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1 INTRODUCTION 

Instructions 
1.1 In January 2005, the West Midlands Regional Assembly appointed Roger Tym & 

Partners to undertake the West Midlands Regional Spatial Strategy – Regional Centres 
Study.  Roger Tym & Partners has been assisted by King Sturge, NEMS Market 
Research and Cambridge Econometrics.  We must emphasise at the outset that this 
report and its recommendations represent the advice of Roger Tym & Partners; the 
report does not necessarily reflect the views of the West Midlands Regional Assembly, 
nor the organisations represented by the members of the Steering Group. 

Purpose and Aims of the Study 
1.2 The study brief is attached as Appendix 1.  The prime purpose and aims of the study 

reflect closely the duty imposed on the Regional Planning Body (RPB) by the Secretary 
of State in paragraphs 1.31 to 1.34 and in paragraphs 7.54 to 7.69 of the Regional 
Spatial Strategy (RPG11), published in June 2004.  Thus, the prime purpose of the 
study, as set out in paragraphs 3.1 and 3.2 of the brief, is to assist the RPB in 
identifying the centres in the Region where major new retail, leisure and office 
development should be focused in order to support urban regeneration, achieve a 
balanced network, minimise the risk of harm elsewhere, assist vulnerable centres and 
support the sustainability agenda.  In addition, we are required to indicate where 
significant development would not be appropriate and to build on the work of the Study 
of Black Country Centres in identifying the future role of Brierley Hill/Merry Hill. 

1.3 The main aims of the study, as set out in paragraphs 3.3 and 3.4 of the brief, are to 
provide a clear guide to:- 

i) the scale of retail, leisure and office development that should be accommodated in 
the Region in the period to 2011 and in more broad indicative terms from 2011 to 
2021; 

ii) how any identified growth in demand for retail, leisure and office development 
should be distributed across the Region, taking into account the provisions of 
adopted development plans; 

iii) how any identified capacity can be diverted to those centres which will best 
promote accessibility and use of sustainable modes of transport, are least likely to 
undermine vulnerable centres and best meet any gaps in retail, leisure and office 
provision across the Region; and 

iv) market perceptions of the opportunities for major investment. 

1.4 In addition, the brief requires us to advise the RPB on the thresholds for defining ‘large 
scale development proposals’ for the town centre uses, as referred to in paragraph 
7.63 of the Regional Spatial Strategy. 

1.5 Finally, the brief requires us to take full account of the recently completed Study of 
Black Country Centres (paragraph 4.1).  In particular, it is stated to be ‘ …vital that the 
key assumptions, base data and general approach underlying the common elements of 
the two studies are wherever possible consistent, with any differences being made 
explicit and justified.’ 

Approach to the Study 
1.6 In responding to the brief, our Proposal of November 2004 stated (in paragraph 2.1) 

that the study would be undertaken in five phases, as follows:- 
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Stage One – The Baseline 

 Review of emerging national policy guidance in relation to the location of 
retail/leisure/office investment, sustainability and polycentricity. 

 Socio-economic baseline assessment for the Region, including: 

o an assessment of past trends in employment, workforce, population, economic 
activity and so on; 

o an assessment of current position in terms of geography and structure of 
employment, workforce and population; 

o a review of existing socio-economic forecasts for the Region; 
o distillation of the objectives of RPG11, the RES, the Regional Cultural Strategy, 

the Regional Sustainable Development Framework, the Framework for 
Regional Employment and Skills Action, the Regional Housing Strategy and so 
on; and 

o an overview of the regional investment market in the retail, leisure and office 
sectors. 

Stage Two – Review of Existing Centres and How they Interact 

 Qualitative review of existing strategic centres based on PPG6 (as was, now 
PPS6) ‘health check’ type indicators, development plan aspirations, consultations 
with LPAs, market perceptions and existing studies - with a conclusion on 
qualitative needs in the retail, leisure and office sectors. 

 Quantitative assessment of current patterns of retail and leisure spending and 
assessment of the geography of office employment (using ABI data and ODPM 
data). 

 Broad assessment of physical capacity in the strategic centres. 

Stage Three – Retail, Leisure and Office Forecasts 

 Assessment of aggregate growth in retail and leisure expenditure and aggregate 
change in the office floorspace stock. 

Stage Four – Formulation of Strategic Options 

 Comparison of baseline (constant market shares) with a range of four or five 
alternative investment location scenarios, taking into account physical capacity in 
the strategic centres; the appropriateness, or otherwise, of out-of-centre 
investment; and the concept of polycentricity. 

State Five – Appraisal of Strategic Options 

 Each of the strategic options would then be appraised in terms of:- 

o support for urban regeneration; 
o optimisation of the balance of the network; 
o impact on other centres; 
o sustainability objectives; 
o implications for transport investment; 
o social inclusion; and 
o commercial realism. 

Surveys and Consultation 
1.7 In addressing the requirements of the brief, we have undertaken the following surveys 

and consultations: 

i) a telephone survey of 11,000 households across the Region and beyond to 
determine current patterns of retail expenditure and leisure visits; 
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ii) on the ground fieldwork and health check assessments of the 25 strategic town 
and city centres identified by Policy PA11 of the Regional Spatial Strategy(RSS) 
and other centres such as Bromsgrove, Stourbridge and Halesowen, which we 
perceived to be at the next level down in the hierarchy; 

iii) face-to-face consultation with officer representatives of all 34 local authorities 
across the Region; 

iv) facilitation of two workshops (offices and retail/leisure) aimed primarily at private 
sector investors, developers and operators; 

v) facilitation of a seminar at the end of Stage 3 at which we presented our analysis 
of:  

o the baseline position and our appraisal of the current role and health of the 
strategic centres;  

o our emerging findings in relation to quantitative need in the retail, leisure and 
office sectors; and  

o our suggestions for the strategic objectives which should underpin the 
formulation of strategic investment options; 

vi) presentation at a seminar at the end of Stage 5 so as to obtain feedback on our 
draft findings and our draft evaluation of investment options; and 

vii) presentations to seven Steering Group meetings at the end of each stage of the 
work. 

Report Structure 
1.8 The remainder of our report is structured as follows:- 

 Section 2 presents the key messages from our review of the national and regional 
policy contexts; 

 Section 3 summarises the key findings of our review of the Region’s current socio-
economic context; 

 Section 4 summarises the key findings of our review of key trends in the retail, 
office and leisure sectors; 

 Section 5 explains how we have derived our assessment of the current hierarchies 
for retail centres and office centres, and it presents our qualitative assessment of 
the 25 strategic centres identified by Policy PA11 of the RSS; 

 Section 6 presents our analysis of the scale of quantitative need which exists in the 
retail, office and leisure sectors in the period up to 2021; 

 Section 7 identifies various options for meeting needs and our evaluation of those 
options against seven key policy objectives and 16 policy aims which have been 
derived from the national and regional policy framework; 

 Section 8 puts forward our recommendations for meeting needs and it identifies 
those centres which are not appropriate for accommodating substantial levels of 
growth; and 

 Section 9 sets out our recommended monitoring arrangements and our 
recommendations in relation to thresholds for large scale development proposals 
for which the advice of the Regional Planning Body should be sought. 

1.9 Our report is accompanied by six technical papers which are entitled: 

 Technical Paper 1 – Review of National, Regional and Sub-Regional Planning 
Policy; 

 Technical Paper 2 – Socio-Economic Context; 
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 Technical Paper 3 – Regional Investment Market: Retail, Office and Leisure 
Sectors; 

 Technical Paper 4 – Qualitative Review of Centres, Aspirations and Physical 
Capacity; 

 Technical Paper 5 – Quantitative Need in the Retail and Leisure Sectors; and 

 Technical Paper 6 – Office Forecasts. 
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2 POLICY CONTEXT 

Introduction 
2.1 A full write-up of the relevant national and regional policy context is provided in 

Technical Paper 1.  In this section of the main report we identify the implications for the 
review of the Regional Spatial Strategy of the recently published PPS6, we summarise 
the most relevant aspects of existing regional guidance and we cross refer to the main 
findings of the Black Country Study. 

National Policy Context 
2.2 The national policy context in relation to town centres and the location of retail, office 

and leisure uses has changed markedly over the past twenty years.  In the 1980s, the 
philosophy was very much ‘laissez-faire’ in the belief that this would promote 
commercial competition, improve productivity and enhance consumer choice.  It was, 
however, a policy climate which allowed for the development of large volumes of retail, 
office and leisure developments in out-of-centre locations that were not very accessible 
by a choice of modes of transport and which led to declining market shares in the 
weaker town centres. 

2.3 However, the 1996 version of PPG6 marked a significant shift in policy emphasis 
towards promoting the vitality and viability of town centres, following on from the 
publication of the first version of PPG13 in 1994.  Subsequent ministerial statements of 
February 1999 (Caborn) and April 2003 (McNulty) sought to further tighten the policies 
so as to deter out-of-centre investment, promote town centres and diversify the range 
of town centre uses.  Moreover, the Caborn statement introduced the need test to the 
development control process. 

2.4 The current national policy context, in so far as it relates to town centres and the 
location of new retail, office and leisure developments, is set, in the main, by PPS6 
(published in March 2005) which replaces1 the 1996 version of PPG6 and the 
subsequent Parliamentary answers of 5 December 1997 (Raynsford), 11 February 
1999 (Caborn) and 10 April 2003 (McNulty).  PPS6 also replaces the Government’s 
Responses to the Select Committees of July 1997 and May 2000. 

The Government’s Objectives 

2.5 The very first paragraph of PPS6 makes it clear that ‘sustainable development is the 
core principle underpinning planning’ and that ‘the planning system has a key role in 
facilitating and promoting sustainable and inclusive patterns of development, including 
the creation of vital and viable town centres’.  The Government’s key objective for town 
centres2, therefore, is to promote their vitality and viability (paragraph 1.3).   

2.6 The Government’s second tier objectives are set out in paragraph 1.4; these can be 
summarised as:  

 enhancing consumer choice; 

 supporting efficient, competitive and innovative retail and leisure sectors and 
improving their productivity; and  

 improving accessibility to existing and new development by a choice of means of 
transport. 

                                                      
1  See footnote on page 1 of PPS6. 
2  See footnote 3 on page 5 of PPS6 which states that references to ‘town centres’ and ‘centres’ throughout  the 

policy statement apply to all types of centres described in Table 1 of Annex A, i.e. city, town, district and local 
centres, but not small parades of purely neighbourhood significance. 
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2.7 Paragraph 1.5 then sets out the Government’s wider objectives; these can be 
summarised as: 

 the promotion of social inclusion by ensuring access to a range of town centre uses 
and rectifying deficiencies; 

 the regeneration of deprived areas;  

 the promotion of economic growth; 

 the delivery of more sustainable patterns of development; and  

 the promotion of high quality and inclusive design, enhanced public realm and an 
accessible and safe environment. 

2.8 Regional planning bodies (RPBs) and local planning authorities (LPAs) are therefore 
required to implement these Government objectives by planning positively for the 
growth and development of town centres, whilst not restricting competition or 
innovation (paragraphs 1.6 and 1.7).  The main town centre uses to which PPS6 
applies are retail, leisure, offices and arts, cultural and tourism facilities (paragraph 
1.8), with housing said to be ‘…an important element in most mixed-use, multi-storey 
developments’ (paragraph 1.9). 

Positive Planning for Town Centres: A Plan-led Approach 

2.9 The introduction to Section 2 of PPS6 calls upon RPBs and LPAs to: 

 actively promote growth and manage change in town centres; 

 define a network and hierarchy of centres, each performing their appropriate role to 
meet the needs of their catchments; and  

 adopt a proactive and plan-led approach to planning for town centres through 
regional and local planning.  

The Role of Regional Plans 

2.10 Paragraphs 2.12 to 2.14 of PPS6 set out the requirements placed on RPBs in 
developing their Regional Spatial Strategies (RSSs).  The over-riding requirement is 
for RPBs to set out a vision and strategy for the Region’s growth, particularly for higher 
level centres, and provide a strategic framework for planning at the local level.  In 
particular, RPBs must:  

 develop a strategic framework for the development of a network of centres, and 
consider whether there is a need to avoid an over concentration of growth in the 
higher level centres;  

 make strategic choices about those centres of regional and sub-regional 
significance where major growth should be encouraged;  

 identify the need for new centres to be developed in areas of planned major 
growth; 

 assess the need for additional floorspace in the comparison retail, leisure and 
office sectors over the period of the RSS and for five yearly periods within it and, 
having regard to capacity and accessibility considerations, they must identify 
where the identified needs would best be met; 

 monitor and regularly review the implementation of the strategy; and  

 identify the need for major town centre development of regional or sub-regional 
significance. 

2.11 However, PPS6 is clear that new or expanded regional or sub-regional shopping 
centres located in out-of-centre locations are unlikely to meet the requirements of 
national policy (paragraph 2.14).  
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Networks and Hierarchies 

2.12 Paragraphs 2.9 to 2.11 of PPS6 provide further advice in relation to the development of 
the network and hierarchy of centres, but – in this part of the policy statement – the 
advice is in relation to both the regional and local levels.  Thus, authorities must plan 
carefully how to distribute any identified growth at both regional and local levels.  In 
defining their spatial objectives, RPBs and LPAs:  

‘…should consider whether there is a need to rebalance the network of centres 
to ensure that it is not overly dominated by the largest centres, that there is a 
more even distribution of town centre uses, and that people’s everyday needs 
are met at the local level’ (paragraph 2.9). 

2.13 Thus, in developing the network and hierarchy, RPBs and LPAs are required to 
consider: 

i) whether there is a need to avoid over concentration of growth in the higher level 
centres; 

ii) the need for investment in those centres requiring to be regenerated; and 

iii) the need to address deficiencies in the network (paragraph 2.9). 

2.14 Any change in the role and function of centres – upward or downward – must come 
through the development plan process, rather than through planning applications, with 
higher order centres dealt with in the RSS and with lower order centres dealt with 
through the development plan documents (paragraph 2.10).  

The Role of Local Planning Authorities 

2.15 Paragraphs 2.3 to 2.8 of PPS6 turn to the role of LPAs in promoting growth and 
managing change in town centres.  Paragraph 2.3 states that LPAs should – within the 
regional planning context – actively plan for growth and the management of change in 
town centres over the period of their development plan documents by: 

i) selecting appropriate existing centres to accommodate growth, making the best 
use of existing land and buildings, but extending the centres where appropriate; 

ii) managing the role of existing centres through the promotion of specialist activities, 
or specific types of uses; and  

iii) planning for new centres of an appropriate scale in areas of significant growth, or 
where there are deficiencies in the existing network.  

2.16 Paragraph 2.4 urges that growth should be accommodated, wherever possible, 
through ‘…more efficient use of land and buildings within existing centres’.  However, 
LPAs ‘…should also seek to ensure that the number and size of sites identified for 
development or redevelopment are sufficient to meet the scale and type of need 
identified’. 

2.17 Where growth cannot be accommodated within existing centres, paragraph 2.5 
advises LPAs to plan for: 

i) the extension of the primary shopping area, if there is a need for additional retail 
provision; and  

ii) the extension of the town centre, to accommodate other main town centre uses. 

2.18 Of crucial importance, however, is the Government’s recognition that: 

‘Extension of the primary shopping area or town centre may also be appropriate 
where a need for large developments has been identified and this cannot be 
accommodated within the centre.  Larger stores may deliver benefits for 
consumers and local planning authorities should seek to make provision for 
them in this context’ (paragraph 2.6). 
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2.19 However, whilst PPS6 gives recognition to the role of large stores, there is no 
replication of the provisions of paragraph 3.3 of the now replaced PPG6 which had 
stated that ‘some types of retailers, such as large stores selling bulky goods, may not 
be able to find suitable sites either in or on the edge of the town centre’.  

2.20 Where existing centres are in decline, PPS6 advises LPAs to ‘…assess the scope for 
consolidating and strengthening these centres by seeking to focus a wider range of 
uses there, promote the diversification of uses and improve the environment’  
(paragraph 2.8).  However, where a reversal of decline is not possible, LPAs are 
advised to consider a reclassification of the centre, so as to reflect its revised status in 
the hierarchy, and the adoption of policies which allow retail units to change to other 
uses, whilst seeking to retain vital services such as post offices and pharmacies.  

The Role of Plans at the Local Level 

2.21 Paragraphs 2.15 to 2.18 of PPS6 deal, specifically, with the role of the forward 
planning system at the local level.  Paragraph 2.15 requires LPAs to adopt a positive 
and proactive approach to planning for the future of all types of centres within their 
areas.  Thus, in line with the RSS and their community strategies, LPAs should 
prepare a core strategy development plan document which sets out ‘…a spatial vision 
and strategy for the network and hierarchy of centres, including local centres, within 
their area, setting out how the role of different centres will contribute to the overall 
spatial vision for their area’. 

2.22 Paragraph 2.16 urges LPAs to work with stakeholders and the community so as to: 

i) assess the need for new floorspace for retail, leisure and other town centre uses, 
taking account of both quantitative and qualitative considerations; 

ii) identify deficiencies in existing provision, assess the capacity of existing centres to 
accommodate new development, and identify centres in decline where change 
needs to be managed; 

iii) identify the centres where development will be focused, as well as the need for any 
new centres of local importance; 

iv) define the extent of the primary shopping area and the town centre on their 
Proposals Map; 

v) identify and allocate sites in accordance with the considerations set out in 
paragraphs 2.28 to 2.51; 

vi) review existing land use allocations; 

vii) promote investment in deprived areas by identifying opportunities for growth and 
improved access; 

viii) set out criteria based policies for assessing proposals on sites not allocated in 
development plan documents; and  

ix) distinguish between primary and secondary frontages. 

2.23 Paragraphs 2.19 to 2.22 of PPS6 then proceed to highlight the need for high quality 
and inclusive design, the importance of accessibility and safety and the need for 
efficient use of land through the promotion of higher-density mixed-use development.  
Paragraphs 2.23 and 2.26 deal with the management of the evening economy and the 
need for a range of leisure, cultural and tourism activities and paragraph 2.27 seeks to 
promote the retention and enhancement of existing markets and, where appropriate, 
the creation of new ones.  

Site Selection and Land Assembly  

2.24 Paragraphs 2.28 to 2.52 deal with site selection and land assembly in the forward 
planning process.  Paragraph 2.28 sets out the five key considerations for local 
authorities when they are selecting sites for development; these are to: 
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‘a) assess the need for development (paragraphs 2.32-2.40); 

b) identify the appropriate scale of development (paragraphs 2.41-2.43); 

c) apply the sequential approach to site selection (paragraphs 2.44-2.47); 

d) assess the impact of development on existing centres (paragraph 2.48); 
and 

e) ensure that locations are accessible and well serviced by a choice of 
means of transport (paragraphs 2.49-2.50).’ 

2.25 These considerations match the development control tests set out in paragraph 3.4 of 
PPS6.  In applying them in the development plan preparation process, LPAs are 
required to work closely with retailers, leisure operators, developers, other 
stakeholders and the wider community and paragraph 2.31 makes it clear that LPAs 
may need to make choices between competing development pressures in their town 
centres.  

The Changes in Emphasis in PPS6 

2.26 The role of the Regional Planning Bodies has been set out in paragraphs 2.10 to 2.14 
above and the role of LPAs has been set out in paragraphs 2.15 to 2.25 above.  In our 
assessment, the provisions of PPS6 reflect the Government’s wider emphasis on the 
need to plan, monitor and manage at both the regional and local planning levels; 
indeed the key changes in national policy emphasis arising as a result of PPS6 are: 

i) a requirement for a much more proactive plan-led approach to planning for town 
centres through regional and local planning; 

ii) much more emphasis on the need to develop a network and hierarchy of centres at 
both the regional and local levels; and  

iii) a much greater involvement on the part of the public sectors in the management 
and implementation of changes in town centres and in the monitoring of their 
vitality and viability. 

2.27 The key considerations to apply in selecting sites for development remain similar to 
those identified in PPG6 and subsequent ministerial statements.  However, there is 
more emphasis given to the issue of scale, so that LPAs are to consider setting 
indicative upper limits for the scale of development likely to be permissible in different 
types of centres.  

2.28 Strong emphasis continues to be given to the sequential approach, but it does not 
appear that the Government is seeking to impose a moratorium against out-of-centre 
development, albeit that such development will be rare.  If there is a need for larger 
stores, and they cannot be accommodated within the existing primary shopping area, 
they are to be directed to edge-of-centre locations.  The guidance is unclear as to 
whether an individual retailer or leisure operator faces the test of disaggregation 
(paragraph 3.18), but all parties must demonstrate flexibility in relation to scale, format, 
design and the amount of car parking in seeking to promote development within 
existing centres. 

Remaining Inadequacies of PPS6 

2.29 PPS6 represents a substantial improvement on earlier guidance.   We consider, 
however, that the new guidance is not particularly informative for LPAs that have town 
centres which face significant physical and environmental constraints to their 
expansion, such as spa towns, cathedral cities and so on.  Nor is the policy statement 
of much assistance in helping RPBs and LPAs to choose between competing uses 
where the needs in the retail, leisure, office and cultural sectors are projected to 
substantially exceed the ability of existing centres – or indeed expanded centres – to 
accommodate them.  Conversely, the new guidance provides little practical guidance 
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for local authorities in relation to mechanisms for stemming decline – for example, how 
are post offices and pharmacies to be saved in declining local centres? 

2.30 We consider that the guidance given in the new PPS6 in relation to the creation of new 
centres (paragraphs 2.53 and 2.54) is totally inadequate.  How are such new centres to 
become ‘town centres’ for the purpose of the Annex A typologies; how are RPBs and 
LPAs to benefit from the negative experience of some of the New Towns; and how is 
the scale of such new centres to be determined?  Furthermore, the provisions of 
paragraphs 2.14 and 2.54 of PPS6 – in relation to the treatment of existing out-of-
centre shopping centres – are of little assistance to the Regional Planning Body (RPB) 
in dealing with the unique set of circumstances which exist at Brierley Hill/Merry Hill 
and at the Waterfront (or at what might be described as ‘Greater Merry Hill’).  The latter 
already serves as a strategic location for retail, office and leisure activity and the 
Brierley Hill Area Development Framework – which was adopted by the Council as 
supplementary planning guidance in June 1999 – envisages the introduction of a wider 
range of town centre uses including housing, civic, community and health facilities, the 
introduction of charges for car parking, and improved public transport.  The issue for 
the RPB, however, is at what point in time should Greater Merry Hill benefit from status 
as a ‘town centre’ for the purposes of PPS6. 

2.31 Finally, we note the Government’s intention to publish further guidance on undertaking 
assessments of the need for, and the likely impact of, proposals for retail and leisure 
developments (paragraph 2.38 of PPS6) and further guidance in relation to the 
sequential approach (paragraph 2.47 of PPS6). 

Regional Planning Guidance 
2.32 The Office of the Deputy Prime Minister (ODPM) published Regional Planning 

Guidance for the West Midlands (RPG11) on 16 June 2004.  RPG11 became the 
Regional Spatial Strategy (RSS) on commencement of the Planning & Compulsory 
Purchase Act 2004 and it forms part of the development plan for the purposes of 
Section 38(6) of the Act.  However, paragraph 1.31 of RPG11 recognises that it 
‘...does not fully accord with the advice in PPG11...’ and that ‘... it is insufficiently 
regionally specific in places...’  Of fundamental importance in the context of the 
Regional Centres Study is the recognition of the need for an early review of various 
aspects of RPG11, including the strategy for town and city centres.  Thus, paragraph 
7.58 of RPG11 requires the RPB to identify the investment priorities within the strategic 
network of centres in order to: 

 support urban regeneration; 

 achieve a balanced network; 

 minimise the risk of harm elsewhere; 

 assist vulnerable centres; and  

 support the sustainability agenda. 

2.33 In addition, the RPB will be required to indicate where significant development would 
not be appropriate and to utilise the work of the Black Country Study in identifying the 
future role of Merry Hill and the timing of any future large-scale development at that 
location.  

Overview, Vision & Challenges 

2.34 It should be appreciated at the outset that RPG11 of 2004 proposes a fundamental 
shift in policy direction compared to that set out in its precursor of 1998.  The 1998 
version sought to accommodate out-migration from the metropolitan area to towns 
within the surrounding zone - referred to as the Central Crescent - and including the 
towns of Warwick/Leamington, Stratford, Worcester, Kidderminster/Stourport, 
Bridgnorth, Telford, Stafford, Lichfield and Tamworth.  This previous approach has 
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underperformed in relation to the regeneration of the major urban areas (MUAs) and 
remoter rural areas, in relation to the provision of affordable housing, and in promoting 
development in the north and west of the Region.  In particular, there is a growing 
concern that the continuing decentralisation of population from the West Midlands, 
North Staffordshire and Coventry conurbations is threatening the economic, social and 
physical environment of the Region.  The replacement RPG11 therefore seeks to re-
weight the balance in favour of the MUAs by seeking a step change in investment and 
regeneration in these areas. 

2.35 Paragraphs 1.12 to 1.16 of RPG11 encourage the RPB to further develop its 
polycentric approach and to better understand the functional inter-relationships 
between places within and, where appropriate, outside of the Region. 

2.36 The long-term vision for the West Midlands Region, within the Government’s 
overarching aim of achieving sustainable development, is set out in paragraph 2.2 of 
RPG11, as follows: 

‘The overall vision for the West Midlands is one of an economically successful, 
outward looking and adaptable Region, which is rich in culture and environment, 
where all people, working together, are able to meet their aspirations and needs 
without prejudicing the quality of life of future generations.’ 

2.37 Within the overall vision is the ambition to secure a Region with ‘...diverse and 
distinctive cities, towns, sub-regions and communities, with Birmingham as a “World 
City” at its heart’ (paragraph 2.4d).  The Regional Sustainability Action Framework 
(2000) had anticipated the need for a fundamental change of direction, so that 
paragraph 3.4 of RPG11 identifies the following four major challenges in seeking to 
realise the vision for the region: 

 urban renaissance – developing the major urban areas in such a way that they can 
meet their own economic and social needs, so as to reverse the decentralisation of 
jobs and people facilitated by earlier strategies; 

 rural renaissance – addressing more effectively the major changes which are 
challenging the traditional roles of rural areas and the countryside;  

 diversifying and modernising the Region’s economy – ensuring that opportunities 
for growth are linked to needs, so as to reduce social exclusion; and 

 modernising the transport infrastructure of the West Midlands – to support the 
sustainable development of the Region. 

The Spatial Strategy 

2.38 RPG11’s Spatial Strategy can be broadly summarised as enabling all parts of the 
Region to sustainably meet their own needs, in a mutually supportive way.  Paragraphs 
3.6 to 3.10 explain how different responses will be required in different parts of the 
Region, but that those responses should be complementary to each other.  However, 
in both the MUAs and in the Region’s other large settlements there is a need for ‘…a 
balanced network of vital and vibrant town and city centres as the strategic focus for 
major retail, leisure and office developments’.  Indeed, five sub-regional foci are 
identified outside the MUAs, these being Hereford, Rugby, Shrewsbury, Telford and 
Worcester.  

2.39 Paragraph 3.11 goes on to state that: 

‘The key to the Spatial Strategy is achieving an urban renaissance in the four 
MUAs of Birmingham/Solihull, the Black Country, Coventry and the North 
Staffordshire conurbation.  Nonetheless, the ultimate aim of the Spatial Strategy 
is a Region made up of a dynamic network of places, all important in their own 
right and with distinct characteristics, but with reinforcing economic, cultural and 
social functions.  An important part of this is the development of a balanced 
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network of town and city centres (PA11) that will act as the focus for major 
investment in retail, leisure and office developments.’  

2.40 Thus, each of the MUAs needs to develop enhanced economic and social roles; each 
of the major shire towns beyond the MUAs must act as a focus for new investment so 
as to meet the economic, social and cultural needs of surrounding rural areas; and 
other main towns and villages must deliver improved local services and their own 
distinctive roles and character.  The emphasis is very much on a role for each place, 
but with all places abiding by the principle of complementarity.  

2.41 Four of the ten Spatial Strategy Objectives set out in paragraph 3.14 of RPG11 are 
particularly relevant to the Regional Centres Study, these being: 

‘c) to create a joined-up multi-centred Regional structure where all 
areas/centres have distinct roles to play; 

e) to support the cities and towns of the Region to meet their local and sub-
regional development needs; 

i) to promote the development of a network of strategic centres across the 
Region; and  

j) to promote Birmingham as a World City.’  

Urban Renaissance 

2.42 The four MUAs within the Region are to be the main focus of urban renaissance.  The 
MUAs are the major economic driver and source of employment opportunities for the 
Region and contain over half its population.  The central aim of the RPG is to reverse 
decentralisation from these areas to the more rural parts of the Region.  The four 
MUAs, and the role of each as envisaged by RPG, are set out below: 

 Birmingham – strengthening its role as the regional capital with emerging World 
City status; 

 the Black Country – continuing its economic, physical and environmental renewal 
focused around improved infrastructure and the regeneration of town and city 
centres (including Walsall, West Bromwich and Wolverhampton) in order to create 
modern and sustainable communities; 

  Coventry – continuing to build upon its reputation as a forward looking city, which 
along with Solihull and Warwickshire, can help create an important growth engine 
for the Region with links to the growing parts of the South East and East Midlands 
regions; and 

 North Staffordshire – building upon its traditional strengths of ceramics and 
engineering, but realising its potential as an accessible location with good links to 
the East Midlands and the North West. 

2.43 Rejuvenated city, town and local centres are seen as being crucial in the creation of 
high quality living and working environments and as foci for regeneration (Policy UR1v 
and paragraphs 4.15 to 4.18).  Indeed, Policy UR3: ‘Enhancing the Role of City, Town 
and District Centres’ recognises that city, town and district centres and, in particular, 
those centres identified in the network of town and city centres in Policy PA11, should 
be enhanced to play a leading role in the Region’s urban renaissance and as drivers of 
economic growth.  UR3 states that this will be achieved by (inter alia) developing 
place-specific strategies that promote their sense of identity and local distinctiveness. 

2.44 Outside the MUAs, twelve ‘local regeneration areas’ (LRAs) are identified by Policy 
UR2, based on those areas that contain at least one of the most deprived 20 per cent 
of wards nationally.  Nine of the LRAs contain centres that are within the network of 25 
strategic town and city centres identified by Policy PA11, namely: Kidderminster, 
Tamworth, Telford, Stafford, Burton, Cannock, Rugby, Redditch and Worcester.  Policy 
UR2 encourages local authorities and other agencies to develop regeneration 
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strategies, and improve access between concentrations of local deprivation within the 
LRA towns and areas of economic opportunity. 

Prosperity for All 

2.45 The future performance of the Region’s economy is seen as being critical to the 
success of the Spatial Strategy, with a clear link between economic performance and 
quality of life.  A spatial focus for economic activity is given through the identification of: 

i) six Regeneration Zones (five urban and one rural), reflecting the priorities of the 
Regional Economic Strategy (Policy PA2); 

ii) three High-Technology Corridors (Policy PA3); and  

iii) a network of 25 town and city centres (Policy PA11). 

2.46 The purpose of the network of 25 centres identified under Policy PA11 is explained in 
paragraphs 7.54 to 7.67 of RPG11.  Paragraph 7.54 emphasises that the health of the 
centres ‘...will be a major determinant of the quality of life for everyone’ and paragraph 
7.55 emphasises the need for complementarity between centres in promoting 
polycentricity.  Thus, RPG11 does not set out a formal hierarchy of roles for the 
centres, other than identifying Birmingham as the regional capital and an international 
city (Policy PA12).  Instead the role of the centres is meant to be complementary, 
within the ‘polycentric’ concept3.  Nevertheless, the RSS sees the ten centres in the 
network which are within the MUAs as having a ‘key role’ to play in achieving urban 
renaissance and four of the centres within the PA11 network are highlighted as being 
‘particularly vulnerable’, including the MUA centres of Dudley, Newcastle-under Lyme 
and West Bromwich, together with Kidderminster (paragraph 7.61). 

2.47 Policy PA11 seeks to ensure that the network of 25 strategic town and city centres is 
the focus for major new retail developments (that is, those with gross floorspace of 
10,000 sq.m and above, excluding floorspace dedicated to the retailing of convenience 
goods), and large-scale leisure and office developments (that is, those with a gross 
floorspace of 5,000 sq.m and above).  However, paragraph 7.58 requires the RPB to 
undertake further work to inform an early review of the strategy for town and city 
centres, including identification of the centres where major new retail, leisure and office 
investment should be focussed; and paragraph 7.63 refers to the role of the Centres 
Working Group in advising on the appropriateness of large-scale development 
proposals for all key town centre uses.  

2.48 To support the drive to focus significant retail development in the strategic town and 
city centres, Policy PA13 does not envisage that ‘...any further large-scale 
(10,000 sq.m gross) out-of-centre retail developments or extensions to existing 
developments will be required during the period covered by this RPG’.   

Merry Hill 

2.49 RPG11 recognises that Merry Hill is ‘…an important regional shopping destination, 
which may have the potential to assist in the regeneration of the South Black Country 
and West Birmingham Regeneration Zone…’ but that ‘…it is necessary to balance 
delivery of this regeneration role with the regeneration needs of other strategic and 
vulnerable centres’ (paragraph 7.64).  Thus, the RPB is called upon to reach a 
strategic view on: 

 regeneration priorities within the Region/Black Country sub-region; 

 the balance between centres, in particular which centres in the region/sub-region 
should be the focus for major growth to assist their regeneration; and then 

 the role of Merry Hill and, if appropriate, the timing of any future large-scale 
development there.   

                                                      
3  As put forward in ‘A Polycentric Framework for the West Midlands’ (Ecotec, 2000).   
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2.50 Paragraph 7.64 goes on to state that the RPB’s view on Merry Hill should be informed 
by the Black Country Study and the work on creating a balanced network of centres.  It 
also provides that any further expansion of Merry Hill should be subject to 
improvements to public transport and the introduction of parking charges compatible 
with other major centres in the network.  

Conclusion 

2.51 Whilst the present study is clearly of fundamental importance to the early review of 
RPG11, we consider it to be important to note, at this stage, that the broad thrust of 
RPG11’s existing policies – in so far as they relate to the enhancement of the network 
of centres - is in line with the strategic provisions of PPS6. 

Other Regional Guidance 
2.52 Technical Paper 1 provides a summary of the provisions of other regional guidance, as 

follows: 

 the West Midlands Economic Strategy (the RES) – Creating Advantage, published 
by Advantage West Midlands in January 2004; 

 the West Midlands Regional Sustainable Development Framework (Version 1) 
published in January 2005; 

 Cultural Life in the West Midlands – the Regional Cultural Strategy; and 

 the Birmingham City – Regional Forum’s document entitled ‘At the Heart of 
Sustainable Communities’. 

The Regional Economic Strategy 

2.53 So far as the Economic Strategy is concerned, we would emphasise that there is a 
significant degree of geographical overlap between the Major Urban Areas identified in 
the spatial strategy of RPG11 and the five urban Regeneration Zones identified in the 
RES; these urban areas are clearly to be the focus for both economic development 
and physical regeneration initiatives.  However, the High-Tech Corridors (HTCs) 
extend to Telford in the northwest direction, to Worcester and beyond in the southwest 
direction and to Warwick/Leamington Spa in the southeast direction.  As a 
consequence, Policy PA3 of RPG11 seeks to reduce potential pressure on the 
greenfield sites within theses HTCs, preferring to concentrate development either 
within the MUAs, or at specific nodes within the HTCs, as shown on the Prosperity for 
All diagram on page 68 of RPG11. 

The Regional Sustainable Development Framework 

2.54 So far as the Regional Sustainable Development Framework (RSDF) is concerned, we 
note that Version 1 will be replaced by a second version later in the year in response to 
the publication, in March 2005, of the UK Government’s new Sustainable Development 
Strategy. 

2.55 Nevertheless, the existing version of the RSDF is already closely tied to existing 
sustainability principles, objectives, indicators and measures of progress.  It sets outs a 
vision for a sustainable West Midlands, by building on the two best known definitions of 
sustainable development4, whilst embracing an aspiration to achieve economic growth 
that does not result in high costs to the environment and to society, which the RSDF 
asserts has frequently happened in the past.  Thus, the RSDF’s Vision for a 
sustainable West Midlands is: 

‘an economically successful, outward looking and adaptable region, rich in 
culture and environment where all people, working together, are able to meet 

                                                      
4 The Brundtland Report, World Commission on Environment and Development (1987); and UK Sustainable 

Development Strategy (1999). 
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their aspirations and needs without prejudicing the quality of life of future 
generations.’ 

2.56 The RSDF urges a more holistic approach to development than in the past, so that 
social, environmental and economic interests are considered simultaneously, and 
where natural resources are used more prudently and efficiently. 

The Regional Cultural Strategy 

2.57 The Regional Cultural Strategy promotes the enhancement of cultural activities as a 
fundamental plank in improving the quality of life for all people, in accordance with 
wider sustainable development priorities. 

The Birmingham City Region Forum 

2.58 The Birmingham City-Region Forum is one of eight similar consortia established for 
England’s major ‘regional cities’, the others being, Bristol, Leeds, Liverpool, 
Manchester, Newcastle, Nottingham and Sheffield.  Each City Region was invited by 
the joint Working Group on Cities, Regions and Competitiveness - set up by ODPM in 
April 2002 in recognition that the major City-Regions are the principal economic 
engines of the regions – to produce an individual prospectus setting out its long term 
vision for sustainable economic growth and how it can contribute to enhancing regional 
competitiveness.  The Birmingham Forum’s discussion paper provides a useful 
summary of the Birmingham City-Region Prospectus and takes it forward by setting out 
a basic vision, from which clear actions can be developed so as to achieve increased 
productivity and growth. 

2.59 The Birmingham City-Region is defined to encompass the whole of the metropolitan 
area, including the cities of Wolverhampton and Coventry, and an arc of non-
metropolitan districts to the north, east and south of the conurbation.  The City-Region, 
with a population of some 3 million, is the second largest in the UK. 

2.60 The Vision for the City-Region over the next twenty to thirty years, as set out in the 
discussion paper, is to: 

‘…create a truly dynamic City-Region with Birmingham as its lead city, but as 
part of a  polycentric whole, which is the equal of other European cities in terms 
of economic, social and cultural activity, and which supports the mutual 
competitiveness, which re-establishes the value of urban living as a focus for  
interdependence of the conurbation with the role and aspirations of the City-
Region’s freestanding towns and rural areas.’ 

Black Country Centres Study 
2.61 We have noted earlier that paragraph 1.31 of RPG11 recognises that the existing 

guidance ‘…does not fully reflect the advice in PPG11…’ and that ‘…it is insufficiently 
regionally specific in places…’.  Paragraph 1.21 proceeds to identify the Black Country 
Study as particularly important ‘…in resolving the many inter-connected issues affecting 
this part of the Region…’ and that it will ‘…advise on a broad range of issues including 
regeneration priorities, the strategic role of town centres and Merry Hill, urban capacity, 
identification of employment land, scope for environmental and town centre 
improvements and ways of improving access to regeneration sites…’  

2.62 The overall aim of the Black Country Study was to find ways to: 

i) reverse the trend of out-migration; 

ii) raise income levels so as to match the UK average by 2033; 

iii) change the socio-economic mix by attracting and retaining people with higher skill 
levels; and to 
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iv) transform the environment so as to create safe, attractive and healthy places to live 
and work. 

2.63 Thus, the Black Country Study is aspirational and it reflects the Black Country 
Consortium’s vision, as set out in Looking Forward: The Black Country in 2033, 
published in February 2005.  The Black Country Study will form a key input into the 
Phase I review of the Regional Spatial Strategy; the study comprises a set of technical 
studies which relate to: 

i) the economy, including the report by GHK entitled Long Term Economic and 
Employment Strategy for the Black Country; 

ii) strategic centres, which are covered in GVA Grimley’s Study of Black Country 
Centres5. 

iii) transport, including studies by PRISM and MDS Transmodal on regional logistics; 

iv) the environment, including a report produced by Lovejoy entitled ‘Broadening 
Horizons – A Vision of the Black Country Urban Park’; 

v) housing, including the CSR Partnership’s report entitled ‘Black Country Housing – 
Market Thinkpiece’, population and household forecasts produced by Mott 
McDonald, an urban capacity study by Halcrow and a report on the restructuring of 
the housing market by ECOTEC; and 

vi) the sustainability appraisal produced by Entec. 

