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1.0 INTRODUCTION
1.0 Introduction
1.1

Cannock Chase District Council are preparing an Area Action Plan for Cannock Town Centre. This
is a planning document that will set out the type of place the town centre should aspire to be and
put policies in place to help achieve this. It is important that the people of Cannock, and other
users of the town centre, think about what they want for the town centre and provide feedback to
this document, which will allowi us to develop a shared vision. It is a challenging time for town
centres generally and our ideas must all be grounded in reality; but Cannock Town Centre already
benefits from a series of retail and other community uses and an attractive environment based on
distinctive assets. This can help us to create a special place.

What is an Area Action Plan?
1.2

Area Action Plans are statutory planning policy documents that allow more detailed policies and
guidance to be created for specific geographic areas. They must be consistent with the Local Plan
and also with national planning policy. Cannock Chase District Council (CCDC) already have an
Area Action Plan (AAP) for Rugeley town centre and would now like to prepare one for Cannock
town centre. The AAP will set out a ‘vision’ to describe the place that the town centre should
become. It will include a series of policies to guide future development and will identify areas of
change, outlining the type and form of development that should be built there. It will also
recommend enhancements to the ‘public realm’ (the streets and outdoor spaces) and to the way
people move around the centre: by car; by foot and bicycle; and by public transport.

1.3

This AAP focuses on the town centre and follows the town centre boundary defined in the Local
Plan (see Figure 1). It will deal with all of this area and all activities within the town centre. This
1
includes leisure, community and other uses in addition to retail . The AAP could also introduce
new land-uses to the town centre.

1.4

The process for creating an AAP has been set down by national guidance. It is summarised in the
diagram below. The first stage is to produce an ‘Issues and Options Paper’. This explains the
existing background – the issues that the town centre currently face, and provides a sound
understanding on which to base subsequent stages. The Issues and Options Paper also sets out a
suggested vision for the future of the town centre and outlines a series of options, which will form
the basis for the AAP policies in subsequent stages.

Purpose of the Issues and Options Paper
1.5

This Paper outlines a broad series of options (described as ‘high’, ‘medium’ or ‘low’ intervention)
within three different ‘themes’ (Movement and Linkages; Placemaking; and Areas of Change).
Each option includes a series of potential projects. The feedback we receive during the public and
stakeholder consultation exercise on this Paper will help us to determine which of these becomes
the preferred option within each theme. In Section 6 we have identified what we recommend as
the preferred option for each theme, in order to deliver the proposed vision. After we have agreed
upon the preferred options, we will develop these further In the following Preferred Options stage.

1

In town planning terms ‘main town centre uses’ are defined as retail; leisure and entertainment (e.g. bars, restaurants, night
clubs, cinemas, casinos, health & fitness centres, indoor bowling, bingo hall etc); offices; and arts, culture and tourism
development (e.g. theatres, museums, concert halls, hotels) [NPPF, 2012, p53].
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Area Action Plan Preparation Process

ISSUES & OPTION PAPER
Consultation

PREFERRED OPTIONS PAPER
Consultation

Schedule of Changes
SUBMISSION TO SEC. OF STATE

EXAMINATION BY PLANNING INSPECTOR
Modifications

ADOPTION

1.6

We are also seeking feedback on the proposed vision, objectives and other important points that
will help us to develop the Area Action Paper. This will ensure that the AAP is based on a common
understanding of issues, targets the most important priorities and identifies the most effective
policies and guidance to achieve a vision that is shared by the wider community.

1.7

The Paper begins with a background to the study and examines the town centre today; this is
followed by the vision and recommended priorities and policies, and the suggested options for
change. There are questions clearly set out throughout this Paper, which we would like people to
respond to during our consultation process.

1.8

In the following stage of the AAP process we will publish a ‘Preferred Options’ document, which
will reflect the feedback from the Issues and Options stage and provide further detail on the
selected Preferred Options.

6
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Figure 1.1: Town Centre Boundary
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2.0 BACKGROUND
2.0 Background
Background to this Study
2.1

The Council recently commissioned a series of professional studies to examine the performance of
the town centre as a retail and leisure destination. The Cannock Chase Retail Study (produced by
WYG in 2015) assessed all three town centres within the district and made a series of
recommendations for Cannock. GVA Bilfinger then prepared the ‘Cannock Town Centre Future
Positioning’ report (2015) which summarised key issues and assessed development options for a
series of sites to address these issues. These studies identified that there was an under-provision of
2
comparison retail in the centre. This was addressed in Policy CP11 of the Core Strategy, which
seeks to deliver 35,000 sq.m of comparison floorspace in Cannock within the Plan period, however
this has now largely been fulfilled by the proposed ‘designer outlet village’ at Mill Green.

2.2

It is important for the AAP to consider all town centre uses, in addition to retail. For example, there
is a need to consider leisure and office provision and community facilities. The Core Strategy seeks
to provide up to 30,000 sq.m of additional office space in Cannock Town Centre. The studies did
identify a number of other uses for which there is a demand in the town centre (e.g. a cinema, hotel
and town centre residential). The key points from these studies are outlined in Section 3. The
document review (provided in Appendix A) provides a summary of relevant points for the AAP from
a range of documents that have been reviewed.

2.3

CCDC adopted the Cannock Chase Local Plan (Part 1) in 2014. This sets out a wide range of local
policies, to which the AAP must comply. Policy CP11 Centres Hierarchy establishes Cannock’s role
as a strategic sub-regional centre, making it the most important town centre within the district.
Objective 6 seeks to create attractive town centres by supporting the growth of active uses to create
vitality and viability. The Local Plan included an AAP for Rugeley Town Centre. The AAP proposed
for Cannock has a very similar scope and format to the Rugeley Town Centre AAP, for which it will
effectively act as a ‘sister document’.

2.4

The Council also adopted a Conversation Appraisal and Management Plan for Cannock Town
Centre Conservation Area in 2015. This provides a spatial and character analysis of the town
centre, and its key built features and public realm. Appendix 1 summarises all background
documents that have been reviewed to inform this AAP.

2.5

In March 2016 planning consultants WYG were appointed by CCDC to help them prepare the
Cannock Town Centre AAP.

A Brief History of Cannock Town Centre
2.6

The town of Cannock, situated on a south-western slope of higher ground, lies approximately one
mile north of the Roman Road Watling Street. The town developed around the point where roads
from Penkridge, Rugeley, Walsall and Wolverhampton converge. The early role of Cannock was
largely defined by its position on these routes. Coaches travelling between London and Liverpool

2
“Comparison Retail” provides goods that people buy less frequently and for which they evaluate and compare prices. It can
include many types of goods such as clothes, electrical appliances, books, DVDs etc.
“Convenience Retail” provides goods that are more essential and which are shopped for frequently, especially food and other goods
found at supermarkets or smaller convenience stores.
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passed through the town of Cannock three times a week in each direction by 1818.
2.7

Cannock has held markets since the 13 century, when its Royal Charter was issued. The Parish
Church also dates from this era and the layout of building plots in the centre still reflects medieval
th
th
th
burgage plots. Although the town has much changed since, there are still isolated 16 , 17 and 18
century buildings present (and survivals from these eras behind later frontages).

2.8

In 1666 Cannock only had 86 households but by 1851 it was a large village of over 1,000
inhabitants. By around 1843 there were continuous buildings on both sides of High Street and
High Green, and a short way along the east side of Stafford Road. Significant mining activity took
place around the town, providing a source of wealth during the late 19th and early 20th Century,
reflected in buildings from this date.

2.9

However there was not much significant growth in the size of the settlement until well into the 20
century. Looking at historic Ordnance Survey maps reveals that the town had little changed in
1923 from its size in 1884, and still resembled a large village, despite the arrival of the railway in
1858. Cannock Park had been laid out, on former agricultural fields by 1938, but it was only from
the 1950s that the village started to significantly expand, and resemble a town.

2.10

In 1956 an industrial area was developed to the south-west of Cannock. By 1957 the settlement
was expanded significantly by suburban residential development to west and south. Further out,
Chadsmoor and High Town developed as a mining area, creating a near continuous urban area
between Cannock and Hednesford, and a greater catchment population for Cannock town centre.

th

th

Looking into Market Hall Street in the 1970s, shortly before this area changed with the
construction of Cannock Shopping Centre.
2.11 In the 1970s the town centre changed considerably with the construction of the bus station and
the ring road (Ringway). Further change occurred in the 1980s with the construction of the
Cannock Shopping Centre and The Forum, which enclosed historic town centre streets
(principally Market Hall Street). Today Cannock has a population of 29,018 (2011 Census).

10
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This photograph (taken in the early 1980s) clearly shows the impact that the Ringway has had on
the form of the town centre, creating a significant barrier for neighbourhoods to the east and south.

Sources: see http://www.british-history.ac.uk/vch/staffs/vol5/pp49-63 and sources listed therein.

The Changing Role of Town Centres
2.12 Recent trends have seen significant challenges for the traditional high street and the retail
function of town centres, both in terms of the effects of the recent recession and longer term and
structural and technological changes in the way we shop. Town centres are having to adapt and
change in order to survive and prosper.
2.13 The key challenges facing town centres in recent years have included the effects of the wider
economic climate, this has had two key consequences for two centres::


Consumer confidence and disposable income to spend money on retail goods;



A delay in reviewing business rates affecting costs, which is a key factor affecting retailers’
success;

2.14 These factors are linked to national trends and there are signs of improvement. A recent report by
3
Colliers indicated that the general picture is one of a return to stability, despite a stubbornly high
vacancy rate and a reduction in rents in the West Midlands region. The Government have also
stated an intention to transfer control of business rates to local authorities, which could result in
reductions. Nevertheless, town centres must now adapt in response to this new content to ensure
they have a successful future.

