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1. INTRODUCTION
1.1
In July 2011 England & Lyle prepared the Tamworth Town Centre and Retail
Study for Tamworth Borough Council. The Study was intended to provide the Council
with evidence to develop policies in relation to retailing and town centre development.
The Town Centre and Retail Study reviewed existing retail and leisure provision in the
Borough, existing shopping patterns based on a household survey, and future shopping
and leisure need to 2026. It included a detailed health check of the town centre and
more general health checks of the local and neighbourhood centres. A qualitative
assessment was made of the town centre. Policy advice was given on the hierarchy of
centres, retail capacity, the town centre and primary shopping area boundaries and
floorspace thresholds for impact assessments.
1.2
A partial update of the 2011 Town Centre and Retail Study was carried out by
England & Lyle in a Supplementary Report, January 2012. The Supplementary Report
updated the population and expenditure analysis and forecasts and the assessment of
quantitative and qualitative need. It provided further policy advice on Plan-Making
Policies and Sites for Development.
1.3
England & Lyle have now been commissioned by the Borough Council to
undertake a Town Centre and Retail Study Update focusing on an updated town centre
uses need assessment and policy formulation and the identification of potential town
centre uses allocations with subsequent site selection and appraisal. The approach and
methodology used in the Study Update are the same as in the previous reports.
1.4
The aim of this Study Update is to provide the Borough Council with the evidence
to develop policies in relation to retailing and town centre development. The Study
Update is concerned with research and advice on town centre development and retail
policy. It advises on the management and growth of Tamworth town centre, the need for
future town centre uses and the other requirements of the National Planning Policy
Framework. The report will be an important part of the evidence base for the
preparation of Tamworth Borough Council Local Plan. It will provide a robust and sound
evidence base for the preparation of Local Plan policy that directs the appropriate levels
of town centre uses to the appropriate and sustainable locations in line with national
guidance.
1.5
The July 2011 Study was informed by a telephone household telephone survey
across the Borough. It is not necessary to update the household survey. The only
significant new retail developments in the last two years have been the Lidl supermarket
on Bolebridge Street and large format comparison goods developments in Ventura
Retail Park and Cardinal Point. We do not expect that shopping patterns will have
changed significantly as a result of these new developments. The market shares of
different centres and retail parks are unlikely to have changed to any great extent.
Therefore we rely on the expenditure flows from zones to centres assessed in the
original Study but updated based on the latest retail expenditure data. We use the same
definition of the study area and the same 8 zones used for analysis in the previous
study. The study area and zones are shown in Figure 1.
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2. POLICY CONTEXT
Local Plan
2.1
The Tamworth Local Plan 2001-2011 was adopted in July 2006. Some policies
have been saved and will remain until replaced through the Local Development
Framework. The Council is preparing a revised Local Plan. In November 2012 the
Council submitted the 2006-2028 Local Plan for examination. Following comments by
the Local Plan Examination Inspector, the Council decided to withdraw the Plan. Work
has progressed on the preparation of a revised Local Plan. The Draft Local Plan is due
to be published for consultation early in 2014.
2.2
The Local Plan will set out the Council’s vision, strategic objectives and land use
allocations for future development for Tamworth. The Submission Local Plan will
include a Spatial Strategy for Tamworth. In relation to town centre uses the Plan will
include Strategic Policies covering town centre uses including retail, and employment
including offices, and Land Use Allocations for town centre uses. The regeneration of
the town centre is an LSP priority and a corporate priority.
2.3
As part of the revision of the submitted Local Plan, the plan period is being
extended and some of the evidence base is being refreshed. The Employment Land
Review has been updated with a new need assessment for employment needs
including offices. In relation to retail and town centre uses, the current evidence base
is provided by work carried out by England and Lyle in 2011 and 2012. The current
Town Centre and Retail Study Update will bring the evidence for the Local Plan up to
date for retail and town centre uses.
National Planning Policy Framework
2.4
In relation to the objective of ensuring the vitality and viability of town centres,
paragraph 23 of the NPPF states that:
“Planning policies should be positive, promote competitive town centre environments
and set out policies for the management and growth of centres over the plan period. In
drawing up Local Plans, local planning authorities should:






recognise town centres as the heart of their communities and pursue policies to
support their viability and vitality;
define a network and hierarchy of centres that is resilient to anticipated future
economic changes;
define the extent of town centres and primary shopping areas, based on a clear
definition of primary and secondary frontages in designated centres, and set
policies that make clear which uses will be permitted in such locations;
promote competitive town centres that provide customer choice and a diverse
retail offer and which reflect the individuality of town centres;
retain and enhance existing markets and, where appropriate, re-introduce or
create new ones, ensuring that markets remain attractive and competitive;
3









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 sites;
allocate appropriate edge of centre sites for main town centre uses that are well
connected to the town centre where suitable and viable town centre sites are
not available. If sufficient edge of centre sites cannot be identified, set policies
for meeting the identified needs in other accessible locations that are well
connected to the town centre;
set policies for the consideration of proposals for main town centre uses which
cannot be accommodated in or adjacent to town centres;
recognise that residential development can play an important role in ensuring
the vitality of centres and set out policies to encourage residential development
on appropriate sites; and
where town centres are in decline, local planning authorities should plan
positively for their future to encourage economic activity.”
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3. REVIEW OF EXISTING PROVISION IN TAMWORTH
Tamworth Town Centre
3.1
Information on existing shopping and service provision in Tamworth town centre
has been obtained from the latest Goad Category Report for the town centre in April
2013. The Goad Category Report is included in Appendix 1. The composition of uses in
the town centre is shown below. The Goad survey area is slightly larger than the town
centre boundary used by the Council and it contains slightly more retail and commercial
uses. The Council has its own monitoring data on town centre uses and vacancies but
for consistency with the previous Town Centre and Retail Study and to allow
comparisons with national data, we continue to use Goad data.
UNITS
Convenience
Comparison
Retail Services
Leisure Services
Financial & Business Services
Vacant
Total Retail and Service

Units

Percent

UK

24
92
43
61
45
41
306

7.8%
30.1%
14.1%
19.9%
14.7%
13.4%
100%

8.2%
32.9%
13.9%
22.2%
11.0%
11.6%
100%

3.2
The composition of units is very similar to the UK national average, though with
a slightly lower proportion of comparison goods shops and a slightly higher proportion
of vacant properties. The composition of services is similar to the national average.
Compared with the 2011 Study which used Goad data for 2009, there has been a
decrease in convenience and comparison shops in the town centre and vacancies have
decreased very slightly.
FLOORSPACE
Convenience
Comparison
Services
Vacant
Total Retail and Service

Floorspace
(sq.ft. gross)
43,800
224,800
251,100
65,000
584,700

Percent

UK

7.5%
38.5%
42.9%
11.1%
100%

14.7%
36.5%
39.5%
9.3%
100%

3.3
The breakdown of floorspace in Tamworth shows a higher proportion in
comparison goods, slightly higher than the national average. In the UK as a whole there
is a higher proportion of floorspace in convenience goods, reflecting the larger average
size of foodstores in town centres nationally. Tamworth has a higher proportion of
floorspace in services than the UK average. The proportion of vacant floorspace is lower
than the proportion of vacant units in Tamworth and nationally, showing a relatively
small average size for vacant properties.
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3.4
Tamworth town centre is not well represented by supermarkets. The town
centre has several small supermarkets – the Co-op in Church Street, Iceland in the
Ankerside Centre, a small Morrisons (former Netto) in Offa Drive and Farmfoods in
Middle Entry.
3.5
There are very few multiple non-food retailers in the town centre. The main
multiples present are Boots, Argos, Wilkinsons, Burtons, Clarks, Superdrug and
Carphone Warehouse.
3.6
The primary shopping area is concentrated in the Ankerside Shopping Centre and
the pedestrianised areas of George Street, Middle Entry and St Editha’s Square.
Secondary shopping areas include Colehill and Church Street.
Out-of-Centre Developments
3.7
There are significant out-of-centre retail developments in the Ventura Retail Park
Jolly Sailor Retail Park and other out-of-centre supermarkets and retail warehouses. The
Ventura and Jolly Sailor Retail Parks contain Asda and Sainsbury’s superstores as well as
major comparison goods retailers.
3.8
Ventura Retail Park contains retailers such as Homebase, Halfords, Currys,
Mothercare World, Toys R Us, Matalan, Boots, Sports Direct, Carpetright, Next, WH
Smith, Benson Beds and New Look as well as Asda and several café/restaurant units.
Adjacent to Asda is a Marks & Spencer store.
3.9
Jolly Sailor Retail Park contains retailers such as Brantano, Pets at Home, TK
Maxx and Argos as well as Sainsbury’s and McDonalds. Planning permission has been
granted for new restaurant units. To the south of Jolly Sailor Retail Park is a new John
Lewis at Home store.
3.10 The Cardinal Point development to the west of Jolly Sailor Retail Park includes a
B&Q Warehouse store, Next Home and Maplins.
3.11 There is other retail warehouse provision in the Tame Valley Industrial Estate at
Wilnecote, comprising B&Q, Wickes and Topps Tiles, as well as the Morrisons and Co-op
foodstores in the same area.
3.12 There is an edge-of-centre Aldi discount store on Saxon Drive and a new Lidl
discount store on another edge-of-centre site at Bolebridge Street.
Local Centres
3.13 Tamworth is not well represented by local centres. Most are very small. The
largest groups of local shops and services defined as local centres are at:
 Amington Road, Bolehall
 Caledonian Centre, Glascote
 Coton Green (Fontenaye Road)
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Ellerbeck, Stonydelph
Glascote Road
High Street, Dosthill
Masefield Drive, Leyfield, and
Tamworth Road, Amington.

Leisure Provision
3.14







Commercial leisure provision in Tamworth includes:
Odeon cinema, Bolebridge Island
Snowdome and Swim & Fitness leisure centre, Leisure Island
Strykers Ten Pin Bowling Alley, Arena Health & Fitness and Kube night club at
River Drive
Gala Bingo, Spinning School Lane
Trinity Night Club, Spinning School Lane
Bannatyne’s Health Club, Bolehill Road.

Health of the Town Centre
3.15 The July 2011 Town Centre and Retail Study included a detailed health check of
Tamworth town centre. The overall vitality and viability index based on key indicators of
the health of the centre was 3.4 which represents a better than average level of vitality
and viability.
3.16 Tamworth’s strengths are: its leisure and entertainment facilities (although some
of these are located outside the town centre); its overall capacity for growth and
change, including major redevelopment opportunity on the Gungate site to consolidate
and expand the centre; a good representation of street markets; good pedestrian flow;
good car parking; good accessibility by public transport; ease of movement in the town
centre; the security offered by the CCTV system; customer and residents’ satisfaction
with the centre; the physical appearance of properties; the quality of open
spaces/landscaping; and the availability and condition of public toilets. Due to the
existence of strong retail and office destinations outside the town centre, it is
considered to under-perform in relation to competing floorspace outside the centre,
and the availability of food shopping in the town centre is also under represented. All
other factors in the town centre were rated as ‘fair’ with particular opportunities for the
town centre to improve in terms of its overall diversity of uses, retailer representation,
shopping rents, vacant floorspace, undeveloped sites, ease of pedestrian movement to
main attractions, need for improvements, and the potential for linked trips to the town
centre.
3.17 The 2011 health check has not been updated but we consider that the overall
vitality and viability of the town centre remains much the same. The current vacancy
rate is similar to that in 2011. The latest FOCUS Town Report for Tamworth shows some
decline in recent years in retail rental levels and the number of retailer requirements
but the data is not completely up-to-date.
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4. EXPENDITURE ANALYSIS AND FORECASTS
4.1
The 2011 study used an Experian Retail Planner report for the Tamworth study
area and zones in 2009 as the source of base data on existing population and
expenditure in each zone. Data is available for convenience and comparison goods
expenditure.
4.2
This Study Update assesses the quantitative need for future retail development
in Tamworth in the Local Plan period to 2031. In assessing quantitative need we take
account of existing and forecast population levels, forecast expenditure for convenience
and comparison goods and forecast growth in retail sales densities.
Population and Expenditure Base Data
4.3
The Experian Retail Planner Report for 2009 for the Tamworth study area shows
the resident population and retail expenditure per head in each zone in convenience
and comparison goods in 2009, in 2009 prices. The zones used in the study are shown in
Figure 1 and are defined by postcode sectors. The study area extends to Lichfield in the
north west, almost as far as Ashby de la Zouch in the north east, Atherstone in the south
east and Sutton Coldfield in the south west. The study area had a total population of
248,116 in 2009.
4.4
The table below shows the population by zone and the amount of expenditure
per head in each zone in convenience and comparison goods. The expenditure figures
are compared with the UK averages shown in the Experian report in the form of
percentages of the UK base. All monetary figures are in 2009 prices.
Zone

1
2
3
4
5
6
7
8

Tamworth West
Tamworth East
Tamworth South
Fazeley
Rural North
Atherstone
Sutton Coldfield
Lichfield

Study Area Total
UK average

Population

18,042
22,671
32,406
9,285
36,122
24,398
61,624
43,568

Expenditure per person
(2008 prices)
Convenience
Comparison
£
£
1,805
2,803
1,849
2,806
1,873
2,917
1,945
3,102
1,828
2,741
1,903
2,975
2,022
3,352
1,946
3,212

Percent of UK base
Conv
%
97
100
101
105
99
103
109
105

Comp
%
99
99
103
109
97
105
118
113

248,116
1,853

2,837

4.5
The table shows that in convenience goods most zones have a level of
expenditure per head higher than the UK average, particularly in Sutton Coldfield,
Lichfield and Fazeley. Only Tamworth West has a level of convenience spending per
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head notably lower than the UK average. In comparison goods most zones again have a
level of expenditure per head higher than the UK average, with particularly high levels in
Sutton Coldfield, Lichfield and Fazeley. Only the Rural North zone has a level of
comparison spending per head notably lower than the UK average
4.6
In convenience goods expenditure per person has to be adjusted to exclude
spending on non-store retail sales (or special forms of trading) such as Internet
shopping. The proportion of non-store retailing in convenience goods nationally in 2009
shown in Experian Retail Planner Briefing Note 11 (October 2013) is 1.4%. This is a lower
figure than that used in the Town Centre and Retail Study report because Experian have
adjusted the estimates of non-store retail sales to exclude Internet sales of goods
sourced from within stores. It is considered by Experian to be a more reliable
representation of retailing in physical retail outlets. Multiplying population by spending
per person in each zone (excluding non-store retailing) gives total convenience goods
spending by zone. The total spending by residents on convenience goods in 2009 is
£468.44 million. The calculations are shown in detail in Appendix 2A.
4.7
In comparison goods expenditure per person also has to be adjusted to exclude
spending on non-store retailing such as Internet shopping. The proportion of non-store
retailing in comparison goods nationally in 2009 shown in the Experian Retail Planner
Briefing Note 11 (October 2011) is 8.2%. Multiplying population by spending per person
in each zone (excluding non-store retailing) gives total comparison goods spending by
zone. The total spending by residents on comparison goods in 2009 is £693.64 million.
The calculations are shown in detail in Appendix 2B.
Population and Expenditure Forecasts
4.8
Previously we have used the ONS population projections for Tamworth Borough
as the basis for our population forecasts. However, the latest Interim 2011-based
population projections extend forward only to 2021. Longer term forecasts are available
from the Southern Staffordshire Districts Housing Needs Study by Nathaniel Lichfield &
Partners, May 2012 for the period to 2031. The study uses different scenarios of
population growth but we have adopted the ‘baseline scenario’ for the purposes of
assessing shopping needs.
4.9
Forecasts of expenditure per person on convenience and comparison goods are
based on data published in the latest Experian Retail Planner Briefing Note 11, published
in October 2013. Expenditure on non-store retailing such as Internet shopping is
excluded from the figures of spending in shops.
4.10 Population and expenditure forecasts are shown in Appendix 3. Appendix 3A
indicates the forecasts of population by zone up to 2031.
4.11

The forecasts of total population for Tamworth Borough as shown below:
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2011
2012
2016
2021
2026
2031

75,900
76,200
77,600
79,600
81,300
82,800

4.12 For the zones within Tamworth Borough we have distributed the population
growth between zones based on data provided by the Council on future housing
developments (commitments and allocations) within Tamworth. The proportional split
between zones is Zone 1 (West) 10%, Zone 2 (East) 64% and Zone 3 (South) 26%.
4.13 Population growth in the other zones in the study area is taken directly from the
Experian Retail Planner reports, which use trend-based projections. The population
forecasts by zone have been aggregated into the primary catchment area (Zones 1-4)
and secondary catchment area (Zones 5-8).
4.14 Expenditure has been projected forward to 2031 using forecasts in Experian
Retail Planner Briefing Note 11 (October 2013). The forecasts of retail expenditure per
head are from the Experian business strategies model of disaggregated consumer
spending. They are not just trend-based but take account of economic cycles in the UK
economy. The average annual forecast growth rates are as follows.
Expenditure Growth
per person per annum

Convenience
goods

Comparison
goods

-0.6%
-2.6%
-0.8%
x0.975
x1.029
+0.7% pa

+1.3%
+0.8%
+2.2%
x1.088
x1.116
+2.8% pa

2009-2010
2010-2011
2011-2012
2012-2015
2016-2020
2021-2031

4.15 The forecasts indicate a significantly higher growth in expenditure on
comparison goods than on convenience goods. In convenience goods the no growth is
forecast until after 2016 and the longer term growth rate is lower than that in previous
forecasts. In comparison goods there is modest growth in the short term and the longer
term growth is also lower than in previous forecasts.
4.16 The expenditure growth rates shown above have been to be adjusted by
Experian to exclude non-store retailing. Experian forecast that non-store retailing
including Internet shopping will increase significantly in the next 10 years to around 5%
of convenience goods and 16% of comparison goods spending. Appendix 3 of Retail
Planner Briefing Note 11 shows annual growth in spending excluding non-store retailing.
4.17 The population forecasts have been combined with retail expenditure per
person by zone (excluding non-store retailing) in future years to forecast total
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expenditure in the study area. Appendix 3B shows population and expenditure forecasts
for convenience goods and Appendix 3C shows population and expenditure forecasts for
comparison goods.
4.18 The expenditure forecasts for the study area excluding non-store retailing are
summarised below.
Expenditure Forecasts
(2009 prices)
Convenience Goods
Comparison Goods

