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1.0 INTRODUCTION 

 

1.1 This Retail Assessment has been prepared on behalf of Centros Miller Lancaster LP to 

assess the retail issues raised by the retail element of the redevelopment of the Canal 

Corridor North site in Lancaster. It addresses the principal tests in PPS6, considering the 

likely effects both on the city centre and upon the wider area encompassing Lancaster’s 

catchment.  As such, it assesses the consequences of the growth of Lancaster as a shopping 

destination having regard to both planning policy and economic considerations.  

 

1.2 The Retail Assessment should be read in conjunction with the Planning Statement, also 

prepared by Montagu Evans, which describes in more detail the nature of the proposals for 

the redevelopment of the Canal Corridor North Site, including the other non-retail elements of 

this mixed use scheme.  The Planning Statement also sets out the interrelationship between 

the various applications which together form the development proposals.   

 

1.3 The Retail Assessment should also be considered in the context of the Design and Access 

Statement., the Parameters Report and parameter plans.  Together these explain the 

concept of the proposed development and set out a framework for future finalisation of 

detailed design. 

 

1.4 The retail planning policy framework relevant to the proposals is strongly supportive of the 

type of development that is proposed on the Canal Corridor North site.  This is set out in 

more detail in the Planning Statement, particularly concentrating on the tests in PPS6:  

Planning for Town Centres (2005).  This policy and its predecessors in the various versions 

of PPG6 have sought to direct investment in new retail floorspace into town and city centres 

in order to reduce the negative effects of retail warehouse development, particularly those 

selling non-bulky goods in centres such as Lancaster. 

 

 Background 

 

1.5 The capacity for and the likely pattern of trade diversion arising from an extension to the retail 

core of Lancaster city centre is predicated upon the current substantial outflow of comparison 

goods expenditure from Lancaster to other higher order centres.   There have been a series 

of Council-commissioned retail studies which have identified this outflow in general terms.  

This assessment draws upon this previous research and tests the specific floorspace that will 

be accommodated in the Centros Miller Lancaster LP proposals. 

 

1.6 There is a clear need to modernise and enhance Lancaster city centre’s retail offer which will 

enable it to maintain a strategic role serving the shopping needs of the northern part of the 

County and also southern Cumbria.  The retail element of the proposals are consistent with 

Lancaster city centre being able to continue operating as a successful sub-regional shopping 
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centre in the face of increasing competition from other sub-regional and regional centres and 

also out of centre retailing.   

 

1.7 The Retail Assessment reviews Lancaster’s position in the sub-regional retail hierarchy and 

the extent to which it currently fulfils that role, as well as the extent to which growth will allow 

it to reinforce that role in the future.  This assessment reviews critically the destinations for 

this outflow of retail expenditure and also considers the likely reasons why this is taking place 

and how this is likely to increase in the future whether development takes place in Lancaster 

city centre or not.  It therefore provides an understanding of the case for potential clawback 

of expenditure and thus a starting point for assessing the appropriate scale of retail 

development on the site and in Lancaster city centre as a whole. 

 

 Scope of Assessment 
 

1.8 In the following section, the retail element of the application proposals is considered in more 

detail. This considers the opportunity for new retail floorspace which the application 

proposals seek to address, taking account of existing deficiencies in provision.  Section 3.0 

reviews the position of Lancaster within the retail hierarchy, as defined by policy, in order to 

provide a starting point to assess the appropriate scale of development.  

 

1.9 In section 4.0, a ‘health check’ of Lancaster city centre is undertaken, based upon the 

indicators outlined in PPS6. Shopping facilities in other ‘higher order’ centres are assessed in 

Section 5.0. This allows the differences between the shopping facilities available in Lancaster 

to be compared and contrasted with those in competing centres.  This is intended to assist 

identifying the potential reasons for the outflow of comparison goods retail expenditure from 

the Lancaster area. This section also considers shopping developments in the pipeline and 

therefore the new floorspace which is likely to be delivered in these competing centres which 

will further reinforce their roles in the shopping hierarchy, potentially at the expense of 

Lancaster city centre.  

 

1.10 In Section 6.0, shopping patterns in the Lancaster area are considered, thereby 

demonstrating the interrelationship between centres in the retail hierarchy.  Previous 

assessments of retail capacity are summarised in Section 7.0.  A full quantitative assessment 

is undertaken in Section 8.0 which includes Montagu Evans’ assessment of the existing level 

of trade retention within Lancaster, outflow and the likely effects of the implementation of 

commitments and the Canal Corridor North scheme on competing town centres and within 

the city centre itself.  

 

1.11 Conclusions are drawn in Section 9.0.  
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2.0 THE RETAIL CONCEPT 

 

 The Market Opportunity  

 

2.1 The opportunity for a substantial increase in the retail floorspace of Lancaster has been 

identified over a series of Council-commissioned retail studies dating back to a study 

undertaken by Donaldsons in 1998.   

 

2.2 As the Canal Corridor North site is earmarked as a major development site by Lancaster’s 

Local Plan and in the site-specific SPG, there is a real opportunity to deliver a sustainable 

mixed-use development of a high design quality, which will strengthen the identity and the 

economy of Lancaster city centre.  The difference is that as a result of combining the 

interests of Lancaster City Council, Centros Miller LP and Mitchells of Lancaster, a 

comprehensive approach can now be taken to the development of the site. 

 

2.3 Lancaster city centre’s retail core is relatively compact, as well as having a large number of 

listed buildings.  There are no significant opportunities for additional retail floorspace to be 

provided in this central area which is currently defined by the ring road.     

 

2.4 The absence of opportunities to accommodate floorspace within the existing part of the city 

centre has meant that sites outside of the retail core have been developed.  Some, such as 

Sainsbury’s are relatively well connected, adjacent to secondary retail frontages and also 

well served by public transport.  Others, such as Caton Road are separated and tend to 

operate as freestanding shopping destinations and thus are highly reliant on car borne 

customers. 

 

2.5 The Canal Corridor North site is the only large development site that can provide an 

integrated extension to the city centre.  This reflects that it provides the opportunity for direct 

pedestrian access to the primary retail frontages on Penny Street via Church Street and via 

St Nicholas Arcades.  This means that compared with all other locations, it is the only 

suitable, viable and available site which is capable of accommodating modern city centre 

comparison shopping in a high quality, managed environment.  This is reflected in the 

supplementary guidance for the site which identifies retailing as an appropriate use.  In 

drafting this guidance, the Council has therefore applied the sequential approach, 

recognising the absence of suitable, viable and available city centre alternatives. 

 

 The Retail Elements of the Proposals 

 

2.6 The objective of the development is to regenerate the under-utilised Canal Corridor North site 

through the provision of a retail-led mixed use scheme which combines important features of 

the historic environment with new open streets and public spaces.  This approach avoids 
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providing a conventional monolithic, and often covered ‘shopping centre’ which was 

characteristic of many recent town centre developments.  Only now are genuine open street 

developments opening around the country, primarily in larger towns than Lancaster, although 

our assessment of nearby centres of a similar size and scale to Lancaster shows that there is 

already substantial investment taking place within these centres which Lancaster needs to 

address if it is to enhance its vitality. 

 

2.7 The retail element of the application proposals will provide a high quality environment 

complementary to, and designed to build upon, the current shopping activities of the city 

centre.  The total retail floorspace will be limited to a maximum of 44,411 sq m GEA (gross 

external area) and will be anchored by a Debenhams department store.  This maximum 

floorspace is included within the Parameters Report. 

 

2.8 A department store, which will be operated by Debenhams, will provide the main attraction 

for shoppers, addressing a deficiency in this type of retailing for a centre of its size.  Retail 

and other floorspace will be distributed among different blocks which will provide a logical 

and clear street pattern, along with a direct pedestrian link through the construction of a 

bridge between the site and the city centre.  The proposed layout of the development is 

described in more detail in the Design and Access Statement with the distribution of 

floorspace in each of the blocks set out in the Parameters Report. 

 

2.9 The department store is important as it provides an attraction not currently found in the city 

centre but which is found in other similar-sized centres in the retail hierarchy.  There is a 

distinct lack of larger stores and major shop units (MSUs) in Lancaster.  The unit shops will 

link these larger stores helping to break up the street scene.   

 

2.10 Public spaces and meeting areas are distributed around the development.  These are 

combined with key attractions located around these nodes, together with services, catering 

and non-retail uses.  Together, this will ensure that the development is legible as well as 

permeable which will encourage pedestrian circulation both within as well as to and from the 

existing parts of the city centre. 

 

2.11 The precise size of units will not be fixed at this stage.  This ensures that a range of unit 

sizes can be provided to meet the different occupational requirements of national and local 

businesses.  The development parameters set out in the application include maximum and 

minimum block dimensions as well as minimum street widths.  These parameters will mean 

that smaller floorplates will be provided at the Stonewall end of the site compared with the 

floorspace provided adjacent to the Central Square and department store. 

 

2.12 The Parameters Report sets maximum and minimum floorspace by each individual block.  

This means that if all the maximum block floorspace totals were added together, then the 
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total floorspace would exceed the proposed total retail floorspace.  The approach adopted 

permits variation between the different retail blocks in the final reserved matters design while 

allowing that the total floorspace to be controlled by planning condition.  It is this total that is 

modelled in both the Retail and Transport Assessments and also the Environmental 

Statement. 

 

2.13 Since the Canal Corridor North development is an open street extension to Lancaster city 

centre, this will determine the type of floorspace that will be provided.  Where retail 

floorspace is provided over more than one level, this will be accessed internally, if retailers 

require.  The use of this first floor or mezzanine floorspace tends to vary considerably 

between retailers.  Some will use this as secondary trading space, while others will use it for 

storage.  In this assessment, a worst case scenario has been adopted where an allowance 

has been made for first floor or mezzanine floorspace in all units where the parameter plans 

and report allow.  In reality, this is likely to be an overestimate.   

 

2.14 Larger stores will be included within the development which are capable of meeting retailers’ 

requirements to display their full ranges of goods.  This tends to attract different types of 

retailers to those that would be accommodated on retail parks which tend to concentrate on 

bulky goods sales.   

 

2.15 Unless opportunities are provided for retailers to be accommodated in town and city centres, 

retailers are often left with no other option than to seek representation out of centre. This is a 

particular threat for compact, historic cities such as Lancaster where the availability of sites is 

very limited. 

 

2.16 The design of the development utilises the change in levels across the site to separate the 

majority of the servicing of the development from pedestrian circulation.  Basement servicing 

will be provided, which, in addition to the benefits described above, also means that 

residential amenity will not be compromised.  This is an important consideration for a mixed 

use development of this type. 

 

2.17 New car and bicycle parking for visitors and customers will be provided in a facility which will 

be built to ‘Secure By Design’ standards.  Residential car parking will be separated from 

short stay parking provided for users of the development as well as the rest of the city centre.  

A maximum of 800 short stay spaces will be provided, excluding that also provided within 

other parts of the development, as described in the Planning Statement.  

 
Summary 

 

2.18 The Canal Corridor North site is the only site within the city that can offer direct pedestrian 

access to the primary frontages on Penny Street and thus create a logical and functional 
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extension to the city centre.  Furthermore, given the physical constraints of the historic core, 

there are no other alternative sites which can accommodate the quantum of floorspace which 

Lancaster needs to maintain and enhance its position as a sub-regional centre in the 

shopping hierarchy, other than those which are entirely out of centre. Such sites would make 

no contribution to the vitality and viability of the city centre, unlike the Canal Corridor North 

site. 
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3.0 RETAIL HIERARCHY 

 

3.1 In this section, we consider Lancaster’s current position in the retail hierarchy. This takes 

account of: 

 

 Regional Planning Guidance and the draft Regional Spatial Strategy; and 

 The Joint Lancashire Structure Plan; and 

 The Lancaster District Local Plan 

 

3.2 For ease of reference, Appendix A summarises the different definitions of centres.  The 

location of these centres is shown in the plan attached at Appendix B. 

 

 Regional Planning Guidance & Draft Regional Spatial Strategy 

 

3.3 RPG13 for the North West of England is the current regional planning guidance (RPG), which 

was adopted in March 2003. This will eventually be replaced by the Regional Spatial Strategy 

(RSS) for the North West.  This review process is currently under way.  

 

3.4 Policy EC8 of the RPG stresses the need for development plans to recognise the:  

 

‘…continued need to protect, sustain and improve all of the town and city centres 

within the Region.’  

 

3.5 It also states that mixed use and retail developments should be encouraged within defined 

town and city centre boundaries.  

