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1. Introduction 
 
1.1 Tamworth Borough Council is producing the Tamworth Local Plan 2006-2031 

which sets out the framework for how development will be considered across the 
borough to 2031. 

 
1.2 This report seeks to draw together evidence to justify Tamworth Borough 

Council’s locally set thresholds for undertaking an impact assessment for main 
town centre uses. 

 
1.3 Paragraph 26 of the NPPF states that “when assessing applications for retail, 

leisure and office development outside of town centres, which are not in 
accordance with an up-to-date Local Plan, local planning authorities should 
require an impact assessment if the development is over a proportionate, locally 
set floorspace threshold (if there is no locally set threshold, the default threshold 
is 2,500 sq m).This should include assessment of: 

 

• the impact of the proposal on existing, committed and planned public and 
private investment in a centre or centres in the catchment area of the 
proposal; and 

 

• the impact of the proposal on town centre vitality and viability, including local 
consumer choice and trade in the town centre and wider area, up to five years 
from the time the application is made. For major schemes where the full 
impact will not be realised in five years, the impact should also be assessed 
up to ten years from the time the application is made” 

 
1.4 Para 27. goes on to say that “where an application fails to satisfy the sequential 

test or is likely to have significant adverse impact on one or more of the above 
factors, it should be refused”. 

 
1.5 It is therefore important to consider whether a local floorspace threshold is 

required for the town, local and neighbourhood centres defined on the Local Plan 
Policies Map, and, if so, what that threshold or thresholds should be, based on a 
range of local factors. 

 
1.6 The types of factors that could inform this could include the existing vitality and 

viability of the defined centres, the scale of proposals relative to town centres, 
and the culmulative effects of recent developments. 

 
2. Background and Context 
 
2.1 Tamworth is an unusual town in that it has a large amount of retail floorspace (in 

proportion to the town centre) in an out of centre location that is close to it – 
within walking distance. 

 
2.2 These out of centre retail parks have provided some benefits in that they have 

provided the opportunity for Tamworth to meet the needs of major retailers that 
have not been able to find suitable sites and premises in the town centre, 
enabling Tamworth to develop a strong retail offer for a town of its size. The retail 
parks also offer a generally better quality of shopping provision than the town 
centre. 
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2.3 However, the retail parks have become too dominant and have had a significant 
and adverse impact on the vitality and viability of the town centre. 

 
2.4 A positive aspect of the town centre is that there are a number of commercial 

leisure facilities which are mostly located within the town centre, including a 
multiplex cinema, the Snowdome, a bowling alley, as well as a range of other 
facilities. 

 
2.5 The policy approach to new development for main town centre uses will adopt a 

centre first mandate, which it is hoped will redress the balance between the 
existing out of centre retail parks and the town centre. 

 
2.6 Tamworth also has a widespread network of shops and facilities outside of the 

town centre which are largely clustered together within the widespread range of 
defined Local and Neighbourhood Centres. These smaller centres play a vital 
role, not only as places to shop, but also because they provide the opportunity to 
deliver a wide range of services locally in places that are accessible by a choice 
of means of transport. They are particularly important in deprived 
neighbourhoods and areas with low levels of car ownership. 

 
2.7 Any local floorspace threshold for impact assessment should be appropriate to 

the role and function of centres in each level of the hierarchy. As Tamworth is not 
a large town centre, in their report “Tamworth Town Centre and Retail Study” 
2011, England and Lyle recommends that in the case of proposed retail and 
leisure developments outside Tamworth Town Centre, a threshold of 1000 
square metres gross floorspace would be appropriate.  

 
2.8 England and Lyle also suggest that a lower threshold of 500 square metres for 

proposals outside of Local Centres should apply. However, it is also proposed 
that, given the pressure for out of town shopping development in Tamworth, the 
Retail Park and Industrial Areas (such as Ventura and Jolly Sailor) should be 
given a retail floorspace threshold below that of the town centre at 500 square 
metres which would enable the Council to have greater control over the future 
retail and leisure development. 