3

‘National Retail Barometer: Summer 2015’, Colliers, September 2014
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2.15 In terms of changes to the way we shop, there has been significant retail competition from
outside town centres, which have are having a longer-term impact on the role of town centres.
This includes several sources of competition:


Online retail;



Out-of-centre and edge-of-centre retail parks; and



Large supermarkets selling an increasing range of non-food goods.

2.16 As a result there has been a contraction on traditional retail uses on the high street, which offer
the same role that can be easily replicated (at generally lower cost) by these sources of
competition. In order to adapt town centres are having to focus on uses that cannot be replicated
by these sources of competition, such as:


Specialist retail where advice can be provided face-to-face and products can be seen
directly;



Retail services providing physical services – e.g. hairdressers, nail salons, beauty spas
etc;



Food and drink uses; and



A high quality experience – both within store environments and outside public realm
(streets and spaces). This can be maximised, for example by specialist markets and town
centre events.

2.17 In general, leisure-related uses (food and drink) and specialist retail (often independents) are
areas that town centres have diversified into. A key to this change is also to provide a high quality
experience, good quality public realm and efforts to maximise the distinctive features (this may
include historic buildings and architecture, rivers or green spaces and events and local traditions).
2.18 Another key opportunity is to work in partnership with the digital and online trends, harnessing
these as opportunities rather than viewing them solely as threats. This opportunity can be
manifested in several ways:

12



Providing free on-street wifi in town centres and using this to provide digital experiences
that enhance the town centre experience, for example by developing town centre ‘apps’.



Retailers encouraging ‘omni channel retailing’ – i.e. using apps and websites to
complement the in-store experience, alongside telephone sales and other methods of
customer interaction;



By providing ‘click and collect’ services in shops;



Developing a town centre website that provides comprehensive information on shops and
services available, with links to individual businesses.
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2.19 The government have launched a ‘Digital High Street 2020’ initiative that aims to help town
centres and local businesses meet these challenges and maximise the opportunities presented by
digital technology. It provides advice on providing the necessary infrastructure, developing skills
and the digital services that should be developed.
4

2.20 In addition to the digital environment, town centres must continue to compete with out-of-centre
competition in more pragmatic ways. Car parking is one key area where town centres are often
seen as less attractive than out-of-centre retail destinations, which typically offer free and
convenient parking. Many town centres are responding by providing free afternoon parking. It is
important that car parking is available in the right places are attractively priced and managed (e.g.
with ‘pay on exit’ parking). Opening hours is another area where town centres need to compete
with out-of-centre destinations. These will be especially important considerations for Cannock,
given the competition it faces from local out-of-centre retail parks with wider trading times.
2.21 Despite all of these responses to the challenging retail environment, it is likely that most town
centres will face a contraction in traditional town centre uses. There will therefore be a need to
introduce new uses to the town centre or expand what were previously more secondary activities,
in order to animate parts of the centre. These uses typically include:


Community and health uses (e.g. health centres, clinics etc);



Civic uses (Council offices, libraries, theatres, event spaces);



Residential (apartments for town centre living, sheltered housing in convenient locations,
student accommodation); and



An expanded evening economy offer (family/higher quality restaurants, cinemas, hotels
etc).

2.22 When well planned and located these uses can concentrate footfall and activity, helping to
support traditional town centre uses and encourage linked trips.

4

Digital High Street 2020 Report, Digital High Street Advisory Board, March 2015

SECTION 1 – CANNOCK TOWN CENTRE AREA ACTION PLAN

13

Figure 3.1: Wider Context Plan
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3.0 TOWN CENTRE PROFILE
3.0 Town Centre Profile
Wider Context
3.1

Cannock is located approximately 5 miles north from the northern edge of the
Wolverhampton/Walsall conurbation and to the south-east of the Cannock Chase Area of
Outstanding Natural Beauty (which is just 2.5 miles from the town centre). It is an accessible town –
located with convenient access to the A5; M6 and M6 Toll; and with a railway station.

3.2

Cannock forms part of a larger continuous built-up area, with Hednesford to the north; Hawkes
Green and Heath Hayes to the east; and Great Wyrley and Cheslyn Hay to the south of the M6 Toll.
These smaller settlements effectively form part of the catchment of the town centre, although
Hednesford has a significant centre of its own. The intersection of the M6 Toll with this built-up area
has seen a number of retail parks being located in this area (see below). Outlying villages such as
Norton Canes and Burntwood also form part of the town centre’s wider catchment. Rugeley is
located on the opposite side of Cannock Chase, to the north. It is less well connected to Cannock
and has a more significant centre of its own.

3.3

There are three existing retail parks to the south of the town centre, namely the Linkway Retail
Park, Orbital Retail Centre and Wyrley Brook Retail Park, which are all out-of-centre. In addition
Cannock Gateway comprising a further 4,000 sq.m of gross retail floorspace opened in September
2015 including TK Maxx, Sofaworks, Burger King and Costa Coffee. These represent a context of
local competition to which the town centre must respond, although they do largely provide a
different offer.

3.4

The Council have also resolved to grant planning permission (subject to a Section 106 Agreement)
for the Mill Green Designer Outlet Village, on a 20 acre site adjacent to the A460, and north of the
A5190. The proposal is for 130 units comprising a mix of retail and food & uses, totalling 26,505 sq
m. It is anticipated that the first phase of development will open in autumn 2018. The site is
approximately a 10 minute walk from the Primary Retail Area within the town centre, This clearly
represents a challenge to which the town centre must respond. Establishing high quality walking
and bus links; and easy car movement and convenient parking; between the site and the town
centre will be critical tasks. This will encourage linked trips and ensure both destinations can
complement one another.

Population Profile
3.5

Cannock has a population of 29,108 (2011 Census), although it forms part of a larger built-up area
(population of 86,121, 2011 Census), most of which should also be seen as part of the town centre
catchment. The figures in Table 3.1 overleaf provide key statistics on the inner catchment from
Cannock town and the wider catchment that also includes outlying villages. We have also
separately considered the walking catchment of the town – those people that live close enough to
walk into the town centre within approximately 15 minutes. It is worth noting that due to relatively
late development of the settlement (see Section 2) most of the residential development surrounding
the town centre is lower density suburban housing resulting in a lower population density than
would be expected in town centres surrounded by earlier terraced housing. This information tells us
about the people who are using the town centre, and crucially, who could use the town centre but
may not be doing so now. This data has been provided by Experian (2016).
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Table 3.1: Population Profile (source: Experian, 2016)
Walking Catchment

Cannock Town

Wider Catchment

(Parts of Cannock N, E, W and S wards
based on areas within 15 minutes travel
at 3 mph)

(Wards of Cannock North,
Cannock East, Cannock West,
Cannock South)

(‘Cannock Town’ wards plus
Hawks Green, Norton Canes,
Cheslyn Hay N, Cheslyn Hay S,
Cheslyn Wyrley Landywood,
Great Wyrley Town, Huntington
Hatherton).
2016 Projection:
2028 Projection:

(UK comparison in brackets)

Population

2016 Projection:
2028 Projection:

9,921 (66.1m)
10,141 (70.6m)

2016 Projection:
2028 Projection:

Population density:

25.34 people/ha

Population density:

Age

Under 20:
20-39:
40-59:
60 or over:

Household
Types

Single person under 65:
Single/couple over 65:
Lone parent:
Couple (no children):
Family (with children):
Other:

22.8%
25.2%
26.7%
25.4%

(23.6%)
(27.0%)
(26.8%)
(23.0%)

20.1% (18.3%)
22.4% (20.4%)
11.5% (10.8%)
15.6% (17.4%)
25.1% (25.3%)
5.3% (7.4%)

68.7% Economically Active (69.8%)
31.3% Economically Inactive (30.2%)

Economic
Activity
Most Common
Occupations

Households
without access
to a car

Skilled trades
Admin/secretarial
Elementary occpns
Professional occpns

28.0% (37.7%)

15.5%
12.2%
11.6%
11.5

(11.5%)
(11.4%)
(11.1%)
(17.7%)

30,081
30,991
28.75 ppl/ha

70,485
73.163

Population density: 11.94 ppl/ha

Under 20:
20-39:
40-59:
60 or over:

22.3%
24.8%
26.6%
26.3%

Under 20:
20-39:
40-59:
60 or over:

23.0%
24.0%
28.0%
24.0%

Single person under 65:
Single/couple over 65:
Lone parent:
Couple (no children):
Family (with children):
Other:

18.0%
22.6%
11.4%
17.4%
25.6%
5.0%

Single person under 65:
Single/couple over 65:
Lone parent:
Couple (no children):
Family (with children):
Other:

14.2%
19.8%
10.0%
18.4%
32.9%
4.7%

68.0% Economically Active
32.0% Economically Inactive

Skilled trades
15.2%
Elementary occpns
13.3%
Process, plant & machine ops
12.3% (7.2%)
Admin/secretarial
11.1%

27.6%

70.9% Economically Active
29.1% Economically Inactive
Skilled trades
Admin/secretarial
Professional occpns
Elementary occpns

15.2%
11.9%
11.7%
11.3%

19.8%

o Cannock has a very similar age structure to the national average (2011, ONS).
o A higher than average number of families with children is recorded within the wider catchment area than the
national average.
o Economic activity levels within the Cannock area are similar to the national average.
o In Cannock there are more people with skilled trade occupations and plant operatives and fewer with professional
jobs than the national average; in the wider catchment there are significantly more professionals.
o Within the wider catchment there are fewer households without access to a car than the national average (25%,
2011 Census). However within Cannock itself there are significantly more households without cars.
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Town Centre Overview
3.6

Cannock town centre is the principal retail, commercial and administrative centre in the District and
the Cannock Chase Local Plan Part 1 (June 2014) describes the town centre as a Sub-Regional
Centre. The main shopping area within the town centre is concentrated along the pedestrianised
area of Market Place, Market Hall Street and High Green. The Primary Retail Area (as allocated in
the Proposals Map) also includes parts of Avon Road, Church Street, Mill Street, Newhall Street
and Wolverhampton Road.