 

3.6 The draft RSS is called ‘The North West Plan:  Submitted Draft Regional Spatial Strategy for 

the North West England’ (January 2006).  Policy W5 states that comparison retailing facilities 

should be enhanced in centres such as Lancaster:  

 

‘…to ensure a sustainable distribution of high quality retail facilities outside of the 

regional centres (Manchester and Liverpool).’  

 

3.7 Manchester and Liverpool city centres are defined as regional centres.  This reflects their 

substantially larger scale of retail floorspace than other centres, as well as the type of 

retailing which they accommodate which includes retailers not found in medium size and 

smaller centres.  The Trafford Centre has a regional pattern of trade draw, but is not included 

in the draft retail hierarchy because it is not defined as a centre for the purposes of PPS6. 

 

3.8 Beneath this regional tier of centres, the draft RSS identifies ‘Regional Towns and Cities’.  In 

the North West Region, seven are identified: 
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 Blackburn; 

 Blackpool; 

 Burnley; 

 Lancaster; 

 Preston; 

 Barrow-in-Furness; 

 Carlisle 

 

3.9 In reality, these are sub-regional centres operating beneath Manchester and Liverpool.  Of 

these centres, the largest is Preston which lies to the south of Lancaster and, by virtue of its 

good rail and road accessibility, represents the principal competition in terms of nearby 

comparison shopping destinations.  While Blackpool is also relatively close to Lancaster, the 

less direct road and rail links make it less of a competitor.  Barrow and to a lesser extent 

Carlisle represent the principal competition to the north.  It should be noted that Kendal is not 

included in this list reflecting its designation as a lower order centre, although in reality it has 

a significant retail turnover. 

 

 Joint Lancashire Structure Plan 2001-2016 (Adopted 2005) 
 

3.10 Policy 16: ‘Retail, Entertainment and Leisure Development’ identifies Lancaster as being 

within the first tier of town centres in the County retail hierarchy, and advises that any 

development should be appropriate to the scale of the existing centre.  This is explained in 

para 6.3.44:   

 

‘The objective of defining a hierarchy of town centres in Lancashire is to establish a 

classification of centres where investment in new retail and other town centre 

development can be promoted and existing provision enhanced.  Importantly, the 

hierarchy also ensures that the right scale and type of development is directed to the 

appropriate town centre and that new development is in keeping with the scale and 

function of the centre it seeks to serve.  The tiered approach in Policy 16 does not 

imply the application of the sequential approach to the selection of centres for 

development, but reflects the different scale and function of similar centres 

throughout the County.  It is recognised that the role, function and relative 

importance of centres will change over time….’’ 

 

3.11 Lancaster is grouped with the following nearby towns within the category of Tier 1 town and 

city centres: 

 

 Blackpool; 

 Blackburn; 
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 Burnley; 

 Preston 

 

3.12 Two points arise.  First, there are no centres within the Lancaster area that operate as true 

regional shopping centres.  This includes Preston which is not large enough at the moment to 

be so defined.  Second, the list of Tier 1 centres is consistent with the definition of ‘Regional 

Towns & Cities’ in the draft RSS. 

 

3.13 The Structure Plan also identifies a group of ‘Tier 2’ town centres which operate beneath the 

Tier 1 centres.  These comprise: 

 

 Accrington  Darwen  Morecambe 

 Skelmersdale  Chorley  Fleetwood 

 Nelson  Cleveleys  Leyland 

 Rawtenstall  Colne  Lytham 

 St Annes   

 

3.14 The identification of Tier 1 and Tier 2 centres assists in applying the PPS6 test of scale 

because it is clearly seeking to orientate larger scale development to Tier 1 centres, although 

as recognised in para 6.3.44, the tiered approach in Policy 16 does not apply the application 

of the sequential approach to the selection of centres for development.  The differences in 

characteristics and indeed competition faced by both Tier 1 and Tier 2 centres would not 

necessarily rule out certain Tier 2 centres being appropriate locations for larger scale 

development, but the hierarchy undoubtedly recognises that the Tier 1 centres are likely to 

be more appropriate locations for such major schemes.  This means that large scale retail 

development in northern Lancashire should appropriately be directed to Lancaster city 

centre. 

 

3.15 Map 11:  ‘Hierarchy of Town Centres’ in the Structure Plan shows the groups of Tier 1 and 

Tier 2 centres (such as Lancaster and Morecambe, and Blackpool and Lytham, St Annes and 

Cleveleys).  This map is attached as Appendix C.  It also shows that there is considerably 

more competition for expenditure in the south of Lancashire than in the north where 

Lancaster is located. 

 

 Lancaster District Local Plan (Adopted 2004) 
 
3.16 Paragraph 3.5.2 of the Local Plan identifies Lancaster as:  

 

‘…a major sub-regional shopping centre and the principal location for new retail 

development.’  
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3.17 Morecambe town centre is identified as ‘…an important convenience and local comparison 

centre.’  

 

3.18 Once again, while the definitions are different, there is a clear differentiation in policy terms 

between Lancaster and Morecambe, recognising that Lancaster operates as a higher tier 

centre, consistent with the Structure Plan. 

 

 Summary 
 

3.19 The different retail hierarchies are largely consistent. Lancaster sits beneath the higher order 

regional centres of Manchester and Liverpool, and alongside the sub-regional centres 

(referred to in the draft RSS as ‘regional towns and cities’ and in the Structure Plan as ‘Tier 1’ 

centres) of Blackpool, Blackburn, Burnley and Preston.   This reflects that there is no regional 

centre in Lancashire. 

 

3.20 The geographical distribution of sub-regional centres is strongly skewed towards central 

southern Lancashire, in a west to east arc of Blackpool, Preston, Blackburn and Burnley. 

Therefore the residents of the northern part of the County have a more limited choice of 

higher order shopping, being forced to travel significant distances to the main sub-regional 

centres. This includes Carlisle and Barrow to the north.  There are only a limited number of 

centres which would provide an appropriate opportunity for large scale retail development. 

Lancaster, given its location, current role and the availability of the Canal Corridor North site, 

provides the most appropriate opportunity to meet that need in terms of the hierarchy of 

centres defined in policy.  

 

3.21 Enhanced retail provision in Lancaster city centre is key to the city performing that sub-

regional role.  As the only major centrally located site, the Canal Corridor North site is clearly 

central to that strategy being delivered. 

 

3.22 This is important as there is evidence to suggest that Lancaster’s status in comparison with 

other sub-regional centres has slipped.  This is very likely to be exacerbated by the current or 

recent proposals for enhancements to those centres, particularly in the south of the County. 
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4.0 APPRAISAL OF LANCASTER CITY CENTRE 
 

4.1 Before quantifying the effects of extending Lancaster’s retail core through the development of 

the Canal Corridor North site, it is important to establish not only the characteristics of the city 

centre, but also its retail performance.  This should be considered in light of its sub-regional 

role defined in the preceding section.  This has been undertaken by producing an audit of its 

vitality and viability using the indicators in national planning policy guidance in PPS6.   

 

Historic Development 

 

4.2 The main shopping area of the city centre is bounded by Aldcliffe Road in the south, Cable 

Street in the north, Dalton Square/Great John Street to the east and King Street/China Street 

to the west. 

 

4.3 Penny Street and Cheapside provide the main ‘spine’ of retailing within the city centre, 

complemented by the retailing on Market Street which bisects this main pedestrianised 

thoroughfare.  In Montagu Evans’ view, the junction of Penny Street and Market Street forms 

the focus of retailing within Lancaster city centre. 

 

4.4 This central area is largely covered by the City Centre Conservation Area, reflecting the large 

number of listed buildings and groups of non-listed but high quality buildings in the area.  In 

addition, there are adjoining conservation areas at Aldcliffe Road, the Castle, and in relation 

to the site, Moor Lane Mills. 

 

4.5 This focus of retailing on these two streets, together with the large number of historic 

buildings has meant that new retail development has always tended to take place on 

backland/infill sites or by seeking to extend retail activity onto peripheral areas.  This is 

typical of many historic town and city centres which are so restricted. 

 

Existing Provision  

 

4.6 Having reviewed previous research, Montagu Evans agrees with Donaldsons’ views on how 

the city can be divided up into different retail quarters, starting with ‘The Primary Area’ (para 

4.7).  Donaldsons concludes that this area lies approximately between Common Garden 

Street and Church Street.  They also distinguish between the historic open streets of Market 

Street, and the more recent (in terms of Lancaster), St Nicholas Arcades and Marketgate 

shopping centres. 

 

4.7 The 9,290 sq m Marketgate shopping centre and nearby Market Hall was developed in 1994-

6 and provides a link to the rear of Marks & Spencer off Penny Street to the ring road (at the 

Market Hall) and to Market Street.  It provided floorspace in the form of larger shop units that 
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were otherwise unavailable on Penny Street, Cheapside or Market Street.  This is why the 

former Littlewoods store has been successfully re-let to New Look. 

 

4.8 The 10,591 Nicholas Arcades shopping centre is a similar concept, although it has been 

designed as a far more self-contained entity than Marketgate, which offers far greater 

pedestrian permeability.  This extended retail activity eastwards, although as a result of small 

unit sizes, there has been considerable turnover of retailers in its 28 units. 

 

4.9 Given the constraints outlined above, there has already been pressure for development 

falling outside of the city centre boundary.  Sainsbury’s on Cable Street is a further walk from 

the centre of retailing at the junction of Penny Street and Market Street than the proposed 

development.  Furthermore, unlike the proposals, there is not the same continuous activity 

between Sainsburys and the city’s retail core. 

 

4.10 Secondary frontages extend in the direction of the railway station from the large Waterstone’s 

bookstore which lies on the opposite side of the ring road to the main area of retailing.  

Similarly, in the area between Common Garden Street and Aldcliffe Road there are a 

dispersed mix of largely independent businesses together with a concentration of pubs and 

restaurants.   

 

4.11 Retailing has also taken a step beyond the Canal Corridor North site, both in terms of the 

retail warehouse park at Phoenix Street/Caton Road as well as the retailing at the Bulk Road 

Retail Park. 

 

4.12 Beyond the city, the Lancaster City Retail Park is located on the White Lund Industrial Estate, 

Mellishaw Lane which accommodates a mix of DIY goods and furniture retailers as well as 

some non-bulky goods retailers in Matalan and JJB Sports. 

 

4.13 B&Q operates a 2,600 sq m store at Ashton Gate on the south west side of the city centre.  

There are also foodstores operated by Booths at Scotforth, also on the south side of the city 

and Aldi and Netto on Morecambe Road and Euston Road respectively.  The largest 

foodstore is the Asda on Ovangle Road (6,968 sq m). 

 

4.14 The Canal Corridor North site, unlike the retail warehouse development that has taken place 

before, provides the opportunity for a genuine integrated extension to the city centre.  It is not 

coincidental that this type of development has taken place successfully elsewhere before on 

similar sites.  Centros Miller’s Fremlin Walk development on the former Fremlin’s Brewery in 

Maidstone and the development of the Friary Centre in Guildford on the site of the former 

Friary Meux Brewery have both provided successful town centre extensions in historic 

centres. 
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Retail Composition 

 

4.15 National averages clearly are calculated on the basis of a wide range of centres from the 

smallest district centres to the largest regional centres.  Comparison retailing tends to be 

more important in larger centres, while smaller centres are more reliant on convenience 

retailing.  Therefore, it would be expected that Lancaster should have above average 

comparison shopping representation. 

 

4.16 This representation should be reflected in floorspace as well as proportion of units because 

as well as having a higher proportion of comparison goods retailers, they should also be 

accommodated in larger shops.  This is because in larger centres, any given retailer tends to 

offer a wider range and depth of goods because of the wider attraction of such centres. 

 

4.17 The latest survey of the city centre was undertaken by the City Council in 2006.  Table 4.1 

below sets out the retail composition of Lancaster city centre by unit. 

 

Table 4.1:  Lancaster City Centre:  Retail Composition (by unit) 
Sector Primary (%) 

Convenience 

Comparison 

A1 Service 

A2 

A3/A4/A5 

Vacant 

Other 

46.1 

41.4 

10.2 

12.6 

16.3 

8.7 

4.8 

 

Total 100.0 

 Source:  Lancaster City Council (2006) 

 

4.18 Comparison goods retailers account for 41.4% of the total number of units, occupying some 

191 units. This is higher than the national average of 37.1%. The good range of specialist 

independent and local multiple comparison retailers in the town (107) adds to its 

attractiveness.  

