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Background 
 

Introduction 
 

1. The Government’s key objective for town centres is to promote their 
vitality and viability by making them the preferred location for ‘town 
centre uses’, which according to national planning policy in the form of 
Planning Policy Statement 6 ‘Planning for Town Centres’ includes 
offices, alongside retail, leisure, arts and tourism.  Office development 
is regarded as an economic driver and promoting it can help 
diversification of the local economy.   

 
2. Regional assessments will identify local requirements for office 

floorspace and local authorities will need to consider this against the 
physical capacity of the centre.  The PPS also encourages the use of 
upper floors within town centres for office use in order to make 
productive use of what is often underused space.  Town centres are 
also sustainable locations with access to a wide range of services and 
public transport. 

 
3. The challenge for the local development framework is how to 

accommodate the identified requirement in the RSS within the town 
centre and to identify suitable locations.  The Core Strategy Option 
report highlights that there may be insufficient sites within the town 
centre boundary to meet the requirement, in which case, edge of 
centre locations, which are within walking distance of the town, may 
have to be considered.  Government Office for the West Midlands have 
commented that this would be contrary to national and regional 
guidance and would need to be strongly justified.  The Council is 
encouraged to identify mixed developments incorporating retail office, 
leisure and residential uses. 

 
4. This report will inform the preparation of the Local Development 

Framework and will form part of the evidence base to the preparation 
of the LDF. The report seeks to provide an overview of the position of 
the current office market and to identify possible sites that could 
accommodate offices and review their suitability, availability and 
achievability for office development.  
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Policy Background 
 

National 
 

5. Planning Policy Statement 6: Planning for Town Centres sets out that 
offices, both commercial and those of public bodies are a main town 
centre use and that Local Authorities should undertake an assessment 
of need for new office floorspace over the development plan document 
period as part of the plan preparation and review process. Local need 
assessments should be informed by regional assessments. PPS6 also 
states that “the physical capacity of centres to accommodate new office 
development and the town centre’s role in the hierarchy should also be 
relevant to planning for new office development’.  

 
 

Regional - West Midlands Regional Spatial Strategy (WMRSS) 
 

6. WMRSS was first issued as Regional Planning Guidance in June 2004. 
At that time a number of issues were identified for further work. These 
issues were subsequently divided into three blocks of work, with each 
one forming a partial revision to the RSS; 

 
• Phase 1 – the Black Country 
• Phase 2 – including housing and employment, and 
• Phase 3 – including environment issues. 

 
7. Phase 1 has been completed and the revision was published in 

January 2008. The Examination in Public that considered the Phase 2 
Revision took place over the summer in 2009 and the Panel report was 
published in September 2009. This is now being considered by the 
Secretary of State who will publish the proposed changes in December 
2009.  

 
8. The adopted Regional Spatial Strategy aims to create a strong network 

of strategic centres, of which Tamworth is identified as one, which are 
to be the main focus for higher level retail, commercial, cultural and 
services.  This includes major retail development over 10,000 square 
metres and offices/B1 developments over 5,000 square metres.  In the 
RSS Phase 2 Revision, in designating a hierarchy of centres 
throughout the region, Tamworth town centre has been identified as a 
tier 4 centre, for which the RSS specifically identifies 30,000 square 
metres of new office development. Paragraph 7.82 of the draft RSS 
Phase 2 Review document recognises that there may be difficulty in 
accommodating all of the required office floorspace within the identified 
strategic centres.  In these circumstances, sites in edge of centre 
locations with good pedestrian links to the centre should be identified.  
In addition, in Paragraph 7.79 of the draft RSS Phase 2 Review 
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document, it notes that there are some office developments which are 
unlikely to be attracted to centres.  Therefore, elements of out of centre 
office development are likely to be continued to be required.  Policy 
PA13B – Large Scale Office Development outside the Strategic 
Centres – provides a policy framework for this type of office 
development. 

 
9. The RSS Phase 2 Revision includes gross office floorspace 

requirements for Tamworth for the period 2006-2026. These are based 
on the analysis contained within the West Midlands Regional Centres 
Study (WMRCS) undertaken by Roger Tym and Partners published in 
2006. It forecasts future office floorspace requirements at regional, 
strategic centre and district level based on projections of growth in the 
office employment within ‘office’ sectors1. The Spatial Options 
consultation reflected these figures and it was proposed that 
Tamworth’s Office Requirement was 20,000m² gross. Following the 
consultation on the Spatial Options, a target of 65% of uncommitted 
new office development to be in the strategic centres was set, to reflect 
the desire for a more ambitious approach to the promotion of in-centre 
development. This has been reflected in the Phase 2 Revision 
Preferred Option to set the target for new office development within or 
on the edge of Tamworth town centre at 30,000 m².  