3.7

There is a concentration of national retailers within the indoor Cannock Shopping Centre, The
Forum, Market Place and along Market Hall Street, which include Argos, New Look and JD Sports.
The Asda store on Avon Road and the Morrisons store on Mill Street are the main anchor
foodstores. There is also a considerable range of independent comparison goods retailers, as well
as three markets. These are the designated indoor facilities on Market Hall Street (61 stalls) and the
Prince of Wales Centre on Church Street (27 stalls), which are both open every Tuesday, Friday
and Saturday. In addition, the Outdoor Market operates every Friday.

Left: Cannock Shopping Centre. Right: Market Place
3.8

The largest concentration of retailers is found within the large Cannock Shopping Centre precinct.
This is adjoined by the smaller Forum precinct and is directly linked to a multi-storey car park, and
via a subway to Beecroft Road car park. High Green Court provides a smaller group of retailers with
an independent focus within a more intimate setting. There is also a small arcade on Walsall Road
that provides accommodation for a number of small businesses.

3.9

The town centre’s evening economy includes the Prince of Wales Theatre on Church Street and the
small Electric Palace cinema on Walsall Road. Beyond this it largely lacks a quality restaurant
sector and is generally limited to drinking establishments.

3.10 Cannock town centre is well connected to the strategic road network. The centre also has a good
distribution of car parks. The town also has good public transport connections, both in terms of the
provision of buses and train services. However, the pedestrian linkages between the town centre
and the railway station could be improved. The station is only approximately one third of a mile from
the town centre core but it is uphill to the town centre the ring road is a major physical barrier to
cross. It is also a barrier to the town centre core from surrounding residential areas to the north and
east.
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3.11 Within the ring road, much of the town centre is pedestrianised and is well suited to the needs of
pedestrians, although mobility for and less mobile groups and cyclists could be improved.
3.12 St Luke’s Church is the most prominent historic building within the centre. Set within attractive
green space, it is a dominant and positive feature within the town centre. There are a number of
other historic buildings (several of which are listed) and a distinctive historic architecture. Perhaps
th
most significant is the ‘White House’ on High Green which dates from the 18 century. This is
reflected in the designation of the Cannock Town Centre Conservation Area. The street form itself is
th
an historic feature, as is the Bowling Green (which was enclosed in the 18 century). Market Place
represents a large area of good quality public realm and a concentration of historic buildings,
providing a strong sense of place to the town centre.
3.13 Cannock town centre generally feels safe and secure and provides a good quality shopping
environment. A number of completed schemes have improved the appearance of the shopping area
and street environment. Good examples of this include the town centre pedestrianisation, the
installation of canopies along many of the shop frontages, as well as the numerous public art, street
furniture and green feature installations. However, there are a number of locations that would
benefit from further improvement or maintenance.
3.14 There are a range of other uses that surround the retail core, providing other important functions
and employing a significant number people, which provide a large potential additional catchment for
the town centre. These are mainly clustered in the north of the centre and include Cannock Chase
Hospital, South Staffordshire College and the Council Offices on Beecroft Road. Other services
within the centre include the Police Station on Wolverhampton Road, Chase Grammar School and
St Mary’s Catholic Primary School. Beyond this, Cannock Park represents a high quality asset on
the doorstep of the town centre. The town centre lies immediately to the east and is approximately
15 minutes walk from the primary shopping area, with the ring road lying in between. The town
centre is surrounded by suburban housing from varying eras on all sides.

Retail Performance
3.15 Cannock town centre currently has 223 units that provide 58,890 sq.m gross floorspace (Cannock
Chase Retail Study, 2015). The town centre has a particularly strong convenience offer, owing to
the presence of the Asda, Morrisons and Aldi supermarkets. Notwithstanding, comparison goods
units are the most represented sector in Cannock town centre, comprising 28.3% of all units. The
comparison goods stores are most concentrated within Cannock Shopping Centre, Market Hall
Street and The Forum Shopping Centre. However, the proportion of comparison goods units is
below the national average of 32.5%. In addition, the number of comparison units has decreased by
10.0% since September 2012, although the amount of comparison goods floorspace has increased
by 9.1%. This can partly be explained by a national shift in recent years towards a lower proportion
of comparison goods units.
3.16 The town centre has a good representation from national multiple retailers but also a wide range of
independent retailers and a large number of additional traders that occupy the three markets. The
town centre is well managed, clean and benefits from the convenience of the integrated car parking
and a bus station. In addition, the centre generally has a good environmental quality and feels safe
and secure. It is evident that Cannock performs an important role in catering for the retail and
service needs of the southern part of Cannock Chase District, although the centre’s offer within the
sub regional hierarchy has been on a slow decline since 2009, which corresponds with a

18
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decreasing total number of units and floorspace.
3.17 The town centre’s leisure service and retail service offer are also slightly below the national level.
However, the centre has a strong financial and business service offer and contains a good choice of
banks and other financial institutions. The town centre also contains a number of non-retail uses,
which amongst other things includes three health centres, a library and a number of religious,
educational and offices buildings. Cannock town centre therefore acts as a retail and service hub,
as well as a place for community facilities and employment.
3.18 During WYG’s survey of Cannock town centre, pedestrian flows were noted. For the most part, the
town centre receives high levels of pedestrian activity, particularly around Market Hall Street and
Market Square. However, there are some parts of the town centre, which suffer from lower levels of
footfall. These areas tend to be the places where vacancy levels are highest.
3.19 The Cannock Chase Retail Study (WYG, 2015) identified the key characteristics of the town centre.
This included surveys of business and those using the centre, which revealed the following key
points:


Most town centre businesses are well established – 60% have traded for more than five
years; and 50% more than 10 years.



Cannock traders rely much more on customers from outside the town than Rugeley or
Hednesford town centres, suggesting it has a much wider catchment.



Lower parking charges are highlighted as the most desired improvement by businesses.



Out-of-centre retail parks were identified as the biggest competitor to town centre
businesses.



People used a variety of modes of travel to the town centre: 47% travelled by car, 29%
travelled by bus; and 20% walked.



The main weaknesses of the centre were seen by shoppers to be empty shops, the range
and quality of shops and the town centre environment.



67% of those surveyed said they never visited Cannock town centre in the evening.



The markets are important attractions within the town centre, with 31% shoppers saying
they intended to visit the outdoor market when surveyed, and 10% the indoor market, and
with most doing so at least once a week.

3.20 In summary, the Retail Study considered Cannock town centre’s health to be in reasonably good
condition. Overall, there is a good mix of retail and service uses present. Vacancy rates are slightly
higher than the national average but these tend to be concentrated in localised areas, such as at
Market Hall Precinct and at High Green Court. The town centre has a particularly strong
convenience and financial services offering, although the comparison goods offer and the other
types of services are below the level that is seen nationally.
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Character and Environment Review
3.21 Our overview of the physical environment and character of the centre has revealed the following
issues, and opportunities for enhancement.
3.22 The north and north-east of Cannock Town Centre is disconnected from the primary shopping area
by four lanes of traffic and two large roundabouts on the Ringway. The subway crossings
environments have been improved to create pleasant and attractive spaces; however, there is a
further opportunity to increase the number of pedestrian and cycle connections across the road,
linking the employment and education anchors in the north and train station and Mill Green Outlet
Village in the east to the retail core.

Left: St Luke’s Church and its grounds. Right: Ringway/Mill Street still represents a significant
barrier for pedestrian access to the town centre.
3.23 There is an opportunity to improve wayfinding throughout the Town Centre. Key routes would
benefit from improvements to the public realm and boundary treatments, including
landscaping,signage and tree planting.

Left: traffic on Church Street. Right: there is scope for further public realm enhancement (Market
Place)
3.24 The design of Cannock Town Centre is such that Cannock Shopping Centre and the Forum
Shopping Centre are inward facing, with backs of units adjacent to the ring road. This separates the
retail core from the northern part of the town. This is exacerbated by the change in levels between
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the retail core and the ring road, which limits the potential for active frontage. Redevelopment of
sites to provide active frontages along Ringway and Church Street could reduce this issue, and
along with improvements to public realm and changes to the use of under-performing units or areas.
There is an opportunity to create new active spaces within the Town Centre.
3.25 There are a number of green spaces within the town centre, however these could be better utilised
for activities, for example as locations for community events. They would further benefit from
improved wayfinding / signage throughout the Town Centre, along with public realm and boundary
treatment improvements to support legible routes.