 

4.19 The 28 convenience goods retailers account for 6.1% of the total number of units. This is 

considerably lower than the national average of 9.1%.   In Montagu Evans’ view this reflects 

that Lancaster is well provided with large foodstores which sit outside the primary retail area. 

 

4.20 There are some 47 A1service businesses which account for 10.2% of the total number of 

units. A3. A4 and A5 units account for 16.3% of units.  

 

4.21 In Lancaster, the proportion of floorspace occupied by comparison goods retailers is 48.7% 

(2006).  This has remains virtually static since 48.0% in 2001.  The proportion of convenience  
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is also below average (4.0%).  Both leisure and financial business service provision is 

broadly in line with national averages.  However, the leisure provision disguises that 

restaurant provision is below average. 

 

 Diversity of Non-Retail Uses 
 

4.22 Lancaster city centre offers an extensive and diverse range of city centre uses beyond 

retailing. It benefits from distinct ‘quarters’.  The Castle provides the centrepiece of a 

grouping of museums and galleries focusing on the visual arts.  

 

4.23 Many of the bars, pubs and eating facilities are located parallel on a north-south corridor 

along Great John Street.  The Canal Corridor North site is home to most of the city’s 

performing arts uses such as the Grand and Dukes Theatres, The Youth Theatre, the 

Musicians Co-op and the Dance Studio, but has very limited nearby restaurant facilities to 

serve these facilities in the evening.  

 

 Retail Offer 

 

4.24 Lancaster has a reasonable range of national multiple retailers, including a variety of 

comparison retailers, although provision is relatively limited for a centre which is meant to be 

playing a sub-regional role. The main comparison goods retailer in the centre is Marks & 

Spencer which is located on Penny Street.   While it is an undersized store by this retailer’s 

standards, it still provides the type of high quality retailer that differentiates Lancaster from its 

smaller competitors.  It includes a large food hall.  The introduction of New Look in the 

nearby former Littlewoods store has also reinforced the attraction of this end of the city 

centre. 

 

4.25 While it would not be expected for Lancaster to have the range of multiples found within the 

regional centres, it nonetheless lacks choice in the clothing and footwear sector in particular.  

Other major retailers present include HMV, WH Smith, Next, Superdrug, Wilkinsons, Dorothy 

Perkins, River Island, Monsoon and Accessorize.  BHS is located on Market Street.  

Otherwise there are a large number of multiples which are absent from the city centre.  

These include Debenhams, H&M, Primark, TK Maxx and Sports World.  A selection of these 

retailers is attached as Appendix D.  While there is some duplication of retailers in the list it is 

clear that occupier demand exceeds the floorspace proposed in the scheme.  This excludes 

retailers with known requirements which are not on the Focus list. 

 

4.26 There is a very good range of independent comparison retailers which means that there is an 

above average representation of this type of business.  These independents complement the 

national multiples. This is a feature of the city, reflecting that Lancaster benefits from student 

and to a lesser extent tourist expenditure, in addition to that derived from the resident 
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population.  

 

4.27 The tenant mix within a town centre provides a good indication of the vitality and viability of 

the centre. A good range of multiple and independent business creates diversity and choice 

for the consumer, and makes a centre capable of serving a wider role than that of a centre 

reliant purely on the local resident population. At present, Lancaster does not have that 

balance, with only reasonable multiple representation and those represented often trading 

from substandard units.   

 

4.28 A successful department store anchor is particularly important in this regard as it 

differentiates a town from its lower order competing centres which are serving more local 

shopping needs.  Such a store plays a key role in not only attracting customers to a town, but 

also other retail businesses, many of which would choose not to be represented if no 

department store is present.  The inclusion of department store would substantially increase 

the attraction of Lancaster city centre to the benefit of the city as a whole. 

 

 The Characteristics of Units in Lancaster 

 

4.29 It is also relevant to consider the size of units within Lancaster. Reflecting the age of 

buildings in the historic core and physical constraints of the city centre, unit sizes are 

considerably smaller than national averages. 

 

4.30 According to Lancaster City Council’s own analysis in 2006, there are only 7 units in the 

primary area of Lancaster city centre which have a floorspace of more than 500 sq m, of 

which only 4 are over 1,000 sq m.  There are only 9 units between 250 and 500 sq m.  The 

average size of units in Lancaster city centre is very small considering that retailers are now 

requiring units with an average unit size of 650 sq m or more.  

 

4.31 The shortage of larger sized units is reflected in retailers being forced to trade out of 

amalgamated units, or the total floorspace and layout of the units are compromised.  Many 

retailers suffer from small frontages, multiple columns, and sometimes a too shallow depth. 

In order to counter this problem and to maximise their utilisation of space and to regularise 

layout, retailers have expanded further back into their premises into space previously used 

for storage and have also made use of multiple floors where there is sufficient floor to ceiling 

heights.  This tends to put pressure on the building stock and can lead to undesirable 

changes to older buildings.   
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 Vacancies 

 

4.32 The vacancy rate in Lancaster of only 8.7% is marginally below the Experian Goad national 

average vacancy rate of 9.1%.  It is also important to identify where the vacancies are 

located.  These are almost entirely located on secondary streets.  There were only 12 vacant 

units in the primary area in 2006 of which 6 units were less than 50 sq m and only 1 was 

more than 1,000 sq m.  In Montagu Evans view, the vacancy rate is not a sign of any 

underlying weakness in Lancaster city centre.  Instead, the vacancy rate reflects that it is 

always more difficult to let small units in secondary locations. As importantly, the vacancy 

analysis shows that there is a structural problem in there being virtually no larger units 

available in Lancaster city centre which means that occupier demand cannot be satisfied. 

 
 Zone A Rental Levels  
 

4.33 According to research undertaken by Centros Miller’s letting agents, Churston Heard and 

Donaldsons, Zone A rental levels now stand at approximately £115 per sq ft.  Zone A rental 

levels remain lower than Blackburn, Blackpool, Carlisle and Preston.   

 

4.34 According to White Young Green, Zone A rental levels increased from £75 per sq ft in 1997 

to £100 in 2005, a 25% increase.  WYG recognised that while these higher rental levels 

means that retailers consider the town to have good trading prospects, it may have 

implications on encouraging specialist independent traders from establishing in the town 

centre as they will not be able to afford the high rental levels demanded. 

 

4.35 Zone A rental levels in Preston stand at £145 per sq ft while in Blackpool they are at £120 

and at £135 in Carlisle.  The Zone A rental levels for Blackpool are prior to the letting of the 

Houndshill Centre which would be expected to improve the rental tone. 

 

4.36 Carlisle makes an interesting comparison as it allows the effects of the opening of a major 

retail development (the extension to the Lanes Shopping Centre extension in December 

2000) to be analysed.  Before the opening of the extension in 1998, Zone A rental levels 

stood at £95 per sq ft, whereas after the opening they increased to £115 per sq ft in 2001 

and now stand at £135 per sq ft (2007).  The lack of movement among retailers in Lancaster 

reflecting the very limited availability of shop units means that there is also limited 

transactional evidence compared with many towns.  However, this limited number of high 

quality units means that Lancaster city centres Zone A rental levels are lower than they 

should be for a centre of its position.   

 

 Yields 

 

4.37 A similar picture arises in relation to an analysis of prime investment yields.  Yields in 



L ANC AST ER   pa ge  17 of 49 
RET AIL  AS SE SSM E NT   
 

 

P:\CURRENTJOBS\PD6590 Lancaster\Applications\Application 1- Hybrid Application\070423 Retail Assessment.doc 

Lancaster have stayed relatively constant at around 6.5%.  This is in contrast to the 

investment market where yields have hardened (i.e. reduced).  Therefore, in comparison with 

national averages Lancaster has underperformed reflecting the lack of investment in the city 

centre as well as the relative lack of quality retail investments. 

 
 Environmental Quality  

 

4.38 Lancaster benefits from a good quality pedestrian environment.  The two main shopping 

streets, Penny Street and Market Street are both pedestrianised and are complemented by 

the series of spaces around the town. 

 

4.39 There are a large number of listed buildings around the city centre which adds considerably 

to its attractiveness.  The quality of infill buildings is variable. 

 

4.40 While the city centre benefits from pedestrianisation, this has had the effect of concentrating 

traffic flows onto the ring road.  This is now a one way system and Mayer Brown, Centros 

Miller’s traffic consultants, have established that the traffic signals around the one way 

system are not linked.  Therefore, unlike many city or town centre one way systems, the 

traffic lights do not aid traffic flows through the system.  This traffic does not add to 

Lancaster’s environmental quality.  

 

4.41 Lancaster lies approximately 36 km north of Preston, and approximately 4km from junction 

34 of the M6 motorway. The city is also highly accessible by rail, with regular services 

running to London Euston in under 3 hours. The central one way system within the city 

centre causes problems of congestion at peak times, however construction on an M6 link 

road to Heysham is due to commence work in 2008 (subject to the outcome of the Public 

Inquiry), which should help to alleviate this problem. 

  

 Customer Views and Behaviour 

 

4.42 It is helpful that various surveys of customers’ attitudes and behaviour have been undertaken 

over the last ten years.  This information is available from Donaldsons’ 1998:  ‘Lancaster & 

Morecambe Shopping Study; Nathaniel Lichfield & Partners (NLP) 2003:  ‘The Lancashire 

Shopping Study; and White Young Green (WYG) 2006:  ‘Lancaster Retail Study.’ 

 

4.43 Donaldsons undertook both on-street shoppers surveys and telephone-based household 

interview surveys.  It is helpful to compare and contrast the two results because the 

household interview survey picks up reasons why a centre is not being used/or used to its full 

potential. 

 

4.44 Some of the main issues that have arisen include: 
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 City Centre Environment – 89.4% considered that the city centre environment was 

either good (52.9%) or adequate (36.5%) in 1998 in the on-street survey.  This was 

corroborated in the results of the household survey (para 3.28) 

 Shopping – In 1998, 79.2% of on-street respondents stated that there was a good or 

adequate choice and variety of shops, but only 42.3% stated that there was a good 

choice and quality of places to eat.  This contrasts with the results of the household 

interview survey where 46.6% considered the choice of clothes and shoe shops only 

adequate.  In the same survey 10.3% of respondents mentioned that there was not 

enough major retailers as a reason for not doing any shopping in Lancaster (para 

3.28). 

 Buses & Bus Services – Only 30.6% stated that bus services to and from the city 

centre were good in 1996 (Donaldsons, para 3.11). 

 Car parking – the results of the various surveys indicated general dissatisfaction with 

car parking.  In 1998, car parking and the cost of car parking was the most significant 

criterion of Lancaster city centre (Donaldsons, para 3.11).  In the household survey, 

45.6% were dissatisfied with the cost of parking, and 37.4% found the ease of finding 

a parking space ‘poor’. 

 Department stores – a desire for a high quality department store in the city was 

expressed in the surveys. 

 

4.45 The household results survey shows that people who could be shopping or shopping more 

regularly in Lancaster are not choosing to do so because of the perceived inadequacies of 

the city centre. 

 
 Summary 

 

4.46 Lancaster is a vital and viable town centre.  It benefits from an attractive environment 

including historic buildings, large areas of pedestrianisation and good quality spaces.   

 

4.47 Unlike many town centres, Lancaster benefits from a wide range of attractions.  This includes 

a thriving performing as well as visual arts scene.  Office based employment is relatively 

limited within the city centre itself apart from Council-based employment. 

 

4.48 While Lancaster has a good mix of independent businesses, its range and depth of 

comparison retailing is relatively poor.  Unlike virtually every other sub-regional centre it does 

not have, or does not have the guarantee of a department store.  Those retailers that are 

represented tend to be in undersized or compromised units.  There are also a large number 

of comparison retailers not represented in the city which are seeking representation 

 

4.49 Retailers are not having their requirements satisfied because of a long standing absence of 
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available floorspace.  Vacancies are at national average levels but this masks that the vast 

majority of these vacancies are in very small and/or off pitch locations. 

 

4.50 Zone A rental levels are below its sub-regional competitors (including Preston, Carlisle and 

Blackpool).  Investment yields have remained relatively static despite one of the strongest 

investment markets in recent years. 

 

4.51 The city offers a high quality pedestrian environment, but the traffic on the ring road detracts 

from this.  Nonetheless for a city with a rural catchment, it is relatively well served by buses 

and railway services. 
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5.0 SHOPPING FACILITIES IN NEARBY CENTRES 
 

5.1 In considering the implications of the proposed development on the retail hierarchy, an 

assessment has been made of those centres that influence shopping patterns within the 

catchment of Lancaster. 

