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St Austell Town Centre Health Check Update: March 2012 
 

 
Part 1: The Context 

 
1. Introduction 
 

This update summarises the findings of the Health Check Retail Survey 
undertaken for St Austell during March 2012. The main output of this 

survey is to update the findings of the Cornwall Retail Study (2010). 
 
Cornwall Council commissioned consultants G V A Grimley to undertake   

the first Cornwall wide retail study in April 2009.  The consultants received 
instruction in October 2009 and the final report: The Cornwall Retail Study 

was published in November 2010. 
 
The main objectives of the Retail Study included: 

• An assessment of the current health of the town centres of 
Cornwell  

• Retail modelling of the main town to inform on understanding 
the current retail hierarchy; 

• An assessment of the future needs and capacity for additional 
retail floorspace in Cornwall’s town centres using both 
quantitative and qualitative needs analysis based on shopping 

and expenditure patterns and expressed in terms of projected 
convenience and comparison retail floorspace requirements; 

• A review of the main potential retail development opportunities 
to assess how this can be accommodated within the town 
centres. 

 
 

2. Methodology 
 
Prior to the unitary authority, the former district authorities undertook 

town centre retail surveys to varying degrees, some frequently, some 
infrequently and others not at all.  A challenge for Cornwall Council was to 

set up a new methodology for acquiring this data for the 17 town centres 
identified in the SoS draft Core Strategy.  Town centre areas covered by 
this report follows that identified as the GOAD ‘Retail Centre’ for health 

check monitoring and the former Local Plan town centre designations for 
centres not covered by GOAD.  These areas have been adopted to update 

annual results collated since March 2010.  Future surveys will report on 
new town centre areas which have been brought forward through 
consultation and adopted in the Local Plan. Each town centre will be 

surveyed in March of each year where changes to use class and GOAD 
health check category will be recorded and assessed against previous 

performance (annual change) and the Cornwall average (the median 
average shared between all the town centres in Cornwall annually 
adjusted). 

 
The health check indicators included in this Health Check Monitor focus on 

those qualitative indicators which are traditionally attainable through the 
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planning process and from retail surveys. The proposed indicators 
comprise of the following qualitative indicators: 

 
• HCA: The amount and type of town centre uses by Use Class in 

town centre areas; 
• HC1: Diversity of main town centre uses (by GOAD category) by 
number and type; 

• HC2: The amount of retail, leisure and office floorspace in town 
centre and  edge-of-centre & out-of centre locations; 

• HC3: Potential capacity for growth 
• HC4: Land values and length of time sites have remained; 
undeveloped; 

• HC5: Proportion of vacant street level property and length of 
time vacant; 

• HC6: Retailer representations and requirements;  
• HC7: Pedestrian flows. 
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Part 2: The Analysis 
 

HCA: The amount and type of town centre uses by Use Class in 
town centre areas; 

 
The primary purpose of this indicator is to monitor the amount and type of 
retail usage in town centre areas to inform on emerging Local Plan policies 

relating to specifically protecting the amount of A1 retail in Primary 
Shopping Areas and Primary Shopping Frontages in accordance with 

Paragraph 23 of the NPPF. 
 
The Draft Submission Cornwall local Plan has identified Town Centre 

Areas, Primary Shopping Areas and Primary Shopping Frontages. After 
consultation these areas will be modified and adopted in the Local Plan. 

 
 
Composition by Town Centre Uses 
Street A1 A2 A3 A4 A5 B1a D1 D2 Vacant Other Total 

