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Foreword

This Supplementary Planning Document sets the scene for town centre regeneration
in Alsager. It contains a Vision and planning policies to guide new development that
look to conserve the best and change the rest with a determination to accept only the
highest quality. The key to this success will be for public, private and community
organisation to work together over the long term with the combined aim to create an
improved town centre.

Councillor Dave Brown
Cabinet Portfolio Holder
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1 Introduction

1.1 This document has been prepared to provide a Strategy for Alsager Town
Centre, providing additional guidance to that contained in the saved policies
adopted in the Congleton Borough Local Plan First Review' (referred to
throughout this document as Congleton Local Plan). This Supplementary
Planning Document (SPD) covers all those aspects of policy guidance with a
spatial dimension relevant to town centres, including economic, environmental
and social well being and matters such as community safety, community
facilities, traffic management, marketing and delivery.

1.2 Alsager is one situated approximately 5 miles to the east of Crewe. The extent
of the Town Centre is as defined in the Congleton Local Plan and is shown in
Diagram 1. The Town Centre is focused around the crossroads of the B5077
(Crewe Road / Lawton Road) and the B5078 (Sandbach Road North /
Sandbach Road South). Within this area two Principal Shopping Areas are
defined; one to the east along Lawton Road and one to the west on Crewe
Road. In addition, the town centre includes a large area of open space; namely
Milton Park.

1.3 This document is being prepared under the provisions of the 2004 Planning and
Compensation Act and will be adopted as a Supplementary Planning Document
(SPD), which will form part of the Cheshire East Local Development Framework
(LDF).

1.4 The 2004 Planning and Compensation Act introduced major changes to the
planning system replacing 'old style' development plans, which could take 5 or
more years to prepare, with a system of smaller more focused documents that
together will guide development at the local level. Collectively, these documents
will be known as the Local Development Framework (LDF). Policies and
proposals within these documents will eventually replace those in the Congleton
Local Plan. The documents that will contain the statutory policies and
proposals, which form the development plan, will be known as Development
Plan Documents (DPDs), with further, more detailed planning advice, such as
technical guidance relating to how to design shop fronts or advice relating to the
development of a particular part of the Authority contained in Supplementary
Planning Document’s (SPDs). These SPDs also form part of the LDF, but are
not part of the statutory development plan.

! This document is available to download from the Council's website (Currently,
www.cheshireeast.gov.uk), or to view at the Council’s offices at Westfields, Sandbach.
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1.5 This SPD has been prepared in line with saved policies, however, it should be
noted that it may be necessary to revise this document in future to bring it in line
with new policies in the Core Strategy or other DPDs.



2 Alsager Town Centre SPD

2.1

2.2

2.3

2.4

2.5

2.6

The purpose of this SPD is to provide guidance on the implementation of
adopted policies within the Congleton Local Plan and saved as part of the
Cheshire East Local Development Framework (LDF), particularly policies S1,
S4, S5 and S6, (Appendix C) to support the planning of new development within
Alsager Town Centre. This guidance note should be read in conjunction with the
relevant policies of the Development Plan.

The Council will seek to improve through its function as a Local Planning
Authority any development proposal that does not provide for, or meet the
principles encouraged and required within this SPD and the Congleton Local
Plan or as replaced by the LDF. This SPD is also intended to encourage all of
those who have or will have an interest in the vitality and viability of the town
centre to follow the practical guidance it contains wherever opportunities arise
whether or not planning permission or other consents are required.

This document comprises: a vision for the town centre, a series of objectives,
whereby progress can be monitored, and planning principles and proposals for
the centre, including opportunity sites. The document sets down, in terms of
broad principles and examples, how the objectives may be met, the approach
towards new retail provision and urban design in the centre, as well as broad
proposals for improving the public realm, managing and improving transport and
town centre management.

The Council has prepared a Sustainability Appraisal’> (SA) to test and refine the
policies and proposals in this SPD.

Sustainability Appraisal is a systematic process, which is carried out during the
production of planning documents to ensure that policies and proposals
contribute towards relevant environmental, social and economic objectives.

In addition amendments made to the UK Conservation (Habitats and etc)
Regulations 2006 require a Habitats Regulations Assessment (HRA) under
Article 6(3) and (4) of the Habitat Directive 92/43/EEC for all land use plans
likely to have a significant effect on a European site. European sites consist of
Special Areas of Conservation (SACs), Special Protection Areas (SPAs) and
Offshore Marine Sites (OMS). A HRA Screening Report® has been prepared to
accompany this SPD to determine if this document is likely to have a significant

2 This document is available to download from the Council’s website (www.cheshireeast.gov.uk or to
view at the Council’s offices at Westfields, Sandbach.

% This document is available to download from the Council’'s website www.cheshireeast.qov.uk or to
view at the Council’s offices at Westfields, Sandbach.




effect on any European sites. It has determined that this SPD will not have a
significant effect on any European sites and therefore no further assessment
has been undertaken.



3 Policy Background

3.1

3.2

3.3

3.4

3.5

This Alsager Town Centre SPD has been produced to ensure that through its
function as a Local Planning Authority, the Council is in accordance with
national and regional guidance and advice and contributes, wherever possible,
to meeting the priorities of the community its serves. This document has been
informed by and will inform other strategies and approaches including those by
other agencies.

Planning Policy Statement 1 (PPS1): Delivering Sustainable Development,
states that planning policies should promote high quality inclusive design in the
layout of new developments and individual buildings in terms of function and
impact, not just for the short term but over the lifetime of the development. It
also highlights the need to focus developments that attract a large number of
people, especially retail, leisure and office development, in existing centres to
promote their vitality and viability, social inclusion and more sustainable
patterns of development.

Planning and Climate Change the supplement to PPS1 states that planning
authorities should expect new development ‘to take account of landform, layout,
building orientation, massing and landscaping to minimise energy consumption,
including maximising cooling and avoiding solar gain in the summer; and,
overall, be planned so as to minimise carbon dioxide emissions through giving
careful consideration to how all aspects of development form, together with the
proposed density and mix of development, support opportunities for
decentralised and renewable or low-carbon energy supply’. They should also
expect new development to ‘provide public and private open space as
appropriate so that it offers accessible choice of shade and shelter, recognising
the opportunities for flood storage, wildlife and people provided by
multifunctional greenspaces’ and to ‘give priority to the use of sustainable
drainage systems, paying attention to the potential contribution to be gained to
water harvesting from impermeable surfaces and encourage layouts that
accommodate waste water recycling’.

Planning Policy Statement 4 (PPS4): Planning for Sustainable Economic
Growth, states that Government’s objectives for planning are to promote the
vitality and viability of town and other centres as important places for
communities. One of the ways Government wants to do this is for new
economic growth and development of main town centre uses to be focused in
existing centres, with the aim of offering a wide range of services to
communities in an attractive and safe environment and remedying deficiencies
in provision in areas with poor access to facilities.

Section 17 of the Crime and Disorder Act (1998) imposes a duty of the Local
Authority to exercise its functions with due regards to the need to do all that it
reasonably can to prevent crime and disorder in its area. The SPD deals with
the matter in relation to land use planning considerations only.



3.6 Planning for Town Centres: Guidance on Design and Implementation
Tools provides further detailed design guidance, stating that the issues which
should be considered for inclusion in Local Development Documents, include:

identifying the capacity of each centre to accommodate growth, and making
provision for this;

providing a comprehensive plan for any area of renewal or development;
addressing the location and layout of new development;

developing an urban design strategy, which establishes a comprehensive
urban design vision and is supported by specific urban design policies,
guidelines or proposals for specific sites;

addressing the spatial implications of strategies for parking, traffic
management and improvement of the pedestrian environment; and

setting out a detailed implementation programme for bringing forward
development on key sites, including, where appropriate, proposals for
addressing issues such as land assembly through compulsory purchase
orders.

3.7 Going to Town — Improving Town Centre Access is a good practice guide
and was published in 2002 by ODPM. It highlights what can be done to improve
the key routes from the arrival points to the main attractions and provides the
principles of route quality. These are:

Connected: good pedestrian routes which link the places where people
want to go, and form a network;

Convenient: direct routes following desire lines, with easy-to-use
crossings;

Comfortable: good quality footways, with adequate widths and without
obstructions;

Convivial: attractive, well lit and safe, and with variety along the route; and
Conspicuous: legible routes easy to find and follow, with surface
treatments and signs to guide pedestrians.

3.8 CABE’s Design Reviewed — Town Centre Retail, states that when translated
to town centre retail development, we can judge proposed designs against a
number of key principles:

Good urban design — the principles of which are set out in ‘By Design’, and
include the importance of character, legibility, ease of movement,
adaptability and a mix of uses.

Good architecture — buildings with civic quality that enhance their internal
and external environments through their scale, massing, proportions and
detailing.

Good for retail — the development must work for retail and leisure providers
in their core business, selling products to customers.

Good for everyone — the development must minimise any negative impacts
on the environment and promote a safe and inclusive environment for all
who want to use the town centre, including those with special access
needs.



3.9 The statutory Development Plan for Alsager Town Centre comprises the
Congleton Local Plan and the Regional Spatial Strategy (RSS) for the North
West.

3.10 Policy W5 — Retail Development, of the RSS does not identify Alsager within
its list of town centres. However, it does state that ‘investment, of an appropriate
scale, in centres not identified . .. will be encouraged in order to maintain and
enhance their vitality and viability, including investment to underpin wider
regeneration initiatives, to ensure that centres meet the needs of the local
community’.