 

 Regional Centres 
 
 Manchester 
 

5.2 Manchester has benefited from massive retail-led regeneration of the city centre following the 

IRA bombing.  The Arndale Centre, now has a net floorspace of 130,063 sq m in 225 shop 

units.  It has been extensively redeveloped and extended since it was opened in 1976 with 

the latest refurbishment being completed in September 2006.  This makes the Arndale 

Centre the largest in-town shopping centre in the UK.   

 

5.3 The centre was redesigned to give the impression of a series of individual outward facing 

buildings and the centre includes a comprehensive range of multiple retailers including 

Waterstones, New Look, Virgin, Sports World, Next, Topshop, Boots, River Island, H&M, 

Smiths and Virgin.  The increase in floorspace requirements of many of the larger retailers is 

reflected in retailers such as Topshop taking its largest store outside of London (4,180 sq m).  

The Arndale Centre is anchored by a Next store of 13,935 sq m and BHS.   

 

5.4 The Royal Exchange Shopping Centre was opened in 1980 and has a total floorspace of 

4,645 sq m.  It provides small speciality retailing and was last refurbished in April 2006.  

Retailers include Bodyshop, Thortons, Nostalgia, Phoenix Antiques.   

 

5.5 In addition, Manchester benefits from major modern standalone stores occupied by Marks & 

Spencer and Harvey Nichols, together with further speciality retailing at the Printworks.  

House of Fraser has also refurbished its flagship department store.  Large freestanding 

department stores are a feature of only the largest regional town and city centres.  This 

reflects that many are in freehold ownership and can rely upon their positions as destinations 

in their own right. 

 

Trafford Centre 

 

5.6 The Trafford Centre also has a regional pattern of draw.  It has a total floorspace of 148,605 

sq m.  The centre has benefited from the opening in 2006 of The Great Hall which is a new 

high quality restaurant area which is designed as a leisure destination which is not wholly 

reliant upon the rest of the centre.  Additional floorspace will be provided in the Barton 

Square extension which will amount to some 18,580 sq m which will be predominately home 
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and furniture retailers.  The centre is anchored by a 20,900 sq m John Lewis department 

store as well as a large Marks and Spencer store.  

 

5.7 In contrast to Liverpool, Manchester has benefited from being one of the first of the UK’s 

major cities to experience significant retail-led regeneration.  This has taken a number of 

forms from new freestanding department stores (Marks & Spencer and Harvey Nichols) to 

major extensions (Arndale Centre) as well as specialist developments (Printworks).  This has 

enabled Manchester to compete effectively with the expansion of the Trafford Centre.   

 
Liverpool 

 

5.8 Liverpool city centre will be transformed by the opening of Grosvenor’s Liverpool One 

development, by its sheer scale (175,000 sq m) and the quality of its anchor retailers (in 

particular John Lewis as well as Debenhams).  It will include 153,289 sq m net of retail 

floorspace, 22,300 sq m of leisure floorspace, as well as 465 residential units.  Since the 

retail floorspace in Liverpool One is being delivered in a single phase, this represents one of 

the largest amounts of retail floorspace being added to a centre at one time.  This will not 

only reinforce trade retention in its immediate catchment, but will also increase its regional 

draw which includes Lancaster’s catchment. 

 

5.9 The Liverpool One redevelopment is now under construction and due to open in 2008, but for 

a long time, Liverpool did not benefit from any major city centre redevelopment proposals to 

modernise and increase its retail floorspace.  In this respect, it has lagged behind its nearest 

major neighbourhood and competitor, Manchester.   

 

5.10 The St Johns Shopping Centre on St Georges Way opened in 1969 and totals some 33,445 

sq m.  Masterplanning is now underway for a refurbishment of the centre and links to Clayton 

Square.  At present it is dominated by lower end retailers including Wilkinsons, Poundland 

and Woolworths.  Both this centre and the neighbouring Clayton Square Shopping Centre is 

owned by Land Securities and therefore an opportunity has arisen to better integrate the two 

developments. 

 

5.11 Clayton Square opened in 1998 and totals some 26,942 sq m net.  The extension will deliver 

a modest gain of 964 sq m, the principal component of which is an extension to Boots.  The 

centre lies on one of the gateways to the Liverpool One development.   

 

5.12 The most recent development to open in Liverpool is the Met Quarter which opened in 2006 

on Victoria Street and has brought a successful blend of fashion retailers to this part of the 

city centre.  It has won various awards since its opening and includes Jigsaw and Diesel, LK 

Bennett and Tommy Hilfiger.  There are also other smaller schemes within Liverpool 

including the 5,574 sq m Williamson Square scheme as well as Liverpool Central on Bold 
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Street which opened in 1982. 

 
Sub Regional Centres 

 
 Blackburn 
 

5.13 Blackburn is one of the ‘Regional Towns and Cities’ listed in the draft RSS which places it at 

the same level as Lancaster.  The Peel Centre on Whitebirk Drive opened in 1999 with a net 

retail floorspace of 23,691 sq m and a leisure floorspace of 11,148 sq m.  It is an unusual 

development in being a town centre retail park and is therefore very much a car orientated, 

single-level retail scheme.  Retailers include SCS, Allied Carpets, PC World, Currys.   

 

5.14 The Mall is Blackburn’s main shopping centre.  It opened in 1967 with a floorspace of 24,619 

sq m.  The extension which is currently under construction amounts to some 25,084 sq m 

which will take the total size of the development in terms of retail floorspace to 49,703 sq m.  

The extension will accommodate up to 25 new stores and 300 extra car parking spaces.  

This will significantly improve the quality and quantity of retail floorspace within Blackburn 

town centre.  In addition, there is extensive retail floorspace on the Nova Scotia Retail Park 

(12,619 sq m which opened in 2004) and the 25,548 sq m Peel Centre on Grimshaw Park 

Road.   

 

 Blackpool 

 

5.15 There is only one major shopping centre development in Blackpool – the Houndshill 

Shopping Centre.  This is being expanded from 10,219 sq m to 36,975 sq m net which will 

allow a Debenhams department store of 9,290 sq m to be accommodated.  The development 

will also include Next, Clarkes and River Island.  The extension is due to open shortly and will 

allow Blackpool to compete more effectively with Preston and increase its trade retention on 

the Fylde peninsula.   

 

5.16 There are also longstanding, but unrealised proposals for retail-led redevelopment of the 

Winter Gardens, but there are significant restrictions arising from the building being listed.  A 

masterplan is being worked up for a mixed use development based around the Blackpool 

North Station site known as the Northern Gateway.   

 

 Burnley 
 

5.17 The Charterwalk Shopping Centre on Market Promenade in Burnley is the town’s largest 

shopping centre development.  It originally opened in 1965 and following an extension of 

7,879 sq m now has a total floorspace of 43,572 sq m.  The centre is anchored by Boots, TJ 

Hughes, Wilkinsons and Woolworths.  Preliminary discussions are now underway regarding 
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a local authority-sponsored retail development in the town centre. 

 

 Preston 

 

5.18 St Georges Shopping Centre has a total floorspace of 27,964 sq m net and contains 

approximately 99 retail units.  The centre was opened in 1966 and was last refurbished and 

extended in 2001.  The extension added 5,667 sq m of additional space.  The centre benefits 

from its location between the prime retail are of Fishergate in Preston and the pedestrianised 

area of Friargate.  St Georges is anchored by Marks & Spencer and also contains H&M, New 

Look and WH Smith. 

 

5.19 The Fishergate Shopping Centre was the last entirely new retail development within the city 

centre in 1987.  It contains 30,936 sq m of retail space and is proposed to be extended by 

17,651 sq m net.  Construction is due to start by the end of this year.  The development is 

anchored by Debenhams and also benefits from TJ Hughes, TK Maxx and Argos.   

 

5.20 The Tithebarn site is the most significant development opportunity within Preston city centre.  

An application is yet to be submitted but is anticipated in 2008.  Grosvenor Developments 

has been working in partnership with the City Council for some years and has announced 

recently that John Lewis will anchor the development.  The John Lewis store is proposed to 

have a floorspace of 21,367 sq m which is designed to give Preston a regional pattern of 

draw.  The total development could extend to 139,355 sq m and therefore the net retail 

floorspace alone could approach 100,000 sq m. 

 

5.21 This size of development would significantly enhance the attraction of Preston city centre.  If 

the development is anchored by John Lewis, based upon the pattern of trade draw of other 

John Lewis department stores, it would be anticipated that the development draw 

expenditure throughout Lancaster’s catchment area. 

 

 Carlisle 

 

5.22 The Lanes Shopping Centre on Peascod Lane opened in 1984.  It originally had a floorspace 

of 27,174 sq m but was extended by 11,102 sq m to its current size of 38,276 sq m net.  This 

was completed in 2000.   

 

5.23 The Lanes is anchored by a Debenhams department store but also benefits from BHS and a 

Virgin Megastore.  The addition of Debenhams means that The Lanes is able to attract 

expenditure from a wide area and has allowed new retailers to be attracted such as Fat Face 

and Qube footwear. 
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Barrow-in-Furness 

 

5.24 Debenhams anchors The Portland Walk Shopping Centre on Dalton Road in Barrow-in-

Furness.  This includes some 26 units.  Portland Walk opened in 1996 and has a total 

floorspace of 18,580 sq m net.  The attraction of Debenhams means that Barrow attracts 

expenditure from a wide area and particularly affects shopping patterns in the north of 

Lancaster’s catchment area as it is the nearest Debenhams store to the north of Lancaster. 

 

Summary 

 

5.25 The review of retail provision and changes in nearby higher order centres highlights that 

virtually all competing centres are anchored by a department store.  Indeed, of the centres 

listed, only Lancaster and Burnley do not benefit from the presence of a Debenhams 

department store.  Debenhams and other department stores provide key comparison 

shopping attractions in all these centres.  House of Fraser tends to be represented in larger 

centres.  This is reflected in its representation in only Carlisle and Manchester in this area.  

 

5.26 If Lancaster is to operate effectively as a sub-regional shopping destination, it should have 

the facilities and range of retailing to allow it to perform that role.  Without a department store 

anchored development it will inevitably fail to serve the full shopping needs of its catchment 

population which will lead to outflow of expenditure.  Therefore, there is a clear qualitative 

need for this type of retailing.    

 

5.27 The attraction of a department store is also key to the type of retailers that will be attracted to 

Lancaster.  It will bring new retailers which rely on the spin-off benefits of a department store 

anchor. 

 

5.28 The review also highlights that the successful competing centres benefit from high quality, 

managed shopping environments which offer a range of complementary services that only a 

critical mass of development can deliver.  It is no coincidence that the successful centres 

listed above are all of a similar size to the Canal Corridor North site proposals. 
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6.0 SHOPPING PATTERNS IN THE LANCASTER AREA 

 

6.1 The shopping patterns of the Lancaster catchment area have been assessed on these 

occasions in recent years: 

 

 Donaldsons (September 1998):  Lancaster & Morecambe Shopping Study; 

 Nathaniel Lichfield & Partners (March 2003):  The Lancashire Shopping Study; and 

 White Young Green (February 2006):  Lancaster Retail Study 

 

6.2 Each of the surveys used different zones, so the zones used are not directly comparable.  In 

reviewing this section, it is important to refer to the particular study listed above. 

 

6.3 In this section, the following issues are considered: 

 

 The extent of Lancaster’s catchment area and the resident population within it; 

 The centres identified by the studies which compete with Lancaster city centre for 

comparison shopping retail expenditure and how this compares with the defined 

retail hierarchy; and 

 The indicated levels of trade retention and the outflow of comparison shopping 

expenditure. 

 

 Catchment & Catchment Population 

 

6.4 Donaldsons undertook 1,000 household interviews in an area inhabited by 64,388 

households.  Compared with later surveys undertaken by NLP and WYG, the area covered 

was relatively limited, primarily covering the area falling within Lancaster City Council’s 

boundary.  The resident population of this study area was estimated at 166,700 in 1998 

which was projected to increase to 170,370 by 2001, 176,700 by 2006 and to 183,200 by 

2011.  This represented a 15.7% increase in 1991-2011 (para 6.9).  Donaldsons estimated 

that Lancaster’s catchment extended beyond this area with 16.5% of trips to Lancaster city 

centre originating from outside (para 6.6). 