High Cross 
Street 

5 3   2 1   5 2 18 

Cross Lane  2         2 

Market 

Street 

2 5  1       8 

Market Hill  1       1  2 

North Street    1  1     2 

Church 
Street 

2 3  1     1  7 

East Hill 2 1  1     1  5 

South Street 6 4      1 2 1 14 

Duke Street 4 3 1   1 1 1 1  12 

Victoria Place 4 3       1  8 

Vicarage Hill 2 1         3 

Old Vicarage 
Place 

13        1  14 

Fore Street 33 6       2  41 

Biddick’s 
Court 

4 1 1 1    1  2 10 

Bodmin Road 4          4 

Truro Road 6  2   1 1    10 

Globe Yard 2        2  4 

Trinity Street 8    2     1 11 

Aylmer 
Square 

6        1  7 

White River 
Place 

10 1 1     1 6  19 

Total 113 34 5 5 4 4 2 4 24 6 201 

Percentage 56.2 16.9 2.5 2.5 2 2 1 2 11.9 3 100 

 
Analysis: There were 201 units identified within St Austell town centre which 

comprise of: A1: 113 or 56.2%; A2: 34 or 16.9%; A3: 5 or 2.5%; A4: 5 or 

2.5%; A5: 4 or 2%; B1a 4 or 2%; D1: 2 or 1.0%; D2: 4 or 2.0%; Vacant: 24 or 

11.9%; Other: 6 or 3.0%. 

 

 
Composition by Health Check Categories 
Street Convenience Comparison Service Vacant Miscellaneous Total 

High Cross 
Street 

1 2 9 5 1 18 

Cross Lane  2    2 

Market 
Street 

 1 7   8 
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Street Convenience Comparison Service Vacant Miscellaneous Total 

Market Hill   1 1  2 

North 
Street 

  1   1 

Church 
Street 

1 1 4 1  7 

East Hill 1 1 1 1 1 5 

South 
Street 

1 3 7 2 1 14 

Duke Street  3 8 1  12 

Victoria 
Place 

 3 4 1  8 

Vicarage 
Hill 

 2 1   3 

Old 
Vicarage 
Place 

4 9  1  14 

Fore Street 5 20 14 2  41 

Biddick’s 
Court 

1 1 7   9 

Bodmin 
Road 

 3 1   4 

Truro Road  5 4   9 

Globe Yard  1 1 2  4 

Trinity 
Street 

 6 5   11 

Aylmer 
Square 

 5 1 1  7 

White River 
Place 

1 7 5 6  19 

Total 15 75 81 24 3 198 

Percentage 7.57 37.89 40.90 12.12 1.52 100 

 
Analysis:  GOAD 2010-2011 counted 198 units.  GOAD Update 2011-2012 

counted 198 units. The health check unit composition included: Convenience: 15 

or 7.57%; Comparison: 75 or 37.89%; Service: 81 or 40.90%; Vacant: 24 or 

12.12%; Miscellaneous: 3 or 1.52%. 

 
 

 
HC1: Diversity of Main Town Centre Uses 

 
This section identifies trends and changes between the GOAD town centre 
health categories, where ‘health’ is a measure of town centre vitality and 

viability (mix and diversity); the current patterns of usage within them; 
and a review of provision identifying gaps in the supply and consequent 

opportunities to enhance the centre.  Five categories of retail type are 
used in the Cornwall Retail Study, based on the categories defined in 

GOAD Summary Reports, the standard method employed for most Health 
Check monitoring.  These types are described below alongside 
corresponding Use Class categories: 

 
• Convenience Retail – A1 shops which are visited for daily needs 

including grocery food shopping, general stores, supermarkets, 
green grocers, bakers, butchers etc… and other daily needs such 
as newspapers and cigarettes as provided by newsagents; 

• Comparison Retail – A1 shops which are visited only occasionally 
for higher order goods which people often compare prices for 

from different retailers.  These include shops selling electrical 
goods, books, clothing, and furniture etc.. 
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• Services – a more diverse category which comprises: Retail 
Services, including A1 hairdressers, beauty salons etc.; Leisure 

Services consisting of A3 restaurants, A4 drinking 
establishments, A5 take-aways, and D2 leisure facilities (gyms, 

fitness clubs etc.); Financial and Business Services includes A2 
Professional Services (estate agents, accountants etc..), B1a 
offices (solicitors etc.) and D1 public services (such as galleries, 

museums etc); and Transport Services (which include sui 
generis taxi offices, rail/bus ticket offices etc); 

• Vacant ground floor units; 
• Miscellaneous - ‘other retail outlets’ (GOAD) and Post Offices 
and Employment Agencies (Grimley) which are discounted from 

GOAD retail services and financial and business services 
categories. 