 
10. The WMRCS defined five levels in the office hierarchy of Strategic 

Centres. Tamworth was identified in the bottom block along with 
nearby towns Lichfield, Cannock and Burton-upon-Trent and was 
second from bottom in the hierarchy. The study undertook a qualitative 
assessment of the centres. Tamworth was classed as showing signs of 
weakness with significant constraints which were considered not 
insurmountable but will require substantial joint public/private action 
and/or remodelling of the centre. The report identifies Tamworth as a 
centre where if an active policy approach is taken, there could be a 
positive impact on office development. The study identified specific 
physical capacity issues including the River Anker, its flood plain, the 
ring road, residential areas and conservation areas. At the time, the 
market outlook was that Tamworth was seen as a commuter town and 
the majority of office development was expected to be located outside 
of the centre. 

 

Tamworth Local Plan 2001-2011 
 

11. The Tamworth Local Plan 2001-2011 was adopted on 6 July 2006 and 
under the provisions of the Planning and Compulsory Purchase Act 
2004, the policies remained in force for three years. The Council 
applied to the Secretary of State in November 2008 to save 27 policies. 
The Secretary of State has agreed to the Council’s request and has 

                                                 
1 West Midlands Regional Spatial Strategy Phase 2 Revision – Preferred Option, Prosperity for All 
Centres Background Paper, December 2007 
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issued a direction to this effect. There are no specific saved policies on 
offices in the Local Plan although Policy EMP3 seeks to retain the 
established employment areas for employment uses.  

 
 

Overview of office market 
 

12. The office market in Tamworth is split into two distinct sub-markets, 
town centre offices and those on the fringes of the town.   

 

Town centre and edge of centre 
 

13. In the town centre, the market is limited to local professional 
businesses and the public sector. There are a number of purpose built 
office buildings, including Marmion House (the Borough Council and 
Staffordshire County Council), Upper Gungate/Hospital Street junction 
(Primary Care Trust) and Spinning School Lane (Staffordshire Police). 
Small scale professional firms are mostly accommodated in converted 
properties, which include a number of historic buildings and upper 
floors within the retail frontages.  Existing areas of offices are currently 
concentrated outside of the Shopping Policy Area, although there is a 
concentration of A2 uses in the area of Colehill, Victoria Road and 
Bolebridge. Outside of the shopping policy area the main B1 and A2 
uses are concentrated in the mixed use areas identified in the Local 
Plan, principally along Lichfield Street, Albert Road, Holloway, Victoria 
Road and Saxon Mill Lane. The Plan in Appendix 1 shows where the 
existing offices (both A2 and B1 uses) are in the town centre.  

 
14. The WMRCS Technical Paper 6 identified that Tamworth in 2004 had 

no extant planning permissions for office development. It also identified 
prime office rents at £15sq.ft.  It provided two approaches to calculating 
current office employment and floorspace. The first identified that 
Tamworth Centre had 30,000m² of total built office stock and 3,052 
persons in office employment in 2003. It must be noted that these 
figures are based on ward data that contain the town centre. For 
Tamworth, the Castle ward which the town centre falls into also 
encompasses areas on the Lichfield Road Employment Estate, the 
Ventura Retail Park and out-of centre offices along Bonehill Road.  So 
this figure is likely to exaggerate the actual amount within the town 
centre. 

 
15. The second method was based on the ODPM definition of office 

employment and identified 1,245 people in total office employment 
(commercial and public sector) and 23,620 m² of total built office stock 
in 2001 within the Strategic Centre.  

 
16. It forecast that employment growth in the F&BS for the whole of 

Tamworth Borough would grow at 3.1% between 2001 and 2021.  
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17. There has been no recent speculative office building, which has led to 

a shortage of premises and a perception that the town centre is not a 
suitable location for offices, which has the effect of further suppressing 
demand.  The lack of building may also be due to a lack of suitable and 
available sites and the Town Centre Masterplan has recommended 
that significant public sector intervention would be required to free up 
and assemble sites.    

 
18. The lack of demand is reflected in the office permissions within the 

defined town centre since June 20042.  There have been a total of 17 
applications for proposals since then, over half of which (11) would 
result in loss of office floorspace to other uses, mainly residential, while 
the remainder will result in gains in offices in the town centre.  Of the 
latter, most are A2 but there are also two which are classed as B1.  All 
of the applications involve changes of use or extensions to existing 
premises, none involve stand alone purpose built new build.  As would 
be expected, unit size is small, generally less than 500 m² gross.    

 
19. The majority of the proposals are within the secondary shopping 

frontages where a mixture of uses other than A1 retail is generally 
acceptable.  Only two of the applications were within the primary 
shopping frontages, one of which was in the Ankerside shopping centre 
and involved change of use of a retail unit to a bureau de change.  This 
was refused because of the cumulative effect a loss of retail would 
have on the retail character and appearance of the locality, which 
would be detrimental to viability and vitality.  The other was permitted in 
Middle Entry but has not been implemented. 