 

6.5 Nathaniel Lichfield and Partners’ 2003 study, based upon a 2002 household interview 

survey, covered a substantially wider area, albeit with a lower proportionate sample of 3,000 

households, given the wider area and therefore higher resident population.  Sub Region A:  

North Lancashire covered the Cumbria Border (Zone 1), Bowland Forest (Zone 2) and 

Lancaster & Morecambe (Zone 3).  When NLP Zone 4 (Garstang) is included with the area 

covered by the three NLP zones listed above, it broadly covers the same area as that 

assessed by Donaldsons. 

 

6.6 This is reflected in the resident population of NLP Zones 1-4 containing a resident population 
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of 135,320 in 2001 increasing to 137,542 in 2006 and to 139,825 in 2011.  The NLP study 

shows that Lancaster draws trade from other parts of Lancashire, but the full extent of its 

catchment to the north is not covered by the household survey.  This is because the purpose 

of the NLP study was to assess shopping patterns in the whole of Lancashire rather than 

assess the full shopping catchments of all the main centres in County (many of which extend 

beyond the County boundary such as Lancaster). 

 

6.7 Finally, the WYG study, this time based upon a household interview survey of 1,700 

households, covered an area further to the north than previously surveyed.  However, it did 

not cover fully the southerly extent of Lancaster’s catchment area.  The WYG study identified 

a study area which included Zones 1-7 from which Lancaster draws the majority of its trade.  

This has a resident population of 174,764 in 2001 which increases to 176,546 in 2006 and to 

178,234 to 2011. 

 

6.8 The three assessments are broadly consistent in their assessment of the size of the resident 

population and the area from which Lancaster city centre draws the majority of its trade.  

Nonetheless, each assessed the area using different zones, so Zone 1, for example, has a 

very different meaning in each study.  Donaldsons estimated its core catchment as 176,700 

in 2006; NLP assessed this as 137,542 on less disaggregated sectors and truncating the 

northerly extent of its catchment and WYG estimated this as 176,546 but truncating the 

southerly extent of its catchment.  In 2011, the equivalent figures were 183,200, 139,825 and 

178,234 respectively.  For ease of reference, we have used WYG Zones 1-7 as Lancaster’s 

core catchment area. 

 

Comparison Shopping Patterns:  Primary and Second Shopping Destinations 

 

6.9 One of the principal complications of seeking to model shopping patterns is that they are 

inherently complex and multi-layered.  Surveys tend to ask where people either shop most 

often or spend the majority of their expenditure on different types of goods.  In reality, while 

some people solely use their main nearby centre, as some people do in Lancaster, the 

majority shop in more than one location especially where choice and facilities are limited in 

that main nearby centre. 

 

6.10 This feature was identified as far back as 1998 by Donaldsons in its commentary on the 

results of its household interview survey (para 3.24).  Donaldsons noted that 32.3% identified 

‘no other centre’ for non-food shopping implying that this group of shoppers only spend 

money on non-food goods in one centre.  However, 25% identified Preston as a second 

choice, 13.4% identified Lancaster, 8.1% Kendal and 6.2% Morecambe.  

 

6.11 Nathaniel Lichfield & Partners reached a similar conclusion in 2003: 
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‘In terms of the secondary ‘high street’ destination, 31% of shoppers (principally 

those shopping in Lancaster) use only their main destination.’  

 

6.12 There is clear evidence that reflecting its geographical location and separation from other 

settlements, that while some people only use Lancaster city centre for shopping, a clear and 

substantial majority by a margin of more than 2:1 also use other centres.  This explains why 

WYG records high usage of Lancaster city centre, but there remains substantial outflow of 

comparison shopping expenditure.  The pattern of primary and secondary shopping as 

identified by NLP is set out below. 

 

6.13 Table 6.1 summarises comparison shopping patterns derived from NLP’s surveys.  The 

zones from which Lancaster draws trade are listed in the first column followed by the 

percentage of respondents giving Lancaster city centre as their primary non-food shopping 

destination in the second column and as their secondary non-food shopping destination in 

their third column.  This type of quantum is useful as it helps determine the extent to which a 

centre can cater for the full range of comparison shopping needs.  This type of question was 

not asked in the WYG survey and therefore provides a different way of assessing Lancaster 

city centre’s comparison shopping attraction. 

 
Table 6.1:  Non-food Shopping Patterns in the Survey Area 2002 (Primary & Secondary Answers) Lancaster 
City Centre 

Zone % (Primary) % (Secondary) 

1.  Cumbria Border 58.6 15.0 

2.  Bowland Forest 73.5 14.0 

3.  Lancaster 72.0 27.0 

4.  Garstang 19.0 16.9 

6.  Blackpool 0.7 0.7 

7.  Lytham St Annes 1.0 - 

8.  Kirkham 2.0 1.0 

9.  Rural North & W. Preston - 4.9 

13.  Urban S. Preston 5.1 4.8 

14.  Bamber Bridge 0.7 0.7 

15.  Chorley 1.6 0.7 

17.  Skelmersdale & Ormskirk 0.7 - 

19.  Accrington 3.2 - 

20.  Darwen 1.0 - 

21.  Rossendale - 1.3 

22.  Burnley 0.8 - 

23.  Nelson & Colne 1.0 0.9 

24.  Barnoldswick - 1.7 

Source:  NLP Lancashire Shopping Study, Table 4A 

 

6.14 The table shows that the pattern of ‘primary’ and ‘secondary’ answers is broadly consistent in 

that across the different zones, the highest proportion of respondents stating Lancaster are 

from Zones 1-4. 
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6.15 When considering the ‘primary’ answer, in Zones 2 and 3, a broadly similar proportion of 

respondents give the same answer (73.5% and 72.0% respectively). 

 

6.16 The table also shows that Lancaster draws trade from a large number of outer zones which 

reflects its sub-regional attraction. 

 

6.17 Useful comparisons can be made with other sub-regional centres which operate far more 

effectively as ‘secondary choice’ shopping destinations.  This reflects that they are attracting 

shoppers because of the limitations of other major shopping destinations. 

 

6.18 Table 6.2 shows the equivalent pattern of trade to Preston.  Preston is far more effective in 

attracting trade from other centres as a secondary shopping destination. The table shows 

that within Lancaster city centre’s four core zones, between 10.6% and 19.3% of 

respondents give Preston as their answer for secondary shopping.  This is clear evidence 

that while Lancaster is attracting a loyal customer base, it is not satisfying fully its customer’s 

shopping needs.  This is confirmed in the detailed analysis of both the Donaldsons and NLP 

reports.   
 
Table 6.2:  Non-food Shopping Patterns in the Survey Area 2002 (Primary & Secondary Answers) Preston 

City Centre 

Zone % (Primary) % (Secondary) 

1 3.0 10.6 

2 3.1 19.3 

3 5.6 18.7 

4 24.0 11.6 

6 7.4 29.8 

7 25.0 23.6 

8 63.3 5.9 

9 74.0 13.8 

13 81.6 10.4 

14 75.8 10.5 

15 30.4 18.5 

17 5.3 6.6 

19 1.6 7.6 

20 1.0 1.0 

21 - 0.6 

22 1.6 1.5 

23 2.0 2.6 

24 6.0 8.6 

 Source:  NLP Lancashire Shopping Study, Table 4A 

 

 White Young Green 

 

6.19 In WYG’s survey, it asked a single destination question about shopping patterns on different 

categories of goods.  The results of the survey are summarised below in terms of total 

market shares across the entire survey area: 
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Table 6.3:  Market Shares 

% of people using facilities  Goods 

Lancaster City Centre Out of Centre  

Clothing & shoes 

Small household 

Electrical 

Furniture 

DIY 

TOTAL COMPARISON 

19.8 

22.8 

20.2 

12.4 

13.0 

19.3 

20.0* 

15.4 

4.2 

7.1 

7.8 

3.3 

 Source:  WYG Table 7.3 

 Note:  *  Assume this is a typographical error and should read as 2.0% 

 

6.20 It is interesting to compare the headline percentage trade retention figures.  The percentages 

for clothing and footwear retailing are not dissimilar to the percentage comparison shopping 

trade retention figures listed by NLP (72% in Zone 3 – Lancaster).  The difference is that the 

WYG assessment applies these percentages to total expenditure on each of the categories 

and therefore does not take account of the evidence of secondary shopping destinations.  

Therefore trade retention is likely to have been overstated. 

 
 Table 6.4:  Clothing & Shoes Expenditure Retailing  

Lancaster city centre (%) Goods 

Zone 1 Zone 2 Zone 3 Zone 4 Zone 5 Zone 6 Zone 7 

Clothing & shoes 54.8 39.1 64.0 24.3 30.9 50.6 16.3 

 Source:  WYG (2005 Survey) 

 
Summary  
 

6.21 Donaldsons, Nathaniel Lichfield & Partners (NLP) and White Young Green (WYG) have all 

sought to assess the extent of and resident population within Lancaster city centre’s 

comparison shopping catchment area.  Each assessment did not cover the full extent of its 

catchment.  Donaldsons just covered the district, and NLP and WYG truncated the 

catchment area to the north and south respectively.  Notwithstanding these differences, the 

core catchment area of Lancaster is assessed by the consultants as being approximately 

175,000 to 180,000 in 2006. 

 

6.22 There is evidence from both Donaldsons and NLP that although over 50% of respondents in 

the immediate area of Lancaster are using the city centre for comparison retailing, over two 

thirds of shoppers using the city centre are using other centres for comparison shopping 

purchases.  This reflects that Lancaster cannot cater for all of the comparison shopping 

needs of its catchment population which leads to outflow of expenditure to higher order 

centres. 

 

6.23 The different household surveys yield different results not least in terms of total market 

shares.  This however can largely be attributed to the differences in study areas and thus 
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differences in total available expenditure from which these market shares are divided.   
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7.0 RETAIL CAPACITY 
 

7.1 Previous sections have touched upon what role Lancaster city centre is supposed to play in 

the regional retail hierarchy – that of a sub-regional role centre.  Aspects of the factors which 

commonly characterise other sub-regional centres were assessed – not least the presence of 

a major consolidated, managed, retail-led and department store anchored scheme – which 

Lancaster lacks.  The analysis also considered specific weaknesses within Lancaster city 

centre’s retail offer which concentrated on the very restricted supply of available floorspace of 

any type, let alone that capable of meeting multiple retailers’ requirements.  Together, these 

factors highlighted a clear and unequivocal qualitative retail need for a major retail-led 

development which would allow Lancaster to fulfil its designated role. 

 

7.2 PPS6 makes it clear that it is also important to assess quantitative factors, so the starting 

point is a review of previous assessments of retail capacity. 

 

7.3 Once again, these are drawn from the assessments produced by Donaldsons, NLP and 

WYG.   

 

7.4 It is important to understand how capacity is calculated for the purposes of local authority 

shopping studies.  In order to simplify the process, various assumptions are made.  These 

include: 

 

 Treating the date of the survey as a starting point; 

 Not building in capacity where it has been identified in previous year – therefore each 

new assessment always assumes an equilibrium position (i.e. no capacity at the start 

date) even if capacity has previously been identified and not met by new 

development; and 

 Concentrating on capacity derived from expenditure growth alone, rather than 

factoring in changes in market shares which can only be done when the composition 

of a scheme is known. 

 

7.5 This latter point was explained in NLP’s Lancashire Retail Study: 

 

‘As noted, the retail capacity figures assume that the existing market shares of the 

County’s towns will be maintained at their current levels to 2011.  Effectively, this 

means that the centres’ capacities are largely determined by their existing catchment 

populations, any growth that may occur to those populations (through local housing 

development, for instance) and increases in the personal spending habits of the 

catchment population.’ 

 

‘Importantly, as noted above, the analysis does not assume that any centres will 
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increase its catchment population through expenditure ‘claw back’; nor does it take 

into account any potential source of growth arising, through the overtrading of 

existing retailers ……..’   

       (para 2.15 and 2.16) 

 

7.6 Given that Lancaster is identified as a sub-regional ‘Tier 1’ shopping centre, it would be 

unrealistic to rely on constant or even small increases in market shares to define capacity.  

This would fail to acknowledge the qualitative factors highlighted previously, not least the 

absence of, and therefore consequent effect on shopping patterns of a major consolidated,  

managed retail-led and department store anchored scheme.  All such schemes rely upon and 

lead to centre’s market share increasing. 