2.64 Together these studies suggest that ambitious targets would need to be met over the 
next 30 years if the overall aims of the Black Country Study6 are to be achieved in a 
sustainable manner.  These year 2031 targets include: 

 raising incomes to 90 per cent of the UK average (equivalent to the UK average 
excluding London); 

 creating 160,000 new jobs (net gain of 95,000); 

 raising skill levels, with at least a further 100,000 people gaining qualifications at or 
above NVQ3 level; 

 creating over 400,000 sq.m gross of comparison goods retail floorspace; 

 providing for a further 101,000 jobs in office based service sectors, with 1.45 
million sq.m of additional office floorspace; 

 transforming 4,000 hectares of existing employment land so as to provide quality 
locations for modern business and a transfer of land to meet housing requirements; 

 accommodating an additional 71,000 households by 2031; and 

 environmental improvement through the growth of the Black Country as an ‘Urban 
Park’ and preparation of an overall landscape plan.  

2.65 Thus, we must emphasise that the Black Country Study is vision-led and that it 
assumes a transformation of market trends and socio-economic circumstances.  In 
contrast much of the forecasting work undertaken in the Regional Centres Study - and 
particularly in relation to the forecast change in office based service jobs and in relation 
to retail expenditure – make more use of past trends.  Thus, in undertaking the 
Regional Centres Study, we have given careful consideration to the issue of the extent 
to which any gains in market share for the Black Country are likely to be offset by 
displacement from elsewhere in the Region. 

2.66 The elements of the Black Country Study which are of most importance to the Regional 
Centres Study are: 

                                                      
5 Roger Tym & Partners was a sub-contractor to GVA Grimley on this project.  
6 The targets are set out on page 9 of the Black Country Study: Choices Consultation Report. 
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i) GVA Grimley’s Study of Black Country Centres; and 

ii) GHK’s Long Term Economic and Employment Strategy for the Black Country. 

The GVA Grimley Study 

2.67 The GVA Grimley Study recommends a network of four strategic centres for the Black 
Country, these centres being Wolverhampton, Brierley Hill/Merry Hill, Walsall and West 
Bromwich.  Dudley is not identified as a strategic centre, except in relation to tourism 
and culture.  However, in order to secure more balance across the network of four 
centres, GVA Grimley advocates a significant ‘step change’ expansion of West 
Bromwich and a modest increase in market share for Walsall. 

2.68 The study’s overall conclusion in relation to the future role of Brierley Hill/Merry Hill is 
as follows: 

‘…RSS should identify Brierley Hill as a strategic centre and support the current 
initiatives for expansion of comparison retail, leisure, offices and residential 
uses up to 2011 subject to meeting preconditions of accessibility for alternative 
means of transport/modal split.  Thereafter, the centre has the potential for 
significant further growth, but this should be reviewed depending on the pace 
of economic growth and progress towards achieving the necessary scale of 
investment in the other defined centres. ’ 

2.69 The ‘current initiatives’ for Brierley Hill/Merry Hill are defined as being those set out in 
the Council’s Supplementary Planning Guidance of June 1999, which envisages: 

 43,500 sq.m gross of new comparison floorspace; 

 50,000 sq.m gross of new office floorspace; 

 20,000 sq.m of new mixed-leisure floorspace; 

 an expanded area of civic, community and health facilities; 

 the integration of Brierley Hill district centre with Merry Hill (the retail centre) and 
the Waterfront (the office and leisure location); 

 improved public transport; and 

 the introduction of car parking charges at Merry Hill. 

2.70 However, GVA Grimley stipulates that any further expansion of Brierley Hill/Merry Hill 
must be reviewed depending on the pace of progress in achieving the necessary scale 
of investment in Wolverhampton, Walsall and West Bromwich. 

2.71 Thus, GVA Grimley envisages that each of the Black Country’s four strategic centres 
should offer comparable key components – a higher order comparison retail offer, 
leisure, entertainment and cultural facilities and its own employment base – but with 
each having a distinct character, as follows: 

‘Wolverhampton as a major heritage centre, the traditional capital of the Black 
Country, with its university and administrative functions; Walsall with its 
industrial heritage blend of historic architecture and new developments, vibrant 
evening economy an cultural offer; Brierley Hill as a major shopping and 
commercial leisure destination; and West Bromwich reborn as a new city 
centre with sub-regionally significant retail and commercial leisure provision 
and providing one of the major office and employment locations in the Black 
Country’. 

2.72 The GVA Grimley study utilises ambitious forecasts in relation to population and 
expenditure and it calculates an overall quantitative comparison need in the period up 
to 2031 of approximately 408,000 sq.m sales area, of which approximately 277,000 
sq.m is expected to be accommodated in the four strategic centres.  Appendix 8 sets 
out the key data inputs used in the Study of Black Country Centres and compares them 
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to the data inputs used in this Regional Centres Study; any differences in the data are 
made explicit and are justified, as required by paragraph 4.1 of the brief for the regional 
study. 

The GHK Study 

2.73 The GHK study includes the preparation of employment forecasts for the Black 
Country to the year 2030 (Table 4.3 of the GHK study) and it provides estimates for 
future floorspace requirements (Table 4.9a of the GHK study).  In the financial and 
business services sector the office stock is projected to increase from 1.2million sq.m 
in the year 2003 base year to 2.0million sq.m in the year 2030, a net gain of 800,000 
sq.m assuming future employment densities. 

Implications for the Partial Review of the RSS 
2.74 The over-riding requirement is for RPBs to set out a vision and strategy for their 

Region’s growth, particularly for higher level centres, and provide a strategic 
framework for planning at the local level.  In particular, RPBs must:  

 develop a strategic framework for the development of a network of centres, and 
consider whether there is a need to avoid an over-concentration of growth in the 
higher level centres; 

 make strategic choices about those centres of regional and sub-regional 
significance where major growth should be encouraged;  

 identify the need for new centres to be developed in areas of planned major 
growth; 

 assess the need for additional floorspace in the comparison retail, leisure and 
office sectors over the period of the RSS and for five yearly periods within it and, 
having regard to capacity and accessibility considerations, they must identify 
where the identified needs would best be met; 

 monitor and regularly review the implementation of the strategy; and  

 identify the need for major town centre development of regional or sub-regional 
significance. 

2.75 We must emphasise, however, that the partial review of the RSS will not be a one-off 
exercise.  In our assessment, the provisions of PPS6 reflect the Government’s wider 
emphasis on the need to plan, monitor and manage at both the regional and local 
planning levels; indeed the key changes in national policy emphasis arising as a result 
of PPS6 are: 

i) a requirement for a much more proactive plan-led approach to planning for town 
centres through regional and local planning; 

ii) much more emphasis on the need to develop a network and hierarchy of centres at 
both the regional and local levels; and  

iii) a much greater involvement on the part of the public sector in the management and 
implementation of changes in town centres and in the monitoring of their vitality 
and viability. 

2.76 However, we consider that the guidance given in the new PPS6 in relation to the 
creation of new centres (paragraphs 2.53 and 2.54) is totally inadequate.  How are 
such new centres to become ‘town centres’ for the purpose of the Annex A typologies; 
how are RPBs and LPAs to benefit from the negative experience of some of the New 
Towns; and how is the scale of such new centres to be determined?  Furthermore, the 
provisions of paragraphs 2.14 and 2.54 of PPS6 – in relation to the treatment of existing 
out-of-centre shopping centres – are of little assistance to the RPB in dealing with the 
unique set of circumstances which exist at Brierley Hill/Merry Hill and at the Waterfront 
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(or at what might be described as ‘Greater Merry Hill’).  The latter already serves as a 
strategic location for retail, office and leisure activity and the Brierley Hill Area 
Development Framework – which was adopted by the Council as supplementary 
planning guidance in June 1999 – envisages the introduction of a wider range of town 
centre uses including housing, civic, community and health facilities, the introduction of 
charges for car parking, and improved public transport.  The issue for the RPB, 
however, is at what point in time should Greater Merry Hill benefit from status as a 
‘town centre’, for the purposes of PPS6. 

2.77 Another key issue for the RPB will be an appraisal of the implications of the Black 
Country vision for the remainder of the Region; thus the RPB must assess the extent to 
which the gains in the Black Country are likely to be at the expense of the remainder of 
the Region as opposed to representing a larger share of the UK cake, but with 
displacement and competition impacts occurring beyond the Region. 

2.78 The broad thrust of RPG11’s existing policies – in so far as they relate to the 
enhancement of the overall network of centres – is in line with the strategic provisions 
of PPS6.  However, there is a need for the RPB to positively identify those centres in 
the Region where major new retail, office and leisure development is to be focused, so 
as to: support urban regeneration; achieve a balanced network; minimise the risk of 
harm elsewhere; assist vulnerable centres; and support the sustainability agenda – 
hence, the prime purpose set out in paragraph 3.1 of the brief for the Regional Centres 
Study. 
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3 SOCIO-ECONOMIC CONTEXT 

Introduction 
3.1 The socio-economic context for the West Midlands Region and its network of 25 

strategic centres identified under Policy PA11 of the RSS is summarised in Technical 
Paper 2.  The Region contains a population of around 5.3 million and is the location for 
approximately 2.3 million employees in employment.  Thus, the Region represents 
about 9 per cent of Great Britain’s people and around 9 per cent of its jobs.  Much of 
the thrust of the regional policies summarised in Section 2 of this main report derives 
from the desire to reverse the Region’s under-performance vis-à-vis the UK in terms of 
the three critical measures of performance – these being; 

 employment change; 

 population change; and 

 GDP per capita. 

3.2 In turn, the regional policies seek to reverse the under-performance of the MUAs vis-à-
vis the rest of the Region in terms of key socio-economic indicators such as: 

 employment change; 

 population change; 

 economic activity rates; 

 entrepreneurship; 

 educational and training qualifications; and 

 the Index of Multiple Deprivation. 

3.3 The network of 25 strategic centres identified under Policy PA11 of the RSS is seen as 
serving as the engine for economic growth; indeed the RSS envisages that ‘…their 
future health and attentiveness will be a major determinant of the quality of life for 
everyone.’ 

The Region vis-à-vis Great Britain 
3.4 Figure 3.1 and Table 3.1 illustrate the change in employees in employment in the West 

Midlands Region, compared to Great Britain, for the period 1991 to 2003.  Employment 
growth in the Region, at 0.7 per cent, per annum, has lagged substantially behind 
Great Britain, which achieved a growth rate of 1.1 per cent, per annum.  However, 
closer inspection of the trends reveals that the Region’s under-performance in terms of 
employment growth occurred mainly in the more recent period from 1998 to 2003, 
whereas the regional and national growth rates in the earlier period from 1991 to 1998 
were very similar. 
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Figure 3.1 Employment Change from 1991 to 2003 in the West Midlands Region 
Compared to GB: 1991 = 1.00 
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Source: Annual Business Inquiry 1998–2003; Annual Employment Survey 1991-1998 

Table 3.1 Annual Employment Growth Rate 

 

Growth 
(1991-2003) 

(% per annum) 

Growth 
(1991-1998) 

(% per annum) 

Growth 
(1998-03) 

(% per annum) 

Great Britain 1.1%  1.1% 1.2% 

West Midlands 0.7% 1.0% 0.4% 

Source: Annual Business Inquiry 1998–2003; Annual Employment Survey 1991-1998 

3.5 Population growth for the Region from 1991 to 2003, at 1.7 per cent, was less than half 
the change experienced by England and Wales over this period of 4.0 per cent. 
(Figure 3.2). 

Figure 3.2 Population Change by District from 1991 to 2003 
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Source: Midyear Population Estimates 

3.6 Thus, on the two critical variables of jobs and population, the Region is under-
performing against the national economy.  Confirmation of this under-performance is 
revealed in a GDP per head for the Region which is only 91 per cent of that for Great 
Britain. 
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The MUAs vis-à-vis the Region 
3.7 The MUAs account for almost 60 per cent of the jobs in the Region and for 55 per cent 

of the Region’s population.  However, the MUAs have been performing worse than the 
Region as a whole in relation to all key socio-economic variables. 

Employment Change 

3.8 Only three of the nine local authorities which fall wholly or partially within the MUAs 
achieved employment growth in the period 1998 to 2003 which was above the regional 
average – these being Solihull, Birmingham and Wolverhampton – and three of the 
MUA authorities actually lost jobs from 1998 to 2003 – these being Stoke-on-Trent, 
Walsall and Sandwell (Figure 3.3). 

Population Change 

3.9 Seven of the nine MUA authorities actually lost population from 1991 to 2003, Coventry 
secured a miniscule growth of 0.4 per cent and Newcastle-under-Lyme was the only 
MUA authority to achieve a population growth which almost matched the change for 
the Region in this period of +1.7 per cent (Figure 3.2). 

Economic Activity Rates 

3.10 Seven of the nine MUA authorities have economic activity rates which are below the 
regional average rate of 66 per cent, and only Solihull and Dudley have economic 
activity rates which exceed or match the rate for England and Wales (See Figure 3.4). 

Figure 3.4 Economic Activity in the Districts 
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Figure 3.3 Employment Change (per cent, per annum) in the Period 1998 to 2003 related to Each District’s Share of Regional Employment in 2003 
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Entrepreneurship 
3.11 All of the nine MUA authorities have levels of entrepreneurship – as measured by VAT 

registrations per 100,000 population – which are lower than the regional average, 
which, in turn, is less than the average for Great Britain, although in part this reflects 
the propensity for larger businesses to be located in urban areas (Table 3.2). 

Table 3.2 VAT Registered Enterprises Per 10,000 Population and Per 10,000 Workers 

 
VAT/10000 

Population 2003 
Annual Growth 

(1994-2003) 
VAT/10000 

Workers 2003 

Great Britain 303 0.9% 417 

England and Wales 308 0.9% 426 

West Midlands 285 0.9% 395 

South Shropshire 591 -0.3% 842 

Stratford-on-Avon 538 1.2% 737 

Herefordshire, County of 469 -0.5% 656 

Malvern Hills 459 0.6% 650 

North Shropshire 457 -0.3% 651 

Wychavon 457 0.5% 624 

Bridgnorth 454 0.4% 603 

Warwick 385 1.4% 539 

Lichfield 375 1.6% 503 

Bromsgrove 371 1.0% 506 

Oswestry 369 -0.4% 511 

North Warwickshire 369 1.6% 464 

Staffordshire Moorlands 360 0.2% 479 

Shrewsbury and Atcham 344 0.9% 459 

East Staffordshire 329 1.0% 445 

Rugby 326 1.3% 442 

Stafford 319 1.5% 425 

South Staffordshire 301 1.5% 395 

Wyre Forest 300 0.6% 399 

Cannock Chase 284 2.0% 366 

Redditch 282 1.8% 370 

Solihull 266 2.1% 359 

Dudley 260 1.0% 347 

Worcester 255 0.2% 350 

Tamworth 242 2.4% 309 

Telford and Wrekin 233 1.0% 300 

Wolverhampton 231 0.6% 358 

Walsall 231 0.7% 319 

Newcastle-under-Lyme 229 -0.2% 327 

Birmingham 226 0.4% 339 

Sandwell 219 1.2% 303 

Nuneaton and Bedworth 213 0.9% 287 

Stoke on Trent 201 0.9% 266 

Coventry 195 1.5% 266 
Source: Office for National Statistics 2003 
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Educational Attainment 

3.12 MUAs have a disproportionately high proportion of working-age population with no 
qualifications, or very limited qualifications, the worst performing authorities being 
Sandwell, Walsall, Stoke-on-Trent and Wolverhampton, and with Dudley, Birmingham, 
Newcastle-under-Lyme and Coventry also performing relatively poorly (Figure 3.5). 

Figure 3.5 Qualifications of Working-age Population by District 
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Source: Census 2001 

Index of Multiple Deprivation 

3.13 However, by far the most compelling measure of need is the year 2004 Index of 
Multiple Deprivation.  The super output areas (SOAs) that are amongst the worst 10 
per cent in England (the red areas in Figure 3.6) are concentrated, almost exclusively, 
in the MUAs, with small clusters in addition in Telford & Wrekin, Worcester, Nuneaton 
& Bedworth, Wyre Forest and Tamworth.  The SOAs that rank between 10 per cent 
and 20 per cent (the pink areas in Figure 3.6) are also concentrated, almost 
exclusively, in the MUAs.  

3.14 The most affluent parts of the Region are concentrated to the south east, particularly in 
Stratford-on-Avon, Warwick, Wychavon and Solihull, and parts of Rugby and 
Nuneaton.  However, there are also extremely affluent areas in parts of Lichfield, 
Stafford, South Staffordshire, Bridgnorth and Bromsgrove. 

The Strategic Centres 
3.15 Policy PA11 of RPG11 identifies a network of 25 town and city centres which are to be 

the focus for all major retail, leisure and office developments.  We have identified 
employment change in these centres in the period 1991 to 20027, using ward-based 
definitions of the centres, as put forward by the local authorities.  The findings, shown 
in Figure 3.7 and Table 3.3, reveal that: 

 Telford, Tamworth, Solihull, Cannock, Walsall, Sutton Coldfield, Lichfield, Rugby, 
Newcastle-under-Lyme and Burton-upon-Trent town centres experienced 

                                                      
7 It was not possible to use the 2003 data from the Annual Business Inquiry because the changes in ward boundaries 
which occurred in 2001- which did not have an effect on the 2002 data - did have an effect on the 2003 data and 
clearly it was essential that we compare like with like in terms of ward definitions of centres.  
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employment growth rates in the period 1991 to 2002 which were above the 
national growth rate, with Telford, Tamworth and Solihull town centres achieving 
the highest percentage growth rates.  The highest absolute job gains, however, 
were in Birmingham, Walsall, Telford and Tamworth town centres; 

Table 3.3 Employment Change in the Network of Town and City Centres 

Growth 
(1991-
2002) 

Growth 
(1991-
1998) 

Growth 
(1998-
2002) 

Change 
(1991-
2002) 

Change  
(1991-
1998) 

Change 
(1998-
2002)  

Per Cent, Per Annum Absolute Change 

Great Britain 1.2% 1.1% 1.2% 2,969,200 1,784,800 1,234,800 

West Midlands 0.8% 1.0% 0.4% 179,100 146,700 34,000 

Telford 6.3% 7.1% 5.0% 6,900 4,500 2,700 

Tamworth 4.5% 4.1% 5.3% 5,400 2,800 3,000 

Solihull 3.7% 2.9% 5.2% 4,900 2,200 3,100 

Cannock 2.8% 2.4% 3.5% 4,300 2,200 2,200 

Walsall 2.4% 2.9% 1.4% 7,800 6,000 1,700 

Sutton Coldfield 2.2% -0.5% 7.0% 6,000 -800 6,900 

Lichfield 2.1% 3.0% 0.7% 2,500 2,200 300 

Rugby 1.7% 2.4% 0.4% 2,900 2,600 300 

Burton-upon-Trent 1.6% -0.4% 5.3% 2,600 -400 3,000 

Newcastle-u-Lyme 1.6% 0.7% 3.2% 1,500 400 1,100 

Stratford upon Avon 1.1% 2.7% -1.7% 1,800 3,000 -1,300 

West Bromwich 1.0% -2.1% 6.6% 2,500 -2,900 5,300 

Coventry 0.7% -0.1% 2.2% 2,300 -200 2,600 

Birmingham 0.7% 0.4% 1.3% 14,100 4,800 9,500 

Redditch 0.6% 1.1% -0.3% 800 900 -200 

Hereford 0.5% 0.4% 0.6% 1,300 700 700 

Leamington Spa 0.2% 1.2% -1.5% 500 1,900 -1,500 

Worcester 0.1% -1.4% 2.9% 200 -1,300 1,800 

Wolverhampton -0.7% -2.5% 2.4% -4,700 -10,000 6,200 

Hanley -0.9% -1.5% 0.0% -2,200 -2,200 0 

Stafford -1.2% 2.4% -7.2% -1,700 2,600 -4,500 

Dudley -1.3% -0.1% -3.3% -3,200 -100 -3,600 

Shrewsbury -1.8% -2.6% -0.5% -1,900 -1,700 -200 

Kidderminster -1.8% -1.7% -2.1% -2,000 -1,200 -900 

Nuneaton -2.6% -3.7% -0.7% -3,200 -3,000 -300 

Total change in Centres 
as a Share of total 
Regional Change 

   28% 9% 112% 

MAX 4.5% 7.1% 7.0% 14,100 6,000 9,500 

MIN -2.6% -3.7% -7.2% -4,700 -10,000 -4,500 

Average for 25 Centres 0.9% 0.7% 1.4% 2,000 500 1,500 

Source: Annual Business Inquiry 1998–2003; Annual Employment Survey 1991-1998 
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Figure 3.6 Mapping of the Index of Multiple Deprivation 
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Figure 3.7 Indices of Employment Change in the Network of Town & City Centres: 
1991 = 100.0 
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 Nuneaton, Shrewsbury, Kidderminster, Dudley, Stafford, Hanley and 
Wolverhampton town centres experienced employment decline in the period 1991 
to 2002, with Kidderminster, Shrewsbury and Nuneaton town centres experiencing 
the highest percentage losses.  The highest absolute job losses, however, were in 
Wolverhampton, Dudley, Nuneaton, Hanley and Kidderminster town centres; and 

 the average rate of employment growth for all 25 centres in aggregate – at 0.9 per 
cent, per annum, from 1991 to 2002 - was lower than the national growth rate of 
1.2 per cent, per annum, but higher than the regional growth rate of 0.8 per cent, 
per annum. 

3.16 In aggregate the 25 PA11 centres accounted for 28 per cent of the regional job gain in 
the period 1991 to 2002.  It is interesting to note, however, that aggregate job growth in 
the 25 centres in the period 1998 to 2002 exceeded net job growth in the entire 
Region. 

3.17 These data suggest that the roles of most of the Region’s strategic town and city have 
strengthened since the late 1990s, in response to changes in the national and regional 
policy climate; whilst the overall regional economy continues to lag behind the national 
benchmark, the town and city centres, in aggregate, have recent employment growth 
above the national growth rate.  This is an encouraging finding given that the 
sequential approach to the location of town centre uses has yet to bite hard – because 
of pre-existing out-of-centre commitments – especially in the office and commercial 
leisure sectors, as explained in Section 4. 

Summary 
3.18 The West Midlands Region currently lags behind the UK in terms of three critical socio-

economic indicators: employment change, population change and GDP per capita.  In 
turn, the Major Urban Areas (MUAs) lag behind the rest of the Region in relation to the 
key indicators of employment change and population change, as well economic activity 
rates, entrepreneurship, educational and training qualifications, and the Index of 
Multiple Deprivation.  Regional policies seek to reverse the under-performance of the 
MUAs vis-à-vis the rest of the Region and the network of 25 strategic centres identified 
by Policy PA11 of the RSS is seen as the ‘engine for growth’. 
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4 MARKET CONTEXT IN THE RETAIL, OFFICE 
AND LEISURE SECTORS 

Introduction 
4.1 Technical Paper 3 provides an overview of key national trends in retail investment and 

an overview of the office and commercial leisure markets in the West Midlands Region.  
In this section of the main report we highlight those aspects of recent trends which we 
consider to be most important in planning for the future of the network of strategic 
centres in the West Midlands Region. 

Retail Trends 

Expenditure Growth 

4.2 MapInfo’s latest Information Brief 05/02 reveals that expenditure on comparison goods 
has grown at a rate of 3.8 per cent, per capita, per annum over the last 40 years, 
whereas growth in expenditure on convenience goods over the same period has been 
at a rate of only 0.1 per cent, per capita, per annum. 

4.3 Although the overall volume of non-food comparison retail sales has slowed to just 0.5 
per cent from July 2004 to July 20058, the short term growth in comparison goods 
expenditure from 1998 to 2004 has averaged 8.5 per cent, per capita, per annum.  
Thus, although there has been some cyclical variation in comparison goods 
expenditure growth, we can be confident that growth in the period up to 2021 is likely 
to be in line with the 40 year trend, at around 4 per cent, per capita, per annum.  
Indeed, the latest forecasts for Experian9 and MapInfo10 suggest comparison goods 
growth rates in the period up to 2016 of 3.7 per cent and 4.3 per cent respectively. 

Location of Retail Development 

4.4 The data on the location of retail development undertaken since the publication of 
PPG6 in 1996 are unreliable and conflicting.  Nevertheless, it seems clear that the 
application of the sequential approach is beginning to have an impact, at least in 
relation to planning decisions since Mr. Caborn’s Parliamentary answer of February 
1999.  For example, our analysis of  appeal decisions in relation to out-of-centre retail 
parks since 1999 has revealed a dismissal rate of two thirds and data from CB Richard 
Ellis suggest that town centre schemes now account for 78 per cent of the shopping 
centre pipeline, compared to 64 per cent in 1993. 

4.5 However, it is clear that a substantial stock of extant consents for out-of-centre retail 
development still exists and Donaldsons has claimed that more than half of new retail 
floorspace is still being built in out-of-centre locations11 

4.6 Thus, it seems that whilst the out-of-centre tap has been more or less turned off in 
relation to planning decisions, the flow of retail in town centre and edge-of-centre 
locations has been disappointing.  It is clear that town centre schemes have a long 
gestation period and the encouragement given in PPS6 for local authorities to take a 
more proactive stance to land assembly is long overdue. 

Retail Polarisation 

4.7 Data from organisations such as Management Horizons and Experian and from the 
Inland Revenue’s Valuation Office confirm that larger town centres, in general, are 
becoming stronger (lower yields), at the expense of the smaller and weaker town 

                                                      
8 ONS Economic Trends September 2005, Table 5.8 
9 Retail Planner Briefing Note 2.0, Experian, August 2004 
10 MapInfo Information Brief 05/02, September 2005 
11 Financial Times, 31 August 2005 
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centres.  Indeed, Cambridge Econometrics estimates that 51 per cent of comparison 
goods expenditure in Great Britain flows to the largest 100 centres and much of the in-
centre development pipeline is concentrated in these same centres.  In the West 
Midlands, polarisation has had a particularly significant impact on the Black Country 
centres, with Walsall, Dudley and West Bromwich suffering substantial losses of 
market share since 1971, whereas Birmingham has become more dominant and Merry 
Hill has been established as a centre of sub-regional significance. 

4.8 The polarisation trend has been driven, in large part, by retailers seeking the 
economies of scale which derive from operating in larger stores which serve wider 
catchments.  However, polarisation has also been driven by consumer demand in that 
people have become increasingly discerning and wiling to travel further to obtain the 
comparison goods they desire. 

4.9 In the convenience sector, a different form of polarisation has occurred whereby the 
large superstore operators have gained an ever increasing market share at the 
expense of independent convenience traders and smaller supermarket operators.  
Indeed, the number of independent convenience traders has fallen by 30,000 since 
1994, equating to 40 per cent of the nation’s stock of such shops.  Moreover, the large 
food superstore operators have increasingly diversified their product lines to include an 
ever-increasing range of comparison goods. 

E-tail 

4.10 Whilst the catalogue shopping market has seen sales decline in recent years, UK 
internet sales have increased significantly since consumer confidence in online 
retailing has risen as shoppers have found the internet increasingly easy to navigate, 
credit card use to be secure and delivery to be convenient and reliable.  According to 
the Interactive Media in Retail Group (IMRG), the UK population spent more than 
£3billion online during November and December 2004, which represented 6.8 per cent 
of all UK retail sales.  This compares to online sales of £2.5billion during November 
and December 2003 (4 per cent of total sales). 

4.11 Since the e-tail market is a relatively recent phenomenon it is difficult to pronounce 
authoritatively the maximum market share potential of e-tail, and opinion is split over 
the extent to which e-tail will grow over time.  However we consider the assertion by 
some press commentators that e-tail will eventually account for 30 per cent of total 
comparison goods sales to be unrealistically high.  Accordingly, as discussed in 
Section 6, our best estimate is that the share of total comparison goods sales 
accounted for by Special Forms of Trading (of which e-tail will be the most significant) 
will rise from 7.0 per cent in 2005, to 10.0 per cent in 2011, to 15.0 per cent by 2016 
and to 20.0 per cent by 2021.  This is still a substantial proportion of total sales activity 
and ensures that our retail forecasts are based on conservative assumptions, which is 
particularly important given the lengthy forecasting timescale.  Nevertheless, the 
change over time in e-tail sales will be a key monitoring variable for the RPB and it is 
one of the four ‘critical variables’ that we identify in Section 9.  Technical Paper 5 deals 
with e-tail sensitivity (that is, the sensitivity of the retail need forecasts to the assumed 
proportion of expenditure that is accounted for by e-tail). 

4.12 Certain sub-sectors are likely to be more affected by growth in e-tail than others and 
the internet has particular attraction for books, CDs and high volume electrical goods.  
However, the fastest growing online shopping sector is clothing and footwear.  
Nevertheless, it is the high street retailers themselves who are the primary participants 
in e-commerce – as opposed to new, non-property-based entities – with many key 
national multiple retailers now viewing online sales as a key complementary function to 
their existing store operations. 
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The Office Market 

National Trends 

4.13 Occupier requirements for office space are becoming more sophisticated in terms of 
the accessibility, efficiency and sustainability of buildings and locations.  This 
consequently impacts on the location and specification of new office development. 

4.14 Occupier requirements for office space can be analysed in two main ways, either 
spatially or functionally.  In the first instance, the main spatial distinction is between 
town/city centre accommodation and out-of-town (business park) space.  The 
functionality of a building relates to different office functions such as headquarters, 
front-office (sales), back-office, call centre, and so on. 

4.15 In general, technology-led, cultural and creative industries tend to focus on city 
locations12. These businesses are more reliant on so called ‘urban economies’ where 
creativity and innovation are strengthened and enriched when key functions are 
located close together and in locations with high sectoral diversity13.  Office-based 
functions seeking to locate near vibrant centres will progressively develop and upgrade 
the so called ‘urban fringe’, reducing any sharp distinctions between the town centre 
and out-of-centre office locations.14 

4.16 At present, the main ways in which the requirements of town/city centre and out-of-
town users differ is that out-of-town users attach greater importance to on-site car 
parking and security and motorway accessibility, while town/city centre occupiers may 
require a high-profile location and attach more importance to proximity to public 
transport modes and access to amenities.  Users requiring town/city centre and out-of-
town accommodation will generally share a need for a good IT infrastructure (typically 
requiring raised floors) and comfort cooling or air conditioning. 

4.17 Functionally, head office and front/back offices generate different requirements.  Head 
office requirements tend to require high quality sites or premises that provide access to 
relatively highly qualified labour.  In contrast, front office (for instance, sales) or back 
office (for instance, information support/data processing) requirements, which over 
recent years have often been set up in dedicated call centres, may place less exacting 
demands on both the quality of the property and the labour force – but often require 
access to a large pool of labour. 

4.18 Access to appropriate labour has become increasingly important, reflecting 
widespread labour and skill shortages at a UK-wide level.  Indeed, for firms in the 
financial and business services sector, the cost of staff and directors’ salaries will 
typically amount to around about 70 per cent of total costs.  For this sector property 
costs (rent, rates, maintenance) will typically account for only around 10 per cent of 
total costs, but property costs will often be the second largest cost element for such 
businesses.  Furthermore, the quality of property occupied will become an increasingly 
important factor in enabling businesses to recruit and retain staff. 

4.19 Occupiers are increasingly demanding enhanced levels of broadband connectivity, 
reflecting the greater use of electronic data – email, video, voice and so on.  Moreover, 
the impact of IT in the office is changing working practices and creating a more flexible 
working environment.  Practices such as hot-desking (for example, eight desks for 
every 10 employees) and home working are being used in part to improve workplace 
efficiency with the expected outcome of more efficient use of office space.  However 
this view – which suggests that employment densities are rising for all sectors – is not 
supported by statistical evidence thus far.  The literature around this issue is piecemeal 

                                                      
12 ODPM, Making it Happen: Urban Renaissance and Prosperity in Our Core Cities – A Tale of Eight Cities, 

April 2004 
13 ODPM, Cities, Regions and Competitiveness – Second Report from the Working Group of Given Departments, 

June 2003 
14 ODPM June 2003 (ibid). 
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and very few studies have been undertaken that provide hard evidence on this issue.  
A recent survey conducted DTZ Pieda for SEERA concludes that employment 
densities have not changed significantly since 199715.  

4.20 New working practices are expected to generate demand for more communal areas 
such as break-out rooms, meeting rooms etc.  Therefore, we consider it unlikely that 
flexible working practices will impact significantly on demand for office space.  Whilst it 
is possible that the average office density will increase, of more significance is the 
likelihood of increased demand for high quality workspace and the greater level of 
investment that will be required in the office product. 

4.21 The current trend to outsource UK call centre activity overseas is potentially a threat to 
this sub-sector of the UK office market.  A number of high-profile UK closures have 
occurred as companies, in particular major financial services and mobile 
communication organisations, move call centre activity overseas, typically to India, 
where both property and labour costs are significantly cheaper.  However, research 
undertaken by the DTI16 found that it was difficult to quantify the impact of outsourcing 
(or offshoring) overseas and that the scale of the UK call centre market meant that the 
critical mass may exist to maintain the industry.  In addition, one of the key 
recommendations of the Lyons Review of public sector relocation is that there is no 
justifiable reason why over 60 public sector call centres are based within the London 
and South East Regions and that they should be relocated to lower cost locations, 
which could potentially be within the West Midlands Region. 

Impact of Planning Policy 

4.22 The sequential approach to the location of office investment, with town centres being 
the first choice location, was first introduced by paragraph 1.15 of the 1996 version of 
PPG6.  PPS6 reaffirms the sequential approach to the choice of locations for office 
development, and offices for use by both commercial occupiers and public bodies are 
defined as ‘town centre uses’ to which the policy statement applies (paragraph 1.8 of 
PPS6).  The definition of ‘edge-of-centre’, for office purposes, is within 300 metres of a 
town centre boundary (Table 2 of Annex A of PPS6).  However, footnote 17 of PPS6 
makes the important statement that: 

‘For office development, locations outside the town centre but within 500 metres of 
a public transport interchange, including railway and bus stations, within the urban 
area should be considered as edge of centre locations for the purposes of the 
sequential approach’. 

4.23 This is an important provision and it has potential implications for locations such as the 
National Exhibition Centre in Solihull, given its location adjacent to Birmingham 
International Station17 

4.24 However, planning policy appears to have had relatively little impact to date on the 
choice of locations for office development.  As in the retail sector, there was a huge 
stock of out-of-centre commitments when the policy was introduced, and there is no 
planning control in cases where promoters wish to convert from B2 and B8 uses to B1 
use.  Indeed, in the West Midlands Region only 31 per cent of office floorspace 
completed in the last three years has been in town centre locations; and only 28 per 

                                                      
15 DTZ Pieda, Use of Business Space and Changing Working Practices in the South East, May 2004 
16 Department of Trade & Industry, The UK Contact Centre Industry – A Study, May 2004 
17 Although the UDP Inspector considered that it would be inappropriate to promote Birmingham International Station 

as a business/office destination in its own right (in response to Railtrack’s objection), he cross refers in his 
reasoning to PPG6, rather than to PPS6, which was published on 21 March 2005.  The cover letter to the 
Inspector’s report is merely stamped ‘March 2005’ – with no official date – but it would seem clear that he did not 
take account of Footnote 17 of PPS6. 
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cent of office floorspace which is currently under construction, or with planning 
permission, is located in the Region’s town centres18. 

The Leisure Sector 

Social and Economic Change 

4.25 The leisure industry has benefited from the continued growth in household disposable 
income and final consumption.  Competitive forces have reduced the price of 
essentials, allowing an ever increasing proportion of consumer expenditure to be spent 
on leisure items whether for in home entertainment or spent outside the home.  Table 
4.1 reflects this continued trend both nationally and within the West Midlands Region. 

Table 4.1 Trends in Household Disposable Income and Consumption 

 1998 
£Bn 

2004 
£Bn 

2011 
£Bn 

Growth 
1998-2004 

Growth  
2004-2011 

United Kingdom      

Household Disposable Income 612.11 754.8 900.83 23.3% 19.3% 

Household Final Consumption 587.54 719.27 851.70 22.4% 18.4% 

West Midlands 

Household Disposable Income 50.711 61.126 71.826 20.5% 17.5% 

Household Final Consumption 47.038 56.115 64.415 19.3% 14.8% 

Source: Experian, Autumn 2004.  2001 prices. 

4.26 Other social and economic changes which have had, and will have, significant impacts 
on the commercial leisure sector include: 

 growth in the number of people employed (up by nearly 3 million since 1987) – 
particularly females who account for 82 per cent of part-time jobs – with households 
becoming increasingly ‘cash-rich’, but ‘time poor’; 

 an increase in households which fall within the A, B, and C1 social groupings, who 
have a greater proportion of disposal income for leisure spending; and 

 a growth in the proportions of leisure time spent on the home computer with young 
adults spending considerable time surfing the Internet, downloading music and 
watching DVDs. 

Growth in Leisure Expenditure and Changing Leisure Activities 

4.27 Experian forecasts that expenditure on leisure services will grow by 1.5 per cent, per 
capita, per annum, in the period 2003 to 2013.  As a consequence, the total leisure 
spend for the West Midlands study area – as described more fully in Technical Paper 5 
– is projected to grow from £9,105 million in 2003 base year, to £12,237 million in the 
year 2021.  Thus, the growth in spending on leisure services, at 34 per cent in the 
period up to 2021, far surpasses Experian’s projected population growth in this period 
of just 3 per cent. 

4.28 In Table 2.1 of its Briefing Note 2.0 of August 2004, Experian breaks down existing 
leisure spending into six COICOPS (Classification of Individual Consumption by 
Purpose) categories, as shown in Table 4.2 for the UK as a whole.  

                                                      
18 West Midlands Regional Spatial Strategy: Annual Monitoring Report, February 2005, Tables APP.PA14 and 
APP.PA15 
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Table 4.2 Breakdown of Leisure Spend by COICOPS Categories 
COICOPS 
categories Description 

UK Spend per 
Capita £ 

% of Total 
Leisure Spend 

11.1.1 Restaurants, cafés, bars, etc 997 61.0 

9.4.2 Cultural services 233 14.3 

9.4.3 Games of chance 150 9.2 

11.2 Accommodation services 92 5.6 

9.4.1 Recreational and sporting services 92 5.6 

12.1.1 Personal services 70 4.3 

TOTAL  1,634 100.0 

4.29 Thus, it can be seen that restaurants, cafés and bars account for three fifths of the UK 
spend on leisure.  Furthermore, commercially oriented property developments, such as 
cinemas, account for only a small fraction of spend on cultural services (5.1 per cent), 
with bingo halls accounting for just 6 per cent of spend on games of chance, and with 
casinos accounting for just 14 per cent of spend on games of chance. 

4.30 The Leisure Industries Research Consultancy (LIRC) has also published national 
projections of categories of leisure spend in the period up to 2008, as set out in Table 
4.319.  These are not segmented into regions, but the leisure participations would vary 
according to the age and social class profile of a particular region.  In line with the 
Experian data, LIRC shows that the highest spending category in absolute terms is 
‘eating out’, followed by ‘alcoholic drink’, ‘gaming’ and ‘health and fitness’.  However, in 
terms of projected change, the fastest growth is anticipated to be in ‘spectator sports’ 
and ‘health and fitness’, albeit from a relatively low base in both cases. 

