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1. Introduction
As part of the preparation of the Local Development Framework Allerdale Borough
Council will be reviewing its existing policy with regards to Town Centres and retail
development. As part of this review, the Council will set locally distinctive policies in
relation to:
-

the definition of boundaries and frontages within its town centres; and
the floorspace threshold for scale of edge-of-centre and out-of-centre
development which should be subject to an impact assessment.

This document summarises the investigative work carried out as part of this review
and highlights relevant evidence that will be used to inform the preparation of these
new policies, from the following sources:
-

Town Centre Health Checks (2011)
West Cumbria Retail Study (2009)
Site visits (October/November 2011)

2. National Policy
Whilst the Draft National Planning Policy Framework (NPPF) is currently under
consultation, Planning Policy Statement 4 (PPS4) remains the extant national policy.
The Government recognises that town centres are important places for
communities. Planning Policy Statement 4 (PPS4) states that the principal objective
of national policy for town and other centres is to promote their vitality and viability.
This means ensuring that existing centres are alive and busy, at different times of the
day and evening throughout the week, and that they are attractive to businesses and
investors both economically and environmentally. In order that polices may be set
which protect and enhance the vitality and viability of town centres, it is necessary
that the spatial boundaries and physical limits of the centres are defined and
documented.
PPS4 states that Local Planning Authorities (LPA) should clearly outline the extent of
town centres within their plan area, within which realistically defined primary and
secondary frontages can be set. Once defined, it should be made clear which uses
will be permitted in such locations.
PPS4 also states that LPA’s should consider setting locally distinctive thresholds, to
which the impact test (EC16.1) would apply for proposals in edge-of-centre or outof-centre locations. Where a local threshold is not set, PPS4 requires impact
assessments to be submitted for retail and leisure developments over 2,500sq.m
gross.
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Whilst Planning Policy Statement 4 (PPS4) remains the extant national policy, the
Draft National Planning Policy Framework (NPPF) is currently under consultation and
expected to be adopted in spring 2012. It is therefore important to consider the
emerging national policy direction from this document.
The draft NPPF maintains the current ‘town centre’s first’ principle and continues to
direct LPA’s to define town centre boundaries and frontages. It also recommends
the introduction of a locally defined threshold to which the Impact assessment
should apply. Therefore, at present, there is no indication of a shift in national policy
and this review of town centre boundaries, frontages and thresholds is considered
relevant and necessary in the course of the preparation of the LDF.
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Local Policy

3.1

Cumbria & Lake District Joint Structure Plan (JSP) - 2001 - 2016

The JSP recognises the importance of mixed uses within town centres and sets out
policies which seek to secure and promote the sustainability of communities. The
sequential approach for retail and leisure development in edge or out-of-centre
locations is supported, however the requirements for compliance are mainly related
to the assessment of ‘need’ which has now been revoked from national policy and
accessibility issues.

3.2

Allerdale Local Plan (1999)

The Allerdale Local Plan (1999) follows the ‘town centre’s first’ approach as based
upon national guidance at the time of its production (PPG6 - 1996). As such existing
local town centre policies relate mainly to the development of retail and shopping
services and do not refer to other relevant town centre uses such as leisure, culture
or office developments.
Policy RG2 sets out the need for sequential assessments of out-of-centre retail
development, however the requirements for compliance relate mainly to shopping
services and accessibility. There are currently no thresholds set for the requirement
of an impact assessment and the test is not required for leisure, cultural or office
developments.
Workington town centre is the only town within the borough to have a designated
Primary Retail Frontage policy which is covered by Local Plan policies RG4 & RG5.
These policies relate specifically to the control of Amusement Centres and Licenced
Betting Offices within the Primary Frontage areas. Policies RG7 - RG10 relate to the
wider town centre as a whole and cover issues relating to non-retail uses; cultural
and leisure facilities and use of upper floors within town centres. As in line with the
national policy direction of the time, the main focus of the policies within the Local
3