 

7.7 For example, Carlisle has benefited from a substantial increase in city centre retail floorspace 

which is widely accepted as having enhanced its vitality and viability.  This increase in 

floorspace has led to a step change in its comparison goods turnover.  This in turn means 

that even without any change in market share, Carlisle would generate more expenditure 

capacity than an undeveloped centre (with a lower starting point in terms of retail turnover) 

such as Lancaster, over the same period.  This is why the test of scale has been introduced 

to ensure that any given centre does not expand beyond its defined role in the retail 

hierarchy. 

 

7.8 One final factor should also be borne in mind.  For the purposes of simplicity, capacity 

assessments usually take their starting point as the date of analysis.  Therefore, a 

longstanding deficiency in retail provision is often not reflected.  In this way, as a reference 

point, it is helpful to understand the level of capacity that has been identified, but generally 

not taken up in its catchment area over the years it has been analysed.  The next step is 

therefore to assess the capacity estimates produced almost ten years ago. 

 

Donaldsons (1998) 

 

7.9 In 1998, Donaldsons assessed Lancaster city centre’s turnover as £199.16m (@1994 

prices), £150.10m of which was estimated to be comparison shopping turnover.  The 

Marketgate development had opened by this time. 

 

7.10 Donaldsons estimated that within its defined study area, Lancaster’s comparison shopping 

market share was 44.7% (£122.6m out of £274.3m), with the rest of the city centre turnover 

drawn from outside. 

 

7.11 Allowing for the growth in the efficiency of existing city centre floorspace, Donaldsons 

estimated capacity from the study area alone (not all of Lancaster’s catchment) of between 

10,650 sq m net and 14,800 sq m net of city centre comparison floorspace by 2006 (para 
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6.17).  This excluded capacity for 10,500 sq m net of bulky goods capacity by the same date 

(para 6.31). 

 

7.12 In light of this capacity, paragraph 6.33 of the report recommended: 

 

‘…PPG6 requires local plans to allocate sites only where there is evidence of need 

or capacity.  This analysis suggests a need for additional allocations – the area to the 

north of the town centre may be appropriate in this context.’ 

 

7.13 The allocation for the site is a direct result of capacity identified, but not satisfied, over 10 

years ago.  The test year for Donaldsons’ analysis (2006) has now passed, but  14,800 sq m 

net (equivalent to 24,666 sq m gross) of comparison shopping floorspace capacity remains.  

This capacity is conservative as: 

 

 it does not reflect capacity generated outside of Donaldsons study area; 

 it does not make any allowance for clawback of expenditure; 

 it does not make any allowance for the effect of a major attraction such as a 

department store on market shares; and 

 it does not take account of the further and substantial expenditure growth that will 

take place up to the test year of the Canal Corridor North development. 

 

Nathaniel Lichfield 

 

7.14 In 2003, NLP assessed that Lancaster city centre’s comparison shopping turnover at 

£152.4m (1997 prices) (para 4.22).  This is not dissimilar to Donaldsons earlier estimates. 

 

7.15 Once again, assuming no change in market shares and beating 2003 as an equilibrium 

position even though Donaldsons estimated there to be significant capacity in the system by 

this time, NLP estimated retail capacity of 5,890 – 7,147 sq m net by 2006 increasing to 

14,528 – 17,613 sq m net by 2011. 

 

White Young Green 

 

7.16 WYG does not differentiate between city centre and retail warehouse comparison shopping 

turnover and estimates that current turnover is £281.2m (19.3% of total comparison turnover 

within the extended study area). 

 

7.17 It then calculates a separate market share of 27.6% of all shopping facilities in the LCC area 

(para 7.52/7.55).  Between 2006 and 2016, WYG estimates that there will be an additional 

£243.5m available for comparison shopping in the LCC area (para 7.56) up to 2016. 
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7.18 The same paragraph recognises that: 

 

‘… if no additional comparison goods floorspace was developed within the period up 

to 2016 then, regardless of improved ‘productivity’ by existing facilities, the majority 

of this surplus would be lost to competing centres identified previously.’ 

 

7.19 This is in the absence of further improvements in other centres.  WYG recognises this risk: 

 

‘Furthermore, with new development planned for Preston (Tithebarn redevelopment); 

the improvements and extension of Blackpool town centre, the extension of the 

Trafford Centre for new non-food floorspace, it will become imperative that Lancaster 

maintains its current market share during the plan period, through positive 

appropriate measures.’ 

       (para 7.56) 

 

7.20 This capacity is based upon Lancaster maintaining its current market share which is clearly a 

conservative position. 

 

7.21 Based upon these current market shares, WYG estimates capacity at £65.0m in 2011 

increasing to £151.9m in 2016 for Lancaster and Morecambe.  This also assumes an 

equilibrium position at 2006 for the purposes of simplicity.  The previous Donaldsons and 

NLP analysis highlight that in reality there is clearly capacity at this date. 

 

7.22 WYG has also modelled an increase in market share from 27.6% to 30.0% which is a very 

conservative increase.  This is reflected in capacity increasing to £70.6m and £165.0m 

respectively compared with the figures above.  Given that a department store alone would 

have a comparison goods turnover of some £22m this shows how conservative such an 

increase in market share would be. 
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8.0 QUANTITATIVE ANALYSIS 
 

8.1 In this section, a quantitative assessment of the proposed additional retail floorspace to be 

developed on the Canal Corridor North site is undertaken, drawing upon the results of the 

WYG household interview survey summarised in section 6.0.  This is attached as Appendix 

F, using the WYG zones illustrated on the plan in Appendix E. The assessment begins with 

an analysis of population and available expenditure, and then estimates comparison goods 

turnover based upon the existing shopping patterns.  The section concludes with an 

assessment of the likely turnover of the proposed redevelopment, assessing the available 

expenditure to support this scheme and the likely pattern of redistribution of retail turnover in 

the catchment area.  

 

8.2 The analysis concentrates upon comparison shopping because it is not anticipated that there 

will be a significant element of convenience shopping floorspace within the development. 

Allowances have also been made to reflect the proportion of floorspace which is likely to be 

taken up by Class A3 food and drink/restaurant and Class A2 financial and professional 

service uses.  

 

Population and Expenditure 

 

8.3 Table 1 shows population estimates drawn from the WYG Study using their 16 identified 

zones.  Population estimates are given for the base year of 2006, the test year of 2012 as 

well as for 2016.  For ease of reference, estimates are also given for just Zones 1-7 from 

which Lancaster city centre draws the majority of its trade. 

 

8.4 Across the total study area, population is forecast to increase from 421,267 in 2006 to 

429,340 in 2012 and to 435,808 in 2016.  Within Zones 1-7, this is forecast to increase from 

176,546 in 2006 to 178,777 in 2012 and to 180,947 in 2016.  This is very similar to the 

Donaldsons study area of 1998 which estimated the resident population at 176,700 in 2006. 

 

8.5 Expenditure per capita on comparison goods is set out in Table 2.  Once again, WYG’s 

estimate area used with different expenditure estimates for each of the zones.  Expenditure 

per capita growth is the largest component of the forecast increase in comparison goods 

expenditure across the study area. 

 

8.6 The expenditure per capita estimates in Zone 2 are applied to the estimates of population in 

Table 1 to generate estimates of available expenditure on comparison goods in Table 3.  

Available expenditure across the whole study area is forecast to increase from £1,459.3m in 

2006 to £1,861.0m in 2012 to £2,193.5m in 2012.  Within Zones 1-7, the increase is forecast 

to be £599.4m in 2006 to £759.7m in 2012 and to £893.0m in 2016.  Therefore, the increase 

in available expenditure just within Zones 1-7 is £160.3m.  In reality, Lancaster already draws 
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comparison goods expenditure from beyond these seven zones.  As will be shown later in 

the section, this is higher than the forecast comparison goods turnover of the Canal Corridor 

North site development. 

 

8.7 Within the total study area, the growth in the expenditure between 2006 and 2012 is 

£332.5m. 

 

Market Shares 

 

8.8 Table 4 shows Montagu Evans’ estimates of the comparison goods market shares within the 

16 zones.  The centres and retail destinations shown are a combination of those recording 

the highest market shares, those drawing trade from Lancaster’s catchment area, and a 

selection of those higher order centres in the retail hierarchy to test the destination and 

quantum of outflow of comparison shopping retail expenditure.  Each percentage represents 

the proportion of expenditure retained by each destination within each zone.   

 

8.9 The percentages are drawn from the White Young Green Household Interview Survey but 

have been adjusted to reflect that White Young Green incorporated some of Lancaster’s 

retail warehouse expenditure into its market shares for Lancaster city centre, thereby leading 

to an over-estimation of city centre comparison goods retail turnover as reflected by 

comparison with Donaldsons and NLP.  However, the broad patterns of trade draw remain 

valid. 

 

8.10 Table 4 shows that at present Lancaster draws the majority of its expenditure from Zones 1 – 

7 where the city centre and retail warehouses draw more than 10% of available expenditure.  

The city also draws expenditure from all of the study area apart from Zone 16, but the trade 

draw to Lancaster’s retail warehouses is very limited beyond Zone 7. 

 

8.11 Table 4 shows that Lancaster retains 41% of available expenditure in Zone 1 and 45.7% of 

available expenditure in Zone 3.  Beyond these two zones, trade retention is estimated at 

33.7% from Zone 6, 26.9% from Zone 2 and 22.4% from Zone 5.  Therefore Zones 1, 3 and 6 

can be seen to be its core catchment area.  WYG’s higher trade retention figures in these 

zones for the city centre reflected the incorporation of a significant proportion of bulky goods 

expenditure. 

 

8.12 Lancaster’s retail warehouses appear to have a more even distribution of market shares from 

Zones 1, 2, 3 and 6 where they draw between 14.2% and 19.4% of available expenditure 

within each zone.  Beyond these zones, the pattern of trade draw is more limited. 

 

8.13 The differences between the market shares of the city centre and retail warehouses reflect 

that Lancaster acts as a sub-regional centre where it draws trade from a wider area than its 
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retail warehouses.  This is typical of the trade draw patterns of larger centres and provides 

evidence to support its designation as a sub-regional or Tier 1 centre in the retail hierarchy. 

 

8.14 It is also relevant to review the market shares of other nearby centres.  Morecambe’s role as 

a local shopping destination is reflected in it having a highly concentrated pattern of trade 

draw with 19.7% of available expenditure drawn from Zone 2 but it’s market share being no 

more than 4.5% in any other zone.  There is no zone from which Morecambe draws more 

trade than Lancaster reflecting that it acts as a second tier shopping centre beneath 

Lancaster servicing only local shopping needs.  The relationship between the two centres is 

reflected in the Morecambe comparison shopping catchment area falling inside that of 

Morecambe.   

 

8.15 Table 4 shows the competition faced by Lancaster across the study area.  It also allows 

comparison in terms of percentage market shares for centres with different types of 

shopping.  

 

8.16 Kendal has a peak market share of 59.5% from Zone 8 but also draws more than 40% of 

available expenditure from Zone 7, 9 and 13.  It is also the single most important shopping 

destination in Zone 15 (34.4%).  This reflects the range of attractions, including a department 

store in the town centre.  It should also be noted that this only represents the shopping 

patterns of the resident population and expenditure that Kendal attracts from tourists.   

 

8.17 Blackpool competes in Lancaster’s secondary catchment in Zone 4 where it draws 6.8% of 

available expenditure.  This will increase significantly, at the expense of Lancaster, when the 

Houndshill extension is implemented.  This pattern of shopping reflects that Blackpool’s main 

road and rail connections are orientated along an east-west axis and therefore choosing to 

travel from the north to Blackpool would generally pass Preston.  Preston is therefore 

successful in intercepting trade from the north with the exception of those living on the Fylde 

peninsula who would be drawn along the coast road from Fleetwood to Blackpool. 

 

8.18 The very wide pattern of trade draw of Preston is reflected in Table 4 where Preston draws 

trade from every single catchment zone.  Therefore, Preston’s secondary and tertiary 

catchment area extends beyond Lancaster to overlap its outer catchment area.  This 

represents a significant threat in the future particularly if the Tithebarn development 

progresses.  This is because Preston would only have to increase its market share in its 

outer catchment area rather than have to rely on drawing customers from areas where 

Preston has no historical connection in terms of shopping patterns.  Even within Zones 1, 2 

and 3 where Lancaster draws 41.0%, 26.9% and 45.7% of available expenditure in each 

zone, there is significant outflow of expenditure to Preston (4.6%, 4.2% and 9.9% 

respectively).  This represents a substantial opportunity for clawback of expenditure. 
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8.19 In Zones 15 and 16, Carlisle draws 13.5% and 14.6% of available expenditure.  Despite its 

significant distance away from Lancaster, Carlisle nonetheless exerts an influence on 

Lancaster’s northerly catchment area because of the good quality of shopping in this centre.  