Table 4.3 Comparison Spend on Selected Leisure Activities 2000-2008* (Ranked by 
Spend at 2008) 

 2000 
£m 

2001 
£m 

2002 
£m 

2003 
£m 

2004 
£m 

2005 
£m 

2006 
£m 

2007 
£m 

2008 
£m 

% Change 
2008/2000

Eating Out  33,011 34,376 36,782 38,916 41,160 43,700 46,226 48,939 51,865 57.10 

Alcoholic Drink+ 18,080 18,790 19,990 20,430 21,370 22,300 23,330 24,400 25,500 41.10 

Total Gaming 7,082 7,152 7,583 8,129 8,389 8,890 8,630 8,905 9,376 32.40 

Health & Fitness++ 1,420 1,583 1,641 1,763 1,814 2,033 2,077 2,190 2,381 67.70 

Spectator Sports 767 808 826 909 998 1,121 1,217 1,337 1,485 93.61 

Total Sightseeing 934 943 1,046 1,077 1,137 1,194 1,256 1,321 1,390 48.80 

Dancing/Discos 749 752 790 832 885 941 999 1.060 1.127 50.50 

Cinema** 623 620 724 678 739 769 803 840 879 41.10 

Bingo 523 552 595 602 606 664 637 641 676 29.25 

Source:  Leisure Industries Research Consultancy (Current Prices) 

* Exclusive of spend by foreigners 
** Relates to Gross Ticket Revenues only excluding VAT and concessionary income 
+  This includes alcohol consumed in restaurants and hotels but adjusted for alcohol consumed at home 
++ Private sector estimates.  Local Authority income excluded 

The Gambling Act 2005 

4.31 The Gambling Act received Royal Assent on 7 April 2005.  The consultations 
undertaken in preparing the new legislation demonstrated that changes were required 
because the previous legislation was unduly restrictive.  Furthermore, the previous 

                                                      
19 The LIRC began operation in January 1996 as a joint research centre of the University of Sheffield and Sheffield 

Hallam University.  We understand that the LIRC’s approach is fairly rigorous. 
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legislation did not make any provision for the technological advances which have since 
occurred, such as remote betting and gambling. 

4.32 The 2005 Act now brings all aspects of the gambling industry under the auspices of 
one body - the Gambling Commission - which came into being into October 2005.  
Likewise all aspects of licensing were transferred from magistrates to local authorities, 
who will act with advice and guidance from the Gambling Commission.  The restriction 
for casinos to be developed only in ‘permitted areas’ was dropped, as was the 24-hour 
membership rule.  Advertising by casinos is permitted, whereas demand tests for 
casinos, licensed betting offices and bingo clubs are abolished. 

4.33 The Government designated three new types of casino: ‘regional’, ‘large’ and ‘small’, 
as set out in Table 4.4 which compares provisions for the new facilities with those for 
current casinos.  The ‘regional’ casinos will be allowed up to 1,250 machines, including 
some with unlimited jackpot prizes20.  The ‘large’ and ‘small’ casinos will be restricted 
to jackpot machines with a maximum prize of £4,000, although the machine to table 
ratios will be far more generous than for existing casino operators.  The ‘regional’ and 
‘large’ casinos will be permitted to offer bingo and all categories will be able to offer 
betting.  Initially licences will be issued only for 17 additional casinos: one ‘regional’, 
eight ‘large’ and eight ‘small’. 

Table 4.4 Gaming Machines and Gaming Area 

Casino Type Table Gaming 
Area M² 

Min No of 
Tables for Max 
No of Machines 

Max. No. of Jackpot 
Gaming Machines Per 
Premises 

Gaming Machine to 
Table Ratio, and 
(Jackpot Limit*) 

Regional 1,000 50 1,250 25:1  (Unlimited) 

Large 1,000 30 150 5:1  (£4,000) 

Small 500 40 80 2:1  (£4,000) 

Existing Casinos 
Now 

445 (some 
expansion) 

14 20 **1.4  (£4,000) 

Existing Casinos 
Previously 

445 14 10 **0.7  (£2,000) 

Source: Department for Culture, Media and Sport/Gambling Commission 
*  Category A machines have unlimited jackpots.  Category B machines now have a limit of £4,000 

for the top prize. 
**The 1968 Gaming Act did not impose table to machine ratios; this is for illustrative purposes only. 

4.34 The Government believes that the presence of the new regional casinos may have a 
marked impact on areas which are in need of regeneration.  As well as bringing several 
gambling activities under one roof, they are likely to include facilities such as hotel 
accommodation, conference facilities, restaurants, bars, areas for live entertainment 
and other leisure attractions.  The Government believes that this may facilitate the 
rejuvenation of deprived areas. 

4.35 The Government has not stipulated where new casinos should be located.  Instead it 
wants Regional Planning Bodies and local authorities to submit proposals to an 
independent Casino Advisory Panel, which the Government has appointed.  This panel 
will then make recommendations as to the locations of the one ‘regional’, eight ‘large’ 
and eight ‘small’ casinos by the end of 2006.  Parliament will have to approve the 
locations, which is expected to be during the first quarter of 2007.  When these 
decisions have been made the casino operators will be able to submit applications to 
the local licensing authorities, in the designated locations, for a casino premises 
licence.  Where there is more than one application, for any type of casino, the local 
authority will run a competition to determine the successful applicant.  However, in our 
assessment, the fine details of actual implementation mechanisms remain uncertain. 

                                                      
20 The Regional Casino will be vast in scale compared to existing provision; indeed in March 2004 there were only 

976 jackpot machines in the whole of Great Britain (Gaming Board of Great Britain, Report 2003/04) 
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4.36 Whilst there may be job creation in the catchment areas of the chosen casino 
locations, we are not persuaded that there will be any gain to the national economy as 
a result of the new legislation.  Any increase in expenditure on gambling is likely to be 
offset by cuts in other areas of leisure spending, or through cuts in retail expenditure, 
reduced levels of savings, or whatever.  Moreover, given the uncertain impacts of the 
new Act for the Government’s social inclusion agenda, we would urge caution on those 
Regional Planning Bodies who may be considering submitting proposals for casinos in 
locations with low income catchments. 

Impact of Planning Policy 

4.37 As is the case in the retail and office sectors, Government policy has increasingly 
striven to drive leisure developments to town centre and edge-of-centre locations.  
Much improved architectural design has enabled many pub and bar operators to 
design formats which have particular high street appeal.  The challenge for many local 
authorities has been to seek to promote the vitality of town centres not only during the 
day, but also in the evening when office workers and shoppers have left the centre and 
the area becomes deserted, or appears threatening as a result of the presence of a 
large number of drinkers.  The effect of the Licensing Act will be to extend drinking 
hours, and this is more likely to occur in town centres, rather than in rural areas.  
However, the likely impact of the new Act on social behaviour is uncertain. 

4.38 The change in the national policy context has resulted in more mixed-use 
developments which combine leisure, retail and, occasionally, office space.  Night-time 
leisure activity ensures that parking facilities are utilised to their fullest extent and 
some innovative town centre leisure schemes have been developed.  Nevertheless, 
most leisure park development to date has been in out-of-centre locations. 

Summary 
4.39 We can be confident that comparison retail expenditure growth in the period up to 

2021 is likely to be in line with the 40 year trend, at around 4 per cent, per capita, per 
annum.  This expenditure growth – coupled with anticipated population growth - will 
generate substantial retail floorspace requirements, as set out in Section 6. 

4.40 The application of the sequential approach is apparently beginning to have an impact 
in the retail sector, although a substantial stock of consents for out-of-centre retail 
development still exists.  In the office sector, planning policy appears to have had 
relatively little impact to date on the choice of locations for office development, with 
only 31 per cent of the office floorspace completed in the West Midlands Region in the 
last three years being in town centre locations21. 

4.41 UK internet sales have increased significantly in recent years as consumer confidence 
in online retailing has risen.  Our best estimate is that e-tail’s share of total comparison 
goods will rise from around 7.0 per cent of total comparison goods sales in 2005, to 
20.0 per cent by 2021. 

4.42 The effects of the national polarisation trend – whereby larger town centres, in general, 
are becoming stronger at the expense of the smaller and weaker town centres – are 
evident in the West Midlands Region.  The Black Country centres have been 
particularly affected, with Walsall, Dudley and West Bromwich suffering substantial 
losses since 1971, whereas Birmingham has become more dominant over the same 
period. 

4.43 Key trends in the office sector include the increasing importance of access to an 
appropriate pool of labour (reflecting widespread labour and skill shortages at a UK-
wide level); the impact of IT, which is changing working practices and creating a more 

                                                      
21 West Midlands Regional Spatial Strategy: Annual Monitoring Report, February 2005, Tables APP.PA14. 
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flexible working environment; and the current trend to out-source UK call-centre activity 
overseas, which is potentially a threat to this sub-sector of the office market. 

4.44 The leisure sector has benefited from the continued growth in household disposable 
income and final consumption, and expenditure on leisure services is forecast to grow 
by 1.5 per cent, per capita, per annum, in the period 2003-2013.  It is likely that much 
of this growth in expenditure will be absorbed by restaurants, cafés and bars, which 
presently account for three fifths of total spend on leisure.  One of the key changes in 
the leisure sector is the new regime of casinos that will be ushered in under the 
Gambling Act 2005.  However, whilst the Government believes that the new casinos 
may have a marked impact on areas that are in need of regeneration, we are not 
persuaded that there will be any gain to the national economy as a result of the new 
legislation.  This is because any increase in expenditure on gambling is likely to be 
offset by reduced levels of expenditure in other leisure and retail sectors, and through 
reductions in savings.  Furthermore, the impact of the new Act for the social inclusion 
agenda is uncertain. 

4.45 The proactive plan-led approach to planning for town centres, as advocated in PPS6, 
will need to be applied vigorously, at both regional and local levels, if a greater 
proportion of investment in the retail - as well as the office and commercial leisure 
sectors - is to be accommodated within town centres.  Furthermore, the Regional 
Spatial Strategy has a crucial role to play if there is a need to avoid an over-
concentration of growth in the higher level centres, the latter scenario being the most 
likely outcome if the market trend of polarisation is allowed to continue unchecked. 
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5 DEFINING THE CURRENT RETAIL & OFFICE 
HIERARCHIES, AND QUALITATIVE 
ASSESSMENT OF STRATEGIC CENTRES 

Introduction 
5.1 In this section we summarise our qualitative assessment of the Region’s network of 25 

Policy PA11 centres (plus Brierley Hill/Merry Hill), with full details contained in 
Technical Paper 4.  First, however, we describe the current retail and office 
hierarchies.   

5.2 In defining the current retail hierarchy, we have placed significant weight on the 
findings of a telephone survey of 11,000 households resident throughout the West 
Midlands Region and beyond, as described in Technical Paper 5.  The survey findings 
enable us to estimate the comparison goods turnover of each centre - so that centres 
can be clustered into turnover bands - and they also enable us to identify the 
geographical influence of each centre.  Thus, whilst the prime determinant of a centre’s 
place in the retail hierarchy will be its comparison retail turnover – which reflects the 
number of people the centre serves – there is a need, also, to identify the primary role 
of each strategic centre and the degree of competition which exists with other strategic 
centres; for example, is the centre’s catchment area clear cut, or does it overlap, 
geographically, with the catchments of other centres. 

5.3 In defining the office centre hierarchy we have utilised data on the existing office stock 
in each of the centres – as provided by the ODPM – and the amount of ‘commercial’ and 
‘public sector’ office employment in each centre, using the ODPM’s five digit Standard 
Industrial Classification (SIC) definition of ‘office employment’.  Thus, the office 
hierarchy is defined on the basis of an average measure of the size of the office 
property stock and the number of office jobs provided.  We note, however, that much of 
the recent investment in the office sector has occurred in motorway and trunk road 
corridors, often in out-of-centre locations, and so we also provide a very brief résumé 
of these markets.  

The Retail Hierarchy 
5.4 The aforementioned telephone survey of patterns of retail spending and leisure visits 

was undertaken by NEMS Market Research in February 2005.  The methodology for 
undertaking the survey is set out in Technical Paper 5.   The prime purpose of the 
survey was to establish the current patterns of shopping for comparison goods and the 
current pattern of visits to various leisure facilities and services.  As such, the survey 
forms the first step in assessing retail need, as described in Section 6 of this main 
report.  The West Midlands Survey Area (WMSA) extends slightly beyond the West 
Midlands Region so as to provide a partial assessment of expenditure inflows from 
those resident beyond the Region and it covers the area shown in Figure 1 of 
Technical Paper 5.  The WMSA is estimated to contain a year 2005 population of 
5.98m and 1.73m households. 

5.5 The overall pattern of comparison goods expenditure revealed by the survey is 
presented in Spreadsheets 1 and 2 of Technical Paper 5.  The top part of Spreadsheet 
1 sets out the year 2005 base population in each of the 101 survey zones as provided 
by MapInfo.  The second row of Spreadsheet 1 sets out the total comparison goods 
per capita expenditure for residents of each zone in the year 2005, but using a year 
2001 price base.  These per capita expenditure data were supplied by MapInfo for the 
year 2001 and rolled forward to the 2005 base year using a cautious comparison 
goods growth rate of 3.7 per cent, per capita, per annum (whereas MapInfo’s 
Information Brief 05/02 suggests an actual rate of 9.6 per cent in 2002, 8.7 per cent in 
2003 and 9.3 per cent in 2004). 
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5.6 The third row of Spreadsheet 1 makes a deduction in the per capita expenditure 
figures in each zone of 7.0 per cent to allow for Special Forms of Trading (SFT), 
including e-tail, as advised in Table 2 of MapInfo’s Expenditure Explanatory Volume, 
published in 200422.  Thus, the fourth row in Spreadsheet 1 represents the comparison 
goods expenditure available to the residents in each zone in 2005, having deducted for 
SFT.  The remainder of Spreadsheet 1 sets out the market shares – derived from the 
survey of households – achieved by each of the various centres located within and 
beyond the WMSA, expressed as percentages.  

5.7 Spreadsheet 2 of Technical Paper 5 then converts the spending patterns to absolute 
money flows through the application of the percentage market share for each centre to 
the pot of money available to residents in each zone.  Thus, residents of zone 1 
(postcode B77, Tamworth) have £124.78m available to spend on comparison goods 
(excluding SFT); of this total 13.08 per cent is spent in Birmingham, 0.28 per cent in 
Merry Hill, 0.35 per cent in Coventry and so on (Spreadsheet 1).  These market shares 
turn into money flows to Birmingham of £16.32m, to Merry Hill of £0.35m, to Coventry 
of £0.44m and so on (Spreadsheet 2).  When the money flows to Birmingham from 
each of the zones are added together, Spreadsheet 2 shows in the sub-total column 
(fifth column from end) that £1,727.99m of the comparison goods expenditure of the 
residents of the WMSA flows to Birmingham City Centre.  We then estimate23 the 
inflow of expenditure spent in Birmingham City Centre from residents outside the 
WMSA – of £148.75m – in order to arrive at a comparison goods turnover for 
Birmingham City Centre of £1,876.74m (Spreadsheet 2, third column from the end). 

5.8 The Sub-Total for Study Area rows in Spreadsheets 1 and 2 show, respectively, the 
proportion and absolute amount of comparison goods expenditure of the WMSA’s 
residents which is retained by all centres and freestanding stores within the WMSA.  
These are known as the ‘retention rate’ and absolute ‘retention’ of expenditure.  Thus, 
the comparison sector retention rate varies from zone to zone depending on its 
geographical position within the overall WMSA.  The total retention rate for all centres 
and stores within the Region is 87.77 per cent (Spreadsheet 1), this being the 
£11,795.24m in the Sub-Total for Study Area row of Spreadsheet 2, divided by the total 
pot of comparison goods expenditure (excluding SFT) of £13,438.75m. 

5.9 The overall retention rate for the 25 Policy PA11 centres plus Merry Hill is 70.56 per 
cent, with 17.21 per cent flowing to other centres located within the WMSA and 12.23 
cent representing ‘leakage’ to centres located outside the WMSA.  The main non-
strategic centres within the WMSA are shaded blue in Spreadsheets 1 and 2. 

5.10 In absolute terms, the leakage of comparison goods expenditure is £1,643.51m, which 
substantially exceeds the estimated inflow of £633.88m.  However, this net outflow is 
to be expected given the presence of centres such as Cheltenham, Leicester, Crewe, 
Derby, Fosse Park and Gloucester just outside the WMSA, whereas most of the 
largest centres within the WMSA are located right at the heart of the Region. 

5.11 The overall hierarchy of the PA11 centres, plus Merry Hill, based purely on comparison 
goods turnover, would be as set out in Table 5.1 and Figure 5.1.  Birmingham, as 
expected of the regional centre, has a comparison goods turnover of almost £1,900m, 
which is 2.7 times the size of its nearest rivals, Merry Hill and Coventry.  At the second 
level there are four centres, which have comparison goods turnovers approximately in 
a range from around £580m to £700m, these being Merry Hill, Coventry, Hanley 
(Stoke-on-Trent) and Wolverhampton. 

                                                      
22 This relates to expenditure data in the year 2001.  However, although e-tailing will have grown from 2001 to 2005, 

we do not increase the allowance for SFT from 2001 to 2005 because ‘catalogue shopping’ (which is shrinking as 
e-tail grows) is allowed as a survey response and accounts for 2.87 per cent of all expenditure in Spreadsheet 1, 
thus reducing slightly the market shares of all the actual retail locations.  

23 We have no empirical data on expenditure inflows.  In the case of Birmingham the inflow from beyond the WMSA 
equates to around 8 per cent of its comparison goods turnover.  The maximum percentage inflow is for Stratford-
upon-Avon, at 15 per cent, and many of the centres in the heart of the WMSA have inflows of less than 3 per cent 
of their comparison turnover.  
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Table 5.1 Existing Retail Hierarchy, as Defined by Comparison Goods Turnover  

Strategic Centre 
£m 

(2001 Prices)   

Birmingham 1876.74 

Merry Hill Shopping Centre 699.73 

Coventry 692.65 

Hanley 643.47 

Wolverhampton 581.87 

Solihull Town Centre 485.70 

Worcester 438.52 

Shrewsbury 418.26 

Walsall 372.26 

Telford 344.41 

Hereford 334.32 

Burton-upon-Trent 333.86 

Leamington Spa 315.94 

Stafford 253.62 

Redditch 250.16 

Sutton Coldfield 242.87 

Kidderminster 213.05 

Stratford-upon-Avon 211.89 

Tamworth 211.44 

Nuneaton 198.33 

Rugby 168.83 

Cannock 166.55 

Newcastle-under-Lyme 162.46 

West Bromwich 140.17 

Dudley 135.94 

Lichfield 97.51 

5.12 The third level comprises centres with a comparison goods turnover in the range 
£300m to £500m, with Solihull at the top of this third tier (and pushing towards the 
second level) and Leamington Spa at the bottom.  This third tier includes the sub-
regional foci towns of Worcester, Shrewsbury, Telford and Hereford. 

5.13 The fourth level comprises centres with a comparison goods turnover approximately in 
the range £150m to £250m, with Stafford at the top and Newcastle-under-Lyme at the 
bottom.  This fourth level includes Rugby, the smallest (in retail terms) of the five sub-
regional foci identified in the existing RSS.  We note that Rugby ranks below 
Leamington Spa which is in the third tier, but that Leamington does not currently enjoy 
status as a Sub-Regional Focus Centre in the RSS.  The fourth group, based solely on 
comparison turnover, also includes Cannock, but we consider that Cannock is the one 
centre where the NEMS survey may have over-estimated the town centre market 
share at the expense of Cannock’s out-of-centre retail parks. 

5.14 The fifth level includes three centres with turnovers approximately in the range £100m 
to £150m, with Lichfield significantly smaller than West Bromwich and Dudley.  
However, there remains a clear gap between Lichfield – the smallest of the PA11 
centres in retail terms – and the largest non-strategic centre, Bromsgrove, which has a 
comparison goods turnover of around £75m.  After Bromsgrove, the next most 
important of the non-strategic centres are Wednesbury24 (£50m), Oswestry (£49m), 
Stourbridge (£47m), Malvern (£42m) and Halesowen (£42m). 

                                                      
24  There is a possibility that some of IKEA’s trade (at J9 of the M6) has been attributed, incorrectly, to 

Wednesbury town centre.  
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Figure 5.1 Ranking of Centres by Comparison Goods Turnover 
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5.15 However, as stated in the introduction to this section, we then need to take account of 
the primary role of each centre and the degree of competition which exists with other 
strategic centres, as reflected later in our report in Figure 6.1.  We also need to take 
account of our qualitative assessment of the centres, as discussed later in Section 5. 

5.16 Thus, we consider that the existing retail hierarchy is as set out in Table 5.2 and in 
Figure 5.2.  There are five levels in the hierarchy, based almost exclusively on our 
estimates of comparison goods turnover which, in turn, reflects the numbers of people 
served by the centres.  However, we also identify the roles of each centre in terms of 
the geographical areas being served.  It is noteworthy that all of the centres located in 
the MUAs operate in conditions of high competition, or with medium levels of 
competition from other strategic centres.  The overlapping of catchments is particularly 
acute in the Black Country/South-West Birmingham corridor, as shown later in Figure 
6.1.  Conversely, four of the five sub-regional foci centres operate in a less competitive 
market, in that they have clear-cut, natural catchment areas.  Residents in the 
Shrewsbury and Hereford catchments to the west of the Region are particularly reliant 
on their sub-regional foci centres and these centres have a ‘captive’ customer base. 

Table 5.2 Existing Retail Hierarchy in the West Midlands Region 

Strategic Centre RPG11 
Location 

Primary Area Served Degree of 
Competition/ 

Choice for 
Catchment 
Residents 

Birmingham MUA Regional Centre  High 

Brierley Hill/Merry Hill  MUA Black Country MUA High 

Coventry MUA Coventry MUA Medium 

Hanley MUA North Staffs MUA Medium 

Wolverhampton MUA Black Country MUA High 

Solihull MUA Birmingham/Solihull MUA Medium 

Worcester  Foci Worcester & its Rural Hinterlands Low 

Shrewsbury Foci Shrewsbury & its Wide Rural Hinterlands Low 

Walsall  MUA North East part of Black Country MUA High 

Telford Foci Telford & its Rural Hinterlands Low 

Hereford Foci Hereford & its Wide Rural Hinterlands Low 

Burton-upon-Trent  East Staffs District Low 

Leamington Spa  South Warwickshire Low 

Stafford  Stafford Borough Low 

Redditch  Redditch Borough Low 

Sutton Coldfield  MUA Northern part of Birmingham MUA High 

Kidderminster  Wyre Forest District Medium 

Stratford-upon-Avon  The District (for retail) & National (for tourism) Medium 

Tamworth  Tamworth Urban Area Low 

Nuneaton  Nuneaton Urban Area High 

Rugby Foci Rugby District Medium 

Newcastle-under –Lyme MUA West Part of North Staffs MUA Medium 

Cannock  Cannock District Medium 

West Bromwich MUA East Black Country MUA High 

Dudley MUA Dudley Borough High 

Lichfield  Lichfield District Medium 
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Figure 5.2 Strategic Centres: Current Retail Hierarchy 
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5.17 We consider that all but one of the 25 strategic centres (plus Brierley Hill/Merry Hill) 
are currently firmly positioned within these five levels; the exception is Solihull, which is 
rapidly rising in influence and pushing to join the second tier.  Lichfield is the smallest 
of the 25 strategic centres and Bromsgrove is the only centre outside the PA11 
network which is likely to be considered for strategic status in the period up to 2016. 

5.18 The hierarchy set out in Table 5.2 represents current circumstances; it will evolve over 
time, but in line with the provisions of PPS6, we consider that any change to the retail 
hierarchy should occur through the five yearly review of the Regional Spatial Strategy. 

The Office Hierarchy 

Introduction 

5.19 At the outset, we should emphasise that the hierarchy of town centres in the Region 
accounts for only a minority of recent office investment; indeed, only 31 per cent of the 
office floorspace completed in the last three years has been in town centre locations 
and only 28 per cent of the stock of office commitments – under construction, or with 
planning permission – is in town centre locations25.  Thus, apart from Birmingham city 
centre and to a lesser extent Coventry city centre and Solihull town centre, most new 
office development in the Region has been concentrated in out-of-centre locations, 
such as the Waterfront, and along key trunk road corridors such as the M42, M54, M6, 
M45/M1 and M40 corridors; and there are new office markets emerging in the M5 and 
M6 toll-road corridors. 

5.20 Current obstacles to office development in town and city centres include: 

i) the existence of major land allocations for B1, B2, and B8 uses in out-of-centre 
locations; 

ii) the lower occupation costs for out-of-centre accommodation; 

iii) the difficulties of land assembly in town and city centres because of multiple land 
ownerships and lack of expertise in the CPO process; and  

iv) the competition within town and city centres from higher value land uses. 

5.21 Whilst town and city centre locations are likely to play an increasingly important role in 
office development in the future - because occupiers increasingly require sustainable 
and efficient buildings, good infrastructure in terms of both public transport and IT 
connectivity, and a working environment which is conducive to attracting and retaining 
labour – most of the Region’s existing major office markets, with the notable exception 
of Birmingham city centre, are associated more with transport corridors than with 
particular strategic centres.    

5.22 Nevertheless, given the overall aim of the study, we first describe the hierarchy of the 
PA11 network of strategic centres in terms of their importance as office locations; then 
we identify, in brief terms, the Region’s main transport corridor office markets. 

Hierarchy of Strategic Centres 

5.23 In defining the hierarchy of the network of strategic centres in terms of their importance 
as office locations, we have used two indicators - total office employment and total 
office floorspace in each of these centres. 

5.24 In the early part of the study, we ranked each centre in terms of total employment in 
the Financial & Business Services (F&BS) and public service sectors, using ABI data 
at ward level, and in terms of the total built office stock, using ODPM floorspace 

                                                      
25 West Midlands Regional Spatial Strategy: Annual Monitoring Report, February 2005, Tables APP.PA14 and 
APP.PA15 
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statistics at ward level.  We then took an average of the two ward-based measures and 
expressed the findings in index format, as detailed in Technical Paper 6. 

5.25 However, given the difficulties of defining town centres on a ward basis, and because 
of the uncertainties involved in using ABI data at ward level, we turned to the data 
which reflect the ODPM’s spatial definitions of the strategic centres and the ODPM’s 
definition of office employment (which uses ABI data at five digit level).  Indeed, after 
much discussion with the Steering Group, it was decided that we would favour the 
ODPM’s definitions so as to assist in future monitoring; thus, we take an average of the 
two ODPM-based measures and express the resultant hierarchy in index format, as 
set out in Table 5.3.   

Table 5.3 Overall Hierarchy of Office Centres Based on the ODPM’s Spatial Definitions 
of Centres and the ODPM’s Definition of Office Employment  

Strategic Centre 
Average of  Indices for Office Employment & 

Office Floorspace:  Birmingham = 100.0 

Birmingham 100.0 

Coventry 19.0 

Wolverhampton 13.3 

Leamington Spa 7.3 

Walsall 6.8 

Solihull 6.6 

Telford 6.4 

Worcester 5.9 

Dudley 5.6 

Stafford 5.0 

Hanley 4.9 
West Bromwich 4.8 

Shrewsbury 4.2 
Newcastle-under-Lyme 3.8 

Hereford 3.6 

Redditch 3.0 

Stratford-upon-Avon 2.6 

Nuneaton 2.5 

Sutton Coldfield 2.4 

Burton-upon-Trent 2.4 
Kidderminster 2.3 

Lichfield 2.3 
Merry Hill26 2.0 

Rugby 1.9 
Tamworth 1.9 

Cannock 1.2 

5.26 There are five levels in the office centre hierarchy, with Birmingham on its own at the 
top as the regional centre.  Indeed, the Birmingham city centre office market forms a 
key economic hub for the whole of the Region and, as to be expected, it houses major 
national and international companies and regional headquarters.  The city centre office 
market comprises both financial and business services occupiers, together with the full 
spectrum of public sector service providers, including departments of central 
Government.  Although the city centre office market is currently constrained by a 
shortage of immediately available high quality office buildings, we note that speculative 
investment activity has now commenced at Eastside. 

                                                      
26  The ODPM’s spatial definition of Merry Hill is over-tight and appears to exclude the Waterfront. 
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5.27 Comparison of Tables 5.1 and 5.3 reveals that Birmingham city centre is even more 
dominant in the office centre hierarchy than it is in the regional retail hierarchy.  
Indeed, Birmingham city centre’s office presence is more than five times that of 
Coventry city centre and seven times that of Wolverhampton city centre - these being 
the two centres which form the second level of the office hierarchy. 

5.28 The third level in the office hierarchy – with index scores in relation to Birmingham city 
centre which are in the range 5.6 to 7.3 - comprises the centres of Leamington Spa, 
Walsall, Solihull, Telford, Worcester and Dudley.  All of these third tier centres, except 
Leamington Spa, are either located within the MUAs, or are sub-regional foci centres.   

5.29 The fourth level comprises seven centres within a narrow range of index scores from 
3.0 for Redditch to 5.0 for Stafford.  However, this fourth level includes Hanley for 
which there are significant aspirations for office investment.  Hanley is located within 
the North Staffordshire Regeneration Zone, for which there is a planned £70 million 
regeneration programme over the next few years that is expected to have a significant 
influence on the local economy.  Indeed, the Housing Market Pathfinder RENEW 
Programme has an ambitious strategy to transform the urban form and the local 
housing market, and it projects a leverage of £2.3 billion in private sector investment 
over a 15-year period.  As a consequence, studies undertaken for the City of Stoke-on-
Trent Council forecast a need for 50,000 sq.m of additional office space in Hanley’s 
Business District by 2011; this would be an extremely significant step change vis-à-vis 
past trends, but the ambition indicates a likelihood that Hanley will rise in the office 
hierarchy as part of a future review/partial review of the RSS. 

5.30 The fifth level in the office hierarchy, which accounts for the remaining ten centres, is 
also confined to a narrow range in index scores, from 1.2 for Cannock to 2.6 for 
Stratford-upon-Avon.  This fifth level includes Merry Hill, but the ODPM’s spatial 
definition of Merry Hill is over-tight and appears to exclude the Waterfront office 
location.  In our assessment, the Waterfront already functions as an office location in 
the fourth tier of the Region’s network of strategic office centres. 

Major Office Markets in Transport Corridors and Out-of-centre 
Locations 

5.31 At present, six of the Region’s major office markets are associated with a high degree 
of out-of-centre office investment, most of these markets being focused along 
motorway corridors. 

M42 Corridor 

5.32 The M42 motorway corridor comprises the largest share of office activity after 
Birmingham city centre and has been the focus of recent large-scale business park 
development, primarily focused around Solihull and Birmingham International Airport.  
Two purpose-built business parks have been established in the core M42 market area, 
namely Birmingham Business Park and Blythe Valley, both of which are designated as 
Premium Employment Sites/Regional Investment Sites under Policy PA7 of the RSS.  
Each of these parks is in excess of 25ha and has a national as well as regional 
catchment; this is reflected in the rental levels achieved which, at £215 per sq.m for 
prime office buildings, is the next most expensive office location in the Region after 
Birmingham city centre (£296 per sq.m). 

M5 Corridor 

5.33 A significant sub-regional market at a more secondary level has emerged along the M5 
corridor, running from Junction 2 (Oldbury) to Junction 7 (Worcester South).  This 
corridor is developing as a favoured office location for occupiers seeking mid-range 
accommodation at rental levels up to £190 sq.m, which is significantly in excess of the 
rental levels achieved in the city centre of Worcester and town centres of Droitwich and 
Bromsgrove.  Typical requirements for space are from utilities companies and from 
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regional or local companies requiring good motorway access.  Over the past 18 
months the development of courtyard office schemes has been particularly successful 
in this corridor. 

Waterfront, Merry Hill 

5.34 The Waterfront is an established commercial area situated adjacent to the Merry Hill 
Centre at Brierley Hill and has potential for major expansion.  Current office occupiers 
include the Inland Revenue, the Child Support Agency and Egg. 

M6 Toll Road 

5.35 The opening of the M6 toll road in December 2003 has led to demand for business and 
commercial space in relatively new business park locations.  For example, demand for 
office space has increased in Stafford’s out-of-town market, where rental levels have 
now reached £140 sq.m. 

Coventry Area 

5.36 There is a significant out-of-centre office market in the Coventry area in those locations 
which have good access to the motorway network (M6, M45/M1, M40, M42).  Current 
active office sites include Westwood and Binley Park, and science park type 
development sites at Banner Lane and Ansty.  The headquarters buildings for Peugeot 
and Marconi are currently being redeveloped in this area. 

Telford/M54 Corridor 

5.37 The Telford/M54 corridor is also an important office market; this corridor has significant 
development opportunities, including large sites within Telford town centre which are 
likely to be identified by the Central Telford Area Action Plan (LDF document).  Indeed, 
Telford & Wrekin District Council envisages up to 115,000 sq.m of ‘employment 
development” in Telford town centre by 2021. 

Initial Conclusions in Respect of the Region’s Retail and Office 
Hierarchies 

5.38 Our analysis of geographical patterns of retail market shares, as derived from the 
survey of households and reported in the early part of Section 6, confirms that all parts 
of the Region are well served by the network of PA11 strategic centres, or by other 
strategic centres such as Leicester, Derby and Cheltenham which are located just 
beyond the Region.  Thus, in Section 6 we are able to show that there are no obvious 
geographical gaps in the provision of town centres with a strategic retail function 
(leaving aside the issue of Merry Hill which is discussed in Section 7).  It is clear, also, 
that the current network and hierarchy of retail centres is mature and well developed. 

5.39 In the office sector, however, there are relatively few town centres with a genuinely 
strategic office function and Birmingham city centre is overwhelmingly dominant in the 
hierarchy of in-centre office locations.  Indeed, Appendix 2 of Technical Paper 6 
reveals that 12 of the PA11 centres each have fewer than 5,000 office jobs and 18 of 
the PA11 centres each have a stock of office floorspace of less than 100,000 sq.m. 

Qualitative Assessment of Centres 

The Retail and Leisure Sectors 

5.40 During the early stages of the study, we undertook a qualitative assessment of the 25 
Policy PA11 centres, as well as Merry Hill27, so as to develop an understanding of how 

                                                      
27 We also undertook a qualitative assessment of five other centres not identified by Policy PA11, namely 

Bromsgrove, Halesowen, Stourbridge, Rugeley and Shirley.  However, it is clear from our analyses that these are 
not strategic centres, and so we do not comment on them in this report. 
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the main centres in the Region function and to provide a reference for the remainder of 
the study.  The qualitative assessments, which comprise Section 1 of Technical 
Paper 4, involved: 

i) a review of documents relevant to each of the centres, including adopted and 
emerging development plans/LDFs, economic strategies, town centre 
strategies/masterplans, retail reports, leisure strategies, and town centre 
monitoring/health check documents; 

ii) consultations with all of the Region’s local planning authorities; 

iii) desk research in relation to key indicators of vitality and viability, namely: 

o change in prime retail yields; 
o change in zone A retail rents; 
o vacancy levels; 
o movement in retail rankings; 
o operator demand (current level of interest versus pasts trends, and analysis of 

the type of operators that are currently interested); 
o diversity of uses (existing retailer representation, including analysis against a 

basket of 97 ‘high profile’ retailers and a basket of 43 ‘large store multiples’);  
o analysis of commercial leisure sector provision; and 

iv) comprehensive on-foot surveys of each centre, including photographic analysis. 

5.41 As part of this research phase we also undertook an assessment of respective LPAs’ 
strategies and aspirations for the 26 centres (Section 2 of Technical Paper 4), and we 
reached broad conclusions as to the physical capacity of centres to accommodate the 
LPAs’ aspirations (Section 3 of Technical Paper 4). 

5.42 Table 5.4 provides a summary of our qualitative assessments; it shows, in general, 
that the centres near the top of the Region’s current retail hierarchy perform well in 
relation to key indicators of vitality and viability.  Birmingham city centre performs well 
against all key indicators, apart from vacancy rates (although we note that this is a 
measure for the city centre as a whole and that vacancy rates within the core of the city 
centre are significantly lower).  Accordingly, Birmingham is one of only two centres that 
we rate as being ‘very healthy’ overall, the other being Solihull. 

5.43 Table 5.4 confirms that the centres that fall within the second of the five tiers of the 
regional retail hierarchy - Merry Hill, Coventry, Hanley and Wolverhampton - are all 
‘healthy’, albeit with some room for improvement in each.  For instance, Merry Hill has 
a low level of published retailer requirements - which is probably attributable to the 
current absence of a positive development planning framework for the centre - and it 
has recently experienced moderate slippage in the national retail rankings.  Coventry 
has also experienced recent slippage in the national retail rankings and Zone A rents 
have been static since 1997.  Of most significance, however, is the need and scope for 
enhancement of the representation of high profile retailers in each of the second tier 
centres. 

5.44 At the third level of the retail hierarchy, the centres performing well are Solihull, in 
particular, and Worcester, Shrewsbury, Hereford, Burton-upon-Trent and Leamington 
Spa.  Walsall is the third tier centre which performs least well in relation to the key 
indicators of vitality and viability and, despite its very healthy retail yield, there is room 
for some improvement in Telford, given its fall in the national rankings 

5.45 Outside the top three tiers of the hierarchy, the centres generally perform less well in 
relation to the key indicators of vitality and viability.  However, Stratford-upon-Avon 
performs well, and Stafford is improving.  The centres that perform least well in relation 
to key indicators are Rugby, Cannock, West Bromwich and Dudley, with the latter two 
in particular being very weak.  Accordingly, we consider that these four centres are the 
most vulnerable to a decline in status.  Lichfield must also be considered to be 
vulnerable due to the lack of development of any material scale in or adjacent to the 
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centre in recent years, which means that the gap between Lichfield, at the bottom of 
the hierarchy, and other strategic centres that have benefited from development, has 
widened. 

5.46 In general terms, the strongest centres (Birmingham, Solihull, Worcester, Merry Hill 
and so on) have been getting stronger in recent years, whereas the smaller centres 
(for instance, West Bromwich and Dudley) have been declining.  Thus, the effects of 
the national polarisation trend appear to have been experienced in the West Midlands 
Region, so that the highest levels of operator demand are, predictably, in the larger 
centres. 

5.47 A similar pattern is apparent with respect to the LPAs’ aspirations for their centres; in 
the majority of the largest and strongest centres the aspiration is to expand further, on 
the back of the centres’ current good levels of health, and in order to accommodate 
significant levels of operator demand.  Conversely, the LPAs with responsibility for 
many of the smaller strategic centres have aspirations which are limited to 
consolidation, rather than expansion. 

5.48 Furthermore, in most of the larger centres, for which the LPA’s aspiration is to expand, 
there are relatively few constraints.  Thus, the combination that exists in many of the 
larger centres, of lack of physical constraints and high levels of operator demand, 
means that polarisation will continue if market forces are left unchecked. 

5.49 The centres which are most constrained in terms of physical capacity for retail and 
commercial leisure development are: 

 Stratford-upon-Avon; 

 Leamington Spa; 

 Shrewsbury; 

 Dudley; and (to a lesser extent) 

 Lichfield.
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Table 5.4 Summary of Current Health, LPA Aspirations and Physical Capacity (Retail & Leisure) 
  Performance in Relation to Key Vitality and Viability Indicators 
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Birmingham                 1 Expand 2 L, I 

Merry Hill                 2 Expand 2 I 

Coventry                 2 Expand 2 I 

Hanley                 2 Expand 2 L 

Wolverhampton                 2 Expand 3 L, I, C 

Solihull                 1 Consolidate 3 P, I, C 

Worcester                 2 Expand 2 I, C 

Shrewsbury                 2 Consolidate 4 L, P, I, C 

Walsall                 4 Expand 2 L, I 

Telford                 3 Expand 2 I 

Hereford                 2 Expand 2 I 

Burton-upon-Trent                 2 Expand 2 L 

Leamington Spa                 2 Consolidate 4 P, I, C 

Stafford                 3 Consolidate 3 I, C 

Redditch                 3 Consolidate 2 I 

Sutton Coldfield                 3 Consolidate 3 P, I 

Kidderminster                 3 Consolidate 2 I 

Stratford-upon-Avon                 2 Consolidate 5 L, P, I, C 

Tamworth                 3 Consolidate 3 L, P, I ,C 

Nuneaton                 3 Consolidate 2 I, C 

Rugby                 4 Consolidate 3 P, I, C 

Newcastle-under-Lyme                 3 Consolidate 3 L, P, I ,C 

Cannock                 4 Consolidate 3 P, I, C 

West Bromwich                 5 Expand 3 L, I 

Dudley                 5 Diversify 4 P, I 

Lichfield                 3 Expand 4 P, C 

 
± Key to Overall Centre 'Health' 

1 Very healthy 

2  Healthy, but some room for improvement 

3  Showing some signs of weakness 

4  Showing significant signs of weakness; performs poorly in relation to several key vitality and viability indicators 

5  Very weak; performs poorly against most of the key vitality and viability indicators 

 
±±  Key to Overall Physical Capacity 

1 Relatively straightforward; no significant constraints 

2 Some limited constraints, but not of a degree that will rule out physical expansion 

3  Significant constraints; not insurmountable but will require substantial joint public/private action and/or remodeling of the centre 

4  Very difficult - substantial constraints, which are very difficult to overcome 

5  Extremely difficult - substantial constraints, which are extremely difficult to overcome 

 
Key to Physical Capacity Constraints 

L  Land ownership 

P  Physical/topographical 

I   Infrastructure 

C Conservation 

  
Key to Performance Against Individual Indicators 

 Good/Improving  Moderate/Static  Poor/Declining 
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The Office Sector 

Physical Capacity 

5.50 In Technical Paper 6, we classify each centre’s physical capacity to accommodate 
office development into one of three categories, as follows: 

 ‘Optimistic’ (Green) – where physical capacity exists for future in-centre office 
development, so that office employment can expand over and above the trend 
forecasts, particularly where policies encourage an increase in the centre’s share 
of the district-wide office stock. 