2009
£m
468.7
693.7

2012
£m
457.3
735.2

2016
£m
453.2
812.5

2021
£m
475.7
924.5

2031
£m
527.8
1,261.4

4.19 In convenience goods there is no growth in expenditure to 2016 and then a small
forecast growth in expenditure up to 2021. The forecast growth from 2012 is 4% to 2021
and 15% to 2028.
4.20 In comparison goods the forecast growth in expenditure is significantly greater
with a growth of 11% from 2012 to 2016. The long term growth in comparison goods
from 2012 is 26% to 2021 and 72% to 2031.
4.21 These are cautious forecasts of expenditure growth taking account of
expenditure growth rates which are based on economic prospects as well as past trends
and which fully take account of the growth in Internet shopping in the next 10 years.
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5. NEED ASSESSMENT
Quantitative Need
5.1
In this report the quantitative capacity for retail development is assessed based
on the expenditure forecasts and the extent of trade retention within the catchment
area of Tamworth, including the town centre and the superstores and retail parks. We
adopt a market-share approach to the capacity analysis, based on the market shares of
the town centre and other retail destinations within the defined catchment area. This is
the conventional approach to assessing capacity and is the approach recommended in
the PPS4 Practice Guidance on Need, Impact and the Sequential Approach. The
Guidance remains in force until the new National Planning Policy Guidance has been
published. The approach is refined by using market shares for the primary and
secondary catchment areas separately. The primary catchment area (PCA) comprises
the three Tamworth zones plus Fazeley. Within this area, residents look principally to
Tamworth for their shopping needs. The secondary catchment area (SCA) comprises the
remainder of the study area, including Atherstone, Lichfield and Sutton Coldfield.
5.2
Expenditure in the base year 2009 in the PCA and SCA is compared with the
turnover in centres and stores estimated from the household survey. We have adjusted
the 2009 survey-based turnovers slightly to be consistent with the revised estimates of
expenditure in 2009 based on changes in the proportion of non-store retailing. The
amount of expenditure retained in the catchment areas as turnover represents the
market share or retention level. The scope for new retail floorspace in Tamworth
depends on expenditure growth and on the extent to which the retention level may
increase in the future. Any potential for clawback of leakage will increase the retention
level. The approach assumes that the town centre and other retail destinations maintain
their existing market share unless new development takes place which will increase the
attractiveness of the town centre and the retail parks and so increase their market
share.
5.3
The base year for the need assessment has been updated to 2012. Capacity is
assessed from 2012 to 2016, 2021 and then 2031. The Practice Guidance advises that
the forecasts should cover the period of the development plan documents. The period
to 2031 is relevant to the Local Plan evidence base. The capacity analysis is carried out
for convenience and comparison goods.
5.4
After assessing the potential for an increase in market shares or retention
levels and the amount of expenditure retained, it is then necessary to allow for an
increase in turnover in existing shops to reflect the trend towards improvement in sales
productivity over time as shops become more efficient. This trend is particularly evident
in comparison goods. The latest advice on these improvements from Experian is that in
convenience goods there will be no increase in sales efficiency until 2021 and then it is
anticipated to increase by 0.1% per annum after 2021. In comparison goods sales
efficiency is projected to increase at an average of 2.0% per annum throughout the
Local Plan period.
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5.5
Subtracting the future turnover of existing shops from the amount of
expenditure retained gives the surplus capacity in each forecast year. An allowance
must then be made for any commitments for new retail development. There are several
commitments to be taken into account, particularly for comparison goods. After
allowing for commitments, the analysis shows the amount of residual capacity in the
catchment area. The capacity analysis tables are contained in Appendix 4.
Convenience Goods
5.6
Appendix 4A shows the capacity analysis for convenience goods. The retention
levels in 2009 are 91.4% in the PCA, 22.2% in the SCA and 44.5% overall. There is little
potential for the retention level in the PCA to increase but the development of the new
Lidl store in Bolebridge Street could result in a small increase in retention to 92%. We do
not anticipate any increase in Tamworth’s market share from the SCA where foodstores
in other competing centres such as Lichfield, Sutton Coldfield and Atherstone exert a
strong influence. If there is no new foodstore development in Tamworth (other than Lidl
and the approved convenience store on Watling Street) it is unlikely that shoppers from
the SCA would use stores in Tamworth to a greater extent than they do now. Our
judgement is that the future market shares for convenience goods will be 92% in the
PCA and 22% in the SCA, with an overall market share of 45% in the study area as a
whole.
5.7
Applying these retention levels to the expenditure forecasts gives the amount of
expenditure available to be spent in Tamworth in future years. After subtracting the
projected future turnover in Tamworth, and allowing for a longer term growth in sales
density and commitments, there is no expenditure capacity in 2016. In 2021 there is a
very small residual capacity in 2021 of £1.2m, rising to £23.9m in 2031.
Comparison Goods
5.8
Appendix 4B shows the capacity analysis for comparison goods. The retention
levels in 2009 are 83.2% in the PCA, 36.4% in the SCA and 51.1% overall. Compared to
convenience goods, there is potential for Tamworth’s market share of comparison
expenditure to increase because of the significant amount of new floorspace already
approved in Tamworth, both in the town centre (Gungate) and in the retail parks.
Existing comparison goods trade in Tamworth is drawn fairly equally from the PCA and
the SCA. Our assessment, based on an estimate of clawback to these new retail
developments, is that the retention level in the PCA could increase to 92% by 2016.
Clawback could also result in an increase in Tamworth’s market share from the SCA to
42% by 2016. Our judgement is that the future market shares for convenience goods will
be 92% in the PCA and 42% in the SCA, with an increase in overall market share of the
study area as a whole from 51% to 58%.
5.9
Applying these retention levels to the expenditure forecasts gives the amount of
expenditure available to be spent in Tamworth in future years. After subtracting the
projected future turnover in Tamworth, allowing for growth in sales density, there is a
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surplus expenditure capacity from 2012 onwards. However, most of this capacity is
taken up by commitments, especially the Gungate scheme.
5.10 We have estimated the turnover of the new floorspace developed in Ventura
Retail Park (mezzanines), the new John Lewis at Home store and the Cardinal Point
development – all of which take up available capacity in 2012. From 2016 onwards we
have also taken account of the turnover in the Gungate scheme. The turnover of these
developments has been estimated based on their floorspace and assumed sales density.
We have also adopted the guidance in the Experian Retail Planner Briefing Note that
further growth in sales densities can be expected in comparison goods sales densities
because of the continuing trend towards more modern, higher density stores. The
forecast growth rate in sales densities is 2.0% per annum.
5.11 Allowing for the estimated turnover of these recent retail developments and the
Gungate scheme, there is a negative residual expenditure capacity in 2012 and 2016.
Even in 2021 there remains a negative residual capacity of £36.0m. The residual capacity
in 2031 is £35.8m. This is a slightly lower figure than the capacity of £38.4m estimated
for 2026 in the Town Centre and Retail Study. It is lower than the estimate of £70.8m in
2028 made in the Supplementary Report because of a reduction in the forecast rate of
expenditure growth in comparison goods, a higher estimate of growth in floorspace
efficiency and a correction in the floorspace and turnover used for the Gungate scheme.
5.12 The retail need assessment for Tamworth is heavily dependent on the
assumptions made about the implementation of the Gungate scheme. Appendix 4B
shows that the total turnover in commitments in 2016 is £112.9m. Of this total the
estimated turnover of the Gungate scheme in 2016 is £72.3m and the estimated
turnover of recent developments is £40.6m. The surplus expenditure capacity in 2016 is
£64.9m. Therefore, if the Gungate scheme is not developed by 2016, there would be a
residual capacity of £24.3m to support new comparison goods floorspace. In 2021 the
residual capacity excluding Gungate is £43.8m and by 2031 it increases to £133.1m. The
implications for floorpace capacity with and without the Gungate scheme are shown in
the table below.
Conclusions on Capacity
5.13 The following tables summarise the forecasts of floorspace capacity based on the
figures of residual capacity in Appendix 4. The forecasts are presented for convenience
and comparison goods. In convenience goods we assume an average sales density of
£12,000 per sq.m. net which is typical of large foodstores and a net/gross floorspace
ratio of 70%.
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CONVENIENCE GOODS
Residual capacity
Sales density (£ per sq.m. net)
Net floorspace (sq.m.)
Gross floorspace (sq.m.)

2016

2021

2031

-

£1.2m
£12,000
100
150

£23.9m
£12,000
2,000
2,900

5.14 In comparison goods we assume an average sales density of £5,000 per sq.m. net
in 2016 which is typical of town centre comparison floorspace, with an increase in
floorspace efficiency of 2% per annum to £5,500 in 2021 and £6,700 per annum in 2031.
We also assume a net/gross floorspace ratio of 70%.
COMPARISON GOODS
(taking account of Gungate
scheme as a commitment)
Residual capacity
Sales density (£ per sq.m. net)
Net floorspace (sq.m.)
Gross floorspace (sq.m.)

2016

2021

2031

£5,000
-

£5,500
-

£35.8m
£6,700
5,300
7,600

5.15 The limited capacity for further convenience goods shopping until after 2021
implies that the Council should be cautious in allowing any further foodstore
developments outside the town centre in the short term. The residual capacity by 2031
would support in the order of 2,000 sq.m. net (3,000 sq.m. gross) convenience
floorspace if it was developed for one of the leading food retailers, or more if it was
developed for discount food retailing. We have assumed that all of the floorspace in the
Gungate scheme will be used for comparison goods shopping but some of it could
provide the opportunity for food shopping.
5.16 In comparison goods the Council should also be cautious about allowing any
further retail development outside the town centre in the short to medium term, until
after the Gungate redevelopment scheme has been completed. The larger residual
capacity in comparison goods in 2031 would support in the order of 5,300 sq.m. net.
This is equivalent to 7,600 sq.m. gross floorspace. This longer term capacity would
provide the potential for further retail development/redevelopment within the town
centre.
5.17 We suggest that sites need to be found in the town centre to accommodate up
to an additional 8,000 sq.m. gross floorspace as well as the Gungate scheme. The key
requirement for the Local Plan will be to find the most suitable sites to accommodate
the additional capacity of 8,000 sq.m. gross floorspace in the town centre. This is
smaller than the forecast of floorspace capacity of 11,000 sq.m. gross in 2026 in the
Town Centre and Retail Study.
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Qualitative Need
5.18 The PPS4 Practice Guidance sets out the basis for assessing qualitative retail
need. This section provides an assessment of qualitative need in Tamworth town centre
using factors advised in the Practice Guidance. The Practice Guidance describes five
factors which are frequently used to identify qualitative retail need:
(a) Deficiencies or ‘gaps’ in existing provision
(b) Consumer choice and competition
(c) ‘Overtrading’ congestion and overcrowding of existing stores
(d) Location specific needs-deprived area considerations
(e) The quality of existing provision
Deficiencies or ‘Gaps’ in Existing Provision
5.19 The three large foodstores in Tamworth (Asda, Sainsbury’s and Morrisons)
together with the Co-op supermarket have a dominant role for convenience goods
shopping. The role of the town centre for convenience shopping is limited. The
Tamworth primary catchment area retains 91% of available expenditure on convenience
goods. There is very little potential for additional convenience goods floorspace in the
short term but the potential that does exist in the longer term should ideally be
accommodated in the town centre to improve the choice and provision of food
shopping for local residents and help to make the town centre more attractive to
shoppers.
5.20 The role of the town centre for comparison goods shopping is significantly
greater than it is for convenience goods. The town centre attracts 28% of comparison
goods spending by Tamworth residents. But the Ventura and Jolly Sailor Retail Parks and
the other retail warehouses in Tamworth attract 58% of the comparison spending of
Tamworth residents. The town centre’s role for comparison shopping is much less than
that of the retail parks. In total the retail parks have a turnover that is almost twice as
much as that of the town centre.
5.21 The Tamworth primary catchment area retains 83% of available expenditure on
comparison goods. We believe there is potential for the retention level in the PCA to
increase to 92% as a result of recent new retail developments in the retail parks and the
proposals for the Gungate scheme. These developments will also increase Tamworth’s
market share of comparison spending from the SCA but that potential will be
constrained by retail development that takes place in towns in the SCA such as the
Friarsgate scheme in Lichfield. We do not believe it is likely that a proposed urban
extension at Sutton Coldfield would increase the retention level in the SCA any further
because residents in that area would probably find it more attractive to shop in Sutton
Coldfield and Birmingham rather than Tamworth. In our view the retail developments
already committed in Tamworth will meet the qualitative need for an improvement in
comparison goods shopping for the next ten years. It is only after the completion of the
Gungate scheme that there will be any further potential for comparison shopping in
Tamworth. In our view future planning policy in Tamworth should seek to shift the
balance of attraction from the retail parks more towards the town centre.
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Consumer Choice and Competition
5.22 Tamworth town centre has very strong potential for improvement through
consolidation, redevelopment and expansion through the Gungate scheme,
improvements to the Ankerside Centre and other longer term redevelopments. We
believe that the out-of-centre retail destinations in Tamworth have become too
dominant compared to the town centre and the balance needs to be redressed.
Promoting the vitality and viability of the town centre through new development and
improvements should be accompanied by control of further development in the retail
parks that could weaken the attraction of the town centre.
5.23 Issues of consumer choice and competition are often most relevant to the
development of large foodstores. In some situations a new foodstore development can
be supported because it would improve the existing limited choice and competition for
food shopping. In our view there is not a limited choice and competition for food
shopping in Tamworth. The town has three of the four leading national food retailers, all
of which appear to be trading well – in fact, over-trading (see below). There is no
evidence of qualitative need for another large foodstore to improve choice and
competition. The qualitative need that does exist in convenience goods is for some
additional food shopping in the town centre. There may be potential for the Gungate
scheme to meet the longer term capacity for additional floorspace for food shopping as
well as comparison shopping.
‘Overtrading’, Congestion and Overcrowding of Existing Stores
5.24 Our ‘survey-based’ estimates of turnover show that the Asda, Sainsbury’s and
Morrisons superstores in Tamworth are all trading at sales densities above their
company averages. This evidence of ‘over-trading’ is an indication of the popularity of
the three stores and the strength of attraction of Tamworth for food shopping. They are
dominant in meeting the food shopping needs of Tamworth residents. Over-trading can
be an indicator of qualitative need but in our view the levels of over-trading in the three
superstores in Tamworth are not excessive. They are not sufficient to justify further
large-scale foodstore provision on the grounds of over-trading in a situation where
there is not a quantitative capacity for a large amount of additional convenience goods
floorspace. We do not anticipate any requirement for additional convenience floorspace
until the longer term, beyond 2021.
5.25 The retail parks in Tamworth also appear to be over-trading. Although we do not
have quantitative evidence of over-trading in the retail parks, inspection ‘on the ground’
and the findings of the household survey show that the retail parks suffer from traffic
congestion and parking difficulties that follows from their popularity. They could be
regarded as a victim of their own success. In these circumstances the solution is to
relieve the pressure on the retail parks by promoting the town centre as a retail
destination and restricting further growth of out-of-centre shopping.
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Location-Specific Needs / Deprived Area Considerations
5.26 National policy recognises that the needs of deprived areas should be taken into
account in planning for town centres and retail development. Levels of convenience and
comparison goods expenditure in the Tamworth zones are very similar to the UK
average. However, the town suffers from a number of socio-economic problems and has
some areas of deprivation. The approach to meeting qualitative need at the local level
should be to ensure that in the smaller centres there is an adequate provision of shops
and services to meet the needs of the resident population in those localities.
The Quality of Existing Provision
5.27 Our observation of Tamworth town centre indicates that there are deficiencies
in the quality of shopping provision. In the household survey 13% of respondents
mentioned the need for better quality of shops in the town centre as one of the most
important aspects of changes and improvements in Tamworth town centre, the third
highest response after more/better choice of shops and cheaper/easier car parking.
5.28 In our view, the retail parks in Tamworth offer a generally better quality of
shopping provision than the town centre. Although this may not be to the overall
disadvantage of shoppers in Tamworth, it is not in the long term best interests of the
town centre for higher quality shopping provision to be concentrated in the retail parks.
The overall quality of shopping in the town centre itself needs to be improved. It is clear
that the town centre is facing difficulties in competing with the attraction of the retail
parks for shopping. There may be an opportunity for the town centre to increase its role
for other uses and activities such as leisure and catering which would help to improve
the vitality and viability of the centre.
Need for Other Town Centre Uses
5.29 The need / scope for additional floorspace for other main town centre uses has
been assessed taking account of expenditure growth, commitments and deficiencies in
existing service provision. The Experian Retail Planner reports provide estimates of
leisure expenditure in each study zone for 2009 (in 2009 prices). Data is given for 6
categories of leisure expenditure and for total leisure spending.
5.30 The data are shown below in the form of leisure spending per person and with a
comparison with the UK base (national average).
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Zone
Leisure Expenditure
Per person (per annum)
Accommodation services
Cultural services
Games of chance
Hairdressing salons and
personal grooming
Recreational and
sporting services
Restaurants, cafes, etc
Total leisure spending
Per person
c/f UK base

1

2

3

4

5

6

7

8

UK

£
88
211
191
83

£
83
219
195
77

£
90
223
188
82

£
103
231
185
95

£
89
245
149
75

£
98
222
179
83

£
125
239
164
107

£
117
232
162
99

£
99
249
141
85

69

70

74

83

91

77

95

88

95

926
1568

939
1583

976
1634

1033
1731

983
1632

976
1636

1109
1840

1064
1763

1035
1703

92%

93%

96%

102%

96%

96%

108%

104%

-

5.31 The largest category of leisure spending in the UK is restaurants and cafes
(including pubs), with 60% of spending. The next highest are cultural services (cinemas,
theatres, etc); games of chance (bookmakers, bingo, etc); recreational and sporting
services (horse racing, golf, swimming and other sports); and accommodation services
(hotels, caravan sites, etc).
5.32 Total leisure spending per person in the study area is highest in Zone 7 Sutton
Coldfield where it is 108% of the UK base followed by Lichfield at 104%. It is lowest in
Zones 2 Tamworth West (92% of the UK base) and Zone 3 (93% of UK). This is a similar
pattern to the analysis of retail expenditure.
5.33 Leisure expenditure per person in the study area is slightly lower than
convenience goods expenditure per person but is just above half of the amount of
comparison goods expenditure per person. Experian forecast that leisure expenditure
per person nationally will increase by an average of about 1.4% per annum in the period
to 2031.
5.34 In the case of expenditure on restaurants/cafes in the Tamworh zones, the total
available expenditure in 2009 was almost £70m. Based on the forecast growth rate
there could be an increase in spending on restaurants/cafes in Tamworth of about £13m
by 2021 and £25m by 2031. The three restaurants recently approved on the former
Allied carpets site in the Jolly Sailor Retail Park have a total floorspace of 873 sq.m. and
an estimated total turnover of £2.3m. There is potential for further restaurant/café
provision in the Local Plan period.
5.35 In line with our advice that there may be an opportunity for the town centre to
increase its role for other uses and activities such as leisure and catering, we believe
there is potential for additional leisure/catering to be concentrated in the town centre,
which would help to improve its vitality and viability.
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6. LOCAL PLAN POLICY ADVICE
6.1
The advice on Local Plan policy in this report is given in the context of the NPPF
advice on plan-making policies in relation to town centre and retail uses. This Section
makes recommendations on town centre strategy, policy wording and allocations for
town centre uses for the new Local Plan for Tamworth.
‘Town Centres First’
6.2
The NPPF states that through Local Plans local authorities should recognise town
centres as the heart of their communities and pursue policies to support their vitality
and viability. In Tamworth a health check has been carried out of the town centre but it
is important that the health check is reviewed regularly and kept up-to-date.
6.3
Our review of the capacity for retail development over the Local Plan period to
2031 indicates that:
 In convenience goods there is no expenditure capacity in 2016. In 2021 there is a
very small residual capacity in 2021, rising to about £24m in 2031 which would
support about 3,000 sq.m. gross convenience floorspace if it was developed for
one of the leading food retailers.
 In comparison goods there is a negative residual expenditure capacity up to
2021. The residual capacity in 2031 is about £36m which would support about
8,000 sq.m. gross comparison floorspace in addition to the Gungate scheme.
6.4
The comparison capacity analysis assumes that the Gungate scheme will be
developed by 2016, which may be optimistic. In terms of phasing of further town centre
retail developments, there is not likely to be capacity for additional floorspace until the
latter part of the Local Plan period, after the Gungate scheme has been completed.
6.5
The Town Centre Site Appraisals assess the potential for other sites to meet the
need for longer term retail development. Redevelopment of the Middle Entry site offers
the best opportunity for further development.
Network and Hierarchy of Centres
6.6
Local Plans should define a network and hierarchy of centres that is resilient to
anticipated future economic changes. In Tamworth the hierarchy of centres should be
defined as follows.
Town Centre
Tamworth Town Centre
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Local Centres
Amington Road, Bolehall
Caledonian Centre, Glascote
Coton Green (Fontenaye Road)
Ellerbeck, Stonydelph
Glascote Road
High Street, Dosthill
Masefield Drive, Leyfield, and
Tamworth Road, Amington.
Neighbourhood Centres
Bowling Green Avenue
Cedar Drive
Chartwell
Exley Centre
Fazeley Road / Sutton Avenue
Glascote Road / Basin Lane
Hockley (2 centres)
Kerria
Lakenheath
Park Farm Road
Pennymoor
Scott Road
Springfield Road
Tinkers Green
Watling Street, Wilnecote
Wilnecote Lane
6.7
The local centres complement the town centre by providing retail and
community facilities for their surrounding areas. They tend to have a convenience
foodstore plus a range of other shops and services including social, community and
cultural activities. The neighbourhood centres comprise smaller clusters of shops and
services which meet the day to day needs of local residential areas. The size of the local
centres means that they serve a wider area than neighbourhood centres. Due to the
limited role and function of the defined local and neighbourhoods centres in the retail
hierarchy, it is not considered that any allowance should be made for expansion of any
of these smaller centres.
Town Centre and Primary Shopping Area Boundaries
6.8
Local Plans should define the extent of town centres and primary shopping
areas, based on a clear definition of primary and secondary frontages in designated
centres, and set policies that make clear which uses will be permitted in such locations.
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6.9
The boundary of Tamworth town centre and the town centre primary shopping
area have already been defined by the Council.
6.10 The boundaries of the 8 local centres have also been defined. The local centres
do not have primary shopping areas.
Customer Choice and Competition
6.11 Local Plans should promote competitive town centres that provide customer
choice and a diverse retail offer and which reflect the individuality of town centres. In
Tamworth convenience shopping is dominated by several large out-of-centre
foodstores. Comparison shopping is concentrated mostly in the retail parks, to a much
greater extent than in the town centre. The town centre should offer consumer choice
and competition with stores outside the town centre. It should provide an attractive
retail, leisure and service offer and a distinctive environment for shopping and other
town centre uses that complements the out-of-centre retail areas and has good linkages
with them.
6.12 The limited potential for new convenience shopping floorspace in Tamworth
should be accommodated within the town centre to maximise the centre’s accessibility
and its role as the town’s community focus. Concentrating new retail, leisure, service,
tourism/cultural and office development in the town centre is the best way to ensure
that preference is given to sites that best serve the needs of deprived areas in the town.
6.13 In addition to the Gungate scheme, the town centre has the potential to
accommodate further comparison goods shopping in the longer term. To ensure that
future investment in the town centre is not harmed by further out-of-centre retail park
developments, all proposals for new retail and leisure development in the retail parks
should be expected to satisfy the sequential test and should be subject to a locally
defined floorspace threshold for impact assessments (see below).
6.14 Within the primary shopping frontages in the primary shopping area of the town
centre the Council should expect that not less than 75% of uses will fall within Use Class
A1 (Shops) as defined by the length of frontage in retail and non-retail uses. Within the
secondary shopping frontages in the primary shopping area of the town centre the
Council should expect that not less than 50% of uses will fall within Use Class A1 (Shops)
as defined by the length of frontage in retail and non-retail uses.
Markets
6.15 Local authorities should retain and enhance existing markets and, where
appropriate, re-introduce or create new ones, ensuring that markets remain attractive
and competitive. In Tamworth town centre the outdoor street market should be
protected and enhanced through environmental improvements and promotional
activity.
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Allocation of Sites
6.16 Local Plans should 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 sites.
6.17 Local Plans should allocate appropriate edge-of-centre sites for main town
centre uses that are well connected to the town centre where suitable and viable town
centre sites are not available. If sufficient edge of centre sites cannot be identified, set
policies for meeting the identified needs in other accessible locations that are well
connected to the town centre.
6.18 The Town Centre Site Appraisals will form the basis for the allocation of sites for
retail and other town centre uses.
6.19 The town centre is the most accessible and most sustainable location for retail
development in Tamworth. It is also the location which best satisfies the sequential
approach to site selection, giving preference to sites within centres. Allocating sites for
retail development within the town centre has further benefits in terms of developing
on previously-developed sites and maximising investment in a location that offers the
greatest spin-off benefits for all town centre uses.
6.20

It is not proposed to allocate any edge-of-centre sites for main town centre uses.