3.11 Other regional guidance that may be of interest includes the North West Best
Practice Design Guide* (May 2006) which provides an introduction to the
many aspects of design that need to be considered in the planning process, and
is illustrated by case studies and the North West Green Infrastructure Guide®
(2008) which supports the RSS Green Infrastructure Policy EM3, by providing
more detailed information on the concept of Green Infrastructure.

3.12 The Congleton Borough Local Plan First Review (adopted January 2005 and
referred to throughout this document as the Local Plan) provides the
Development Plan for the area formerly covered by Congleton Borough. The
Planning and Compulsory Purchase Act 2004 introduced the requirement for
Local Authorities to prepare a Local Development Framework (LDF). As part of
the transitional arrangements a number of policies from the Congleton Local
Plan have been ‘saved’ and will continue to provide the Development Plan for
the former Congleton Borough area as part of the Cheshire East LDF. This
allows SPDs to be linked to existing ‘saved’ Local Plan policies.

3.13 This SPD supplements Policies S1, S4, S5 and S6 of the Congleton Local Plan,
which provide policy for the development of the town centres within the
Borough.

e Policy S1 — Shopping Hierarchy, provides the hierarchy of retail centres
within the Borough and requires development to be of a scale, nature and
location in relation to its position in the hierarchy

e Policy S4 — Principal Shopping Areas, provides a policy to ensure that
these areas retain a concentration of retail uses.

e Policy S5 — Other Town Centre Areas, allows for the development of non
retail town centres uses providing they do not detract from the overall town
centre function.

e Policy S6 — The Use of Upper Floors within the Town Centres, allows for
the development of non retail uses within the upper floors provided they
meet a number of criteria.

* http://www.nwra.gov.uk/documents/?page id=4&category id=105
® http://www.greeninfrastructurenw.co.uk/resources/Glguide.pdf-




3.14 The full text of the above policies can be found in Appendix C. There are also a
number of other policies which are relevant to the SPD including:

Policy GR1 — New Development, which requires all new development to be
of a high standard, to conserve or enhance the character of the
surrounding area and to have regard to the principles of sustainable
development.

Policy GR2 — Design, which requires development to meet a number of
design criteria.

Policy GR9 — Accessibility, Servicing and Parking Provision, provides the
criteria that must be met for all developments requiring access, servicing or
parking facilities.

Policy S11 — Shop Fronts and Security Shutters, provides the criteria for
new shop fronts, alterations to shop fronts and replacement shop fronts.
Policy RC1 — Recreation and Community Facilities Policies, provides the
policy to ensure that recreational and community facilities accurately reflect
the needs of the Borough and that the development does not adversely
affect the surrounding area.

Policy RC11 — Indoor recreation and community uses, provides the criteria
that must be met for the development of indoor recreation and community
facilities.

3.15 This SPD is intended to contribute to the implementation of the Cheshire East
Interim Sustainable Community Strategy. This strategy co-ordinates the
resources of the local public, private and voluntary organisations towards
common purposes. The priorities of the Sustainable Community Strategy are
provided below:

Reducing inequalities / narrowing the gap between the most disadvantaged
and successful areas of Cheshire East and sectors of the community
Addressing the key issues surrounding our ageing population

Addressing the priority services for children and young people

Improving access to and availability of affordable and appropriate housing
Reducing anti-social behaviour, arson and criminal damage

Reducing re-offending

Tackling the adverse impact of alcohol

Achieving sustainable management of waste resources

Responding to the challenge of climate change

Reducing worklessness and improving skills

Improving road safety, maintenance

Improving environmental cleanliness

Maintaining an efficient transport network

Reducing the risk of industrial and commercial emergencies

3.16 The SPD has potential to address a number of these priorities through the
provision of a vibrant, vital and safe town centre at Alsager.

3.17 The Cheshire Local Transport Plan covers the period 2006 to 2011 and
contains a number of objectives intended to ensure that a safe, integrated,
sustainable and well maintained transport network is provided. These include
promoting accessibility to everyday services for all, especially those without



access to a car; improve safety for all travellers; promoting the integration of all
forms of transport and land-use planning, leading to a better, more efficient
transport system; and, managing a well maintained and efficient transport
network. It is expected that the SPD will also consider these objectives during
its production.

3.18 There are other Supplementary Planning Documents (SPD) and
Supplementary Planning Guidance (SPG) notes that will be of relevance to
developments within Alsager Town Centre. Key amongst these is the Congleton
Borough Shop Front Security SPG and the Congleton Borough Sustainable
Development SPD.



4 Spatial Portrait and Town Centre Issues

4.1

4.2

4.3

4.4

4.5

4.6

The Town Centre is focused around the crossroads of the B5077 (Crewe Road /
Lawton Road) and the B5078 (Sandbach Road North / Sandbach Road South).
Within this area two Principal Shopping Areas are defined; one to the east along
Lawton Road and one to the west on Crewe Road. In addition, the town centre
includes a large area of open space; namely Milton Park.

In recent years the health and vitality of the town centre has suffered from a
decline due to a lack of private sector investment. The retail offer is currently
limited. The main shopping area of the town at the junction of B5077 and the
B5078 comprises approximately 102 retail units®, the majority of which are
based within the main retail area. This area contains a mix of units dated from
the Victorian era but with considerable modern (1970s) infilling. The retail
frontages are separated by Sandbach Road which although provided with
traffic-light controlled pedestrian crossing facilities is an impediment to free
movement between the two areas.

The comparison goods sector of the retail market is generally represented by
franchised or family run local businesses catering for day-to-day requirements.
The range of foods on offer is limited and relates to everyday consumables as
opposed to larger comparison purchases. Whilst, in relation to food retailing,
this currently is anchored by a Co-Op store and smaller Sainsbury Local and
Nisa stores.

Alsager is located approximately 3 miles to the north-east of Junction 16 of the
M6 Motorway on the B5077. There are several bus services providing access
to Crewe, Hanley City Centre, Sandbach and Nantwich. Whilst the railway
station, located a short walk from the Town Centre, provides links to Stafford,
Lichfield, Crewe and Derby and on to Northampton, Milton Keynes and London
Euston.

The 1909 Plan below (Diagram 2) shows that the area around the Station Road
Conservation Area was largely built up including the villas which still remain
today as an important aspect of the area to the south of the town centre.

Further information in relation to Alsager’s history can be found within the
Alsager Archaeological Assessment undertaken as part of the Cheshire Historic
town Survey.

® Congleton Borough Council Retail Schedule 2008
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Diagram 2: 1909 Plan of Alsager highlighting the villas to the south of the town
centre

Town Centre Management

4.7 In more recent times, Alsager was involved in the Market Towns Initiative, with
a project manager appointed in January 2007. The project raised match funding
of £98,000 to fund project management, marketing of Alsager, establishing a
chamber of trade, and purchasing new street furniture.

4.8 Diagram 3 provides an orientation plan of Alsager the town centre it highlights a
number of key areas and buildings throughout the town centre to help with
orientation.

10 Alsager Town Centre SPD
Month 2010




Diagram 3: Orientation Plan

Al

sager Civic Centre
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4.9

4.10

411

4.12

12

There are several national trends regarding shopping and town centres that
may be of significance to Alsager Town Centre. These include:

o Competition from retail parks which have a competitive advantage in terms
of ease of access and abundant free surface level car parking which can
result in loss of trade or relocation of traders;

e Superstores selling an increased range of non-food goods (including
clothing) as they seek new profit and growth opportunities;

e Growth in unit sizes to meet occupier requirements for fewer, larger units;

e Growing disparity between large destination centres and medium and
smaller centres as key operators focus their attention on a limited number
of locations.

« The current economic situation, which has led to an increase in retail
closure and may lead to a general decrease in footfall as shoppers become
more cautious.

This section provides a summary of the key issues that have been drawn out
from a number of evidence sources, such as the Cheshire Town Centre Study
2006 to 2021, carried out by White Young Green in 2006, the August 2006
Shopper Survey carried out by NEMS Market Research on behalf of White
Young Green, the Annual Retail Schedule produced by the former Congleton
Borough Council and consultation with the Alsager Town Council, Alsager
Partnership and the local Councillors. Further detailed analysis of this
information can be found in Appendix D. This summary has also considered the
SWOT analysis of the town centre carried out by the Alsager Partnership which
is included within Appendix E.

The Key local issues that the Town Centre Strategy should look to address
include:
e Image and character of Alsager town centre;
Unfulfilled shopping potential and loss of trade to other Towns;
Deficiencies in recreation, leisure and culture;
The appearance and quality of the Civic Centre and other public buildings;
Infrastructure — quality of roads and paving, pedestrian facilities, signage in
and around town;
Ageing population;
e Fear of crime and anti-social behaviour; and
e The lack of youth facilities.

However, there are also a number of areas of local pride or areas which are
considered to be strengths. These are areas which the Town Centre Strategy
should look to maintain and enhance, including:
e Character of Alsager ‘the Village’;
e Natural environment — the Mere, Milton Park and town centre trees and
planting;
e Bank Corner Pub;



Civic Centre — good location and well used,;

“Destination businesses”;

Market;

Pro-active community with a strong community spirit;

The ‘personable’ environment within the town centre and the friendly nature
of the people;

The Christmas light display within the town centre;

The skateboard and children's adventure playground in Milton Garden;

The Train Station and the good transport links it provides; and

The Victorian Heritage of the town and historic buildings of interest,
including St Mary Magdalene Church.