 ‘Achievable’ (Amber) – centres where there are some physical capacity constraints, 
but where an active policy approach could have a positive impact on office 
development.  Assuming such an active policy stance is adopted, then office 
employment in the ‘achievable’ centres could grow at, and possibly even exceed, 
past trends, but not to the same extent as the centres we are ‘optimistic’ about. 

 ‘Difficult’ (Red) - centres in this category face substantial physical capacity 
constraints, making it difficult to achieve the trend forecasts.   

5.51 In undertaking our assessment of physical capacity in the office sector, we have taken 
account of the definition of ‘edge-of-centre’ set out in Table 2 of Annex A of PPS6, 
which is more generous for offices than for retail28.  We have also taken account of the 
potential for expansion of town centres in our discussions with the local authorities. 

5.52 The left side of Table 5.5 summarises our assessment of the physical capacity for 
office development in the 25 strategic centres, and at Merry Hill/the Waterfront; it 
shows that seven centres – Walsall, Telford, Hanley, Merry Hill/Waterfront, Worcester, 
Redditch and Kidderminster – contain substantial physical opportunities to 
accommodate office development.  Conversely, the centres of Leamington Spa, 
Dudley, Stratford-upon-Avon and Shrewsbury are all heavily constrained, which means 
that office development of any material scale in these centres will be harder to achieve.  
Each of the remaining 15 centres has some degree of physical constraints, but not to 
the same extent as in the four ‘difficult’ centres. 

Market Outlook 

5.53 Consultations with office market representatives provided the investor perspective on 
the prospects for office developments in the 25 Policy PA11 centres and at Merry Hill/ 
the Waterfront, as summarised in the right side of Table 5.5.  We use the same green-
amber-red methodology as for the analysis of physical capacity and classify each 
centre as follows29:  

 Green indicates a positive market outlook; the market representatives expect office 
growth in these centres to be higher than in the past. 

 Amber indicates that office employment is expected to grow at around the same 
pace as historic trends in these centres. 

 Red indicates that the market outlook for these centres is ominous. 

 

                                                      
28  For offices, the term ‘edge-of-centre’ covers the locations within 300 metres of the town centre boundary, whereas 

for retail purposes the term ‘edge-of-centre’ extends only to locations of up to 300 metres from the defined Primary 
Shopping Area.   

29  It is worth emphasising that these are the current market perceptions.  Various regeneration initiatives are aimed 
at improving the image and market attractiveness of particular centres (the £600m regeneration programme that 
was recently announced by the Walsall Regeneration Company being one pertinent example). 
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Table 5.5 Summary of Physical Capacity and Market Outlook (Offices) 

  PHYSICAL CAPACITY MARKET OUTLOOK 

Centre Classification± Summary of Physical Capacity Issues Classification±± Summary of Market Outlook 

Birmingham 

  Some supply side constraints due to multiple ownership and 
current planning constraints.  However development sites do 
exist within/adjacent to the centre, which could be expanded 
beyond the Queensway ring road. 

  The market view is that high quality space needs to be focused in 
Birmingham, to make it more competitive.  However, the market 
representatives acknowledge the multiple ownership constraints on 
office development. 

Wolverhampton 

  The centre is constrained by conservation areas to the north and 
east, and by infrastructure constraints.  However there is 
potential to expand the centre to the south and west. 

  Whilst the centre has accessibility constraints, the market view is 
that there is sufficient capacity to meet the trend forecasts. 

Coventry 
  A number of potential office sites exist within/adjacent to the 

centre. 
  The market view is that Coventry needs to become more car-

friendly if significant office development is to be attracted to the 
centre. 

Walsall 

  Scope for significant office development in the town centre, 
particularly in the south east.  Walsall town centre also has 
considerable capacity for office development around its northern 
side, along the route of the ring road, which is to be improved.  

  The market view for Walsall centre's office market is not optimistic - 
representatives do not feel that the centre can meet the trend-based 
forecast, because there has been no rental increase in the centre 
for several years. 

Telford 
  Plenty of development opportunities exist within the centre, which 

would allow intensification (supported by the Council). 
  According to market representatives, there is a skills shortage in the 

area, which means that the trend-based forecasts may be high. 

Hanley 
  Development sites exist within/adjacent to the centre, particularly 

to the south of the core. 
  Market representatives did not feel that the trend-based forecasts 

are implausible. 

Leamington Spa 

  Most of the town centre lies within a conservation area and many 
of the buildings are listed, which severely restricts intensification, 
expansion and redevelopment opportunities. 

  Market representatives suggest that the centre is an attractive place 
to locate so that the market would deliver more office development if 
the physical constraints can be overcome. 

Dudley 

  Accessibility to the town centre is a problem, which the Council 
aims to address with proposed improvements to the road 
network.  There is little capacity for new office developments in 
the town centre. 

  The market view is that the trend-based targets are realistic and are 
likely to be achieved. 

Solihull 

  A conservation area runs east-west through the centre, and there 
is also a shortage of readily developable sites.  However there 
may be some long-term expansion potential to the north of the 
centre, where office development has already breached the ring 
road. 

  The market would deliver more office development in the centre if 
more land was available. 
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  PHYSICAL CAPACITY MARKET OUTLOOK 

Centre Classification± Summary of Physical Capacity Issues Classification±± Summary of Market Outlook 

Merry Hill/ 
Waterfront 

  Scope for significant office development adjacent to Merry 
Hill/Waterfront, particularly to the north. 

  The current planning climate surrounding Waterfront/Merry Hill 
mean that the market outlook is less optimistic than it would be in a 
positive planning climate. 

West Bromwich 

  The centre is currently constrained by the Ringway.  However its 
realignment - which will permit development of the large physical 
opportunities that exist – will be provided as part of the approved 
Ringway/Expressway (Tesco) development which is due to 
commence in spring 2007. 

  The centre is a good office location with good accessibility, and the 
market is optimistic that development above the trend forecasts can 
be achieved, particularly in the latter period of the study’s 
timeframe. 

Burton-upon-Trent 
  Some opportunity sites exist within the centre.   Market representatives did not feel that the trend-based forecasts 

are implausible. 

Worcester 

  Whilst large areas of the centre are protected by conservation 
designations, and the centre is also constrained by the River 
Severn and the dual carriageway, significant opportunities exist 
in edge-of-centre locations. 

  The market view is that due to land supply constraints, there is a 
need to expand the city centre. 

Sutton Coldfield 
  The centre is constrained by the ring road, rail embankment and 

steeply sloping land. 
  Market representatives did not feel that the trend-based forecasts 

are implausible. 

Stafford 
  Main constraints are the ring road, the River Sow, and 

conservation areas.  However the Council has identified a 
number of sites with redevelopment potential. 

  Because of the growing service sector, market representatives 
believe that the trend forecasts are achievable. 

Hereford 
  The ring road provides the main constraint to town centre 

expansion, although the Council is looking to address this 
through accessibility improvements. 

  Road accessibility to the centre is a key problem that reduces the 
attractiveness of the centre to the market. 

Stratford-upon-
Avon 

  Tight restrictions to maintain the existing townscape character 
mean that significant levels of office development in the centre 
will be difficult to achieve. 

  The centre is an attractive place to locate and more offices would 
locate there if space was available. 

Rugby 
  Expansion of the centre is restricted by Corporation Street in the 

west and by strict controls due to the centre's conservation area 
status. 

  Market representatives did not feel that the trend-based forecasts 
are implausible. 

Lichfield 

  Constraints exist including the green belt to the west, the railway 
line to the south east and the cathedral to the north.  However, 
these constraints are not so tight that they would prevent 
significant expansion in some directions. 

  Due to the physical capacity constraints, the market is not optimistic 
about the centre's ability to accommodate substantial office 
development. 



West Midlands Regional Spatial Strategy – Regional Centres Study 
Final Report 

 
Roger Tym & Partners in association with King Sturge   
M939 – March 2006  57 

  PHYSICAL CAPACITY MARKET OUTLOOK 

Centre Classification± Summary of Physical Capacity Issues Classification±± Summary of Market Outlook 

Redditch 
  There are potential development opportunities between the ring 

road and the existing town centre core. 
  Market representatives did not feel that the trend-based forecasts 

are implausible. 

Kidderminster 
  Capacity for significant office development within the current 

boundary (large scale car parks and some vacant large 
buildings). 

  Market representatives did not feel that the trend-based forecasts 
are implausible. 

Newcastle-under-
Lyme 

  The dual carriageway ring road forms a barrier to office 
development. 

  Market representatives consider that the trend-based forecasts are 
too optimistic, and also noted that there is a lack of a skills base for 
offices in the area. 

Shrewsbury 

  The entire centre lies within a conservation area and its character 
is a key constraint to intensification.  Physical expansion is also 
difficult due to the presence of the River Loop and its flood plain. 

  The market view is that despite the tight land supply, the trend-
based forecasts are realistic. 

Cannock 

  Opportunities for development in the short-term exist, but longer-
term office expansion is restricted by the dual carriageway and 
the presence of residential areas adjacent to the centre. 

  The market representatives are optimistic about the future of office 
development in Cannock town centre and suggest that the trend is 
achievable. 

Tamworth 
  The centre is constrained by the River Anker, its flood plain, the 

ring road, residential areas and conservation areas. 
  Tamworth is seen as a commuter town and the majority of office 

development is expected to be located outside of the centre. 

Nuneaton 
  The conservation area and stringent policies on design present 

the main constraint to development. 
  Market representatives did not feel that the trend-based forecasts 

are implausible. 

     

 ±Key to Physical Capacity Classification ±±Key to Market Outlook Classification 

   'Optimistic' - physical capacity exists for material levels of office 
development.  Office employment in these centres could expand 
over and above trend forecasts. 

  Positive market outlook - greater office development than in the past 
is expected in these centres. 

   'Achievable' - some or significant physical capacity constraints.  
With a proactive policy approach, office employment could grow 
at or above past trends, although not at the same pace as the 
'optimistic' centres. 

  
Office development is expected to grow at the same pace as in the 
past. 

   
'Difficult' - substantial physical capacity constraints   The market outlook for these centres is ominous. 
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5.54 Table 5.5 shows that the market representatives identified just four of the 26 centres as 
having good prospects for achieving office growth above past trends.  It is perhaps not 
surprising that three of these centres – Leamington Spa, Solihull and Stratford-upon-
Avon – are amongst the most physically attractive in the Region (that is, the type of 
location that people generally enjoy living and working in).  West Bromwich is also 
viewed optimistically by the market because of its strategic location approximately five 
miles from Birmingham city centre and because of improved accessibility by road and 
Metro.  

5.55 The potential for office growth at three of the Region’s strategic centres – Walsall, 
Hereford and Newcastle-under-Lyme – was viewed pessimistically by the market 
representatives.  In each of these centres the market view is that the trend-based 
forecasts will be difficult to achieve. 

5.56 The remaining 19 centres each achieved an ‘amber’ rating from the market 
representatives, who felt that constraints to growth were not so great as to mean that 
trend forecasts for office development could not be achieved. 

5.57 It is noteworthy that no single centre was classified as ‘green’ in terms of both physical 
capacity and market outlook.  This finding suggests that proactive planning strategies 
will need to be pursued and realised if in-centre office development at, or in excess of, 
past trends is to be achieved. 

Summary 

Retail Hierarchy 

5.58 In defining the current regional retail hierarchy, we took account of each centre’s 
comparison goods turnover, its primary role or market area and the degree of 
competition that exists with other strategic centres.  We also took account of our 
qualitative assessment of each of the centres.   

5.59 There are five levels in the current retail hierarchy, and we consider that all but one of 
the 25 strategic centres (plus Brierley Hill/Merry Hill) are firmly positioned within the 
five levels; the exception is Solihull, which is rapidly rising in influence and pushing to 
join the second tier.  There remains a clear gap between Lichfield – at the bottom of the 
hierarchy – and the largest non-strategic centre, which is Bromsgrove. 

5.60 Birmingham city centre, as expected of the regional centre, has a comparison goods 
turnover that is significantly in excess of its nearest rivals, and Birmingham performs 
well in relation to most key indicators of vitality and viability.  The centres that fall within 
the second of the five tiers of the current regional retail hierarchy - Merry Hill, Coventry, 
Hanley and Wolverhampton - are all ‘healthy’.  Nevertheless, there is some room for 
improvement in each of these centres, particularly in terms of high-profile retailer 
representation. 

5.61 At the third level of the retail hierarchy, the centres performing well are Solihull, in 
particular, and Worcester, Shrewsbury, Hereford, Burton-upon-Trent and Leamington 
Spa.  Walsall is the third tier centre which performs least well in relation to the key 
indicators of vitality and viability and, despite its very healthy retail yield, there is room 
for some improvement in Telford, given its fall in the national rankings 

5.62 Outside the top three tiers of the hierarchy the centres generally perform less well in 
relation to the key indicators of vitality and viability.  However, Stratford-upon-Avon 
performs well, and Stafford is improving.  The centres that perform least well in relation 
to key indicators are Rugby, Cannock, West Bromwich and Dudley, with the latter two 
in particular being very weak.  Accordingly, we consider that these four centres are the 
most vulnerable to a decline in status.  Lichfield must also be considered to be 
vulnerable due to the lack of development of any material scale in or adjacent to the 
centre in recent years, which means that the gap between Lichfield, at the bottom of 
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the hierarchy, and other strategic centres that have benefited from development, has 
widened. 

5.63 In general terms, the strongest centres (Birmingham, Solihull, Worcester, Merry Hill 
and so on) have been getting stronger in recent years, whereas the smaller centres 
(for instance, West Bromwich and Dudley) have been declining.  Thus, the effects of 
the national polarisation trend appear to have been experienced in the West Midlands 
Region, so that the highest levels of operator demand are, predictably, in the larger 
centres. 

5.64 A similar pattern is apparent with respect to the LPAs’ aspirations for their centres; in 
the majority of the largest and strongest centres the aspiration is to expand further, on 
the back of the centres’ current good levels of health, and in order to accommodate 
significant levels of operator demand.  Conversely, the LPAs with responsibility for 
many of the smaller strategic centres have aspirations which are limited to 
consolidation, rather than expansion. 

5.65 Furthermore, in most of the larger centres, for which the LPA’s aspiration is to expand, 
there are relatively few constraints.  Thus, the combination that exists in many of the 
larger centres, of lack of physical constraints and high levels of operator demand, 
means that polarisation will continue if market forces are left unchecked. 

5.66 The centres which are most constrained in terms of physical capacity for retail and 
commercial leisure development are: 

 Stratford-upon-Avon; 

 Leamington Spa; 

 Shrewsbury; 

 Dudley; and (to a lesser extent) 

 Lichfield. 

Office Hierarchy 

5.67 The hierarchy of town centres in the Region accounts for only a minority of recent 
office investment; indeed, only 31 per cent of the office floorspace completed in the 
last three years has been in town centre locations and only 28 per cent of the stock of 
office commitments – under construction, or with planning permission – is in town centre 
locations30.  Thus, apart from Birmingham city centre and to a lesser extent Coventry 
city centre and Solihull town centre, most new office development in the Region has 
been concentrated in out-of-centre locations, such as the Waterfront, and along key 
trunk road corridors such as the M42, M54, M6, M45/M1 and M40 corridors; and there 
are new office markets emerging in the M5 and M6 toll-road corridors.   

5.68 Whilst town and city centre locations are likely to play an increasingly important role in 
office development in the future - because occupiers increasingly require sustainable 
and efficient buildings, good infrastructure in terms of both public transport and IT 
connectivity, and a working environment which is conducive to attracting and retaining 
labour – most of the Region’s existing major office markets, with the notable exception 
of Birmingham city centre, are associated more with transport corridors than with 
particular strategic centres.    

5.69 So far as the current hierarchy of strategic centres is concerned, we note that 
Birmingham city centre is even more dominant in the office sector than it is in the 
regional retail hierarchy.  Indeed, the Birmingham city centre office market forms a key 
economic hub of the Region.  Thus, Birmingham city centre’s office presence is 
approximately five times that of Coventry city centre and seven times that of 

                                                      
30 West Midlands Regional Spatial Strategy: Annual Monitoring Report, February 2005, Tables APP.PA14 and 
APP.PA15 
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Wolverhampton city centre – these being the two centres which form the second level 
of the office hierarchy.   

5.70 The third level in the office hierarchy – with index scores in relation to Birmingham 
which are in the range 5.6 to 7.3 - comprises the centres of Leamington Spa, Walsall, 
Solihull, Telford, Worcester and Dudley.  All of these third tier centres, except 
Leamington Spa, are either located within the MUAs, or are sub-regional foci centres.   

5.71 The fourth level comprises seven centres within a narrow range in index scores from 
3.0 for Redditch to 5.0 for Stafford.  However, this fourth level includes Hanley for 
which there are significant aspirations for office investment.  

5.72 The fifth level in the office hierarchy, which accounts for the remaining ten centres, is 
also confined to a narrow range in index scores, from 1.2 for Cannock to 2.6 for 
Stratford-upon-Avon.  This fifth level includes Merry Hill, but the ODPM’s spatial 
definition of Merry Hill is over-tight and appears to exclude the Waterfront office 
location.  In our assessment, the Waterfront already functions as an office location in 
the fourth tier of the Region’s network of strategic office centres. 

5.73 In considering opportunities for accommodating material levels of office sector 
development, it is appropriate to consider a more generous definition of ‘edge-of-
centre’ than for retail. In terms of their physical capacity to accommodate office 
development, the centres which offer most potential are Walsall, Telford, Merry Hill/the 
Waterfront, Worcester, Redditch and Kidderminster.  Conversely, the centres which 
are most physically constrained are Stratford-upon-Avon, Leamington Spa, 
Shrewsbury and Dudley. 

5.74 Market representatives identified just four of the 26 centres as locations where they 
would like to achieve office growth above past trends, these being Leamington Spa, 
Solihull, Stratford-upon-Avon and West Bromwich, the latter because of its strategic 
location close to Birmingham and its improved accessibility by road and Metro. 
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6 ASSESSMENT OF NEEDS IN THE 
COMPARISON RETAIL, OFFICE AND LEISURE 
SECTORS 

The Comparison Goods Retail Sector 

Localised Comparison Goods Market Shares 

6.1 Before we turn to the assessment of future need in the comparison goods retail sector, 
we first use the findings of the survey of households to identify localised market shares 
across the West Midlands Study Area (WMSA).  This analysis of localised shares has 
assisted us in formulating and evaluating the alternative options for meeting retail 
need, as discussed in Sections 7 and 8. 

6.2 We first assess those parts of the WMSA for which the aggregate market share for 
comparison goods of the 25 Policy PA11 centres, plus Brierley Hill/Merry Hill31, is less 
than 35 per cent32.  The analysis, which is derived from the survey of households, is 
summarised in Table 6.1 with full details set out in Spreadsheet 1 of Technical 
Paper 5. 

6.3 There are ten zones for which the strategic centres, in aggregate, have a comparison 
goods market share of less than 35 per cent (see the ‘sub-total for strategic centres’ 
row of Spreadsheet 1 of Technical Paper 5).  However, all of these zones are located 
at the periphery of the WMSA and most are well served by strategic centres located 
outside the WMSA - such as Leicester, Crewe, Derby, Cheltenham and Gloucester - or 
by strategic centres within the WMSA, but outside the WM Region, such as Banbury.  
Indeed, there are only three zones not well served by a strategic centre, these being 
Zone 37 (served by Congleton and Macclesfield), Zone 48 (served by Buxton and 
Leek) and Zone 54 (served by Oswestry).  Thus, there are no obvious geographical 
gaps in the network of strategic centres and - with the exception of Merry Hill, which is 
discussed in Section 7 – there is no need for any new retail centre of strategic 
significance. 

Table 6.1 Zones Where the 25 Policy PA11 Centres Plus Merry Hill have an Aggregate 
Market Share of Less than 35 Per Cent33 

Zone Postcodes Reasons for Low Aggregate Market Share of PA11 Centres34 

31 CV13,  LE9 Hinckley (18%), Fosse Park (15%), and Leicester (38%) 

35 CW24, CW3 Crewe (46%) 

37 CW12, ST8 Congleton (23%), Macclesfield (15%) 

38 DE6, ST14 Uttoxeter (14%), Ashbourne (11%) and Derby (30%) 

40 GL17, GL18, GL19, GL20 Cheltenham (31%), and Gloucester (39%) 

44 LE10, LE17 Hinckley (21%), Fosse Park (20%) and Leicester (14%) 

45 NP7, NP8, NP25 Abergavenny (24%), Cheltenham (11%), Newport, S Wales (11%) 

47 OX15, OX16, OX17 Banbury (47%) 

48 SK17, ST13 Buxton (24%), Leek (22%) 

54 SY11, SY12, SY13 Oswestry (20%) 

                                                      
31 Brierley Hill/Merry Hill had been identified by the Study of Black Country Centres as serving a strategic 

function in the retail, leisure and office sectors. 
32 The threshold of 35 per cent was chosen on the basis of inspection of the findings of the survey of households, as 

set out in Spreadsheet 1 of Technical Paper 5.  None of the 101 zones in the WMSA has more than one centre 
which attracts a market share of over 35 per cent of the comparison goods expenditure of its residents. 

33 See ‘Sub-Total for Strategic Centres’ row of Spreadsheet 1 of Technical Paper 5. 
34 Because other centres outside the PA11 network are important destinations for comparison goods 

shopping, as listed on the right hand side of Table 6.1. 
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6.4 Figure 6.1 presents the zonal market shares achieved by the 25 Policy PA11 centres 
(plus Merry Hill), together with Banbury, Leicester, Crewe, Gloucester and 
Abergavenny.  The solid colours reveal zones where there is a dominant centre which 
accounts for 35.0 per cent or more of the total comparison goods expenditure of 
residents in that zone (the primary catchments), whereas the hatched colours indicate 
zones for which one or more strategic centres have market shares of between 10.0 per 
cent and 34.9 per cent (the secondary catchments).  

6.5 None of the 101 zones in the WMSA has more than one dominant centre which 
attracts a market share of over 35 per cent of its residents’ expenditure.  However, 21 
of the 101 zones have no ‘dominant’ individual centre - that is a centre which achieves 
a comparison goods market share of over 35 per cent, as listed in Table 6.2.  Nine of 
these 21 zones are in the survey area covered in the Study of Black Country Centres 
(SBCC); they are clustered along the M5/M6 corridor from Bromsgrove in the south to 
Wednesfield/Bloxwich in the north.  This Black Country/South-West Birmingham 
corridor is the most competitive part of the Region, where the catchments of the PA11 
centres overlap most and make it hard for any one centre to dominate.   

Table 6.2 Zones for Which No Individual Centre has a Dominant Market Share of over 
35 Per Cent of the Comparison Goods Expenditure of its Residents   

Zone Postcodes Reasons For Absence of a Dominant Centre35 

16 B37, B40, B46 Birmingham (34%), Solihull (17%) 

27 CV47, NN11 Leamington Spa (32%), Banbury (17%) 

34 CV36, GL55, GL56, OX7 Stratford-upon-Avon (30%), Cheltenham (12%), Banbury (11%) 

37 CW12, ST8 Hanley (30%), Congleton (23%), Macclesfield (15%) 

38 DE6, SST14 Derby (30%), Buxton (21%); Uttoxeter (14%), Ashbourne (11%) 

44 LE10, LE17 Hinckley (21%), Fosse Park (20%), Rugby (17%), Leicester (14%) 

45 NP7, NP8, NP25 Abergavenny (24%), Cheltenham (11%), Newport, S Wales (11%) 

48 SK17, ST13 Buxton (24%), Leek (22%), Hanley (21%) 

54 SY11, SY12, SY13 Shrewsbury (26%), Oswestry (20%) 

60 HR8, HR9 Hereford (31%), Ross-on-Wye (17%), Cheltenham (11%) 

62 WR7, WR10, WR11, 
WR12 

Worcester (34%), Cheltenham (17%), Evesham (14%) 

67 ST20, ST21, TF9 Stafford (34%), Telford (12%), Shrewsbury (12%), Market Drayton 
(11%) 

75 B32, B62 Birmingham (31%), Merry Hill (30%) 

76 B38, B47, B48, B60, 
B61 

Bromsgrove (23%), Birmingham (19%), Redditch (19%) 

77 B43, B71 West Bromwich (25%), Birmingham (19%), Walsall (16%), Sutton 
Coldfield (10%) 

79 B65, B69 Merry Hill (32%), Birmingham (15%), West Bromwich (12%) 

81 B67, B68 Birmingham (27%), Merry Hill (17%), West Bromwich (17%) 

86 DY4 Merry Hill (27%), West Bromwich (13%), Dudley (12%), 
Wolverhampton (12%) 

88 DY7, WV5, WV15, 
WV16 

Merry Hill (25%), Wolverhampton (17%), Telford (15%) 

91 WS10 Walsall (34%), Wednesbury (16%) 

98 WV12, WV13 Walsall (30%), Wolverhampton (28%) 

 

                                                      
35 Because residents of the zones divide their comparison goods expenditure into more than one important 

destination as listed on the right hand side of Table 6.2. 
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INSERT FIGURE 6.1 – Strategic Centres’ Catchment Areas for Comparison Goods Retail 
(File Name: Figure 6.1 of Main Final Report, Page 63) 
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    Figure 6.1 Strategic Centres’ Catchment Areas for Comparison Goods Retail 
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6.6 The next two measures of localised market shares, as shown in Table 6.3, are: 

i) comparison goods turnover drawn from primary zones as a percentage of the 
comparison goods expenditure of residents in these primary zones; and  

ii) comparison goods turnover drawn from primary zones as a percentage of all 
comparison goods turnover drawn from the WMSA. 

Table 6.3 Localised Comparison Goods Market Shares 

 Zone Strategic Centre 

Comparison  
Goods 

Turnover 
drawn from 

Primary 
Zones  
(£M) 

Total 
Comparison 

Goods 
Expenditure of 
Primary Zone 
Residents  

(£M) 

Total  
Comparison 

Goods 
Turnover 

drawn from 
Study Area 

(£M) 

Measure 1: 
Turnover drawn 

from Primary 
Zones as a % of 
Expenditure in 
Primary Zones 

(%) 

Measure 2: 
Turnover drawn 

from Primary 
Zones as % of all 
Turnover drawn 
from Study Area 

(%) 

  A B C A/B x 100 A/C x 100 

20 Birmingham 1009.4 1719.3 1728.0 59% 58% 

26 Coventry 533.3 802.5 670.9 66% 79% 

87 Merry Hill (Shopping Centre) 325.7 603.5 664.0 54% 49% 

49 Hanley 446.6 783.0 616.9 57% 72% 

96 Wolverhampton 414.1 634.2 569.6 65% 73% 

24 Solihull  207.2 335.9 465.6 62% 44% 

68 Worcester 290.4 503.4 420.4 58% 69% 

53 Shrewsbury 299.1 499.6 392.9 60% 76% 

90 Walsall 222.9 431.1 364.4 52% 61% 

57 Telford 229.7 398.7 337.2 58% 68% 

46 Hereford 246.2 392.4 323.9 63% 76% 

36 Burton–upon-Trent 258.5 444.4 298.6 58% 87% 

32 Leamington Spa 160.6 234.3 283.8 69% 57% 

52 Stafford 126.7 184.2 245.7 69% 52% 

19 Redditch 146.1 214.1 242.3 68% 60% 

23 Sutton Coldfield 121.9 267.4 235.3 46% 52% 

84 Kidderminster 160.9 318.5 208.6 51% 77% 

01 Tamworth 139.5 234.4 202.7 60% 69% 

29 Nuneaton 144.9 311.0 192.1 47% 75% 

22 Stratford-upon-Avon 103.0 206.7 179.1 50% 57% 

89 Cannock 86.0 200.1 163.0 43% 53% 

30 Rugby 125.0 194.1 160.1 64% 78% 

06 Newcastle-under-Lyme 81.0 169.8 152.6 48% 53% 

80 West Bromwich 33.0 86.8 137.2 38% 24% 

83 Dudley36 - - 133.1 - - 

92 Lichfield 59.9 162.3 94.5 37% 63% 

                                                      
36 There is no zone for which Dudley town centre attracts more than 35 per cent of the comparison goods expenditure of 

residents of that zone. 
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6.7 The first measure indicates the dominance of a centre in its primary catchment, whereas 
the second measure reflects the dependency of the centre on its primary catchment as 
opposed to its wider geographical appeal.   

6.8 The ten centres most locally dominant for comparison goods shopping are listed in 
Table 6.4. 

Table 6.4 The Most Locally Dominant of the PA11 Centres 

 
Turnover Drawn from Primary Zone  
as a % of Primary Zone Expenditure 

 Leamington Spa 69 

 Stafford  69 

 Redditch 68 

 Coventry 66 

 Wolverhampton  65 

 Rugby 64 

 Hereford 63 

 Solihull 62 

 Shrewsbury 60 

 Tamworth 60 

6.9 The least locally dominant centres for comparison goods shopping are listed in Table 6.5. 

Table 6.5 The Least Locally Dominant of the PA11 Centres 

 
Turnover Drawn from Primary Zone  
as a % of Primary Zone Expenditure 

 Dudley 37 (No Primary Zone) 
 Lichfield 37 
 West Bromwich 38 
 Cannock 43 
 Sutton Coldfield 46 
 Newcastle-under-Lyme 48 
 Stratford upon Avon 50 

6.10 The nine centres most dependent on their primary catchment areas for their comparison 
goods turnover are listed in Table 6.6. These centres tend to have more clear-cut 
catchment areas. 

Table 6.6 The Centres Most Dependant on Their Primary Catchment Areas 

 
% of Turnover Drawn  

from Primary Catchment 

 Burton-upon-Trent 87 

 Coventry 79 

 Rugby 78 

 Kidderminster 77 

 Hereford 76 

 Shrewsbury 76 

 Nuneaton 75 

 Wolverhampton 73 

 Hanley 72 

                                                      
37 There is no zone for which Dudley town centre attracts more than 35 per cent of the comparison goods expenditure of 

residents of that zone. 
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6.11 The centres least dependent on their primary catchment areas for their comparison 
goods turnover are listed in Table 6.7.  These centres are a mixture of strong centres 
with big pulling power – such as Solihull and Merry Hill – and those which have a limited 
primary catchment area – because they are dominant only locally – and are more 
dependent on secondary and tertiary zones for which they have market shares of less 
than 35 per cent. 

Table 6.7 The Centres Least Dependant on Their Primary Catchment Areas 

 
% of Turnover Drawn from  
Primary Catchment Area 

 Dudley38 (No primary zone) 

 West Bromwich 24 

 Solihull 44 

 Merry Hill 49 

 Stafford 52 

 Sutton Coldfield 52 

 Cannock 53 

 Newcastle-under-Lyme 53 

Assessing Quantitative Need in the Comparison Goods Retail Sector 

6.12 The main steps in the assessment of the quantitative capacity for further comparison 
goods retail floorspace, under the constant market shares base case, are as follows: 

i) use the household survey data to establish the comparison goods spending patterns 
of residents of the WMSA and assess the overall retention of expenditure by centres 
and stores located within the WMSA, as set out in Spreadsheets 1 and 2 of Technical 
Paper 5; 

ii) forecast the growth in comparison goods expenditure of the WMSA’s residents from 
2005 to 2021, taking account of population change and the real growth, over and 
above inflation, in per capita spending levels; 

iii) make allowances for ‘claims’ on comparison goods expenditure growth, which are: 

o the growth in ‘turnover efficiency’ (turnover per sq.m sales area) for existing 
retailers, in the range 2.0 per cent to 2.5 per cent, per annum, as advised by 
Experian in Retail Planner Briefing Note 2.2 (April 2005); and 

o our best estimate of the likely growth over time in Special Forms of Trading (SFT) 
of which e-tail will be of most significance; 

iv) make a decision as to whether an allowance should be made for any aggregate level 
of under-trading, or over-trading, which exists in the 2005 base year; and then 

v) take account of existing commitments for retail development. 

6.13 We undertake the assessment of quantitative capacity – for the constant market shares 
base case – under six data input scenarios, as set out in Table 6.8.  Basically we have: 

i) two alternative population projections: 

o ONS 2003 based forecasts at district level, which suggest a growth in the 
WMSA‘s population from 5.98m in 2005 to 6.27m in 2021; and  

o the RPG Chelmer forecast, which suggests a growth in the WMSA’s population 
from 5.98m in 2005 to 6.24m in 2021, but with higher growth in the metropolitan 
authorities compared to the ONS forecast;   

                                                      
38 There is no zone for which Dudley town centre attracts more than 35 per cent of the comparison goods expenditure of 

residents of that zone. 
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ii) three per capita expenditure growth rates: 

o High = 5.15 per cent, per annum, this being the mid point between MapInfo’s 
long-term and medium-term past trends; 

o Medium = 4.30 per cent, per annum, this being Experian’s ultra long-term past 
trends and also the MapInfo/OEF forecast for the period 2004-16; and 

o Low = 3.7 per cent, per annum, this being Experian’s forecast for 2003 to 2013. 

iii) three floorspace efficiency growth rates: 

o from 2.0 per cent, per annum (low), to 2.25 per cent, per annum (medium), to 2.5 
per cent, per annum (high). 

Table 6.8 Comparison Goods Need – The Scenarios 

E-tail % of Comparison Sales Scenario Population 
Change 

Per Capita 
Expenditure 

Growth 

% p.a. 

Floorspace 
Efficiency 
Change(1)  

p.a. 
2005 2011 2016 2021 

1 ONS 5.15(2) 2.50 7.0 10.0 15.0 20.0 

2 ONS 4.30(3) 2.25 7.0 10.0 15.0 20.0 

3 ONS 3.70(4) 2.00 7.0 10.0 15.0 20.0 

4 RPG 5.15 2.50 7.0 10.0 15.0 20.0 

5 RPG 4.30 2.25 7.0 10.0 15.0 20.0 

6 RPG 3.70 2.00 7.0 10.0 15.0 20.0 

(1) As recommended by Experian in Retail Planner Briefing Note 2.2. 
(2) MapInfo Brief 05/02 – Mid point between long term and medium term past trends. 
(3) Experian Retail Planner Briefing Note 2.0 – Ultra Long Term past trends and MapInfo/OEF forecast in 

Table 2 of Brief 05/02. 
(4) Experian Retail Briefing Note 2.0 – Table 3.2 EBS Forecast for the period 2003 to 2013. 

6.14 As agreed at the Steering Group meeting of 17 May 2005, we match the high 
expenditure with the high floorspace efficiency, the medium expenditure with the medium 
floorspace efficiency and the low expenditure with the low floorspace efficiency.   

6.15 For each of the six data input scenarios we assume that e-tail’s share of total comparison 
goods sales will rise from 7.0 per cent in 2005, to 10.0 per cent in 2011, to 15.0 per cent 
by 2016 and to 20.0 per cent by 2021. These e-tail shares represent our best estimates.  
However, given the great uncertainty concerning the likely growth in e-tail’s share of 
comparison goods expenditure, we provide a sensitivity test in Technical Paper 5, which 
examines the implications for quantitative need across the WMSA, of each percentage 
point variation in the proportion of comparison goods sales accounted for by e-tail in 
2021.  The sensitivity test reveals that for each percentage point change in e-tail sales 
above or below 20 per cent by 2021, there is a variation in the residual comparison 
goods need across the whole of the WMSA in the range plus or minus 29,200 sq.m sales 
area, under the RPG low expenditure growth scenario, to plus or minus 33,800 sq.m 
sales area under the ONS high expenditure growth scenario.  

6.16 Thus, bearing in mind the implications of a change in the assumption for e-tail sales, 
Spreadsheets 3 to 8 of Technical Paper 5 present our analysis of the quantitative need 
for comparison goods sales floorspace across the whole of the WMSA, for each of the six 
data input scenarios.  The residual floorspace requirement for the WMSA in the period up 
to 2021 – before taking account of commitments - varies from 403,941 sq.m sales area 
under the RPG population, low expenditure growth scenario to 855,729 sq.m sales area 
under the ONS population, high expenditure growth forecast.  In the six year period 2005 
to 2011 the residual need – before taking account of commitments – is in the range 
175,301 sq.m sales area (under the RPG population, low expenditure growth scenario) to 
304,393 sq.m sales area (under the ONS population, high expenditure growth scenario).  
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Spreadsheet 9 of Technical Paper 5 presents the summary of our quantitative need 
findings for all six data scenarios, but before allowing for planning commitments. 

Over-Trading 

6.17 The next step in the assessment of quantitative need for comparison goods retail 
floorspace is a decision as to whether it is appropriate to seek to make an allowance for 
any aggregate level of under-trading, or over-trading, which exists in the year 2005 base 
year.  In our opinion, there is a case, on a priori grounds, for considering that over-trading 
at the aggregate level – that is aggregate expenditure in relation to aggregate floorspace 
across the catchment area - should represent an indicator of both qualitative need and 
quantitative need39.   

6.18 Unfortunately, however, we have found it to be impossible to identify, accurately, the 
extent to which aggregate comparison goods expenditure and aggregate comparison 
goods sales floorspace are ‘in balance’ at the year 2005 base position.  There are two 
fundamental reasons for this methodological difficulty, as follows: 

i) first, there is no accepted ‘norm’ for comparison trading levels and we have merely 
made an ‘expected’  estimate40 for the higher order centres in the PA11 network, 
which averages at £5,500 per sq.m. sales area in 2005; and 

ii) second, we have no data for net comparison goods sales areas and there are 
significant differences in the gross comparison goods floorspace figures provided by 
Experian - which total 1.48 million sq.m for the PA11 network, plus Merry Hill – 
compared to the aggregate amount of gross floorspace derived from the ODPM data 
– which is estimated41 to total around 1.60 million  sq.m. 

6.19 Nevertheless, notwithstanding the uncertainty surrounding the sales floorspace 
estimates, the findings of the survey of households yields an estimated aggregate 
turnover for the strategic centres which would imply an overall average sales density 
which is significantly greater than our ‘expected’ average of around £5,500 per sq.m 
sales area.  However, given the uncertainties with respect to sales floorspace estimates 
and the ‘norm’ issue, and the fact that the ‘over-trading’ is occurring in town centres – 
which, arguably, is a good thing if there is no customer discomfort and if competition is 
not frustrated - we have decided not to make an allowance for over-trading in our 
quantitative assessment of retail need. 

6.20 Moreover, given that some of the strategic centres appear to be under-trading, we 
believe that it is for local authorities to consider making adjustments for over/under-
trading when preparing their assessment of retail need in the LDF process.  However, in 
making such assessments of potential over/under-trading, local authorities should take 
account of the potential implications for other centres in the hierarchy42.  The best 
indicators of under/over-trading are likely to comprise: 

 hard quantitative data such as vacancy rates (low, if over-trading), changes in Zone A 
retail rents (high, if over-trading), car park revenue (high, if over-trading) and operator 
demand (rising, if over-trading); and  

 qualitative information, from field observations and consumer surveys, relating to 
customer attitudes, congestion within stores and car parks and pedestrian-vehicular 
conflicts.   

                                                      
39  In the Kidlington Court of Appeal Judgment of May 2005, it was held that over-trading does not necessarily mean that 

there is an unmet quantitative need, but that it would be erroneous, in law, to suggest that over-trading cannot be 
regarded as an indicator of quantitative need in any circumstances. 