Proposals for Development outside Centres
6.21 Local Plans should set policies for the consideration of proposals for main town
centre uses which cannot be accommodated in or adjacent to town centres.
6.22 Tamworth town centre has a moderate level of vitality and viability but it shows
signs of weakness. Large-scale out-of-centre development has harmed the vitality and
viability of the town centre. The appropriate threshold for the town centre should be
sufficiently low to protect the town centre from new development outside the centre
that could damage the centre even further. This is particularly important at a time when
market conditions have impacted negatively upon the implementation of the approved
Gungate redevelopment scheme. The average size of retail units in the town centre is
185 sq.m. gross. It would not be appropriate to adopt such a low figure as a floorspace
threshold because individually a retail development just above that size would not be
expected to have an impact on the vitality and viability of the town centre. However,
there is a need for Tamworth town centre to be protected from the undesirable impact
of development that could harm the health of the centre. In the context of experience
elsewhere a floorspace threshold of 500 sq.m.gross would be appropriate for Tamworth
town centre. The application of this threshold would apply anywhere in the Borough.
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Therefore all proposed developments of more than 500 sq.m. gross should be subject to
an impact assessment.
6.23 The local centres in Tamworth are heavily reliant on the presence of a
supermarket as the anchor store in the centre. As noted above, the unrestricted
development of a convenience store outside these centres of more than 250 sq.m. gross
could have a significant adverse impact. A threshold of 250 sq.m. gross would be
appropriate in our opinion for the local centres in Tamworth.
6.24 Tamworth has a large number of small neighbourhood centres. These centres
also need to be protected from development outside the centres that could adversely
affect their vitality and viability. A floorspace threshold of 100 sq.m. would be
appropriate at this level of the retail hierarchy.
6.25 The application of the threshold for the smaller centres should apply to
proposals of more than 250 sq.m. gross within walking distance (400 metres) of the
boundary of a local centre and proposals of more than 100 sq.m. gross within walking
distance (400 metres) of a neighbourhood centre.
6.26 Our studies have identified that there is limited capacity for additional retail
floorspace in Tamworth, particularly in convenience goods, in the Local Plan period. In
view of the limited levels of identified capacity, it is considered that any major retail
proposals that come forward during this period outside centres have the potential to
adversely affect the vitality and viability of existing centres and, as such, an appropriate
mechanism needs to be in place to ensure that the impact of such proposals can be
appropriately assessed. These concerns relate especially to the retail parks in Tamworth.
6.27 We have previously suggested a floorspace threshold that would apply
specifically to proposals for new development within the Ventura and Jolly Sailor Retail
Parks and the Tame Valley industrial area. Such a control is appropriate because
proposals for further major out-of-centre retail developments could prejudice the
Council’s strategy for regeneration of the town centre, including the Gungate scheme
and other longer term redevelopment opportunities. The average size of unit in the
retail park is 1,870 sq.m. gross but this is much too large to be used as the basis for a
floorspace threshold. Retail warehouse units of the type that are typically being
developed in retail parks are smaller than used to be common in the past. Units smaller
than 500 sq.m. gross are usual and these are often the type of units that compete
strongly with shops in town centres. To give adequate protection to Tamworth town
centre it would be appropriate to adopt a floorspace threshold of 250 sq.m.gross for
proposed developments within defined areas of the retail parks.
6.28 In the Local Plan we would recommend that the following floorspace thresholds
are agreed for impact assessments.
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Area for Application of Floorspace Thresholds

Assessment Required

Tamworth Town
Centre

Tamworth Borough, outside the town centre
primary shopping area (unless within the
catchment of a Local or Neighbourhood
Centre or in the Ventura/Jolly Sailor Retail
Parks or the Tame Valley Industrial Estate)

over 500 sq. metres gross

Local Centres

Within 400 metres of the boundary of a Local
Centre

over 250 sq. metres gross

Neighbourhood
Centres

Within 400 metres of a Neighbourhood
Centre

over 100 sq. metres gross

Retail Parks and
industrial areas

Within the Ventura/Jolly Sailor Retail Parks or
parts of the Tame Valley Industrial Estate

over 250 sq. metres gross

Residential Development in Centres
6.29 Local authorities should recognise that residential development can play an
important role in ensuring the vitality of centres and set out policies to encourage
residential development on appropriate sites.
6.30 This is considered in the Town Centre Site Appraisals. Residential development
within the town centre will help deliver benefits in making the most of the Borough’s
limited supply of land through maximising development on brownfield sites whilst
increasing the demand for town centre services and increasing natural surveillance to
deliver a safer environment.
Policies for Centres in Decline
6.31 Where town centres are in decline, local planning authorities should plan
positively for their future to encourage economic activity. This is not a relevant
consideration in Tamworth.
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7. TOWN CENTRE SITE APPRAISALS
7.1 The Town Centre and Retail Study identified seven key developments sites. A
further two sites have been identified by the Council. We have assessed these nine
sites in terms of their potential for retail and other town centre uses. We note that the
Council has not received any new sites through a ‘call for sites’ since the Local Plan was
withdrawn in March 2013.
7.2

The sites are as follows:
1.
2.
3.
4.
5.
6.
7.
8.
9.

Upper Gungate
Spinning School Lane
Bus Depot and Car Park
Assembly Rooms Car Park
Middle Entry
Castle Car Park
Ankerside Centre (rear)
Jewson site
Gungate redevelopment site

7.3 This Section contains a summary of each site. Full details of the Site Appraisals
are included in Appendix 5.
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Ref.
TTC001

Site
Upper Gungate

Summary
The site occupies a gateway location to the northern edge of
Tamworth Town Centre and is currently occupied by Kwik Fit and a
Petrol Filling Station. The site enjoys strong linkages with the wider
town centre and there are not considered to be any substantive
physical constraints that would prevent the redevelopment of the site
coming forward. It is therefore considered that Upper Gungate offers
a suitable location in principle to accommodate uses that would be
complementary to the main retail function of the town centre,
including office and restaurant uses.
However, the site is occupied by a well-used Petrol Filling Station and
Kwik Fit and it is assumed that both of these operators will be secured
on long term lease arrangements. The existing landowner has not
shown any intention to bring the site forward for redevelopment and,
as such, it is not considered that the site offers a realistic
development option over the plan period.

TTC002

Spinning School
Lane

The site lies to the northern edge of the town centre and enjoys
excellent linkages within the pedestrianised areas of Gungate via
Spinning School Lane, as well as the eastern part of the town centre
via Marmion Lane. The site is considered to be entirely suitable for
redevelopment for main town centre uses, subject to resolving
heritage issues relating to the Scheduled Ancient Monument within
the site and issues relating to the potential loss of sports facilities
associated with the Youth Centre. There are no unsurmountable land
ownership issues that would prevent the site coming forward and it is
therefore envisaged that the site could potentially come forward in
years 6-10 following the redevelopment of the Gungate site to meet
the forecast need for further convenience and comparison floorspace
post-2021. It is also considered that the site may also be suitable to
accommodate a range of other complementary main town centre
uses (e.g. offices, restaurant, leisure, tourism etc.)

TTC003

Bus Depot & Car
Park

The site lies to the northern edge of the town centre and comprises of
two distinct parcels of land – a bus depot operated by Arriva and a
surface level car park. The site enjoys strong linkages with the wider
town centre and is considered to be an entirely suitable location in
principle to accommodate main town centre uses, particularly uses
that would complement the main retail function of the town centre
(e.g. offices, hotel, restaurant, residential). The redevelopment of the
site would offer the potential to generate clear townscape and
highway safety benefits through the removal of the existing bus
depot.
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The constituent elements of the site are in separate ownership, with
the bus depot owned by Arriva and the car park owned by Tamworth
Borough Council. However, it is clear that the redevelopment of the
site could come forward independently and, as such, there are not
considered to be any site assembly issues that would prevent the
redevelopment of the site coming forward. There will however be a
requirement to secure alternative premises for the bus depot and
manage the loss of the car park through a wider Town Centre Car
Parking Strategy.
It is however considered that the site could come forward for
redevelopment for complementary main town centre uses in years 05, assuming that alternative suitable premises can be found for the
bus depot.
TTC004

Assembly Rooms
Car Park

The site is located to the north of the Shopping Policy Area in an edge
of centre location and is comprises of a surface level car park and taxi
rank. The site is available for redevelopment, although the loss of the
car park would need to be managed through a Town Centre Car
Parking Strategy and an alternative location would need to be secured
for the taxi rank.
However, the site is small and irregularly shaped and access would
need to be maintained to the tourist information centre, as well as to
the rear of certain properties fronting onto Church Street. There
would therefore be difficulties in achieving a successful commercial
scheme on the site. Whilst it is noted that the LPA are considering the
release of certain town centre car parks as part of a wider strategy, it
is considered that the Assembly Rooms should be retained given the
constraints that have been identified that would impact on the
deliverability of an appropriate scheme and the important role it plays
in providing town centre parking and taxi rank facilities.

TTC005

Middle Entry

The site lies within the Primary Shopping Frontage of Tamworth Town
Centre and there are no heritage, physical, land ownership, amenity
or accessibility issues that would prevent the redevelopment of
Middle Entry coming forward.
The site’s location within the Primary Shopping Frontage means that
any future redevelopment / expansion of Middle Entry should
comprise of predominantly retail floorspace, although it is considered
that any future proposals could accommodate a proportion of
complementary main town centre uses (e.g. offices, restaurants,
cafes, tourism, leisure) where they would lead to an enhancement of
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the Primary Shopping Frontage and would not lead to an
overconcentration of non-retail uses.
The redevelopment of the Middle Entry site should however come
forward as a second phase of town centre development following the
redevelopment of the Gungate site. It is therefore considered that
the Middle Entry site could come forward in years 6-10 to meet
forecast needs for further floorspace post-2021.
TTC006

Castle Car Park

The site lies in an edge-of-centre location to the south of Tamworth
Town Centre and comprises of an existing surface level car park. The
site lies in a highly sensitive location (e.g. heritage, flood, risk trees)
and is unlikely to be attractive to commercial operators. It is
considered that it would be difficult to overcome the various
constraints that have been identified and, whilst the LPA are
considering the release of certain town centre car parks as part of a
wider strategy, it is considered that the Castle Car Park should be
retained in its existing use given the constraints that have been
identified would prevent any future redevelopment coming forward.

TTC007

Ankerside
Shopping Centre
(Rear)

The site adjoins the western elevation of the Ankerside Shopping
Centre to the western edge of the Castle Grounds. The site lies to the
edge of the centre in a highly accessible location and is therefore
considered to be suitable for main town centre uses in principle. It is
considered that a small-scale development of Use Class A3 / A4 or
leisure uses would complement the recreational uses of Castle
Grounds and would also improve the late night economy which is
currently lacking. A small scale development also offers potential to
improve the visual appearance of the western elevation of the
Ankerside Centre.
It is clear that appropriate archaeological
investigation works and flood risk issues would need to be addressed
as part of any future development.
However, the site only extends to 0.1 hectares and, given the limited
size of the site, it is not considered appropriate to formally allocate
the site within the emerging Local Plan and any future proposals
should be considered in the context of a general policy relating to
town centre uses / development.

TTC008

Jewson Site

The site is occupied by a Builder’s Merchant and lies 450m to the
north east of the Primary Shopping Frontage in a highly accessible
location. The surrounding land uses are predominantly residential
and, on this basis, it is considered that residential development may
provide the most suitable redevelopment option for the site, although
there may also be scope to accommodate complementary main town

29

centre uses (e.g. offices) as part of a mixed use scheme. Any future
proposals would need to resolve highways, contamination, land
stability and amenity issues, however, it is not considered that these
issues would prevent the redevelopment of the site coming forward.
However, the site is not currently considered to be available as the
land owner has previously indicated that there are no plans to release
the site for development. If Tamworth Borough Council have
aspirations to redevelop this site, it will be necessary to engage with
the land owner to investigate ways in which to bring the site forward,
which is likely to include securing appropriate alternative premises for
the builder’s merchant use.
TTC009

Gungate
Redevelopment
site

The site is located within the defined Primary Shopping Frontage and
enjoys extant planning permission for 20,660 sq.metres of A1 (Retail)
floorspace with provision for up to 732 car parking spaces. The site is
therefore suitable for redevelopment for main town centre uses and
is also available. The site has not been brought forward to date due
to prevailing market conditions, although it is understood that
discussions are progressing to secure tenants and development will
commence once an appropriate number of occupiers have been
secured. It is therefore envisaged that the Gungate site will come
forward for redevelopment in the short term (0-5 years) in broad
accordance with the extant planning consent.

30

Goad Category Report

Tamworth
Survey Date:
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GETTING THE MOST FROM YOUR
GOAD CATEGORY REPORT

comparison between centres, as all outlets are measured in a
consistent manner.

Each shopping centre has its own unique mix of multiple outlets,
independent shops, convenience and comparison stores, food outlets
and vacant premises.

4. Vacant Outlets
Comparing the number of vacant outlets with the GB average
provides a useful insight into the current economic status of a
centre. For example, a high index generally represents underdevelopment or decay, while a low index shows a strong retail
presence.

Understanding the retail composition of a centre and its effect on local
consumers is crucial to the success of any business. By studying the
information in the report, you will be able to examine site quality,
evaluate threats opportunities, and assess the vitality and viability of the
centre. However, you will only achieve this if you are aware of the
various implications of the data that you see. This guide is designed to
help you interpret the information you see on the Goad Category Report.
1. The Local Area
When evaluating the quality of a site, it is often beneficial to compare it
with other local shopping centres. Category Reports are available for the
majority of retail centre that we map.
2. The Indexing System
A simple indexing system appears throughout the report. This illustrates
the difference between a percentage figure for the centre and the UK
average. An index of 100 represents an exact match, anything less than
di
l average count for
f the
h centre, andd a fifigure over
100 iindicates
a bbelow
100 represents an above average count.
For example, if restaurants accounted for 10% of a centre's outlets and
the UK average was also 10%, the index would be 100. If however, the
UK average was 8%, the index would be 125.
The index is an effective gap analysis tool and can be used to identify
areas that are under and over represented within a centre. A retail
category that is heavily under represented could indicate poor local
demand. On the other hand, it could show that there is an untapped
market waiting to be serviced. Either way, it provides a strong indication
that the site will need to be examined further.
3. Floor Space
The floor space figures shown on the report are derived from the
relevant Goad Plan, but only show the footprint floorspace, and the site
area without the building lines. They should not therefore be read as a
definitive report of floor space, but do provide a useful means of

(C) Experian 2007 Navteq 2006

5. Multiple Outlets/Major Retailers
A multiple retailer is defined as being part of a network of nine
or more outlets. The presence of multiple outlets can greatly
enhance the appeal of a centre to local consumers. The strong
branding and comprehensive product mix of retailers such as
Marks & Spencer, Boots and HMV are often sufficient in itself to
attract consumers to a centre. 30 national multiples have been
identified as Major Retailers, (i.e. those retailers most likely to
improve the consumer appeal of a centre).
The presence of multiple outlets and major retailers can have a
significant impact on neighbouring outlets. While other retailers
will undoubtedly benefit from increased pedestrian traffic, (and
therefore increased sales opportunities), multiples provide
categories
fierce competition for rivals in their retail categories.

Retail Planner

Retail Planner is a service for retail planners, property consultants and
retailers, providing comprehensive, up-to-date information for retail
planning related decisions. Specifically we provide data for three
different types of expenditure: Comparison, Convenience and Leisure.
Each category is broken down into the European standard COICOP
(Classification of Individual Consumption by Purpose) classification.
Data is available at output area and postal sector levels. We can also
provide data for predefined areas such as Local Authority District
Boundaries.

Goad Paper Plans

These provide a bird's eye view of over 1,250 UK retail centres. The
name, retail category, floor space and exact location of all outlets and
vacant premises is recorded and mapped. Key location factors such as
pedestrian zones, road crossings, bus stops and car parks are also
featured. There are also over 800 retail park plans available

Goad Digital Plans

Digital plans are available online through our Goad Network system.
This enables the user to View, Interrogate Edit & Print plans to their own
requirements. For a demonstration logon to
http://www.goadnetwork.co.uk/demologin.asp

T il d Pl
Tailored
Plans and
d Extracts
E t t

Also available from Experian:

We are able to provide tailored plans and extracts which highlight the
information most relevant to your enquiry.

The Goad Centre Report

The Retail Address Database

This defines the retail extent and composition of a centre;
showing the number of premises in over 27 retail categories
and detailing the space allocation across each of them. A
comparison of these figures with the national average illustrates
under or over representation by category, allowing you to
assess the degree of competition or opportunity within the
centre.

The Goad Distribution Report

Goad Distribution Reports provides a top-level analysis of the
total retail mix and composition of a centre. It shows the
number of premises in 16 categories and details the space
allocation across each of them.

An extensive database covering the addresses of 360,000 retail outlets
across the UK, this is a highly effective tool for site evaluation and
competitor analysis.

