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BASELINE SITUATION

scores have fallen slightly on hotels and particularly on the level of
commercial and retail vacancies.

The Study has made an assessment of the baseline situation, identifying where
Beverley town centre is in terms of vitality and viability today. This is set out
below to explain how Beverley Town Centre is performing at present and to
provide an indication of its direction of travel.

Beverley town centre derives strength from its good diversity of uses, good
retailer representation (especially in terms of multiples and recent retail
investment by retailers), relatively few charity shops, a high level of
pedestrian flow, good accessibility, high customer satisfaction, a high level of
safety and security and high environmental quality (particularly in the
pedestrian shopping environment) and its historic environment. The only
weaknesses found are the lack of capacity for growth or change in the centre,
hotel provision, limited enclosed shopping, level of vacancies and inadequate
public toilets.

General Assessment
Beverley is the county town for the East Riding and is a major shopping and
employment destination. Beverley town centre has been found to be
performing well with no major problems identified in the consultations. Many
positive comments were made such as:

Diversity of Main Town Centre Uses

‘The town centre is pedestrian friendly and compact which makes it accessible
to all.’

Beverley has a good diversity of main town centre uses. The town centre has
the second largest number of shops in the East Riding after Bridlington. This
is a good representation of shops for a town of its size. Shops represent 50%
of retail and commercial properties. Services as a whole represent 41%. The
number and range of pubs, cafes and restaurants is rated as good for a town
the size and function of Beverley. Cultural and entertainment facilities in
Beverley are generally good such as the architectural heritage, an early music
festival, the folk festival and art gallery, as are sports and leisure facilities and
the racecourse which brings many visitors into the town. The Consultation
workshop revealed the perception that there was a ‘Lack of good quality hotel
accommodation.’ There is however a range of hotel, guest house and bed and
breakfast accommodation in wider the town although it is acknowledged that
there are constraints for development of new hotel facilities in the town centre.

Beverley was found to be the best
performing centre of those surveyed
in the East Riding in respect of the
health check criteria, scoring 4.0
overall and being regarded as being
‘good’.
This
has
remained
unchanged overall from 2001 and
reflects the ongoing strength of the
centre. The development of the
Tesco store (pictured, right) has had
positive impacts in terms of providing free town centre parking the lack of
which is perceived to be a problem in the town centre and there is evidence of
linked trips being made between the town centre and Tesco. In comparing the
findings of the latest town centre health check appraisal in Beverley with
previous appraisals, the overall vitality and viability index for the town centre
increased slightly from 4.0 in 2001 to 4.1 in 2006. Since then it has fallen back
slightly again to 4.0. Compared with 2006, our judgement is that there have
been improvements in the scores in terms of sports and leisure facilities,
satisfaction with the centre and the feeling of safety and security, but the

Retailer Representation
Retailer representation is generally good. The number of multiple retailers has
increased significantly since 2001 to 45 multiples. The consultation workshop
felt strongly that the strength of Beverley however is in its independent shops,
which has been one of its distinctive features. Whilst there has been an
2
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in trade. It was stated that there were: ‘Too many empty shops. Rents are too
high in vacant units’. This is not born out however in the findings of this
study.

increase in the numbers of
multiples, there remains a strong
presence
of
independents.
Beverley has successful street
markets which are held on
Saturdays
and
Wednesdays
(pictured right). Both generate
significant pedestrian movement
in the town centre and the town is
busiest on market days.
The
availability of food shopping in
the centre is rated as good.

Pedestrian Flows
The volume of pedestrian flow in the town centre,
especially in the primary shopping area, is rated as
very good. At the time of our survey, and on other
recent visits to the town centre, our observations
are that the town has been busy, particularly on
market days. However the consultation has
sounded a note of caution:

There is evidence of recent investment by retailers throughout the town centre.
Retailer demand remains high and is rated as good. There are 7 charity shops
which is a decrease since 2006. The number of charity shops is low and not
considered as a problem given the relatively large number of shops in the
centre. At present a low level of charity shop activity is beneficial in terms of
the perception of “vacant units” There are a few low quality discount shops,
notably in Butcher Row, but they are not dominant in terms of retailer
representation.