13



5 Vision and Objectives

5.1 As town centres throughout the UK compete increasingly with one another for

shoppers, businesses and jobs, Alsager must ensure that it remains vibrant.

5.2 However, the ongoing process of development and change within Alsager town

centre can either add to or detract from the existing character and ultimately
determine the social, environmental and economic sustainability of the town. It
is this process that we seek to understand and influence in order to ensure a
better quality town centre for all.

5.3 The Vision for the future development of Alsager is:

“Alsager Town Centre will be developed as a strong and viable town

centre........

o Development in the town centre will allow the town to reach its full potential
whilst recognising its role within the wider context.

‘o attracting and meeting the needs of a wide range of residents,

visitors and workers providing a self-sustaining mix of uses.....”

o Ensuring that the scale and mix of development provided for within the
town centre is compatible with the town’s catchment and role reflecting
local, regional and national policy which seeks to deliver “sustainable
development”.

..... in a well designed, focused and integrated centre.....
e The existing town centre extends from the primary shopping area in the
east to the secondary area in the west. The objective should be to link
these areas with a consistent high quality of public realm.

..... in a safe, accessible and well maintained environment.”

e The quality of the town’s public realm and environment should be of the
highest quality to inspire a strong sense of pride amongst workers,
residents and visitors.

e« The quality of the environment, and the safety of the town centre are
already key assets of Alsager and these elements should be built upon.

e Issues of licensing management and policing should be considered

holistically to ensure that the town is welcoming to all.

5.4 Turning the vision into reality requires that more detailed objectives be identified

5.5

14

to shape the creation of policies. The suggested objectives will require action
and agreement from a range of partners, such as Cheshire East Council, the
Town Council and Alsager Partnership. However, it should be noted in some
cases objectives will take a number of years to come to fruition.

It is suggested that the objectives for Alsager Town Centre are:



1. To create a distinctive character for the Town Centre that will inspire a
sense of pride amongst local residents, workers and visitors.

2. To ensure that Alsager Town Centre is a vital and viable town centre
area, with a variety of shops to meet the needs of the local residents,
as well as a number of specialist shops and stalls that draw in visitors
from further afield.

3. To support a good range of high quality, accessible leisure, cultural
and community facilities, to meet the needs of all local residents,
workers and visitors, particularly looking to address the need for
youth facilities and facilities for the ageing population.

4. To improve accessibility within the Town Centre for all pedestrians
and cyclists and to the Town Centre by pedestrians, cyclists and
other means of transport.

5. To provide an accessible, high quality, safe and attractive public
realm and new public spaces that will form the heart of civic life.

6. To provide a well managed and safe Town Centre.

5.6 It should be noted that Section 3 of the Evidence Base Document that
accompanies this document highlights the relationship between the issues
raised in Section 4 and the Vision and the Objectives.

15



6 Introduction to the Policies and Proposals

6.1

6.2

6.3

6.4

6.5

16

The following set of policies and proposals will be applied to Alsager Town
Centre. They are not presented in any particular order either in terms of
importance, timetable or deliverability. There are a number of general principles
that will apply across the centre as a whole and a number of proposals which
may only apply to specific areas - where this is to be the case the areas
involved will be identified. For ease of reading the policies have been split into
sections relating to:

The establishment of a distinctive character for the town centre;
The creation of a Vital and Viable Shopping Area;

The provision of Leisure, Cultural and Community Facilities;
Accessibility of the town centre;

The creation of quality Public Spaces; and

The management of the town centre.

The policies and proposals within this Strategy are intended to guide
development in order to achieve the Vision and Objectives (set out in Section
5), whilst allowing enough flexibility for future proposals to show innovation,
creativity and imagination, and to appreciate the changes that may occur in the
physical and economic condition of Alsager Town Centre.

The policies and proposals are based on the assumption that the Strategy will
be delivered through partnerships between the Alsager Partnership, Alsager
Town Council, Cheshire East Council, development partners and other key
stakeholders including public sector agencies and landowners. The Council, as
a landowner in the study area and local planning authority, will play the lead role
utilising its property assets, planning and potentially Compulsory Purchase
Order (CPO) powers and providing leadership to facilitate the overall delivery
process. In addition development partners will bring the necessary private
sector investment and property development expertise to take development
proposals forward.

It is also of note that there are several principles and proposals that promote the
use of planning obligations to assist in the improvement of the town centre.
However, this document cannot prescribe the exact nature of obligations being
sought, as this must be done on a case-by-case basis in compliance with
Circular 05/05.

As a SPD, this document does not designate sites for development. It provides
guidance for new developments in the town centre, shown on Diagram 1, that
accord with national planning policy (PPS) and Local Plan policies.



7 Distinctive Character

7.1

7.2

7.3

7.4

7.5

7.6

7.7

A clear and positive town centre image improves attractiveness for visitors,
shoppers and investors as well as helping the local community to understand
and make the best use of their town centre.

It is important to recognise and reinforce the structural elements that form the
‘backbone’ of the town centre. These ‘assets’ may be used as a foundation for
the development and marketing of a strong town centre image and identity and
to reinforce general local pride.

The image presented to visitors as they approach and arrive in the town centre
is fundamental to developing a positive first impression and sense of place. The
quality and appearance of approach routes and the outer edge that the town
centre presents to the ‘outside world’ are crucial to the formation of a positive
town centre image and identity. Attention should be paid to two areas:

e Entry or arrival points (often referred to as ‘gateways’); and

e The outer edge of the town centre, that is, the ‘face’ that the town centre

presents to the ‘outside’ world'.

The development of memorable locations heighten the sense of arrival and
welcome and help regular users of the town centre navigate through and
around the town. Therefore buildings with civic, community and/or cultural
functions (such as the library and civic centre) will be expected to have a
strong presence on a principal shopping street and be of outstanding
architectural merit and quality of design.

Gateways are formal or informal designated features that signal a sense of
arrival to a place, in this case Alsager town centre. They can be features such
as landmark buildings/structures, or landscape features such as planting, water
features and public art. Again, gateways have been considered for both
vehicular, pedestrian and public transport approach routes.

The Council will promote the use of memorable architecture at key
locations, sited to respond to major vistas, such as the views down
Sandbach Road North and South, Crewe Road and Lawton Road to the central
cross roads and the key areas such as Bank Corner, the Civic Centre and
Library and the views into Milton Park from points on both Crewe Road and
Sandbach Road South. These features should help people find their way
around the Town Centre and help to enrich its character. The development of
gateways and landmarks should make a clear statement to reinforce the identity
and character of their location.

This could be done for example: through the quality of their design; the way a

building may be set apart by its design or scale from others in its frontage; or by
the way it turns a corner.

17



7.8 The Council will expect all development and initiatives within Alsager
Town Centre to reinforce visual connections along key routes, between
spaces and at landmark locations with appropriate landscaping, lighting
and signage.
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Diagram 4: Map of key routes and potential sites for gateways and landmark
buildings

7.9 The inclusion of Public Art within the Town Centre is expected to lead to the
creation of a visually stimulating and animated place that is unique and
encourages the interaction of all ages. The Council will look to increase public
art within Alsager Town Centre to add to its attraction and interest. A Public Art
Strategy will be produced to ensure a coordinated approach is undertaken
within the town centre.

centre will be expected to contribute
to the Public Arts Fund, which will
look to realize the work promoted by
the Public Art Strategy.

=== (.11 The Public Art Strategy is likely to
encourage commissions by artists to be
incorporated within the development of

Good quality Public Art in Birmingham

18 Alsager Town Centre SPD
Month 2010



7.12

7.13

7.14

7.15

7.16

the town to accompany streetscape proposals for key spaces. Temporary
artworks may also be used enliven the town centre's streets and spaces. It is
hoped that the Public Art Strategy will also encourage artists to work with local
residents, young people, schools and colleges to encourage people’s
understanding and appreciation of their environment and foster a greater
awareness of the role and importance of contemporary art, architecture and
urban design to the quality of life.

The Arts Council of Great Britain initiated the ‘Percent for Art Campaign’ to
enhance the built environment by encouraging developers to devote a
proportion of capital expenditure of the construction of a new building to the
provision of new works of art, craft or decoration in the building or its environs.

The Council will therefore look to developers to provide 1% of the total
construction costs for public art commissions. This figure is used as a starting
point and ensures that there is always a minimum expenditure on public art
within a scheme and its value and scale is directly related to the size of the
project. Contributions will also be expected towards the long term maintenance
of any commissions.

Design is a subjective issue and we all have our preferences, but most would
agree that well-designed developments are those that add something to the
environment. Design can be key to the success of a building or development
not just because our lives are connected through our common built
environment, but also because good design can bring economic benefits to both
developers and occupiers.

The Council will expect that all new development will positively improve
the appearance and character of the site in its setting, will improve the
functionality of the area and will create a new quality benchmark for
further development in the immediate locality. This is particularly important
where the existing site and context are of poor visual or environmental quality or
are weak and lacking in character.