For further details on these products or if you
have any queries regarding your Goad Category
Report, please contact Experian on: Tel: 0845 601
6011
Fax: 0115 968 5003 E-mail:
goad.sales@uk.experian.com
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Nearest Centres and Major Retailers

Tamworth

Nearest Location

Distance KM

Birmingham - Mere Green
Lichfield
Atherstone
Sutton Coldfield
Sutton Coldfield - Boldmere Road

10.49
10.51
11.70
11.87
13.67

Major Retailers Present
Clothing

Department Stores
0
0
0
0
0

BhS
Debenhams
House of Fraser
John Lewis
Marks & Spencer

Mixed Goods Retailers
1
1
0

Argos
Boots the Chemist
T K Maxx
W H Smith
Wilkinson

1
1
0
0
0
0

River Island
Topman
Topshop

0
0
0

Other Retailers

0
1

Supermarkets
Sainsburys
Tesco
Waitrose

Burton
Dorothy Perkins
H&M
New Look
Next
Primark

0
0
0

Carphone Warehouse

1

Clarks

1

Clintons
HMV
O2
Superdrug
Phones 4 U
Vodafone
Waterstones

0
0
0
1
1
1
0

Multiple Counts & Floorspace by Sector
Counts
Comparison
Convenience
Retail Service
Leisure Services
Financial & Business Services
Total Multiple Outlets

Outlets
48
13
13
11
28

Base %
43.11
11.00
9.92
19.70
16.27

Index
99
105
116
49
152

Area %
54.96
10.77
6.32
10.95
17.00

Base %
47.91
22.46
4.96
15.72
8.95

Index
115
48
127
70
190

0

50

100

150

200

250

200

250

99
105
116
49
152

113

Floorspace Sq Ft
Comparison
Convenience
Retail Service
Leisure Services
Financial & Business Services

Outlets
175,600
34,400
20,200
35,000
54,300

Total Multiple Floorspace

319,500
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Area %
42.48
11.50
11.50
9.73
24.78

0

50

100

150
115

48
127
70
190
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Outlet Counts

Base:
Sector
Classification
Comparison
Antique Shops
Art & Art Dealers
Booksellers
Carpets & Flooring
Catalogue Showrooms
Charity Shops
Chemist & Drugstores
Childrens & Infants Wear
Clothing General
Crafts, Gifts, China & Glass
Cycles & Accessories
Department & Variety Stores
DIY & Home Improvement
Electrical & Other Durable Goods
Florists
Footwear
Furniture Fitted
Furniture General
Gardens & Equipment
Greeting Cards
Hardware & Household Goods
Jewellery, Watches & Silver
Ladies & Mens Wear & Acc.
Ladies Wear & Accessories
Leather & Travel Goods
Mens Wear & Accessories
Music & Musical Instruments
Music & Video Recordings
Newsagents & Stationers
Office Supplies
Other Comparison Goods
Photographic & Optical
Secondhand Goods, Books, etc.
Sports, Camping & Leisure Goods
Telephones & Accessories
Textiles & Soft Furnishings
Toiletries, Cosmetics & Beauty Products
Toys, Games & Hobbies
Vehicle & Motorcycle Sales
Vehicle Accessories
Totals
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Tamworth

Centre:

Survey Date:

02/04/2013

All UK Centres
0

Outlets
1
0
0
2
1
8
3
1
8
2
0
2
1
3
2
2
0
4
0
3
3
4
2
10
0
3
1
0
3
0
1
0
0
2
7
1
7
4
1
0
92

Area %
0.33
0.00
0.00
0.65
0.33
2.61
0.98
0.33
2.61
0.65
0.00
0.65
0.33
0.98
0.65
0.65
0.00
1.31
0.00
0.98
0.98
1.31
0.65
3.27
0.00
0.98
0.33
0.00
0.98
0.00
0.33
0.00
0.00
0.65
2.29
0.33
2.29
1.31
0.33
0.00
30.07

Base %
0.41
0.63
0.51
0.55
0.14
2.52
1.14
0.45
2.10
1.55
0.25
0.37
0.69
1.44
0.74
1.15
0.39
0.93
0.05
0.75
1.50
1.74
1.21
2.80
0.17
0.88
0.14
0.21
1.34
0.03
0.81
0.13
0.30
0.77
1.26
0.67
0.93
0.81
0.28
0.20
32.94

Index
80
0
0
118
238
104
86
73
125
42
0
177
47
68
89
57
0
141
0
131
66
75
54
117
0
112
226
0
73
0
40
0
0
85
182
49
246
162
118
0
91

50

100

150

200

250

80
0
0
118
238
104
86
73
125
42
0
177
47
68
89
57
0
141
0
131
66
75
54
117
0
112
226
0
73
0
40
0
0
85
182
49
246
162
118
0
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Outlet Counts

Tamworth

Centre:

Outlets
8
3
2
0
0
2
1
3
1
1
0
2
1
24

Area %
2.61
0.98
0.65
0.00
0.00
0.65
0.33
0.98
0.33
0.33
0.00
0.65
0.33
7.84

Base %
1.91
0.68
0.22
1.33
0.12
0.30
0.31
0.97
0.45
0.12
0.45
0.44
0.87
8.16

Index
137
144
294
0
0
218
106
102
73
278
0
148
37
96

Retail Service
Clothing & Fancy Dress Hire
Dry Cleaners & Launderettes
Filling Stations
Health & Beauty
Opticians
Other Retail Services
Photo Processing
Photo Studio
Post Offices
Repairs, Alterations & Restoration
Travel Agents
TV, Cable & Video Rental
Vehicle Rental
Vehicle Repairs & Services
Video Tape Rental
Totals

Outlets
1
0
0
24
8
1
1
0
1
1
5
0
0
0
1
43

Area %
0.33
0.00
0.00
7.84
2.61
0.33
0.33
0.00
0.33
0.33
1.63
0.00
0.00
0.00
0.33
14.05

Base %
0.08
0.82
0.22
8.18
1.36
0.50
0.15
0.18
0.47
0.22
0.94
0.03
0.06
0.51
0.15
13.85

Index
402
0
0
96
192
65
221
0
70
149
175
0
0
0
220
101

Other Retail

Outlets
0

Area %
0.00

Base %
0.16

Index
0

Convenience
Bakers & Confectioners
Butchers
CTN
Convenience Stores
Fishmongers
Frozen Foods
Greengrocers
Grocers & Delicatessens
Health Foods
Markets
Off Licences
Shoe Repairs Etc
Supermarkets
Total Convenience

0
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50

100

150

200

02/04/2013

250

137
144

0
0
218
106
102
73

0
148
37

0

50

100

150

200

250

0
0
96
192
65
221
0
70
149
175
0
0
0
220

0

Other Retail Outlets

Survey Date:

0

50

100

150

200

250

1
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Outlet Counts
Leisure Services
Bars & Wine Bars
Bingo & Amusements
Cafes
Casinos & Betting Offices
Cinemas, Theatres & Concert Halls
Clubs
Disco, Dance & Nightclubs
Fast Food & Take Away
Hotels & Guest Houses
Public Houses
Restaurants
Sports & Leisure Facilities
Totals

Tamworth

Centre:

Outlets
6
2
9
2
2
0
2
16
2
10
10
0
61

Area %
1.96
0.65
2.94
0.65
0.65
0.00
0.65
5.23
0.65
3.27
3.27
0.00
19.93

Base %
1.48
0.43
4.09
1.42
0.25
0.67
0.25
5.48
0.64
2.79
4.39
0.27
22.18

Index
132
151
72
46
259
0
260
95
102
117
74
0
90

0

50

2
1
0
2
6
4
0
2
16
12
45

0.65
0.33
0.00
0.65
1.96
1.31
0.00
0.65
5.23
3.92
14.71

0.51
0.51
0.03
0.45
1.40
1.09
0.45
0.33
3.44
2.76
10.99

128
63
0
146
140
119
0
195
152
142
134

Vacant Outlets
Vacant Retail & Service Outlets

41

13.40

11.55

116

(C) Experian 2007 Navteq 2006

150

200

250

151
72
46

0

95
102
117
74
0

50

100

150

200

250

128
63
0
146
140
119
0
195
152
142

0

Total Number of Outlets

100

02/04/2013

132

0

Financial & Business Services
Building Societies
Building Supplies & Services
Business Goods & Services
Employment & Careers
Financial Services
Legal Services
Other Business Services
Printing & Copying
Property Services
Retail Banks
Totals

Survey Date:

50

100

150

200

250

116

306
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Floorspace Sq Ft
Sector
Classification
Comparison
Antique Shops
Art & Art Dealers
Booksellers
Carpets & Flooring
Catalogue Showrooms
Charity Shops
Chemist & Drugstores
Childrens & Infants Wear
Clothing General
Crafts, Gifts, China & Glass
Cycles & Accessories
Department & Variety Stores
DIY & Home Improvement
Electrical & Other Durable Goods
Florists
Footwear
Furniture Fitted
Furniture General
Gardens & Equipment
Greeting Cards
Hardware & Household Goods
Jewellery, Watches & Silver
Ladies & Mens Wear & Acc.
Ladies Wear & Accessories
Leather & Travel Goods
Mens Wear & Accessories
Music & Musical Instruments
Music & Video Recordings
Newsagents & Stationers
Office Supplies
Other Comparison Goods
Photographic & Optical
Secondhand Goods, Books, etc.
Sports, Camping & Leisure Goods
Telephones & Accessories
Textiles & Soft Furnishings
Toiletries, Cosmetics & Beauty Products
Toys, Games & Hobbies
Vehicle & Motorcycle Sales
Vehicle Accessories
Totals

(C) Experian 2007 Navteq 2006

Tamworth

Centre:

Floorspace
400
0
0
3,300
5,800
10,600
12,800
1,100
20,500
2,000
0
46,900
1,800
8,100
1,100
3,200
0
7,700
0
6,400
33,800
3,600
1,600
14,300
0
6,500
700
0
3,500
0
500
0
0
1,000
7,700
1,500
11,300
4,000
3,100
0
224,800

Area %
0.07
0.00
0.00
0.56
0.99
1.81
2.19
0.19
3.51
0.34
0.00
8.02
0.31
1.39
0.19
0.55
0.00
1.32
0.00
1.09
5.78
0.62
0.27
2.45
0.00
1.11
0.12
0.00
0.60
0.00
0.09
0.00
0.00
0.17
1.32
0.26
1.93
0.68
0.53
0.00
38.45

Base %
0.22
0.35
0.43
0.55
0.52
1.61
1.56
0.36
3.44
0.79
0.19
4.53
1.15
1.21
0.27
0.95
0.36
1.48
0.07
0.50
3.49
0.74
1.67
2.56
0.10
0.73
0.10
0.23
0.97
0.07
0.60
0.06
0.14
0.99
0.67
0.49
0.88
0.66
0.55
0.23
36.50

Index
32
0
0
102
189
112
140
52
102
43
0
177
27
114
69
58
0
89
0
218
165
83
16
96
0
153
125
0
62
0
14
0
0
17
197
52
220
103
96
0
105

0

Survey Date:

50

100

150

200

02/04/2013

250

32
0
0
102
189
112
140
52
102
43
0
177
27
114
69
58
0
89
0
218
165
83
16
96
0
153
125
0
62
0
14
0
0
17
197
52
220
103
96
0
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Floorspace Sq Ft

Tamworth

Centre:

0

Floorspace
7,600
1,900
1,500
0
0
8,900
700
1,800
1,000
3,000
0
1,000
16,400
43,800

Area %
1.30
0.32
0.26
0.00
0.00
1.52
0.12
0.31
0.17
0.51
0.00
0.17
2.80
7.49

Base %
0.90
0.34
0.12
1.35
0.05
0.80
0.15
0.52
0.25
0.90
0.25
0.12
8.92
14.67

Index
145
96
222
0
0
189
80
59
67
57
0
142
31
51

Retail Service
Clothing & Fancy Dress Hire
Dry Cleaners & Launderettes
Filling Stations
Health & Beauty
Opticians
Other Retail Services
Photo Processing
Photo Studio
Post Offices
Repairs, Alterations & Restoration
Travel Agents
TV, Cable & Video Rental
Vehicle Rental
Vehicle Repairs & Services
Video Tape Rental
Totals

Floorspace
700
0
0
16,000
8,400
700
2,000
0
900
1,000
5,700
0
0
0
6,500
41,900

Area %
0.12
0.00
0.00
2.74
1.44
0.12
0.34
0.00
0.15
0.17
0.97
0.00
0.00
0.00
1.11
7.17

Base %
0.04
0.35
0.12
3.67
0.78
0.35
0.05
0.07
0.49
0.08
0.51
0.00
0.05
0.66
0.14
7.36

Index
281
0
0
75
183
35
636
0
31
226
192
0
0
0
808
97

Other Retail

Floorspace
0

Area %
0.00

Base %
0.12

Index
0

Convenience
Bakers & Confectioners
Butchers
CTN
Convenience Stores
Fishmongers
Frozen Foods
Greengrocers
Grocers & Delicatessens
Health Foods
Markets
Off Licences
Shoe Repairs Etc
Supermarkets
Total Convenience

50

150

200

250

96
222
0
0
189
80
59
67
57
0
142
31

50

100

150

200

250

0
0
75
183
35

0
31
226
192
0
0
0

0
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0

Other Retail Outlets

Survey Date:
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Floorspace Sq Ft

Tamworth

Centre:

0

Leisure Services
Bars & Wine Bars
Bingo & Amusements
Cafes
Casinos & Betting Offices
Cinemas, Theatres & Concert Halls
Clubs
Disco, Dance & Nightclubs
Fast Food & Take Away
Hotels & Guest Houses
Public Houses
Restaurants
Sports & Leisure Facilities
Totals

Floorspace
12,900
13,600
10,800
3,000
12,500
0
9,600
12,400
12,500
37,900
14,100
0
139,300

Area %
2.21
2.33
1.85
0.51
2.14
0.00
1.64
2.12
2.14
6.48
2.41
0.00
23.82

Base %
1.85
0.92
2.13
1.09
1.67
1.15
0.54
2.63
1.94
3.72
3.83
1.57
23.04

Index
119
253
87
47
128
0
306
81
110
174
63
0
103

Financial & Business Services
Building Societies
Building Supplies & Services
Business Goods & Services
Employment & Careers
Financial Services
Legal Services
Other Business Services
Printing & Copying
Property Services
Retail Banks
Totals

Floorspace
3,200
900
0
1,700
4,300
5,000
0
1,600
15,000
38,200
69,900

Area %
0.55
0.15
0.00
0.29
0.74
0.86
0.00
0.27
2.57
6.53
11.95

Base %
0.39
0.47
0.01
0.29
0.79
0.78
0.51
0.19
1.79
3.13
8.36

Index
140
33
0
101
93
109
0
141
143
209
143

50

Total Floorspace

584,700
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11.12

9.34

119

150

200
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47
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0
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110
174
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0

50

100
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200
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140
33
0
101
93
109
0
141
143
209

0

65,000

100

02/04/2013

119

0

Vacant Outlets
Vacant Retail & Service Outlets

Survey Date:

50
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TERMS AND CONDITIONS
1. DEFINITIONS
“this agreement” means the terms and conditions hereunder and the correspondence
between the parties attached hereto.
“Experian” means Experian Group Limited.
“the Client” means the person, firm or limited company to whom the Services are to be
provided.
“the Information” means any information (in whatsoever form) provided to the Client by
Experian in connection with the Services.
“the Media” means the records, tapes or other materials and documents by which the
information is communicated to the Client.
“the Services” means the services to be provided by Experian to the Client more particularly
described in the correspondence between the parties attached hereto.
2. CONTRACT TERMS
Subject to Clause 14 hereunder this Agreement shall be on the terms and conditions set out
below to the exclusion of any other terms and conditions whether or not the same are
endorsed upon, delivered with or referred to in any document delivered or sent by the client to
Experian.
3. PAYMENT OF CHARGES
3.1 The charges for the Services (“the Charges”) shall be specified by Experian to the Client.
3.2 The Client shall pay the Charges within 28 days of the date of Experian’s invoice thereof.
3.3 Interest at an annual rate of 5% above Barclays Bank plc’s base rate from time to time
shall accrue daily and be calculated on a daily basis on any sum overdue from the date of
invoice until payment in full of the Charges.
3.4 Unless expressly stated otherwise the Charges shall be exclusive of VAT (or any other
duty chargeable in respect thereof) (which for the avoidance of doubt shall be payable by the
Client in accordance with the terms and conditions hereof).
4. PROVISION OF THE SERVICES
4.1 Experian shall use all reasonable endeavours to ensure that the information is accurate in
all material respects.
4.2 Save as provided in sub-clause 4.1 above or otherwise expressly provided in this
Agreement or to the extent that it is unlawful for any said representations and warranties to be
excluded Experian makes no representations or warranties whether express or implied (by
statute or otherwise) in connection with the Services or use thereof by the Client or otherwise
in connection with this Agreement.
Agreement
4.3 The parties hereto agree that the time for the performance of Experian’s obligations in
connection with the Services shall not be of the essence in this Agreement.
5. LIMITATION OF LIABILITY
Notwithstanding anything to the contrary contained in this Agreement:
5.1 Experian shall not be liable (whether in contract or in negligence (other than the liability in
respect of death or personal injury arising out of the negligence of Experian its servants or
agents) or other tort or otherwise) for any indirect or consequential loss of any kind
whatsoever (including without limitation loss of profit or loss of business) suffered by the
Client in connection with the Services.
5.2 Without prejudice to the provisions of sub-clause 4.1 above Experian’s maximum
aggregate liability hereunder (other than liability in respect of death or personal injury arising
out of the negligence of Experian its servants or agents) whether for breach of this Agreement
or otherwise and whether or not arising from the negligence of Experian or any other person
involved directly or indirectly in the provision of the Services shall not exceed an amount
equal to the Charges (exclusive of VAT) payable to Experian hereunder.
6. COPYRIGHT
Property and the copyright (and all other intellectual property rights) in the Media and the
Information (other than any information which has passed to Experian by the Client in
connection with the Services or which has been obtained from any third party by Experian
which copyright and all other intellectual property rights as appropriate shall remain vested in
such third party) shall at all times remain vested in Experian.

(C) Experian 2007 Navteq 2006

7. CONFIDENTIALITY
7.1 The Client undertakes that it shall use the Information solely for the purpose of
its own business and shall not (without the prior written consent of Experian) copy
reproduce publish or transmit any part of the Information in any manner
whatsoever and the media shall be returned to Experian upon demand.
7.2 The Client undertakes with Experian that the Client shall permit access to the
Information only to those of its authorised officers or employees who need to
know or use the Information and that the Client shall procure that its offices and
employees shall maintain in strictest confidence and not divulge communicate or
permit access to any third party any confidential information relating to Experian.
7.3 For the purpose of sub-clause 7.2 hereof the expression “confidential
information” shall mean (as the context may require)
7.3.1 the Information; and/or
7.3.2 any information concerning Experian’s trade secrets or business dealings
transactions or affairs which may come to the notice of the client; and/or
7.3.3 any information and/or know how relating to the methods or techniques used
by Experian in devising and developing the Services and any tapes documents or
other materials comprising any part of such information and/or know how made
available by Experian hereunder.
7.4 The provisions of sub-clause 7.2 hereof shall not apply to any confidential
information to the extent that:
7.4.1 the Client is required to divulge the same by a Court tribunal or government
authority with competent jurisdiction
7.4.2 it has already come within the public domain
7.4.3 it was already known to the Client prior to the date of disclosure by Experian
(as evidence by written records)
8. INDEMNITY
The Client shall indemnify and keep indemnified Experian from and against any
and all liability loss claims demands costs or expenses of any kind whatsoever
which shall at any time suffer or incur and which arise out of or in connection with
the services provided that this indemnity shall not apply to the extent that any
such liability arises of the default of Experian.
9. DATA PROTECTION ACT 1984
The Client undertakes that at all times they shall comply fully with the provisions
of the Data Protection Act 1984 and any subsequent amendments thereto or reenactments thereof.

11. FORCE MAJEURE
Notwithstanding anything herein contained neither party shall be under any liability to the
other in respect of any failure to perform or delay in performing any of the obligations
hereunder which is due to any cause of whatsoever nature beyond its reasonable control and
no such failure or delay shall be deemed for any purposes to be a breach of this Agreement.
12. ASSIGNMENT
The rights granted to the Client hereunder are personal to it and the Client shall not assign or
grant any rights in respect of or otherwise deal in the same.
13. WAIVER
Failure by either party to enforce any of the provisions of this Agreement shall not operate as
a waiver of any of its rights hereunder or operate so as to bar the exercise or enforcement
thereof at any time or times.
14. VARIATIONS
This Agreement constitutes the whole of the terms agreed between the parties hereto in
respect of the subject matter hereof and supersedes all previous negotiations, understandings
or representations and shall be capable of being varied only by an instrument in writing
signed by a duly authorised representative of each of the parties hereto.
15. NOTICE
Any notice to be given hereunder by either party to the other may be given by first class mail
addressed to the party of the address herein specified or such other address as such party
may from time to time nominate for the purpose hereof or by telex or telefax and shall be
deemed to have been served.
15.1 if given by mail seventy-two hours after the same shall have been despatched and
15.2 if given by telex or telefax one hour after transmission (if transmitted during normal
business hours) and twelve hours after transmission (if transmitted outside normal business
hours).
16. SEVERANCE
This Agreement is severable in that if any provision hereof is determined to be illegal or
unenforceable by any Court or competent jurisdiction such provision shall be deemed to have
been deleted without affecting the remaining provisions of this Agreement.
17.
17 LAW
This Agreement shall be governed by and construed in accordance with English Law and the
parties hereto agree that the English Courts shall have exclusive jurisdiction.