 
2.9 The England and Lyle report (and its update) does not give any detailed 

explanation as to how the threshold figures stated above were arrived at. This 
report will look at the evidence available, alongside of the local character and role 
of each centre, to determine what threshold or thresholds might be appropriate. 

 
3. Methodology and Other Local Authority Examples 
 
3.1 When considering what other authorities have done, some Planning Authorities, 

such as Solihull Metropolitan Borough Council, are not proposing a retail 
floorspace threshold for development outside of the defined centres. 

 
3.2 Lichfield District Council, Cannock Chase District Council and Stafford Borough 

Council have had retail studies carried out which suggest similar thresholds to 
those proposed by Tamworth’s England and Lyle report. These towns also within 
Staffordshire and close to Tamworth. 

 
3.3 As an example, the Retail Study for Stafford Borough Council states: 
 

“In accordance with best practice, it is appropriate to identify thresholds for the 
scale of edge-of-centre and out-of-centre development which should be subject 
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to an impact assessment. WYG does not consider that a blanket threshold is 
suitable for all types of centre across an administrative area. For example, a 500 
sq.m convenience store (which could be operated by Tesco Express or 
Sainsbury’s Local) will have a greater impact on a small village or neighbourhood 
centre (i.e. Parkside, Rising Brook) than a similar facility would on Stafford or 
Stone town centre. Therefore, in developing the policy in the future, it is more 
appropriate to have a range of thresholds, depending upon which centre the 
development applies to. 

 
Accordingly, policy should advocate a tiered approach whereby the threshold 
applied to planning applications at edge-of-centre and out-of-centre locations 
varies in relation to the role and function of the particular centre. 

 
For a centre of the size of Stafford town centre, performing the role that it does, it 
is recommended that development proposals providing greater than 1,000 sq.m 
gross floorspace for town centre uses in an edge or out-of-centre location should 
be the subject of an impact assessment. It is considered appropriate to reduce 
the threshold for Stone to development proposals greater than 500 sq.m gross, 
and for local centre, village and neighbourhood development proposals that are 
greater than 300sq.m gross. In our experience, it will only generally be 
development of a scale greater than these thresholds which will lead to a 
‘significant adverse’ impact, which could merit the refusal of an application for 
town centre uses in accordance with the provisions of paragraph 26 of the NPPF. 

 
The proposed thresholds at town, local, village and neighbourhood centre level 
are considered to reflect the relatively small size of some of the centres at the 
lower end of the retail hierarchy and their consequent potential susceptibility to 
alternative ‘out-of-centre’ provision. In WYG’s experience a 300 sq.m operation 
located outside but in proximity to a defined local centre may well impact on its 
performance.” 

 
3.4 Similarly, Lichfield District Council’s Retail Study states: 
 

“We suggest that major shopping proposals in locations outside the Primary 
Shopping Area in Lichfield city centre and Burntwood town centre should not be 
permitted, in order to protect the vitality and viability of existing centres, unless 
the proposal can be demonstrated to be acceptable under national planning 
policies contained in PPS4. 

 
Floorspace thresholds for retail assessments are set out in Development 
Management Policy E1 of the document Core Strategy: Shaping our District’. A 
“major” shopping proposal is defined as a retail development of more than 1,000 
sq.m. gross floorspace in Lichfield and more than 500 sq.m. gross floorspace in 
Burntwood. These figures reflect the role of the strategic and town centres in the 
retail hierarchy. Below this threshold, retail developments with a smaller amount 
of floorspace outside the Primary Shopping Area are not likely to have a 
significant impact on the town centres. However, the Council should have the 
discretion to request a retail impact assessment for a proposed development of 
less than 1,000 sq.m. gross in Lichfield and 500 sq.m. gross in Burntwood where 
in the Council’s view it may have a significant impact on these centres, 
depending on the relative size and nature of the development in relation to the 
centre. 
 