Plan is upon the protection of the retail presence within the town centre. It is
therefore considered that these policies are now out of date and require a full
review.
Several area specific policies were allocated within the Allerdale Local Plan in
relation to Workington town centre. These included:
WKTR3 - WKTR10 (Exception of WKTR 5 & WKTR7)- Town Centre Transport Policies.
These policies relate to general transport and accessibility issues within Workington
town centre, including support for improvements to public cycle and footpaths;
accessibility provision in major developments; provision of disabled parking and
proposals for managed off street car parks. These policies are mostly promotional
ones which support best practice guidance at the time of the Local Plan’s
publication. It is considered that inclusion of this policy within the town centre
section of the LDF may simply duplicate policies within the Transport section. Whilst
support for Transport & Accessibility issues within town centres will be given in the
Core Strategy element of the LDF, It is not recommended that these specific policies
be carried forward to the Development Management section of the LDF.
Policies WKTR5 - WKTR7 relate to specific areas and projects within the town and are
not suitable for being carried over - either because the projects have been
completed or because they have not been, nor are likely to be, brought forward.
WKRG1:

This policy relates to the allocation of Central Square car park for
retail development. Retail development at this site has not come
forward over the period of the Local Plan and this area will be
reviewed for suitability to be taken forward to the emerging LDF.

WKRG2:

This policy relates to the proposed redevelopment of Workington
Town Centre. This development came forward in 2006 and is now
completed.

WKRG3:

This policy relates to the allocation of Brow Top car park and Laundry
Field for retail development. In 2005 Tesco submitted an application
for a large scale supermarket on this site which, after lengthy
negotiations, failed to come forward. Therefore, it is necessary to
determine whether this site will be carried forward for potential retail
development in the emerging LDF.

WKRG4:

This policy relates to the redevelopment of the former Workington
Brewery site for mixed use development. This proposal has been
mostly taken up with the development of Pears House for retail and
leisure, the conversion of the listed brewery building for mixed tenure
housing and a three story nightclub.

WKRG5:

This policy states the LPA’s intension to protect specific buildings
which exhibit particular architectural merit and character within
Workington town centre but external to the Conservation Area.
4

WKRG6

This policy relates to high quality design of new proposals within
Workington town centre. Policies within the LDF will also place a high
expectation on quality design.

WKRG7

This policy relates to high quality public realm provision within
Workington town centre. Policies within the LDF will also place a high
expectation on quality design and also provision of green
infrastructure.

WKRG8

This policy relates to the improvement or enhancement of
Workington street market. There has recently been an approval for a
new street market within the town centre which has been successfully
implemented, so it is not considered necessary to carry forward this
specific policy. However, support for street markets where
considered appropriate will be given in the LDF.

WKRG9

This policy relates to change of use approvals to A2 or B1 use within
the specifically listed streets of the town. As part of this study,
consideration will be given as to the best method of ensuring a good
mix of appropriate town centre uses within the designated boundary.

WKR10

This policy relates to the provision of a mixed uses within the
Conservation Area of Washington Street, Wilson Street and Upper
Jane Street. As part of this study, consideration will be given as to the
best method of ensuring a good mix of uses appropriate to each area
of the town centre.
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Workington Town Centre - Existing Boundary & Uses

Existing boundary

Conservation area

Figure 4.1 - Existing town centre boundary as defined in Allerdale Local Plan (1999).

Workington is the largest settlement within the Borough of Allerdale and as such its
town centre has long been recognised as the primary retail shopping destination in
West Cumbria.
The existing Workington town centre boundary, as defined in the Allerdale Local Plan
(1999), encompasses the main shopping parades of Washington Square, Pow Street
and Murray Road and the more peripheral areas of Finkle Street and Oxford Street
and includes a section of the Brow Top conservation area along Finkle Street. The
boundary currently ends on the western side of Washington Street, excluding the
main retail and leisure frontage of Washington Street and also the majority of pubs
and office uses which are located within the Portland Square conservation area.
Evidence gathered as part of the Allerdale Town Centres Health Check (2011)
provides up to date information regarding the existing distribution of uses
throughout Workington town centre. When recorded spatially, the data can be used
to create a table of ground floor units by different use types for individual streets.
This process allows an initial identification of the town centre boundary. Higher
proportion of A1 retail uses will suggest the areas suited to primary frontage policies.
Areas with a higher diversity of uses will be identifiable for secondary frontages.
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Figure 4.2 - Existing distribution of uses in Workington Town Centre (Allerdale Town Centres Health
Check 2011)