 
A Health Check has to be monitored against a benchmark or target.  As 
floorspace data is not available for some of the town centres in Cornwall, 

this health check will monitor the ‘diversity mix’ of each centre by number 
of units under the ‘health balance’ categories: Convenience, Comparison, 

Service, Vacant and Miscellaneous.  The benchmark used to measure the 
performance of each town centre is through the Cornwall average % as 

identified through annually averaging the performance of each category 
across all of the town centres in |Cornwall. 
 

St Austell Town Centre Health Check 
2009/10 2010/11 2011/12 Sector 

No % No % No % 

Cornwall 
Average 
2010/11 

Cornwall 
Average 
2011/12 

Convenience 17 9.4 16 8.08 15 7.57 8.37 8.10 

Comparison 71 39.2 63 31.82 75 37.89 39.85 40.55 

Service 58 32.0 80 40.40 81 40.90 40.02 41.09 

Vacant 33 18.2 38 19.19 24 12.12 11.02 9.12 

Miscellaneous 2 1.1 1 0.51 3 1.52 0.69 1.14 

Total 181 100 198 100 198 100 100 100 

Sources: G V A Grimley update 2009/10, GOAD 2010/11 and CC Update 
2011/12 
 
Analysis: Change to centre diversity in the period 2010/11 to 2011/12:  

Convenience: The number of Convenience units have decreased by 1 unit, 

marginally reducing the sectors centre capacity by 0.51% from 8.08% to 7.57% 

but remains marginally below the 2011/12 Cornwall average by 0.53%. 

Comparison: Comparison uses have significantly increased by 12 units from 63 

to 75 units. Centre capacity has subsequently increased by a significant 6.07% 

from 31.82% to 37.89% but remains now marginally below the Cornwall average 

by 2.66%. Service: Service uses have increased by 1 unit from 80 to 81 units, 

representing a marginal increase in centre capacity of 0.50% from 40.40% to 

40.90%, but remaining marginally below the Cornwall average by 0.19%; 

Vacant:  The proportion of vacant units have significantly decreased by 14 units 

and indicates an uptake of some 63% of previously vacant units over the last 

year. Centre capacity has consequently dropped by 7.07% from 19.19% to 

12.12% placing the capacity now marginally above the Cornwall average by 3%. 

Miscellaneous: Miscellaneous uses have increased by 2 units from 1 to 3 units. 

This represents an increase in centre capacity of 1.01% from 0.51% to 1.52% 

now above the Cornwall average by 0.38%. 
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HC2: The amount of retail, leisure and office floorspace in town 
centre and edge-of-centre & out-of centre locations 

 
This section provides an update of town centre uses completed between 

April 2011 and March 2012 in town centre and the edge of centre & out of 
centre locations for the 17 settlements with town centres identified in the 
Core Strategy. It is important to monitor this indicator in order to gauge 

how the changes occurring within a centre and in its periphery can affect 
the health of the centre. 

 
St Austell Town Area 
Area Description A1 A2 A3 A4 A5 B1a D1 D2 SG 

Town Centre Area 

Gross gain - 60.84 35.6 - - - - 38.8 - 

Gross loss 135.24 - 122 - - - - - - 

St Austell 

Net gain -135.24 60.84 -86.4 - - - - 38.8 - 

Edge-Out of Centre Area 

Gross gain 40.5 - - - - 29 37 79.56 - 

Gross loss 79.56 60 - - - 242.2 - - - 

St Austell 

Net gain -39.06 -60 - - - -213.2 37 79.56 - 

 
Analysis: A gross supply of 321.3sqm of town centre uses floorspace were 

delivered in St Austell during 2011-2012 of which 135.24sqm or 42.1% were 

delivered in the centre compared with 186.06sqm or 57.9% delivered in the 

periphery of the town.  St Austell marginally over performed in attaining the 

annual average for town centre delivery of gross town centre uses floorspace by 

0.1% which for 2011-12 is 42%. 