We suggest that proposals for small‐scale retail developments within the 

catchment areas of Local Centres and Neighbourhood Centres, and in smaller 
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settlements should be permitted where they are below 200 sq. metres gross 
floorspace. 

 
A small‐scale retail development of less than 200 sq. metres gross floorspace 

would be appropriate to meet local needs. Above 200 sq. metres the impact of a 
proposed retail development should be assessed. 

 
The threshold of 200 sq.m. is higher than the figure of 100 sq.m. referred to in 
Development Management Policy E1. In our opinion a proposed retail 
development as small as 100 sq.m. is too small to have any material impact on 
existing centres. Below 200 sq.m. it would be difficult to assess impact. Above 
200 sq.m. there may be an impact on smaller centres which should be assessed. 
A small convenience store such as a Tesco Express or Sainsbury’s Local is 
typically 300 ‐ 400 sq.m. gross. This is the scale of development that the policy 

should apply to. 
 

Therefore we recommend that the following thresholds are used by the Council in 
deciding whether a proposed development requires an impact assessment.  

 

 Assessment Required Assessment may be required 

Lichfield Over 1000 sq. metres gross Below 1000 sq. metres gross 

Burntwood Over 500 sq. metres gross Below 500 sq. metres gross 

Smaller Centres Over 200 sq. metres gross Not required 

 
 

The application of these thresholds is explained below in relation to policy on 
smaller centres. 

 
The adoption of these thresholds would give the Council a high degree of control 
over proposed retail developments outside centres. The thresholds would ensure 
that impact assessments are prepared with a level of detail and type of evidence 
and analysis that is proportionate to the scale and nature of the proposal and its 
likely impact. The type and level of information that needs to be included within 
an impact assessment should be discussed and agreed between the applicant 
and the Council.” 

 
3.5 England and Lyle has also referred officers to a report produced by them for East 

Yorkshire Borough Council. However, whilst the content of the work done is more 
expansive than that carried out for Tamworth Local Plan, the information 
pertaining to the production of the proposed retail floorspace thresholds is limited 
and offers little additional guidance in this regard. 

 
3.6 When looking further afield, Swindon Borough Council has produced a document 

entitled “Retail Floorspace Threshold Evidence Base”. From this it can be seen 
that the thresholds have been calculated by taking the average retail floorspace 
of each centre defined and setting the floorspace threshold for each defined 
centre at that level. This piece of work provides a useful methodology in looking 
at how a suitable threshold can be decided. 

 
3.7 Therefore, having had regard to other Local Authority examples and the guidance 

available, in setting the retail assessment floorspace threshold for Tamworth, the 
considerations should include the floorspace of units within the town centre, the 
role and function of each centre and the scale of known proposals for retail 
development relative to the centres. 
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4. Typical Unit Size and Function and Role of Centres 
 
 
Table 1: Gross Retail Unit Size in Tamworth Town Centre 

Floorspace (sq.m.) Number of units % of Total 

0 to 100 60 65% 

100 to 199 19 20% 

200 to 299 7 8% 

300 to 399 2 2% 

400 to 499 1 1% 

500 to 999 0 0% 

Over 1000 4 4% 

Total 93 100% 

 
 
 
4.1 When considering the average retail floorspace within Tamworth Town Centre, 

this is 184.6 square metres. As such, a threshold of 150 to 200 square metres 
would be applicable if using the Swindon Borough Council methodology.  

 
4.2 However, what is more notable from the results is that 96% of the units are less 

than 500 square metres in floorspace. Taking this factor on board, it would be 
reasonable to consider that in applying the sequential test for applications for 
development for main town centre uses outside of the town centre that are less 
than 500 square metres, there will be units within the town centre that, if available 
for occupation, would accommodate such uses.  