Therefore, in the same way that Preston, Manchester, the Trafford Centre and to a lesser 

extent Liverpool, exert an influence on major comparison shopping purchases to the south, 

Carlisle plays a similar role to the north. 

 

8.20 Despite relative physical isolation, Barrow has an extensive pattern of trade draw.  Its peak 

trade draw is 64.2% from Zone 14 with 62.8% from Zone 12 and 61.7% from Zone 11.  The 

Portland Walk Shopping Centre is the reason that it draws trade from a wide catchment area 

which not only overlaps Lancaster’s secondary catchment area but also draws trade from 

Zones 1, 2, 5, 6 and 7.  This can largely be attributed to Barrow’s department store and other 

higher order comparison shopping.  Once again, it would be anticipated that there are 

substantial opportunities for clawback of expenditure. 

 

8.21 Table 4 also shows the outflow of expenditure to Manchester and the Trafford Centre despite 

the distance from Lancaster.  Across the study zones, Manchester draws the highest 

proportion from Zone 7, 3.6% but draws trade from throughout Lancaster’s core catchment 

area of Zones 1-7.  Similarly, the Trafford Centre has a wide pattern of trade draw albeit at 

lower market shares than Manchester city centre.  Its maximum trade draw is 1.5% from 

Zone 10 with 1.4% from Zone 4. 

 

8.22 Other shopping destinations comprise small centres, retail warehouses and other town 

centres both within and outside the 16 study zones. 

 

8.23 In summary, Table 4 shows that there is considerable outflow of comparison goods 

expenditure even from the zones immediately around Lancaster city centre.  Lancaster’s 

retail warehouses assist the retention of bulky goods expenditure, but even taking these 

facilities into account, no more than 65% of available expenditure is retained. 

 

8.24 The analysis shows that both Preston and Manchester both entirely overlap Lancaster’s 

comparison shopping catchment area, even in its core catchment zones.  More interestingly 

not only Kendal, but Barrow and Carlisle both have a significant effect on shopping patterns 

to the north.  Montagu Evans considers that it is significant that all these centres have 

department store provision and/or high quality managed shopping environments. 

 

 Turnover 

 

8.25 Table 5 applies the market shares in Table 4 to the available expenditure in Table 3.  This 

shows that on the basis of Montagu Evans’ forecasts, Lancaster is drawing £184.3m from its 

Zones 1-16 with a further £9.2m from beyond, principally to the south and east.  Therefore 
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Montagu Evans estimates that the total comparison goods turnover of the city centre is 

£193.5m in 2006.  This is consistent with the previous estimate of Donaldsons and WYG. 

 

8.26 Retail warehouse turnover is estimated at £84.0m.  This is likely to be an over-estimate given 

that the principal component of this expenditure is electrical goods expenditure, principally in 

Currys and Comet as well as DIY goods and garden supplies, in particular in B&Q.  However, 

for the sake of consistency with WYG’s analysis we have not adjusted this figure further.  In 

reality there will be a component of this bulky goods expenditure that would take place in the 

city centre, thereby increasing its estimated turnover, but it is not possible to disaggregate 

this from the WYG survey.  Morecambe’s comparison goods turnover is estimated at £43.7m.   

 

8.27 The difference in retail turnover of other centres is also shown in Table 5 for 2006 and for the 

test year of 2012 in Table 6.   This shows that assuming no change in market share, 

Lancaster city centre’s comparison goods turnover would increase to £243.4m from 

£193.5m.  In reality, with the various proposals for development taking place in competing 

centres, this market share is very unlikely to be maintained.  £184.3m is drawn from the 

study area in 2006, increasing to £232.7m in 2012. 

 

8.28 Preston draws £53.5m from the study area reflecting the outflow to this centre in 2006, but it 

is important to note that £41.9m of this outflow is from within Lancaster’s core catchment of 

Zones 1-7. Table 6 shows that this increases to £68.6m of which £53.7m is drawn from 

Zones 1-7. 

 

8.29 Carlisle marks the northern extent of Lancaster’s catchment.  Even within Lancaster’s core 

catchment it draws £1.6m of comparison goods turnover in 2006, increasing to £2.0m in 

2012.  In total the outflow of comparison goods turnover is estimated at £43.0m in 2006 

increasing to £55.3m in 2012. 

 

8.30 Barrow has a more significant effect on shopping patterns as it falls within WYG’s study area.  

Within the core catchment area outflow is similar to Carlisle at £1.4m increasing to £1.8m 

respectively.  However, Barrow retains £243.7m increasing to £3m in 2012 in the study area 

as a whole. 

 

8.31 In terms of the regional shopping destinations, Manchester city centre draws £9.7m from 

Lancaster’s core catchment area in 2006, increasing to £12.3m in 2012.  Across the study 

area as a whole, this amounts to £22.2m, increasing to £28.3m in 2012. 

 

8.32 Tables 5 and 6 shows that outflow to the Trafford Centre from Zones 1-7 amounts to £3.0m 

in 2006 increasing to £3.8m in 2012.  In total the outflow amounts to £6.0m increasing to 

£7.7m. 
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8.33 The effect of a department store, even in a smaller centre can be seen in the forecasts for 

Kendal.  Kendal draws more expenditure from the study area (£196.5m increasing in 2006 to 

£251.9m in 2012) than Lancaster city centre (£184.3m compared with £232.7m respectively).  

However, the way that the study area has been drawn, all of Kendal’s but not all of Lancaster 

city centre’s catchment is likely to have been included. 

 

8.34 These estimates are summarised in Table 8.1 below: 

 
Table 8.1:  Outflow of Comparison Shopping Expenditure at the Test Year (2012) 

 Zones 1-7 (£m) Total Study Area 

Manchester City Centre 

Trafford Centre 

Carlisle 

Barrow 

Preston 

12.3 

3.8 

2.0 

1.8 

53.7 

28.3 

7.7 

55.3 

310.5 

68.6 

TOTAL 73.6 470.4 

 

8.35 This shows that across Lancaster’s core catchment area of Zones 1-7, £73.6m of 

comparison goods expenditure is being spent in just five higher order destinations 

(Manchester city centre, the Trafford Centre, Carlisle, Barrow and Preston).  This excludes 

expenditure in Kendal. 

 

8.36 It is this outflow of comparison goods expenditure and the opportunity for clawback it 

provides, combined with the previously unsatisfied capacity, and that identified by WYG 

between 2006 and 2012 that supports the proposed additional floorspace on the Canal 

Corridor North site. 

 

Assessment of the Effects of the Proposals 

 

8.37 Montagu Evans estimates that the comparison goods turnover of the Canal Corridor North 

site would amount to approximately £155.1m in 2012.  This compares with the estimated 

turnover of the city centre of £243.4m (Table 6).  

 

8.38 Table 7 sets out Montagu Evans’ forecast of the change in market shares as a result of the 

development of Centros Miller Lancaster LP’s proposals.  The changes can be compared 

with current zonal market shares in Table 4.  The opportunity to increase Lancaster city 

centre’s market share is assessed on the basis of both existing patterns of trade draw across 

the whole of Lancaster’s catchment area as well as the opportunities for clawback of 

expenditure. 

 

8.39 In Zone 1, Lancaster city centre’s market share is forecast to increase form 41.0% to 59.0% 

and from 45.7% in Zone 3 to 66.0%.  The increase in market share in Zone 1 only takes 

Lancaster to the same market share of Kendal in Zone 8.  Similarly, the increase in market 
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share in Zone 3 is comparable to the market share of 64.2% which Barrow experiences in 

Zone 14.  These percentages are importance because it is important to consider the realistic 

increase in market shares that can be achieved in a centre of this nature.  Montagu Evans 

considers these increases in market shares are entirely realistic arising from the attraction of 

a department store anchored development of this nature.  A further increase in market share 

is forecast in the other zones but only at relatively modest levels.  There continues to be no 

trade draw from Zone 16 as the revised forecast pattern of trade draw is based upon similar 

patterns of shopping rather than seeking to extend Lancaster city’s catchment area which 

Montagu Evans does not consider to be realistic.   

 

8.40 These market shares in Zone 7 are then applied to available expenditure in the test year of 

2012 in Table 7.  This shows that Lancaster city centre’s comparison goods turnover is 

forecast to increase from £244.3m (Table 6) to £386.0m.  This is entirely consistent with a 

centre of its size and position in the retail hierarchy. 

 

8.41 The changes in turnover shown in Table 8 are then summarised in Table 9.  This shows that 

Lancaster city centre is forecast to experience a 58.6% increase in comparison goods retail 

turnover at a test year of 2012.  There is forecast to be minor trade diversion from 

Morecambe (£3.7m or 6.7%) with a 4.4% effect on Carnforth and 4.7% diversion from 

Kendal.   

 

 Summary 

 

8.42 The retail analysis highlights a number of key points: 

 

 The existing peak market shares within any given study area zone are lower for 

Lancaster city centre compared with its competitors; 

 In the absence of a department store, Montagu Evans estimates that in the core 

catchment zones of 1 and 3, it is entirely realistic for Lancaster city centre’s market 

share to increase to 59.0% and 66.0% respectively.  This is consistent with the role 

Lancaster should be playing as a sub-regional shopping centre; 

 Montagu Evans does not consider that it is realistic for Lancaster city centre to 

increase its catchment area, only to increase its market share within that catchment 

area.  This is reflected in the analysis.   

 There is considerable overlap in terms of catchment in relation to Preston, 

Manchester and the Trafford Centre.  This is because these centres are attracting 

higher order shopping expenditure from across Lancaster’s catchment.  It is also 

important to note the influence of Barrow and Carlisle on trade draw patterns to the 

north which reflects those two centre’s department store provision. 

 The level of trade draw diversion forecast on individual centres is modest reflecting 

the significant outflow to higher order centres. 
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 Montagu Evans’ assessment is conservative in that it does not reflect the impact that 

development in Lancaster’s competing centres will have on its market share.  In the 

absence of any development, Lancaster would expect to experience a reduction in 

market share as a result of these new developments being implemented. 

 Overall there is more than sufficient expenditure to support the development of the 

scale proposed.  Indeed expenditure growth between 2006 and 2012 just within 

Zones 1-7 is higher than the likely comparison goods turnover of the proposed 

development.   

 On this basis, the quantitative analysis is strongly supportive of the proposal being of 

an appropriate scale in relation to the role Lancaster plays as a sub regional centre 

and its position within the retail hierarchy.   
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9.0 CONCLUSIONS 

 

9.1 The redevelopment of the Canal Corridor North Site for a mixed use development with a 

substantial component of retail floorspace has been a longstanding objective of Lancaster 

City Council.  This section draws together the implications of the Canal Corridor North site 

proposals from a retail perspective.  Whilst the focus is on the effects on Lancaster city 

centre, attention is also given to the implications for other centres and the overall effects on 

shopping patterns.  As a starting point, the compliance with the Development Plan strategy is 

reviewed, taking account of the key PPS criteria.  It then considers the implications of the 

development on trading patterns and the growth prospects for Lancaster city centre in the 

absence of any major city centre investment proposals which could be effected by the 

addition of the proposed floorspace. 

 
 Development Plan Strategy 

 

9.2 As discussed in Section 3.0, the strategy for Lancaster city centre in the draft RSS, Structure 

Plan and Local Plan is to maintain and enhance the city’s sub-regional shopping role, to 

accommodate new retail development and to ensure that Lancaster can compete with other 

sub-regional centres. 

 

9.3 Given the physical and historic constraints of the city centre, the Canal Corridor North site 

has been identified in the SPG as an appropriate site for retail development which can, 

through appropriate linkages, extend the city’s retail core.  This is consistent with the 

application of the sequential approach in PPS6 where there is an identified need for 

additional comparison shopping, as there is in Lancaster. 

 

9.4 Retail development on the site is consistent with the strategy which places Lancaster as an 

important sub-regional shopping destination which serves a catchment population 

significantly beyond the district into the southern part of Cumbria as well as across northern 

Lancashire.  A department store anchored development of the type proposed which will have 

an attraction beyond the city centre boundary is therefore appropriate.   

 

9.5 In light of this development plan strategy, the application proposals are entirely consistent.  

Centros Miller’s proposals will reinforce the provision in a part of the city to which retail 

development is directed.  Development will enable Lancaster to perform the role it is 

designated in the retail hierarchy in the face of increased competition from its sub-regional 

and regional competitors which will otherwise continue to erode its market share.   