Oxford Street & Gray Street
Units % of Total (294) Av Floorspace - sq.m
A1

14

5%

184

A2

5

2%

216

A3

1

0%

170

A4

1

0%

*

C3

0

0%

0

Vacant

7

2%

141

Other

13

4%

180

*Weatherspoons single large unit

Jane Street, Peter Street & Central Square
Units % of Total (294) Av Floorspace - sq.m
A1

13

4%

131

A2

3

1%

79

A3

2

0%

98

A4

1

0%

95

C3

0

0%

-

Vacant

3

1%

76

Other

7

2%

138
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Murray Road
Units % of Total (294) Av Floorspace - sq.m
A1

23

8%

193

A2

5

2%

160

A3

0

0%

-

A4

0

0%

-

C3

0

0%

-

Vacant

1

0%

101

Other

2

1%

145

Washington Street & Bridge Street
Units % of Total (294) Av Floorspace - sq.m
A1

10

3%

70

A2

2

1%

141

A3

0

0%

-

A4

4

1%

259

C3

1

0%

-

Vacant

1

0%

-

Other

2

1%

-

Nook Street, Market Place & Wilson Street
Units % of Total (294) Av Floorspace - sq.m
A1

5

2%

106

A2

3

1%

293

A3

0

0%

-

A4

7

2%

274

C3

10

3%

-

Vacant

7

2%

112

Other

6

2%

206

Washington Square
Units % of Total (294) Av Floorspace - sq.m
A1

37

13%

268

A2

3

1%

146

A3

0

0%

-

A4

0

0%

-

C3

0

0%

-

Vacant

8

3%

202

Other

3

1%

51
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Finkle Street, Warwick Place & Vulcans Lane North
Units % of Total (294) Av Floorspace - sq.m
A1

18

6%

226

A2

6

2%

103

A3

2

1%

80

A4

2

1%

313

C3

-

-

-

Vacant

3

1%

135

Other

5

2%

1021

Pow Street
Units % of Total (294) Av Floorspace - sq.m
A1

16

5%

302

A2

6

2%

171

A3

3

1%

83

A4

1

0%

190

C3

0

0%

-

Vacant

4

1%

359

Other

0

0%

-
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5 Assessment of Workington Town Centre - 2011
This section sets out the council’s assessment of existing town centre boundaries
informed by evidence gathered through the Town Centre Health Checks (2011) and
site visits carried out in October 2011.

5.1

Eastern Boundary

Figure 5.1 – Eastern Section: King Street and Wilson Street

The current eastern town centre boundary is clear cut and defined by Washington
Street, however, evidence suggests that there is potential to re-define the
boundaries to better reflect current use. As Figure 4.2 demonstrates the area
extending eastwards includes a high concentration of drinking establishments
indicating the areas importance to Workington’s night time economy. In addition
the area includes a number of retail units, the majority of which are located along
Washington Street, as well as a significant level of residential dwellings distributed
throughout the area. Many of the streets and buildings are of historical and
conservational interest and add to a distinctive character of this zone. Although
Washington Street represents a clear boundary and change from the key shopping
streets of Workington evidence and survey suggests that the character and town
centre uses such as retail and drinking establishments requires a revision to expand
the boundary to include this area. In order to update Workington’s town centre it is
suggested that the majority of this area be added to the existing boundary along
Pinfold Street extending northwards to take in much of the area, including the court
building in the north.
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5.2

Southern Boundary

Figure 5.2 – Washington Street to Jane Street

The area to the south of Jane Street is mainly residential with a number of churches,
a large area of car parking and number of units along Jane Street. Along the eastern
edge there is a number of large properties; including a garage, listed church and
British Legion Club. Although the area is different in character than from the
surrounding shopping and historical zones it contains a number of uses and facilities
to merit inclusion in the town centre boundary. It is suggested that the centre
boundary be adjusted to better fit the uses by extending the zone in the eastern
edge to take in the properties adjoining Washington Street as well as a refining the
edge to take in some of the car park.