Left: one of the distinctive (recently restored) canopies with the town centre. Right: buildings of a
distinctive local style (Wolverhampton Road).
3.26 Cannock Town Centre has a number of listed buildings, including the Grade II* listed St Luke’s
Church and the White House on High Green; a large part of the Town Centre also lies within a
Conservation Area. There is an opportunity to enhance the setting of these listed buildings through
sensitive improvements to the public realm and also improvements to neighbouring building
frontages, some of which have deteriorated over time or have been subject to poor quality
replacement. The view of St Luke’s Church from the main pedestrianised centre is negatively
impacted by queuing traffic on Church Street. There is an opportunity to enhance this view, along
with the environmental quality of the space and wider Town Centre through the restriction of access
along Church Street. The Conservation Area Management Plan also makes a number of
recommendations for improving historic buildings and features and enhancing the public realm. This
is referred to in more detail in the following section.

Left: High Green and the White House. Right: public realm improvements on Market Place
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Heritage and Conservation Review
3.27 The Cannock Town Centre Conservation Area Appraisal and the corresponding Conservation Area
Management Plan (CCDC, 2012) describe the significance of the special character of the
Conservation Area and provide recommendations for their preservation and enhancement. The
Management Plan has now been adopted as a Supplementary Planning Document (SPD).
3.28 The Conservation Area comprises Market Place and High Green, extending north into Stafford
Road and south and east into Wolverhampton Road and around the churchyard. St Luke’s
churchyard and the 18th Century bowling green with their mature tree planting create two key green
spaces within the Conservation Area. A diversity of building types and heights, though mainly two
and three storey, enclose the street frontages. Some significant 18 th Century buildings create
distinctive features of the town centre, though much of it appears to date from the 19th and 20th
Century during the period of Cannock’s main expansion as coal mining developed.
3.29 The ‘special interest’ of the Conservation Area is described as being provided by its:


long history still evident in its spacious layout and distinctive buildings;



mixed, generally small scale, retail/commercial uses and markets;



townscape of diverse building types and buildings/groups of individual interest,
harmonised by continuity, mass, scale and materials around an open market place;



prominent green focal points of bowling green and churchyard enhanced by mature tree
planting;


Typical local features (from Cannock Town Centre Conservation Area Management Plan)
3.30 The Management Plan makes a number of key recommendations to address identified issues:
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The retention and enhancement of buildings and characteristic features – this
includes unlisted buildings of particular interest that have been identified (see Figure 1 of
the Management Plan). Distinctive features and materials are also described, these
include timber sash windows, red brick, painted render, blue slate and small red and blue
clay roof tiles, traditionally pitched roofs, chimney stacks and decorative eaves, window
surrounds and doorframes, The spacious street layout with buildings abutting the street,
and traditionally designed shopfronts are also important local features.
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The treatment of new development - new development must adhere to good urban
design principles, with good contemporary or traditional design and good quality materials.
New development must reinforce existing strong street frontages. These principles will
also apply to opportunity sites arising in areas of currently neutral or negative heritage
impact.



Enhancement of the public realm – including replacement of street furniture consistent
with the existing style, relaying of paving and traditional granite kerbs and removal of
‘street clutter’ from pedestrian areas.,

3.31 The AAP will include projects to implement these recommendations and its redevelopment and
refurbishment projects will follow the guidance in the Management Plan.
3.32 The Conservation Area appraisal demonstrates that there is a strong positive and distinctive
character in the town centre. This should be enhanced and expanded so that this key asset is
recognised and maximised. This is a key opportunity to attract visitors and achieve the aims of the
AAP.
Strengths and Opportunities


Diverse range of national and independent retail stores and three markets, which act to
provide a competitive shopping destination compared to other town centres in the area;



The centre has a very strong convenience and financial and business service offer,
particularly in relation to the choice of banks and supermarkets on offer;



The town centre benefits from the existing cinema and theatre provision, although the
evening and leisure economy could be improved;



The town centre has an attractive distinctive environment, as seen by historic buildings (e.g.
St Luke’s Church and the White House), attractive spaces ( e.g. High Green, Market Place
and St Luke’s Churchyard) and distinctive architecture;



The town centre has high quality street furniture and green spaces. In addition, the
pedestrianised areas and the canopies above many of the shop frontages continue to make
a positive contribution towards the centre’s environmental quality;



There is a good range of community facilities and public services within the town centre and
a significant number of people working in the town centre, representing a significant
catchment population;



Cannock has a relatively large potential catchment population that extends beyond the town
itself. It also has a significant catchment population within a walkable distance;



The centre has excellent public transport connections, as the bus station is located close to
the shops and the train station is within walking distance;



Opportunity to make better use of the outdoor areas within the town centre. For example,
holding more family orientated events and outdoor markets could bring additional footfall
and vibrancy to the town centre;



Mill Green Designer Outlet Village represents an opportunity if it can attract additional
visitors to the town centre for linked trips;



Electrification of the Chase Line and upgrade to two trains/hour frequency.
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4.0 VISION AND OBJECTIVES
Table 3.2: Town Centre Profile Summary
Weaknesses and Threats
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Constant threat from out of centre retail parks drawing comparison goods trade and operators
away from Cannock town centre. There are also family leisure activities in out-of-centre locations;



Parts of the town centre have relatively high vacancy rates. These areas can detract from
Cannock’s town centre’s amenity value and sense of vibrancy;



The ring road is a physical barrier to pedestrian movement between the main shopping area and
the surrounding residential areas. In addition, the pedestrian underpasses beneath the ring road
whilst improved still provide less attractive access than at grade level;



The linkages between the railway station and the town centre should be strengthened. There is
also need to upgrade Cannock Station environment;



Although there has been recent investment in the public realm there are still areas within the town
centre that are in need of similar improvement;



Evening activity beyond nightclub and hot food takeaways is limited; lack of quality restaurants
and family friendly activities;



Current dependence on private vehicle as primary mode of transport;



Parking provision, time limits and charges are confusing across the centre. The pricing structure is
notably high in some of the car parks and could act as a deterrent to use of the centre;



The external facades of Cannock Shopping Centre, the indoor markets, the theatre and the
Market Hall multi-storey car park detract from the town centre’s environmental quality;.



Gradual decline in frequency and extent of bus network.
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4.0 Vision and Objectives
Vision Statement
4.1

A vital element of the Area Action Plan will be to express a clear vision that sets outs the type of
place that we would like to see the town centre become by 2028. It is important this is a vision
that is shared by the Council, key stakeholders and the wider community. This can then help to
direct all of the policies and projects toward its delivery. We have provided a first draft of the
Vision below. This will evolve as the AAP passes through further stages of development and we
receive feedback. Please let us know what you think,

A Vision for Cannock Town Centre
“In 2028 Cannock town centre will be an attractive market town with an excellent range
of well known stores and good quality indoor and outdoor markets. It will also have a
strong independent and specialist retail sector. Another significant change will be the
growth of a high quality food and drink sector, anchored by a popular new cinema, the
refurbished Electric Palace, and by the Prince of Wales Theatre.
The Town Centre will have an even stronger outdoor environment, based on its local
heritage, distinctive buildings and high quality streets and green spaces. These will now
host regular specialist markets and events, provide an attractive setting for the
surrounding shops, restaurants and cafes, which will give them vitality.
Cannock will be a better connected place – a place for people first, easier to reach and
move around on foot. Bus services will be located where people want to access them and
there will be better connections to the train station and to Mill Green Designer Outlet
Village. The centre will continue to be easily accessible by car, with car parking well
placed and well priced.
Cannock will also be better connected digitally – the online experience will complement
the visitor experience, providing increased information and convenience.”

Q1.

Do you agree with the Vision? If not then what else should it include?
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Aspirational Images: A Vision for Cannock
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Area Action Plan Objectives
4.2

We have also set out a series of objectives for Cannock Town Centre. These will be used to
guide the development of policies and proposed actions. They can also be used to assess
options within the AAP and then to monitor the success of the AAP after implementation. These
objectives are consistent with Local Plan objectives and with guidance within the National
Planning Policy Framework.
1.

The Right Mix of Uses. Determine the correct range and mix of uses and activities for the
town centre, in the most effective complimentary locations, whilst allowing for sufficient
flexibility and change. This mix of uses should support a vibrant town centre that attracts
people to the centre and meets the needs of residents. The mix will include retail and leisure
businesses alongside public services and town centre living (links to Local Plan Objectives 4
and 6).

2.

Encouraging Growth. Ensure that there are sufficient good quality sites and development
opportunities in the town centre to meet the needs of existing and new business and services
that provide the activities that we wish to retain, attract to the centre, and allow space to grow.
This will include refurbishing existing buildings, redevelopment and assembly of larger coordinated sites (links to Local Plan Objectives 4 and 6).

3.

A Distinctive and Quality Environment. Enhance and maintain a high quality physical
environment within the town centre, with a distinctive character based on its string local
heritage. This should encompass architecture, building frontages, streets and public space
and green space.. Areas of distinct character should be promoted, responding to the range of
activities proposed. The physical environment should allow all people to easily move around
the centre, with the needs of the pedestrian being prioritised over other road users. The
outdoor environment should increasingly be used as the setting for a range of public events.
Most importantly, the town centre environment should be a key factor that encourages people
to visit and enjoy the town centre (links to Local Plan Objectives 6 and 7).

4.