40  This figure is derived by selecting a basket of retailers expected to be present in a middle ranking strategic centre and 
then using floorspace efficiency data for these retailers from the publication Retail Rankings. 

41  ODPM provides only a total gross floorspace for all A1 use and the estimate is based on the proportion of gross 
floorspace in each centre that is occupied by comparison retailers, as provided by Experian. 

42  LPAs should be mindful of the statement, at the end of paragraph 3.21of PPS6, that ‘…the identification of need does 
not necessarily indicate that there will be no negative impact’.   
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Commitments 

6.21 Thus, the final step in our assessment of the quantitative need for comparison goods 
floorspace across the WMSA in the period up to 2021 is to take account of comparison 
commitments; these are estimated to amount to around 203,000 sq.m sales area on sites 
located within and on the edge of the strategic centres, but excluding out-of centre 
commitments43.  We are unable, however, to make assumptions regarding the timing of 
implementation of all of these commitments, so that our focus in this strategic study is on 
the overall forecast period up to 2021, rather than the short-term horizon of 2011, as 
discussed further below.   

Residual Comparison Goods Retail Need  

6.22 Thus, the residual comparison goods requirement in the period up to 2021, over and 
above commitments, amounts to around 427,000 sq.m sales area, using the mid-point of 
our estimate of need (630,000 sq.m sales area mid-point of the need assessment, minus 
203,000 sq.m sales area for commitments).  We consider that our mid-point estimate of 
quantitative need in the comparison goods retail sector up to 2021 errs on the side of 
caution in that: 

i) we have made a substantial allowance for growth in the floorspace efficiency of all 
comparison goods floorspace across the WMSA, whereas there is no policy support 
for out-of-centre floorspace to increase its turnover; 

ii) we have made a substantial allowance for a growth in e-tail sales to 20 per cent of 
comparison goods expenditure by 2021; but  

iii) we have not adjusted the estimate of residual need so as to reflect the evidence 
which suggests, in all probability, that the 2005 base position - across all centres in 
aggregate – appears to be one of over-trading44. 

6.23 Paragraph 2.13 of PPS6 requires the Regional Planning Body to provide a broad 
assessment of need for additional floorspace over the period of the RSS and for five 
yearly periods within it.  Thus, in Technical Paper 5, we seek to assist this process by 
presenting an analysis of aggregate quantitative need across the WMSA – but before 
allowing for commitments – as at 2011, 2016 and 2021.  However, in this main report, we 
focus on our assessment of need – and its distribution (Section 7) – in the overall forecast 
period up to 2021.  Our rationale for the 2021 focus, particularly in relation to the 
distribution of retail need across the network of centres, is that we do not wish to be 
overly prescriptive in our recommendations as to the timing of needs being met in 
individual centres.  Major developments in town centres often take 10 to15 years to come 
to fruition and the local planning authorities who are responsible for the management of 
the individual strategic centres are at different stages in their proactive planning 
processes.  Indeed, the timing of implementation of major town centre schemes is 
uncertain, even in instances where planning permissions already exist.  

Office Sector 
6.24 The assessment of need in the office sector is based on a simple conceptual approach, 

with three steps as follows: 

i) use Cambridge Econometrics’ Multi-Sectoral Dynamic Model (MDM) to produce a 
forecast gain in office jobs across the West Midlands Region, of 207,900 from 2001 
to 2021; 

                                                      
43  The 203,000 sq.m sales area relates to all extant permissions for comparison goods retail development, in both town 

centre and edge-of-centre locations (in relation to currently drawn boundaries); see Appendix 7 for the schedule of 
extant commitments, as provided by relevant LPAs.  Commitments are defined as schemes with extant planning 
permission; also included are minded to approve applications that are subject to a Section 106 Agreement.  Proposed 
schemes in development plans, without planning permission, are not treated as commitments. 

44 Such an over-trading position may reflect difficulties experienced by some local authorities in the Region in 
developing retail schemes in town centres at a pace which has been sufficient to meet residual need. 
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ii) convert the office employment forecast to office space requirements (the net gain in 
occupied office stock), through the application of an average floorspace density for 
office employment of 18 sq.m per worker, so as to provide a fixed control total for the 
uplift in occupied office stock in the Region, of 3.74 million sq.m in the period from 
2001 up to 2021; and 

iii) distribute the total net gain in occupied office stock to different parts of the Region, 
taking into account past trends, physical constraints, market demand and, most 
importantly, policy goals. 

6.25 In practice, however, there are many permutations and Technical Paper 6 provides an 
account of our sensitivity tests in relation to data inputs and in relation to the 
development of various scenarios for distributing office needs across the Region. 

Office Employment in 2001 

6.26 At district level, three data sources for current office employment have been tested: 

i) ABI data for the financial and businesses services sector, as a proxy for office 
employment; 

ii) ODPM data for its definition of office employment, based on ABI data, but using a 
precise set of 5 digit SICs, as set out in Appendix 1 of Technical Paper 6; and 

iii) Census data for the financial and business services sector. 

6.27 Similarly, we have tested for two spatial definitions of the strategic centres, as follows: 

i) ward definitions that best fit the strategic town centres, as agreed with the local 
authorities; and 

ii) the ODPM’s definition of the strategic centres. 

Favoured Data 

6.28 After much discussion with the Steering Group, it was decided that we would favour the 
ODPM’s definition of office employment (using ABI data at five digit level) and that we 
would favour the ODPM’s spatial definition of the strategic centres. 

Baseline Forecast 

6.29 Having agreed the data inputs and spatial definitions for strategic centres, our baseline 
forecast of additional office employment in each of the centres and for the rest of the 
Region was produced by averaging four runs, as follows, but with each run having a fixed 
regional gain of 207,900 office jobs from 2001 up to 2021: 

i) application of Cambridge Econometrics’ growth rates in the financial and business 
services (F&BS) sector for each of the districts (as set out in Table 4.1 of Technical 
Paper 6), to the ODPM’s estimates of office employment in each district and in each 
centre in the 2001 base year, with the growth rate of each strategic centre tied to the 
district in which it is located – which we term ‘the historic trend’; 

ii) application of Cambridge Econometrics’ regional growth rate in the F&BS sector – of 
2.1 per cent per annum – to the ODPM’s estimates of office employment in each 
district and in each centre in the 2001 base year - which we term ‘the regional trend’; 

iii) a variation of the historic trend, taking into account our threefold (red, amber, green) 
assessment of each centre’s physical capacity; and 

iv) a further variation of the historic trend, but this time based on our threefold 
classification of market opinion for each centre. 

6.30 This method was applied to all centres with the exception of Dudley and Merry Hill/the 
Waterfront.  The baseline forecasts for these two centres were produced jointly, and then 
split between the two centres using a 40 per cent to 60 per cent ratio, in favour of Merry 
Hill/the Waterfront. 
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6.31 The resultant baseline forecast for change in office employment in the period 2001 to 
2021 – which is the average of these four runs – is set out in the final column of Table 6.9.  
Under the baseline forecast, the 25 strategic centres, plus the Waterfront at Merry Hill, 
are projected to absorb 36 per cent of the Region’s gain in office jobs in the period up to 
2021 (74,500 out of 207,900), with the remainder absorbed by smaller centres outside of 
the Policy PA11 network and in out-of-centre locations.  The share of the gain in office 
jobs accounted for by the 25 strategic centres, plus Merry Hill/the Waterfront, of 36 per 
cent, represents an improvement on past performance, even under our baseline forecast 
which, to a significant extent, remains trend-based.  Indeed, all town centres in the West 
Midlands Region, including smaller centres outside the PA11 network, accounted for only 
31 per cent of office floorspace completed in the last three years, and only 28 per cent of 
office floorspace which is currently under construction, or with planning permission, is 
located in the Region’s town centres45. 

Table 6.9 Forecast Gains in Office Employment (ODPM based) from 2001 to 2021 in the 
Strategic Centres and Elsewhere in the Region 

Strategic Centre Historic 
Trend 

Regional 
Trend 

Physical 
Capacity 

Market 
Opinion 

Baseline 
Forecast 

Birmingham 18,253 34,590 18,253 18,253 22,337 
Burton-upon-Trent 986 684 986 986 911 
Cannock 915 571 915 915 829 
Coventry 6,591 7,598 6,591 6,591 6,843 
Dudley 2,468 1,291 2,354 2,882 2,249 
Hanley 479 1,250 1,106 479 828 
Hereford 1,910 1,229 1,910 1,154 1,551 
Kidderminster 1,689 853 2,393 1,689 1,656 
Leamington Spa 2,391 2,460 1,121 3,920 2,473 
Lichfield 2,199 809 2,199 2,199 1,851 
Newcastle-under-Lyme 2,548 1,401 2,548 1,624 2,030 
Nuneaton 894 1,041 894 894 930 
Redditch 1,761 1,192 2,624 1,761 1,834 
Rugby 890 676 890 890 836 
Shrewsbury 881 1,675 144 881 895 
Solihull 4,927 2,458 4,927 6,968 4,820 
Stafford 1,889 1,834 1,889 1,889 1,876 
Stratford-upon-Avon 1,202 978 655 1,862 1,174 
Tamworth 1,026 650 1,026 1,026 932 
Telford 4,031 2,445 5,886 4,031 4,098 
Walsall 2,994 2,434 4,635 1,630 2,923 
West Bromwich 1,211 1,915 1,211 2,269 1,651 
Wolverhampton 1,915 4,827 1,915 1,915 2,643 
Worcester 1,987 1,967 3,225 1,987 2,291 
Sutton Coldfield 538 1,020 538 538 659 
Merry Hill/Waterfront 3,702 1,936 3,532 4,323 3,373 

Sub-Total for Strategic Centres 70,277 79,785 74,367 73,556 74,496 
Remainder of Region (smaller town 
centres & out-of-centre locations) 137,647 128,139 133,557 134,368 133,428 

Total for the Region  207,924 207,924 207,924 207,924 207,924 
Note: The above ODPM-based office employment forecasts are converted into office floorspace 
requirements based on a ratio of 18 sq.m per employee. 

                                                      
45 West Midlands Regional Spatial Strategy: Annual Monitoring Report, February 2005, Tables APP.PA14 and 
APP.PA15 
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6.32 We then convert the change in office jobs to office floorspace requirements, using an 
average density of 18 sq.m per job (Table 6.10).  Thus, the total gain in occupied office 
floorspace associated with the 207,900 additional office jobs across the Region, in the 20 
year period 2001 to 2021, amounts to 3.74 million sq.m (207,900 jobs x 18 sq.m per job).  
In comparison, the total amount of office floorspace developed in the Region over the 20 
year period 1984 to 2004 amounted to 2.2m sq.m. 

Table 6.10 Forecast Gains in Occupied Office Floorspace from 2001 to 2021 in the 
Strategic Centres (ODPM based) and Elsewhere in the Region (‘000s sq.m) 

Strategic Centre  
Historic 

Trend 
Regional 

Trend 
Physical 
Capacity 

Market 
Opinion 

Baseline 
Forecast 

Birmingham 330 620 330 330 400 

Burton-upon-Trent 20 10 20 20 20 

Cannock 20 10 20 20 10 

Coventry 120 140 120 120 120 

Dudley 40 20 40 50 40 

Hanley 10 20 20 10 10 

Hereford 30 20 30 20 30 

Kidderminster 30 20 40 30 30 

Leamington Spa 40 40 20 70 40 

Lichfield 40 10 40 40 30 

Newcastle-under-Lyme 50 30 50 30 40 

Nuneaton 20 20 20 20 20 

Redditch 30 20 50 30 30 

Rugby 20 10 20 20 20 

Shrewsbury 20 30 0 20 20 

Solihull 90 40 90 130 90 

Stafford 30 30 30 30 30 

Stratford-upon-Avon 20 20 10 30 20 

Tamworth 20 10 20 20 20 

Telford 70 40 110 70 70 

Walsall 50 40 80 30 50 

West Bromwich 20 30 20 40 30 

Wolverhampton 30 90 30 30 50 

Worcester 40 40 60 40 40 

Sutton Coldfield 10 20 10 10 10 

Merry Hill/Waterfront 70 30 60 80 60 

Sub-Total  for Strategic Centres 1,260 1,440 1,340 1,320 1,340 
Remainder of Region (smaller town 
centres and out-of-centre locations) 2,480 2,310 2,400 2,420 2,400 

Total for Region  3,740 3,740 3,740 3,740 3,740 

6.33 The higher volume of office development predicted for the 20 year period 2001 to 2021, 
compared to that which occurred in the 20 year period 1984 to 2004, is to be expected, 
for three reasons: 

i) the higher base starting figure for 2001 (compared to 1984) will generate greater 
absolute growth for the same rate of percentage change; 

ii) the West Midlands is expected to undergo a further structural shift away from 
manufacturing towards service sector employment; and because 

iii) a higher proportion of the jobs provided by manufacturing businesses is expected to 
be office based (as a result of a national trend which is called ‘tertiarisation’). 
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6.34 Under the baseline assessment, the 25 strategic centres (plus the Waterfront at Merry 
Hill) are projected to absorb 1.34 million sq.m of the identified need for office floorspace 
of 3.74 million sq.m, thus equating to 36 per cent of the Regional total.  In contrast, the 
current supply of office consents in these strategic centres amounts to only 0.26 million 
sq.m.  Thus, it is clear that the local authorities will need to encourage further office 
development, within and on the edge of these strategic centres, in a highly proactive 
manner, if the baseline assessment of need is to be met.  

6.35 We must stress, however, that the baseline need assessment set out in the final column 
of Table 6.10 should be regarded as being ‘fixed’ only in respect of the regional control 
total of 3.74 million sq.m.  The quanta of office floorspace indicated for each of the 25 
centres plus Merry Hill/Waterfront should not be regarded as prescriptive limits.  Some 
centres such as Hanley (Stoke-on-Trent) are set to benefit from huge levels of 
regeneration investment associated with the North Staffordshire Regeneration Zone and 
the Housing Market Renewal Pathfinder.  Indeed, we understand that the Integrated 
Economic Strategy for North Staffordshire envisages the need for 50,000 sq.m of office 
space in Hanley’s business quarter in the period up to 2021.  Thus, Hanley is an example 
of where trend-based forecasting does not fit comfortably with a policy-led approach.  
Another example is Telford, where the local authority envisages 115,000 sq.m of 
employment development in the town centre by 2021. 

6.36 Thus, given that the largely trend-based baseline forecast is associated with 2.40 million 
sq.m of office development being located outside the strategic centres – in smaller towns 
and in out-of-centre locations – there is ample scope for the local authorities who manage 
the strategic centres to improve on their baseline performance.  In Section 7 we therefore 
assess the effects, on the distribution of office need, of five alternative policy approaches, 
four of which use the same regional control total for the gain in occupied office floorspace 
of 3.74 million sq.m, but with variations in the proportion of this regional pot which is 
absorbed, in aggregate, by the 25 strategic centres, plus the Waterfront at Merry Hill. 

The Leisure Sector 
6.37 The methodological approach to the assessment of quantitative need in the leisure 

sector is less well developed than in the retail and office sectors; this is probably a 
reflection of the fact that property development in the leisure sector has historically been 
very market led, and it is only recently that leisure development has been brought into the 
range of uses covered by the sequential approach. 

6.38 Nevertheless, Experian has recently published information on leisure spending in six 
COICOPS (Classification of Individual Consumption by Purpose) categories46, as set out 
in Table 6.11 for the UK as a whole.   

Table 6.11 Leisure Spend in the UK in 2003 

COICOPS 
categories 

Description 
UK Spend per 

Capita £ 
% of Total 

Leisure Spend 

11.1.1 Restaurants, cafés, bars, etc 997 61.0 

9.4.2 Cultural services 233 14.3 

9.4.3 Games of chance 150 9.2 

11.2 Accommodation services 92 5.6 

9.4.1 Recreational and sporting services 92 5.6 

12.1.1 Personal services 70 4.3 

TOTAL  1,634 100.0 

                                                      
46 Retail Planner Briefing Note 2.0, Experian, August 2004, Table 2.1. 
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6.39 Table 6.11 reveals that restaurants, cafés and bars account for three fifths of the UK 
spend on leisure services.  ‘Cultural services’ and ‘games of chance’ are the second and 
third highest categories, but these account for just 14 per cent of leisure spend and 9 per 
cent of leisure spend respectively.  Furthermore, commercially oriented property 
developments, such as cinemas, account for only a small fraction of spend on ‘cultural 
services’ (5 per cent), with bingo halls accounting for just 6 per cent of spend on ‘games 
of chance’, and with casinos accounting for just 14 per cent of spend on ‘games of 
chance’47. 

6.40 Bearing in mind the structure of current spend on leisure services, our next step in the 
assessment of leisure need was to calculate the growth in leisure spend for residents of 
the WMSA in the period up to 2021.  We obtained per capita leisure expenditure data 
from Experian for residents across the WMSA, as set out in Spreadsheet 10 of Technical 
Paper 5.  We projected this spend forward to the year 2021, using Experian’s 
recommended growth rate for spending on leisure services of 1.5 per cent, per capita, 
per annum for the period 2003 to 201348.  Spreadsheet 10 reveals that the total leisure 
spend for the WMSA is projected to grow from £9,105m in 2003 to £12,237m in the year 
2021.  Thus, the growth in spending on leisure services, at 34 per cent in the period up to 
2021, far exceeds Experian’s projected population growth for the WMSA in this period of 
just 3 per cent. 

6.41 In absolute terms, the projected growth in leisure spending in the period to 2021 amounts 
to £3,132m, of which some £1,911m will be for restaurants, cafés and bars, using 
Experian’s 61 per cent estimate for expenditure in this category.  In contrast, the growth 
that would be absorbed by cinemas, at current market shares, would be only £21m, with 
bingo halls absorbing £15m and with casinos absorbing £35m.  However, these assumed 
amounts of expenditure growth for commercial leisure facilities assume constant shares 
of leisure spending, whereas the introduction of a new generation casino, for example, 
could be expected to generate custom from a very wide catchment area and encourage 
increased participation in gambling.  Nevertheless any increase in expenditure on 
gambling is likely to be offset by reductions in expenditure on other leisure pursuits, or 
reduced retail spending, or reduced levels of saving; thus, we do not anticipate any 
material gain in leisure and retail expenditure for the Region, even if a new style casino is 
introduced. 

6.42 Data from Dodona suggest that the average multiplex screen accounts for an annual 
spend of £301,000 in ticket revenue, whereas an independent screen accounts for 
£148,000 per annum in ticket revenue.  Thus, the £21m increase in cinema expenditure 
could translate into, say, six additional ten-screen multiplex cinemas (60 screens in total) 
and 26 additional independent screens.  Our recommendations in relation to the 
identification of priority locations for investment in new cinema screens are contained in 
Section 8. 

6.43 The additional £15m in bingo hall expenditure may translate into seven ‘big’ clubs (Gala 
and Mecca generate average net stakes of £1.47m per branch), and ten ‘smaller’ clubs, 
for which net stakes average around £444,000 per branch. 

6.44 The additional £35m in casino expenditure – at constant market shares – would translate 
into ten additional small scale traditional casinos across the Region, each with an 
average turnover of around £3.6m49.  Our advice in relation to the implications of the 
Gambling Act 2005 for new style casinos is covered in Section 8.  Given the limited 
number of such facilities to be allowed across the country, we have no doubt that an 
individual new casino – whether it be ‘regional’, ‘large’ or ‘small’ – would be a commercial 
success; custom would be attracted from a wide geographical area, and people would be 

                                                      
47 Three-fifths of spend on cultural services is accounted for by TV licenses, satellite/cable subscriptions, video hire, 

and internet subscriptions.  Betting and the lotteries together account for two-thirds of spending under the ‘games of 
chance’ category. 

48 Retail Planner Briefing Note 2.0 Experian, August 2004, Table 3.2 
49 Source – The Gambling Commission 
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encouraged to switch expenditure into gambling.  However, as stated earlier, we 
consider that there would be little gain in expenditure for the Region as a whole because 
the casino spend will be diverted from other leisure destinations, or from other retail 
pursuits. 

Summary of Baseline Assessment of Needs 

Comparison Goods Retail Sector 

6.45 The Regional Spatial Strategy’s Policy PA11 network of centres, together with Merry Hill 
and strategic centres in neighbouring regions such as Leicester, Crewe, Derby, 
Cheltenham and Gloucester, serve the whole of the West Midlands Region; there are no 
obvious geographical gaps in the network of strategic centres and – with the exception of 
Merry Hill, which is discussed in Section 7 – there is no need for any new centre of 
strategic significance.  

6.46 The most competitive part of the Region, where the catchments of the PA11 centres 
overlap most, is the Black Country/South-West Birmingham corridor (Figure 6.1).  In 
contrast, four of the five sub-regional foci centres – Shrewsbury, Hereford, Telford and 
Worcester – have relatively clear-cut natural catchment areas, as do centres such as 
Hanley, Stafford, Burton-upon-Trent, Coventry and Leamington Spa.  

6.47 So far as quantitative need is concerned, the residual comparison goods requirement in 
the period up to 2021, over and above commitments, amounts to around 427,000 sq.m 
sales area, using the mid-point of our estimate of need (630,000 sq.m sales area mid-
point of the need assessment, minus 203,000 sq.m sales area for commitments).  We 
consider that our mid-point estimate of quantitative need in the comparison goods retail 
sector up to 2021 errs on the side of caution in that: 

i) we have made a substantial allowance for growth in the floorspace efficiency of all 
comparison goods floorspace across the WMSA, whereas there is no policy support 
for out-of-centre floorspace to increase its turnover; 

ii) we have made a substantial allowance for a growth in e-tail sales to 20 per cent of 
comparison goods expenditure by 2021; but  

iii) we have not adjusted the estimate of residual need so as to reflect the evidence 
which suggests, in all probability, that the 2005 base position - across all centres in 
aggregate – appears to be one of over-trading50. 

Office Sector 

6.48 Cambridge Econometrics’ forecast is for a gain in office jobs across the Region of 
207,900 in the 20 year period 2001 to 2021.  This gain in office jobs provides a control 
total for the net gain in occupied office stock across the Region from 2001 to 2021, of 
3.74 million sq.m.  In comparison, the total amount of office floorspace developed in the 
Region over the 20 year period 1984 to 2001 amounted to 2.2 million sq.m. 

6.49 Under the baseline forecast, the PA11 network of strategic centres, together with the 
Waterfront/Merry Hill, are expected to provide for 36 per cent of the Region’s gain in 
occupied office stock, amounting to 1.34 million sq.m.  The balance of office sector need 
of 2.4 million sq.m is expected to be provided in smaller town centres outside the PA11 
network and in out-of-centre locations.  

6.50 The proportion of the regional gain in office sector jobs/office floorspace which is 
expected to be absorbed by the strategic centres – at 36 per cent under the baseline 
forecast – represents an improvement on past performance.  Indeed, all town centres in 
the West Midlands Region, including smaller centres outside the PA11 network, 
accounted for only 31 per cent of office floorspace completed in the last three years, and 

                                                      
50 Such an over-trading position may reflect difficulties experienced by some local authorities in the Region in 

developing retail schemes in town centres at a pace which has been sufficient to meet residual need. 
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only 28 per cent of office floorspace which is currently under construction, or with 
planning permission, is located in the Region’s town centres51 

Leisure Sector  

6.51 Expenditure on leisure services by residents of the West Midlands Study Area (WMSA) is 
expected to grow by 34 per cent from 2005 to 2021, which far exceeds Experian’s 
projected population growth for the WMSA over this period of just 3 per cent.  
Approximately, three fifths of the growth in expenditure on leisure services is expected to 
be absorbed by restaurants, cafés and bars and these facilities will be vital to the future 
health of the Region’s strategic centres.  

6.52 In contrast, the expenditure undertaken in commercial facilities such as cinemas, bingo 
halls and casinos represents only a very small fraction of expenditure on leisure services.  
Nevertheless, we project a growth in cinema revenue amounting to £21m per annum 
which would support about 60 screens in multiplex format and a further 26 independent 
screens.  The growth in turnover for bingo halls is estimated to be £15m per annum, 
which would support around seven big clubs (such as those operated by Gala and 
Mecca) and ten smaller clubs. 

6.53 On the basis of current market shares the growth in casino expenditure would amount to 
£35m and this would support around10 further small-scale traditional casinos.  However, 
a new style casino – whether it be in the ‘regional’, ‘large’ or ‘small’ category - is likely to 
generate its own market.  Custom to a new style casino would be attracted from a wide 
geographical area and people would be encouraged to switch expenditure into gambling.  
However, we anticipate that the introduction of a new style casino would cause 
diversions of trade from other leisure destinations, or from other retail pursuits, so that 
there would be little gain in expenditure for the Region as a whole.   

 

                                                      
51 West Midlands Regional Spatial Strategy: Annual Monitoring Report, February 2005, Tables APP.PA14 and 
APP.PA15 
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7 EVALUATION OF OPTIONS FOR MEETING 
IDENTIFIED RETAIL AND OFFICE NEEDS  

Introduction 
7.1 In this section we set out alternative distributions, across the network of centres, of the 

overall quanta of retail and office needs which have been identified in Section 6.  We 
then evaluate the various retail sector and office sector distributions against agreed 
sustainability objectives and specific policy aims, utilising an ‘Evaluation Matrix’, which 
was agreed with the Steering Group.  The outcome is the identification of the 
distributions of new retail and office floorspace that are considered to rank most highly 
in assisting the RPB’s objectives to improve the balance and sustainability of the 
Region’s network of strategic centres. 

7.2 Methodologies for the assessment of need in the commercial leisure sector are not as 
well developed as in the retail and office sectors, and the resultant leisure ‘needs’ 
identified in Section 6 are put forward on a more tentative basis than in the retail and 
office sectors.  Moreover, we have noted that three-fifths of the projected growth in 
leisure expenditure is likely to be absorbed by restaurants, cafés and bars; such 
facilities increasingly form important components of large scale mixed-use projects in 
town centres, or they are developed as individual units of a size below the 5,000 sq.m 
threshold set out in the Departures Directions.  For these reasons, we do not 
undertake a parallel exercise of modelling and evaluating alternative distributions of 
leisure development, although we do identify priority locations for cinemas in Section 8. 

7.3 Before we present the results of the evaluation exercises in relation to the overall 
distribution across the Region of investment in the retail and office sectors, we first 
address the issue of Brierley Hill/Merry Hill, or Greater Merry Hill, which is currently 
outside the PA11 network, but is identified in the Study of Black Country Centres 
(SBCC) as serving a strategic function in the retail, leisure and office sectors. 

The Brierley Hill/Merry Hill Issue 
7.4 RPG11 recognises that Merry Hill is ‘…an important regional shopping destination, 

which may have the potential to assist in the regeneration of the South Black Country 
and West Birmingham Regeneration Zone…’ but that ‘…it is necessary to balance 
delivery of this regeneration role with the regeneration needs of other strategic and 
vulnerable centres’ (paragraph 7.64).  Thus, the RPB is called upon to reach a 
strategic view on the role of Merry Hill and, if appropriate, on the timing of any future 
large scale development at Merry Hill.  As a consequence, the study brief requires us 
to build on the work of the SBCC in advising on Merry Hill’s future role in the Region’s 
network of centres. 

7.5 In paragraphs 2.67 to 2.72 of this Regional Centres report, we set out the key 
conclusions of GVA Grimley’s52 SBCC report, which came to the ultimate conclusion, 
in relation the future role of Brierley Hill/Merry Hill, that the RSS: 

‘…should identify Brierley Hill as a strategic centre and support the current 
initiatives for expansion of comparison retail, leisure, offices and residential 
uses up to 2011 subject to meeting preconditions for accessibility for 
alternative means of transport/modal split.  Thereafter, the centre has the 
potential for significant further growth, but this should be reviewed depending 
on the pace of economic growth and progress towards achieving the necessary 
scale of investment in the other defined centres.’ (paragraph 13.4 of SBCC). 

                                                      
52 Roger Tym & Partners was a sub-contractor to GVA Grimley on this project. 
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7.6 In revisiting the issue in this Regional Centres Study, we first outline some of the 
rationale for GVA Grimley’s conclusions, as set out in Section 11 of the SBCC report.  
We then turn to our own conclusions and seek to respond to the issues raised in a 
letter from GOWM to WMRA, dated 17 May 2005, which is reproduced as Appendix 6. 

Rationale for GVA Grimley’s Conclusions in the SBCC 

7.7 The SBCC report concludes (Section 11) that Brierley Hill/Merry Hill performs a 
strategic role as a focus of retail, leisure and office facilities and that it has a key role in 
the sub-regional economy.  Thus, the SBCC report emphasises that: 

 Merry Hill is the highest-ranking retail centre within the Black Country, graphically 
illustrating its role as a strategic shopping destination;  

 Brierley Hill/Merry Hill has become an established sub-regional office location 
since the 1980s and now commands office rents that are significantly above 
comparables in the traditional Black Country centres; and that 

 Brierley Hill/Merry Hill also performs a strategic commercial leisure function, 
underpinned by the Waterfront’s eating and drinking establishments, an hotel and 
a multiplex cinema. 

7.8 The SBCC report also emphasises that the identified scale of retail and office sector 
requirements that will be required by a more affluent and expanding catchment 
population cannot be met within the four traditional Black Country centres of Walsall, 
Wolverhampton, West Bromwich and Dudley.  This situation is explained by a 
combination of limitations to the physical capacity of some of these centres and 
because of the adverse consequences for investor confidence of their relative decline 
over a considerable number of years. 

7.9 Thus, the SBCC report argues that unless substantial retail, office and leisure 
development occurs at Brierley Hill/Merry Hill, the Black Country sub-region will 
experience continued decline in its aggregate market share, as Birmingham city centre 
continues to grow.  Accordingly, the SBCC report concludes that there is a clear need 
for, and compelling evidence to support, further strategic growth at Brierley Hill/Merry 
Hill, as part of a four centre Black Country development strategy. 

7.10 Against this background, the SBCC report concludes that, whilst the Brierley Hill/Merry 
Hill area does not possess the characteristics of a traditional town centre, and its 
current accessibility by non-car modes is limited, it does clearly function as a strategic 
centre.  Furthermore, the report concludes that Brierley Hill/Merry Hill has the potential 
to accommodate further strategic retail, leisure and office development, as well as a 
range of other ‘town centre’ functions.  The report emphasises that such growth at 
Brierley Hill/Merry Hill should not be at the expense of other more traditional centres, 
and that it should be planned as part of an overall strategy which safeguards the future 
of the established Black Country centres by simultaneously planning for their parallel 
growth. 

Our Own Conclusions on the Brierley Hill/Merry Hill Issue 

7.11 The first issue raised in the GOWM’s letter to the WMRA of 17 May 2005 is the extent 
to which existing centres can achieve the regeneration aims of the wider Black Country 
Study.  Our first point in response is that Wolverhampton, Walsall, West Bromwich and 
Dudley have all lost comparison goods market share in relation to Birmingham since 
the 1971 Census of Distribution.  Plans 4 and 5 of the SBCC report reveal turnover 
shares for Birmingham and the Black Country centres as set out in Table 7.1. 
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Table 7.1 Shares of Comparison Goods Turnover in Birmingham and in the Black 
Country’s Strategic Centres 

 1971 (%) 2004 (%) 

Birmingham  44.4 58.7 

Wolverhampton  26.5 12.9 

Walsall 12.3 7.4 

West Bromwich  6.6 2.9 

Dudley  9.9 3.0 

Merry Hill - 15.7 

 100.0 100.0 

Source:  Plans 4 and 5 of the Study of Black Country Centres Report 

7.12 The loss of market share has been particularly acute in Dudley, West Bromwich and 
Wolverhampton and to a lesser extent in Walsall.  The two main causes of these 
changing shares are the polarisation trend, which has seen Birmingham become 
increasingly dominant, and the introduction of Merry Hill.  However, the introduction of 
Merry Hill has not been sufficient to stem the decline in the Black Country’s aggregate 
market share.  

7.13 The second point is that Dudley and West Bromwich are struggling to retain their 
status as strategic centres and – if market trends continue – they will cease to perform a 
strategic function.  Indeed, Dudley MBC and the Black Country Consortium accept that 
Dudley town centre does not have the physical capacity to meet strategic retail needs; 
only in the tourism sector do they consider that Dudley will perform a strategic role.  

7.14 Thus, the SBCC report emphasises the need to: 

i) buck market trends, in as much as it is possible to do so, but without being 
commercially unrealistic; and to  

ii) rebalance the network of centres within the Black Country sub-region. 

7.15 In West Bromwich, there is a need for a complete transformation, involving major  
intervention on the part of the Black Country Consortium; hence the very significant 
aspirational uplift in market share for West Bromwich town centre which is incorporated 
into the favoured strategy in the SBCC report.  The same issue applies in Walsall, 
which requires very significant public sector investment and action on the part of the 
Walsall Regeneration Company if a change in market perceptions is to be achieved.  
Significant investment is also planned in the expansion of Wolverhampton city centre.   

7.16 The key point, however, is that Wolverhampton, Walsall and West Bromwich simply do 
not have the capacity to absorb all of the needs for retail, office and leisure 
development that have been identified in the wider Black Country Study, and Dudley 
town centre is no longer capable – physically, commercially or environmentally – of 
serving a strategic function for retail and office uses; hence, the need identified in the 
SBCC for a four-centre strategy for the Black Country sub-region.   

7.17 Thus, the short answers to the points raised on the first page of GOWM’s letter to the 
WMRA of 17 May 2005 are: 

i) ‘No’, - the existing centres, on their own, cannot achieve the regeneration aims of 
the wider Black Country Study; and  

ii) ‘Yes’, - there is a deficiency within the existing official network – since Merry Hill 
currently has no status – which cannot be addressed merely by strengthening the 
existing centres.  
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7.18 The next question the Government Office asks is whether Brierley Hill/Merry Hill is best 
placed to perform the role of meeting the deficiency in the network, having regard to 
the objectives of the spatial strategy and the Government’s objectives in PPS6. 

7.19 Our response is ‘yes’ for the following reasons: 

i) Brierley Hill/Merry Hill exists and performs a strategic function and it is not going to 
go away; 

ii) Brierley Hill/Merry Hill has become Dudley MBC’s strategic centre for retail, 
commercial leisure and office functions;  

iii) Brierley Hill/Merry Hill is located in the correct location within the Black Country 
sub-region to provide for a balanced four centre network (see Plan 24 of the SBCC 
report); 

iv) pedestrian surveys undertaken in Wolverhampton, Walsall, West Bromwich and 
Merry Hill as part of the SBCC confirm that Merry Hill achieves the highest 
customer satisfaction ratings and that the centre has enhanced consumer choice; 

v) there exists a carefully thought out local strategy for: 

o integrating Brierley Hill with Merry Hill and the Waterfront;  
o widening the range of land uses to include more housing and public service 

office functions; 
o improving public transport; and 
o introducing car parking charges.  

vi) Brierley Hill/Merry Hill has the physical and market potential to meet the needs 
which have been identified in the retail, commercial leisure and office sectors.  

7.20 The final questions raised by the GOWM relate to the complementarity of Brierley 
Hill/Merry Hill with the existing network of centres and the potential impact on existing 
centres of any further development at Brierley Hill/Merry Hill. 

7.21 The first point to make is that Brierley Hill/Merry Hill has now settled into the existing 
network, after the high retail trading impacts of the 1980s, and early 1990s.  

7.22 Secondly, the favoured four centre strategy of the SBCC identifies substantial retail, 
leisure and office needs at Brierley Hill/Merry Hill – as a result of expenditure growth – 
but its market share of the comparison goods expenditure of residents of the whole of 
the Black Country is expected to marginally decrease.  The centres which gain in 
proportionate market share are West Bromwich (highest increase), then Walsall and 
then Wolverhampton (see spreadsheet 12 of Appendix 3 of the SBCC).  

7.23 Thirdly, the SBCC report’s favoured fourth scenario envisages only a very marginal 
uplift in the proportion of comparison goods expenditure, which is retained by all 
centres and stores in the Black Country Study Area, from 67.0 per cent in 2004 to 68.3 
per cent by 2031 (as shown in Spreadsheet 12 of Appendix 3 of the SBCC).  Thus, the 
favoured four centre scenario poses no real risk of material harm to any centres 
located outside the Black Country, but elsewhere within the West Midlands Region.  

7.24 Thus, for all these reasons, and having now undertaken the work for this Regional 
Centres Study, we can conclude that we support the broad findings of the SBCC report 
in relation to the issue of Brierley Hill/Merry Hill.  However, we recommend one 
refinement, which relates to phasing.  Paragraph 13.4 of GVA Grimley’s SBCC 
envisages that the proposals in Dudley MBC’s Supplementary Planning Guidance for 
Brierley Hill/Merry Hill of June 1999 – including the retail and commercial leisure 
elements, which amount to 43,500 sq.m gross and 20,000 sq.m gross respectively - 
would be implemented in the period up to 2011, with further growth then reviewed 
depending on the pace of economic growth and investment in other defined centres.   

7.25 In contrast, we anticipate that only a small proportion of the floorspace associated with 
the retail and commercial leisure elements of Dudley Council’s Supplementary 
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Planning Guidance would be implemented in the period up to 2011.  We say this 
because it would be inappropriate to grant planning permission for new retail and 
commercial leisure development at Brierley Hill/Merry Hill until the first partial review of 
the RSS is approved, probably in 2007.  Paragraph PPS6 makes it clear that any 
change to the status of existing centres, which are of more than local significance, 
must be addressed first through the RSS process.  Moreover, existing strategic centres 
in the Black Country must be allowed to progress their investment plans in the 
knowledge that the change in status of Brierley Hill/Merry Hill is to be addressed 
through the RSS process; this will allow for pre-conditions in relation to accessibility 
and car parking charges - and in relation to phasing of retail and commercial leisure 
development in the short term up to 2011 - to be firmly cemented into the regional 
policy framework. 

7.26 Thus, the sequence we envisage is as follows: 

 Brierley Hill/Merry Hill is confirmed as a strategic centre as part of the first partial 
review of the RSS in 2007, but subject to a phasing policy which limits the amount 
of new development in the retail and commercial leisure sectors that is 
implemented in the period up to 2011 and subject to policies relating to public 
transport and car parking charges; 

 use the period up to 2011 to make progress with public transport improvements 
and phase in the introduction of parking charges at Brierley Hill/Merry Hill; 

 make further progress up to 2011 in measures to improve the integration of 
Brierley Hill/Merry Hill/the Waterfront and widen the range of land uses to include 
more housing and office functions; 

 take Dudley town centre out of the Policy PA11 network in a further partial review 
of the RSS, in about 2011; and then  

 from 2011 onwards, allow Brierley Hill/Merry Hill to meet the balance of the full 
level of retail and leisure needs identified in this Regional Centres Study for the 
period up to 2021.  

7.27 Thus, in developing each of the retail growth options, we have allowed for varying 
levels of new retail floorspace at Brierley Hill/Merry Hill in the period up to 2021, whilst 
at the same time directing substantial growth to West Bromwich and Walsall.  Similarly, 
in the offices sector we allow for the growth of office development at the Waterfront.  

Strategic Growth Options in the Retail Sector 
7.28 In accordance with the requirements of the study brief, we have modelled alternative 

distributions of the comparison retail floorspace requirements identified for the Region.  
The modelling reflects differing assumptions about the relative scale, importance and 
role of the main centres within the study area, and the effects of different policy 
approaches to the spatial distribution of retail investment.  The eleven strategic growth 
options modelled were agreed with the Steering Group; they can be summarised as 
follows: 

 Growth Option 1 assumes that the current distribution of activity remains 
unchanged, with new comparison goods retail floorspace distributed in accordance 
with current market shares for each of the centres.   

 Growth Option 2 examines the implications of a continuation of current market 
trends towards polarisation by further elevating the scale and function of activity in 
the 13 highest-order centres in the Region (that is, the centres that fall within the 
top three tiers of the current retail hierarchy, as defined in Section 5).  Under 
Option 2, Birmingham secures the greatest market share uplift, so as to emphasise 
its position as the foremost centre in the Region, and growth in the 13 highest-
order centres would be at the expense of the 13 smaller strategic centres. 
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 Growth Option 3 explores the implications of seeking to elevate the status of the 
eleven strategic centres located within the Major Urban Areas (MUAs). 