‘Traders have reported a drop in footfall counts
and general spend both on weekdays and
weekends. Footfall has declined in recent years.’
There is no evidence to refute this.
Accessibility

Vacant Properties

Accessibility factors in Beverley are all rated as good. The pedestrianisation of
Butcher Row and Toll Gavel has provided a pleasant shopping environment
with no conflict between pedestrian and vehicular traffic. Ease of movement
for pedestrians, cyclists and the less
mobile and ease of access to the main
attractions in the town centre are all
good. Car parking in Beverley is
generally good and has improved
since the opening of Tesco. Beverley
acts as a transport hub with a railway
station and a radial network of bus
services into the surrounding area.
An assessment of the published

The vacancy rate in the town centre is currently 9% which has increased since
2003 when the vacancy rate was only 4% and 2006 when it was 5%. The
vacancy rate is still however below the national average of 10% and is not
considered to be an issue at present. It should however continue to be
monitored against the national average and the other town centres in the East
Riding.
Commercial Performance
Both rental levels and yields are considered to be good. The consultation
workshop revealed that it was thought that independents are seeing a decline
3
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(18%) as very good. Beverley has a particularly attractive shopping
environment. Overall, the standard of cleanliness (litter and graffiti) in the
town centre and the quality of open spaces and landscaping is good. The
availability and condition of public toilets in the town centre is considered to
be ‘fair’. Account has to be taken in this regard of the provision of customer
toilets provided by a number of outlets in the town centre.

public transport timetables and routes and transport provision has shown that
the frequency and quality of provision of public transport and the range of
places served by bus can both be rated as good in terms of the assessment
criteria. There is however a perception that the services did not meet the
needs of all users on the fringes of the town.
Customer Views and Behaviour

SWOT ANALYSIS
The household survey shows a high level of satisfaction with Beverley town
centre. The main likes about Beverley are its attractive environment,
independent shops and that it is “close to home”. Also half of survey
respondents said there was nothing or very little they disliked about the centre.
There has been a significant improvement in the level of satisfaction with the
centre since 2001. More than a third of respondents said there is nothing or
very little that needs to be improved. The main changes and improvements
respondents would like to see are cheaper/easier car parking and more/better
choice of shops.

Strengths
• Significant retail centre with a relatively large number of shops serving a
wide area in the East Riding.
• Town provides an attractive environment with a good quality of life
• Historic environment.
• The town centre is the best centre performing of those studied in the East
Riding with the highest vitality and viability score
• The town centre still boasts a number of independent shops offering a
unique and distinctive specialist shopping experience to residents and
visitors.
• It is a traditional market town holding weekly markets on Wednesdays and
Saturdays. The town is busiest on market days.
• The town centre is pedestrian friendly and compact which makes it
accessible to all.
• It has a variety of bars and restaurants that attract a night-time economy
• Racecourse brings people to the town.

Safety and Security
On safety and security we regard the feeling of security in the town centre as
very good, helped by a good coverage of CCTV.
Environmental Quality
Beverley has a quality environment
and its historic environment in
particular is of particular importance
and makes a major contribution to the
distinctiveness of the centre. The
standard of the physical appearance
of retail and commercial properties
has not changed in overall terms
since 2006. Half of all properties
(51%) were rated as good and some

Weaknesses
•
•
•
•
•
4

Level of vacant retail units has increased in recent years
Lack of street entertainment provided
Limited free parking in town centre
Visitor facilities not open at weekends
Lack of coach parking in town
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reflects the number of shops and services, total turnover, percentage of
turnover of the total within the East Riding and high level of vitality and
viability.

Opportunities
• Preparation of the Conservation Area Appraisals
• Development opportunities in the town centre
• Better design guidance to improve development quality

Beverley has been found to have a significantly larger retail offer than Goole,
Bridlington and Driffield which are also identified as being principal centres
underlining its function as the county town. Beverley town centre performs a
sub regional role drawing trade from a wide area across the East Riding. The
town is performing a sub regional role in terms of tourism and leisure
facilities, such as the race course, and as a destination for commuters
particularly for East Riding of Yorkshire Council employees which are largely
based in the town centre and this has a significant impact on the viability and
function of the town centre. The functions performed by the town centre are
considered to be appropriate for a settlement of its size and are considered to
be sustainable in the longer term.

Threats
• Loss of pubs due to closure
• Adverse negative perceptions, such as anti-social behaviour problems and
that the town is under performing
• Decline in independent retailers and change in character of shopping
experience
• Beverley becoming a ‘clone’ town

It is not considered that any significant change is needed in terms of the role
and function of the town centre. The relationships between the town centre
and the other centres in the East Riding are considered in Chapter 12 of the
main report (Volume 1). Beverley has no significant relationship with other
centres in terms of convenience goods, but has a relationship with Hull for
comparison goods.