Attractive Shopping The town centre must continue to provide retail stores that make people
want to visit Cannock and shop here. This includes high street stores with well-known names;
it will also include a growing sector of specialist and independent retailers providing
experiences that cannot be replicated in supermarkets, retail parks or online. The town centre
must accommodate and support both types of provision (links to Local Plan Objectives 4 and
6).

5.

Town Centre Living. Encourage town centre living by identifying suitable sites, promoting
investment and developing a high quality environment where residential can support other
town centre uses. This will increase stewardship and natural surveillance within the centre;
increase activity and footfall; and also contribute to local housing supply. The focus is likely to
be on apartments within new and converted buildings and on specialist housing for older
residents (links to Local Plan Objectives 1 and 3). At present there are an estimated 672
people living within the town centre boundary (Experian population projection, 2016); a target
could be set to potentially double this to 1,200 by 2028.

6.

Quality Leisure Opportunities. Promote a major expansion of the town centre leisure
economy in order to promote a wider mix of activities throughout the day and evening. This
will include food and drink uses such as cafes, bars and restaurants. The focus should be on
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quality and on provision for all age groups. Food and drink uses should spill-out onto streets
and spaces and support the vibrancy of the centre. It is important that this is planned to
complement other town centre uses (such as retail) and avoid conflicts (e.g. with
residential).Support will include identifying sites and opportunities for development, and
improving the town centre environment. Key anchors such as a cinema will be important in
attracting these uses (links to Local Plan Objectives 4 and 6).
7.

A Market Town. Preserve the strong market town function of the centre, which dates back
from its historic charter, by ensuring that the indoor and outdoor markets remain as high
quality attractions. In particular the markets should be increasingly used to animate the town
centre and support other uses. The frontage of the Prince of Wales market hall should better
animate Church Street and opportunities should be explored to expand and enhance the
appearance of the outdoor market on Market Place (links to Local Plan Objective 6).

8.

An Accessible Centre. The town centre should be easily accessible by all modes of
transport, with a focus on promoting the most sustainable modes (i.e. walking, cycling and
public transport). Improvements are likely to include better integration of bus and train
provision, enhancement of walking routes (to the rail station and Mill Green and around the
town centre), better pedestrian crossings over Ringway, improved cycle lane provision and
cycle stands and a review of car park pricing and locations of spaces (links to Local Plan
Objectives 5 and 6).

9.

A Sustainable Centre. Sustainability should be a driving principle for all AAP policies and
actions. This will mean encouraging sustainable modes of travel; supporting a town centre of
complimentary uses which supports linked trips, promoting energy efficiency and renewable
energy; and avoiding contributing to climate change whilst also allowing for its impacts. The
town centre should be a place for social interaction and cultural activity. Crucially, it must
attract and retain businesses and services that will ensure it remains a viable town centre into
the future (links to Local Plan Objective 8).
st

10. A Digital Centre. Cannock Town Centre must respond to the needs of the 21 century by
providing a high quality online and digital experience that can complement the visitor
experience. Town centre businesses should be encouraged to seek ways in which the digital
and online experience can complement their visitor sales (e.g. store websites that
complement physical visits, ‘apps’ and click-and-collect opportunities).This will involve
providing co-ordinated action (e.g. to provide a comprehensive town centre website) and
providing help and support for small businesses (links to Local Plan Objective 6).

Q2.
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Do you agree with objectives, should there be any others? Which are your three highest
priorities?
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5.0 POLICIES AND PRIORITIES
5.0 Policies and Priorities
5.1

This section considers what the scope of the AAP should be and what areas and issues the
policies and recommended actions within it should focus on. We have suggested what these
should be and would like your comments on this. This has then formed the basis for the content
of Section 6.

Town Centre Subareas
5.2

Q3.

It is useful to divide the town centre into a number of subareas. This allows us to consider an
appropriate range of uses and approach to development for each area. It can also allow a
5
distinctive character to emerge for each area , based on its existing characteristics but enhanced
through bespoke public realm works and the appropriate determination of town centre planning
applications to achieve desired land-use patterns. If the subarea approach is followed we can
create a town centre with a series of distinct, complimentary land-uses and character, providing a
variety of town centre functions. This can promote clustering and mutual benefits for
complimentary uses, and provide pro-active strategy to address future town centre needs whilst
also allowing sufficient flexibility. Figure 5.1 sets out our initial thinking on what these character
areas could be and describes six character areas:


1. Beecroft Road: civic, community, offices and residential



2. Park Road: office/small businesses, education and residential



3. Market Place: retail, leisure, markets and community uses



4. High Green: independent/specialist retail and leisure, mixed use, residential



5. Ringway: supermarkets, secondary retail, small businesses/office, leisure and
community uses



6. Southern Fringe: education, community, offices and residential

Do you agree with these Character Areas, if not how would you change them?

Scope of Policies
5.3

The policies within the AAP can only cover matters related to development and land-uses. There
are a number of policy measures that can be used:


Town Centre boundary – this has been established within the Local Plan. The AAP uses
this established boundary and this will not be subject to review.



Primary Shopping Area – this has also been established within the Local Plan and the
AAP will work with the existing area.

5

From a heritage and character perspective much work has been done, in the Cannock Historic Character Assessment (Staffs CC,
2009), in dividing the town into a number of Historic Urban Character Areas. These should be used to ensure that, where a strong
historic character exists, it is capitalised on in defining a distinct physical identity for subareas.
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Figure 5.1: Proposed Town Centre Subareas
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Q4.



Mix of land uses – for each of the Town Centre Subareasr policies could establish the
range of land-uses that could be deemed appropriate.



Primary and secondary streets – these key town centre streets would be defined, and
then policies could be prepared for each type, for example to ensure an appropriate extent
of active ground floor uses in order to ensure vitality.



Specific opportunity sites – sites can be identified as potential opportunities for change,
i.e. vacant sites, sites that may become available and underused buildings that could be
refurbished. Policies could then be developed for these sites, potentially linked to sitespecific Planning Briefs, to determine the appropriate form, design and land-use mix for
these sites. This allows us to respond to uses that we have targeted for the town centre
and to known interests for specific uses that we wish to support.

Do you think these actions would improve the town centre?

Supporting Actions
5.4

There are a number of other actions that could be identified to enhance the town centre and
deliver the vision but which lie outside the scope for planning policies within the AAP. We can
nevertheless include these within the AAP, in order to develop a holistic and comprehensive
strategy for the town centre. Some of these actions could be progressed by the Council; others
will require partnerships with other agencies and with the private sector. These actions will
require further studies and work before they can be implemented.

5.5

These supporting actions could include the following:


Environmental enhancements – extension of public realm improvements, in the streets
and spaces, and signage and wayfinding to support ease of movement;



Shopfronts and canopies – working with landowners to improve shopfronts and canopies
where this is needed to improve the quality of the town centre environment.



Improvements to the markets - potentially including better temporary stalls for the
outdoor market, refurbishment and re-organisation of both indoor markets, more animation
of Church Street from the Indoor Market, better wayfinding to the Market and a programme
of specialist outdoor markets for Market Place.



Highway infrastructure review – a review of road design of the Ringway (including
underground services), and wider traffic movements, with the aim of allowing better
pedestrian crossing, improved cycle provision and making easier turning movements for
vehicles;



Car parking strategy – a review of car park spaces, locations and prices leading to
improvements in provision and pricing;



Actions related to the ‘Digital High Street’ initiative – e,g, support for small businesses,
a comprehensive town centre website and potentially free wifi in the town centre;
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Q5.



Establishing a Town Team to represent traders and local businesses. This can address
issues such as opening times, events and could also be used to establish a Business
Improvement District (BID);



Appointing a Town Centre Manager to co-ordinate town centre actions and bring
stakeholders together;



Organising a programme of town centre events;



Promotion and marketing of the town centre;



Promotion of the town centre at Mill Green – for example with an interpretation board,
transport links and promotions for food and drink venues;



Reviewing rates (after devolution) to give fiscal incentives for town centre businesses;



Targeting vacant and underutilised properties and working with landowners to bring
them back into use.

Do you agree with this as a broad scope of recommended actions? Is there anything else
that you feel should be included? What do you consider to be the top 3 priorities, and why?

Urban Design Principles
5.6

32

Before policies and supporting actions are developed further it will be important to have a
coherent picture of the place that we are trying to create for the town centre. The following are our
proposed Urban Design Principles, which will guide our physical interventions


Enhance the quality of the distinctive local heritage environment and widen this to
additional parts of the town centre. This should include repairing and enhancing historic
buildings, improving the setting of historic buildings through sensitive public realm,
improving frontages and streetscapes and , reducing street clutter and insensitive
additions within the public realm;



Improve the visitor experience from arriving at the centre, and supporting improved
linkages (especially for the mobility impaired) and understanding of key services and
facilities locations;



Encourage footfall from employment hubs in the north (e.g. the Hospital and Council
Offices) to the town centre. This will be through boundary and public realm treatments and
consideration of crossings and movement to create legible connections;



Extend pedestrian and cycle links between the train station and town centre and beyond to
Mill Green Designer Outlet Village;



Increase the use of town centre green spaces through wayfinding, signposting, removal of
street clutter and quality landscaping in the public realm; using activities to improve the
profile of the spaces;
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Q6.



Improve frontages to roads including Ringway, Beecroft Road and Church Street to make
the town centre more ‘outward facing;



Enhance linkages to surrounding residential areas through improved crossing facilities and
public realm improvements;



Utilise town centre green spaces and squares for community events;



Support for diversification of uses within the centre to encourage lengthened stays; and to
establish a vibrant and attractive evening economy.

