consultation.  
The long term benefits and freeing up 
of opportunities elsewhere for public 
realm improvements, by removing 
buses from other roads will need to 
be considered.  In addition to this 
negotiation with bus operators and 
other user groups will need to consider 
options at a detailed level.

Clearly resolution of the bus station 
siting and the risks associated with 
redevelopment of the East/West 
Precinct will have an impact upon the 
key south eastern quadrant of the 
City Centre.  With both this and the 
City Centre as a whole it is likely that 
substantial detailed design and iterative 
refinement of options will be needed. 

Another key issue will be the securing of 
car park locations, where needed, and 
ensuring and developing an effective 
signing strategy.  Costs of major car 
park infrastructure will need careful 

Table 4: Indicative Projects, subject to feasibility
TRANSPORT: PHASE 1      £m
Project Start date Costs
Enhancement of bus stops 2008/09 0.45
Pedestrian Direction Signage 2007/08 0.08
Cycle Stands 2006/07 0.01
Taxi Ranks 2008/09 0.08
Car park signage 2008/09 0.08
Vehicle Directional Signage at key approaches 2009/10 0.07
Up-graded Pedestrian Crossings on Ring Road 2009/10 0.45
Removal of 2 roundabouts on the Ring Road/ 
replacement with 2 signal junctions with controlled 
pedestrian crossings

2009/10 2.0

Reconfiguration of junctions within the City 
Centre

2007/08 0.75

Construction/refurbishment of 2 multi-storey car 
parks

2007/08 9.0

Revised road markings and new traffic regulation 
orders throughout the City Centre

2008/09 0.01

Up-grade of disused railway to shared cycleway / 
footway, and cycle priority at junctions

2007/08 0.30

Up-grade of non-City Centre core pedestrian 
walkways and crossings

2006/07 0.24

Total 13.82

Table 5
DEVELOPMENT PHASE 1     £m
Project Start date Costs
BUSINESS DISTRICT
Business District 2007/08 11.85
Business District Residential 2006/07 6.70
Hotel 2010/11 14.10
RESIDENTIAL AND ENTERTAINMENT MIXED USE DISTRICT
Hope Village 2009/10 2.28
RETAIL DISTRICT
Area behind M&S 2009/10 6.57
Retail associated with Market Square 2010/11 2.21
Total 43.71
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consideration.  Overall Local Transport 
Plan funding available is another 
key risk that needs to be effectively 
handled.  While proposals have been 
carefully constructed to consider the 
nature and scale of LTP funding likely 
to be available over forthcoming years, 
external factors, such as the need to 
provide transport infrastructure in other 
locations may influence overall funding 
across the rest of the country.

Proposals have been made to ensure 
that no one item stops progression on 
other schemes, however they clearly 
alter in terms of effectiveness should 
change occur.  In terms of phasing 
early completion of the western ring 
road and car parking provision and 
signing should be a priority, however 
this should not affect the ability to start 
to convert Stafford Street to a primarily 
public transport corridor at an early 
stage subject to feasibility of studies.

Delivery Vehicles
The delivery of the Developement 
Framework and Investment Strategy is 
obviously going to be a crucial element 
of taking forward the development of the 
City Centre. It is important to develop long 
term arrangements that have the support 
of all of the key public sector agencies. A 
number of options are considered in the 
appendices in the context of delivery of 
the retail, residential, leisure and business 
uses around the City Centre. These take 
account of: 
• The Retail Quarter – which will 

be delivered principally by a City 
Council/private sector joint venture;   

• Business District – led by AWM 
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i.e. through the Regeneration 
Zone.  AWM will provide funding for 
land acquisition, remediation, site 
preparation.  They can also provide 
gap funding to developers in respect 
of build projects where necessary.

• Residential development will be 
private sector delivered, although 
the location, mixed-use nature and 
quality of design will be critical to 
the success of other City Centre 
proposals.

In addition to these investments, 
the City Centre proposals include 
significant public realm and transport 
investments, and by implication, 
marketing and promotional activity 
which will be important in delivering the 
aspirations set out in the City Centre 
Prospectus. There is a considerable 
co-ordination and management role 
involved in delivering the proposed 
scale of new investment.

The Council and Regeneration Zone 
have already committed significant 
funding and officer time to taking 
forward the City Centre proposals. 
Annex 5 considers in more detail 
the need to formalise arrangements, 
the costs involved and the roles and 
responsibilities for any new structure. 

Funding
Understanding the funding options 
for the delivery of the Developement 
Framework and Investment Strategy is 
central to establishing an invigorated 
City Centre which will drive forward 
Stoke and its sub-regional economy. 
The investment plans for the City 
Centre will be taken forward through 
financial and other support provided 
by a number of stakeholders, including 
the private sector. These will include:

• The Regeneration Zone and 
Advantage West Midlands, with 
significant sums already earmarked 
for the City Centre; 

• The City Council, a land holder and 
investor, as well as the provider of key 
services in the City Centre, with new 
investment likely to have implications 
for capital and revenue budgets, 
including transport and public realm;

• English Partnerships, with 
potentially some funding, and a 
high level of development expertise

• RENEW North Staffordshire, which 
may be involved in some of the 
developments – those which have a 
direct contribution to the objectives 
of the Market Renewal Prospectus 

These principal public sector 
investments will contribute where 
funding is required to create the 
conditions for private sector investment 
and in light of investment criteria. The 
scale of private sector investment will 
be clarified as investment proposals 
are finalised, as will contributions from 
developers to transport and public realm 

improvements. The outline funding 
proposals are presented in Annex 6, 
although these are dependent upon 
formal proposals being submitted to and 
appraised by key funding agencies.

Outputs and Economic Benefits
The Phase 1 projects will lead to significant 
new investment in the City Centre 
including a major new retail development 
and other smaller developments, a new 
150 bedroom hotel and significant office 
development. 

By 2011, a total over 53,000m2 of office, 
retail and leisure floorspace will be 
developed, along with up to 500 new 
residential units, firmly establishing 
urban living in the City Centre. The 
direct employment benefits will be 
considerable, with a total of over 2,400 
new and additional jobs.  

These initial developments will serve as 
a platform for the acceleration of further 
investment and employment growth in 
the City Centre in 2011 and beyond.  
The forecast benefits by City Centre 
District/Quarter are outlined in the table 
below. (Table 6: City Centre Phase 1: 
Indicative Outputs).

Table 6
City Centre Phase 1:Indicative Outputs (by 2011)

Floorspace Housing Investment Employment
Business District Quarter 15,000m2 100 £27m 900
Retail District 28,000m2 - £54m 1,120
Culture and Civic Quarter 3,000m2 - £6m 120
Urban Living/
Entertainment Quarter

7,000m2 275 £31.5m 280

Total 53,000m2 375 £118.5m 2,420
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