 
4.3 The average floorspace at the out of town retail parks is 1869.4 square metres. 

However, recently, there have been applications for smaller units which would 
accommodate, in particular, restaurants. If the town centre is to thrive, it is 
important that the retail parks remain interlinked with the town centre in terms of 
the range of uses/services/facilities that are on offer. 86% of the units within the 
town centre are under 300 square metres in floorspace. Given the impact that the 
out of town retail parks have had, and are having, on the town centre, it is 
considered that a specific threshold should be set for these areas (including the 
strategic Employment Sites which are also under pressure for new largescale 
retail developments) which better reflects the town centre. As such, it is 
considered that, something in the region of 200 to 300 square metres would 
appear to be more appropriate. 

 
4.3 The England and Lyle report sets a retail floorspace threshold of 500 square 

metres for development within 800m of the boundaries of proposed local centres. 
No exercise has been carried out at present to determine the average floorspace 
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of retail units within the various local centres. However, having regard to the 
pattern of development, it appears that these centres have similar size units to 
those within the town centre and as such, it is reasonable to assume that 
development in the range of 0 to 300 square metres in floorspace could 
potentially be accommodated within the existing range of units in these centres. 
As such, a threshold of between 200 and 300 square metres would be 
appropriate for these areas. 

 
4.4 Similarly to the Local Centres, the neighbourhood centre average floorspace has 

not been determined but appears similar to that of the Local Centres. Of concern, 
however, is the size and extremely localised role and function of the 
neighbourhood centres and the implications of any new retail (or other main town 
centre) use outside of but close to them. Given the size of these centres, their 
vitality and viability could easily be disrupted with the addition of a new, for 
example, grocery store close by.  

 
4.5 The study shows that the majority of the neighbourhood centres have a good or 

fair level of viability and few vacant units, which means that there may not be 
availability within these centres when applying the sequential test. As such, and 
taking account the impact that even a small convenience shop or other A1 type of 
unit could have on the viability of a neighbourhood centre if located close to it, it 
is considered that a lower threshold is required in relation to these to assess the 
impact. 

 
5. Scale of Known Proposals Relative to Town Centres 
 
5.1 The table below shows the applications approved in Tamworth over the past two 

years which either result in a net increase or a net loss in A1 (Retail) floorspace. 
 
 
Table 2: Net A1(Retail) floorspace as a result of applications approved between June 2012 and June 2014 

Planning 
Application 
Number 

Date of 
Permission Description Location Unit  

Increase in 
Floorspace/
m2 

Loss of 
Floorspace/
m2 

Net 
Floorspace/
m2 

0407/2011 12/03/2013 

Redevelopment of former 
Railway Inn site to provide 
convenience store and 
take-away with associated 
parking, landscaping and 
bin storage areas, with 1 
no. 2 bedroom and 2 no. 
1 bedroom self contained 
flats over. 

The Railway 
Inn, Watling 
Street,   277   277 

0166/2012 11/06/2012 

Reserved matters 
application in respect of 
mezzanine space within 
the retail development 
approved under outline 
planning permission 
0113/2009 Cardinal Point   3716   3716 

0292/2012 17/10/2012 

Application for reserved 
matters for 2174sqm 
mezzanine space within 
retail units (outline 
0113/2009) Cardinal Point   2174   2174 

0379/2012 26/02/2013 
Installation of a 
mezzanine floor Ventura Park John Lewis at Home 2405   2405 

0242/2012 16/10/2012 

Proposed insertion of 
mezzanine floor to 
existing retail store Ventura Park Unit 1 Homebase 1748   1748 

0165/2013 01/08/2013 

Installation of mezzanine 
floor and alterations to 
front entrance.  Ventura Park Unit H Blacks 560   560 

0353/2013 13/11/2013 

Change of Use from A1 
(Shops) premises 
previously used as a 
florist to A5 (Hot Food 
Takeway) including the 
erection of extraction flue.  