Do you think these are the correct urban design principles to enhance the town centre
environment? Are there any others you feel should be included?
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6.0 OPTIONS FOR CHANGE
6.0 OPTIONS FOR CHANGE
6.1

This section sets out ideas for potential projects to help deliver the vision for the town centre.
These will add detail to the policies described in Section 5 and represent specific actions that could
be taken forward. These are organised into three inter-related themes. We have set out what we
believe these projects should be, and we would like to know what you think.

Movement and Linkages Theme
6.2

We have set out a series of potential projects to respond the issues, with the aim of delivering our
vision. The accompanying plan (Figure 6.1) identifies the projects, which are described below
grouped into three options, each representing a different scale of intervention. We have identified a
preferred option which we feel best delivers the vision and objectives.

Movement and Linkages Projects
Low intervention Option
1. Improve all of the pedestrian linkages (a to l) shown on Figure 6.1. This will include
surfacing, lighting, wayfinding and making routes accessible to all users.
2. Establish and promote a series of defined cycling routes to and through the town centre.
Medium Intervention Option
All of the Low Intervention Option projects plus:
3. Commission a Car Parking Strategy to investigate capacity, location, management and
charging for parking spaces and develop a strategy to better serve the town centre.
Improve the following Gateways (as shown on Figure 6.1):
3. Gateways 1, 4, 5 and 6: to provide a more appealing pedestrian environment, safer and
more attractive crossing opportunities and safer cycle movement.
4. Gateway 6: to also improve right-turning traffic movement onto Ringway
5. Gateway 7: to provide an integrated public transport hub at Cannock train station with
improved train, bus, taxi and pedestrian connection and waiting areas.
High Intervention Option – RECOMMENDED PREFERRED OPTION
All of the Low and Medium Intervention projects plus:
6. Commission a Movement Strategy to consider how the traffic dominance of Ringway can
be reduced through road re-design in order to provide better accessibility for pedestrians
7. For Gateways 2 and 3 on Ringway: remodel the junctions to create a more appealing town
centre environment and to allow safe and direct pedestrian crossing and safer cycle
movement. This remodelling could also release development opportunities.
Q7. Are these the correct movement and linkages projects? Should any others be added?
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Q8. Do you agree with our preferred option? If not, which do you prefer?
Q9. What are your top three priorities amongst all these projects?

Figure 6.1: Movement and Linkages Theme
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Placemaking Theme
6.3

The Placemaking theme considers how a more distinctive and attractive town centre environment
can be delivered. This will be built on the existing heritage assets and the quality buildings and
places that also exist, whilst also promoting innovative design for new buildings, and improving and
creating high quality public spaces.

Placemaking Projects
Low intervention Option
1. Improve the ‘area improvement opportunities’ (1-5) shown on Figure 6.2 with repaired or
new surface treatments and street furniture where needed, and rationalisation of ‘street
clutter, in line with the Conservation Area Management Plan recommendations.
2. Improve the frontages highlighted on Figure 6.2 with improvements to the streetscape and
canopies where required.
3. Promote and enhance the Cannock Town Heritage Trail, with interpretation (physical and
online), and linking with trails for the Chase and Rugeley.
Medium Intervention Option
All of the Low Intervention Option projects plus:
5. Area 5: corridor along Mill Street to reflect its status within the town centre, for example
extending the planting of street trees in the central reservation.
6. Encourage greater use of the Avon Road park (area 6), for example by providing more
entrances from Avon Road, adding play equipment and introducing events.
7. In the areas indicated for frontage improvements: work with landowners to repair and
maintain buildings especially heritage asset (including unlisted assets) in line with the
recommendations of the Conservation Area Management Plan, improve shop-fronts
(restoring a traditionally proportioned design wherever possible), and encourage uses that
animate the public realm where appropriate.
8. Work with market traders and hot food vendors to improve the appearance of temporary
stalls, providing new canopies.
9. Promote greater use of the bandstand – e.g. co-ordinating an approved programme of
buskers, street entertainers etc
High Intervention Option – RECOMMENDED PREFERRED OPTION
All of the Low and Medium Intervention projects plus:
10. Area 3: stop-up Church Street to traffic except disabled vehicles, emergency vehicles,
taxis and servicing. Improve this area as a pedestrian priority space.
11. Area 4: work with St Luke’s Church to improve landscaping within the car park and allow
better through access for pedestrians. Improve the area alongside Ringway and
incorporate this within the wider Churchyard landscaping. This will improve the setting of
the listed Church.
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Q9. Do you agree with these projects, have we missed any?
Q10. Which ‘area improvement opportunity’ do you think should be highest priority?
Q11. Do you agree with our preferred option? If not, which do you prefer?

Figure 6.2: Placemaking Theme
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Areas of Change Theme
6.4

This theme considers the buildings and land-uses within the town centre. What should the mix of
uses be for each area within the town centre? Are new uses needed for some of these areas to
serve the town centre moving forward? Where can the town centre be improved by redeveloping
sites and delivering new buildings? Our approach to these questions is set out below. These
respond to the objectives and the need identified for new uses such as evening leisure uses and
town centre living, and for key new facilities such as a new cinema and a hotel.

Areas of Change Projects
Low intervention Option – Re-Use and Refurbishment of Existing Buildings
The Council will support schemes that bring new life into vacant buildings by looking more
flexibly at potential uses in schemes that will also refurbish the buildings (for example
replacing canopies and re-cladding frontages). These could include:
1. Crown House – support proposed refurbishment from office to apartments;
2. Former Snooker Club – support proposals for niche retail with residential above
3. Former Dunelm store – potential for new restaurant use;
4. White House – find an appropriate new use for this key listed building;
5. Market Place – refurbishment of this prominent unit to improve external appearance
8. Electric Palace refurbishment – the proposed major upgrade of the Electric Palace
includes refurbished front-of-house areas, a new screen and an upgrade to digital projection.
Medium Intervention Option – Infill Redevelopment
All of the Low Intervention Option projects plus:
The Council will support infill redevelopment of vacant and underused sites where they deliver
complimentary town centre uses in high quality buildings . These could include:
6. Manor Avenue Car Park – residential development if the parking survey reveals this to be
surplus to parking needs.
7. High Green Court – there are current proposals for a significant redevelopment of this
area to accommodate a new medium-sized cinema and family restaurants, with a direct link
onto High Green. This would significantly enhance the town centre’s quality family leisure
offer.
9 & 10. Car park and adjacent land on Hunter Road – if this car park (7) was also deemed
surplus and the adjacent underused land (8) could be included then this could form a good
development site for a town centre use, potentially a budget hotel.
High Intervention Option – Comprehensive Change and Redevelopment
– RECOMMENDED PREFERRED OPTION
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All of the Low and Medium Intervention projects plus a selection of the following:
The areas of change represent more fundamental transformations to existing uses. Each area
represents a site or group of sites where the existing use may be replaced or complimented
with new buildings and new uses. It is unlikely that all of these will go ahead but a
combination of these can have had a transformational positive effect on the town centre. We
recommend that at least three of these projects are pursued in this high intervention option:
 Area (a): Council offices: potential redevelopment of dated buildings for new
community/residential quarter. This could include a new site for the police station and
other service providers. It will also include reserved parking for the Hospital.
 Area (b). Beecroft Road car park: potential redevelopment to create new civic/office
quarter. This could include new combined accommodation for Council offices and the
library alongside a new multi-storey car park. The amenity of adjacent residents would be
protected.
 Area (c). Bus station: This could be an opportunity to provide an extension to the
Shopping Centre, with the bus station replaced by provision on-street, with a turnaround
retained alongside an entrance to the extension. This could provide large format leisure
uses (e.g. a cinema, gym), a food court or, in the longer term, a comparison retail
expansion attracting major high street brands.
 Area (d). Multi-storey car park: this area could be significantly remodelled – replacing the
large multi-storey car park with a smaller, better designed and more attractive car park.
Existing service areas could be remodelled to create new retail and leisure units. The
Prince of Wales Market could be replaced with new units, with existing traders are reaccommodated in the Indoor Market. A new entrance to The Forum could be provided
from Church Street, The Prince of Wales Theatre would be retained and provided with an
improved facade and entrance. It will be important for new uses here to animate Church
Street.
 Area (e). Ringway/Hednesford Road intersection – the roundabout here takes up a
surprisingly large amount of space and forms a major barrier to pedestrian movement. If
this could be rationalised and redesigned (subject to a Movement Strategy – see
Movement project 6) then a higher quality environment could be created with better
pedestrian accessibility. Additionally, new development opportunities could be created on
land surrounding the junction, allowing this area to become an active part of the town
centre.
 Area (f). Library – if the library is relocated to a new, higher quality accommodation,
potentially combined with new council offices in site (b), then this could be become a good
site for housing (especially older persons’ housing).
 Area (g). Police Station – if the police station is relocated, e.g. to site (a), then this would
make a good site for town centre living, potentially specialist housing for older residents.
The adjacent Queen Street car park may need to provide decked parking, to serve the
High Green Court redevelopment.
 Area (h). Backcrofts car park / Poundland– if the parking strategy (see Movement &
Linkages project 2) deems this car park to be surplus to requirements then it could be
developed, potentially for residential use (e.g. apartments overlooking Avon Road park).
This would have to be accompanied with visual improvements to the rear of the Poundland
store. If the Poundland site could also be included then a route through to Walsall Road
could be created, with replacement retail units.
Q14. Do you agree with these projects? Would you add any additional projects?
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Q15. Do you agree with our preferred option, if not which do you prefer?
Q16. Which three Areas of Change (a to h) do you think should be progressed as priorities?