Policy GR1 of the Local Plan states that ‘proposals will only be permitted if
considered to be acceptable in terms of . . . design’. Within Alsager Town
Centre proposals will only be considered acceptable, in terms of design,
where they:

¢ maximise the amount of ‘active’ building frontage;

e minimise blank walls, service areas and other ‘dead’ frontages onto
the public realm;

e Jlocate building entrances so that they are convenient for pedestrians
and cyclists, rather than the drivers of private cars;

e ensure that entrances to major facilities are welcoming, appropriately
scaled and detailed and visible along or at the end of one or more
major view corridors;

e are designed to relate to the scale, form and massing of the local
area,;
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e incorporate high quality landscaped boundary treatments to provide
enclosure and continuity to the street or space;

e designed to reduce crime and fear of crime; and

e incorporate inclusive design.

Active Frontages

7.17

7.18

7.19

Development should face on to and reinforce streets and public spaces.
Buildings that face onto streets and other open spaces help give life to the
public realm. Well-designed buildings will have a clear definition between public
and private space and relate positively to the public realm. In town centres,
buildings that front directly onto the pavement contribute to viability and vitality,
whilst providing good enclosure to a street.

Development should have active
frontages including entrances and exits,
windows, arcades, balconies and |
seating areas that overlook and provide
activity onto the street or open space.
Making frontages ‘active’ adds vitality and
interest to the public realm. Lively interior —
activities oriented towards outdoor places N
can enliven spaces for instance. The use of Non-active frontages should
active frontages can also help to maximize be avoided
informal surveillance, as buildings with live

edges and doors directly to the street, enable people to keep an eye on public
space, making it feel safer.

‘Active’ building frontages can be created by:
e incorporating smaller uses such as individual shops, restaurants and small
business units at ground floor level; or
e wrapping smaller uses around the perimeter of the larger uses, so creating
an active frontage to the street; and
e locating uses such as cafes within supermarkets or leisure complexes on
the frontage, with views in from outside.

Entrance Points

7.20

Main entrances will be expected to be located on the street. If this is not
possible then they should be directly visible, easily accessible and as close to
the street as practically possible to allow for convenient access for both
pedestrians and cyclists. The function(s) of the building should also be readily
apparent to passers by.

Scale and massing

7.21
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The scale of the development or building will be largely dependent upon the
location and size of the site but also its position within the hierarchy of the built
form. It should also relate to the width and importance of the space which they
enclose. For example, a gateway position may demand a greater mass, along
with a higher quality of design and materials, than its neighbours, whilst an infill
development may require a 'quieter' building, which is more responsive to the
prevailing storey heights and articulations.



7.22 The height of new building will be managed across the town centre to ensure
that they fit appropriately into their setting, this may be by ensuring that
development incorporates upper floor uses such as residential flats, business or
leisure or by ensuring that development does not become overpowering.

Boundary treatments

7.23 The choice of boundary treatment can either add to, or detract, from the quality
of the frontage. The choice of material and scale should be appropriate to
achieve both security and a good appearance, and it should provide enclosure
and continuity to the street or public space.

Crime Prevention

7.24 Secured-by-design principles are to be considered in the design of all
development in order to create spaces that minimise crime and make people
feel safe.

Inclusive Design

7.25 The goal is to create environments that everyone can use equally. Footways,
access routes from car parks and entrances to buildings should be easy to use
buy the disabled, elderly and those people with pushchairs and wheelchairs to
all principal public entrances / exits.

Refuse and Recycling
7.26 Provision for refuse storage and recycling facilities must be made within
the curtilage of the property, unless otherwise agreed.

7.27 Screened storage for waste storage bins and recycling storage should be made
within the curtilage of the premises. This is particularly important close to
residential properties, as not only does it look unattractive but it may cause
problems with health and safety.

7.28 This will also encourage and facilitate the ability of both residential and
commercial properties totemporarily store and make recyclable
materials/refuse available for collection.

7.29 Targets for the reduction of municipal wastes /proportions going to landfill are in
place for all local authorities and facilities being planned to enable the
processing of various waste types to further reduce waste to landfill. This is
supported in the Regional Spatial Strategy by Policy EM11 and paragraph 9.24
which indicates that "Every type of development ... including town centres...
should: promote the minimisation of waste in site development such as the
separation of different waste materials for recycling and reuse” and goes onto to
say " ...incorporate sufficient space to separate and store segregated waste
streams waste and enable kerbside collection of materials”.

Fumes and Odours

7.30 Appropriate measures to control fumes / smells from the premises shall
be put in place in order to protect the amenities of nearby properties/
residents.
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7.31 Adequate ventilation and extraction systems allow premises to operate without
being detrimental to the amenities of neighbouring properties. When installing
the appropriate measures careful consideration should also be given to the
appearance of the systems, where they are sited and hours of operation, in
order to ensure that visual amenity is not compromised and noise problems are
not introduced.

Noise

7.32 Where new restaurants, cafes, pubs, bars and take-aways are permitted they
will be carefully conditioned to ensure no adverse impact on the residential and
other noise sensitive uses being encouraged to locate within the town centre.

7.33 The Council will expect all applicants to submit information with planning
applications on the noise attenuation levels proposed in order to ensure the
amenities of nearby residential properties and the character of the area are
protected.

7.34 Many existing commercial buildings have opportunities for radical remodelling
and upgrading for the benefit of the townscape as well as improving the value
and use of the accommodation. Where planning permission is required the
redevelopment of existing buildings will be expected to meet the design
requirements set out for new developments as set out above. Where
planning permission is not required the Council would encourage developers to
apply these principles in order to enhance the character of Alsager Town
Centre.

7.35 Within Alsager Town Centre the Council will allow for the removal of
unattractive or inappropriate buildings, elements or features that detract from
the quality and/or character of the site and its surroundings.

7.36 Where the existing buildings are felt to have a level of local historic interest it is
important that any key features are retained. Particularly those buildings and
areas which have links to the Victorian heritage of the area or to the adjacent
Conservation Areas.

7.37 Shop fronts are an important part of the street scene, as they create both the
initial impression of the quality of the shop, and allow the customer to see at first
glance what goods the shop have to offer, acting as an advertisement. It is in
the best interest of the shop owner, therefore, to project an appropriate and
effective image to the public through the shop frontage.

7.38 Wherever possible traditional shop fronts and features should be retained
(this includes frontages on pubs, banks, solicitors, estate agents etc). In some
cases, original features may have been hidden behind more modern fascias
and panelling. Good modern designs will be acceptable, providing that they
relate well to the building on which they are to be installed, that they are
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imaginative and creative and that they respect the character of the building and
the street scene in terms of scale, proportions and materials.
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inappropriate fascia

Poor example of streetscene created by

7.39 The Council will expect

the design of the shop
front to take into account
the rhythm and
characteristics of the
street in which it is
located. Many buildings
will have a strong vertical
emphasis and this
combined with an average
plot width of 5-7m will
create an agreeable

rhythm and proportion, producing visual harmony within the street. This can be
destroyed by fascias which are over-long and/or too deep. This destroys the

relationship between the ground and upper facade and creates a jarring
horizontal emphasis. This can be overcome by using mullions or recessed
entrances to break up long displays and ensuring that fascia box width is in
proportion to the building and usually not extending above the cornice.

7.40 The Council will expect that any commercial security

measure does not create an inappropriate or
intimidating frontage which may reduce the overall
vitality of the area. Security measures should always
form an integral part of the design of a shop front and
should not simply be "added on" as an after thought.
There is a general presumption against the use of
solid lath roller shutters as their horizontal emphasis is
invariably at odds with the scale and detailing of many
buildings. Solid external roller shutters will only be
permitted in exceptional circumstances, as they create a
hostile frontage and can attract vandalism and graffiti.
Well-lit interiors, visible internal CCTV systems, and
adequate locks and alarms, including alarmed glass, can
all reduce the risk to vulnerable premises without
significant detriment to the street-scene.

Best practice:
Shutter mechanism be

hind

fascia and invisible from

outside. Shutters are located

internally and are of a roller

grille style.
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8 Vital and Viable Shopping Area

8.1

8.2

8.3

8.4

8.5
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Shopping is often considered to be the lifeblood of a successful centre. It is
usually the primary incentive for regular trips into centres from surrounding
residential areas, moreover, shopping is an essential service. Convenient
access to a comprehensive range of competitively priced goods can be
considered as a key component of a good quality of life and social inclusion.

Vitality is determined by actual and perceived activity at different times of day.
This includes pedestrian activity in the street and activity 'visible’ within
buildings, including the presence of displays in shop windows and lighting at
night; the maintenance of buildings and spaces; the perception of safety and
occurrence of crime; and the ease of access to/from and within the centre.

Viability is concerned with economic issues including retailer representation,
rental levels, the returns on investment in property and vacancy rates. Diversity
of use is also an indicator but more appropriate to the centre overall rather than
the retail core.

It is important to protect the shopping core of the Town Centre. Policy S4 of the
Local Plan, defines the Principal Shopping Areas and protects them from non-
retail uses at ground floor level. The loss of retail (Al) uses in these areas to
non-retail uses such as housing or offices is precluded. The loss of Al uses to
other retail uses such as financial and professional services (A2), restaurants
and cafes (A3), drinking establishments (A4), and takeaways (A5) is strictly
controlled.