5.3

Western Boundary

Figure 5.3 – Oxford Street
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The current boundary does not extend east of Vulcans Lane and does not extend
south away from the frontage of Oxford Street. Oxford Street houses a diverse
selection of units with a significant number of community uses such as Workington
Library, medical practice and adjoins Workington Hospital and the Town hall sites.
There is a significant level of retail units with a number clustered on Oxford Street
towards the western edge of the zone. Evidence from the Health Checks and the site
visit provides a strong argument for extending the boundary to take in much of this
area, extending the town centre boundary along both sides of Oxford Street, and
south along Gray Street to take in the offices and telephone exchange site.
5.4

North Western Boundary

Figure 5.4 – Murray Road and Finkle Street

The north western boundary is currently formed by Brow Top and the steep banking
sloping down towards the River Derwent providing a clear and defensible boundary.
Given the physical barrier there is no clear evidence to suggest that this boundary
should be revised. This zone contains a substantial retail offer along Murray Road
and Finkle Street, as well as offices and the Carnegie Theatre and Arts Centre. The
area continues to play an important part of Workington Town Centre and it is
considered therefore that the area should be again included within the town centre
boundary. Furthermore, evidence suggest that the western limit could be extended
taking in the existing retail unit on Vulcan’s Lane providing continuity with suggested
additions suggested for Oxford Street in section 5.3
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5.5

Central and North Eastern Boundary

Figure 5.5 – Pow Street and Pedestrian Area

The central and north eastern zone of the existing town centre contains the
Workington’s main shopping streets and hosts many large high street stores such as
Marks and Spencers and Debenhams along the pedestrianised streets. In addition to
providing the main retail offer the area also houses a large bingo hall in the north,
multi-story parking facilities as well as a sizable hotel in the south east corner.
Furthermore, there are several large vacant units one of which is derelict and offers
the potential for development. The northern edge of the zone backs on to the cricket
pitch and Police Station, providing a clear northern boundary. The eastern edge of
the zone is abounded by Washington Street providing an obstruction to pedestrian
movement and currently indicating the edge of the town centre. In summary it is
considered that this area should continue to be designated within the Workington
Town Centre Boundary and the northern boundary be extended to take in existing
uses.
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6.

Proposed Town Centre Boundary

Based upon evidence highlighted above, Figure 6.1 below shows the revised town
centre boundary proposed for inclusion within the LDF.

Figure 6.1 – Preferred Town Centre Boundary

The main changes are shown on the map above and include;
•
•
•
•
•

Expansion of the eastern boundary to include the historical area east of
Washington Street;
Expansion of the north eastern edge to include the Opera Bingo site and
adjoining uses.
Refinement of the south eastern edge to take in properties adjoining
Washington Street as well as a refining the edge through the car park.
Extension of the boundary to take in both sides of Oxford Street, and south
along Grey Street to take in the offices and telephone exchange site;
Revising the western limit to take in the existing retail unit on Vulcan’s Lane
providing continuity with suggested additions suggested for Oxford Street.

A key element of the extension of the town centre boundary is the inclusion of large
parts of the Portland Square conservation area, east of Washington Street. The
streets of Wilson Street, Nook Street, Market Place and King Street have a high
concentration of leisure and office uses which are appropriate for inclusion within
the town centre. It is considered that this extension to the boundary will have the
mutually beneficial effect of increasing the attractiveness and character of the town
centre streetscape and building stock, whilst attracting more businesses, visitors and
investment to the historic area. The overall vitality and viability of the town centre
as a whole will be increased by the inclusion of an area which contributes
14

significantly to the town’s evening economy and encourages visitors to the centre at
different times of the day and evening.

7.

Frontages

Whilst the Town Centre Boundary represents the broad area of functional town
centre including all uses, the guidance on the definition of the Primary Shopping
Area is clear. PPS6 states that the Primary Shopping Area is the;
‘defined area where retail development is concentrated (generally comprising the
primary and those secondary frontages which are contiguous and closely related to
the primary shopping frontage)’.

7.1

Primary Shopping Frontages

Establishing the Primary Shopping Frontage Boundary is complex given the size of
the town centre, however, the level of evidence gathered has allowed conclusions to
be drawn. Figure 7.1 below shows the main use classes by functional areas clearly
demonstrating the relative importance of each use to the diversity and vitality.