Figure 6.3: Areas of Change Theme
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Options Assessment
Sustainability
1
2
3
4
5
6
7
Assessment against AAP Objectives (see p.26-27)
Uses

SItes

Retail

Resi

Leisure

Env

Markets

8

10

Access

Digital

Deliverability

Movement and Linkages Theme
Low intervention
option
Medium intervention
option
PREF OPTION:
High intervention
option
Placemaking Theme
Low intervention
option
Medium intervention
option
PREF OPTION:
High Intervention
option
Areas of Change Theme
Low intervention
option
Medium intervention
option
PREF OPTION:
High intervention
option*
Other Policies and Priorities (see Section 5)**
Character Areas
Policies
Supporting Actions
* scoring is based on all projects 9-16 being pursued
** scoring assumes all of these are pursued within each category
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7.0 NEXT STEPS
7.0 Next Steps
7.1

This Issues and Options Paper represents the first stage in the AAP preparation process. It is the
subject of a consultation exercise to the local community and stakeholders. The results of this
process – including the answers to the 16 questions within the document, will help to inform the
next stage. The outcomes of this consultation exercise will be published.

7.2

Following receipt and interpretation of the consultation findings we will use this feedback, alongside
further review and assessment to determine the basis of a ‘preferred option’. This will involve
determining a low, medium or high intervention strategy, agreeing the scope of the AAP policies
and actions and preparing the draft content of these. This will include draft policies, recommended
supporting actions and key principles for selected areas of change.

7.3

All of this will be presented within a Preferred Option AAP report, which will follow the basic
structure of this document but it will add further detail as content is further developed. The
publication of the Preferred Option AAP will be accompanied by a further stage of consultation.

7.4

This consultation will ultimately help to determine the final AAP that becomes adopted, at which
point it will become planning policy. This will then be used to determine planning applications in the
town centre and to guide projects by the Council, and partners, aimed at delivering our shared
vision for Cannock.

SECTION 1 – CANNOCK TOWN CENTRE AREA ACTION PLAN

43

APPENDIX 1: DOCUMENT REVIEW
National Planning Policy Framework (NPPF) (DCLG, 2012)

Core Planning Principles
 There is a presumption in favour of sustainable development [para 14].
 Planning should pro-actively drive economic development [para 17].
 Planning should always seek to secure high quality design [para 17].
 Planning should take account of the different roles and character of different areas [para 17].
Town Centres
 Recognise town centres as the heart of their communities and pursue policies to support their
viability and vitality [para 23].
 Local planning authorities (LPAs) should define the extent of town centres and primary shopping
areas [para 23].
 Retain and enhance existing markets and, where appropriate create new ones, ensuring markets
remain attractive and competitive [para 23].
 Allocate a range of suitable sites to meet the scale and type of retail, leisure, commercial, office,
tourism, cultural, community and residential development needed in town centres [para 23].
 Allocate appropriate edge of centre sites for main town centre uses that are well connected to the
town centre where suitable and viable town centres sites are not available [para 23].
 Recognise that residential development can play an important role in ensuring the vitality of town
centres and set out policies to encourage residential development on appropriate sites [para 23].
 Where town centres are in decline, local planning authorities should plan positively for their future to
encourage economic activity [para 23].
Requiring good design
 It is important to plan positively for the achievement of high quality and inclusive design for
buildings, spaces and wider area development schemes [para 57].
 Local plans should develop robust and comprehensive policies that set out the quality of
development that will be expected for the area [para 58]. Further guidance is given on sense of
place, mix of uses, optimising development potential, responding to local character and creating
safe and accessible environments.
Promoting healthy communities
 LPAs should aim to involve all sections of the community in the development of Local Plans [para
69].
 Policies should promote opportunities for meetings between members of the community through
mixed-use developments, strong neighbourhood centres and active street frontages [para 69].
 Policies should create clear and legible pedestrian routes and high quality public space, which
encourage the active and continual use of public areas [para 69].
 Policies should plan positively for the use of shared space, community facilities and local services
[para 70].
 Policies should guard against the unnecessary loss of valued facilities and services [para 70].
 Policies should ensure an integrated approach to considering the location of housing, economic
uses and community facilities and services [para 70].

RESPONSE:
This sets out the purpose and justification for preparing a plan for the town centre – which will be within
the AAP.
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It informs the objectives that this should have and also its key content.
The following elements have already been provided in the Local Plan:



Defined town centre boundary
Primary shopping area

The AAP therefore should include the following:






A range of sites for town centre uses to respond to need and stimulate growth
Retained and enhanced/expanded market
Sites for town centre residential
Policies to promote good design
Policies to promote social interaction, inclusive design, mixing uses etc

Planning and Compulsory Purchase Act 2004

Section 19 sets out the required preparation and adoption process of development plan documents
(including AAPs). This includes having regard to national policies, community consultation,
sustainability appraisal, examination by the Secretary of State and the duty to co-operate with other
local authorities.
RESPONSE:
The AAP must be prepared in accordance with this.
Planning Practice Guidance (DCLG, continually updated)
 The PPG replaces PPS12 (2008) which provided guidance for AAPs
 It sets out the requirements for Local Plans (including AAPs), i.e. they must be:
o Positively prepared (based on meeting objectively assessed requirements);
o Justified (the most appropriate strategy, based on evidence);
o Effective (deliverable over its time period); and
o Consistent with national policy (i.e. the NPPF)
 The Government’s preferred approach is for a single Local Plan. Area Action Plans can be
produced but there must be a clear justification for doing so.
The AAP must be prepared in accordance with this.
RESPONSE:
The AAP must be prepared in accordance with this.
Cannock Chase Local Plan (Part 1) 2014, CCDC

Strategic approach
 The overall vision for the district was set out in the Chase Community Partnership’s Sustainable
Community Strategy (SCS): ‘By 2021 Cannock Chase will be a place where people have the
opportunity to enhance their quality of life and achieve economic prosperity’.
 Vision for Cannock town centre: “Cannock will be the main strategic centre for the District with a
much improved range of shops, leisure and cultural facilities. The diverse and distinctive
communities of the area will have good quality facilities, well-designed, relevant to local needs and
able to adapt to change”
 Objective 6: Create attractive town centres

SECTION 1 – CANNOCK TOWN CENTRE AREA ACTION PLAN

45

 To create attractive town centres our priorities are therefore as follows:
• To ensure town centres maintain their positions within the retail hierarchy.
• To support growth of shops, offices, business, leisure, arts, cultural and tourism in town
centres improving access to employment in order to achieve town centres with good vitality
and viability.
 Up to 30,000sqm of additional office floorspace will be accommodated at Cannock town centre (and
the other District centres as appropriate). Other town centres use, including leisure, will be
considered in the context of national policy (para 5.20)
• The Habitat Regulations Assessment of the Local Plan makes recommendations with regard to
Cannock Chase SAC with which the Council must comply. The main impacts will be from significant
additional residential development.

Key Policies:
Policy CP2 – Developer Contributions for Infrastructure – CIL in operation and s10 planning
contributions. Further guidance is provided in the Developer Contributions and Housing Choices SPD
(July, 2015).
Policy CP3 – Chase Shaping – Design – headline objectives, Cannock Chase Design Guide SPD to
be produced. Specific guidance allowed for Cannock Town Centre: “Development brief or Area Action
Plan to ensure town centre expansion plans make a positive contribution to the District’s Strategic SubRegional Centre;” – this is the ‘hook’ that will allow the AAP to be integrated into Local Plan policy.
Policy CP5 – Social inclusion and healthy living – allows planning contributions for open space
facilities, cultural/community/leisure facilities and local shopping facilities.
Policy CP7 – Housing Choice - 20% affordable housing required in developments of more than 15
units, subject to viability. Policy seeks to achieve balanced housing marked in housing type/size.
Policy CP8 - Employment Land - Council will ensure that the wider regeneration benefits to the
District are not lost due to a lack of suitable and viable town centre and edge of centre sites.
The sequential approach will be applied on a case by case basis
Policy CP10 – Sustainable Transport - Developments will be expected to
promote sustainable transport and where appropriate, developer contributions will be sought to
support sustainable transport solutions elaborated in a Supplementary Planning Document and
a Community Infrastructure Levy (CIL) charging schedule. Priorities include rail station improvements
at Cannock, integrated bus/rail interchange facilities at Cannock, improved walking connections to
town centres and provision of secure cycle parking facilities in town centres.
Policy CP11 – Centres Hierarchy - In order to retain and strengthen Cannock’s role as a strategic
sub-regional centre in the West Midlands the Council will encourage economic development and
regeneration within an expanded Town Centre boundary identified on the Policies Map.
Cannock strategic town centre to provide 35,000sqm (gross) of additional comparison retail floor space
[now fulfilled by Mill Green]. Cannock is identified as the District’s strategic sub-regional centre. The
Council will seek to deliver more attractive public spaces and streetscapes in Cannock
town centre linked in part to a Management Plan for the Town Centre Conservation Area and will
expect new development proposals to respect and add to this ambition. Accordingly the Council
will encourage developments that create safe and attractive public spaces and a more balanced
night time economy. The town centre boundary is extended to allow expansion towards Cannock
railway station and the Beecroft Road area. A primary retail area is also defined within which existing
class A1 retail uses will be retained and to which new retail development will be directed, together with
secondary frontages. Development falling within other use classes will only be permitted where
it will not create a concentration of non-shopping uses and result in unacceptable change in the
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retail character of the immediate area or have an adverse effect on the vitality and viability of the
town centre. Other uses will only be permitted where they do not detract from the primary retail function
of the town centre.
Policy CP15 – Historic Environment – sets out principles for conservation. The built heritage interest
of Cannock town centre will provide the basis for future enhancement and development as a focus for
investment (in accordance with policy CP9). A Cannock Town Centre Conservation Area Management
Plan Supplementary Planning Document will consider the regeneration opportunities this presents.