Policy S4 states that a change of use from Al to A2, A3, A4 or A5 would not be
permitted where it would lead to a concentration of non-Al uses. The Council
considers a ‘concentration’ to be a row of more than two non-Al uses. In
addition, where a unit is vacant, the most recently authorised use class will be
considered. Where a non-Al use is permitted it must retain a display
frontage appropriate to a shopping area. The Principal Shopping Areas as
set out in the Local Plan are shown in Diagram 5.
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25



8.6

8.7

8.8

8.9

8.10

8.11

8.12
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Restaurants and cafes are essential to the vitality of the Town Centre and
encourage a safer feeling in the evening by attracting visitors of all ages.
However, it is recognized that too many drinking establishments or take-aways
in one place can have an adverse impact on residential amenity and the town
centre environment by creating noise and disturbance and potentially anti-social
behaviour.

The Council will support a greater mix of uses including restaurants,
cafes, bars and other evening economy uses to support the vitality of the
retail offer, in line with Policies S5 and S6 of the Local Plan.

However, in assessing each application the Council will need to be satisfied that
the proposed development will not cause detrimental impacts on the character
and/or amenity of the area. Where there is evidence of potential harmful
impacts the development will be carefully conditioned to ensure no adverse
impact on any residential and other noise sensitive uses in the area, restrictions
on opening hours/ closing times may be imposed or if mitigation is not possible
the application may be refused.

Proposals that would result in a concentration of evening economy uses
will be carefully assessed to ensure that the character of the area does
not become detrimental to the wider appeal of the town centre.

In order to ensure that cafes, bars and other evening economy uses do not
adversely affect the vitality and viability of the town centre by creating 'non
active frontages' during the day the Council will seek to enter into a Section 106
agreement with the applicant/s to ensure that premises are open throughout the
day as well as in the evening (where appropriate consideration may be given to
lunch time opening hours rather than daytime).

Outdoor seating areas on the public highway should be discussed with the
Highways Engineer but may be permitted within appropriate locations in the
town centre. Outdoor seating areas can add to the activity within streets, both
throughout the day and in the evening. This type of facility adds vibrancy to the
street scene and encourages more people to take advantage of the facilities on
offer. Outdoor seating areas can also help to create a more relaxed feel to the
environment and act as a form of natural surveillance.

Markets can help to make the Town Centre more lively and can add to the
overall town centre experience. The Alsager Market will remain a foundation of
the town centre. However, the possible relocation of a part-enclosed, part open-
air market connected to a public building or public space, would create a new
market focus for the town centre should the Fairview Car Park area be
redeveloped or altered. The Council will expect a Market to be maintained
within the town centre of Alsager.



8.13

8.14

8.15

8.16

The main focus for new retail provision will be within the Principal Shopping
Area and the development opportunity site at Fairview Car Park. Further
information about the development opportunity site at Fairview Car Park can be
found in Section 13. The Cheshire Town Centre Study 2006 to 2021, produced
by White Young Green in 2006 on behalf of the Cheshire Authorities, identified
that there is additional capacity in Alsager town centre for between 860sgm and
1,720sgm (net) of convenience floorspace and between 1,380sgm and
1,971sgm (net) of comparison floorspace over the period to 2021.

An increase in new retail provision is also supported by local residents, when
asked if they thought ‘an improved range and choice of food shopping would
encourage more people to shop in Alsager’; 81% of those questioned by
Erinaceous Planning agreed.

A successful town centre provides accommodation for a range of retailers
extending from small units for independent operators to larger units for the high
street multiples. There is currently a lack of larger units to meet modern retail
needs. However, it will also be important to retain a number of smaller specialist
units for destination shopping. Development of new retailing should
compliment the existing provision within the centre, and not undermine
its vitality and viability.

It is difficult for planning policies to change the type and quality of retail stores,
because the Al Use Class covers all types of shops and the Council cannot
restrict who owns or occupies these stores. However, by providing a better
quality shopping environment and new units of an appropriate size and design,
it is expected that an improved retail offer can be attracted to the town.
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O Leisure, Cultural and Community Facilities

9.1

9.2

9.3

9.4

9.5

9.6

28

Leisure, culture and community facilities are an essential part to a rounded
quality of life in a town centre. They can help to attract prospective investors
and enhance the quality of the town centre for existing local residents, workers
and visitors. When Erinaceous Planning asked local residents if they ‘used the
existing community and leisure facilities in the Town Centre’ 85% agreed.

The loss of buildings used for community uses/purposes will not be
considered acceptable unless it can be shown that it no longer makes a
positive contribution to the social or cultural life of the community, or that
suitable alternative provision will be made in line with Policy RC12.

Within Alsager Town Centre the Council will expect that all options to
increase the buildings contribution to the social or cultural life of the
community have been explored and found to be unviable. Whilst any
alternative provision will be expected to be at least equivalent to the
current facilities and preferably of a higher quality in terms of design,
access and usage.

Meeting the social needs of everyone in the context of a balanced community is
recognised as a key aspect of sustainable development, whilst the ageing
population and the lack of youth facilities have both been highlighted as issues
within Alsager. Therefore any proposals that will provide community facilities for
these sections of the community will be encouraged, however, they will still be
expected to meet with the appropriate planning policies including Local Plan
policies RC1 and RCL11. It should be noted that community facilities can include
a wide range of facilities including, but not limited to, public houses, church and
village halls, churches, schools, libraries, village/local shops.

The Council will work in partnership with appropriate community service
providers to ensure that health, education and community service needs arising
from a development are provided for. The use of planning obligations and
conditions on planning permissions may be used in pursuit of this policy. The
Council recognises the need for the provision of flexible community spaces in
the town centre, and is supportive of the inclusion of such space within any
redevelopment proposal.

Community facilities are seen and used by many people, and should therefore
aspire to be models of good practice in terms of sustainable design. These
buildings can help to raise awareness of sustainability issues and their
solutions, and thereby contribute to achieving sustainable communities. It
should be noted that renewable energies are often accompanied by energy
efficiency gains, and therefore cost savings can also be made. It is suggested
that all Community facilities strive to meet with the requirements of BREEAM
Level 3.



10 Accessibility

10.1 This section examines the quality of existing and potential physical connections
with a view to optimising and balancing user movement around the town centre.
Traffic management (all modes), street furniture design and surfacing within and
around the town centre core will be fundamental to this.

10.2 When assessing the strengths and weaknesses of existing town centre access
and movement routes we have considered the following two factors:

e Permeability

This describes the ease with which people can walk, cycle or drive through an
area by a variety of routes. Directness of route is also an important
consideration. The smaller the number of viewpoint changes required to reach
a destination the better. Successful areas usually have a high level of
permeability which in turn generates lively streets that can support a range of
uses.

e Legibility

This describes the ability to understand an area. Before people can make use
of a route or shortcut they need to understand that it exists and have an idea
of where it may lead. For example, approach routes should not only be
attractive, but should provide physical affirmation of entry into the town centre,
through an appropriate gateway feature or visible known landmark within the
centre.

10.3 Distances between all parts of the town centre are all possible to walk, but the
ease and attractiveness of walking has to be enhanced. New and improved
linkages for safe, legible and unobstructed routes into the town centre from
neighbouring residential areas and the train station are essential. Whilst
improving the choice and attractiveness of pedestrian routes within the town
centre will help to spread footfall across the Town Centre. The Council will
expect pedestrian routes to be along clearly defined routes that are direct,
safe and as short as possible and fully accessible to all people.

10.4 The Council will seek to provide a comprehensive system of safe and well
signposted walking and cycling routes, both through and to the town centre.
This will include into and through Milton Park which is a key area within the
town centre, improving the accessibility within this area should help to improve
the legibility of the town centre. This could be done through improved signage
and lighting at key entrance points and by ensuring that the paths and desire
lines within the park itself are uncluttered and well maintained.

10.5 The Council will also seek to ensure there are clear, direct and well-lit routes
and paths between key destinations, with clear forward visibility and gentle
changes of direction, avoiding places hidden from view or in darkness.

10.6 Development will only be permitted where the most active uses are

concentrated on main routes and around focal points. This will contribute to
the vitality of a place, as enabling both real and perceived access and mobility
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10.7

10.8

10.9

to your business is key to providing a vital and viable town centre and to
creating a prosperous business.

The Council will look to ensure that pedestrian routes remain free from
obstructions and unintended hazards that would restrict accessibility (e.g.
uneven pavements, temporary barriers, and inappropriate resurfacing prior to,
during or after construction and maintenance works). Alongside this, the
Council will look to remove all inappropriate signage located on the
highway and will encourage town centre occupiers to give careful consideration
to where they locate goods and signage outside of their premises, and within
their curtilage, to ensure that pedestrian routes are free from obstruction.

Planning permission will only be granted for developments which provide
for the access needs of everyone, including people with disabilities and those
with pushchairs. This includes dealing with approach and access to buildings,
adequate and convenient parking for disabled people and use of colour and
tactile materials to assist blind and partially sighted people. Designing for
people with disabilities makes access easier for everyone and encourages more
people to use public buildings and spaces.

The Council will also look into the development of ‘shared space’ concepts that
overcome the barrier effect of busy roads and integrate the town centre with its
surroundings.

10.10 Currently, much of the signage throughout the town centre is of a low quality.

This is partly because many additions and changes to signage have occurred
incrementally over time and in the absence of a strategy that provides
guidelines, signs will inevitably lack coherence and appear haphazard. All
signage in Alsager Town Centre should be clear, unambiguous and avoid
being unnecessarily intrusive.

10.11 It is likely that an audit of signage will need to be undertaken to identify signs

that could be rationalised, removed, repositioned, or otherwise changed to help
improve the appearance of the urban environment. Clearly, highway safety
cannot be compromised, therefore, the audit will need to be undertaken in
partnership with, and agreed by the Council’'s Highways division.