 

Private Sector Investment 

 

9.6 The development proposed by Centros Miller Lancaster LP will bring significant investment to 
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an under utilised site within the city centre.  In addition to the direct investment in the site, 

there will be significant other benefits arising from the Section 106 package, in particular the 

investment in the Grand and Dukes Theatres and the replacement of the Musicians Co-op.  

This will significantly enhance the cultural facilities in this part of the city which will be 

complemented by the provision of restaurants and catering. 

 

9.7 A development of this nature represents a significant statement of investor confidence in the 

city as a whole.  In Centros Miller and Montagu Evans’ experience this has the effect of 

reinforcing the confidence of other investors in the city centre.  Montagu Evans would expect 

other small scale developments to come forward in the city centre. 

 

9.8 There are no other proposals for major city centre investment so there is no prospect for 

other major private sector investment being prejudiced by the proposals.  The only major 

recent investment has been the highly successful re-letting of the vacated former Littlewoods 

store to New Look in the Marketgate Centre and Vue operating the new cinema off Market 

Square. 

 

9.9 Therefore, in planning terms, there is no prospect of city centre investment being affected 

adversely by the application proposals. 

 

9.10 It is also important to consider the implications for Lancaster city centre if the proposed 

investment is not made, notably that: 

 

 The substantial and longstanding unsatisfied demand for representation in the city 

centre by retailers would remain unsatisfied. 

 The key weaknesses in the city centre shopping offer including the lack of a 

department store, lack of a major modern shopping environment and a virtual 

absence of good sized and well configured units would remain; and 

 A major, long standing opportunity to regenerate the only suitable city centre site for 

retail-led regeneration would have been lost.  Should this happen there is a prospect 

that Lancaster city centre would fail to perform its designated role as a sub-regional 

shopping centre and destination of choice for northern Lancashire and southern 

Cumbria.  The higher order shopping needs of the population would continue not to 

be met and given the proposals for enhancement in nearby centres, the outflow of 

expenditure would be likely to increase. 

 

9.11 The pressure and demand for enhanced retail provision in the area will not go away, instead, 

there will be increased pressure for development in other centres and more importantly in out 

of centre locations to meet this demand.  This would clearly not contribute to the vitality and 

viability of Lancaster city centre.  In this way, it is important that the longstanding identified 

need for regeneration of the Canal Corridor North site and improvement in retail provision in 
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Lancaster city centre is delivered.   

 

 Trading Patterns 

 

9.12 In our quantitative assessment, we reviewed the likely pattern of trade draw to Lancaster city 

centre taking account of our assessment of current shopping patterns.  The analysis 

highlighted that compared with its competitors, Lancaster city centre’s market share was 

relatively modest being less than 50% in any given zone compared with the market shares in 

excess of 60% experienced by its competitors.   

 

9.13 The starting point for the analysis is that within Lancaster’s core catchment zones, in 

particular Zones 1 and 3, there is scope to increase its market shares to levels 

commensurate with its sub-regional role as well as reinforcing the pattern of trade retention in 

Zones 2, 4, 5, 6 and 7 as well as its outer catchment area.  These increases in market share 

will be principally derived from clawback of expenditure, in particular from higher order 

centres.  This reflects the substantial outflow of retail expenditure to regional destinations 

such as Manchester and the Trafford Centre, but also other higher order centres including 

Barrow, Carlisle and Preston as well as Kendal and Blackpool.  The important point is that 

these changes in patterns of trade draw are entirely sustainable and will lead to a pattern of 

shopping which is consistent with Lancaster’s sub-regional role.   

 

9.14 Three separate Council-commissioned Retail Studies, dating back to 1998 have identified 

significant capacity for additional retail floorspace in Lancaster city centre.  This need has 

largely been unmet.  These assessments were conservative, based upon maintaining 

existing market shares.   

 

9.15 In reality, a department store anchored development of the type proposed will lead to an 

increase in market shares as it is the type of development that will be able to clawback 

expenditure from competing shopping destinations.  The quantitative assessment identifies 

that just within the core catchment area of Lancaster (Zones 1-7) there is outflow of £73.6m 

to just five shopping destinations (Manchester city centre, Trafford Centre, Carlisle, Barrow 

and Preston).  There is further outflow of expenditure in the outer study area used by WYG.  

Montagu Evans estimates that the turnover of the proposed development will be in the order 

of £155.1m at the test year of 2012.  In light of the outflow of expenditure and the fact that 

expenditure just within Zones 1-7 will increase by £160.3m, shows that there is significant 

capacity to support the scale of floorspace proposed.   

 

9.16 In addition, Montagu Evans has undertaken an assessment of the likely trade diversion 

arising from the scale of floorspace proposed and this does not identify any significant  

material level of impact on any identified centre.   
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9.17 The Retail Assessment concentrates upon the effect on Lancaster city centre if the 

development takes place.  It is also relevant to consider the effect if the investment does not 

take place.  In the absence of any development, Lancaster city centre’s relatively modest 

market share will continue to be eroded as the outflow of expenditure, particularly on higher 

order shopping continues to increase.   

 

9.18 This is particularly important because of the overlap in terms of catchment of Preston whose 

influence extends even north of Lancaster.  A John Lewis anchored department store 

development in Preston, with an associated significant increase in comparison goods retail 

floorspace would have a significant effect on the city centre in terms of eroding its position.  

This is highlighted in WYG’s advice to the City Council. 

 

9.19 The effect is not just in terms of development reinforcing other town and city centres.  

Government policy on retail developments is clear.  In the absence of town centre or edge of 

centre retail development, other alternatives should be explored if there is a retail need.  

Given that there is a clear acknowledged need for additional retail floorspace which was 

identified as far back as 1998, this opens up the prospect of that need being satisfied in out 

of centre retail locations which will bring no benefits to the city centre’s retail offer.  This is 

particularly important because the suitability, viability and availability of the Canal Corridor 

North site would have been tested. 

 

Improvement to Shopping Provision 

 

9.20 In the review of existing retail provision in and around Lancaster city centre, the review 

highlighted the absence of department store provision and the lack of major managed 

consolidated shopping environments to act as a major attraction for the city centre as a 

whole.  The assessment noted that whilst there is longstanding demand among retailers for 

representation in Lancaster and this has been high for an extended period, the existing 

floorspace stock is inadequate in terms of quality and quantity to satisfy this demand.  This 

therefore constrains the performance of Lancaster city centre as a shopping destination in its 

ability to fulfil its designated role as a sub-regional shopping centre. 

 

9.21 There are a variety of other major town centre developments taking place in nearby higher 

order centres and therefore the development of the Canal Corridor North site will allow 

Lancaster to compete with the scale of development proposed as being successfully 

integrated in similar centres such as Carlisle and is taking place in Lancaster’s competitor’s 

to the south.  There is significant competition at a regional level both from the expansion of 

the Trafford Centre and also in 2008, the opening of the Liverpool One scheme which will 

significantly increase Liverpool’s regional draw.  While Preston’s proposals are at an earlier 

stage, the announcement that John Lewis is to anchor the scheme sets the tone for the scale 

of development that could be delivered in this centre. 
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9.22 The Canal Corridor North proposals will bring about a step change in the scale, range and 

quality of retailing within the city centre as well as providing a high quality range of 

complementary retail services which will serve not only the development but the major focus 

of cultural facilities on and around the site.  There is sufficient scope in terms of operator 

demand and economic capacity to accommodate this type of development without materially 

affecting vacancy rates or precipitating the wholesale shift of pre-existing occupiers within the 

city centre.   

 

9.23 The vast majority of vacant units within the centre of Lancaster are in small and/or off-pitch 

locations.  The vacancy rate relates to the quality of stock and the inability of such vacant 

units to cater for all types of retailing. 

 

9.24 The letting strategy will involve careful selection of occupiers to ensure that the overall 

market positioning of the development will complement the new attraction of the department 

store and offer a real point of different to existing provision.  Only a department store anchor 

could achieve such a step change.  In Montagu Evans’ experience, a smaller development 

would be more likely to lead to the relocation of retailers within the city centre.  

 

9.25 The objective of the development is to ensure that the city centre is able to meet the needs of 

all those who rely on it for shopping purposes.  This will appeal to a full cross section of the 

local community and thereby promotes social inclusion.  Surveys previously undertaken by 

Donaldsons and NLP both show that in terms of secondary shopping destinations, two thirds 

of shoppers using Lancaster also use other comparison shopping destinations, generally 

higher order centres because of the limited range of retailing within the city.   

 

9.26 The extension to the city centre which will be created by the development of the Canal 

Corridor North site will create a broader appeal for the city centre which will accommodate 

new entrants from all sectors and operator types.  This will ensure that Lancaster can serve a 

wider spectrum of shopping needs. 

 

Relationship with the Existing Part of Lancaster City Centre 

 

9.27 It is also important to ensure that the proposals are fully integrated with the rest of the 

shopping area and will complement existing facilities.  The design analysis undertaken by 

Reid Architecture highlights that the Canal Corridor North site is the correct location for major 

new retail development within Lancaster city centre as it is adjacent to the prime focus of 

retailing within the city at the junction of Market Street and Penny Street.  This will ensure 

that in retailing terms it provides an effective counter-balance to the attractions of Marks & 

Spencer and the Marketgate Shopping Centre at the opposite end of the town centre but 

offering a comfortable walking distance between the two anchors.  This has the advantage 
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over situations faced in other cities where new retailing is being provided adjacent to 

secondary retail areas rather than adjacent to the primary retail core. 

 

9.28 The development of the Canal Corridor North site will therefore reinforce the retail spine 

along Penny Street and through St Nicholas Arcades into the development.  There will be 

strong connectivity from and to Market Street as well which will provide a second vertical 

spine. 

 

9.29 The success of the development of the Canal Corridor North site is in no small part reliant 

upon its effective integration with the existing part of the city centre.  Therefore there has 

been a careful levels analysis which has led to two options being pursued – a reinforcement 

of at grade crossings as well as the provision of a bridge link which will connect to existing 

levels at St Nicholas Arcades and Penny Street.  It is important that the scheme is seen by 

shoppers as part of the overall circuit of shopping within the city centre and that it will be 

visited as part of a wider shopping trip rather than being treated as an isolated or 

freestanding location. 

 

9.30 In this respect, the provision of a high quality interceptor car park is important as the 

quantitative analysis shows that Lancaster city centre’s catchment area is orientated towards 

the north.  Therefore, it would be expected that customers would be attracted by a high 

quality car park and with the benefit of equally high quality pedestrian links directing to the 

heart of Lancaster city centre, integration will be successful.  This will be less likely to occur if 

the physical link was into a secondary shopping area. 

 

 Summary 

 

9.31 The Centros Miller Lancaster LP proposals are entirely consistent with the Development Plan 

strategy in terms of reinforcing the city’s role as a sub-regional shopping centre and also to 

bring forward retail-led regeneration of the Canal Corridor North site.  This major investment 

will, in the same way as achieved in other centres, represent a significant statement of 

investor confidence in Lancaster city centre and will have a beneficial impact in terms of 

investment within the rest of the city.  This is particularly important given the absence of other 

major opportunities for investment in this central area.   

 

9.32 The assessment has also highlighted the significant implications of investment not taking 

place.  This is considered the reinforcement of competing centres, the likelihood of a further 

decline in Lancaster city centre’s market share and the identified retail need both in terms of 

quantitative capacity and occupier demand not being met. 

 

9.33 The quantitative analysis shows that there is significant growth in available expenditure 

across the catchment area and that while quantitative need is being identified since 1998, 
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there has been very little take-up.  With the inclusion of a department store in a high quality 

shopping environment, the quantitative analysis shows that the required increase in trade 

retention is Lancaster’s core catchment area will be entirely sustainable and can be achieved 

without any detrimental effect on the vitality and viability of any nearby centre. 

 

 



 

 

APPENDIX A 
Hierarchy of Centres 





 

      STRUCTURE  DRAFT RSS  

      PLAN  

              
 REGIONAL CENTRE      Manchester 

           Liverpool  

  

              

 REGIONAL TOWNS  Blackburn     Blackburn 

 & CITIES (RSS)  Blackpool    Blackpool 

 TIER 1 (SP)   Burnley    Burnley  

     LANCASTER   LANCASTER 

      Preston     Preston  

           Barrow-in-Furness 

           Carlisle 
             

   
    



 

 

APPENDIX B 
Locations of Centres in Retail Hierarchy 