RELATIONSHIP WITH LOCAL STRATEGIES
The implementation of the recommendations set out in this report should be
undertaken within the context of a number of relevant documents. These are
the Town Plan being prepared by Town Council and the Appraisal of the
Conservation Area, which has been drafted but not published for consultation.
It is also recommended that the Conservation Area Appraisal is followed by
the preparation of a detailed Conservation Area Management Plan. This
would enable enhancement opportunities to be identified and pursued.

The following case studies referred to in Section 2 are of particular relevance
to Beverley in terms of best practice in market towns:
• Somerset Market Towns Forum
• Selsey High Street Vision and Action Plan
• Richmond Heritage Partnership scheme
• Worcester High Street.

ROLE AND FUNCTION
This study has identified Beverley as one of the four Principal Towns in the
East Riding, recognising its key position within the hierarchy of shopping
centres. Of these four centres, Beverley has been found to have the largest
turnover and share of trade. The town centre provides a range of important
facilities and services to serve its extensive catchment, and the classification
5
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LAND USE ISSUES

MANAGEMENT

Beverley has been identified has having the highest floorspace capacity of any
centre in this Study. The capacity would support new development of between
2.6 and 5.3 hectares. However, potential development opportunities within the
Beverley town centre boundaries as defined in the adopted Beverley Borough
Local Plan are severely constrained. This is predominantly as a result of the
historic and compact nature of the centre’s built environment and the fact that
previously identifiable development opportunities have now been realised.
Even with an extended town centre boundary incorporating recent shopping
development, notably Tesco, the only way to meet Beverley town centre’s
future permissible land requirement is to identify potential sites on the edge of
the town centre. The majority of uses adjacent to the existing and potentially
expanded town centre boundaries are residential, ecclesiastical and/or historic.

Beverley Town Centre has sustained the vitality and viability score of at least
4.0 since 2001, although this has fluctuated slightly in the intervening period.
This is a strong performance and the overall objective should be to at least
maintain this score into the future, with no significant reductions in any of the
criteria used in the assessment.
ISSUES AND RECOMMENDATIONS
A significant number of issues have been identified as a result of the
consultation and our investigations for the study. These are set out below.
These must be seen however in the context that the centre is scoring well in
respect of the vitality and viability indices and that addressing the matters
raised would lead to an improvement of the already favourable position. The
issues identified are set out below with our response being made in the form of
a recommendation.

In reviewing and identifying potential sites for future retail and town centre
related developments adjacent and beyond the town centre boundaries, the
only feasible potential development site to meet the permissible level of
floorspace capacity identified would appear to be the site at Flemingate that is
subject to current development proposals. However, in our view it would not
be appropriate to extend the existing Local Plan boundaries of Beverley town
centre in order to incorporate the Flemingate site. The distance between the
town centre boundary at Trinity Lane/ Railway Street and the site, and the
intervening non-town centre uses, mean that it should be classed as an edgeof-centre development site.

Community
Issues
The workshop raised that
additional policing of youth
activity on evenings and
weekends was needed

Recommendations
Need to address perceptions of antisocial
behaviour with the evening economy.
An assessment should be made of the
extent of any problems in the town centre
and measures developed with the
appropriate bodies to mitigate these.
Engage the youth
It was suggested in the
A site should be secured for this in the
consultation that a one-stoptown centre and funding secured to
shop town notice board be
implement it. Other ways of improving the
provided in a key location,
availability of information could be
providing residents and visitors investigated.
with up to date information on
events, festivals, workshops
and special offers in the town.

Some extensions are proposed to the Beverley town centre boundary in the
northern part of the town centre (Tesco, Norwood, Hengate) and minor
adjustments on the western edge of the centre. The primary shopping area is
defined to comprise the town centre core area from North Bar Within to
Wednesday Market, and to include Tesco and properties on Norwood. The
primary shopping frontages are principally along North Bar Within, Saturday
Market, Toll Gavel, Butcher Row and Wednesday Market.
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Culture and Heritage
Issues
The consultation identified a
lack of leisure facilities for a
growing population.
No evening economy other
than pubs
Need to boost tourism –
important for spending.
Perceived lack of
visitors/shoppers in the town
Tourism has been affected by
the loss of coach parking since
Tesco developed

Flemingate scheme has more
support but there are concerns
that it could lead to the closure
of independent shops and that
national chains may move out
of the town centre on to the
Flemingate site.

Recommendations
Assess options for developing the evening/
night-time economy.
Promote and market the centre for
investment in the evening economy.
This perception needs further assessment to
see whether there is a problem in terms of
tourist numbers and if necessary address
through existing tourism promotion work.
This perception needs to be addressed by an
assessment of whether alternative coach
parking is required and if so consider
options for its implementation
This could be provided in conjunction with
special events in the town centre.
Consider trying to secure a trial period of
opening of facilities in the Summer of 2009.