10.12 Unnecessary clutter of streets signs, bollards, benches, railings, litter bins, and
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light columns in a street can significantly detract from its appearance. In
addition, street clutter can obstruct pedestrian movement, especially for the
partially sighted. This clutter arises because there is a lack of coordination
between the different organisations responsible for the signs and street
furniture. Reducing clutter requires a coordinated effort, especially along major
corridor. Streetscape elements can be organised more efficiently by:

e removing obsolete signs and street furniture;

e maximising the clear pavement area for pedestrians by locating street

furniture in a single strip;



avoiding excessive ‘fencing in’ of pedestrians with guard rails;

where possible, combining signs and street furniture (e.g. fixing signs to
lighting columns);

coordinating types, styles and colours of street furniture for the length of the
street; and

using a limited palette of paving and other materials to keep the street
visually simple.

10.13 The regeneration in the town centre will create both increased levels of
development, generating a demand for car parking, as well as potentially
creating opportunities for the development of existing surface car parks. It is
therefore suggested that a car parking strategy be developed to help manage
this change in demand and guiding significant developments to provide
appropriate on-site provision. The strategy will need to balance accessibility
with attractiveness and this is likely to involve a level of partnership working with
the Highways Section and the developer to deliver attractive and appropriate
on-site parking.

10.14 The Council will expect all town centre public car parks and secure cycle
parking areas to be accessible and well-lit, with secure and visible
entrances and exits.

10.15 The Council will expect all developments involving car parking to
consider the needs of the pedestrian when designing their car parks not
just those of the car user. The Council will expect the car park to provide:

desire lines across the car park to the various buildings it serves, and
design safe and attractive routes for people on foot using high quality
materials;

include a pedestrian only zone adjacent to the building frontages, so that
there is some ‘breathing space’ from parked cars;

break up the mass of car parking through a well considered structure of
vertical elements such as trees, attractive light columns, public art and high
quality structures such as trolley shelters;

ensure that security measures such as CCTV are carefully designed into
the layout from the outset; and

opportunities for the car park to be used for alternative purposes such as
local markets and civic events.
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11 Public Spaces

11.1 Public space, including the street, squares and green places within the urban
environment, provide free of charge physical and visual access for the public to
enjoy. These are the areas that can benefit the town centre by encouraging
greater interaction between different groups in the community and provide a
space where the vivacity of the town centre can take place, providing a setting
for many public events and activities. All public spaces should offer an
environmental and visual quality that allows for and encourages high levels of
sustainability, safety, interest, diversity and ultimately vitality.

11.2 Open spaces (green/soft spaces) are an essential component of any town
centre, providing a valuable contrast to the built urban environment. These
spaces, often described as ‘green lungs’, are enjoyed by residents, workers and
visitors and are home to a variety of flora and species.

11.3 The Council will expect development to clearly distinguish between
private and public space, and to concentrate activity at ground level in
streets and public spaces. Where possible the Council will look to encourage
enclosed public spaces, which create squares and piazzas. This will help to
create a vital and viable mixed used town centre.

11.4 Streets and spaces should facilitate a broad range of creative and
economic activities and multiple uses such as markets, public art, and
open-air performances. The design of public open spaces should allow for a
variety of pedestrian uses at a range of times of the day, for example street
trading during the day, and eating out at the weekend.

11.5 Tables and chairs in public space promotes a café culture and adds to the
vitality of a space. The co-ordination of tables and chairs licensing and the
identification of spaces for street trading, performance and events can help
towards creating a diverse economy.

11.6 Streets and spaces should be guided by a clear signage strategy to
enhance and coordinate access to services, way finding and
interpretation. The minimum level of information necessary to effectively direct
people should be used to ensure a maximum degree of simplicity and clarity.
Traffic signs can be incorporated into street furniture elements or affixed to
buildings to help reduce visual clutter.

11.7 Streets and spaces should use
materials and furniture that are of a
high quality. Appendix G provides a =
‘Materials Palette’ that aims to 2
achieve a consistent approach and
high quality public realm that has
contemporary relevance. Furniture
designs should be simple, elegant and
robust.

v

High quality public space —
Exchange Square, Manchester
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11.8 The Council will expect all areas of public space to be well designed, this
will include:

providing coordinated elements of street furniture including seating, litter
bins, railings, bollards, lighting, cycle stands, bus shelters and kiosks;
avoiding visual clutter and confusion in the siting, amount, nature and
design of signage, railings, recycle bins, lighting and other elements of
street furniture;

using paving and surfacing materials that are visually attractive, durable,
easy to maintain and replace, and reflect the character of the street or
space. Where possible, use paving materials that are reclaimed and
recycled, preferably locally;

ensuring that the space is accessible for all, and where appropriate
compliant with the necessary DDA or Equality guidance.

integrate trees and other soft landscape elements with other elements of
street furniture and paving in a coordinated way;

incorporate works of public art and provide opportunities for local artists to
be involved in the design of the public realm and the elements with it; and
contribute where appropriate to the on-going costs of management and
maintenance of the public realm.

11.9 The Council will expect all developments to follow the principles of
development highlighted within ‘Manual for Streets’ (DfT, 2007).

11.10 To reveal and exploit the presence in the town centre of Milton Park, the Mere
and associated green spaces, the Council will seek to provide a coherent
network of open spaces and landscape features. This may include the creation
of a network of tree lined streets and ‘pocket parks’ that provide green corridors
for people and wildlife, and link to strategic open space.

11.11 In line with Policy NR5 the Council will encourage new development to
maximise the opportunities to create new wildlife areas and to promote and
enhance biodiversity within the town centre.
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A Well Managed Town Centre

An important factor in the success of the Town Centre is the creation of
partnerships between the various stakeholders in the town. There are a number
of key stakeholders within the Town Centre including Cheshire East Council,
businesses, landowners, the Town Council and the Alsager Partnership. The
future prosperity of the Town Centre will, in part, rely on the ability of different
groups to communicate with each other and take forward the vision set out in
this SPD. Regular communication between the key stakeholders involved
should be established, maintained and improved, as appropriate, to ensure that
progress to deliver the SPD is monitored and delivered. It is the role of all
stakeholders to ensure that the vision for a transformed Alsager Town Centre is
a success and this communication will assist in realising this.

Partnership working must be maintained and where appropriate improved
in Alsager Town Centre to build on existing synergies and further
enhance the dialogue between the different stakeholders in order to
implement policies and proposals and support the long term successful
development of the Town Centre.

The overall scale of development envisaged in the Town Centre up to 2026 will
generate demand for new infrastructure, in the form of both works and services.
This will include improvements to the road network, public transport services,
utilities, public realm improvements, and other social and community facilities
and services. The Council will work with infrastructure providers to identify what
new provision needs to be made to meet the growing needs of the local
community and visitors to the Town Centre. The Council will seek the provision
of facilities or contributions to the cost of infrastructure from developers through
planning obligations where this is fairly and reasonably related in scale and kind
to the proposed development. Due to the scale of some of the expected
improvements and the levels of contributions it is possible that the contributions
will be pooled until a time when larger projects can be implemented.

It should be noted that the Government is currently reviewing the system of
obtaining planning obligations, therefore the method of seeking developer
contributions in the Town Centre may be reviewed in the future.

Contributions will be sought from all developments, which have a direct
or indirect impact on the Town Centre, towards the cost of delivering
infrastructure including improvements to the environment, transportation,
social and community facilities and resources, and the public realm. This
is in line with Policy GR23 which states that ‘proposals which are likely to
intensify or create shortfalls in the provision of essential services or facilities will
not be permitted unless these are provided as part of the development or a
developer contribution is made towards meeting any identified shortfall’.
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13.1

13.2

13.3

Development Opportunities

Development potential has been assessed through a visual examination of
buildings and structures. This considered the condition, conservation or listed
status, business or economic use, surrounding context and contribution to
townscape quality (character, continuity and enclosure, ease of movement,
legibility, quality of the public realm, adaptability, and diversity). There are a
number of areas and / or buildings, which do not contribute positively to the
town’s character, identity or urban structure and these are identified for
redevelopment either now or in the future to enable the restructuring of the town
and to allow a more efficient use to be made of land.

Y, &
0 Ecaliy =
N A e\
. . Do ]
=
s 4
=) g an
o Dj ; g 5
Eé IIIII A 3 oz
g — N
% POS a iy = B
© o
A
N w 4 S e
- s} POS c X
carat - e l@ ()
= 5 - S 2
5 /s S
] [ \
f o g o b R
Legend - sian b #} [E) ELD
® Primary Civic and Community Uses il ,[:‘] | sttt = Q
o Public Open Space POS @ G“'I:‘ L b Sl 5
2 O Opportunity area A= D I 1 / U : e
I E Certral Area ME {:Lﬂ o7 E}
Frincipal Shopping Area
&
7 74 l! 150 — 226 Meter\ B v
=]

Diagram 6: Development Opportunities

There is particular scope to encourage the development of restaurants and
cafes within key areas of the Town Centre area. This would provide a focus to
the town and would help stimulate the daytime and evening economy. Such an
initiative would also act as a draw to capture the wealth identified within Alsager
and its hinterland. The image of Alsager would be changed positively, and
would have a beneficial effect on the retail provision.