 Growth Option 4 considers the effect of directing growth to those strategic centres 
that have the greatest amount of physical capacity53. 

 Growth Option 5 is essentially the converse of Option 2, since it considers the 
implications of focusing growth on the 13 smallest centres.  Under Option 5, it is 
assumed that growth in the market shares of the smaller strategic centres would be 
at the expense of the 13 larger strategic centres. 

 Growth Option 6a increases the market shares of the Black Country Centres of 
Walsall and West Bromwich (in particular), as well as Wolverhampton.  These 
same three centres also secure market share uplifts under the similar Option 6b, 
but the latter builds in an assumption that per capita expenditure in the Black 
Country MUA zones would reach 98 per cent of the national average projected for 
202154.  The market share uplifts for Walsall, West Bromwich and Wolverhampton 
under Options 6a and 6b are such that the resultant floorspace requirements are 
broadly consistent with those arrived at in the SBCC. 

 Growth Option 7 models the implications of per capita expenditure for residents in 
all of the MUA zones across the Region growing at a rate sufficient to allow the 
overall MUA average to reach 98 per cent of the national average by 2021, so that  
the main beneficiaries are the eleven centres located within the MUAs. 

 Growth Option 8 targets those centres which are currently the least locally 
dominant in terms of local comparison goods market shares, as set out in Table 
6.5.  Without exception, these centres reside within the bottom two tiers of the 
current regional retail hierarchy, and under Option 8 their growth in market share is 
at the expense of those centres which currently achieve high local market shares.   

 Growth Option 9 gives market share uplifts to the five sub-regional foci centres, as 
defined in the RSS - namely Worcester, Shrewsbury, Telford, Hereford and Rugby.  
Those centres which, by virtue of their location, would most likely be affected by 
the growth of the sub-regional foci centres are the market share losers under 
Option 9. 

 Growth Option 10 gives market share uplifts to the eleven MUA centres and to the 
five sub-regional foci centres.  The market shares of the remaining ten centres are 
adjusted downwards under this option, depending on each centre’s proximity to the 
centres targeted for growth. 

7.29 Thus, the eleven strategic Growth Options for retailing are as listed in Table 7.2, 
together with a summary of the modelling assumptions for each. 

Table 7.2 Strategic Growth Options for Distributing Retail Floorspace Needs 
Growth Option Description Modelling Assumption 

1 Status quo Distribution of future floorspace in 
line with current market share. 

Assumes constant market shares 

2 Polarisation Greatest market share increase for 
Birmingham; slightly lower market 
share increases for the four 
second-tier centres; and market 
share increases for the eight third 
tier centres. 

Reinforces and accentuates 
Birmingham’s dominance in the Region, 
and further reinforces the market shares 
of all other higher-order centres.  This 
growth of higher-order centres would be 
achieved at the expense of the smaller 
strategic centres, all of which lose market 
share under Option 2. 

                                                      
53 See Section 3 of Technical Paper 4 which provides an overview of the centres’ respective physical capacity to 

accommodate development, as summarised in Table 5.4 of this report. 
54 As was the case in the Study of Black Country Centres.  The latter assumes 100 per cent convergence with the 

national average by 2031 
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Growth Option Description Modelling Assumption 
3 Focus on MUAs Market share uplifts for the eleven 

centres within the MUAs. 
This option has similarities with Option 2 
since the six highest-order centres are all 
within MUAs.  However this option also 
increases the market shares of smaller 
centres, including Newcastle, Dudley and 
West Bromwich (in particular). 

4 Opportunistic Directs development to centres 
that have the greatest physical 
capacity to accommodate growth. 

This option also has similarities with 
Option 2 since the five highest-order 
centres – and nine of the top 13 - all have 
only limited physical capacity constraints 
and so are targeted for growth.  However 
this option also increases the market 
shares of lower-order centres with 
significant physical opportunities, 
including West Bromwich.  Centres which 
have substantial constraints (Shrewsbury, 
Leamington Spa and Stratford) are the 
main market share ‘losers’ under this 
option. 

5 Focus on smaller 
centres 

Promotes substantial growth in the 
13 centres that currently have the 
lowest market shares, to make 
them more competitive with higher-
order centres.  This is essentially 
the converse of Option 2. 

Market shares of smaller strategic centres 
in the regional retail hierarchy are 
reinforced, in accordance with their 
current size.  Thus the three smallest 
centres in the hierarchy (West Bromwich, 
Dudley and Lichfield) achieve the greatest 
market share uplifts; centres from 
Newcastle to Nuneaton inclusive (as 
ranked in Table 5.1) also receive a 
substantial market share uplift, although 
slightly lower than that achieved by the 
three smallest centres; and centres from 
Stafford to Tamworth inclusive also 
achieve a significant market share uplift.  
Growth in these 13 centres is at the 
expense of the higher-order centres, 
again according to their size (thus 
Birmingham would be main market share 
‘loser’). 

6a Focus on the Black 
Country Centres of 
Walsall, West 
Bromwich and 
Wolverhampton 

Assumes a strategy of increasing 
the market shares of Walsall and 
West Bromwich (in particular), as 
well as Wolverhampton, so as to 
improve the overall balance of the 
network of centres in the . Black 
Country.  

Reinforces the market shares of these 
three Black Country centres, at the slight 
expense of the market shares of other 
centres in the Region.  Coventry, Hanley 
and Solihull would be largely unaffected 
by strategic growth in the Black Country 
and so the market shares of these centres 
remains unchanged. 

6b Focus on the Black 
Country Centres of 
Walsall, West 
Bromwich and 
Wolverhampton + 
expenditure 
convergence with the 
national average 

As Option 6a, but models the 
effects of assuming that 
comparison goods per capita 
expenditure in the Black Country 
MUA zones converges to reach 98 
per cent of the national average by 
the year 202155. 

As a consequence of the expenditure 
convergence, the turnovers and market 
shares for all of the Black Country centres 
are higher than in Option 6a, but with 
West Bromwich (in particular) and Walsall 
and Wolverhampton gaining most as in 
Option 6a. 

7 Per capita 
expenditure 
convergence in MUA 
zones 

Models the effect of assuming that 
comparison goods per capita 
expenditure in all the MUA zones 
converges to reach 98 per cent of 
the national average by the year 
2021. 

The beneficiaries under this option are the 
eleven strategic centres that are located 
within the MUA zones. 

                                                      
55 As was the case in the Study of Black Country Centres.  The latter assumes 100 per cent convergence with 

the national average by 2031. 
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Growth Option Description Modelling Assumption 
8 Uplift for least locally 

dominant centres 
This option targets the greatest 
market share uplifts on those 
centres which are least dominant in 
their primary catchment areas (i.e. 
where turnover drawn from the 
centre’s primary zone as a 
percentage of primary zone 
expenditure is low). 

The main beneficiaries (in terms of market 
share uplift) under this option are Dudley, 
West Bromwich and Lichfield, which are 
the three least locally dominant centres by 
a clear margin.  Cannock, Sutton 
Coldfield, Nuneaton and Newcastle also 
achieve substantial market share uplifts, 
and other beneficiaries are Stratford, 
Kidderminster, Walsall and Merry Hill.  All 
other centres currently have good local 
penetration and so their market shares 
either remain static or are reduced under 
this option. 

9 Uplift for Sub-
Regional Foci 
Centres 

This option targets the five sub-
regional foci centres of Worcester, 
Shrewsbury, Telford, Hereford and 
Rugby for the greatest market 
share uplifts. 

Reinforces the market shares of the five 
sub-regional foci centres within their 
natural catchments; centres that would 
most likely be adversely affected by this 
growth in the sub-regional foci centres 
(i.e. close geographic neighbours) are 
those whose market shares reduce. 

10 Uplift for MUA 
Centres and Sub-
regional Foci Centres 

This option targets the eleven MUA 
centres as well as the five sub-
regional foci for market share 
uplifts. 

This option has similarities with Options 3 
and 9.  However, MUA centres and sub-
regional foci centres are simultaneously 
targeted for market share uplifts under 
this option. 

7.30 In Growth Options 1 to 6a inclusive, and in Options 8 to 10 inclusive, the aggregate 
comparison goods retail floorspace requirement for the West Midlands Study Area 
(WMSA) has been calculated using the two extremes in the range of population/per 
capita expenditure/floorspace efficiency change data inputs – that is for: 

 ONS plus High Expenditure (ONS High), which produces a maximum aggregate 
need for new comparison goods floorspace in the WMSA, before allowing for 
commitments, of 856,000 sq.m sales area in the period up to 2021; and for  

 RPG plus Low Expenditure (RPG Low), which produces a minimum aggregate 
need for the WMSA, before allowing for commitments, of 404,000 sq.m sales area 
in the period up to 2021. 

7.31 Thus, for all options except 6b and 7, the mid-point in our assessment of aggregate 
need for comparison goods floorspace in the WMSA – before commitments – is 
630,000 sq.m sales area [(856k + 404k) ÷2].  This aggregate need is then distributed 
across the network of centres using the mid-point of the projected market shares for 
each centre, as set out in Table 7.3 for Options 1 to 5, and in Table 7.4 for Options 6a 
to 10.  Thus, for Growth Option 2, for example, Birmingham’s market share (Table 7.3) 
is in the range 16.76 per cent, under the RPG Low scenario, to 17.06 per cent under 
the ONS High scenario, with a mid-point of 16.91 per cent.  This mid-point share for 
Birmingham under Growth Option 2 equates to 107,000 sq.m sales area, as set out in 
Table 7.5 (aggregate need of 630,000 sq.m sales area, times 16.91 per cent).   

7.32 For Growth Options 6b and 7, however, the aggregate need for new comparison goods 
floorspace across the WMSA, before commitments, increases to 791,000 sq.m sales 
area and to 837,000 sq.m sales area respectively, as shown in Table 7.6.  For 
Option 6b, this is because the per capita expenditure on comparison goods for 
residents of the Black country MUA zones is assumed to increase faster, at a rate 
which is sufficient for the Black Country average to reach 98 per cent of the projected 
national average by 2021 (as in the Study of Black Country Centres).  For Option 7, the 
per capita expenditure for residents in all MUA zones across the Region is assumed to 
grow at a rate sufficient to allow the overall MUA average to meet 98 per cent of the 
national average by 2021.  
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7.33 Thus, having established the aggregate need for the WMSA, we turn to its distribution 
across the network of PA11 centres plus Merry Hill, and for all other locations in the 
WMSA.  The starting point for the distribution of market shares under each growth 
option is the 2021 base position for each of the RPG Low and ONS High scenarios, 
which are shown in the first two columns of Table 7.3.  These 2021 base positions 
reflect the application of current patterns of expenditure to zonal level forecasts of 
population and per capita expenditure, with the RPG scenario producing a higher 
share of population in the Region’s metropolitan areas, so that the RPG base case 
market share distribution is slightly different to the ONS base case distribution.  

7.34 The distribution of market shares is then altered for each of the remaining growth 
options – as set out in Tables 7.3 and 7.4 - so as to reflect: 

i) the particular objectives of each growth option, so that under the polarisation 
option (Option 2) the larger centres gain in market share, with the smaller centres 
losing market share, whereas the converse applies in Option 5 which seeks to 
provide an uplift for the smaller strategic centres;  

ii) the likely competitive impacts on other centres of, say, a growth in market share for 
the MUA centres, based on geography; and 

iii) judgments of the extent to which market shares can be influenced under different 
policy approaches – for example, by how much could Birmingham city centre’s 
base market share grow under a laissez-faire approach which would allow for 
further polarisation, as in Option 2? 

7.35 In applying our judgments in respect of item iii) above, we have taken into account, in 
broad terms, the potential physical and environmental capacity for development within 
and on the edge of each centre, and other aspects of our qualitative review of the 
centres, which is reported in detail in Technical Paper 4. 

7.36 For the avoidance of doubt, the market shares for the ‘strategic centres’, set out for 
each growth option in Tables 7.3 and 7.4, relate to locations within and on the edge of 
these strategic centres.  Conversely, the combined market share for ‘other locations in 
the Study Area’ arising under each Growth Option – as specified in the penultimate row 
of Tables 7.3 and 7.4 - is the combined market share for all other non-strategic centres 
(including edge-of-centre locations in these non-strategic centres), together with out-
of-centre retail facilities within the WMSA.   

7.37 Tables 7.5 and 7.6 set out the resulting distributions of quantitative need for 
comparison goods floorspace within and on the edge of each strategic centre under 
each growth option.  With the exception of Options 6b and 7, these estimates are 
derived by the application of the mid-point market share for each centre under each 
option to the mid-point assessment of aggregate need, across the whole of the WMSA, 
of 630,000 sq.m sales area.  We then make allowance for planning commitments 
(permissions and resolutions to approve subject to S106 agreements, as listed in 
Appendix 7) so as to calculate the indicative residual floorspace requirement in the 
period up to 2021 in each centre under each option. 

7.38 Thus, for Birmingham city centre under, say, Growth Option 2 the mid-point 
assessment of need is 107,000 sq.m sales area; this reduces to a residual requirement 
of around 33,000 sq.m sales area when account is taken of the planning commitments 
within and on the edge of Birmingham city centre, which amount to approximately 
74,000 sq.m sales area. 
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Table 7.3 Strategic Centres’ Percentage Market Shares of Retained Comparison Goods Expenditure Under Strategic Growth Options 1 to 5 

2021 Base 2021 Base Proposed Proposed Proposed Proposed Proposed Proposed Proposed Proposed Proposed Proposed

Birmingham 14.58 14.83 14.58 14.83 16.76 17.06 15.67 15.95 16.03 16.32 12.39 12.61
Merry Hill Centre 5.55 5.45 5.55 5.45 5.97 5.86 5.97 5.86 6.11 5.99 4.86 4.77
Coventry 5.89 5.59 5.89 5.59 6.33 6.01 6.33 6.01 6.48 6.15 5.15 4.89
Hanley 5.07 5.00 5.07 5.00 5.45 5.37 5.45 5.37 5.58 5.50 4.44 4.37
Wolverhampton 4.86 4.58 4.86 4.58 5.23 4.92 5.23 4.92 5.35 5.03 4.26 4.00
Solihull 3.93 3.92 3.93 3.92 4.12 4.12 4.22 4.22 4.12 4.12 3.53 3.53
Worcester 3.47 3.66 3.47 3.66 3.65 3.84 3.39 3.57 3.82 4.02 3.13 3.29
Shrewsbury 3.42 3.30 3.42 3.30 3.50 3.38 3.33 3.22 2.56 2.47 3.07 2.97
Walsall 3.12 2.97 3.12 2.97 3.28 3.12 3.43 3.26 3.59 3.41 2.81 2.67
Telford 2.99 2.87 2.99 2.87 3.14 3.01 2.92 2.80 3.29 3.15 2.69 2.58
Hereford 2.84 2.82 2.84 2.82 2.98 2.96 2.77 2.75 3.12 3.11 2.56 2.54
Burton-upon-Trent 2.48 2.69 2.48 2.69 2.60 2.83 2.42 2.63 2.73 2.96 2.23 2.42
Leamington Spa 2.46 2.66 2.46 2.66 2.52 2.72 2.39 2.59 1.60 1.73 2.21 2.39
Stafford 2.06 2.08 2.06 2.08 1.90 1.92 1.95 1.97 1.95 1.97 2.26 2.29
Redditch 2.01 2.07 2.01 2.07 1.86 1.92 1.91 1.97 1.91 1.97 2.21 2.28
Sutton Coldfield 1.98 2.03 1.98 2.03 1.83 1.88 2.13 2.18 1.88 1.93 2.18 2.23
Kidderminster 1.73 1.72 1.73 1.72 1.60 1.59 1.64 1.63 1.64 1.63 1.90 1.89
Stratford-upon-Avon 1.54 1.61 1.54 1.61 1.42 1.49 1.46 1.53 0.92 0.97 1.77 1.85
Tamworth 1.70 1.70 1.70 1.70 1.57 1.57 1.61 1.62 1.61 1.62 2.12 2.13
Nuneaton 1.66 1.62 1.66 1.62 1.53 1.50 1.57 1.54 1.57 1.54 2.32 2.27
Rugby 1.38 1.42 1.38 1.42 1.28 1.31 1.31 1.35 1.31 1.35 1.93 1.99
Cannock 1.37 1.37 1.37 1.37 1.27 1.27 1.30 1.30 1.30 1.30 2.05 2.06
Newcastle-under-Lyme 1.26 1.23 1.26 1.23 1.16 1.14 1.42 1.39 1.20 1.17 1.89 1.85
West Bromwich 1.15 1.13 1.15 1.13 0.98 0.96 1.32 1.30 1.72 1.70 2.30 2.26
Dudley 1.11 1.09 1.11 1.09 0.94 0.92 1.19 1.17 1.33 1.31 1.95 1.90
Lichfield 0.79 0.80 0.79 0.80 0.67 0.68 0.75 0.76 1.06 1.08 1.57 1.61
All Strategic Centres 80.38 80.21 80.38 80.21 83.55 83.36 83.09 82.85 83.80 83.50 79.78 79.65

Other locations in the Study Area 19.62 19.79 19.62 19.79 16.45 16.64 16.91 17.15 16.20 16.50 20.22 20.35

Total 100 100 100 100 100 100 100 100 100 100 100 100

ONS + High 
Expenditure

%

ONS + High 
Expenditure

%

RPG + Low 
Expenditure

%

ONS + High 
Expenditure

%

RPG + Low 
Expenditure

%

RPG + Low 
Expenditure

%

Growth Option 5

RPG + Low 
Expenditure

%

ONS + High 
Expenditure

%

RPG + Low 
Expenditure

%

ONS + High 
Expenditure

%

RPG + Low 
Expenditure

%

ONS + High 
Expenditure

%

Growth Option 1 Growth Option 2 Growth Option 3 Growth Option 4
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Table 7.4 Strategic Centres’ Percentage Market Shares of Retained Comparison Goods Expenditure Under Strategic Growth Options 6a to 10 

Birmingham 14.58 14.83 14.21 14.46 14.58 14.41 14.58 15.55 13.85 14.09 14.58 14.83 15.30 15.58
Merry Hill Centre 5.55 5.45 5.41 5.31 5.55 5.74 5.55 5.93 6.11 5.99 5.27 5.18 5.83 5.72
Coventry 5.89 5.59 5.89 5.59 5.89 5.73 5.89 6.15 5.30 5.03 5.30 5.03 6.19 5.87
Hanley 5.07 5.00 5.07 5.00 5.07 4.93 5.07 5.22 4.94 4.87 5.07 5.00 5.32 5.25
Wolverhampton 4.86 4.58 4.99 4.69 4.86 5.23 4.86 5.11 4.38 4.12 4.62 4.35 5.11 4.81
Solihull 3.93 3.92 3.93 3.92 3.93 3.83 3.93 3.98 3.53 3.53 3.93 3.92 4.22 4.22
Worcester 3.47 3.66 3.39 3.57 3.47 3.30 3.47 3.19 3.39 3.57 4.17 4.39 3.74 3.93
Shrewsbury 3.42 3.30 3.33 3.22 3.42 3.24 3.42 3.12 3.07 2.97 4.10 3.96 3.67 3.55
Walsall 3.12 2.97 3.74 3.56 3.12 4.02 3.12 3.41 3.43 3.26 3.12 2.97 3.43 3.26
Telford 2.99 2.87 2.92 2.80 2.99 2.85 2.99 2.76 2.92 2.80 3.59 3.44 3.22 3.08
Hereford 2.84 2.82 2.77 2.75 2.84 2.69 2.84 2.59 2.56 2.54 3.41 3.39 3.05 3.04
Burton-upon-Trent 2.48 2.69 2.42 2.63 2.48 2.35 2.48 2.27 2.42 2.63 2.48 2.69 2.35 2.56
Leamington Spa 2.46 2.66 2.39 2.59 2.46 2.33 2.46 2.26 2.21 2.39 2.21 2.39 2.33 2.52
Stafford 2.06 2.08 1.95 1.97 2.06 1.90 2.06 1.89 1.85 1.87 2.06 2.08 2.00 2.03
Redditch 2.01 2.07 1.91 1.97 2.01 1.87 2.01 1.86 1.81 1.86 1.91 1.97 1.91 1.97
Sutton Coldfield 1.98 2.03 1.88 1.93 1.98 1.93 1.98 2.05 2.58 2.64 1.98 2.03 2.08 2.13
Kidderminster 1.73 1.72 1.64 1.63 1.73 1.61 1.73 1.60 1.90 1.89 1.64 1.63 1.64 1.63
Stratford-upon-Avon 1.54 1.61 1.46 1.53 1.54 1.42 1.54 1.41 1.69 1.77 1.54 1.61 1.50 1.57
Tamworth 1.70 1.70 1.61 1.62 1.70 1.58 1.70 1.57 1.53 1.53 1.70 1.70 1.61 1.62
Nuneaton 1.66 1.62 1.57 1.54 1.66 1.53 1.66 1.52 2.32 2.27 1.49 1.46 1.57 1.54
Rugby 1.38 1.42 1.31 1.35 1.38 1.27 1.38 1.26 1.24 1.28 1.93 1.99 1.66 1.70
Cannock 1.37 1.37 1.27 1.27 1.37 1.27 1.37 1.32 1.78 1.78 1.37 1.37 1.30 1.30
Newcastle-under-Lyme 1.26 1.23 1.20 1.17 1.26 1.16 1.26 1.34 1.76 1.73 1.26 1.23 1.32 1.29
West Bromwich 1.15 1.13 2.30 2.26 1.15 2.48 1.15 1.27 2.30 2.26 1.15 1.13 1.26 1.24
Dudley 1.11 1.09 1.11 1.09 1.11 1.19 1.11 1.20 2.22 2.18 1.06 1.03 1.17 1.14
Lichfield 0.79 0.80 0.73 0.74 0.79 0.72 0.79 0.74 1.57 1.61 0.79 0.80 0.75 0.76
All Strategic Centres 80.38 80.21 80.40 80.16 80.38 80.57 80.38 80.58 82.66 82.46 81.71 81.58 83.54 83.31
Other locations in the Study Area 19.62 19.79 19.60 19.84 19.62 19.43 19.62 19.42 17.34 17.54 18.29 18.42 16.46 16.69

Total 100 100 100 100 100 100 100 100 100 100 100 100 100 100

Proposed Proposed ProposedProposed Proposed Proposed ProposedProposed 2021 Base2021 Base 2021 Base Proposed Proposed 2021 Base

RPG + Low 
Expenditure

%

ONS + High 
Expenditure

%

RPG + Low 
Expenditure

%

ONS + High 
Expenditure

%

RPG + Med 
Expenditure

%

RPG + Med 
Expenditure

%

RPG + Low 
Expenditure

%

ONS + High 
Expenditure

%

p p p
RPG + Low 
Expenditure

%

ONS + High 
Expenditure

%

RPG + Low 
Expenditure

%

ONS + High 
Expenditure

%

RPG + Med 
Expenditure

%

RPG + Med 
Expenditure

%

p p p

 



West Midlands Regional Spatial Strategy – Regional Centres Study 
Final Report 

 
Roger Tym & Partners in association with King Sturge   
M939 – March 2006  90 

Table 7.5 ‘Mid-Point’ Comparison Goods Sales Area Requirements Arising Under the Strategic Growth Options 1 to 5 in the Study Period 2005-21, 
and the Residual Floorspace Requirements After Commitments 

(all net sq.m)

Mid-Point  of 
F'Space Reqt 

(000 sq.m)

Residual F'Space 
Reqt (000sq.m) 

after Commitments

Mid-Point  of 
F'Space Reqt 

(000 sq.m)

Residual F'Space 
Reqt (000sq.m) 

after Commitments

Mid-Point  of 
F'Space Reqt 

(000 sq.m)

Residual F'Space 
Reqt (000sq.m) 

after Commitments

Mid-Point  of 
F'Space Reqt 

(000 sq.m)

Residual F'Space 
Reqt (000sq.m) 

after Commitments

Mid-Point  of 
F'Space Reqt 

(000 sq.m)

Residual F'Space 
Reqt (000sq.m) 

after Commitments

Birmingham 93 19 107 33 100 26 102 28 79 5
Merry Hill Centre 35 35 37 37 37 37 38 38 30 30
Coventry 36 32 38 35 38 35 39 36 31 28
Hanley 32 3 34 5 34 5 35 6 28 -1
Wolverhampton 29 -2 32 0 32 0 32 1 26 -6
Solihull 25 25 26 26 27 27 26 26 22 22
Worcester 23 9 24 10 22 8 25 11 20 6
Shrewsbury 21 15 22 16 20 15 16 10 19 13
Walsall 19 4 20 5 21 6 22 7 17 2
Telford 18 12 19 13 18 12 20 14 16 10
Hereford 18 18 19 19 17 17 20 20 16 16
Burton-upon-Trent 17 17 17 17 16 16 18 18 15 15
Leamington Spa 16 16 17 17 16 16 11 11 15 15
Stafford 13 13 12 12 12 12 12 12 14 14
Redditch 13 13 12 12 12 12 12 12 14 14
Sutton Coldfield 13 9 12 8 14 10 12 8 14 10
Kidderminster 11 11 10 10 10 10 10 10 12 12
Stratford-upon-Avon 10 3 9 2 10 3 6 -1 12 5
Tamworth 11 11 10 10 10 10 10 10 13 13
Nuneaton 10 10 10 10 10 10 10 10 14 14
Rugby 9 9 8 8 8 8 8 8 12 12
Cannock 9 9 8 8 8 8 8 8 13 13
Newcastle-under-Lyme 8 8 7 7 9 9 7 7 12 12
West Bromwich 7 -6 6 -7 8 -5 11 -2 14 1
Dudley 7 7 6 6 7 7 8 8 12 12
Lichfield 5 5 4 4 5 5 7 7 10 10
All strategic centres 506 303 525 323 522 319 527 324 502 299

Other locations in the Study Area 124 104 108 103 128
Total 630 427 630 427 630 427 630 427 630 427

(Focus on MUAs)
Growth Option 1 

(Constant Market Shares)
Comparison Floorspace Reqts 

Arising by 2021
Growth Option 4 Growth Option 5 
(Opportunistic) (Market Share Uplift for Smaller 

Centres

Growth Option 2 Growth Option 3 
(Polarisation)
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Table 7.6 ‘Mid-Point’ Comparison Goods Sales Area Requirements Arising Under the Strategic Growth Options 6a to 10 in the Study Period 2005-21, 
and Residual Floorspace Requirements After Commitments 

(all net sq.m)

Mid-
Point 
(000 

sq.m)

Residual F'Space 
Reqt (000sq.m) 

after Commitments

Total 
F'Space 

Reqt 
(000sq.m)

Residual F'Space 
Reqt (000sq.m) 

after Commitments

Total 
F'Space 

Reqt 
(000sq.m)

Residual F'Space 
Reqt (000sq.m) 

after 
Commitments

Mid-
Point 
(000 

sq.m)

Residual F'Space 
Reqt (000sq.m) 

after Commitments

Mid-Point 
(000 

sq.m)

Residual F'Space 
Reqt (000sq.m) 

after 
Commitments

Mid-Point 
(000 

sq.m)

Residual F'Space 
Reqt (000sq.m) 

after 
Commitments

Birmingham 91 16 114 40 130 56 88 14 93 19 98 23

Merry Hill Centre 34 34 45 45 50 50 38 38 33 33 36 36

Coventry 36 32 45 42 51 48 32 29 32 29 38 34

Hanley 32 3 39 10 44 15 31 2 32 3 33 4

Wolverhampton 30 -1 41 10 43 11 26 -5 28 -4 31 -1

Solihull 25 25 30 30 33 33 22 22 25 25 27 27

Worcester 22 8 26 12 27 13 22 8 27 13 24 10

Shrewsbury 20 15 27 20 26 21 19 13 25 20 23 17

Walsall 23 8 32 17 29 13 21 6 19 4 21 6

Telford 18 12 23 17 23 17 18 12 22 16 20 14

Hereford 17 17 21 21 22 22 16 16 21 21 19 19

Burton-upon-Trent 16 16 19 19 19 19 16 16 17 17 16 16

Leamington Spa 16 16 18 18 19 19 15 15 15 15 16 16

Stafford 12 12 15 15 16 16 12 12 13 13 13 13

Redditch 12 12 15 15 16 16 12 12 12 12 12 12

Sutton Coldfield 12 8 15 11 17 13 17 12 13 9 13 9

Kidderminster 10 10 13 13 13 13 12 12 10 10 10 10

Stratford-upon-Avon 10 3 11 4 12 5 11 4 10 3 10 3

Tamworth 10 10 12 12 13 13 10 10 11 11 10 10

Nuneaton 10 10 12 12 13 13 14 14 9 9 10 10

Rugby 8 8 10 10 11 11 8 8 12 12 11 11

Cannock 8 8 10 10 11 11 11 11 9 9 8 8

Newcastle-under-Lyme 7 7 9 9 11 11 11 11 8 8 8 8

West Bromwich 14 1 20 7 11 -2 14 1 7 -6 8 -5

Dudley 7 7 9 9 10 10 14 14 7 7 7 7

Lichfield 5 5 6 6 6 6 10 10 5 5 5 5

All strategic centres 505 302 637 434 674 472 520 317 514 311 525 322
Other locations in the Study Area 124 154 163 110 116 105

Total 630 427 791 588 837 634 630 427 630 427 630 427

Comparison Floorspace Reqts 
Arising by 2021

Growth Option 6a
(Market Share Uplift for the 
BC Centres of Walsall, W 

Brom & Wolv)

Growth Option 6b 
(Market Share Uplift for the BC 

Centres of Walsall,
W Brom & Wolv + Exp Conv with 

Nat Av)

Growth Option 7
(Exp Conv with Nat Av All for 

MUA Zones)

Growth Option 8 
(Uplift for Least Locally 

Dominant Zones)

Growth Option 9
(Market Share Uplift for Sub-

regional Foci)

Growth Option 10
(Market Share Uplift for MUA 

Centres and Sub-regional 
Foci)
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7.39 The overall aggregate residual requirement, under all options except 6b and 7, is 
427,000 sq.m sales area (630,000 sq.m mid-point of need assessment, less 
commitments totaling 203,000 sq.m sales area). As explained earlier, however, the 
aggregate comparison goods need increases under Options 6b and 7 to 791,000 sq.m 
sales area and to 837,000 sq.m sales area respectively, thereby increasing the 
residual requirements for these Options to 588,000 sq.m and 634,000 sq.m sales area 
respectively. 

7.40 As a final point of explanation before we turn to our evaluation of the alternative 
distributions of retail growth, we should reiterate that the floorspace outcomes for the 
‘strategic centres’ set out in Tables 7.5 and 7.6 – as was the case for the market shares 
in Tables 7.3 and 7.4 – relate to locations within and on the edge of these strategic 
centres.  Conversely, the floorspace outcomes for ‘other locations in the Study Area’ 
under each Growth Option – as specified in the penultimate row of Tables 7.5 and 7.6 - 
is the combined floorspace requirements for all other non-strategic centres (including 
edge-of-centre locations in these non-strategic centres), together with out-of-centre 
retail facilities within the WMSA.  

Evaluation of the Retail Growth Options 

Policy Objectives and Specific Policy Aims 

7.41 The distributions for meeting comparison goods retail needs, under each of the eleven 
options, have been evaluated against an agreed matrix of policy objectives and 
specific policy aims, as set out in detail in Appendix 3.  The evaluation matrix contains 
16 policy aims, grouped under seven policy objectives, as follows: 

 Objective 1 – Promotion of urban renaissance; 

 Objective 2 – Promotion of rural renaissance; 

 Objective 3 – Contribution to economic competitiveness; 

 Objective 4 – Optimising the balance of the network of centres; 

 Objective 5 – Contribution to sustainability objectives; 

 Objective 6 – Social progress which recognises the needs of everyone; and 

 Objective 7 – Deliverability (viability and commercial realism, and risks to 
successful delivery). 

7.42 The evaluation matrix, and the objectives and policy aims contained therein, are the 
product of extensive consultations with the Steering Group and with attendees of the 
seminar held at the end of Stage 3.  The aims and objectives embody the 
Government’s key sustainability objectives - as set out in Planning Policy Statements, 
White Papers and other guidance - and the key themes of the RSS.  

Evaluation Scoring Mechanism 

7.43 In discussion with the Steering Group, it was agreed that we should avoid an overly 
mechanistic approach to the evaluation process since the assessment of the likely 
contributions of particular options, to particular objectives, is often subjective and not 
capable of empirical verification.  However, it is considered to be desirable to provide 
an evaluation rating for each of the eleven options against each of the 16 policy aims, 
using a simple scoring mechanism, as follows:   

 ‘Good’ = Score ‘3’.  A growth option attains this rating if it is wholly or substantially 
consistent with the identified policy aim.  Thus, in our assessment, Growth 
Option 3 (‘Focus on the MUAs’) performs very well in relation to each of the policy 
aims which fall under the Urban Renaissance and Economic Competitiveness 
Objectives. 
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 ‘Moderate’ = Score ‘2’.  A growth option attains this rating if it only partially assists 
in furthering a policy aim.  For example, we consider that Growth Option 1 
(‘Constant market shares’) is only partially compliant with the two policy aims set 
out under the urban renaissance objective; this is because Option 1 does not 
specifically target those centres where regeneration is most needed, but it does 
protect the market shares of the larger centres, most of which are located within 
the Region’s MUAs.  

 ‘Poor’ = Score ‘1’.  A growth option attains this rating if it is wholly or substantially in 
conflict with the policy aim.  For instance, we consider that Growth Option 5 
(‘Focus on smaller centres’) performs poorly in relation to both policy aims under 
the ‘Delivery’ objective, since it is a high risk option requiring maximum 
intervention, and focuses growth on the centres that are likely to be the least 
attractive to the investment market.   

Evaluation Findings 

7.44 The final column of Table 7.7 provides our total evaluation ‘score’ for each of the 
alternative distributions for meeting retail needs.  The maximum ‘score’ achievable for 
each Option in the evaluation matrix is 48 (that is, 16 policy aims, each with a 
maximum score of 3).  Table 7.7 also provides an overall summary of each growth 
option’s performance in relation to each policy objective, in terms of good (‘G’), 
moderate (‘M’) or poor (‘P’).  Full details are provided in Appendix 3. 

Table 7.7 Evaluation of Growth Options Against National/Regional Policy Objectives 
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Option 1 -  Constant Market Shares M M M M M M M 33 

Option 2 –  Polarisation P M G P M P G 28 

Option 3 –  MUA Focus G P G M G M G 38 

Option 4 –  Opportunistic G M G M G P G 36 

Option 5 –  Smaller Centres M M P M M G P 29 

Option 6a – Black Country Focus G P M M M G G 35 

Option 6b – Black Country Focus + Expend. 
Convergence 

G P M M M G G 35 

Option 7 –  Convergence of Expenditure 
(MUA Residents) 

G M G M M M M 35 

Option 8 –  Uplift for Least Locally 
Dominant Centres 

G M M M M G P 32 

Option 9 –  Focus on Sub-regional Foci 
Centres 

P M M M M M M 28 

Option 10 – Uplift for MUA Centres and Sub-
Regional Foci Centres 

G M G G G M M 39 
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7.45 Table 7.7 reveals that six of the eleven retail growth options achieve good overall 
evaluation ratings within a narrow range from 35 points to 39 points, these being 
Options 10, 3, 4, 6a, 6b and 7.   

7.46 Growth Option 10 (Uplift for MUA centres and Sub-Regional Foci Centres) achieves 
the highest score, but only by one point.  Growth Option 10 performs particularly well in 
relation to four of the seven objectives and we consider that it would: promote urban 
renaissance; contribute to economic competitiveness; ensure a good geographic 
spread of investment across the region; target some of the smaller, under-performing 
centres (such as Newcastle-under-Lyme and West Bromwich); and most closely match 
the objectives of the current RSS. 

7.47 Growth Option 3 (MUA focus) achieves the second highest score of 38 points.  Option 
3 would deliver similar benefits to Growth Option 10 in the MUAs, but it provides less 
assistance to the sub-regional foci centres.  Thus, the spread of investment across the 
Region under Option 3 is not quite as good as under Option 10, which explains its 
marginally lower overall score in the matrix. 

7.48 Growth Option 4 (Opportunistic) achieves the third highest score in the evaluation 
matrix, at 36 points.  Nine of the 13 largest strategic centres are targeted for market 
share uplifts under Option 4, since they possess substantial physical opportunities, and 
given that most of these larger centres are located in the MUAs, Option 4 also 
promotes urban renaissance and contributes to economic competitiveness.  Option 4 
would also assist the vulnerable centres of West Bromwich and Dudley, which 
currently perform poorly in relation to key vitality and viability indicators, and it also 
scores well in relation to sustainability criteria. 

7.49 The two Black Country Options 6a and 6b, as well as Option 7 (Convergence of 
Expenditure for all MUA Residents) also score satisfactorily in the matrix.  The Black 
Country Options score well in relation to urban renaissance; they provide a market 
share uplift for the poorly performing centres of Walsall and West Bromwich, and thus 
score well against the ‘Social Progress’ policy objective by targeting identified 
regeneration needs; and they score well against deliverability criteria.  Option 7 
achieves the same overall score as the two Black Country options, and scores 
particularly well in relation to the objectives for urban renaissance and economic 
competitiveness. 

7.50 Growth Options 2, 5 and 9, perform particularly poorly in the evaluation matrix, with 
scores of 28, 29 and 28, respectively.  Option 2 (Polarisation) probably requires the 
least amount of proactive intervention of the eleven options evaluated, since it is the 
option that most closely follows market trends, and it would be the most straightforward 
to deliver.  However, Option 2 perpetuates the polarisation trend by accelerating the 
rate of growth in the Region’s highest-order centres disproportionately relative to other 
strategic centres, thereby exacerbating the need for residents of parts of the Region to 
travel to the larger centres for higher-order retail and other services.  Thus, whilst good 
for the larger strategic centres, Option 2 fails to maximise the potential of the network, 
or to target identified needs.   

7.51 Conversely, whilst Option 5 (Focus on Smaller Centres) has commendable intentions 
in seeking to bolster the vitality and viability of smaller centres, it fails to maximise the 
potential of MUA centres; it scores poorly in relation to economic competitiveness 
criteria; and it is the highest-risk option, thus resulting in ‘poor’ deliverability ratings. 

7.52 Option 9 (Focus on Sub-regional Foci) is of benefit to the five sub-regional foci centres, 
but it scores poorly in relation to urban renaissance criteria, and it fails to maximise the 
potential of the regional network of centres, both of which are fundamental planks of 
RSS policy. 

7.53 The remaining two options – 1 (Constant Market Shares) and 8 (Uplift for Least Locally 
Dominant Centres) - achieve middle-ranking scores of 33 and 32, respectively.  Option 
1 maintains the current hierarchy, with all centres absorbing retail growth in 
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accordance with their current market shares.  However, Option 1 fails to target 
identified needs in centres that are currently performing poorly in relation to key 
indicators of vitality and viability.  Option 8 seeks to direct growth primarily to small 
strategic centres and it therefore scores well in relation to the objectives for 
sustainability and social progress.  However, as was the case in respect of Option 5, 
we consider that Option 8 scores badly in relation to deliverability criteria. 

Strategic Growth Scenarios in the Office Sector 
7.54 In the final column of Table 6.10 we set out our baseline forecasts of floorspace need 

in the office sector and our baseline distribution across the network of strategic centres 
and for the remainder of the Region.  Under this baseline distribution, the strategic 
centres are projected to absorb 36 per cent of the office floorspace need, with the 
remainder being absorbed in smaller town centres and in out-of-centre locations.  
However, as in the retail sector, we have developed alternative distributions of the 
fixed regional need control total, so as to reflect different policy approaches.  In the 
office sector there are five alternative scenarios. 

Scenario 1: More Office Development in all Strategic Centres 

7.55 This scenario models the effects of seeking to direct a greater proportion of office 
floorspace requirements from each of the Region’s districts to the strategic centres.  
The implication of such a policy is that the strategic centres will grow faster than if a 
continuation of historic trends was left to prevail.  Thus, the Scenario 1 model assumes 
that office employment in each of the 25 PA11 centres plus the Waterfront/Merry Hill 
will grow faster than the historic trend prevailing in their respective districts by one 
additional percentage point, per annum.  