RESPONSE:
The strategic approach sets the context for the AAP and will inform its objectives. The policies and
guidance within the AAP must be consistent with Local Plan policies and should further progress these
policies by adding detail and spatial specifics. The aims of the policies also provide important cues for
the content of the AAP.
Local Plan Evidence Base
 The District’s population is estimated to increase by 8% over the Plan period - to 101,000 in 2028
[ONS Population Projections].
 The District’s older population is expected to increase substantially, above the national trend
projections [Staffs Observatory 2010, sub-national population briefing note].
 The town centres of Cannock and Rugeley are identified as priority target areas for reducing crime.
Primary concerns are alcohol-related crime and anti-social behaviour [Cannock Chase Community
Safety Partnership Strategic Assessment, 2011].
 Within the retail hierarchy, both Cannock and Rugeley provide a similar function in the north and the
south of the District. The focus for Cannock town centre is comparison goods growth (Employment
Land Projections, NLP, 2012)
 The updated Employment Land Projections (NLP, 2012) suggest that a minimum of around
10,000sqm of additional town centre office space may need to be accommodated to assist
diversification of the local economy (based upon current job forecasts).
 Traditionally Cannock town centre has had a low profile as an office centre for a number of reasons
(such as the location of its railway station and its image compared with competing, more attractive
centres) (Local Plan, para 4.79)
 The potential for leisure uses in the town centres is mixed. Cannock, as a strategic centre, contains
the District’s main theatre and cinema, and the edge of the town centre would be an appropriate
location for new indoor leisure facilities (Local Plan, para 4.81).

RESPONSE:
Rugeley AAP provides a useful reference point as a ‘sister‘ document to the Cannock Town Centre
AAP.
Cannock Design Guide (CCC, 2016)

The design guide has general guidance that should be followed and supported within the AAP. The
supporting South and West Cannock Character Area Profile also has a useful summary of key local
design characteristics, providing a local distinctiveness that should be retained.
RESPONSE: The urban design guidance within the AAP must be consistent with this Design Guide
and should further its aims, adding more detail to reflect the local distinctiveness of Cannock, avoiding
any overlap with this guidance.

SECTION 1 – CANNOCK TOWN CENTRE AREA ACTION PLAN

47

Cannock Town Centre Conservation Area Appraisal

This provides valuable analysis of the conservation area that occupies most of the town centre. It
defines its special character and makes recommendations for conservation and enhancement.
RESPONSE: This will inform the character analysis within the AAP and its policies and guidance.
Extensive Urban Survey for Cannock (Staffs CC, updated 2012)

English Heritage have undertaken an extensive urban survey of the whole town, which forms part of
the evidence base for the Local Plan. It provides useful information on historical development, historic
mapping and the heritage value of different sub-areas.
RESPONSE: This provides a valuable resource for understanding the town centre and its character
which will be reflected in the design guidance within the AAP.
Rugeley Town Cente AAP
Rugeley AAP provides a useful reference point as a ‘sister’ document to the Cannock Town Centre
AAP. The document has a ‘town profile’ summarising the existing situation, followed by a vision and
objectives. A strategic development plan sets out the overarching strategy for regeneration, retail
consolidation and public realm improvements. The masterplan identifies four potential development
sites, for a mix of uses, plus key pedestrian routes and a heritage trail. Each development is linked to
a site-specific policy with high-level development guidance, e.g. covering mix of uses, key frontages,
public space and pedestrian and vehicular access. These are supported by diagrammatic plans. Other
plans define primary shopping areas, and a hierarchy of pedestrian routes. There is a policy that sets
11 urban design principles for the town centre. The document is in a portrait A4 format with its own
branding.

RESPONSE:
The Cannock Town Centre AAP should have a consistent format to the Rugeley AAP and should have
a similar scope of content as far as is appropriate.
Cannock Chase Retail Study (WYG, 2015)

The report assess the current health of the districy and makes recommendation for a future strategy,
which the AAP should pursue. Key points are:
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The evidence shows that both the district’s and Cannock town centres market share has
declined to that enjoyed in 2009, however, based on enhanced market share being delivered,
and after taking into account the proposals being built at Cannock Gateway Retail Park, we
estimate that Cannock Chase District can sustain between 15,900 sq.m (net) and 26,600 sq.m
(net) by 2030, which is the equivalent of between 22,700 sq.m (gross) and 37,900 sq.m (gross)
[NB. this capacity has now largely been taken up by the Mill Green proposals].



There is a requirement for Cannock to seek a stepped change, whereby it could seek to claw
back expenditure that was previously spent within the district which has been lost to other
competing centres within the wider West Midlands region.



This Study has identified that there is a clear quantitative and qualitative requirement to
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enhance the leisure provision in the district and accords with the requirement identified in the
local plan. WYG would recommend that a well connected site is identified that could seek to
accommodate such leisure development that could help to foster a stronger evening economy
in Cannock town centre, which could then help improve the retail performance of the town
centre.


WYG also recommend that the Council consider the application of local development orders
(LDO), these were introduced in 2009 through the insertion of section 61A of the Town and
Country Planning Act 1990, and provide permitted development rights on specific sites in order
to provide a simplified planning environment to encourage development to come forward.



WYG note from the results of the business survey there is a clear lack of business confidence
with most town centre businesses expressing worsening trade performance when compared to
five years ago, two of the major items that were identified were the cost of car parking and the
costs associated with business rates and these are considered to be the biggest barriers.



The digital shopping revolution has significantly impacted high street by offering local
consumers with convenient alternatives to simply transact with local business in the traditional
physical manner. Therefore WYG recommend that the Council considers initiatives to digitise
the high street to help it adapt and engage with the digital revolution.



Cannock town centre would benefit from a dedicated town centre strategy which will seek to
provide a long term development framework to improve its future vitality and viability, this could
follow the form of the Area Action Plan (AAP) as taken forward for Rugeley, but may need to
be in the form of a Town Centre Investment Prospectus which seeks to encourage new
development and investment decisions in the town centre.



WYG would recommend that significant resources are focused towards the soft management
of the existing town centre environments and accommodation through advanced town centre
management infrastructure as well as innovative fiscal incentives to encourage existing and
future business to investment in new enterprise, and that through a well co-ordinated and
holistic economic, environmental, social and cultural strategy needs to be considered to ensure
that the district’s town centre remain key interfaces for future resident and business
communities.

RESPONSE: These recommendations should be taken forward within the AAP, but within the current
context now that Mill Green has been approved.
Cannock Town Centre Future Positioning (GVA Bilfinger, 2015)

The Study concluded that on many levels Cannock Town Centre is a successful retail location with
many strengths to build on. It offers shoppers a compact and easy to use shopping environment. The
adjacent car parking and bus station provide footfall and good access to a variety of local consumers;
indeed footfall levels at the key / prime locations are strong, with typical weekly figures of circa 93,000.
GVA consider that there are a number of issues that need to be addressed in the town centre:
a) Existing unit sizes are small in comparison to modern day retailer requirements and poorly
configured. The current components of the town centre are also compact. This combines to provide
limited impact and reward for customer loyalty.
b) The existing offer is ‘hidden’ from the passing car traffic and fragmented by the ring road
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arrangements.
c) There is a lack of signage and overt retail destination branding.
d) There are concerns about the parking environment, with costs and charging structure viewed as
deterring short and long trips albeit this is being addressed by the Council.
e) The current food and beverage offer is also limited in its scope and range, falling some way short of
the customer profile and needs.
Many of these issues could be solved by the provision of new retail space floor space of the
right type and location to meet retailer requirements, along with the necessary financial
incentives to secure investment. In the current market, such incentives would need to include
not only rent free periods but also capital sums to help the tenants to offset the costs involved in
shop fitting their new stores.
The report goes on to recommend a number of short, medium and long-term actions.

RESPONSE: This is useful evidence and analysis to support the AAP. The AAP should respond to the
issues identified. The proposed actions will be considered, although alternative actions may be
developed within the AAP.
Mill Green Designer Outlet Village planning permission

Planning application CH/15/0048 was granted permission on. This hybrid permission gives full
permission for 23,758 sqm of retail units (A1, A3 and A4) with associated landscape works and car
parking. Outline permission is also granted for a Phase 2, comprising 10,389 sqm of retail (A1) uses
and a multi-storey car park. This effectively delivers the additional comparison retail capacity that was
identified in the Local Plan in an out-of-centre location.

RESPONSE: The AAP must respond by recognising that there is no significant capacity remaining for
additional retail use. It must also respond by strengthening linkages between Mill Green and the town
centre, to encourage linked trips and avoid leakage.

50

SECTION 1 – CANNOCK TOWN CENTRE AREA ACTION PLAN

SECTION 1 – CANNOCK TOWN CENTRE AREA ACTION PLAN

51