The Crewe Road Frontage is considered to have potential to provide an
improved evening economy offer. The success of the recently opened Bank
Corner Public House on Lawton Road is a testament to this potential. Care
should however be taken in relation to the potential provision of such facilities.
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The residents’ consultation exercise, undertaken by Erinaceous Planning,
suggests that residents of Alsager have definite concerns over the provision of
such facilities.

Within the Crewe Road Frontages proposals for A3 uses (Restaurants
and Cafes) will be encouraged. A4 (Drinking Establishments) and A5
uses will be permitted where they do not lead to a concentration of these
uses, they retain a display frontage appropriate to a shopping area, the
opening hours are controlled appropriately and they accord with other
policies of this SPD and the Local Plan.

No. 2-12 Lawton Road and 43-45 Sandbach Road South are considered to
provide a significant opportunity for future development in the town centre.

The Council will support a suitable comprehensive redevelopment

scheme of No. 2-12 Lawton Road and 43-45 Sandbach Road South

provided that the resultant development provides:

a. an improved sense of place;

b. an appropriate building to mark its landmark location in the town
centre;

c. improved elevational and corner treatments, particularly to the key
Lawton Road / Sandbach Road intersection;

d. for uses in conformity to the prevailing development plan policy; and

e. active frontages onto both Lawton Road and Sandbach Road South.

It is understood that the Council Yard off Brookhouse Road is now
considered surplus to requirements and may be likely to come forward for
redevelopment. The site adjoins Milton Park, a key strategic asset for the town
centre and the way in which it is now developed is of importance to the area,
and the park’s environment.

Milton Park is an under-utilised asset within the Town Centre and there is a very
clear desire to maximise its benefits for leisure in the town’s renaissance. This
area has the potential to be an important leisure / community hub for Alsager,
maximising its frontage and relationship to the Park.

The Council will support an appropriate redevelopment scheme where it
enhances the links between the town centre and Milton Park and where
the development provides an appropriate frontage on the Park. Any
development will also be expected to contribute to the character of this area,
enhance the biodiversity of Milton Park and to give consideration to the other
surrounding land uses.

The Town Centre Car Park and the surrounding area have been identified by
two developers as being suitable for redevelopment to provide a modern
foodstore. The Council owns much of the land in this area and therefore an



element of control of the future development of this site lies with the Council.
Currently, there is a valid planning permission to allow this site to be developed
for retail development and another application has also been approved subject
to a legal agreement. However, it is not expected that either permission will be
built and instead further negotiations have been undertaken between potential
developers and the Council.

13.9 The Council believes that this site is suitable for a retail development, in
particular a convenience retail store.

The Council will support a suitable retail convenience development

provided that the resultant development:

a. provides an improved sense of place;

b. creates a well designhed development which will help to make the town
more attractive to potential shoppers;

c. is easily accessed from both Sandbach Road North and from Lawton
Road;

d. provides a high quality frontage on to either / both Sandbach Road
North and from Lawton Road;

e. retains an appropriate level of parking for the town centre and for the
development itself;

f. provides a suitable alternative to replace the existing playground
area;

g. creates an appropriate layout to manage the safe and efficient flow of
traffic and people associated with the local schools;

h. provides an appropriate layout to limit the impacts of servicing the
development; and

i. makes provision for the retention of the local market, preferably in the
form of a public space which can be used for a variety of occasional
events and activities.

13.10 The Civic Quarter comprises a number of buildings in the ownership of the
Council and others primarily used for civic functions including the Civic Hall and
Library. Both the Civic Hall and Library are now somewhat dated and there
may be opportunity to consider the future of these facilities and the possibility of
their replacement to provide modern high quality provision. Library Services
have indicated a willingness to work with any development on this site to ensure
that Library Services are provided in the best possible environment. It is also
noted that the Council’'s Offices in Alsager are not fully occupied although they
do contain One-Stop Shop facilities for Council services and as such represent
an under-utilised asset.

13.11 The Council will expect that any redevelopment of these buildings
addresses the junction of Crewe Road, Lawton Road and Sandbach Road
North and South. A landmark building or corner feature will be
encouraged here. Any proposals should include replacement facilities for
the Library, Civic Centre and Council Offices. The Council will expect the
buildings on this site to remain within the town centre and within a central and
accessible location. If these buildings were to be redeveloped it will be
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important to ensure that the replacement buildings are fit for purpose and
accessible for all.

13.12 A new and improved public space will also be expected to be provided if the

current area is developed. This should create a vibrant and welcoming
landmark open space. The scheme should include soft landscaping, improved
surfacing and new street furniture. Any design should respond to the
surrounding buildings and should help to create links to other areas of public
space.

13.13 ltis likely that the Council will now consider preparing Planning / Development
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Briefs for a number of these development opportunity areas before they are
brought forward for development. The briefs will provide the necessary level of
site specific detail to give prospective developers clarity on development and
design requirements. They will also provide the opportunity for further
consultation work with land owners and other key stakeholders. The briefs
should build on the recommendations of this Strategy, and set out:

» Uses/mix of uses sought;

« Infrastructure and facility requirements;

 Planning standards to be applied and the degree of flexibility;

« Layout of the development including access, parking and circulation;
« Scale, massing and height of buildings;

» Landscaping;

* Buildings to be retained;

* Design criteria; and

« Off-site requirements (i.e. section 106 contributions).



14 Implementation and Monitoring

14.1 There are 5 main ways of implementing the strategy:
1. Determination of Planning Applications

2. Developer Contributions

The Council will seek contributions from developers to provide the
infrastructure or measures required of the development, in line with Local Plan
Policy GR23.

3. Commercial Delivery of Development

Many of the aims of this strategy require the delivery of development, much of
which will be provided by the private sector. Their skills will be harnessed, and
an open dialogue pursued where issues occur.

4. Provision of Public Services

The needs of public service providers (e.g. education, health, etc) have been
taken into account in preparing this SPD. These providers are asked to
consider the spatial objectives of this SPD in the delivery of these services.

5. Regeneration Programmes

There are several complementary regeneration programmes that can deliver
funding to carry out various works to the Town Centre area, mainly
environmental improvements. Close working with the relevant organizations
can realize both their visions and that of the SPD.

14.2 The Council owns a number of key sites within Alsager Town Centre including
the Civic Centre, the One Stop Shop, Fair View Car Park and the Depot site. As
part of the process of stimulating investor interest and encouraging the
development of other identified sites the Council will endeavour to bring forward
Council owned land for redevelopment as an early phase of the implementation
process. In bringing forward these sites particular emphasis will be given to the
realisation of the Council’s objectives as a showcase for best practice.

14.3 The key to the regeneration of Alsager, lies in the forming of robust and
sustainable public — private partnerships. This brings together the leadership,
planning powers, local knowledge and property assets of the public sector
partners together with the development experience and investment potential of
the private sector. There are several ways, in which development can be taken
forward; the most appropriate approach is dependent on the nature of
ownerships and other complexities facing the site in question. These three
approaches are:

o Private Led
Sites where private land owners can, under the guidance of a detailed
planning brief, take forward land assembly and the development
process themselves.
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o Public Asset Based
Sites that are in public ownership and can be taken forward quickly to
the private sector and delivered through a development agreement.

o Public-Private Partnership
Sites where the complexities of land ownership are likely to necessitate
a combined public/private approach to acquiring and if necessary
acquiring land through compulsory purchase powers before
development can take place.

14.4 Progress with the implementation of this SPD and development proposals in
Alsager Town Centre will be monitored through the LDF Annual Monitoring
Report (AMR).
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Appendix A: Contacts and Useful Information

Further information relating to the purpose of the intended SPD and as discussed in
Section 3 of this SPD can be found at the details below:

Planning Policy Statements (PPSs)

To access a downloadable copy of the Planning Policy Guidance notes or Planning
Policy Statements detailed in Section 3.

Website: www.communities.gov.uk/

Tel: 0870 1226 236.

Planning for Town Centres: Guidance on Design and Implementation Tools
Can be downloaded free of charge from the Communities and Local Government
Website: www.communities.gov.uk/

Tel: 0870 1226 236.

Going to Town: Improving Town Centre Access
Can be downloaded free of charge from the National Retail Planning Forum (NRPF)
or a hard copy can also be purchased online at the same website address.

Website: www.nrpf.org
Tel: 0207 633 0903

Design Reviewed — Town Centre Retail

Can be downloaded free of charge from CABE
Website: www.cabe.org.uk

Tel: 020 7070 6700

You can find out about the planning system and how it works at
www.planningportal.gov.uk or at www.communities.gov.uk or at www.pas.gov.uk

For further information on the local framework including: the Sustainable Community
Strategy; Corporate Plan; the Local Transport Plan; and the Housing Strategy visit
the Council website at www.cheshireeast.gov.uk or telephone 0300 123 5500.
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15 Appendix B: Glossary of Terms

Accessibility

Adoption

Allocated site

Annual
Report

Monitoring

Conservation Area

Cultural heritage

Development Plan

Development Plan
Document (DPDs)

Economic
Development

Greenfield Sites

Heritage

Infrastructure
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The ease with which facilities of any kind can be
reached by people wishing to use them.

The point at which this SPD is approved by the
Council.

Land which is acceptable in principal for development
for a particular purpose and which is not already in use
for that purpose and is therefore ‘allocated’ within the
Development Plan. The development of such sites is

still dependent on planning permission being obtained.