10. TERMINATION
10.1 Experian shall be entitled to terminate this Agreement immediately by written
notice to the Client if:
10.1.1 The Client is guilty of any material breach of the provisions of this
Agreement and such breach if capable of remedy is not remedied within twenty
one working days of written notice having been given to remedy such breach.
10.1.2 The Client has had a bankruptcy order made against it or has made an
arrangement or composition with its creditors or (being a body corporate) has had
convened a meeting of creditors (whether formal or informal) or has entered into
liquidation (whether voluntary or compulsory) except a solvent voluntary
liquidation for the purpose only of reconstruction or amalgamation or has a
receiver manager administrator or administrative receiver appointed of its
undertaking or any part thereof or a resolution has been passed or a petition
presented to any Court for the winding-up of the Client or for the granting of an
administration order in respect of the Client or any proceedings have been
commenced relating to the insolvency of the Client.
10.2 The termination of this Agreement shall be without prejudice to the rights of
Experian accrued prior to such termination.
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APPENDIX 2

RETAIL EXPENDITURE, 2009
2A - CONVENIENCE GOODS
2B - COMPARISON GOODS

APPENDIX 2A - CONVENIENCE GOODS EXPENDITURE, 2009 (in 2009 prices)
Zone

1
Tamworth
West

2
Tamworth
East

3
Tamworth
South

4

Population

18,042

22,671

32,406

9,285

36,122

24,398

61,624

43,568

Per capita expenditure

£1,805

£1,849

£1,873

£1,945

£1,828

£1,903

£2,022

£1,946

per cent of UK base

97%

100%

101%

105%

99%

103%

109%

105%

Total expenditure (£m)

32.57

41.92

60.70

18.06

66.03

46.43

124.60

84.78

475.09

41.33

59.85

17.81

65.11

45.78

122.86

83.60

468.44

Fazeley

5
Rural
North

6
Atherstone

7
Sutton
Coldfield

8

Total

Lichfield

248,116
£1,853

Source: Experian Retail Planner Report
Total expenditure less
non-store retailing (1.4%)

32.11

Source: Experian Retail Planner Briefing Note 8.1 (August 2010)
Proportion of spending on:
main food shopping
top-up food shopping

72.5%
27.5%

74.3%
25.7%

72.1%
27.9%

76.3%
23.7%

67.7%
32.3%

72.3%
27.7%

76.6%
23.4%

73.5%
26.5%

73.3%
26.7%

30.71
10.62

43.15
16.70

13.59
4.22

44.08
21.03

33.10
12.68

94.11
28.75

61.44
22.15

343.45
124.98
468.44

Source: Household Survey January 2011
Amount of spending on:
main food shopping
top-up food shopping
(excluding non-store retail)

23.28
8.83

UK base

APPENDIX 2B - COMPARISON GOODS EXPENDITURE, 2009 (in 2009 prices)
Zone 1
Tamworth
West

Zone 2
Tamworth
East

Zone 3
Tamworth
South

Zone 4
Fazeley

Zone 5 Rural
North

Zone 6
Atherstone

Zone 7 Sutton
Coldfield

Zone 8
Lichfield

Total

Population

18,042

22,671

32,406

9,285

36,122

24,398

61,624

43,568

248,116

Expenditure per person

£2,803

£2,806

£2,917

£3,102

£2,741

£2,975

£3,352

£3,212

c/f UK base of £2,837

99%

99%

103%

109%

97%

105%

118%

113%

Total Expenditure
(including non-store retail)
Clothing & Footwear
Furniture, Carpets, etc
Electrical Goods
DIY & Hardware
Other Non-Food Goods
Total

£m
13.03
5.91
13.72
4.61
13.29
50.56

£m
16.82
7.18
17.26
5.37
16.98
63.61

£m
25.29
10.83
25.64
8.16
24.61
94.53

£m
7.55
3.47
7.69
2.59
7.51
28.81

£m
24.39
11.48
25.64
10.20
27.31
99.02

£m
18.31
8.58
19.26
6.85
19.58
72.58

£m
52.16
26.26
54.90
19.67
53.57
206.56

£m
35.68
17.41
37.08
13.11
36.65
139.93

£m
193.23
91.12
201.19
70.56
199.50
755.60

8.2%
£m
11.96
5.43
12.59
4.23
12.20
46.41

8.2%
£m
15.44
6.59
15.84
4.93
15.59
58.39

8.2%
£m
23.22
9.94
23.54
7.49
22.59
86.78

8.2%
£m
6.93
3.19
7.06
2.38
6.89
26.45

8.2%
£m
22.39
10.54
23.54
9.36
25.07
90.90

8.2%
£m
16.81
7.88
17.68
6.29
17.97
66.63

8.2%
£m
47.88
24.11
50.40
18.06
49.18
189.62

8.2%
£m
32.75
15.98
34.04
12.03
33.64
128.46

8.2%
£m
177.39
83.65
184.69
64.77
183.14
693.64

Total Expenditure
(excluding non-store retail)
Clothing & Footwear
Furniture, Carpets, etc
Electrical Goods
DIY & Hardware
Other Non-Food Goods
Total

APPENDIX 3
POPULATION AND EXPENDITURE ESTIMATES AND FORECASTS

3A - POPULATION FORECASTS, TAMWORTH STUDY AREA
3B - POPULATION AND EXPENDITURE FORECASTS, CONVENIENCE GOODS
3C - POPULATION AND EXPENDITURE FORECASTS, COMPARISON GOODS

APPENDIX 3A - POPULATION FORECASTS, TAMWORTH STUDY AREA
Zones
Zone

2009

2012

2016

2021

2031

1 Tamworth West
2 Tamworth East
3 Tamworth South
Tamworth total [1]

18,042
22,671
32,406
73,119

18,350
24,643
33,207
76,200

18,490
25,539
33,571
77,600

18,690
26,819
34,091
79,600

19,010
28,867
34,923
82,800

4 Fazeley [2]
5 Rural North [2]
6 Atherstone [2]
7 Sutton Coldfield [2]
8 Lichfield [2]

9,285
36,122
24,398
61,624
43,568

9,248
36,172
24,172
62,230
44,104

9,612
38,150
24,897
61,246
44,951

9,932
39,540
25,307
61,274
46,033

10,569
39,921
25,462
62,920
49,096

Total

248,116

252,126

256,456

261,686

270,768

[1] based on population forecasts for Tamworth Borough in
Southern Staffordshire Districts Housing Needs Study, May 2012
Distribution between zones based on housing development in Local Plan period
Distribution of growth - Zone 1 = 10%; Zone 2 = 64%; Zone 3 = 26%
[2] Source: projections from Experian Retail Planner reports for each zone to 2029

Catchment Area
2009

2012

2016

2021

2031

Primary Catchment Area [3]

82,404

85,448

87,212

89,532

93,369

Secondary Catchment Area [4]

165,712

166,678

169,244

172,154

177,399

Total

248,116

252,126

256,456

261,686

270,768

[3] Total of Zones 1-4
[4] Total of Zones 5-8

APPENDIX 3B - POPULATION AND EXPENDITURE FORECASTS, CONVENIENCE GOODS
Population Forecasts
Zone
1 Tamworth West
2 Tamworth East
3 Tamworth South
4 Fazeley
5 Rural North
6 Atherstone
7 Sutton Coldfield
8 Lichfield
Study Area total

2009

2012

2016

2021

2031

18,042
22,671
32,406
9,285
36,122
24,398
61,624
43,568
248,116

18,350
24,643
33,207
9,248
36,172
24,172
62,230
44,104
252,126

18,490
25,539
33,571
9,612
38,150
24,897
61,246
44,951
256,456

18,690
26,819
34,091
9,932
39,540
25,307
61,274
46,033
261,686

19,010
28,867
34,923
10,569
39,921
25,462
62,920
49,096
270,768

Expenditure per person
Zone
2009
1
2
3
4
5
6
7
8

Tamworth West
Tamworth East
Tamworth South
Fazeley
Rural North
Atherstone
Sutton Coldfield
Lichfield

Expenditure per person excluding non-store retailing
2012
2016
2021
2031

£1,780
£1,823
£1,847
£1,945
£1,802
£1,876
£1,994
£1,919

£1,709
£1,751
£1,774
£1,868
£1,731
£1,802
£1,915
£1,843

Total Expenditure on Convenience Goods - £ million
Zone
2009
2012
1 Tamworth West
2 Tamworth East
3 Tamworth South
4 Fazeley
5 Rural North
6 Atherstone
7 Sutton Coldfield
8 Lichfield
Study Area Total

32.11
41.33
59.85
18.06
65.11
45.78
122.86
83.60
468.69

31.37
43.15
58.90
17.28
62.62
43.56
119.16
81.27
457.29

£1,667
£1,707
£1,729
£1,821
£1,688
£1,757
£1,867
£1,797

£1,715
£1,757
£1,779
£1,874
£1,737
£1,808
£1,921
£1,849

£1,839
£1,884
£1,908
£2,010
£1,862
£1,939
£2,060
£1,982

2016

2021

2031

30.81
43.60
58.06
17.51
64.39
43.74
114.34
80.76
453.21

32.05
47.11
60.66
18.61
68.67
45.75
117.71
85.11
475.68

34.95
54.37
66.63
21.24
74.34
49.36
129.60
97.33
527.83

APPENDIX 3C - POPULATION AND EXPENDITURE FORECASTS, COMPARISON GOODS
Population Forecasts
Zone
1 Tamworth West
2 Tamworth East
3 Tamworth South
4 Fazeley
5 Rural North
6 Atherstone
7 Sutton Coldfield
8 Lichfield
Study Area total

2009

2012

2016

2021

2031

18,042
22,671
32,406
9,285
36,122
24,398
61,624
43,568
248,116

18,350
24,643
33,207
9,248
36,172
24,172
62,230
44,104
252,126

18,490
25,539
33,571
9,612
38,150
24,897
61,246
44,951
256,456

18,690
26,819
34,091
9,932
39,540
25,307
61,274
46,033
261,686

19,010
28,867
34,923
10,569
39,921
25,462
62,920
49,096
270,768

Expenditure per person
Zone
2009
1
2
3
4
5
6
7
8

Tamworth West
Tamworth East
Tamworth South
Fazeley
Rural North
Atherstone
Sutton Coldfield
Lichfield

Expenditure per person excluding non-store retailing
2012
2016
2021
2031

£2,573
£2,576
£2,678
£2,848
£2,516
£2,731
£3,077
£2,949

£2,685
£2,688
£2,794
£2,972
£2,626
£2,850
£3,211
£3,077

Total Expenditure on Comparison Goods - £ million
Zone
2009
2012
1 Tamworth West
2 Tamworth East
3 Tamworth South
4 Fazeley
5 Rural North
6 Atherstone
7 Sutton Coldfield
8 Lichfield
Study Area total

46.42
58.40
86.78
26.44
90.89
66.63
189.63
128.47
693.65

49.27
66.24
92.80
27.48
94.98
68.89
199.83
135.71
735.22

£2,922
£2,925
£3,040
£3,233
£2,857
£3,101
£3,494
£3,348

£3,260
£3,264
£3,393
£3,608
£3,188
£3,461
£3,899
£3,736

£4,297
£4,302
£4,472
£4,756
£4,202
£4,561
£5,139
£4,925

2016

2021

2031

54.02
74.69
102.07
31.08
108.99
77.20
213.98
150.49
812.52

60.94
87.54
115.67
35.84
126.07
87.58
238.91
171.99
924.53

81.69
124.19
156.18
50.26
167.76
116.14
323.36
241.77
1,261.36

APPENDIX 4
CAPACITY ANALYSIS

4A - CONVENIENCE GOODS
4B - COMPARISON GOODS

APPENDIX 4A: CAPACITY ANALYSIS, CONVENIENCE GOODS
Tamworth Catchment Area (2009 prices)
2009

2012

2016

2021

2031

150.70
306.61
457.31

149.98
303.23
453.21

158.43
316.24
474.67

177.19
350.63
527.82

92%
22%
45%

forecasts
92%
22%
45%

92%
22%
45%

92%
22%
45%

Expenditure available to be spent in Tamworth (£m)
from primary catchment
from secondary catchment
total expenditure available

138.64
67.45
206.10

137.98
66.71
204.69

145.76
69.57
215.33

163.01
77.14
240.15

Future turnover in Tamworth (£m) [3]

209.70

209.70

209.70

211.81

Surplus expenditure capacity (£m)

-3.60

-5.01

5.63

28.35

Turnover of commitments (£m) [4]

-

4.47

4.47

4.47

-3.60

-9.48

1.16

23.88

sales
per sq.m.
£3,180
£10,000

turnover
£m
2.54
1.93

Residents' expenditure in catchment area (£m)
Primary catchment area
152.35
Secondary catchment area
317.35
Total expenditure from catchment
469.70
Turnover in Tamworth (£m) [1]
from primary catchment
from secondary catchment
total turnover from catchment area

139.25
70.45
209.70

Retention levels [2]
primary catchment
secondary catchment
overall retention

existing
91.4%
22.2%
44.6%

Residual capacity (£m)

[1] Survey-based turnover 2009
[2] assuming a small increase in retention based on potential for clawback of leakage
[3] assuming no growth in sales density in convenience goods up to 2016
then a growth in sales density of 0.1% p.a. from 2021 to 2031
[4] Commitments from 2009:
sq.m.
sq.m.
(convenience goods only)
gross
net
Lidl, Bolebridge Street
1,063
800
convenience store, Watling Street
276
193
(no increase assumed in sales density in future years)

APPENDIX 4B: CAPACITY ANALYSIS, COMPARISON GOODS
Tamworth Catchment Area (2009 prices)
2009

2012

2016

2021

2031

235.79
499.41
735.20

261.86
550.66
812.52

299.99
624.55
924.54

412.32
849.03
1261.35

86%
38%
53%

forecasts
92%
42%
58%

92%
42%
58%

92%
42%
58%

Expenditure available to be spent in Tamworth (£m)
from primary catchment
from secondary catchment
total expenditure available

202.78
189.78
392.56

240.91
231.28
472.19

275.99
262.31
538.30

379.33
356.59
735.93

Future turnover in Tamworth (£m) [3]

376.24

407.25

449.64

548.10

Surplus expenditure capacity (£m)

16.32

64.94

88.67

187.82

Turnover of commitments (£m) [4]

37.54

112.93

124.68

151.99

Residual capacity (£m)

-21.22

-47.99

-36.02

35.83

turnover
2012
£m

turnover
2016
£m *

1.00
0.94
2.25
4.19

4.53

13.14

14.22

7.10
1.78
1.58
7.80
1.95

7.69
1.93
1.71
8.44
2.11

Residents' expenditure in catchment area (£m)
Primary catchment area
218.04
Secondary catchment area
475.62
Total expenditure from catchment
693.66
Turnover in Tamworth (£m) [1]
from primary catchment
from secondary catchment
total turnover from catchment area

181.41
173.13
354.53

Retention levels [2]
primary catchment
secondary catchment
overall retention

existing
83.2%
36.4%
51.1%

[1] Survey-based turnover 2009
[2] assuming an increase in retention based on potential for clawback of leakage
[3] assuming growth in sales density in comparison goods of 2.0% p.a.
[4] Commitments:
sq.m.
sq.m.
sales
(comparison goods only)
gross
net
per sq.m.
to 2012
Ventura Retail Park mezzanine floorspace
Unit D
627
500
£2,000
Unit K
587
470
£2,000
Unit 4 (Currys)
707
523
£4,300
total
after 2012
John Lewis at Home
5,477
4,380
£3,000
Cardinal Point:
Unit 1
4,180
3,550
£2,000
mezzanine
2,090
1,780
£1,000
garden centre
1,858
1,580
£1,000
Units 2-4
3,252
2,600
£3,000
mezzanine
1,626
1,300
£1,500
Gungate redevelopment scheme
20,660
14,460
£5,000
(net gain in floorspace)
Total turnover of commitments
* Assuming growth in sales density at 2.0% per annum, continued to 2021 and 2031

72.30
37.54

112.93

Chartered Town Planners

Tamworth Town Centre Site
Appraisals Pro-Forma
SITE OVERVIEW
Site Location
Site Size (Gross)
Existing Land Use
Surrounding Land Uses

Location Plan

Upper Gungate
Site Reference
TTC001
0.49ha
The site is currently occupied by a Petrol Filling Station and Kwik Fit.
The site is located to the south east of the junction between Offadrive (A453)
and Upper Gungate, which form the northern and western boundaries of the site
respectively. The railway lines lies to the direct north of Offadrive beyond which
lies South Staffordshire College and residential areas to the north of the town. A
Morrison’s supermarket lies to the direct east of the site and access to the
supermarket is currently gained through the appraisal site. The southern
boundary of the site adjoins Albert Road, which accommodates a mix of uses,
including a restaurant, solicitors, vehicle repair centre, clinic and residential uses.
Tamworth Health Centre, a funeral directors and residential uses lie on the
opposite side of Upper Gungate to the west of the site.

Site Photos

SITE SUITABILITY
Policy Considerations
Existing Development Plan Allocation

Retail Policy Status
In-Centre
Edge-of-Centre

Yes

Comments
The site is located within a Mixed Use Area, as
defined by the Tamworth Local Plan Proposals Map.
No
X

N/A
The site is located 250m from the Primary Shopping
Frontage and is well-connected to it and, as such,
the site is classed as edge-of-centre.
N/A

X

Out-of Centre
X
Edge-of-Centre and Out-of-Centre Sites Only
Connectivity with Centre

The site is located to the north of Albert Road,
which provides a physical barrier between the site
and the town centre. However, pedestrian crossing
facilities are available on Albert Road and the
existing footpaths along Aldergate and Lower
Gungate, which provide linkages to the town centre,
are generally wide, well-surfaced and lit by lighting
columns.
The site therefore enjoys good
connectivity with the town centre.

Heritage Considerations
Designated Heritage Assets (e.g. Conservation Area,
Listed Buildings etc.)

The site lies outside but to the northern edge of the
Conservation Area boundary. There is also a Grade
II listed Milestone located approximately 25m to the
west of the site on the opposite side of Upper
Gungate.

Physical Limitations
Transport / Access

The site is currently occupied by a PFS and Kwik Fit
and access to the Morrisons Supermarket is also
obtained through the site. It is not therefore
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considered that there would be any highway issues
associated with the redevelopment of the site in the
context of the level of traffic generated by the
existing uses.
The site is located in Flood Zone 1.

Flood Risk
Contamination

The PFS and vehicle repair centre uses have the
potential to have caused contamination and any
future proposals would need to be accompanied by
appropriate Contaminated Land Assessments.
Access to Morrisons is taken through the site and
this access point would need to be maintained as
part of any future proposals.

Other Physical Limitations (e.g. topography, ground
conditions, utilities etc.)
Amenity Considerations
Are there any neighbouring uses that would be
sensitive to commercial redevelopment of the site?

No. The surrounding uses are predominantly
commercial in nature and, whilst there are some
residential properties on Albert Road and on the
opposite side of Upper Gungate, it is not considered
that these properties would be unduly affected by
the redevelopment of the site for commercial uses.
Indeed, the site is already occupied by commercial
uses which do not appear to have an adverse impact
upon any nearby residential uses.

Accessibility
Public Transport Infrastructure

There are bus stops located opposite the site on
Upper Gungate and on Offadrive to the north of the
site.
The site is considered to provide reasonable cycle
linkages with the town centre and other parts of the
town, despite the lack of dedicated cycle lanes.
Pedestrian crossing facilities are available on Albert
Road and the existing footpaths along Aldergate and
Lower Gungate, which provide linkages to the town
centre, are generally wide, well-surfaced and lit by
lighting columns.
The existing pedestrian
environment is therefore conducive to encouraging
people to visit the site on foot.

Cycling Infrastructure

Pedestrian Environment

Summary
Can the site be considered suitable for development
for main town centre uses?

The site is located towards the northern edge of
Tamworth Town Centre and enjoys strong linkages
with the centre via Lower Gungate and Aldergate.
The site is accessible by a range of transport modes
and there are no physical, heritage or amenity
issues that would prevent the site coming forward
for redevelopment, although, in view of the existing
uses, any future proposals would need to be
accompanied by appropriate Contaminated Land
Assessments. The site is therefore considered
suitable for redevelopment for main town centres
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uses and it is also considered that there may be
scope to accommodate residential uses as part of a
mixed-use development scheme.

SITE AVAILABILITY
Comments
It is assumed that the site is subject to multiple
ownerships (TBC TO CONFIRM)

Is the site subject to multiple ownerships?

Is the site being actively marketed for sale or has
the landowner shown a willingness to sell?

No

Are there any existing uses that would need to be
relocated to facilitate development?

The existing Petrol Filling Station and Kwik Fit units
would need to be relocated to facilitate the
development.

Current Planning Status
Under Construction

Yes

No
X

N/A

Benefits from extant planning
X
permission for main town centre uses
Planning permission previously
X
refused for main town centre uses
Benefits from extant planning
X
permission for other uses (e.g.
residential)
Pre-Application Discussions
X
Details of Planning
LPA Reference
Permission
Description of
Development
Date of Decision
Expiry Date
If there are any ownership / availability
constraints, how can they be overcome to secure
redevelopment of the site?

N/A
N/A
N/A

N/A
N/A
N/A
N/A
N/A
The site is currently occupied by a well-used PFS and
Kwik Fit and it is assumed that the existing
operators will have been secured on long term
leases arrangements. Furthermore, there has been
no willingness on behalf of the landowner(s) to
bring the site forward for redevelopment. It is not
therefore considered that the site is available for
redevelopment in the short to medium term.

Summary
Can the site be considered to be available for
development?

The site is not considered to be available for
development.
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DELIVERABILITY
Viability Constraints (e.g. planning obligations,
remediation, infrastructure etc.)

Market Factors (e.g. attractiveness of the site,
retailer demand etc.)

Delivery Factors (e.g. site assembly issues)

Potential Uses for the site

Summary
Can the site be considered achievable?

OVERALL CONCLUSIONS
Is the Site:
Suitable?
Likely Delivery

0-5 Yrs
6-10 Yrs
11-15 Yrs
Beyond 15
Yrs

An appropriate remediation strategy will need to be
put in place ahead of the redevelopment of the site
due to contamination issues associated with the
established uses and access will need to be
maintained for Morrisons Supermarket. However,
neither of these factors are likely to preclude the
redevelopment of the site.
The site lies in a key gateway location to the north of
Tamworth Town Centre at the junction between
Offadrive and Upper Gungate. The site therefore
may be suitable for redevelopment for offices or may
also appeal to drive-thru’ restaurant operators (Use
Class A3).
The main factor affecting the deliverability of the site
is clearly the lack of intention from the existing
landowner(s) to bring the site forward for
redevelopment. The site is currently occupied by a
well-used PFS and Kwik Fit unit and it is assumed that
both of these operators will be secured on long term
lease arrangements, which would further reduce the
incentive of the landowner(s) to bring the site
forward. The prominent location of the site at a
major road junction is likely to ensure that it remains
a prime location for a PFS in the long term and, as
such, it is assumed that the existing operator or an
alternative PFS operator will have strong aspirations
to remain at the site over the long term.
 Offices (Use Class B1)
 Restaurant (Use Class A3) – the site may
prove particularly attractive to drive thru’
operators given the site’s prominent location
on the local highway network.
It is not considered that the site is achievable over
the plan period in view of the existing uses and the
lack of willingness of the landowner(s) to bring the
site forward.