Economy
Issues
There is a perception that the
town is not trading well
enough with the influx of high
street stores leading to the
closure of many independent
trade shops. Traders have
reported a drop in footfall
counts and general spend.
The loss of independent stores
has reduced the unique clothes
shopping experience. Influx of
national high street stores
offering cost-price goods.

Lack of street entertainment
eg in Saturday Market
Visitor facilities are not open
at weekends eg. Art Gallery,
Treasure House and Guildhall.
Threat of loss of pubs
This is a national problem, but the industry
should be engaged as part of the
development of the night time economy.
Development
Issues
Should be a control on nonretail uses in the town centre.

The decision on the planning appeal is
awaited. Concerns such as those expressed
will be considered by the Secretary of State
in making her decision. If consented and
implemented, the actual impacts on the
scheme would have to be assessed in a
future study.

Recommendations
The results of this Study are positive for the
town centre and the results should be
publicised to tackle the negative perceptions
raised in the consultation.

A significant number of independent
retailers remain and this should be
promoted as a distinctive feature of the
town centre.
The town centre should be marketed as a
location for independent traders.

Recommendations
This is achieved through the
implementation of development plan policy
concerning primary retail frontages.
Elsewhere in the town centre, town centre
uses would be acceptable in principle.
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Finding occupiers for vacant
units.

There has been an increase of vacant units
from the previous very low levels to the
present level just below the national
average. This level of vacancy should not
give rise for concern. However, this matter
should be monitored annually, with
particular attention being given to the
location of the vacant units, and to see if
any action is required to be taken.

Improve design of shop fronts. Overall the quality of the built environment
Upper floors of buildings
is good in the town centre. There are two
could look better.
approaches to improve this. Firstly through
the development control process in respect
of new development and secondly funding
could be sought to improve areas of
shopfronts and buildings where it is
considered that they detract from the
character of the town centre.

Concern was expressed at the workshop that
high rents were a problem in this regard, but
this is not supported by evidence.

Too many charity shops

Environment
Issues
Need to emphasise what is
distinctive about Beverley.

Strong design guidance need to be applied
to town centre development to ensure that
development is of an appropriate character.

The town centre should be marketed as a
location for traders.
This issue is one of perception.

Transport
Issues
There is no free parking in the
immediate vicinity of the town
centre, other than at Tesco.
Parking charges are
considered to be very
expensive. Making parking
charges more flexible would
attract more people into the
town.
The consultation workshop
considered that public
transport provision is not
adequate. No significant use
of buses to visit Hull or York
(or trains to Hull) and bus
services from surrounding
villages are poor

Recommendations
Agreed. The centre still has a strong
representation of independents and the
centre overall is being strengthened by
investment and the national retailers
locating there. The historic environment
makes a key contribution to the character of
the town.
Beverley is starting from a position of
strength not weakness and promotion
should be undertaken on the basis of its
strengths.

8

Recommendations
The parking charge regime needs to be
transparent and explained as to how the
monies collected are used and consideration
needs to be given as to whether the best
management regime is in place to meet the
needs of the centre.

Beverley acts as a transport hub for the
wider area and a number of bus, coach and
rail services serve the town. Rail services
are provided to for example to Bridlington,
Sheffield, Hull and Scarborough. This
matter should be addressed through the
Local Transport Plan.
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Cycle tracks and footpaths
need to be joined up.

This matter should be addressed through the
Local Transport Plan.

MONITORING AND REVIEW
The performance of the town centre should be monitored on an annual basis
with the following key indicators being monitored so that any trends can be
identified and acted upon promptly, against triggers to be developed by the
East Riding of Yorkshire Council. The specific areas to be monitored are:
•
•
•
•
•
•
•
•
•
•

Changes in the number and type of town centre units
Number of multiple retailers against the existing baseline
Number and type of independent shops
Changes in retail floorspace
Number of charity shops against the existing baseline
Vacancy rate against the prevailing national average and an assessment
of vacant properties to see if there are any long term vacant unit
Number of car parking spaces and usage related to charging regime
Pedestrian counts in key locations (including between Tesco and town
centre)
Physical appearance of properties (average score) against existing
baseline
Annual survey to monitor number of people visiting the town centre
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APPENDIX 1:

PROPOSED BEVERLEY TOWN CENTRE MAP
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Map Key:
Primary Shopping Area

Primary Shopping Frontage

Proposed Town Centre Boundary

Existing Town Centre Boundary (where applicable)

Potential Development Opportunity