Pow Street

Washington Square

A1
A2
A3
A4
C3
Vacant
Other

Nook Street, Market Plac e &
Wilson Street
Washington Street & Bridge
Street
Finkle Street, Warwic k Plac e
& Vulc ans Lane North
Murray Road
Jane Street, Peter Street &
Central Square
Oxford Street & Gray Street

0%
Figure 7.1 – Mix of use class

20%

40%

60%

80%

100%

1

The area of pedestrian streets in the vicinity of Washington Square (73% retail units)
has an important role in the town centre, providing by far the majority of retail
frontage. The use and importance clearly demonstrates that this area be included in
the primary retail area. Additionally, based on the evidence gathered the adjoining
roads of Pow Street (53% retail units) and Murray Street (74% retail units) should
1

Category ‘Other’ includes any uses out with those listed such as: hot food take away, hotels, offices
and Sui Generis.
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also be included as important retail areas. Figure 7.2 below demonstrates
Workington’s primary shopping frontage.

Figure 7.1.2 – Preferred Primary Shopping Frontage

7.2

Secondary Frontages

Establishing secondary shopping frontage provides opportunities to reflect the
diversity of uses and other important shopping streets and parades within the town
centre. Given the size of Workington, and the nature of many of the streets it is
suggested that there may be merit in designating secondary frontages. Together
Figure 4.2 and 7.1 demonstrate that the west end of Oxford Street, Jane Street and a
section of the east side of Washington Street may be suitable to designate as
secondary frontages. Figure 7.3 below shows the suggested approach.
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Figure 7.3 - Preferred Secondary Frontage

8

Thresholds - Impact Assessment

Workington town centre provides arguably the most important concentration of
retail offer in West Cumbria. The centre is characterised by many large national
businesses, as well as a number of local stores and businesses. The high number of
large stores leads to an average floorspace of approximately 228 sq.m with only 42%
of units below 100 sq.m and 8% over 500 sq.m . Notable large units include
Debenhams (2,301 sq.m), Opera Bingo (1,835 sq.m), Wilkinsons (1,835sq.m),
Funtastic (1,835 sq.m), The Carnegie Theatre and Arts Centre (1,228 sq.m) The Bus
Station (1,127 sq.m), Fusion (night club) (1,040 sq.m) and The Washington Central
Hotel (1,000 sq.m). Analysis of the businesses highlights the important role of leisure
uses to the diversity of town centre uses.
National policy (PPS4) allows local planning authorities to set out specific
floorspace thresholds in LDFs for edge of centre and out of centre development
above which impact assessments will be required. Where authorities decide not to
set out a specific floorspace threshold national policy requires impact Assessments
to be submitted for retail and leisure developments over 2,500sq.m.
In setting such thresholds, the PPS states that important considerations include;
•
•
•
•
•

the scale of known proposals relative to town centres;
the existing vitality and viability of town centres;
the cumulative effects of recent developments;
the likely effects on a town centre strategy and;
the impact on any other planned investment.
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Given the size and nature of Workington and the considerations above it is clear that
this threshold is excessive and the LDF should consider setting a more locally
distinctive level.
In order to inform the provision of a locally distinctive floorspace threshold, analysis
of the typical scale of floorspace within the centre has been undertaken. The
following charts show the level of floorspace currently occupied within Workington
town centre for each Use Class (Figure 8.1) and each town centre category (Figure
8.2).

Figure 8.1 - Floorspace per Use Class

Figure 8.2 - Floorspace per category

From this analysis, it is considered a threshold of 300sq. m is an appropriate level,
however, following PPS4 there may be occasions where it may occasionally also be
relevant to consider the impact of proposals below this threshold, where the
proposal is likely to have a disproportionate effect or ‘tip the balance’ of a vulnerable
centre.
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9

Markets

As part of the evidence gathering and evaluation of Workington’s Town Centre it is
important to consider the need for all types of uses and forms of retail such as street
market stalls. A street market can be a good opportunity to increase trading and
footfall within a town centre, adding to the retail offer. This review considered the
need to identify a site that would be suitable for a market within Workington town
centre, however, as there is currently an established market operating every
Wednesday along Pow Street it was concluded that at the current time there is no
requirement to suggest an alternative location. The location is shown on Figure 9.1
below.

Figure 9.1 – Workington Street Market

19