YES
N
N
N
Y

Available?

NO

Deliverable?

NO

N/A
N/A
N/A
In view of the existing uses on site, it is not
considered that the site offers a realistic
development option in the short to medium term.
However, the site may be a suitable and viable option
in the long term were circumstances to change (e.g.
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How could identified constraints be overcome
(e.g. resolution of ownership issues, infrastructure
improvements, revised planning policy)

Site Owner / Agent Details

vacation of tenants etc.)
The existing landowner(s) are likely to be reluctant to
bring the site forward for redevelopment given the
presence of the existing tenants on site, who are
likely to be secured on long term leases.
Furthermore, it is clear that there will be a strong
aspiration for the PFS operator to remain at the site
in the long term, given its location at a key road
junction. It is therefore difficult to envisage how the
land ownership issues could be overcome unless the
LPA were to pursue CPO powers, however, it would
only be appropriate to pursue such action if there
were a firm intention to deliver a redevelopment
scheme, which would be in the public interest.
TBC TO CONFIRM

6

Chartered Town Planners

Tamworth Town Centre
Site Appraisals Pro-Forma
SITE OVERVIEW
Site Location
Site Size (Gross)
Existing Land Use

Surrounding Land Uses

Location Plan

Spinning School Lane

Site Reference

TTC002

1.21halopable Area
The site is currently occupied by the former Magistrates Court building,
Tamworth Police Station, Tamworth Youth Centre and Connexions. There is also
a terrace of properties enjoying direct frontage onto Marmion Street which
accommodate a pharmacy and residential properties and a car park to the east
of Marmion Street.
The northern boundary of the site adjoins Albert Road, which is occupied by a
mix of office and health related uses, including dental surgeries, a doctor’s
surgery, podiatrist, osteopath, funeral directors and financial advisors. There are
also terraced residential properties along Albert Road, particularly to the east of
the site. The southern boundary of the site adjoins Spinning School Lane beyond
which lies a surface level car park and almshouses. The western boundary of the
site adjoins a bingo hall, nightclub and restaurant.

Site Photos

SITE SUITABILITY
Policy Considerations
Existing Development Plan Allocation

Retail Policy Status
In-Centre
Edge-of-Centre

Yes

Comments
The site lies within a Mixed Use Area, as defined by
the Tamworth Local Plan Proposals Map.
No
X

N/A
The is located 190m from the Primary Shopping
Frontage and is well-connected to it and, as such,
the site is classed as edge-of-centre
N/A

X

Out-of Centre
X
Edge-of-Centre and Out-of-Centre Sites Only
Connectivity with Centre

The site lies to the northern edge of the town centre
and enjoys excellent links to the pedestrianised area
of Gungate via Spinning School Lane, as well as the
eastern part of the town centre via Marmion Lane.

Heritage Considerations
Designated Heritage Assets (e.g. Conservation Area,
Listed Buildings etc.)

The site lies adjacent to the Victoria Road / Albert
Road Conservation Area and there is a Scheduled
Ancient Monument within the site relating to
Tamworth’s Saxon defensive circuit. Staffordshire
County Council’s Environment Specialists have
previously advised that there is considerable
potential for development within this area to impact
upon significant archaeological remains and,
accordingly, any future redevelopment proposals
will need to be accompanied by extensive
archaeological investigation work. It is however
noted that the redevelopment of the site may
present opportunities to further understanding of
the historic origins of the town.
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Physical Limitations
Transport / Access

There are not considered to be any major highway
issues associated with the redevelopment of this
site. However, consideration will need to be given
to the point of vehicular access into the site
ensuring adequate visibility for egressing vehicles
and avoiding conflict with access to the car park to
the south of Spinning House Lane. Adequate
parking and servicing, as well as pedestrian links into
the site will also be required.
The site is located within Flood Zone 1.

Flood Risk
Contamination

The Environment Agency have indicated that they
are not aware of any contamination issues relating
to the site, however, this does not preclude the
possibility of contamination existing due to the
current and former uses of the site. Any future
development proposals will therefore be required to
be accompanied by a Preliminary Risk Assessment.
Sport England have previously advised that the loss
of Tamworth Youth Centre and the associated
MUGA will lead to the loss of sports facilities. In line
with Paragraph 74 of the NPPF, this part of the site
should not be built on unless an assessment has
been undertaken which clearly shows that the open
space, buildings or land to be surplus to
requirements; or the loss resulting from the
proposed development would be replaced by
equivalent or better provision in terms of quantity
and quality in a suitable location; or the
development is for alternative sports and
recreational provision, the needs for which
outweigh the loss.

Other Physical Limitations (e.g. topography, ground
conditions, utilities etc.)

The Coal Authority have previously advised that a
land instability study of the site may be required to
accompany any future proposals.
Amenity Considerations
Are there any neighbouring uses that would be
sensitive to commercial redevelopment of the site?

The surrounding area is predominantly commercial
in nature and, whilst there are residential properties
to the south (Almshouses), west and east of the site,
it is not considered that any future redevelopment
of the site for commercial uses would have a
significant adverse impact on the nearby residential
properties, particularly in view of the existing range
of commercial uses in the locality, which include late
night uses in the form of a nightclub and restaurant.
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Accessibility
Public Transport Infrastructure

The site is located within easy walking distance of
the bus interchanges on Corporation Street and
Victoria Road, which offer frequent services to a
range of local destinations.
The site enjoys reasonable cycle linkages with the
town centre and other parts of the town.
There are existing well-surfaced footpaths on both
sides of Spinning School Lane, which provide
linkages with the pedestrianised areas of the
northern part of the town centre to the west and
Marmion Street to the east, which provides linkages
with the eastern part of the town centre. There are
also strong pedestrian linkages with the residential
areas to the west of the town centre, which will be
conducive to encouraging people to visit the site on
foot.

Cycling Infrastructure
Pedestrian Environment

Summary
Can the site be considered suitable for development
for main town centre uses?

The site lies towards the northern edge of the
defined Shopping Policy Area and enjoys excellent
linkages with the town centre and is in a highly
accessible location. The site is considered to be
entirely suitable for redevelopment for main town
centre uses, subject to resolving heritage issues
relating to the Scheduled Ancient Monument within
the site and issues relating to the loss of the sports
facilities associated with the Youth Centre.
The line of Tamworth’s Saxon defences crosses the
northern part of the site and has been designated as
a Scheduled Ancient Monument and therefore
constitutes a nationally important heritage asset.
However, the site currently accommodates existing
built development and, accordingly, the site is
considered to be developable subject to securing
appropriate archaeological investigation works.
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SITE AVAILABILITY
Comments
Staffordshire County Council and Tamworth
Borough Council.
The site is not currently being marketed for sale,
however, it is understood that there is a willingness
to sell from Staffordshire County Council and
Tamworth Borough Council.
The former Magistrates Court building now stands
vacant and the Police are due to vacate their current
premises and relocate to the Council offices on
Lichfield Street.
There may however be a
requirement of relocate Tamworth Youth Centre
and Connexions.

Is the site subject to multiple ownerships?
Is the site being actively marketed for sale or has
the landowner shown a willingness to sell?

Are there any existing uses that would need to be
relocated to facilitate development?

Current Planning Status
Under Construction

Yes

No
X

Benefits from extant planning
X
permission for main town centre uses
Planning permission previously
X
refused for main town centre uses
Benefits from extant planning
X
permission for other uses (e.g.
residential)
Pre-Application Discussions
X
Details of Planning
LPA Reference
Permission
Description of
Development
Date of Decision
Expiry Date
If there are any ownership / availability
constraints, how can they be overcome to secure
redevelopment of the site?
Summary
Can the site be considered to be available for
development?

N/A
N/A
N/A
N/A
It is not considered that there are any
unsurmountable land ownership issues that would
prevent the site coming forward.
The site is considered available for redevelopment.
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DELIVERABILITY
Viability Constraints (e.g. planning obligations,
remediation, infrastructure etc.)

There is considerable potential for development
within this area to impact upon significant
archaeological remains and, accordingly, any future
redevelopment proposals will need to be
accompanied
by
extensive
archaeological
investigation work.
The site accommodates a MUGA and this part of the
site should not be built on unless an assessment has
been undertaken which clearly shows that the open
space, buildings or land to be surplus to
requirements; or the loss resulting from the
proposed development would be replaced by
equivalent or better provision in terms of quantity
and quality in a suitable location; or the development
is for alternative sports and recreational provision,
the needs for which outweigh the loss.
The site is well-related to the town centre and the
consented Gungate scheme and is therefore likely to
form a commercially attractive location to
accommodate
forecast
retail
floorspace
requirements in the medium to long term.
There are no site assembly issues that would prevent
the site being redeveloped with the exception of the
potential issues regarding the MUGA.
 Retail (Use Class A1) – convenience and / or
comparison floorspace.
However, the
redevelopment of the site for retail should be
viewed as a longer term option to come
forward following the completion of the
Gungate site.
 The site may also be suitable for a range of
other complementary main town centre uses
(e.g. offices, restaurant, leisure, tourism etc.)

Market Factors (e.g. attractiveness of the site,
retailer demand etc.)

Delivery Factors (e.g. site assembly issues)

Potential Uses for the site

Summary
Can the site be considered achievable?

OVERALL CONCLUSIONS
Is the Site:
Suitable?
Likely Delivery

0-5 Yrs
6-10 Yrs

The site is considered to be achievable subject to
appropriate archaeological investigation and
addressing Sport England issues in respect of the
potential loss of the MUGA.

Y
N
Y

Available?

Y

Deliverable?

Y

It is envisaged that the site could potentially come
forward in years 6-10 following the redevelopment of
the Gungate site to meet the forecast need for
further retail floorspace post-2021.

6

11-15 Yrs
N
Beyond 15
N
Yrs
How could identified constraints be overcome
(e.g. resolution of ownership issues, infrastructure
improvements, revised planning policy)

Site Owner / Agent Details

There will be a requirement to undertake extensive
archaeological investigation works prior to any
redevelopment of the site can commence and, as
such, early engagement with the County Council’s
Environmental Specialists is imperative.
In addition, early engagement with Sport England is
required in respect of the potential loss of the
MUGA.
Staffordshire County Council and Tamworth Borough
Council.
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Chartered Town Planners

Tamworth Town Centre Site Appraisals
Draft Pro-Forma
SITE OVERVIEW
Site Location
Site Size (Gross)
Existing Land Use

Surrounding Land Uses

Location Plan

Bus Depot
Site Reference
TTC003
0.56haDevelopable Area
Bus Depot operated by Arriva and Council-owned pay and display surface level
car park.
The bus depot lies to the south east of Aldergate and is adjoined to the north
east by an existing residential property. The south western boundary of the bus
depot adjoins the Garden of Rest beyond which lies Tamworth Library, the
Carnegie Centre and the Assembly Rooms. The northern part of the site
comprises of a surface level car park, which lies at the junction of Aldergate and
Hospital Street. The northern boundary of this part of the site is formed by
Hospital Street, beyond which lies Tamworth Health Centre, a pharmacy and
residential properties. The western boundary of the site adjoins residential
properties and the south western boundary lies adjacent to the rear yard areas
of the existing residential and commercial properties fronting onto Aldergate.
Access to the rear of these properties is achieved through the site.

Site Photos

SITE SUITABILITY
Policy Considerations
Existing Development Plan Allocation
Retail Policy Status
In-Centre
Edge-of-Centre

Yes

Comments
N/A – the site is classed as ‘white land’ within the
main urban area.
No
X

N/A
The site lies 300m from the defined Primary
Shopping Frontage on Gungate and 270m from the
Primary Shopping Frontage to the south of the town
centre and is therefore classed as edge-of-centre.
N/A

X

Out-of Centre
X
Edge-of-Centre and Out-of-Centre Sites Only
Connectivity with Centre

The site enjoys strong linkages with the western
parts of the town centre via Aldergate, as well as the
Primary Shopping Frontages to the south of the
town via Corporation Street and Church Street.
There are existing footpaths through the Garden of
Rest to the south west of the site, which provide
access to the northern part of the town centre
around Gungate and, as such, it is considered that
the site enjoys excellent connectivity with the wider
centre.

Heritage Considerations
Designated Heritage Assets (e.g. Conservation Area,
Listed Buildings etc.)

There are no recorded designated heritage assets
within the site, although there are a number of
Listed Buildings in the surrounding streetscene and
the site partially lies within the Tamworth Town
Centre Conservation Area. Potential implications on
the significance of these heritage assets, including
their settings should be taken into account and
positive opportunities for enhancing significance
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and the character and appearance of the
Conservation Area should be taken into account as
part of any future redevelopment scheme.
Physical Limitations
Transport / Access

The principal elevation of the building contains a
number of access points into the building for buses.
There is a long interrupted frontage to the site to
facilitate access to the building by buses, which
pedestrians using the footpath to the western edge
of Aldergate are required to cross. The current
arrangements can therefore lead to highway safety
issues by creating potential conflicts between
pedestrians and buses accessing the depot. On this
basis, the redevelopment of this part of the site
therefore offers clear potential to provide highway
safety improvements. However, consideration will
need to be given to access as part of any future
development proposals given the close proximity to
the signal junction with Hospital Street / Albert
Street. Depending on traffic flows, it may be
possible to design a ghost right turn.
Whilst the existing access to the Hospital Street Car
Park is far from ideal, it would be difficult to resist
the use of this access to serve a new development
on highway grounds given the existing use as a car
park. There would also be a requirement to
maintain access to the rear of the neighbouring
properties through the site as part of any future
redevelopment.
The site is located within Flood Zone 1 and the site is
less than 1 hectare in size. There would therefore
be no requirement for a site-specific FRA.

Flood Risk

Contamination

The existing bus depot use has the potential to have
caused contamination and any future proposals
would need to be accompanied by appropriate
Contaminated Land Assessments
There are mature trees within the Garden of Rest
along the south western boundary of the site and
any future development proposals would need to
safeguard the health of these trees.

Other Physical Limitations (e.g. topography, ground
conditions, utilities etc.)

Amenity Considerations
Are there any neighbouring uses that would be
sensitive to commercial redevelopment of the site?

There is an existing residential property to the direct
north of the bus depot, however, it is considered
that a future commercial development is likely to
have a lesser impact on the neighbouring property
than the existing bus depot use. There are existing
residential properties to the direct west of the car
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park to the northern part of the site and any future
development would need to safeguard the
amenities of the occupants of these properties.
Accessibility
Public Transport Infrastructure

The site is located in close proximity to the bus
interchange on Corporation Street, which offers
frequent services to a wide range of local
destinations. There is also a northbound bus stop
located outside the site on Aldergate.
There are no dedicated cycle lanes along Aldergate,
however, it is considered that the highway is of
sufficient width and does not experience volumes of
traffic, particularly in terms of HGV movements, that
would discourage cycle journeys.
There are existing footpaths on either side of
Aldergate, which provides linkages to the central
parts of the town centre via Corporation Street and
the western part of the centre via Aldergate. These
footways are generally wide and well-lit, although it
is noted that the western footway does narrow
outside the properties at 15-20 Aldergate. There
are also signed footpaths through the Garden of
Rest which provide pleasant, legible pedestrian
linkages to the northern part of the town centre
around Gungate.

Cycling Infrastructure

Pedestrian Environment

Summary
Can the site be considered suitable for development
for main town centre uses?

The site is located to the north west of the defined
Shopping Policy Area and is classed as edge-ofcentre in retail policy terms. The site enjoys strong
linkages with the town centre and constitutes a
highly sustainable location. The site is therefore
considered to be entirely suitable in principle to
accommodate main town centre uses, particularly
uses that would complement the main retail
function of the town centre (e.g. offices, hotel,
residential). Furthermore, the existing bus depot
makes a limited contribution to the visual amenity
of Aldergate and also gives rise to highway safety
issues and the redevelopment of the site therefore
offers a significant opportunity to provide
townscape and highway safety improvements. The
redevelopment of the car park to the northern part
of the site also provides an opportunity to provide a
strong built frontage to the prominent Aldergate
and Hospital Street boundaries of the site, thus
enhancing the character and appearance of the
Conservation Area.
There will be a requirement as part of any future
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redevelopment to safeguard the amenities of the
neighbouring properties and maintain access to the
rear of the neighbouring properties on Aldergate,
however, these issues are not considered to
represent
insurmountable
constraints
to
redevelopment at this stage.
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SITE AVAILABILITY
Comments
Arriva (Bus Depot) and Tamworth Borough Council
(Hospital Street Car Park), although it is clear that
the redevelopment of each part of the site could
come forward separately.
The site is not being actively marketed for sale,
although it is evident that the sites could come
forward provided that an alternative location for the
bus depot can be secured.
An alternative location for the bus depot would
need to be secured and the loss of the existing
surface level car par k would need to be managed as
part of a wider Town Centre Car Park Strategy.

Is the site subject to multiple ownerships?

Is the site being actively marketed for sale or has
the landowner shown a willingness to sell?

Are there any existing uses that would need to be
relocated to facilitate development?

Current Planning Status
Under Construction

Yes

No
X

N/A

Benefits from extant planning
X
permission for main town centre uses
Planning permission previously
X
refused for main town centre uses
Benefits from extant planning
X
permission for other uses (e.g.
residential)
Pre-Application Discussions
X
Details of Planning
LPA Reference
Permission
Description of
Development
Date of Decision
Expiry Date
If there are any ownership / availability
constraints, how can they be overcome to secure
redevelopment of the site?
Summary
Can the site be considered to be available for
development?

N/A
N/A
N/A

N/A
N/A
N/A
N/A
N/A
Identification of suitable, alternative premises for
bus depot and management of loss of car park
through wider Town Centre Car Park Strategy.
The site is considered to be available for
development, subject to securing alternative
premises for the bus depot and managing the loss of
the car parking.
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DELIVERABILITY
Viability Constraints (e.g. planning obligations,
remediation, infrastructure etc.)

An appropriate remediation strategy will need to be
put in place ahead of the redevelopment of the site
due to contamination issues associated with the
established bus depot use. However, this factor is
unlikely to preclude the redevelopment of the site.
The site lies to the northern edge of the town centre
and is therefore considered suitable to accommodate
uses that are complementary to the main retail
function of the town centre.
It is therefore
considered that the site may be suitable for a mix of
office, hotel and / or residential uses.
The wider site is in separate ownership, with the bus
depot owned by Arriva and the car park owned by
TBC. However, it is clear that the redevelopment of
each part of the site could come forward
independently and, as such, there are not considered
to be any site assembly issues that would prevent the
redevelopment of the site coming forward. There
will however be a requirement to secure alternative
premises for the bus depot and manage the loss of
the car park through a wider Town Centre Car
Parking Strategy. There would also be a requirement
to maintain access to the rear of the properties
neighbouring the car park site as part of any future
redevelopment.
 Offices (Use Class B1)
 Hotel (Use Class C1)
 Residential (Use Class C3)

Market Factors (e.g. attractiveness of the site,
retailer demand etc.)

Delivery Factors (e.g. site assembly issues)

Potential Uses for the site

Summary
Can the site be considered achievable?

The redevelopment of the site for uses that would
complement the main retail function of the town
centre is considered achievable, subject to securing
alternative premises for the existing bus depot and
managing the loss of the Hospital Street Car Park.

OVERALL CONCLUSIONS
Is the Site:
Suitable?

Y

Available?

Likely Delivery

Y

It is considered that the site could reasonably come
forward during this period, assuming that suitable
alternative premises can be secured for the existing
bus depot use
N/A
N/A
N/A

0-5 Yrs

6-10 Yrs
N
11-15 Yrs
N
Beyond 15
N
Yrs
How could identified constraints be overcome
(e.g. resolution of ownership issues, infrastructure
improvements, revised planning policy)

Y

Deliverable?

Y

It will be necessary to secure an alternative site for
the existing bus depot to enable the site to come
forward for redevelopment.
Negotiations will
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therefore need to be progressed with Arriva to
identify potential alternative locations that would
meet their requirements.