Former Forget 
Me Not Florist 
55 Lower 
Gungate     -83 -83 

0089/2013 30/04/2013 

Proposed change of use 
to Class A2 use together 
with shopfront alterations 
and Advertisement 
Consent for new signage 

Zip & Tuck, The 
Precinct 
Fontenaye 
Road     -79 -79 



 9 
 

0064/2013 16/04/2013 
CHANGE OF USE FROM 
A1 RETAIL TO A3 CAFE 

Former Here 2 
Help 
118 Lichfield 
Street     -64 -64 

0399/2012 14/06/2013 
Change of use from retail 
(A1) to cyber-cafe (A3) 

18 Cottage 
Walk     -69 -69 

0234/2013 15/08/2013 

Change of Use from A1 
(Shops) to A5 (Hot Food 
Takeaways) to allow the 
provision of hot food.  

7 Bowling 
Green Avenue     -8.8 -8.8 

0197/2012 12/07/2012 

Change of use from 
photography studio (A1) 
to tattoo studio (sui 
generis) 

235 Glascote 
Road     -19 -19 

0052/2012 04/04/2012 
Change of use from A1 to 
A5 (hot food takeaway) 

11 Church 
Street     -36 -36 

0040/2013 02/04/2013 

Change of use from 
B1/B8 unit to A1 
Hairdressing Salon 

Tame Valley 
Business Park  

Former Gomer 
Electrical  
Unit 14   105 105 

0178/2013 16/07/2013 

Application for a new 
planning permission to 
replace an extant 
planning permission in 
order to extend the time 
limit for implementation 
relating to the 
Redevelopment of 
Gungate Precinct and 
adjacent land and 
buildings to provide 
20,660 square metres of 
A1 (retail) floorspace with 
provision for up to 732 car 
parking spaces 

Gungate 
Precinct & 
Surrounding 
Land & 
Buildings   20,660   20,660 

0234/2013 14/08/2013 

Change of Use from A1 
(Shops) to A5 (Hot Food 
Takeaways) to allow the 
provision of hot food.  

7 Bowling 
Green Avenue, 
Wilnecote      -89 -89  

0353/2013 11/11/2013 

Change of Use from A1 
(Shops) premises 
previously used as a 
florist to A5 (Hot Food 
Takeway) including the 
erection of extraction flue. 

55 Lower 
Gungate, 
Tamworth 

Former Forget Me Not 
Florist    -83 -83  

0387/2013 03/12/2013 

Change of use of vacant 
retail unit (A1 use) 
formerly known as Quans 
Nails to cloakroom, w.c. 
and store for use in 
connection with adjacent 
premises known as La 
Clique Lounge (Sui 
Generis use) trading as 
Fletchers 

12A Silver 
Street, 
Tamworth Former Quans Nails    -22 -22  

0443/2013 07/01/2014 

Change of use from 
Sandwich Shop (A1) to a 
Coffee Shop (A3) 

Co-op 
Department 
Store, 5 
Colehill, 
Tamworth      -47 -47  

0001/2014 19/03/2014 

Converting and extending 
the existing public house 
(A4) to a new A1 (Shops) 
unit 

The Anchor Inn, 
Glascote Road, 
Glascote, 
Tamworth, 
Staffs, B77 2AF    418   418  

0028/2014 15/05/2014 

Demolition of existing club 
premises and site 
clearance and erection of 
new convenience store 
(A1 use) together with 
new site access, car park 
and external works  

Dosthill 
Cosmopolitan 
Club, High 
Street, Dosthill    372   372  

0074/2014 24/04/2014 

Change of use from 
Tattoo shop (Sui Generis) 
to Toy shop (A1) 

31 Market 
Street, 
Tamworth, 
Staffs, B79 7LR    39   39  

0115/2014 19/05/2014 

Change of use from A1 
(Shop) to A3 (Restaurant 
and Cafes) 

7 Lower 
Gungate, 
Tamworth, 
Staffs, B79 7AE      -51 -51  

0152/2014 23/06/2014 

Change of use from A1 
(shop) to A2 (financial and 
professional services) and 
A5 (hot food takeaway) 