 
 

 
HC3: Potential capacity for growth 
 

The ability of a town centre to grow in terms of regeneration, 
consolidation or expansion is imperative in maintaining the health and 

diversity of uses in a centre. This flexibility can be achieved by identifying 
potential areas of growth brought forward from applications, previous 
Local plan proposals, town framework planning and proposals emerging 

from convergence SIF projects.  The National Planning Policy Framework 
emphasises the need for local authorities to maintain a supply of suitable 

sites to cater for the needs of town centre expansion to: 
 

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. It is 

important that needs for retail, leisure, office and other main town 
centre uses are met in full and are not compromised by limited 
site availability. Local planning authorities should therefore 

undertake an assessment of the need to expand town centres to 
ensure a sufficient supply of suitable site.    

       (NPPF Policy 23) 
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Review of Potential Retail Study sites 
Centre/Number Site Address Sequential NLP Comment/progress Status/Progress 

St Austell 31 Par Market Out-of-town Sequentially not preferred n/a 

St Austell 32 Council office Out-of-centre Sequentially not preferred n/a 

St Austell 33 Tesco site 
Holmbush 

Out-of-town Existing employment site Employment area 

St Austell 34 Land North of St 
Austell 

Out-of-town Sequentially not preferred n/a 

St Austell 35 Par Docks Out-of-town Detrimental to existing 
centres 

n/a 

Source: Cornwall Retail Study 2010 
 

 
Capacity for Growth 
Analysis:  

(i) The retail Study identifies five potential sites for retail opportunities in and 

around St Austell, but none of them are considered to be sequentially preferred 

due to poor linkages to the centre. These sites include: Par Market (out of 

centre), Former Restormel Offices (out of centre), Tesco store in Holmbush (out 

of centre), Land north of St Austell urban area (out of centre), and Par Docks (out 

of centre).  The St Austell Retail Study (2007) identified several other 

opportunities: 

• East Hill – High Cross: an edge of centre site which will have relocation 

issues and the potential to only deliver a limited amount of floorspace; 

• Priory Car Park: affords a good town centre location but would be 

dependent of relocating current parking provision; 

• North Street Car Park: Opportunity will offer only a limited amount of 

floorspace and will be dependent on relocating current parking provision; 

• West Hill area – out of centre location currently occupied by Co-op and 

other commercial units with good linkages to town centre; and 

• Pentewan Road – out of centre site with extant permission for bulk 

comparison. 

(ii) No further potential sites were identified from street survey 

 
 

 
HC4: Land values and length of time sites have remained; 

undeveloped 
 
The length of time undeveloped land has remained vacant and its land 

value indicate the attractiveness of a centre in terms of developer and 
investor interest. This indicator is updated annually with a schedule of 

unimplemented planning permissions, Local Plan allocations and other 
significant proposals, checked alongside retail survey of uses. 
 

The table below outlines the potential net gains by use class by town 
centre catchment, the amounts are calculated as three or more years old. 

 
Undeveloped and outstanding applications 
Reference Site Address Floorspace gain Sequential Status Length of 

time (years) 

C2/07/01843 Old Vicarage Place 932sqm A1 Town centre Not started 5 

C2/08/00308 8a Higher Cross 
Street 

43.7sqm A3 Town centre Not started 4 

C2/08/00963 8a Higher Cross 
Street 

43.7sqm B1a Town centre Expired 4 

C2/10/00105 7-11 Bodmin Road 90sqm B1a Town centre Under 
construction 

2 
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Reference Site Address Floorspace gain Sequential Status Length of 
time (years) 

C2/10/00312 5 Church Street 112.3sqm A3 Town centre Not started 2 

C2/10/00852 4a Victoria Place 39.5sqm A1 Town centre Not started 2 

PA11/10063 4 Trinity Street 66sqm A3 Town centre Not started 1 

PA11/10717 8 Fore Street 77sqm A2 Town centre Not started 1 

Source: Cornwall Council Town Centre Monitor 

 
Analysis: The following outstanding floorspace proposals delivering net gains 

were detected in the town centre as at March 2012 – A1 Uses: 971.5sqm of which 

932sqm was not started and 5 years extant and 39.5sqm was not started and 2 

years extant; A2 Uses: 77sqm  not started and 1 year extant; A3 uses: 222sqm 

of which 43.7sqm was not started and 4 years extant, 112.3sqm not started and 

2 years extant and 66sqm not started and 1 year extant; B1a Uses: 90sqm was 

under construction and 2 years extant.  1 application for 43.7sqm of B1a offica 

space expired in the past year. 