Site Owner / Agent Details

In addition, the LPA will need to progress a wider
Town Centre Parking Strategy to manage the loss of
the existing Hospital Street Car Park.
Tamworth Borough Council and Arriva
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Chartered Town Planners

Tamworth Town Centre Site
Appraisals Pro-Forma
SITE OVERVIEW
Site Location
Site Size (Gross)
Existing Land Use

Surrounding Land Uses

Location Plan

Assembly Rooms Car Park Site Reference
TTC004
0.34hae Area
The western part of the site comprises of a surface level, pay and display car
park, public toilets and a taxi rank. The eastern part of the site comprises of a
private car park associated with the library.
The Tamworth Visitor Information Centre adjoins the north eastern boundary of
the site and is accessed through the appraisal site. The western boundary of the
main body of the site is formed by Corporation Street and the Carnegie Centre,
Assembly Rooms and an office building lie on the opposite side of Corporation
Street. The southern boundary of the site adjoins the rear service yards of a
number of commercial units which front onto Church Street, as well as an
advertising and printing business, which is accessed from Aldergate. The eastern
boundary of the site is formed by Aldergate and there are a number of
commercial units flanking Aldergate in the immediate vicinity of the site,
including hot food takeaways, hairdressers, restaurant, offices and retail units.
The western part of the site comprises of a car park associated with the library
and is flanked by the Assembly Rooms, the Carnegie Centre and the library itself.

Site Photos

SITE SUITABILITY
Policy Considerations
Existing Development Plan Allocation
Retail Policy Status
In-Centre
Edge-of-Centre

Yes

Comments
The site lies within a Mixed Use Area, as defined by
the Tamworth Local Plan Proposals Map.
No
X

N/A
The site lies approximately 100m from the defined
Primary Shopping Frontage and is well-connected to
it and is therefore classed as edge-of-centre.
N/A

X

Out-of Centre
X
Edge-of-Centre and Out-of-Centre Sites Only
Connectivity with Centre

The site enjoys strong linkages with the Primary
Shopping Frontages to the south of the town via
Corporation Street and Church Street. The site also
enjoys good connectivity with the western parts of
the town centre via Aldergate and the existing
public footpaths to the south of the library provide
access to the northern part of the town centre
around Gungate. It is therefore evident that the site
enjoys excellent connectivity with the wider town
centre.

Heritage Considerations
Designated Heritage Assets (e.g. Conservation Area,
Listed Buildings etc.)

The site is located within the Conservation Area and
the Assembly Rooms, which adjoin the southern
boundary of the eastern part of the site and the
White House, which fronts onto Corporation Street,
are Grade II Listed.

Physical Limitations
Transport / Access

The site is currently primarily in use as a well-used,
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surface level car park accessed from Aldergate and it
is not therefore considered that the commercial
redevelopment of the site would give rise to any
materially greater impacts in terms of highway
safety of the operation of the local highway network
in comparison to the established use.
The site provides access to the tourist information
centre, as well as the rear of certain properties
fronting onto Church Street and these rights of
access would need to be maintained as part of any
future redevelopment.
The site is located within Flood Zone 1.

Flood Risk
Contamination

The site is not considered to pose a particular
contamination risk in view of its current use as a car
park.
The site is small and irregularly shaped and access
would also need to be maintained to neighbouring
uses.

Other Physical Limitations (e.g. topography, ground
conditions, utilities etc.)
Amenity Considerations
Are there any neighbouring uses that would be
sensitive to commercial redevelopment of the site?

The surrounding area is predominantly in
commercial use and there are no neighbouring uses
that would be sensitive to the commercial
redevelopment of the site.

Accessibility
Public Transport Infrastructure

The site lies directly opposite the bus interchange
on Corporation Street, which provides frequent
services to a range of local destinations.
The site is considered to enjoy strong cycle linkages
with the town centre and Tamworth as a whole.
There are footpaths on either side of Corporation
Street, which provide linkages to the central parts of
the town centre, as well as on Aldergate, which
provides pedestrian links with the western parts of
the centre. These footpaths are predominantly
wide and well-lit and therefore conducive to
encouraging pedestrian movement. There are also
signed footpaths to the south of the library which
provide pleasant pedestrian linkages with the
northern part of the town centre around Gungate.

Cycling Infrastructure
Pedestrian Environment

Summary
Can the site be considered suitable for development
for main town centre uses?

The site is located to the north of the Shopping
Policy Area in an edge of centre location. The site is
in a highly sustainable location and enjoys excellent
connectivity with the Primary Shopping Frontages
and wider town centre as a whole and is therefore
suitable for development for main town centre uses
in principle. However, the site is small and
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irregularly shaped and access would need to be
maintained to the tourist information centre, as well
as the rear certain properties fronting onto Church
Street. There would therefore be difficulties in
achieving a successful commercial scheme on the
site and, on this basis, it is not considered that the
site is suitable for redevelopment, particularly when
the important role that the site plays as a town
centre car park and taxi rank is taken into account.
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SITE AVAILABILITY
Comments
Single – Tamworth Borough Council

Is the site subject to multiple ownerships?

Is the site being actively marketed for sale or has
the landowner shown a willingness to sell?

The site is not currently being marketed for sale,
however, it is understood that there is a willingness
to sell from Tamworth Borough Council.
The loss of the existing car park would need to be
managed through a wider Town Centre Parking
Strategy. The existing taxi rank also performs an
important function for the town centre and would
therefore need to be retained as part of any future
development or an alternative location would need
to be secured.

Are there any existing uses that would need to be
relocated to facilitate development?

Current Planning Status
Under Construction

Yes

No
X

N/A

Benefits from extant planning
X
permission for main town centre uses
Planning permission previously
X
refused for main town centre uses
Benefits from extant planning
X
permission for other uses (e.g.
residential)
Pre-Application Discussions
X
Details of Planning
LPA Reference
Permission
Description of
Development
Date of Decision
Expiry Date
If there are any ownership / availability
constraints, how can they be overcome to secure
redevelopment of the site?
Summary
Can the site be considered to be available for
development?

N/A
N/A
N/A

N/A
N/A
N/A
N/A
N/A
There are not considered to be any site ownership
issues that would prevent the redevelopment of the
site coming forward.
The site is considered to be available for
redevelopment.
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DELIVERABILITY
Viability Constraints (e.g. planning obligations,
remediation, infrastructure etc.)
Market Factors (e.g. attractiveness of the site,
retailer demand etc.)

Whilst the site is well-related to the wider town
centre, it is considered to be heavily constrained due
to its irregular shape and the need to maintain access
to and an appropriate physical relationship with the
neighbouring properties.
It is not therefore
considered that the site would constitute a
particularly attractive proposition for developers.
The site is in single ownership and there are not
considered to be any site assembly issues that would
prevent the delivery of development. However,
there are a number of physical and access constraints
that would severely impact upon the delivery of a
successful commercial scheme.
It is not considered that the site would prove
attractive to developers given the constraints that
have been identified. The site also performs an
important function for the wider town centre
through the provision of taxi rank and car parking
facilities. Whilst it is noted that the LPA are
considering the release of certain town centre car
park sites as part of a wider strategy, it is considered
that the Assembly Rooms site should be retained for
car parking given the clear constraints identified that
would impact on its deliverability. Notwithstanding
this, were the site to come forward for
redevelopment, it is considered that it would be
suited to uses that would be complementary to the
main retail function of the town centre (e.g. offices,
restaurant, residential).

Delivery Factors (e.g. site assembly issues)

Potential Uses for the site

Summary
Can the site be considered achievable?

OVERALL CONCLUSIONS
Is the Site:
Suitable?

N/A

It is not considered that the site is achievable and the
existing car park and taxi rank uses should be
retained.
N

0-5 Yrs
N
6-10 Yrs
N
11-15 Yrs
N
Beyond 15
N
Yrs
How could identified constraints be overcome
(e.g. resolution of ownership issues, infrastructure
improvements, revised planning policy)

Available?

Y

Deliverable?

N

Likely Delivery

It is considered that it would be difficult to overcome
the various constraints that have been identified with
respect of this site and, in any event, the site
performs an important function for the wider town
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Site Owner / Agent Details

centre through the provision of parking and a taxi
rank and should therefore remain in its current use.
Tamworth Borough Council
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Chartered Town Planners

Tamworth Town Centre
Site Appraisals Pro-Forma
SITE OVERVIEW
Site Location
Site Size (Gross)
Existing Land Use
Surrounding Land Uses

Location Plan

Middle Entry
Site Reference
TTC005
0.59haelopable Area
Middle Entry Shopping Centre (retail and commercial units)
The site lies within the Primary Shopping Frontage within the heart of Tamworth
Town Centre and, accordingly, the vast majority of the surrounding properties
are in retail commercial use. The Ankerside Shopping Centre lies to the direct
south of Middle Entry. The Grade I Listed St Editha’s Church lies to the north of
the site.

Site Photos

SITE SUITABILITY
Policy Considerations
Existing Development Plan Allocation

Retail Policy Status
In-Centre

Yes
X

Comments
The site is located within the Shopping Policy Area
and forms part of the Primary Shopping Frontage, as
defined by the Tamworth Local Plan.
No
The site is located within the defined Primary
Shopping Frontage and is therefore classed as incentre.
N/A
N/A

Edge-of-Centre
X
Out-of Centre
X
Edge-of-Centre and Out-of-Centre Sites Only
Connectivity with Centre

N/A

Heritage Considerations
Designated Heritage Assets (e.g. Conservation Area,
Listed Buildings etc.)

The Grade I listed St Editha’s Church lies to the
north of the site and there are a number of other
statutorily listed buildings on Church Street and
Market Street, including the Town Hall (Grade II*)
and the statue of Robert Peel (Grade II).
There is also likely to be archaeological potential
within the site and any future groundworks may
impact upon sensitive archaeological deposits.
However, it is not considered that the future
redevelopment of the site would give rise to
substantial harm of designated heritage assets
provided an appropriate scheme and programme of
archaeological work was secured.
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Physical Limitations
Transport / Access

The only requirement for vehicular access to the
Middle Entry Shopping Centre relates to service
vehicles and it is considered that suitable service
vehicle access arrangements can be maintained as
part of any future redevelopment scheme.
The site lies within Flood Zone 1 and there are no
flood-based issues that would prevent the
redevelopment of the site coming forward.
There should be no land contamination issues that
would prevent development from going ahead.
N/A

Flood Risk

Contamination
Other Physical Limitations (e.g. topography, ground
conditions, utilities etc.)
Amenity Considerations
Are there any neighbouring uses that would be
sensitive to commercial redevelopment of the site?
Accessibility
Public Transport Infrastructure

No

The site is located 60m and 80m from the
Corporation Street and Victoria Road bus
interchanges respectively.
The site is served by the cycling infrastructure
serving the wider town centre.
The site forms part of the Primary Shopping
Frontage and enjoys strong pedestrian linkages with
the remainder of the town centre.

Cycling Infrastructure
Pedestrian Environment

Summary
Can the site be considered suitable for development
for main town centre uses?

The site lies within the Primary Shopping Frontage
of Tamworth Town Centre and there are no
heritage, physical, amenity or accessibility issues
that would prevent the redevelopment / extension
of the Middle Entry Shopping Centre coming
forward. The site can therefore be considered to be
suitable for development for main town centre uses.
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SITE AVAILABILITY
Comments
Single (Peer Group PLC)

Is the site subject to multiple ownerships?

Is the site being actively marketed for sale or has
the landowner shown a willingness to sell?

The landowner has indicated that the site could
accommodate additional floorspace through a
future extension scheme.

Are there any existing uses that would need to be
relocated to facilitate development?

There are existing retail and commercial uses within
Middle Entry that may need to be relocated to
facilitate any future redevelopment / expansion.
However, it is not considered that any requirement
to relocated existing tenants would preclude the
redevelopment / expansion of the site coming
forward.

Current Planning Status
Under Construction

Yes

No
X

Benefits from extant planning
X
permission for main town centre uses
Planning permission previously
X
refused for main town centre uses
Benefits from extant planning
X
permission for other uses (e.g.
residential)
Pre-Application Discussions
X
Details of Planning
LPA Reference
Permission
Description of
Development
Date of Decision
Expiry Date
If there are any ownership / availability
constraints, how can they be overcome to secure
redevelopment of the site?

N/A
N/A
N/A
N/A
N/A

Summary
Can the site be considered to be available for
development?

The site is considered to be available for
development.
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DELIVERABILITY
Viability Constraints (e.g. planning obligations,
remediation, infrastructure etc.)

N/A

Market Factors (e.g. attractiveness of the site,
retailer demand etc.)

The site is located within the Primary Shopping
Frontage and is therefore likely to form a
commercially attractive location to accommodate
future retail floorspace requirements in the medium
to long term.
There are no site assembly issues that would prevent
the site coming forward.
The site forms part of the defined Primary Shopping
Frontage of Tamworth Town Centre and, as such, any
future redevelopment / expansion of Middle Entry
should comprise predominantly of retail floorspace
(Use Class A1). However, the redevelopment /
expansion of the site for retail should be viewed as a
longer term option to come forward following the
completion of the Gungate scheme.

Delivery Factors (e.g. site assembly issues)
Potential Uses for the site

It is considered that the redevelopment / expansion
of Middle Entry could also accommodate a
proportion of complementary main town centre uses
(e.g. offices, restaurants, cafes, tourism, leisure),
where they would lead to an enhancement of the
vitality ad viability of the Primary Shopping Frontage
and would not lead to an over concentration of nonretail uses within the Primary Shopping Frontage.
The provision of restaurant, café, leisure uses could
be particularly beneficial to the late night economy of
the town, which is currently lacking.
Summary
Can the site be considered achievable?

OVERALL CONCLUSIONS
Is the Site:
Suitable?
Likely Delivery

The site is considered to be achievable.

Y

0-5 Yrs
6-10 Yrs

N
Y

11-15 Yrs
Beyond 15
Yrs

N
N

Available?

Y

Deliverable?

Y

The redevelopment of the Middle Entry site should
come forward as a second phase of town centre
development following the redevelopment of the
Gungate site. It is therefore considered that the
Middle Entry site could come forward in years 6-10 to
meet forecast needs for further retail floorspace
post-2021.
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How could identified constraints be overcome
(e.g. resolution of ownership issues, infrastructure
improvements, revised planning policy)

Site Owner / Agent Details

It is considered that the site offers potential to meet
forecast needs for future retail floorspace post-2021
and is likely to form a commercially attractive
location given its position within the defined Primary
Shopping Frontage.
However, it is important that the Council adopt a
town centres first approach to new retail
development to ensure that retail floorspace is
directed to centrally located sites as opposed to outof-centre locations to enhance the prospects of the
redevelopment / expansion of Middle Entry coming
forward.
Owner:
Peer Group PLC,
The Peer Suite,
The Hop Exchange,
24 Southwark Street,
London,
SE1 1TY
Agent:
DPP (Mrs Faith Folley)
Rotterdam House,
116 Quayside,
Newcastle-upon-Tyne,
NE1 3DY
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Chartered Town Planners

Tamworth Town Centre Site
Appraisals Pro-Forma
SITE OVERVIEW
Site Location
Site Size (Gross)
Existing Land Use
Surrounding Land Uses

Location Plan

Castle Car Park
0.22haopable Area
Pay & Display Car Park

Site Reference

TTC006

The River Anker lies to the direct south of the site beyond which lies the Castle
Pleasure Grounds. Tamworth Castle lies to the north of the site and the Castle
Grounds lie to the east. The site is accessed via Holloway, which is occupied by a
range of commercial uses, including the Castle Hotel, solicitors, accountants and
the Changes Well Being Centre.

Site Photos

SITE SUITABILITY
Policy Considerations
Existing Development Plan Allocation

Retail Policy Status
In-Centre
Edge-of-Centre

Yes

Comments
The site is designated as part of a Greenspace /
Open Space Network
No
X

N/A
The site lies approximately 220m from the Primary
Shopping Frontage and is therefore classed as edgeof-centre
N/A

X

Out-of Centre
X
Edge-of-Centre and Out-of-Centre Sites Only
Connectivity with Centre

There is an established, well-signed footpath
network through the Castle Grounds, which provide
linkages to the Ankerside Shopping Centre and
George Street. The site also enjoys strong linkages
with the western parts of the town centre via
Aldergate. There is a slight gradient up towards the
town centre, however, this does not appear to
discourage pedestrian movement between the site
and the wider town centre and, as such, it is evident
that the site enjoys excellent connectivity with the
wider Town Centre.

Heritage Considerations
Designated Heritage Assets (e.g. Conservation Area,
Listed Buildings etc.)

The site lies within the Castle Grounds to the south
of the stone building of Tamworth Castle, which is
Grade I Listed and designated as a Scheduled
Ancient Monument. There are a number of other
statutorily listed buildings in the vicinity of the site,
as well as a number of locally listed buildings. The
site also lies within Tamworth Conservation Area.
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Physical Limitations
Transport / Access

The site is accessed from Holloway and, given the
existing use of the site as a car park, it is considered
that it would be difficult to resist any future
development proposals on highway grounds.
The site is located within Flood Zone 3 and therefore
has a high probability of flooding.
The site is not considered to pose a particular
contamination risk in view of its current use as a car
park.
There are a number of existing trees within the site
that have a high amenity value and would therefore
need to be retained as part of any future
development.

Flood Risk
Contamination

Other Physical Limitations (e.g. topography, ground
conditions, utilities etc.)

Amenity Considerations
Are there any neighbouring uses that would be
sensitive to commercial redevelopment of the site?

There are no neighbouring uses that would be
sensitive to the redevelopment of the site in terms
of amenity considerations.

Accessibility
Public Transport Infrastructure

The nearest bus stop to the site is located on
Lichfield Street opposite the Three Tuns Public
House. The site also lies approximately 430m from
the bus interchange on Victoria Road.
There is an existing cycle path to the northern edge
of the site which runs through the Castle Grounds
and Castle Pleasure Grounds, which provides
linkages with the southern parts of the town. The
cycle route also extends along the northern bank of
the River Anker to the west of the site providing
connections with the residential areas to the west of
the town centre.
There is an established, well-signed footpath
network through the Castle Grounds, which provide
linkages to the Ankerside Shopping Centre and
George Street. The site also enjoys strong linkages
with the western parts of the town centre via
Aldergate. There is a slight gradient up towards the
town centre, however, this does not appear to
discourage pedestrian movement between the site
and the wider town centre.

Cycling Infrastructure

Pedestrian Environment

Summary
Can the site be considered suitable for development
for main town centre uses?

There are a number of significant constraints
relating to this site that mean that it is unsuitable
for development. The site forms part of a defined
Greenspace / Open Space Network and, whilst the
site is currently in use as a pay and display car park,
the fact that the car park is surface level means that
the existing use does not detract from the general
sense of openness within the Castle Grounds to the
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south of the Tamworth Castle. It is considered that
the redevelopment of the site would impinge upon
this general sense of openness and would harm the
setting of the nationally significant Tamworth Castle
and associated grounds and buildings. Furthermore,
there are a number of existing trees within the site
with a high amenity value that would need to be
retained as part of any future development
proposals. The site also lies adjacent to the River
Anker and is an area with a high probability of
flooding. On this basis, it is not considered that the
site is suitable to accommodate a development for
main town centre uses.
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SITE AVAILABILITY
Is the site subject to multiple ownerships?

Comments
The site is owned entirely by Tamworth Borough
Council.

Is the site being actively marketed for sale or has
the landowner shown a willingness to sell?

The site is being considered for redevelopment by
Tamworth Borough Council.

Are there any existing uses that would need to be
relocated to facilitate development?

The proposals would involve the loss of a well-used
public car park serving the wider town centre and its
loss would need to be considered as part of a Car
Parking Strategy for Tamworth Town Centre.

Current Planning Status
Under Construction

Yes

No
X

N/A

Benefits from extant planning
X
permission for main town centre uses
Planning permission previously
X
refused for main town centre uses
Benefits from extant planning
X
permission for other uses (e.g.
residential)
Pre-Application Discussions
X
Details of Planning
LPA Reference
Permission
Description of
Development
Date of Decision
Expiry Date
If there are any ownership / availability
constraints, how can they be overcome to secure
redevelopment of the site?

N/A
N/A
N/A

N/A
N/A
N/A
N/A
N/A
The loss of the well-used town centre car park
would need to be considered through a wider Town
Centre Car Parking Strategy.

Summary
Can the site be considered to be available for
development?

The site can be considered to be available for
redevelopment subject to resolving issues relating
to the loss of car parking through a Town Centre Car
Parking Strategy.
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DELIVERABILITY
Viability Constraints (e.g. planning obligations,
remediation, infrastructure etc.)

Market Factors (e.g. attractiveness of the site,
retailer demand etc.)

Delivery Factors (e.g. site assembly issues)

Potential Uses for the site

Summary
Can the site be considered achievable?

OVERALL CONCLUSIONS
Is the Site:
Suitable?

The site is located within an area at high risk of
flooding.

The site is well-related to the town centre, however,
it is not considered that it would prove to be
particularly attractive to retailers or commercial
operators due to the significant constraints identified
in terms of flood risk, heritage and protected trees.
The loss of the existing car park would need to be
managed through a wider Town Centre Car Park
Management Strategy.
It is not considered that the site would prove
marketable to retailers of commercial operators,
however, the site may be appropriate for tourismbased uses in principle.
It is not considered that the site is achievable in view
of the clear constraints identified and the likely lack
of demand from retailers and commercial operators.

No

0-5 Yrs
X
6-10 Yrs
X
11-15 Yrs
X
Beyond 15
X
Yrs
How could identified constraints be overcome
(e.g. resolution of ownership issues, infrastructure
improvements, revised planning policy)

Available?