Cooperative 
Store, Glascote 
Road, Glascote, 
Tamworth, 
Staffs, B77 Co-operative Store    -194 -194  

 
 
5.2 Of particular importance in these applications is the renewal of planning 

permission for a large new retail development at the Gungate Precinct within the 
town centre. This development will make a significant contribution to retail need 
over the Plan period and it is important that inappropriate retail development 
outside of the town centre does not render it unviable and prevent it coming 
forward.  
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5.3 The loss of the main convenience store (co-op) within Glascote Road Local 

Centre and the approval of a new, larger Co-op store close by but outside of that 
local centre (planning applications 0152/2014 and 0443/2013 respectively) are a 
good example of where an impact assessment requirement could have prevented 
what will undoubtedly be development that is detrimental to the viability and 
vitality of the Glascote Road Local Centre. 

 
6. Threshold Policy Recommendations 
 
6.1 Recent monitoring of applications and through vacancy surveys demonstrate a 

clear trend of decline in town centre retail floorspace but an increase across the 
district overall. Whilst there is an extant permission for Gungate development 
which could have a significant positive impact, the delivery and success of this 
development will be reliant in part on restricting the amount of floorspace 
delivered outside of the town centre. It is therefore necessary to ensure that to 
prevent further erosion of town centre viability and vitality, out of town centre 
proposals are assessed in detail for their potential impact on the town centre. 

 
6.2 As there is already a large proportion of out of centre retail floorspace, and given 

the evidence of a continued trend of decline, it is deemed necessary in Tamworth 
to set a lower impact assessment threshold to protect against the effect of 
cumulative applications under the NPPF requirement of 2500sq.m which would 
otherwise be able to apply for planning permission without justification on impact 
and capacity of the new floorspace. 

 
6.3 It is worth noting that according to the Sunday Trading laws, a ‘large shop’ is one 

which is over 280sq.m. This is a useful guide to national thinking as to what 
constitutes a ‘large shop’ which generates a reasonable amount of trade (and 
therefore the potential to result in an impact on shopping trends). 

 
6.4 96% of retail units within the Tamworth Town Centre are under 500sq.m in floor 

area and 93% are under 300sq.m in floor area (85% under 200sq.m). Given the 
proximity and impact of the out of town retail parks, a threshold of between 200 
and 300 sq. metres would appear to be sensible and reasonable. It is therefore 
considered that applications for main town centre uses within the retail parks (and 
strategic employment sites as discussed previously) should require a town centre 
impact assessment where they have a floorspace exceeding 250 sq. metres. 

 
6.5 Local and neighbourhood centres have a complementary role as part of the 

established retail hierarchy, serving the local community. The existing centres 
ensure a sustainable focus and pattern for development with each having its own 
distinctive character and mix of uses, including shops, services and community 
facilities. 

 
6.6 Specifically, Local Centres have a localised role and function and should be 

subject to a threshold which reflects development that is unlikely to be 
accommodated in the existing units within those centres, due to its size. As such, 
a floorspace threshold of 250 sq. metres is recommended for main town centre 
uses outside of Local Centres. 

 
6.7 Neighbourhood Centres are smaller than Local Centres and their role is more 

localised (not having as wide a range of users geographically). Given the scale 
and function of these centres it is considered that even a small shop or other 
town centre use nearby could have a significant impact on the viability and vitality 
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of a Neighbourhood Centre and consequently a lower threshold of 100sq. metres 
is recommended for main town centre uses within 400m of a neighbourhood 
centre. 

 
6.8 Given that 96% of retail units within the Town Centre are under 500 sq. metres in 

terms of floorspace, it is recommended that in the case of all other areas outside 
of the defined centres a floorspace threshold of 500 sq. metres should be applied 
for requiring an impact assessment with an application, on the basis that a new 
proposal out of town of up to 500sq.m will be adequately dealt with through the 
application of the sequential test, due to the availability of similar size units within 
the Town Centre. 

 

 