Scenario 2: More Office Development in the MUAs 

7.56 Scenario 2 seeks to channel a greater share of office employment to the strategic 
centres located within the Region’s MUAs, that is, to ten of the PA11 centres, plus the 
Waterfront/Merry Hill.  This scenario is achieved by allowing office employment in 
these eleven centres to grow faster than the historic trend prevailing in their respective 
districts by one additional percentage point, per annum.  Office employment in the 
remaining 15 strategic centres outside the MUAs is assumed to grow in line with the 
historic trend.  

Scenario 3: More Office Development in all Strategic Centres, but with a 
Further Emphasis on those Strategic Centres Located within the MUAs 

7.57 Scenario 3 looks at the effects of pursuing a simultaneous policy of promoting greater 
quanta of office development in all of the strategic centres (i.e. Scenario 1), and 
particularly in the MUA centres (i.e. Scenario 2).  Our model achieves this through an 
assumption that office employment will grow faster than the trend by one additional 
percentage point, per annum in those strategic centres located outside the MUAs, but 
with office employment in the MUA strategic centres growing faster than the trend by 
1.5 additional percentage points.  As a consequence, office employment forecasts for 
the MUA centres will be higher than in both Scenario 1 and Scenario 2. 

Scenario 4: More Office Development in all Strategic Centres, with an 
Emphasis on MUA and Sub-Regional Foci Centres 

7.58 Scenario 4 builds on the policy objectives of Scenario 3 by encouraging more office 
employment in all strategic centres, but with special emphasis on the MUA and sub-
regional foci centres.  For this scenario, our model builds in an assumption that office 
employment in each of the MUA centres and sub-regional foci centres will grow faster 
than the trend by 1.5 additional percentage points, per annum, and with all remaining 
strategic centres growing faster than the trend by one additional percentage point, per 
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annum.  As a consequence, office employment forecasts for the MUA centres and sub-
regional foci centres will be higher than in both Scenario 1 and Scenario 2. 

Scenario 5: Black Country 

7.59 In the Black Country Scenario we examine the effects of seeking to direct more office 
employment into the Black Country districts of Dudley, Sandwell, Walsall and 
Wolverhampton.  For this scenario, we examined the results of the Black Country 
Study56, which projects a gain of 57,000 F&BS jobs and a gain of 6,000 Public 
Administration jobs in the Black Country districts between 2003 and 2023.  We note 
that the time horizon of the Black Country Study differs slightly to that examined in this 
Regional Centres Study, but both studies cover a 20-year period.  Therefore, in 
Scenario 5, we use the 63,000 office jobs as a proxy of the projected gain in office 
employment in the Black Country districts for the period 2001 to 2021. 

7.60 The trend-based forecast produced by Cambridge Econometrics suggests a total gain 
in office employment in the Black Country districts of 37,200.  This implies that there is 
a difference of 25,800 office jobs between the trend-based forecast and the Black 
Country Study ambition.  In Scenario 5, we therefore add a further 25,800 office jobs 
distributed across the Black Country districts of Dudley (including the Waterfront at 
Merry Hill), Wolverhampton, Walsall and Sandwell57.  These jobs are assumed to be 
additional to the Region, so that the regional job gain in office jobs in the period up to 
2021 increases to 233,700.  

Distribution of the Gains in Office Jobs and Office Floorspace under the 
Various Scenarios 

7.61 Table 7.8a presents the implications for the distribution of gains in office employment 
for each of the five scenarios, together with the baseline forecast, and Table 7.8b 
translates these office employment changes to floorspace through the application of an 
employment density of 18 sq.m per worker.  Under all five scenarios there is a greater 
proportion of office jobs located in the strategic centres compared to the baseline.  
Under Scenario 4, the proportion of the Region’s additional office jobs which are 
located in the strategic centres rises to 44.4 per cent (92,300 from the regional total of 
207,900), compared to 35.8 per cent under the baseline.  In terms of floorspace (Table 
7.8b),  Scenario 4 yields an aggregate quantitative need in the strategic centres, plus 
the Waterfront at Merry Hill, of 1.66m sq.m; this is an ambitious target in relation to the 
current supply of extant consents for office developments in these centres of just 
0.26m sq.m.  Thus, it is clear that all LPAs will need to encourage further office 
development in their respective strategic centres in a highly proactive manner, if the 
needs set out in Tables 7.8a and 7.8b are to materialise. 

7.62 However, a number of local authorities across the Region, including those in the Black 
Country, have already begun work to overcome barriers to office development within 
and on the edge of their strategic centres and to provide a step change in office 
employment in these centres in the future.  Examples include the large-scale office 
sector development envisaged by Telford & Wrekin District Council, and the planned 
£70m regeneration programme in North Staffordshire (both of which have been 
referred to earlier in Section 5 of this main report). 

7.63 Tables 7.9a and 7.9b present the ‘Rest of District’ office employment and floorspace 
distributions - that is, the residual requirements for locations outside the network of 
strategic centres.  Thus, the ‘Rest of District’ office employment and floorspace 
requirements relate to smaller town centres not classified as ‘strategic’58 and to out-of-

                                                      
56 GHK, February 2005, Long Term Economic and Employment Strategy for the Black Country – Final Report. 
57 This scenario represents a vision-led approach for the Black Country which is assumed not to be replicable for the 

rest of the Region.   
58 Office employment/floorspace in the 25 Policy PA11 centres plus the Waterfront at Merry Hill is allocated from the 

district total and the residual is ‘rest-of-district’ office employment.  Thus in districts with no strategic centre the 
district total is equal to the rest-of-district total. 
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centre locations.  The proportion of the Region’s gain in office jobs which is projected 
to occur outside the network of strategic centres reduces to 56 per cent under 
Scenario 4, whereas such locations account for 64 per cent under the baseline 
forecast set out in Tables 7.8a and 7.8b. 

7.64 Compared to the baseline forecast, all of the alternative policy scenarios increase the 
share of new office jobs that will be located within the network of strategic centres, and 
each policy scenario thereby reduces the balance of jobs to be absorbed by smaller 
town centres and in out-of-centre locations.  Indeed, local authorities may seek to 
further enhance the proportion of office development accommodated in the strategic 
centres.  However, despite the introduction of the sequential approach to the choice of 
locations for office development, and despite the provisions of Policy PA11 of the RSS 
which states that the network of strategic centres will be the focus of large-scale office 
developments of 5,000 sq.m or more gross floorspace, it is clear that a substantial 
amount of office development will continue to occur in out-of-centre locations.   

7.65 In our assessment, the continuation of the flow of office investment in out-of-centre 
locations – albeit at a reduced overall level – is a reflection of three key factors, as 
follows: 

i) the fact that there exists a substantial stock of out-of-centre employment land  
allocations and existing employment area designations across the Region for 
which development plan policies encourage the full range of B1, B2 and B8 uses; 

ii) the fact that the General Permitted Development Order 2005 allows for a change of 
use of existing premises in out-of-centre locations from General Industry (B2) and 
Distribution (B8) uses to office use; 

iii) the fact that some of the strategic centres – even if expanded – will have insufficient 
capacity to accommodate the overall quantum of need which exists for the town 
centre uses identified in paragraph 1.8 of PPS6.  

7.66 In addition, continued pressure for out-of-centre office development is likely to arise as 
a result of: 

i) the apparent internal tension between Policies PA7 and PA11 of the RSS in that  
the supporting text for PA7 (paragraph 7.37) specifically identifies Regional 
Investment Sites/Premium Employment Sites in certain Hi-Tech Corridors and in 
certain Regeneration Zones as being locations where high quality development 
falling within Use Class B1 is to be encouraged – presumably including offices in 
Class B1a - whereas Policy PA11 envisages that the network of strategic town and 
city centres will be the focus for large scale office developments of 5,000 sq.m 
gross or more; and 

ii) the implicit acknowledgement of Advantage West Midlands that some of its key 
office based business sectors are likely to wish to locate in Hi–Tech Corridors, often 
in out-of-centre locations. 

7.67 In these latter respects, we consider that there is a need for the RPB to clarify its policy 
position with respect to office development through revision to Policies PA11 and PA7, 
and for Advantage West Midlands to assist the process by identifying those business 
sectors which it considers are vital to the Region’s future economic competitiveness, 
but which would find it most difficult to locate their office functions in town centres. 
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Table 7.8a Office Employment Gains from 2001 to 2021 in the Strategic Centres, under 
Baseline and Alternative Policy Scenarios 

Strategic Centre 
Baseline 
Forecast  Scenario 1 Scenario 2 Scenario 3 Scenario 4 Scenario 5

Birmingham 22,300 26,900 26,900 29,600 29,600 29,600

Burton-upon-Trent 900 1,000 900 1,000 1,000 1,000

Cannock 800 900 800 900 900 900

Coventry 6,800 8,000 8,000 8,600 8,600 8,600

Dudley 2,200 2,500 2,500 2,700 2,700 3,600

Hanley 800 1,000 1,000 1,100 1,100 1,100

Hereford 1,600 1,800 1,600 1,800 1,900 1,800

Kidderminster 1,700 1,800 1,700 1,800 1,800 1,800

Leamington Spa 2,500 2,900 2,500 2,900 2,900 2,900

Lichfield 1,900 2,000 1,900 2,000 2,000 2,000

Newcastle-under-Lyme 2,000 2,300 2,300 2,500 2,500 2,500

Nuneaton 900 1,100 900 1,100 1,100 1,100

Redditch 1,800 2,100 1,800 2,100 2,100 2,100

Rugby 800 1,000 800 1,000 1,000 1,000

Shrewsbury 900 1,100 900 1,100 1,200 1,100

Solihull 4,800 5,300 5,300 5,600 5,600 5,600

Stafford 1,900 2,200 1,900 2,200 2,200 2,200

Stratford-upon-Avon 1,200 1,300 1,200 1,300 1,300 1,300

Tamworth 900 1,100 900 1,100 1,100 1,100

Telford 4,100 4,600 4,100 4,600 4,800 4,600

Walsall 2,900 3,300 3,300 3,600 3,600 5,300

West Bromwich 1,700 1,900 1,900 2,100 2,100 3,500

Wolverhampton 2,600 3,300 3,300 3,600 3,600 7,100

Worcester 2,300 2,600 2,300 2,600 2,800 2,600

Sutton Coldfield 700 800 800 900 900 900

Merry Hill/Waterfront 3,400 3,800 3,800 4,000 4,000 5,300

 
Sub-Total for Strategic Centres 
(& Proportion of Regional Total) 

74,500
(36%)

86,500
(42%)

83,200
(40%)

91,500 
(44%) 

92,300
(44%)

100,500
(43%)

 
Remainder of Region (smaller town 
centres & out-of-centre locations) 133,400 121,400 124,700 116,400 115,600 133,200

 
Regional Total 207,900 207,900 207,900 207,900 207,900 233,700

Note: All of the figures in the table are rounded; hence there may be some slight discrepancies with totals. 
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Table 7.8b Gains in Occupied Office Floorspace from 2001 to 2021 in the Strategic Centres, 
under Baseline and Alternative Policy Scenarios (‘000 sq.m) 

Strategic Centre Baseline  Scenario 1 Scenario 2 Scenario 3 Scenario 4 Scenario 5

Birmingham 400 480 480 530 530 530

Burton-upon-Trent 20 20 20 20 20 20

Cannock 10 20 10 20 20 20

Coventry 120 140 140 160 160 160

Dudley 40 50 50 50 50 60

Hanley 10 20 20 20 20 20

Hereford 30 30 30 30 30 30

Kidderminster 30 30 30 30 30 30

Leamington Spa 40 50 40 50 50 50

Lichfield 30 40 30 40 40 40

Newcastle-under-Lyme 40 40 40 40 40 40

Nuneaton 20 20 20 20 20 20

Redditch 30 40 30 40 40 40

Rugby 20 20 20 20 20 20

Shrewsbury 20 20 20 20 20 20

Solihull 90 100 100 100 100 100

Stafford 30 40 30 40 40 40

Stratford-upon-Avon 20 20 20 20 20 20

Tamworth 20 20 20 20 20 20

Telford 70 80 70 80 90 80

Walsall 50 60 60 60 60 100

West Bromwich 30 30 30 40 40 60

Wolverhampton 50 60 60 60 60 130

Worcester 40 50 40 50 50 50

Sutton Coldfield 10 10 10 20 20 20

Merry Hill/Waterfront 60 70 70 70 70 100

 
Sub-Total for Strategic Centres 
(& Proportion of Regional Total)  

1,340
(36%)

1,560
(42%)

1,500
(40%)

1,650 
(44%) 

1,660
(44%)

1,810
(43%)

 
Remainder of Region (smaller town 
centres & out-of-centre locations) 2,400 2,190 2,240 2,090 2,080 2,400

 
Regional Total  3,740 3,740 3,740 3,740 3,740 4,210

Note: All of the figures in the table are rounded, hence there may be some slight discrepancies with totals. 
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Table 7.9a Office Employment Gains from 2001 to 2021 for the Rest of each District, under 
Baseline and Alternative Policy Scenarios  

Remainder of District Scenario 1 Scenario 2 Scenario 3 Scenario 4 Scenario 5 

Birmingham 17,400 17,400 16,300 16,100 16,300 

Burton-upon-Trent 3,400 3,500 3,300 3,300 3,300 

Cannock 2,000 2,100 1,900 1,900 1,900 

Coventry 7,000 7,000 6,700 6,600 6,700 

Dudley 9,100 9,100 8,700 8,700 14,200 

Hanley 3,700 3,700 3,600 3,600 3,600 

Hereford 2,900 3,100 2,800 2,800 2,800 

Kidderminster 1,500 1,600 1,400 1,400 1,400 

Leamington Spa 5,800 6,200 5,600 5,600 5,600 

Lichfield 3,200 3,400 3,000 3,000 3,000 

Newcastle-under-Lyme 1,500 1,500 1,400 1,400 1,400 

Nuneaton 1,200 1,300 1,100 1,100 1,100 

Redditch 1,100 1,300 1,000 1,000 1,000 

Rugby 1,900 2,000 1,800 1,800 1,800 

Shrewsbury 2,300 2,500 2,200 2,200 2,200 

Solihull 8,700 8,700 8,400 8,400 8,400 

Stafford 3,700 4,000 3,500 3,500 3,500 

Stratford-upon-Avon 5,400 5,600 5,200 5,200 5,200 

Tamworth 1,200 1,300 1,200 1,200 1,200 

Telford 5,000 5,500 4,800 4,800 4,800 

Walsall 3,900 3,900 3,700 3,700 6,700 

West Bromwich 4,500 4,500 4,300 4,300 8,600 

Wolverhampton 4,000 4,000 3,800 3,800 7,900 

Worcester 1,400 1,700 1,300 1,200 1,300 

South Shropshire 700 700 700 700 700 

Bromsgrove 700 700 700 700 700 

Oswestry 900 900 900 900 900 

Bridgnorth 1,200 1,200 1,200 1,200 1,200 

North Shropshire 1,400 1,400 1,400 1,400 1,400 

Staffordshire Moorlands 1,800 1,800 1,700 1,700 1,700 

North Warwickshire 2,000 2,000 2,000 1,900 2,000 

Malvern Hills 2,800 2,800 2,700 2,700 2,700 

South Staffordshire 2,900 2,900 2,800 2,800 2,800 

Wychavon 5,300 5,300 5,100 5,100 5,100 

 
Remainder of Region (smaller town 
centres & out-of-centre locations) 

121,400 
(58%) 

124,700 
(60%) 

116,400 
(56%) 

115,600 
(56%) 

133,200 
(57%) 

Regional Total  207,900 207,900 207,900 207,900 233,700 

Note: All of the figures in the table are rounded, hence there may be some slight discrepancies with totals, 
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Table 7.9b Gains in Occupied Office Floorspace from 2001 to 2021 in the Rest of Each 
District, under Baseline and Alternative Policy Scenarios (‘000 sq.m) 

Remainder of District  Scenario 1 Scenario 2 Scenario 3 Scenario 4 Scenario 5 

Birmingham 310 310 290 290 290 

Burton-upon-Trent 60 60 60 60 60 

Cannock 40 40 30 30 30 

Coventry 130 130 120 120 120 

Dudley 160 160 160 160 260 

Hanley 70 70 60 60 60 

Hereford 50 60 50 50 50 

Kidderminster 30 30 30 20 30 

Leamington Spa 100 110 100 100 100 

Lichfield 60 60 50 50 50 

Newcastle-under-Lyme 30 30 20 20 20 

Nuneaton 20 20 20 20 20 

Redditch 20 20 20 20 20 

Rugby 30 40 30 30 30 

Shrewsbury 40 40 40 40 40 

Solihull 160 160 150 150 150 

Stafford 70 70 60 60 60 

Stratford-upon-Avon 100 100 90 90 90 

Tamworth 20 20 20 20 20 

Telford 90 100 90 90 90 

Walsall 70 70 70 70 120 

West Bromwich 80 80 80 80 160 

Wolverhampton 70 70 70 70 140 

Worcester 20 30 20 20 20 

South Shropshire 10 10 10 10 10 

Bromsgrove 10 10 10 10 10 

Oswestry 20 20 20 20 20 

Bridgnorth 20 20 20 20 20 

North Shropshire 30 30 20 20 20 

Staffordshire Moorlands 30 30 30 30 30 

North Warwickshire 40 40 40 40 40 

Malvern Hills 50 50 50 50 50 

South Staffordshire 50 50 50 50 50 

Wychavon 90 90 90 90 90 

 
Remainder of Region (smaller town 
centres & out-of-centre Locations) 

2,190 
(58%) 

2,240 
(60%) 

2,090 
(56%) 

2,080 
(56%) 

2,400 
(57%) 

Regional Total  3,740 3,740 3,740 3,740 4,210 

Note: All of the figures in the table are rounded, hence there may be some slight discrepancies with totals 
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7.68 In Section 9 we advise that all planning applications for office developments of 5,000 
sq.m gross or more, which are not in accordance with an up-to-date development plan, 
and which are in out-of-centre locations, should be referred to the Regional Planning 
Body (RPB).  In addition, we consider that there is merit in the RPB setting a minimum 
target for the proportion of office development which is undertaken on sites located 
within and on the edge of the 25 PA11 centres plus the Waterfront at Merry Hill.  If 
monitoring shows that this minimum target is not being met, then the RPB’s stance in 
relation to those individual applications for office developments - which are located in 
out-of-centre locations and which are referred to the RPB because they exceed the 
floorspace threshold and are not in accordance with the development plan - will need 
to harden.  

7.69 Thus, with this background in mind, we turn to our evaluation of the alternative 
scenarios for distributing the Region’s overall quantum of need in the office sector from 
2001 to 2021.  

Evaluation of the Office Scenarios 

Policy Objectives and Policy Aims 

7.70 As in the retail sector, we have evaluated each of the five policy-based office 
scenarios, using the agreed evaluation matrix.  Thus, we have employed the same 
seven policy objectives and the same 16 policy aims as in the retail evaluation and 
again we score performance against each policy aim using the same three-point 
scoring system (1 ‘poor’; 2 ‘moderate’; and 3 ‘good’). 

Evaluation Findings 

7.71 As in the retail evaluation, each policy-based office scenario could achieve a maximum 
possible score of 48 in the matrix.  The full evaluation of the office scenarios is set out 
as Appendix 4 to this report.  Below, in Table 7.10, we summarise the findings from the 
evaluation, showing the overall score achieved by each scenario, as well as a 
summary of each scenario’s performance in relation to each policy objective in terms 
of good (‘G’), moderate (‘M’) or poor (‘P’). 

Table 7.10 Evaluation of Policy-based Office Scenarios Against National/Regional 
Policy Objectives 
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Baseline Forecast M M M M M M M 31 

Scenario 1 –  All Strategic Centres G M M M M P M 36 

Scenario 2 –  MUA Focus G P G G G M G 38 

Scenario 3 –  All Strategic Centres, but with even more 
focus in the MUAs G M G G G M G 40 

Scenario 4 –  All Strategic Centres, but with even more 
focus in the MUAs & in the Sub-Regional 
Foci Centres 

G M G G G G G 42 

Scenario 5 –  Black Country Focus G P M M M G M 35 
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7.72 The baseline forecast principally reflects a continuation of existing trends, albeit 
adjusted to reflect physical constraints and market opinion.  As such it scores least well 
in relation to agreed policy objectives, attaining an overall matrix score of just 31.  

7.73 All policy-based scenarios score better in the matrix vis-à-vis a continuation of historic 
trends.  However, Scenario 1 does not necessarily target the areas of greatest need, 
and Scenario 5 fails to achieve an optimum balance in the network of centres.   Hence, 
these two scenarios achieve overall matrix scores of 36 and 35, respectively. 

7.74 Scenarios 2, 3 and 4 achieve the highest evaluation ratings in the range 38 to 42 
points.  Scenario 2 scores well in relation to five of the seven policy objectives, but it 
scores badly in relation to the objectives for rural renaissance and only moderately in 
relation to objectives for social progress.  Scenario 3 scores well against five of the 
seven policy objectives, but only moderately in relation to rural renaissance and social 
progress.  Scenario 4 achieves the highest overall ranking in the evaluation matrix and 
would assist most in seeking to improve the balance of the network of strategic 
centres.  Moreover, Scenario 4 closely reflects the desire of the existing RSS to 
promote growth in the MUAs and in the Sub-Regional Foci Centres.  

Overall Summary of the Evaluation Process 
7.75 So far as the retail sector is concerned, there are six options for distributing identified 

needs which score well in relation to the agreed policy evaluation matrix; these options 
are as follows: 

 Option 3, which seeks to direct a higher proportion of retail growth to the 11 
strategic centres located within the MUAs; 

 Option 4, which seeks to direct a higher proportion of retail growth to those 
strategic centres that have the greatest physical capacity to absorb development; 

 Option 6a, which seeks to channel a higher proportion of retail growth to the Black 
Country centres of West Bromwich, Walsall and Wolverhampton; 

 Option 6b, which also seeks to channel a higher proportion of retail growth to the 
Black Country centres of West Bromwich, Walsall and Wolverhampton, but which 
also increases the overall amount of comparison goods expenditure of residents of 
the Black Country MUAs; 

 Option 7, which increases the comparison goods expenditure available to residents 
of all MUAs throughout the Region and which particularly benefits the 11 strategic 
centres located within the MUAs; and  

 Option 10, which increases the comparison goods market shares of the 11 MUA 
centres and the 5 Sub-Regional Foci Centres and which most closely matches the 
policy aspirations of the existing RSS.  

7.76 Each of these six options scores well in the policy evaluation matrix and the range in 
the ratings for these favoured options is very narrow, from 35 points for Options 6a, 6b 
and 7, to 39 points for Option 10.  Because the range in the evaluation scores is so 
narrow, we refrain from recommending an individual distribution of retail need in 
Section 8 and instead we report on the range of floorspace requirements associated 
with the six acceptable Options.  However, we can be clear that Options 2 
(polarisation), 5 (uplift for smaller centres) and 9 (focus on the Sub-Regional Foci 
Centres) perform poorly in the evaluation matrix and are not acceptable.  

7.77 So far as the office sector is concerned, there are three Scenarios for distributing 
identified needs which score well in relation to the agreed policy evaluation matrix; 
these Scenarios are as follows: 

 Scenario 2, which seeks to direct a higher proportion of office needs to the 11 
strategic centres located within the MUAs; 
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 Scenario 3, which seeks to direct a higher proportion of office needs to all of the 
PA11 strategic centres (and to the Waterfront at Merry Hill), but with a further 
emphasis on those strategic centres located within the MUAs; and  

 Scenario 4, which seeks to build on the objectives of Scenario 3 by encouraging 
more office development in all of the PA11 strategic centres, but with special 
emphasis not only on those centres located within the MUAs, but also on the five 
Sub-Regional Foci Centres. 

7.78 Each of these three scenarios scores well in the policy evaluation matrix and the range 
in the ratings for these favoured scenarios is very narrow, from 38 points for 
Scenario 2, to 42 points for Scenario 4.  Because the range in the evaluation scores is 
so narrow, we refrain from recommending an individual distribution of office need in 
Section 8 and instead we report on the range of floorspace requirements associated 
with the three acceptable Scenarios.  However, we can be clear that the Baseline 
Forecast for offices performs so poorly in the evaluation matrix that it is not acceptable. 
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8 RECOMMENDATIONS 

Introduction  
8.1 The prime purpose of this study, as set out in Section 1, is to assist the Regional 

Planning Body (RPB) to identify the centres in the Region where major new retail, 
leisure and office development should be focused in order to: 

 support urban regeneration; 

 achieve a balanced network; 

 minimise the risk of harm elsewhere;  

 assist vulnerable centres; and  

 support the sustainability agenda. 

8.2 In addition, we are required to indicate where significant development would not be 
appropriate and to build on the work of the Study of Black Country Centres in 
identifying the future role of Brierley Hill/Merry Hill. 

8.3 In seeking to fulfill these requirements, we have sought to: 

 set out the relevant policy and socio-economic contexts (Sections 2 and 3); 

 summarise the market context in the retail, office and leisure sectors (Section 4); 

 define the existing retail and office hierarchies for the Region’s network of strategic 
centres (first half of Section 5);  

 provide a qualitative appraisal of each of the strategic centres against key 
indicators of vitality and viability and in terms of physical constraints and market 
outlook (second half of Section 5);  

 quantify the need for comparison retail development and for office development 
and the projected scale of growth in expenditure on leisure services (Section 6);  

 identify the appropriate future role for Brierley Hill/Merry Hill (first part of Section 7); 
and to  

 prepare and evaluate options for meeting the retail and office needs we have 
identified, using a matrix of policy aims and objectives agreed with the Steering 
Group (Section 7); 

8.4 In this penultimate section of our report we draw on the findings of all of these work 
streams and put forward our recommendations to the RPB in relation to:  

i) the range in the need for comparison goods retail sales floorspace for each 
strategic centre in the period up to 2021 arising from the six distribution options 
that score well in the policy evaluation matrix – that is, Options 3, 4, 6a, 6b, 7 and 
10; 

ii) the range of office floorspace requirements in the period up to 2021 for each of the 
strategic centres which arise from the three distribution options that score well in 
the policy evaluation matrix – that is, Scenarios 2, 3 and 4; and 

iii) the priority locations for cinema developments. 

8.5 We also highlight implications for implementation, focusing on the broad physical 
capacity issues that will need to be addressed if retail and office development within 
the indicative ranges is to be achieved on sites located within and on the edge of the 
strategic centres. 
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The Distribution of Retail and Office Needs Across the Network 
of Strategic Centres 

Introduction  

8.6 Table 8.1 sets out our recommendations in relation to the range of comparison goods 
sales floorspace requirements for each of the Region’s 25 Policy PA11 centres, plus 
Greater Merry Hill, under the six Options for distributing retail need that perform best in 
relation to the policy evaluation matrix, drawing on the detailed data set out in 
Appendix 2.  Table 8.1 also sets out our recommendations in relation to the range of 
office floorspace requirements for each of the centres under the three office scenarios 
that perform best in relation to the policy evaluation matrix.  The final part of Table 8.1 
sets out our summary of physical constraints in each centre and the implications for 
implementation.  The order of the strategic centres in Table 8.1 reflects the retail 
hierarchy set out in Table 5.2, rather than the office hierarchy set out in Table 5.3. 

Retail Sector 

8.7 For the retail sector, there are four columns of sales floorspace figures all of which are 
drawn from Appendix 2, as follows: 

i) the minimum requirement, which is the lowest of the RPG ‘low’  figures for the six 
acceptable distribution options; 

ii) the maximum requirement, which is the highest of the ONS ‘high’  figures for the 
six acceptable distribution options; 

iii) the lowest of the six mid-point figures for the six acceptable distribution options; and  

iv) the highest of the six mid-point figures for the six acceptable distribution options. 

8.8 Thus, for Birmingham city centre, for example, the lowest figure for comparison goods 
need of 57,000 sq.m sales area is the RPG ‘low’ figure for Option 6a; the highest figure 
of 140,000 sq.m sales area is the ONS ‘high’ figure for Option 4; and the mid-point 
range is from the 91,000 sq.m sales area figure under Option 6a, to the 130,000 sq.m 
sales area figure under Option 7.  These sales areas needs are before allowance for 
commitments, which are detailed in Appendix 7, and they can be translated into gross 
floorspace figures through the application of a net to gross ratio of around 70 per cent 
(for example, a sales area of 100,000 sq.m equates to a gross floorspace of around 
143,000 sq.m). 

8.9 As a consequence, Table 8.1 provides both the widest range for each centre in relation 
to retail need in the period up to 2021 and also a more narrow range based on mid-
point assumptions for each of the six acceptable distribution options.  The mid-point 
ranges reduce the effect of the extremes in relation to data inputs. 

8.10 If we focus on the mid-point ranges, there is a clear relationship between quantum of 
retail need and the five levels identified for the network of strategic centres, as set out 
in Table 5.2.  Thus, for Birmingham city centre the mid-point range is between 91,000 
sq.m sales area and 130,000 sq.m sales area, a quantum of need which reflects its 
status as the regional centre and the aspirations of the RSS in relation to its role as a 
World City (Policy PA12).  For the second tier centres the mid-point range is typically 
between a low of 30,000 sq.m sales area, and a high of 50,000 sq.m sales area.  For 
the third tier centres the mid-point range is from a low of 11,000 sq.m sales area for 
Leamington Spa to a high of 33,000 sq.m sales area for Solihull.  For the fourth tier 
centres the range is from a low of 6,000 sq.m sales area in Stratford-upon-Avon to 
19,000 sq.m sales area in Sutton Coldfield.  For the fifth tier centres the range is from a 
low of 5,000 sq.m sales area in Lichfield to a high of 20,000 sq.m sales area in West 
Bromwich, the latter being significantly greater than the levels of need identified in the 
other fifth tier centres so as to reflect, in part, the ambitions of the Black Country Study.   
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Table 8.1 Recommendations for the Distribution of Retail and Office Needs Across the Network of Strategic Centres 

 RETAIL SECTOR OFFICE SECTOR 

 

Range of Comparison Floorspace Requirements  
Arising by 2021 Under the Six Distribution Options  

that Perform Best in the Evaluation Matrix    
(Options 3, 4, 6a, 6b, 7 & 10) 

Range of Office Floorspace 
Requirements Arising by 2021 
under the Three Distribution 

Scenarios that Perform Best in 
the Evaluation Matrix  
(Scenarios 2, 3 and 4) 

 

Minimum 
Requirement 

Maximum 
Requirement 

Low   
Mid-point 

Requirement 

High  
Mid-point 

Requirement 
Minimum 

Requirement 
Maximum 

Requirement 

PHYSICAL CAPACITY & IMPLEMENTATION IMPLICATIONS 

Strategic Centre ’000 sq.m 
sales areas 

’000 sq.m 
sales areas 

’000 sq.m 
sales areas 

’000 sq.m 
sales areas ’000 sq.m ’000 sq.m Classif-

ication± 
Summary of Physical Capacity Issues, and Implementation Implications (actions required to 
overcome constraints) 

Birmingham 57 140 91 130 480 530 2    
L, I 

Some supply side constraints due to multiple ownership and current planning 
constraints.  However development sites do exist in the centre, which could be 
expanded beyond the Queensway ring road. 

Greater Merry Hill 22 51 34 50 70 70 2   
I 

Scope exists for substantial retail and office development adjacent to Merry 
Hill/Waterfront.  Accessibility improvements will be required. 

Coventry 24 53 36 51 140 160 2   
I 

A number of sites exist within/adjacent to the centre for retail/office development, 
including the substantial Phoenix Area.  Downgrading of the ring road and car parking 
improvements will be required. 

Hanley 20 47 32 44 20 20 2    
L 

Significant opportunities for retail/office development exist within/adjacent to the centre.  
Land assembly will be required due to the piecemeal nature of the sites. 

Wolverhampton 20 43 30 43 60 60 3    
L, I, C 

The centre is constrained by conservation areas to the north and east, and by 
infrastructure constraints.  However there is potential to expand the centre to the south 
and west.  This will require property acquisition, accessibility improvements, and 
improved car parking. 

Solihull 16 36 25 33 100 100 3    
P, I, C 

A conservation area runs east-west through the centre, and there is also a shortage of 
readily developable sites.  However there may be some long-term expansion potential 
to the north of the centre, where office development has already breached the ring road. 

Worcester 14 34 22 27 40 50 2    
I, C 

Whilst large areas of the centre are protected by conservation designations, and the 
centre is also constrained by the River Severn and the dual carriageway, fringe sites 
between the town centre and the railway station offer significant redevelopment 
potential. 
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 RETAIL SECTOR OFFICE SECTOR 

 

Range of Comparison Floorspace Requirements  
Arising by 2021 Under the Six Distribution Options  

that Perform Best in the Evaluation Matrix    
(Options 3, 4, 6a, 6b, 7 & 10) 

Range of Office Floorspace 
Requirements Arising by 2021 
under the Three Distribution 

Scenarios that Perform Best in 
the Evaluation Matrix  
(Scenarios 2, 3 and 4) 

 

Minimum 
Requirement 

Maximum 
Requirement 

Low   
Mid-point 

Requirement 

High  
Mid-point 

Requirement 
Minimum 

Requirement 
Maximum 

Requirement 

PHYSICAL CAPACITY & IMPLEMENTATION IMPLICATIONS 

Strategic Centre ’000 sq.m 
sales areas 

’000 sq.m 
sales areas 

’000 sq.m 
sales areas 

’000 sq.m 
sales areas ’000 sq.m ’000 sq.m Classif-

ication± 
Summary of Physical Capacity Issues, and Implementation Implications (actions required to 
overcome constraints) 

Shrewsbury 10 30 16 26 20 20 4    
L, P, I, C 

The entire centre lies within a conservation area and its character is a key constraint to 
intensification.  Physical expansion is also difficult due to the presence of the River 
Loop and its flood plain.  There is thus a severe lack of land availability. 

Walsall* 14 32 21 32 60 60 2   
L, I 

Scope for significant quanta of retail and office development in the town centre, 
particularly in the south east around Digbeth/Lower Hall Lane/Old Square.  Walsall town 
centre also has considerable capacity for office development around its northern side, 
along the route of the ring road.  Land assembly and physical remodelling will be 
required, as well as accessibility improvements to the town centre. 

Telford 12 27 18 23 70 90 2    
I 

Plenty of opportunities for intensification exist within the centre.  Various accessibility 
improvements will be required, and the image of Telford will have to be significantly 
enhanced to attract investor interest. 

Hereford* 11 27 17 22 30 30 2    
I 

Numerous small-scale development opportunities exist within/adjacent to the city 
centre, particularly the west, south west and north.  The ring road provides the main 
constraint to town centre expansion; accessibility improvements will thus be required. 

Burton-upon-
Trent 10 25 16 19 20 20 2    

L 
The centre is relatively unconstrained physically and a number of 'opportunity sites' 
exist.  Land assembly will be required. 

Leamington 
Spa* 6 22 11 19 40 50 4    

P, I, C 

Most of the town centre lies within a conservation area and many of the buildings are 
listed, which severely restricts intensification, expansion and redevelopment 
opportunities.  Some sites offer redevelopment potential in the centre, although 
opportunity sites in Old Town probably represent the best option to expand Leamington 
town centre's retail/office offer. 

Stafford 8 17 12 16 30 40 3   
I, C 

Main constraints are the ring road, the River Sow, and conservation areas.  However 
the Council has identified a number of sites with redevelopment potential. 
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 RETAIL SECTOR OFFICE SECTOR 

 

Range of Comparison Floorspace Requirements  
Arising by 2021 Under the Six Distribution Options  

that Perform Best in the Evaluation Matrix    
(Options 3, 4, 6a, 6b, 7 & 10) 

Range of Office Floorspace 
Requirements Arising by 2021 
under the Three Distribution 

Scenarios that Perform Best in 
the Evaluation Matrix  
(Scenarios 2, 3 and 4) 

 

Minimum 
Requirement 

Maximum 
Requirement 

Low   
Mid-point 

Requirement 

High  
Mid-point 

Requirement 
Minimum 

Requirement 
Maximum 

Requirement 

PHYSICAL CAPACITY & IMPLEMENTATION IMPLICATIONS 

Strategic Centre ’000 sq.m 
sales areas 

’000 sq.m 
sales areas 

’000 sq.m 
sales areas 

’000 sq.m 
sales areas ’000 sq.m ’000 sq.m Classif-

ication± 
Summary of Physical Capacity Issues, and Implementation Implications (actions required to 
overcome constraints) 

Redditch* 8 17 12 16 30 40 2    
I 

There are potential development opportunities between the ring road and the existing 
town centre core.  Accessibility improvements would be welcome. 

Sutton Coldfield 8 19 12 17 10 20 3    
P, I The centre is constrained by the ring road, rail embankment and steeply sloping land. 

Kidderminster 7 14 10 13 30 30 2    
I 

Capacity exists for significant retail and office development within the current boundary 
(large scale car parks and some vacant large buildings).  Implementation of various 
planned transport accessibility improvements would make Kidderminster more attractive 
to investors. 

Stratford-upon-
Avon* 4 13 6 12 20 20 5    

L, P, I, C 

Tight restrictions to maintain the existing townscape character mean that significant 
levels of retail/office development in the centre will be difficult to achieve.  Expansion of 
the centre is also very difficult due to the presence of protected Open Land, and 
residential areas, although some physical capacity exists for retail and office 
development in edge-of centre locations to the west and north of the centre. 

Tamworth* 7 14 10 13 20 20 3    
L, P, I ,C 

The centre is constrained by the River Anker, its flood plain, the ring road, residential 
areas and conservation areas. 

Nuneaton 6 13 10 13 20 20 2    
I, C 

The conservation area and stringent policies on design present the main constraint to 
development, although they are unlikely to preclude development of a number of 
opportunities identified by the Nuneaton & Bedworth Masterplan.  A number of 
infrastructure facilities would benefit from improvement including the bus station and car 
parking. 

Rugby* 5 15 8 11 20 20 3    
P, I, C 

Expansion of the centre is restricted by Corporation Street in the west and by strict 
controls due to the centre's conservation area status.  There are, however, some 
redevelopment opportunities, the attractiveness of which will be significantly enhanced 
by the implementation of planned transport/infrastructure schemes. 
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 RETAIL SECTOR OFFICE SECTOR 

 

Range of Comparison Floorspace Requirements  
Arising by 2021 Under the Six Distribution Options  

that Perform Best in the Evaluation Matrix    
(Options 3, 4, 6a, 6b, 7 & 10) 

Range of Office Floorspace 
Requirements Arising by 2021 
under the Three Distribution 

Scenarios that Perform Best in 
the Evaluation Matrix  
(Scenarios 2, 3 and 4) 

 

Minimum 
Requirement 

Maximum 
Requirement 

Low   
Mid-point 

Requirement 

High  
Mid-point 

Requirement 
Minimum 

Requirement 
Maximum 

Requirement 

PHYSICAL CAPACITY & IMPLEMENTATION IMPLICATIONS 

Strategic Centre ’000 sq.m 
sales areas 

’000 sq.m 
sales areas 

’000 sq.m 
sales areas 

’000 sq.m 
sales areas ’000 sq.m ’000 sq.m Classif-

ication± 
Summary of Physical Capacity Issues, and Implementation Implications (actions required to 
overcome constraints) 

Newcastle-
under-Lyme 5 12 7 11 40 40 3    

P, I, C 

The town centre area - much of which is a conservation area - is relatively small, and 
contains few development opportunities.  Furthermore, the tightly defined dual 
carriageway ring road forms a barrier to expansion of the centre for retail/office 
development, and we are not aware of any proposals to overcome these constraints. 

Cannock 5 11 8 11 10 20 3    
L, P, I ,C 

Opportunities for development in the short-term exist, although they require site 
assembly.  Longer-term expansion for major retail/office development is restricted by 
the dual carriageway and the presence of residential areas adjacent to the centre. 

West Bromwich* 5 20 8 20 30 40 3    
L, I 

The centre is currently constrained by the Ringway.  However its realignment - which 
will permit development of the large physical opportunities that exist to the north – will 
be provided as part of the recently approved Ringway/Expressway (Tesco) 
development which is due to commence in spring 2007.  Realignment of the Ringway 
will be a major project, with significant cost implications.  Relocation of a school, and 
acquisition/relocation of other interests, will also be required.  The Council has indicated 
that routes which could provide a southern bypass will be examined in order to enable a 
further expansion of the town centre. 