A report on the implementation of the policies of the
Local Development Framework.

An area of special architectural or historic interest, the
character and appearance of which is desirable to
preserve or enhance. Within a Conservation Area
there are special controls over development and
demolition of buildings and work to trees.

Places or things that are valued because they give us
a sense of the past and of our cultural identity.

Comprises the relevant Regional Spatial Strategy and
the Development Plan Documents contained within
the Local Development Framework.

DPDs are documents having development plan status.
Once adopted, development control decisions must be
made in accordance with them unless material
considerations indicate otherwise. DPDs can include
the Core Strategy, Site Specific Land Allocations and
Area Action Plans.

The development of the economy of the Council area
by the creation of employment opportunities.

Land that has never been built on, usually grassland,

farmland or heath.

Things of value inherited or passed on from generation
to generation,
_ preserve for prosperity.

gualities which are worthwhile to

Roads, sewers, drainage and the availability of energy
supplies at the most basic level, through to social
infrastructure such as schools and community centres.



Listed Building

Local Development
Framework (LDF)

Local Development
Scheme

Local Plan

Local Transport
Plan

Local Strategic

Partnership

Objective

Planning Policy
Guidance (PPG)

Planning Policy
Statement (PPS)

Previously
Developed Land
(PDL) / Brownfield

A building contained in a list of buildings of special
architectural or historic interest prepared by the
Secretary of State.

The overarching term given to the collection of spatial
planning documents prepared by a local planning
authority.

A programme setting out the proposed documents
within the Local Development Framework and the
timetable for their production.

A Local Plan provides detailed policies to guide
development and
- specific sites. The Local Development Framework will
replace the Local Plan as it is produced.

includes detailed proposals for

Plan prepared by Cheshire East Council detailing
transport priorities and actions to be taken.

Local strategic partnerships are bodies with
representatives of the community, public, private
sector and other agencies that work to encourage
greater public participation in local governance and
prepare the Sustainable Community Strategy for each
local authority area. LDFs must have regard to, and
should be the spatial expression of, the Sustainable
Community Strategy.

A statement of what is intended, specifying the desired
direction of change in trends.

A series of notes issued by the Government, setting
out policy guidance on different aspects of planning.
Local Planning Authorities must take their content into
account in preparing their LDF.

A series of statements issued by the Government,
setting out policy on different aspects of planning.
Local Planning Authorities must take their content into
account in preparing their LDF.

Previously-developed land is that which is or was
occupied by a permanent structure including the
curtilage of the developed land and any associated
fixed surface infrastructure.’

The definition includes defence buildings, but

excludes:

— Land that is or has been occupied by agricultural or
forestry buildings.

— Land in built-up areas such as parks, recreation
grounds and allotments, which, although it may feature
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paths, pavilions and other buildings, has not been
previously developed.

A precise definition is included in Planning Policy
- Statement 3 ‘Housing'.

Public Realm

Regional Spatial
Strategy (RSS)

' Public Realm relates to all those parts of the built

environment where the public has free access. It
encompasses: all streets, squares, and other rights of
way, whether predominantly in residential, commercial
or community/civic uses; the open spaces and parks;
and the ‘public/private’ spaces where public access is
unrestricted (at least during daylight hours). It includes
the interfaces with key internal and private spaces to
which the public normally has free access.

(ODPM, Living Places: Caring for Quality (January
2004))

Planning policy produced at a regional level to tackle
issues of strategic importance that can be best dealt

with over a larger area.

Renewable Energy

Stakeholders

Statement of
Community
Involvement

Supplementary
Planning Document
(SPD)

Sustainability
Appraisal (SA)

Sustainable
Community
Strategy
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Energy flows that occur naturally and repeatedly in the
environment (e.g. from sun, wind or wave or fall of
water). Plant and some waste materials are also
potential sources.

Groups, individuals or organisations which may be
affected by or have a key interest in a development
proposal or planning policy. They may often be
experts in their field or represent the views of many
people.

A Local Development Document setting out how the
Council intends to engage the community and
stakeholders in the Local Development Framework
and the determination of planning applications.

Is part of the Local Development Framework and
provides additional guidance on the implementation of
development plan policies. It is subject to community
and stakeholder consultation.

Appraisals of plans, strategies and proposals to test
them against social, environmental and economic
objectives.

A Plan or Strategy for enhancing the quality of life of
the local community which each local authority has a
duty to prepare under the Local Government Act 2000.
The plan is developed and implemented by the Local



Town centres

Strategic Partnership.

Town centres will usually be the second level of
centres after city centres and, in many cases, they will
be the principal centre or centres in a local authority’s
area. In rural areas they are likely to be market towns
and other centres of similar size and role which
function as important service centres, providing a
range of facilities and services for extensive rural
catchment areas. In planning the future of town
centres, local planning authorities should consider the
function of different parts of the centre and how these
contribute to its overall vitality and viability.

(Definition taken from PPS4)
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Appendix C: Plans, Policies and Strategies

Local Plan Policies

This SPD supplements Policy S1, S4, S5 and S6 of the Congleton Local Plan, which
provide policy for the development of the town centres within the former Congleton
Borough. The full text of these policies is provided below:

S1 - Shopping Hierarchy

Proposals for shopping and commercial development will only be permitted where
the scale, nature and location reflects the following hierarchy of settlements and
areas as specified in the subsequent policies of the local plan:

» Towns (policies S2 to S6)

* Villages (policies S7 & S8)

» Open countryside and green belt (policy S9)

S4 - Principal Shopping Areas

Within the principal shopping areas as defined on the proposals map’ proposals for
further non-retail uses at ground floor will not be permitted (other than proposals
involving the change of use of Al premises to A2 or A3® uses).

Proposals for the change of use of existing A1 ground floor retail uses to A2 or A3
uses will only be permitted where all of the following criteria are satisfied:

)] The proposed use is complimentary to adjacent shopping uses in terms of its
operational characteristics;

i) The proposed use retains a display frontage appropriate to a shopping area;
iii) The proposed use does not lead to a concentration of non Al uses;
iv) The proposal accords with other policies of the local plan.

S5 - Other Town Centre Areas

Within the town centre not otherwise defined as a principal shopping area, proposals
for non-retail uses at ground floor level will be permitted where the proposed use is a
commercial, leisure, entertainment, community or civic use appropriate to the town
centre, or for residential use on the periphery of the town centre, where all of the
following criteria are satisfied:

)] The proposed use does not on its own or in combination with other existing
non-retail uses detract from the overall town centre function of the area;

i) There is no detrimental impact on the amenities of any future occupier from
existing adjacent uses;

iii) The proposal has no detrimental impact on the amenities of adjacent
properties;

iv)  The proposal accords with other policies of the local plan.

" (The Proposals maps are too large to be included within this document, however they are available
on the Council’'s website at www.congleton.gov.uk)
® A3 uses have now been subdivided into A3, A4 and A5 uses.
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S6 - The Use Of Upper Floors Within Town Centres

Proposals for the use of upper floors within town centres for non-retail use, including
B1 office use or conversion into self-contained flats, will be permitted where the
proposal meets the following requirements:

) A reasonable standard of accommodation is capable of being provided;

i) No detrimental impact on the amenities of any future occupier, from existing
adjacent uses;

lii) No detrimental impact on the amenities of other occupiers of the property or
adjacent properties;

iv) Separate access to the accommodation is provided;

V) No detrimental alterations are required on principal facades;
Vi) Availability of car parking in the vicinity;

vii)  Accordance with other policies of the local plan.
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Appendix D: Materials Palette

A robust selection of simple, sustainable finishes is suggested to emphasise the
quality of the town centre. It is proposed that this palette be rigorously applied to the
town centre.

Paving

Street design shall comply with the Highways Authority standards

Paving materials should be of a high quality, durable and suitable for the
anticipated loading, and where possible they should be sourced sustainably.

Kerb lines should be retained and defined by both material and a low change in
level (25 mm drop) to improve accessibility for disabled people and shopmobility
vehicles.

Pedestrian crossing points shall be defined by tactile paving where necessary at
crossing points and contrasting paving materials/ colour at uncontrolled crossings.
Inspection chamber covers shall be carefully integrated within the paving.

Paving should be designed to ensure that it is not subject to flooding or
collections of surface water, this could be through the use of permeable materials
or through careful design to route surface water appropriately.

Examples of Paving within Alsager Town Centre

Street Furniture
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High quality street furniture should reflect and enhance the character of the town
centre and should be appropriately placed to reduce clutter while enhancing
pedestrian spaces.

The design of the street furniture should be coordinated using a limited pattern of
traditional materials such as stone, wood and metal. The design should have a
timeless quality that is capable of accommodating future additions or changes.

It should be sustainable, durable, easy to maintain and resistant to vandalism.
Where appropriate the design and layout of seats and benches should define and
enclose spaces as well as provide seating.

Alsager Town Centre SPD
Month 2010



Sighage

An integrated hierarchy of pedestrian and traffic signage
should be developed to minimise the overall size and
number of signs.

Traditional wall-mounted signs or signs set in paving should
be included at features of interest and at main pedestrian
orientation points. i

Existing Fingerpost signage within Alsager

Lighting

Primarily, lighting will be designed to provide the required levels for safety,
security, traffic management and pedestrian flow.

Feature lighting should be used to enhance landmarks.

Pedestrian links should be clearly and attractively lit for safety, security and to
encourage night time activity within the town centre.
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