Yes

Deliverable?

No

Likely Delivery

Site Owner / Agent Details

The site lies in a highly sensitive location with a
number of significant constraints (e.g. heritage, flood
risk, trees) and is unlikely to be attractive to retailers
and commercial operators. It is considered that it
would be difficult to overcome the various
constraints that have been identified with respect of
this site and, in any event, the site performs an
important function for the wider town centre
through the provision of parking and should
therefore remain in its current use.
Tamworth Borough Council
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Chartered Town Planners

Tamworth Town Centre Site
Appraisals Pro-Forma
SITE OVERVIEW
Site Location
Site Size (Gross)
Existing Land Use

Surrounding Land Uses

Location Plan

Ankerside Shopping
Site Reference
TTC007
Centre (Rear)
0.1 hectares
The site lies to the western elevation of the Ankerside Centre, which
accommodates service doors and access points. There is also a sensory garden
and St Ruffin’s Well located to the west of the shopping centre.
The Castle Grounds and Tamworth Castle lie to the west of the site and the River
Anker lies to the south, beyond which are the Castle Pleasure Grounds.

Site Photos

SITE SUITABILITY
Policy Considerations
Existing Development Plan Allocation
Retail Policy Status
In-Centre
Edge-of-Centre

Yes

Comments
The site is designated as part of a Greenspace /
Open Space Network
No
X

N/A
The site lies adjacent to the defined Primary
Shopping Frontages within the Ankerside Shopping
Centre and is therefore classed as edge-of-centre.
N/A

X

Out-of Centre
X
Edge-of-Centre and Out-of-Centre Sites Only
Connectivity with Centre

The site adjoins the western elevation of the
Ankerside Shopping Centre and is therefore
extremely well related to the Primary Shopping
Frontages to the southern part of the town centre.

Heritage Considerations
Designated Heritage Assets (e.g. Conservation Area,
Listed Buildings etc.)

The site adjoins the western elevation of the
Ankerside Shopping Centre to the eastern edge of
the Castle Grounds. Tamworth Castle is Grade I
Listed and designated as a Scheduled Ancient
Monument. There are a number of other statutorily
listed buildings in the vicinity of the site, as well as a
number of locally listed buildings. The site also lies
within Tamworth Conservation Area. St Ruffin’s
Well also lies in close proximity to the site and a
plaque is affixed to the western elevation of the
shopping centre highlighting its presence.

Physical Limitations
Transport / Access

Any future redevelopment of the site would form an
extension of the Ankerside Shopping Centre and, as
such, there would be no requirement for dedicated
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vehicular access or car parking.
Flood Zone 2 / 3

Flood Risk
Contamination

The site is not considered to pose a particular
contamination risk.

Other Physical Limitations (e.g. topography, ground
conditions, utilities etc.)
Amenity Considerations
Are there any neighbouring uses that would be
sensitive to commercial redevelopment of the site?

None

There are no neighbouring uses that would be
sensitive to the redevelopment of the site in terms
of amenity considerations.

Accessibility
Public Transport Infrastructure

The site lies approximately 270m from the bus
interchange on Victoria Road.
There is are existing cycle paths running through the
Castle Grounds and Castle Pleasure Grounds, which
provides linkages with the southern parts of the
town. The cycle route also extends along the
northern bank of the River Anker to the west of the
site providing connections with the residential areas
to the west of the town centre.
There is an established, well-signed footpath
network through the Castle Grounds, which provide
linkages to the Ankerside Shopping Centre and
George Street, as well as to the Castle Pleasure
Grounds to the south of the site.

Cycling Infrastructure

Pedestrian Environment

Summary
Can the site be considered suitable for development
for main town centre uses?

The site lies to the edge of the centre in a highly
accessible location and is therefore considered to be
suitable for main town centre uses. It is considered
that a small-scale development of Use Class A3 / A4
or leisure uses would complement the recreational
use of the Castle Grounds and improve the visual
appearance of the western elevation of the
Ankerside Shopping Centre.
It is clear that
appropriate archaeological investigation works
would need to be secured as part of any future
redevelopment, although the development of the
site may offer potential to further understanding of
the historic origins of the settlement and to uncover
St Ruskin’s Well. A future development scheme
would need to address flood risk issues.
However, the site only extends to 0.1 hectares and,
given the limited size of the site, it is not considered
appropriate to formally allocate the site within the
emerging Local Plan and any future redevelopment
proposals could therefore be considered in the
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context of a general policy relating to town centre
uses / development.

SITE AVAILABILITY
Comments
TBC TO CONFIRM

Is the site subject to multiple ownerships?

Is the site being actively marketed for sale or has
the landowner shown a willingness to sell?

No

Are there any existing uses that would need to be
relocated to facilitate development?

No

Current Planning Status
Under Construction

Yes

No
X

Benefits from extant planning
X
permission for main town centre uses
Planning permission previously
X
refused for main town centre uses
Benefits from extant planning
X
permission for other uses (e.g.
residential)
Pre-Application Discussions
X
Details of Planning
LPA Reference
Permission
Description of
Development
Date of Decision
Expiry Date
If there are any ownership / availability
constraints, how can they be overcome to secure
redevelopment of the site?

N/A
N/A
N/A
N/A
N/A

Summary
Can the site be considered to be available for
development?

The site is considered to be available for
development.
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DELIVERABILITY
Viability Constraints (e.g. planning obligations,
remediation, infrastructure etc.)

A suitable programme of archaeological investigation
works and an assessment of flood risk and
appropriate mitigation measures will be required,
however, it is not considered that these works would
prevent the redevelopment of the site coming
forward.
It is considered that a small-scale development of
Use Class A3 / A4 or leisure uses would complement
the recreational use of the Castle Grounds and
improve the visual appearance of the western
elevation of the Ankerside Shopping Centre.
N/A

Market Factors (e.g. attractiveness of the site,
retailer demand etc.)

Delivery Factors (e.g. site assembly issues)




Potential Uses for the site
Summary
Can the site be considered achievable?

OVERALL CONCLUSIONS
Is the Site:
Suitable?

Restaurant / Café (Use Class A3)
Drinking Establishment (Use Class A4)

The site is considered to be achievable.

Y

0-5 Yrs
Y
6-10 Yrs
N
11-15 Yrs
N
Beyond 15
N
Yrs
How could identified constraints be overcome
(e.g. resolution of ownership issues, infrastructure
improvements, revised planning policy)

Available?

Y

Deliverable?

Y

Likely Delivery

Site Owner / Agent Details

The site is considered to be suitable, available and
deliverable and a small-scale development of Use
Class A3 / A4 or leisure uses would complement the
recreational use of the Castle Grounds and improve
the visual appearance of the western elevation of the
Ankerside Shopping Centre.
However, the site only extends to 0.1 hectares and,
given the limited size of the site, it is not considered
appropriate to formally allocate the site within the
emerging Local Plan and any future redevelopment
proposals could therefore be considered in the
context of a general policy relating to town centre
uses / development.
TBC TO CONFIRM
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Chartered Town Planners

Tamworth Town Centre Site
Appraisals Pro-Forma
SITE OVERVIEW
Site Location
Site Size (Gross)
Existing Land Use
Surrounding Land Uses

Location Plan

Jewson Site
Site Reference
0.51 hectares
Jewson Builders Merchant

TTC008

The eastern boundary of the site is formed by the A453 beyond which lies an
electricity substation and the railway line. The southern and western boundaries
of the site adjoin residential properties on Alexandria Mews and Victoria Road
respectively. The northern boundary is formed by the A453 / Albert Road
roundabout junction, beyond which lies Tamworth Train Station.

Site Photos

SITE SUITABILITY
Policy Considerations
Existing Development Plan Allocation
Retail Policy Status
In-Centre
Edge-of-Centre
Out-of Centre

Yes

Comments
N/A – the site is classed as ‘white land’ within the
main urban area.
No
X
X

N/A
N/A
The site lies approximately 420m to the north east
of the Primary Shopping Frontage and is therefore
classed as out-of-centre in retail policy terms.

X

Edge-of-Centre and Out-of-Centre Sites Only
Connectivity with Centre

The site is located approximately 420m to the north
east of the Primary Shopping Frontage and 270m
from the eastern edge of the defined Shopping
Policy Area boundary. There are footpaths on either
side of Victoria Road leading to the centre, which
are generally flat and well-surfaced and pedestrian
crossing facilities are available at the junction
between Victoria Road and Marmion Street. The
site is therefore relatively well connected to the
town centre.

Heritage Considerations
Designated Heritage Assets (e.g. Conservation Area,
Listed Buildings etc.)

There are no designated heritage assets within the
site, however, it lies immediately adjacent to the
Tamworth – Victoria Road / Albert Road
Conservation Area and there are a number of locally
listed buildings in close proximity to the site.

Physical Limitations
Transport / Access

The existing access to the builders merchant is taken
almost directly from the roundabout junction,
however, provided that any future development
would not lead to a significant intensification of the
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access, it would be difficult to resist any future
proposals on highway grounds. Direct access from
Saxon Drive will not be supported.
The site is located within Flood Zone 1 and is less
than 1 hectare in size. A site-specific FRA will not
therefore be required as part of any future
proposals.
The existing use of the site has the potential to have
caused contamination and any future development
proposal will need to be supported by a Preliminary
Risk Assessment.
There is a relatively significant change in levels
between the southern boundary of the site and
Alexandria Mews and any future scheme will need
to be carefully considered to ensure that there is no
adverse impact on the amenities of the properties
to the south by virtue of overlooking or overbearing
impact.

Flood Risk

Contamination

Other Physical Limitations (e.g. topography, ground
conditions, utilities etc.)

The Coal Authority have previously advised that a
land instability study of the site may be required to
accompany any future proposals.
The site also adjoins the A453 and the impact of
traffic noise on any proposed noise sensitive
developments at the site (e.g. residential) would
need to be considered.
Amenity Considerations
Are there any neighbouring uses that would be
sensitive to commercial redevelopment of the site?

The site is adjoined to the south and west by
existing residential properties on Alexandria Mews
and Victoria Road respectively.

Accessibility
Public Transport Infrastructure

Tamworth Train Station lies to the north of the site
beyond the roundabout junction. There are also bus
stops on Albert Road and Offadrive which lie in close
proximity to the site.
The site enjoys reasonable cycle linkages with the
centre and wider town as a whole.
The existing pedestrian environment in the vicinity
of the site is conducive to encouraging trips to the
wider town centre by foot along Victoria Road,
Albert Street and Albion Street.

Cycling Infrastructure
Pedestrian Environment

Summary
Can the site be considered suitable for development
for main town centre uses?

The site lies 450m to the north east of the Primary
Shopping Frontage and comprises a highly
accessible location. The surrounding land uses are
predominantly residential and, on this basis, it is
considered that residential development may
provide the most suitable redevelopment option for
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this site. Any future proposals would need to
resolve highways, contamination, land stability and
amenity issues, however, it is not considered that
these matters are insurmountable issues that would
prevent the redevelopment of the site coming
forward. There may however be scope to also
provide main town centre uses complementary to
the principal retail function of the town centre (e.g.
offices) at the site as part of a mixed-use scheme.
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SITE AVAILABILITY
Comments
Single ownership

Is the site subject to multiple ownerships?

Is the site being actively marketed for sale or has
the landowner shown a willingness to sell?

The agent / landowner has previously indicated that
there are no plans to release the land for
development.

Are there any existing uses that would need to be
relocated to facilitate development?

There would be a requirement to relocate the
existing Jewson Builders Merchant use before the
redevelopment of the site could come forward.

Current Planning Status
Under Construction

Yes

No
X
N/A

Benefits from extant planning
X
permission for main town centre uses
Planning permission previously
X
refused for main town centre uses
Benefits from extant planning
X
permission for other uses (e.g.
residential)
Pre-Application Discussions
X
Details of Planning
LPA Reference
Permission
Description of
Development
Date of Decision
Expiry Date
If there are any ownership / availability
constraints, how can they be overcome to secure
redevelopment of the site?

N/A
N/A
N/A

N/A
N/A
N/A
N/A
N/A
The site is currently in use as a builders merchant
operated by Jewsons and the landowner / agent has
previously indicated that there are no plans to
release the land for development. There would be a
requirement to secure an alternative site elsewhere
in the town for occupation by Jewsons before the
redevelopment of the site could come forward.

Summary
Can the site be considered to be available for
development?

The site is not currently considered available for
redevelopment as the land owner has previously
indicated that there are no plans to release the site
for development. However, if an appropriate
alternative site can be found for the existing
builders merchant use, there may be scope to
release the site for development in the future.
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DELIVERABILITY
Viability Constraints (e.g. planning obligations,
remediation, infrastructure etc.)

An appropriate remediation strategy will need to be
put in place ahead of the redevelopment of the site
due to potential contamination issues associated
with the established uses. Issues of land instability
will need to be properly investigated on the basis of
advice received from the Coal Authority and noise
impact will need to be considered for any noise
sensitive uses proposed on the site. However, it is
not considered that these factors would prevent the
redevelopment of the site coming forward.
The surrounding land uses are predominantly
residential and, on this basis, it is considered that
residential development may provide the most
suitable redevelopment option for this site and there
has been recent residential development in the
locality, which provides an indication that a market
exists for residential development in this location.
There may be scope to accommodate commercial
uses that are complementary the principal retail
function of Tamworth Town Centre as part of a mixed
use development, with offices considered to be the
most appropriate commercial use for the site.
The site is in single ownership, however, there is no
willingness on behalf of the owner to bring the site
forward for redevelopment.
 Residential (Use Class C3)
 Offices (Use Class B1)

Market Factors (e.g. attractiveness of the site,
retailer demand etc.)

Delivery Factors (e.g. site assembly issues)

Potential Uses for the site
Summary
Can the site be considered achievable?

OVERALL CONCLUSIONS
Is the Site:
Suitable?
Likely Delivery

The site is not considered achievable at present due
to the unwillingness of the land owner to bring it
forward for redevelopment.
Y

0-5 Yrs
N
6-10 Yrs
N
11-15 Yrs
N
Beyond 15
N
Yrs
How could identified constraints be overcome
(e.g. resolution of ownership issues, infrastructure
improvements, revised planning policy)

Available?

N

Deliverable?

N

N/A
N/A
N/A
N/A
The site is not currently considered to be available
due to the unwillingness of the landowner to bring
the site forward for development. It is however
considered that the site would be suitable and,
subject to resolving the ownership issue, would be
achievable. It will therefore be necessary to engage
with the land owner to investigate ways in which to
bring the site forward, which is likely to include
securing alternative premises for the existing builders
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Site Owner / Agent Details

merchant use.
TBC TO CONFIRM
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Chartered Town Planners

Tamworth Town Centre
Site Appraisals Pro-Forma
SITE OVERVIEW
Site Location
Site Size (Gross)
Existing Land Use
Surrounding Land Uses

Location Plan

Gungate
Site Reference
1.59haelopable Area
Car Parking and Hand Car Wash

TTC009

The northern boundary of the site is formed by Guys Almhouse and Spinning
House Lane, beyond which lies the Police Station and former Magistrates Court
building. The eastern boundary of the main body of the site is formed by
Marmion Street beyond which lie residential properties and Tamworth
Spiritualist Church. The southern and western boundaries of the site adjoin
existing retail and commercial properties on Lower Gungate / Colehill.

Site Photos

SITE SUITABILITY
Policy Considerations
Existing Development Plan Allocation

Retail Policy Status
In-Centre

Yes
X

Comments
The site is allocated under ‘saved’ Policy TC2 of the
Tamworth Local Plan for retail development
consisting of a minimum of 4000 sq.m of
convenience and / or comparison retail floorspace.
No
The site is located within the defined Primary
Shopping Frontage and is therefore classed as incentre.
N/A
N/A

Edge-of-Centre
X
Out-of Centre
X
Edge-of-Centre and Out-of-Centre Sites Only
Connectivity with Centre

N/A

Heritage Considerations
Designated Heritage Assets (e.g. Conservation Area,
Listed Buildings etc.)

The site is located partly within the Town Centre
and Victoria Road / Albert Road Conservation Areas.
There are a number of statutorily and locally listed
buildings on Lower Gungate itself. The Grade I
Listed St Editha’s Church also lies in close proximity
to the site.
There is also significant archaeological potential
within the site and it is likely that groundworks will
impact upon sensitive archaeological deposits.
However, it is not considered that the future
redevelopment of the site would give rise to

2

substantial harm of designated heritage assets
provided an appropriate scheme and programme of
archaeological work was secured.
Physical Limitations
Transport / Access

The redevelopment of the site is likely to give rise to
higher volumes of traffic on the surrounding
highway network, however, it is likely that the
network would be capable of accommodating the
additional number of vehicles expected from the
redevelopment of the site.
The site lies within Flood Zone 1 and there are no
flood-based issues that would prevent the
redevelopment of the site coming forward.
There should be no land contamination issues that
would prevent development from going ahead,
although there will be a need to remediate some
contaminated soils in the area of a previous petrol
filling station.
N/A

Flood Risk

Contamination

Other Physical Limitations (e.g. topography, ground
conditions, utilities etc.)
Amenity Considerations
Are there any neighbouring uses that would be
sensitive to commercial redevelopment of the site?

The Guys Almhouses to the north of the site and
existing residential properties fronting onto
Marmion Street would be sensitive to the
commercial redevelopment of the site.

Accessibility
Public Transport Infrastructure

The site is located 190m and 150m from the bus
interchanges on Corporation Street and Victoria
Road respectively.
The site is served by the cycling infrastructure
serving the wider town centre.
The site forms part of the Primary Shopping
Frontage and enjoys strong pedestrian linkages with
the remainder of the town centre.

Cycling Infrastructure
Pedestrian Environment

Summary
Can the site be considered suitable for development
for main town centre uses?

The site is suitable for development for main town
centre uses and enjoys extant outline planning
permission for 20,660 square metres of A1 (retail)
floorspace with provision for up to 732 car parking
spaces.
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SITE AVAILABILITY
Is the site subject to multiple ownerships?

Comments
Single owner (Henry Boot Developments Limited)

Is the site being actively marketed for sale or has
the landowner shown a willingness to sell?

Henry Boot Developments acquired the site with a
view to redevelopment

Are there any existing uses that would need to be
relocated to facilitate development?

There is an existing taxi office to the south of the
site and a hand car wash operating within the
eastern part of the site adjacent to Marmion Street.

Current Planning Status
Under Construction

Yes

Benefits from extant planning
permission for main town centre uses

No
X

X

Planning permission previously
refused for main town centre uses
Benefits from extant planning
permission for other uses (e.g.
residential)
Pre-Application Discussions
Details of Planning
LPA Reference
Permission
Description of
Development

The site benefits from extant outline planning
permission for 20,660 square metres of A1 (retail)
floorspace with provision for up to 732 car parking
(see below for details)
X
X

X
0178/2013
An 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
29th November 2013
29th November 2016
N/A

Date of Decision
Expiry Date
If there are any ownership / availability
constraints, how can they be overcome to secure
redevelopment of the site?

Summary
Can the site be considered to be available for
development?

The site is available for development
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DELIVERABILITY
Viability Constraints (e.g. planning obligations,
remediation, infrastructure etc.)

N/A

Market Factors (e.g. attractiveness of the site,
retailer demand etc.)

The site has not been brought forward to date due to
prevailing market conditions.
However, it is
understood that discussions are progressing to
secure tenants and development will commence
once an appropriate number of operators have been
secured.
N/A

Delivery Factors (e.g. site assembly issues)

Potential Uses for the site

It is envisaged that the site will be developed in
accordance with the approved planning consent for
the site (20,660 sq.m of A1 retail floorspace),
although there may also be opportunity to
accommodate some complementary main town
centre uses within the development.

Summary
Can the site be considered achievable?

OVERALL CONCLUSIONS
Is the Site:
Suitable?
Likely Delivery

0-5 Yrs

The site is considered to be achievable

Yes
Y

6-10 Yrs
N
11-15 Yrs
N
Beyond 15
N
Yrs
How could identified constraints be overcome
(e.g. resolution of ownership issues, infrastructure
improvements, revised planning policy)

Deliverable?

Yes

Achievable?

Yes

It is envisaged that the site will come forward in the
short term, subject to securing an appropriate
number of committed end users.

The key factor that has prevented the approved
development coming forward to date has been the
prevailing market conditions. It is understood that
the developer is in discussions to secure tenants for
the scheme and development will commence once
an appropriate number of tenants have been
secured.
However, it is important that the Council adopts a
town centres first approach to new development to
ensure that retailers are directed towards centrally
located development sites, namely Gungate.
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Site Owner / Agent Details

Owner
Henry Boot Developments Limited
3rd Floor,
1 Albert Square
Manchester
M2 6LW
Agent
WYG (Mr Richard Shepherd)
Quay West,
MediaCityUK,
Trafford Wharf Road,
Trafford Park,
Manchester,
M17 1HH
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Figure 1:
Study Area and Zones

5
8

1

2
4
3

6
7

© Collins Bartholomew Limited 2011. All rights reserved. Plotted Scale - 1:250000