Dudley 4 11 7 10 50 50 4    
P, I 

Accessibility to the town centre is a problem.  There is little capacity for new office/retail 
development within the town centre core, although some potential exists for retail/office 
development at Flood Street/King Street, which would be made more attractive if the 
Council's proposed improvements to the road network were implemented.  Land 
assembly will be required. 

Lichfield* 3 9 5 7 30 40 4    
P, C 

Constraints exist including the green belt to the west, the railway line to the south east 
and the cathedral to the north.  However, these constraints are not so tight that they 
would prevent significant expansion of the centre in some directions. 
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 RETAIL SECTOR OFFICE SECTOR 

 

Range of Comparison Floorspace Requirements  
Arising by 2021 Under the Six Distribution Options  

that Perform Best in the Evaluation Matrix    
(Options 3, 4, 6a, 6b, 7 & 10) 

Range of Office Floorspace 
Requirements Arising by 2021 
under the Three Distribution 

Scenarios that Perform Best in 
the Evaluation Matrix  
(Scenarios 2, 3 and 4) 

 

Minimum 
Requirement 

Maximum 
Requirement 

Low   
Mid-point 

Requirement 

High  
Mid-point 

Requirement 
Minimum 

Requirement 
Maximum 

Requirement 

PHYSICAL CAPACITY & IMPLEMENTATION IMPLICATIONS 

Strategic Centre ’000 sq.m 
sales areas 

’000 sq.m 
sales areas 

’000 sq.m 
sales areas 

’000 sq.m 
sales areas ’000 sq.m ’000 sq.m Classif-

ication± 
Summary of Physical Capacity Issues, and Implementation Implications (actions required to 
overcome constraints) 

All strategic 
centres 325 715 505 674 1,490 1,660     

Other locations 
in the region 79 141 125 163 2,240 2,080    

Total for 
Region  404 856 630 837 3,740 3,740     

* Indicates centres that are priority locations for additional cinema provision 
 
± Key to Overall Physical Capacity         Key to Physical Capacity Constraints 
1: Relatively straightforward; no significant constraints       L:  Land ownership  
2: Some limited constraints, but not of a degree that will rule out physical expansion      P: Physical/topographical  
3: Significant constraints; not insurmountable, but will require substantial joint public/private action &/or remodeling of the centre  I:   Infrastructure 
4: Very difficult – substantial constraints, which are very difficult to overcome      C: Conservation 
5: Extremely difficult - substantial constraints, which are extremely difficult to overcome            
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Office Sector 

8.11 So far as the office sector is concerned, the ranges in floorspace requirements for each 
centre, as put forward in Table 8.1, tend to be narrower than in the retail sector and 
they should not be regarded as being prescriptive limits, particularly at the top end of 
the range given the Region’s disappointing recent performance in seeking to channel 
office investment into strategic centres; only the overall regional requirement of 3.74 
million sq.m in the period up to 2021 is to be regarded as being fixed.  We consider 
that all of the strategic centres must make some provision for new office floorspace. 

Priorities for Leisure Development 
8.12 We have noted in Section 6 that the methodological approach to the assessment of 

quantitative need in the leisure sector is less well developed than in the retail and 
office sectors; this is probably a reflection of the fact that property development in the 
commercial leisure sector has historically been very market led, and it is only recently 
that leisure development has been brought into the range of uses covered by the 
sequential approach. 

8.13 We have also emphasised that 61 per cent of expenditure on leisure services is 
accounted for by restaurants, cafés and bars, which generally represent small scale 
planning units.  In contrast, larger scale leisure developments such as cinemas, bingo 
halls and casinos account for very small fractions of leisure spending - at 0.7 per cent, 
0.5 per cent and 1.3 per cent respectively. 

8.14 As a consequence, it has not been possible to provide a detailed commercial leisure 
strategy for the Region within the scope and resources of this study.  Similarly, we 
have considered it to be inappropriate to seek to identify specific ranges of commercial 
leisure floorspace requirements for individual centres.   

8.15 Nevertheless, it is possible to establish investment priorities for various leisure sub-
sectors, such as cinemas.  For other leisure sub-sectors, such as food and drink, we 
have not identified priority locations for investment; instead, we refer the reader to our 
qualitative assessments of each of the strategic centres, as set out in Technical 
Paper 4, which includes our initial assessment of qualitative gaps in the existing food 
and drink offers.  We consider that individual LPAs would be better placed to identify 
more detailed commercial leisure strategies for their respective centres. 

Cinemas 

8.16 We have identified scope for around 60 additional multiplex cinema screens in the 
Region by 2021, and 26 additional independent cinema screens.  On the basis of our 
analysis of current provision (as detailed in Technical Papers 3 and 4, and in Appendix 
9 of this report), the priorities for further cinema provision are considered to be as set 
out in Table 8.2. 

Table 8.2 Priorities for Additional Cinema Screens 

Metropolitan Areas Non-Metropolitan Areas 

 Walsall 

 West Bromwich 

 Hereford 

 Leamington Spa 

 Lichfield 

 Redditch 

 Rugby 

 Stratford-upon-Avon 

 Tamworth 
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8.17 In the non-metropolitan areas, Table 1 of Appendix 9 reveals that Tamworth is the top 
priority location for further investment in cinema provision; this is based on a 
comparison of the actual population within Tamworth town centre’s 25-minute drive-
time catchment - of 567,200 persons - and the theoretical population required to 
support the current provision of 15 screens within Tamworth’s 25-minute drive-time – of 
just 300,000 persons (at 20,000 persons per screen) – so that there is a surplus in the 
Tamworth catchment of 267,200 persons.  Hereford is also a high priority location for 
additional cinema screen provision since it is currently served by only one screen 
within its 25-minute drive-time catchment.  However, the difference between Hereford 
town centre’s actual catchment population of 122,000 persons, and the theoretical 
requirement for just one screen of 20,000 persons, is 102,000 persons, which is 
substantially less, in absolute terms, than the surplus in Tamworth.   

8.18 Each of the five further cinema investment priorities in the non-metropolitan area – 
Leamington Spa, Stratford-upon-Avon, Lichfield, Rugby and Redditch - have surplus 
populations, in relation to theoretical requirements for existing cinema provision, in the 
range 83,000 persons to 129,000 persons.  It should be noted, however, that there 
appears to be over-provision of cinemas in parts of the Region’s non-metropolitan 
areas – particularly in the catchments of Worcester, Shrewsbury, Kidderminster and 
Nuneaton. 

8.19 Thus, whilst there is an aspiration for a further multiplex cinema in Kidderminster town 
centre, our analysis reveals that there are already four multiplexes located within its 
25-minute drive-time catchment, which means that the Kidderminster catchment area 
is already comparatively well served by cinemas.  In our assessment, therefore, 
Kidderminster is not a priority location for additional cinema screen provision. 

8.20 In the metropolitan areas, the two priorities for further cinema provision – as revealed 
by Table 2 of Appendix 9 - are Walsall and West Bromwich, both of which have surplus 
populations in relation to current cinema provision of around 110,000 persons.  It 
should be noted, however, that in the metropolitan areas we have reduced the relevant 
catchments to just 15-minutes drive-time.  

Casinos 

8.21 The West Midlands appears to be reasonably well-served by existing casinos, with the 
average number of persons per casino being slightly below the national average.  
Indeed, the drive-time analysis set out in Appendix 5 allows us to estimate that only 
around 11 per cent of the Region’s population is not within a 30-minute drive-time of a 
casino.  These persons are resident in the largely rural catchments of Hereford, 
Shrewsbury, Stratford-upon-Avon and Worcester.  The centres of the Region which 
have the highest 30-minute catchment population per casino – that is those least well 
provided for by current casino provision - are Redditch, Tamworth, Rugby, Coventry, 
Nuneaton and Kidderminster. 

8.22 The Gambling Act 2005 allows for three categories of new casino.  There will be one 
‘regional’ casino along with eight ‘large’ casinos and a further eight ‘small’ casinos, the 
specifications for which are set out earlier in our report in Table 4.4. 

8.23 The Casino Advisory Panel has invited local authorities to submit formal proposals for 
new generation casinos, and it has set a deadline of 31 March 2006 for the submission 
of bids.  The Government has asked the Panel to seek to ensure that the ‘regional’ 
casino is located where it will have a beneficial social impact and that it is located in an 
area in need of regeneration.  The Panel will also decide on the location of the eight 
‘large’ and eight ‘small’ casinos permitted under the Gambling Act. 

8.24 We understand that only 14 councils have expressed interest in the two smaller 
categories of casino, compared to some 47 for the single ‘regional’ casino.  Bids for the 
‘regional’ casino will thus be highly competitive.   
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8.25 A number of schemes in the West Midlands have been proposed or are emerging.  At 
this early stage, however, the effects of the new type of casino for the social inclusion 
agenda are uncertain.  We therefore consider that there is currently insufficient 
evidence available to enable us to reach conclusions regarding the suitability or 
otherwise of potential locations for a ‘regional’ casino within the West Midlands Region, 
or indeed regarding potential locations for ‘large’ or ‘small’ casinos. 

8.26 Notwithstanding these comments, if it is decided that the West Midlands Region should 
bid for the ‘regional’ casino, then we consider that the chosen site should be in a highly 
accessible location and that it should be suitable for a substantial amount of mixed-use 
development so as to enable provision for all of the ancillary facilities expected to be 
associated with the regional casino, including provision for hotels, conference facilities, 
live entertainment facilities, restaurants, bars and so on. 

8.27 The new generation of ‘small’ and ‘large’ casinos will also have a substantial 
competitive advantage over existing casinos because of their higher specifications 
(see Table 4.4).  As a consequence, it is likely that they will cause cannibalisation 
amongst existing operators.  It is possible, however, that a new generation casino – 
particularly in the ‘small’ category – may represent an upgrade of an existing facility.  

Constrained Centres 
8.28 Our recommendations in respect of the distribution of the Region’s needs in the retail 

and office sectors, as set out in Table 8.1, require all of the 25 centres in the PA11 
network – together with Brierley Hill/Merry Hill – to provide for appropriate levels of new 
development in both sectors.  None of the strategic centres can ‘opt out’ of making 
such provision.  We recognise, however, that some of the Region’s strategic centres 
face substantial physical and environmental constraints; these constraints have been 
reflected, to some extent, in our methodology for distributing the overall quantum of 
retail need we have identified and in our distribution of the overall quantum of office 
need (through the red, amber, green system described in Section 5 and summarised in 
Table 5.5).  We must emphasise, however, that some of the distributions of retail and 
office need make greater allowance for constraints – such as retail distribution Option 4 
and office distribution Scenario 2 – than others; hence the range in floorspace 
guidelines for the constrained centres.   

8.29 Bearing these points in mind, we refer to our earlier conclusion that the most heavily 
constrained centres (in physical and environmental terms) are Stratford-upon-Avon, 
Leamington Spa and Shrewsbury.  Dudley town centre is also heavily constrained; 
whilst the Flood Street area adjacent to Dudley town centre offers potential for some 
retail and office development, there are no other opportunities for development of any 
material scale within or adjacent to the town centre.  The historic centre of Lichfield 
also faces conservation area, green belt and railway line constraints.  However, these 
constraints are not so tight that they would prevent significant expansion in some 
directions without the need to redevelop historic buildings; hence, the conclusion that 
Lichfield is not quite as constrained as the four aforementioned centres. 

8.30 Thus, there are five centres which are given a Category 4 or Category 5 rating in the 
penultimate column of Table 8.1, for which constraints are ‘very difficult’ or ‘extremely 
difficult’ .  Stratford-upon-Avon is the most constrained of the strategic centres and it is 
the only centre with a Category 5 rating.  Of the four Category 4 centres, Leamington 
Spa is the most constrained, followed by Shrewsbury, then Dudley and then Lichfield. 

8.31 For each of these five constrained centres there will be requirements for both retail and 
office needs, reflecting their status as strategic centres.  The sequential approach 
dictates that sites within and on the edge of these centres will be preferable to out-of-
centre development and there must be a proactive approach in seeking to maximise 
the potential of sequentially preferable opportunities.  However, if sites cannot be 
found within and on the edge of these constrained centres, which are suitable, viable 
and available for retail and office development, then there may be need to widen the 
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area of search for sites so as to include out-of-centre locations elsewhere within the 
urban areas of these towns, in locations which are well served by public transport. 

Delivery Implications 
8.32 Table 8.1 confirms that the network of PA11 centres plus Brierley Hill/Merry Hill will 

need to provide for substantial volumes of retail and office development if the Region’s 
needs up 2021 are to be met.  In the retail sector the range in mid-point requirements 
is from 505,000 sq.m sales area (Option 6a) to 674,000 sq.m sales area (Option 7).  In 
contrast, commitments for comparison retailing total approximately 203,000 sq.m sales 
area.  Thus, the residual requirement for comparison goods floorspace – for the mid-
point projections – ranges from 302,000 sq.m sales area to 471,000 sq.m sales area, 
which would equate to a range of around 430,000 sq.m gross to 670,000 sq.m gross.  
Indeed, the Region’s minimum aggregate requirement for comparison retail floorspace 
amounts to 325,000 sq.m sales area.  Thus, even in the unlikely event that all 
commitments are implemented, the minimum residual requirement is for 122,000 sq.m 
sales area (325,000 sq.m sales area need minus 203,000 sq.m sales area for 
commitments), which would equate to a gross floorspace of approximately 174,000 
sq.m. 

8.33 Similarly, in the office sector the minimum aggregate need to be met in the strategic 
centres amounts to approximately 1.5 million sq.m, which compares to an aggregate 
level of commitments of just 0.26 million sq.m.  Furthermore, the strategic centres must 
also provide for the other town centre uses identified in paragraph 1.8 of PPS6, 
including facilities for leisure, entertainment, arts, cultural and tourism activities.  

8.34 Thus, in order to accommodate such quanta of development, PPS6 envisages that 
local authorities will need to take a highly proactive approach to promoting growth and 
managing change.  The authorities will need to employ positive tools in seeking to 
make the best use of existing land and buildings, whilst accepting the inevitable 
requirement for the geographical expansion of many of the centres; these tools will 
include area action plans, compulsory purchase orders and strategies to address 
issues relating to transport, crime prevention, urban design and other planning issues.   

8.35 We have found that the strategic centres in the West Midlands face a range of 
constraints – some of the centres are tightly defined by ring roads or rivers, some are 
very sensitive from an environmental perspective and some are in need of substantial 
remodeling and accessibility improvements if they are to meet the needs of their 
catchment areas.  Thus, in the final two columns of Table 8.1, we summarise these 
physical constraints using a five-point scale, and we outline, in broad terms, the main 
strategic actions that will have to be implemented to overcome them59.   

8.36 It is noteworthy that eight of the 16 centres which are targeted to receive  the greatest 
market share uplifts under the best-performing retail distribution Options have an 
overall physical capacity rating of ‘2’ (some limited constraints, but not of a degree that 
will rule out physical expansion), and six of the remaining eight have a rating of ‘3’ 
(significant constraints, but not insurmountable although substantial joint public/private 
action and/or remodelling of the centres would be required).  The same is true for the 
office sector, with only a minority of the centres that are identified for above-trend 
growth in the three best-performing office distribution Scenarios rated as ‘difficult’ in 
terms of their ability to accommodate material levels of office development (see Table 
5.5). 

                                                      
59 It is worth noting that even where the development of sites is considered to be ‘relatively straightforward’, in town 

centre locations there may still be a number of constraints including contamination, land ownership, site assembly, 
infrastructure, flood risk and so on, which although not usually serious will have to be addressed as part of the 
regeneration process.  The rating 1 to 5 is therefore provided to illustrate the relative difficulty of developing sites in 
individual centres. 
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8.37 Thus, for those centres given a capacity rating of 1, 2 or 3, we do not foresee any 
reason why, in physical terms at least, the scale of retail and office requirements set 
out in Table 8.1, cannot be accommodated within or on the edge of the existing or 
expanded centre, subject to intervention to achieve the land assembly, infrastructure 
and other actions necessary to overcome the physical capacity constraints which are 
deemed not to be insurmountable.  The LDF preparation process will play an important 
role in testing the potential options for accommodating retail and office development 
within town centre or edge-of-centre locations. 

8.38 We have already identified the five strategic centres which are most constrained from a 
physical and environmental perspective and for which the needs identified in Table 8.1 
may be difficult to achieve.  There are other centres, however, for which the main 
constraints will relate to market failure and this applies, in particular, to the Black 
Country centres of West Bromwich and Walsall.  In these centres there will be a major 
role for the Black Country Consortium, the urban regeneration companies and the local 
authorities in seeking to stimulate occupier demand and remove supply-side 
constraints. 

In-Centre Versus Out-of-Centre Office Development 
8.39 In Section 2 we noted that there has been a substantial shift in policy emphasis since 

the mid 1990s in seeking to promote the vitality and viability of town centres.  In the 
retail sector it would seem that there has been a substantial reduction in the flow of 
new planning consents for development in out-of-centre locations.  However, in 
paragraphs 4.22 to 4.24 we have emphasised that planning policy appears to have had 
relatively little impact, to date, on the choice of locations for office development.  
Indeed, in West Midlands we have noted that only 31 per cent of office floorspace 
completed in the last three years has been in town centre locations and that only 28 
per cent of office floorspace which is under construction, or with planning permission, 
is located in town centres.  

8.40 Moreover, for the reasons set out in paragraphs 7.64 to 7.68, we envisage that there 
will continue to be a flow of office investment in out-of-centre locations in the West 
Midlands.  Nevertheless, our preferred distribution Scenarios would result in a 
substantial uplift in the share of office needs which is met on sites located within and 
on the edge of the PA11 strategic centres and at the Waterfront/Merry Hill.   Indeed, 
the preferred Scenarios would involve between 40 per cent and 44 per cent of the 
Region’s office needs being met by the network of strategic centres – which compares 
to just 31 per cent of completions in recent years in all of the Region’s town centres.   

8.41 We regard the 44 per cent share achieved by the strategic centres in aggregate, under 
the favoured Scenario 4 distribution of office need, to be challenging.  However, in 
order to improve the application of the sequential approach in the office sector, we 
consider – for the reasons set out in paragraph 7.66 – that there is a need for the RPB 
to revise Policies PA11 and PA7 of the RSS so as to reduce the internal tension that 
exists between them.  Advantage West Midlands should assist the process by 
identifying those business sectors which it considers are vital to the Region’s future 
economic competitiveness, but which would find it most difficult to locate their office 
functions in town centres. 

8.42 Moreover, we recommend that the RPB sets a minimum target for the proportion of 
office development which is undertaken on sites located within and on the edge of the 
network of PA11 centres and at the Waterfront at Merry Hill.  If monitoring shows that 
this minimum target is not being met, then the RPB’s stance in relation to those 
individual applications for office developments - which are located in out-of-centre 
locations and which are referred to the RPB because they exceed the floorspace 
threshold and are not in accordance with the development plan - will need to harden. 
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Summary 
8.43 In order to enhance retail expenditure retention and the economic competitiveness of 

the strategic centres and the Region as a whole, partnership initiatives will be required 
to succeed, not only in improving accessibility and the quality of the public realm, but 
also in attracting new high quality retail, office and leisure occupiers.  The pre-requisite 
for success will be the need to obtain political consensus in different parts of the 
Region and announce a firm intention on the part of all the relevant agencies to come 
together in order to tackle market failure, where it exists, and drive forward change.  
This will require: very careful target marketing of opportunities; filling knowledge gaps 
on the part of potential retail, office and leisure occupiers; financial assistance for 
pump priming investment; publicity as to how accessibility and the public realm are to 
be improved so as to reduce investment risk for early investors; and preparation of 
marketing material which sets out the vision for each of the centres.  Market failure is 
most apparent in West Bromwich, where the problems will require a dynamic multi-
agency, multi-departmental approach and radical measures. 

8.44 In Section 7, we have examined a series of alternative policy options for the spatial 
distribution of retail and office requirements.  In both sectors, a strategy for a more 
balanced distribution of forecast growth, directing development to all strategic centres 
in the Region, but concentrating on the eleven centres within the MUAs and the five 
Sub-Regional Foci Centres, provides the best fit against policy objectives agreed at the 
national and regional levels.  Whichever strategy is adopted for the Region’s strategic 
centres, we consider that it needs to make provision for significant investment in 
Birmingham, as the regional capital and emerging World City.  We have strong 
reservations, however, about strategies which seek to promote further polarisation 
(Option 2) - whereby all of the higher tier strategic centres gain in market share and all 
of the lower tier centres lose market share – or the converse of polarisation, whereby 
there are uplifts in market shares only for the smaller strategic centres (Option 5). 

8.45 In earlier stages of the study, we assessed development plans, regeneration 
frameworks, masterplans and other strategy documents relevant to the 25 Policy PA11 
centres plus Brierley Hill/Merry Hill.  On the basis of this initial assessment and our 
subsequent fieldwork, we are confident that sufficient physical capacity exists – or can 
be created - within and on the edge of most of the Region’s strategic centres to allow 
for volumes of retail and office development within the floorspace ranges set out in 
Table 8.1, particularly the mid-point ranges.  

8.46 However, we acknowledge that proactive planning will be required to overcome 
identified constraints and that some centres may prove to be so constrained that ‘out-
of-centre’ development, elsewhere within their urban areas, but in locations well served 
by public transport, may have to be contemplated in order to meet the needs we have 
identified.  Similarly, we recognise that there are other centres for which the main 
constraints will relate to market failure and weak occupier demand and this applies, in 
particular, to the Black Country centres of West Bromwich and Walsall.  In these 
centres there will be a major role for the Black Country Consortium, the urban 
regeneration companies and the local authorities in seeking to stimulate occupier 
demand and remove supply-side constraints.   

8.47 Thus, for all these reasons, we recommend that the Regional Planning Body pursues a 
strategy of directing growth to all 25 Policy PA11 centres, plus Brierley Hill/Merry Hill, 
in accordance with the range of identified floorspace requirements set out in Table 8.1.  
These ranges of retail and office floorspace requirements reflect distributions of 
investment that score best when evaluated against the agreed policy evaluation matrix 
and they reflect the emphasis given in the existing RSS to the MUAs and to the Sub-
Regional Foci Centres.  
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Key Messages 
8.48 Our study has unearthed three key messages for the RPB and the Region’s Local 

Planning Authorities. 

8.49 First, there is a need to fully embrace the PPS6 requirement for a proactive approach 
to promoting growth and managing change in the network of strategic centres.  There 
is a substantial volume of retail, office, leisure and other town centre uses to be 
accommodated and the LPAs must play a lead role in facilitating the necessary 
intensification of development within town centres and, in many cases, their 
geographical expansion.  The local authorities will need to be given financial resources 
and regional policy backing for pursuing joint public/private partnership initiatives and 
in promoting CPOs and implementing area action plans.   

8.50 There needs to be recognition, however, that there are some centres that face such 
severe physical and environmental constraints – particularly Stratford-upon–Avon, 
Leamington Spa, and Shrewsbury and, to a lesser extent, Dudley and Lichfield – where 
the application of the sequential approach may fail to identify a sufficient supply of sites 
which are suitable, available and viable for town centre uses, and for which out-of-
centre investment in locations elsewhere within their urban areas, in locations well-
served by public transport, may have to be contemplated.  Dudley, however, 
represents a special case in that if our recommendations in relation to Brierley 
Hill/Merry Hill are accepted (as discussed in paragraphs 7.4 to 7.27), Dudley will cease 
to perform a strategic role, other than in the tourism sector, and it will fall out of the 
PA11 network in a further partial review of the RSS.  

8.51 Secondly, we consider that there is no need for any major change of direction in the 
partial review of the RSS.  The desire to focus investment in the Region’s MUAs and in 
the Sub-Regional Foci Centres is well founded; indeed, retail Option 10 and office 
Scenario 4 achieve the highest ratings in the policy evaluation matrix.   

8.52 However, for the reasons set out in paragraphs 7.4 to 7.27 of our report, we consider 
that the Brierley Hill/Merry Hill should be confirmed as a strategic centre, as part of the 
first partial review and that Dudley town centre should fall out of the policy PA11 
network in a further partial review of the RSS in about 2011.  There is also a need for 
revisions to policies PA11 and PA7 in relation to the location of office development.  At 
present, there is an internal tension between these policies and there is a need to set a 
realistic target as to what proportion of the Region’s office needs can be met on sites 
within or on the edge of the strategic centres.  

8.53 Thirdly, there is a need for a plan, monitor and manage approach to the 
accommodation of need for town centre uses.  There are uncertainties in making 
projections of need in the retail and office sectors and the quantification of need is 
dependent on five critical variables which require careful monitoring, these being: 
expenditure growth rates; the proportion of expenditure accounted for by e-tail; change 
in the turnover per unit sales area of existing retail floorspace; population change; and 
employment change.  

8.54 Our recommendations in relation to monitoring are set out in the final section of our 
report, together with a discussion of the thresholds which should apply in making 
referrals of planning applications to the RPB.  
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9 MONITORING AND THRESHOLDS 

Monitoring  

Retail Sector Indicators 

9.1 Paragraph 4.1 of PPS6 suggests that comprehensive monitoring is essential to the 
effective planning and management of town centres.  Reference is made to the 
provisions of the Planning and Compulsory Purchase Act 2004, which requires RPBs 
and LPAs to submit Annual Monitoring Reports that include analysis of performance 
against defined core output indicators, those of most relevance being: 

 the amount of completed retail, office and leisure development (Indicator 4a); and 

 the percentage of completed retail, office and leisure development in town centres 
(Indicator 4b). 

9.2 Paragraph 4.3 of PPS6 identifies three further matters to be kept under review, as 
follows: 

 ‘the network and hierarchy of centres (at both the regional and local levels); 

 the need for further development (as set out in Chapter 2); and 

 the vitality and viability of centres (at the local level)’. 

9.3 The final paragraph of PPS6 sets out the key indicators to be used in measuring the 
vitality and viability of town centres and in monitoring their health; these can be 
summarised as follows: 

 the diversity of main town centre uses (by number, type and amount of floorspace); 

 the amount of retail, leisure and office floorspace in edge-of-centre and out-of-
centre locations; 

 the potential capacity for growth or change in the network; 

 retailer representation; 

 shopping rents; 

 the proportion of vacant street level property; 

 commercial yields; 

 pedestrian flows; 

 accessibility; 

 customers’ and residents’ views and behaviour; 

 perception of safety and occurrence of crime; and 

 the state of the town centre’s environment. 

9.4 In addition to the indicators listed in paragraph 4.4 of PPS6, it will be important for 
LPAs to assess the extent to which their strategic centres appear to be under-trading, 
in equilibrium, or over-trading.  The best indicators are likely to comprise a mix of: 

 hard quantitative data such as vacancy rates (low, if over-trading), changes in 
Zone A retail rents (high, if over-trading), car park revenue (high, if over-trading) 
and operator demand (rising, if over-trading); and  

 qualitative information, from field observations and consumer surveys, relating to 
customer attitudes, congestion within stores and car parks and pedestrian-
vehicular conflicts. 
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9.5 Our suggested Monitoring Framework is set out in Table 9.1; this specifies our 
suggested data sources and frequency for monitoring the indicators listed above.  We 
have grouped the indicators within the ‘4As’ categories as advocated in the Vital and 
Vital Town Centres guidance of 199460.  Individual LPAs will be best-placed to monitor 
the majority of the indicators, although the RPB could monitor those indicators for 
which published data are available (for instance, retail rents and yields).  Whilst all of 
the indicators will be of use in monitoring the vitality and viability of the Region’s town 
centres, we consider that the ‘Attractions’ indicators are probably most informative. 

Office Sector Indicators 

9.6 The key office indicators for the RPB and LPAs to monitor are as follows: 

 the amount of office floorspace that has been granted planning permission in the 
latest monitoring period, disaggregated into the sequential location categories of 
‘within centre’, ‘edge-of-centre’ and ‘out-of-centre’ rather than the ‘in centre’ and 
‘outside of centre’ location categories, which are currently employed in the RPB’s 
Annual Monitoring Report; 

 the amount of office floorspace development that has been commenced in the 
latest monitoring period, again disaggregated into the three sequential location 
categories of ‘within centre’, ‘edge-of-centre’ and ‘out-of-centre’; and 

 the amount of office completions that have occurred in the latest monitoring period. 

9.7 The Monitoring Framework provided in Table 9.1 could be adapted or expanded to 
incorporate the monitoring of office indicators, for which individual LPAs will represent 
the best source of data.  As with the retail indicators, consistent means of recording 
planning permissions, implementations and completions will be required 

Critical Variables 
9.8 The critical variables for the assessment of retail and office needs are as follows: 

 expenditure growth rates (comparison goods) – sources: Experian and MapInfo; 

 the proportion of expenditure growth that is accounted for by e-tail – source: 
IMRG61; 

 floorspace efficiency change – source: Experian;  

 population change – source: ONS mid-year estimates; and 

 office sector employment change – source: the ABI and ODPM.  

9.9 It will be particularly important to monitor these five variables so as to be able to 
undertake regular reviews of need and improve the management of change 

 

                                                      
60 URBED for the Department of the Environment (1994), Vital & Viable Town Centres, Meeting the Challenge, 

HMSO, London. 
61 Whilst e-tail is a key potential ‘claim’ on available expenditure, there remains a dearth of data sources on the 

proportion of expenditure that e-tail accounts for.  However, we consider that the IMRG is the most reliable source 
of monitoring e-tail. 
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Table 9.1 Suggested Retail (and Leisure) Monitoring Framework 

Indicator Data Sources Method for Data Analysis Suggested 
Monitoring Body 

Suggested Monitoring 
Frequency 

Notes 

Attractions 

Diversity of main 
town centre uses 

o Experian Goad plans and 
Centre Reports 

o OPPM statistics for town 
centres 

o On-foot surveys 
o Customer views 

o Purchase Experian Goad plan and 
Centre Report (published every 
year for the strategic centres).  
The Report provides an index 
against the GB average for the 
convenience, comparison, 
services and ‘miscellaneous’ 
sectors, and all constituent sub-
sectors. 

o Examine ODPM data. 
o Analyse customer responses. 

LPAs Annually See Appendix 1 of Technical Paper 4 for 
Experian’s breakdown of retail and service 
categories 

Presence of 
national multiples 
and high-profile 
retailers 

o Management Horizons 
Europe, Shopping Index 
(‘Fashion Count’ section) 

o Use the latest available 
Goad plan to identify 
presence from RTP’s 
basket of 97 high profile 
retailers and RTP’s basket 
of 43 large store multiples 

o Update the figures reproduced in 
Appendix 4 of Technical Paper 4 

o Can then compile time-series 
analysis of trends 

LPAs Annually MHE’s Shopping Index is published every 2 
or 3 years (next edition due Sept 2006).  
The 2000/01 Shopping Index provides a list 
of the operators (each with a score 1-15) 
which MHE uses to inform the Index.  The 
RPB/LPAs could use this list for annual 
updating based on current operator 
representation. 

Amount of retail 
(and leisure) 
floorspace in town 
centre, edge-of-
centre and out-of-
centre locations 

o Retail and leisure 
floorspace in respect of 
planning permissions, 
resolutions to approve, and 
completions 

Annual returns from LPAs showing 
the quanta of planning permissions 
granted and floorspace completed in 
the monitoring period 

LPAs Annually It is essential that LPAs use a consistent 
approach, i.e. provide either gross or net 
floorspace figures, or both (preferable).  
Also the definition of ‘commitments’ needs 
to be precise, i.e. extant planning 
permissions and minded to approve 
applications that are subject to a Section 
106 Agreement, rather than development 
plan allocations. 
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Indicator Data Sources Method for Data Analysis Suggested 
Monitoring Body 

Suggested Monitoring 
Frequency 

Notes 

Quality of retail 
property offer 

o Experian Goad plans and 
Centre Reports to establish 
size of ground floor 

o Retail property market 
agents 

o Current traders 

o The electronic Experian Goad 
dataset is OS based, and permits 
calculation of units sizes 

o Discussions with agents and 
current occupants is a good 
source of information for this 
indicator. 

LPAs Every 2 years, or 
annually if sufficient 
resources are available 
to undertake 
consultations 

 

Operator demand o FOCUS Town Reports 
o Local property market 

agents 

o Town Reports contain a time-
series summary of operator 
requirements 

o Follow-up with questionnaire to 
named operators 

LPAs Annually  

Retail yields Valuation Office, Property 
Market Reports 
(www.voa.gov.uk ) 

o Update the time-series data 
produced in this study (see 
Appendix 3 of Technical Paper 4) 

o Compare with yield trends at 
comparator centres 

LPAs/RPB Annually The Valuation Office produces two 
Property Market Reports each year 
(January and July), which contain time-
series data.  Yield data are not published 
for smaller (non-strategic) centres. 

Zone A shopping 
rents 

o Colliers CRE’s In-Town 
Retail Rents, produced 
each summer 

o Property market agents 

Compile time-series data of rental 
movements.  Compare with 
benchmark/comparator centres. 

LPAs/RPB Annually Colliers CRE is the recognised industry 
source of published rental data. 

Proportion of vacant 
street-level property 

o Goad plans 
o On-foot surveys 

Update the Goad Analysis tables 
produced in this study (see Appendix 
1 of Technical Paper 4). 

LPAs Annually PPS6 advises that vacancies can arise in 
even the strongest centres, so this indicator 
must be used with care. 

Retail rankings MHE’s Shopping Index  
(www.mheurope.com / 
info@mheurope.com ) 

Update the summary table produced 
in this study (see Appendix 5 of 
Technical Paper 4) 

LPAs/RPB MHE produces a new 
Shopping Index every 2 
or 3 years; next edition 
due Sept 2006 

Experian’s alternative annual Retail Centre 
Ranking report concentrates on the top 50 
centres (this can be used to monitor 
change in the retail rankings of the highest-
order centres) 
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Indicator Data Sources Method for Data Analysis Suggested 
Monitoring Body 

Suggested Monitoring 
Frequency 

Notes 

Quality and mix of 
services and other 
uses 

o Goad plans 
o On-foot centre surveys 
o Discussions with traders 

o Update the Goad Analysis tables 
produced in this study to identify 
the number of outlets in the 
services sector and constituent 
sub-sectors 

o Undertake more qualitative 
assessment of each centre's: 

 restaurant offer 
 evening economy facilities 
 tourism and visitor services 

LPAs Annually  

Pedestrian flows 
(footfall) 

On-street footfall surveys o Monitor the number of people 
moving in both directions, in 
different parts of the centre 

o Counts to be taken over several 
days, and at different times of day 

LPAs Annually If footfall surveys are commissioned, it is 
essential that any updates use the same 
methodology, i.e. same survey points/days 

Car park revenue o Operators of public car 
parks 

o NCP 

o Record car park revenue for each 
month, noting special events. 

LPAs Annual analysis of 
monthly data 

Information from NCP may only be 
available in rent review negotiations. 

Accessibility 

Accessibility by car, 
and quality/ 
availability of car 
parking 

Quality of public 
transport facilities 

Pedestrian comfort 
and facilities for 
mobility restricted 
users 

o Attitudinal surveys of 
pedestrians 

o Discussions with 
traders/other town centre 
stakeholders 

These indicators are less quantifiable 
than others.  Discussion with users of 
the centres is the best source of 
information. 

LPAs 3 years (or more 
regularly if resources 
allow) 

An attitudinal survey of pedestrians could 
include questions on various indicators, 
such as accessibility, perceptions of the 
centre’s retail offer, perceptions of 
safety/security, etc 
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Indicator Data Sources Method for Data Analysis Suggested 
Monitoring Body 

Suggested Monitoring 
Frequency 

Notes 

Amenities 

Fear/incidence of 
crime, and quality of 
security measures 

o Attitudinal surveys of 
pedestrians 

o Discussions with 
traders/other town centre 
stakeholders 

This indicator is less quantifiable than 
others.  Discussions with users of the 
centres is the best source of 
information. 

LPAs 3 years (or more 
regularly if resources 
allow) 

A standard proforma can be used to record 
issues through on-foot centre surveys 

Environmental 
quality 

o On-foot centre surveys 
o Can be supplemented by 

attitudinal surveys of 
pedestrians 

Qualitative assessment of issues 
commented briefly on in this study 
(see Technical Paper 4), such as: 

 cleanliness/litter 
 signage 
 visual attractiveness/general 
ambience 
 street surfacing 
 architectural quality 
 external condition of buildings 
 public art 
 graffiti 
 landscaping, trees, open spaces 
 areas in need of environmental 
/other improvements 

LPAs 3 years (or more 
regularly if resources 
allow) 

If pedestrian surveys are used to inform 
monitoring of this and/or other indicators, 
we would suggest a minimum sample of 
100 successful responses. 
A standard proforma can be used to record 
issues through on-foot centre surveys 

Action 

Organisational 
capacity and 
resourcing 

As appropriate Review the availability and quality of 
strategic documents in the light of 
findings from other indicators 
(detailed above).  Decide whether 
there is a need to update existing 
studies/commission new studies to 
investigate identified issues in greater 
detail 

LPAs Annually  
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Thresholds 
9.10 The study brief requires a review of the thresholds for defining ‘large-scale 

development proposals’ for which the views of the RPB should be sought under the 
provisions of paragraph 7.63 of the RSS.  

9.11 The first point we wish to make is that this referral threshold is not the same concept as 
the indicative upper limits referred to in paragraph 2.42 of PPS6.  The latter are a 
matter for local authorities to set in the LDF process, when considering the scale of 
developments likely to be permissible in different types of centres.  In contrast, the 
thresholds for referral to the RPB are not to be taken as implying that any proposals 
below the thresholds are automatically acceptable, in terms of scale, or indeed that 
any proposal of a scale above the referral threshold is necessarily unacceptable.  

9.12 The second point we wish to make is that the referral process should be reliant on two 
factors; the first is whether the application is likely to conflict with, or prejudice, the 
implementation of the RSS or represent a departure from the current or emerging 
development plan (that is in conformity with the RSS); and second whether it also 
exceeds the relevant floorspace threshold.  Thus, if an application which exceeds the 
referral threshold is consistent with the development plan, which in turn is in conformity 
with the RSS, there should be no need for a referral to the RPB. 

9.13 Thus, with these introductory comments in mind, our recommended thresholds are as 
set out in Table 9.2.  Given the wide range in size and function of the strategic centres, 
we are firmly of the opinion that the thresholds should be variable and relate to the 
position of the centre within the regional retail hierarchy62, as set out in Table 5.2.  The 
thresholds for out-of-centre developments should be the lowest.  Thus, if the RPB is 
minded not to accept our recommendations in terms of the floorspace figures put 
forward, we would still urge that it adopts the principle of variable thresholds to reflect 
the retail hierarchy and with the lowest thresholds set for out-of-centre development 
proposals.  

Table 9.2 Large-scale Developments – Thresholds for Referral to the RPB 

Location Category  Retail Office  Leisure  Mixed Town 
Centre Uses 

Within or on the Edge of a Strategic Centre  sq.m 
gross 

sq.m 
gross 

sq.m 
gross 

sq.m 
gross 

Tier 1 – Birmingham  25,000 25,000 15,000 25,000 

Tier 2 – e.g. Coventry   20,000 20,000 10,000 20,000 

Tier 3 – e.g. Shrewsbury  10,000 10,000 5,000 10,000 

Tier 4 – e.g. Stafford 10,000 10,000 5,000 10,000 

Tier 5  - e.g. Cannock  10,000 5,000 5,000 5,000 

Within or on the Edge of a Non-Strategic Centre 10,000 5,000 5,000 5,000 

Out of Centre  10,000 5,000 5,000 5,000 

9.14 For the avoidance of doubt, we confirm that our recommendations in relation to referral 
thresholds should apply equally to proposals for extensions to existing facilities, 
changes of use, renewal of extant planning permissions, and applications to vary or 
remove existing conditions.  Any floorspace provided by mezzanines should be 
included within the total.  

                                                      
62  As opposed to the office hierarchy, since the retail hierarchy is more determinative of the overall importance 

of the centre in the regional context.  
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9.15 There will also be a need to discourage multiple applications for developments just 
below the thresholds which are located on adjacent or nearby sites and which in reality 
constitute a single development proposal. 

 



 

   

 