 

 
 

HC5: Proportion of vacant street level property and length of time 
vacant 

 
The proportion of vacant street level properties in a town centre is the 
most demonstrative indicator of reflecting the current health and 

performance of a town centre.  The length of time a premises has 
remained vacant is difficult to track historically, so this element will be 

measured from the first surveys undertaken in March 2012. 
 
Town Centre Vacancy Levels – 2011-12 
Town centre All Units Vacant Units 

2010-11 

Vacant Units 

2011-12 

% Vacant 

2011-12 

Net change 

St Austell 198 38 24 12.12 -14 

Source: Town Centre Health ChecK 
 
Analysis: In the past year there has been a reduction in the number of vacant 

units by 14 from 38 units in 2010-11 to 24 units during 2011-2012.  The 

proportion of vacant street level properties is now 12.12% of the total number of 

units in the centre. This is higher than the Cornwall average of 9.12% but 

marginally below the national average of 13.67%. 

 

 
 
HC6: Retailer Representation 

 
This section assesses the presence of national retail multiples in the town 

centre area. This gives a good indication of how the centre is performing 
in relation to attracting national retail outlets and it’s current performance 
in the retail hierarchy. 

 
GOAD define major retail national multiples as being part of a network of 

nine or more outlets, identifying the following 30 multiples whose 
presence in a town centre is recognised as enhancing the retail 

attractiveness to local consumers.  In future surveys Cornwall Council will 
identify a more Cornwall specific measure to define national multiples and 
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independent outlets which will have greater significance in identifying local 
trends in the high street composition. 

 
Major Multiple Retailer Present 
Department 
Stores 

Mixed Goods 
Retailers 

Clothing Other Retailers 

BHS  Argos 1 Burton 1 Carphone Warehouse 1 

Debenhams  Boots the 
Chemist 

1 Dorothy 
Perkins 

1 Clarks 1 

House of 
Fraser 

 T K Maxx 1 H & M  Clintons 1 

John Lewis  W H Smith 1 New Look 1 H M V  

Marks & 
Spencer 

 Wilkinson 1 Next  O2 1 

Supermarkets Primark  Superdrug 1 

Sainsbury  River Island  Phones 4 U  

Tesco  Topman  Vodafone  

 

Waitrose  Topshop  Waterstones  

 
Analysis: The number of major multiple retailers within St Austell retail centre 

remains unchanged in the past year and includes 13 units as shown in the table 

above. St Austell currently ranks third in Cornwall’s retail hierarchy based on 

major national retail representation, below Penzance with 16 representations but 

above Falmouth with 12 representations. 

 
 

 
HC7: Pedestrian flows 

 
Pedestrian flows are a useful indicator of movement density within town 
centres, affording relevant information for determining or reviewing 

primary and secondary frontages and identifying changes in pedestrian 
accessibility.  The authority Highways department undertake pedestrian 

flow counts annually at strategic points in ten of Cornwall’s town centres 
as part of the evidence base to inform on the Local Transport Plan.  These 
counts are undertaken during May or late April on the same day of the 

week (not weekends) each year to negate changes in flow which could 
otherwise be accredited to different week days.  These counts are 

undertaken over a 12 hour period and should therefore be considered as 
indicative only with the caveat that they are a snapshot in time and prone 
to mitigating conditions which could affect a single one off count (such as 

adverse weather conditions or temporary traffic or pedestrian measures 
etc…) The figures for this year were taken in May 2011. 

 
Pedestrian flows 2001-2011 
Centre 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 

St Austell 
Fore Street 
 

9604 9036 9564 9538 8818 7754 7649 8838 7470 7675 7411 

Source: Cornwall Council Highways 
 
Analysis: In the last eleven years in can be determined that the highest 

pedestrian count in St Austell was in 2001 with 9,604, this compares to the 

lowest count in 2011 of 7,411 or an overall drop of 2,193. Since 2009 the footfall 

has marginally decreased from 7,470 to 7,411 in 2011.  

 

 