 
20. Outside the shopping frontages four applications have been approved 

in the mixed use areas of Albert Road and Victoria Road.  Two are for 
a change of use to offices, two are losses of office to residential.  Both 
streets have a long history of mixed use, mainly comprising residential, 
office and medical uses. 

 
21. There are only two edge of centre sites where office uses have been 

approved, both of which are in the Bonehill area.  One involves new 
build and has been completed, the other is a conversion and is still 
outstanding.  Gross floorspace is in excess of 1000m². 

 

Out of centre  
 

22. The employment Land Review 2008 monitored uses on employment 
areas. The map in Appendix 1 shows the location of office uses 
identified outside of the town centre. B1 is the most common use in the 
employment areas with 24% of all units in B1 use, but accounting for 

                                                 
2 2004 is the earliest year with extant applications.  The 5 year permission ‘life’ was reduced 
to 3 years in August 2005. 
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only 10% of the total floorspace. These are clustered on the following 
employment areas and are ranked in order of total floorspace and then 
in percentage of B1 uses on each employment area: 

 
 
 
 
 

Table 1 B1 floorspace and uses on identified employment areas 
B1 floorspace in m²   % of B1 units on each 

employment area 
Amington (24,353) Cardinal Point (62 %)   
Lichfield Road (16,998) Bonehill Road (50%) 
Bonehill Road (11,962) Amington (46%) 
Centurion (5,029) Relay Park (44%) 
Cardinal Point (4,099) Centurion (25%) 
Relay Park (2,471) Lichfield Road (18%) 
Kettlebrook (1,975) Kettlebrook (14%) 

 
 

23. Amington and Lichfield Road Employment Areas have the highest 
floorspace figures for offices, although these areas are two of the older 
areas in the Borough and the nature of office provision on these areas 
is reflective of this. The exception being at Amington which has seen 
the concentration of new development at Sandy Hill Business Park and 
Calico Business Park. Cardinal Point and Bonehill Road have the 
highest percentages of offices of total uses. These are more recent 
employment areas and are smaller in size than other areas. The 
figures do not take account of existing permissions not yet built which 
would reduce this percentage when completed.  

 
24. The majority of planning applications for offices have been outside the 

town centre in the existing employment areas.  There have been 52 
applications since June 2004, the majority of which are concentrated 
on the Lichfield Road, Amington and Tame Valley industrial estates.  
As would be expected and in contrast to the town centre, most of the 
proposals involve either new build or redevelopment of existing sites.   
These units accommodate substantially higher office floorspace, 
ranging between 800 and 25,000 m² gross. 

 
25. In Amington, most of the applications relate to the redevelopment of 

former 1970’s industrial units into the Calico business park, 
encompassing offices and new industrial units and the continuing 
development of the Sandy Hill Park for prime offices (see appendix 4) 

 
26. On the Lichfield Road industrial estate, gains in office floorspace have 

been proposed through extensions and demolition/rebuilding.  There 
will be some loss of offices and subsequent gains in B2 and B8 
floorspace.  On Tame Valley, gains to office floorspace will come 
through a mixture of changes of use, new build and demolition/rebuild.   
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Appendix 1 – Location of current office uses  
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Scale:  1:3000023:11:09Date:

Location of Offices on Identified Employment AreasReproduced from Ordnance Survey mapping with 
the permission of the Controller of Her Majesty's 
Stationery Office.
© Crown copyright. Unauthorised reproduction may 
lead to prosecution or civil proceedings. 
Tamworth Borough Council Licence LA 100018267 (2008).



Appendix 2 – Location of identified sites  
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Potential sites for office development and their deliverability
Reproduced from Ordnance Survey mapping with 
the permission of the Controller of Her Majesty's 
Stationery Office.
© Crown copyright. Unauthorised reproduction may 
lead to prosecution or civil proceedings. 
Tamworth Borough Council Licence LA 100018267 (2008).
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Appendix 3 – Site Assessments 
 

Site Ref 1 Site Area 4120 
Site Address Middle Entry Shops 
Current Use Retail Surrounding 

Uses 
Retail 

Suitability – 
Policy 

Within town centre boundary. The prime use of this 
site should be retail, but redevelopment may 
support an element of offices 

Suitability – 
Physical 

Redevelopment of the site would need to include 
parking facilities and access to any offices. 

Availability The owner has indicated long term aspiration for 
redevelopment. 

Achievability In the long term the owner has indicated an 
aspiration for redevelopment if supported by the 
Council to assemble wider area of land. If an 
improved retail offer can be achieved by 
redevelopment then likely to be achievable. 

Summary The site may come forward in the long term for 
retail redevelopment and a proportion of offices 
would also be appropriate. Assume scenario 4, 
divided by 3 to represent 1 storey of offices across 
site. Net Area = 1098 m² 

 
Site Ref 2 Site Area 5165 
Site Address Jewsons, Saxon Drive 
Current Use Builder 

merchant 
Surrounding 
Uses 

Residential  

Suitability – 
Policy 

Within town centre boundary. No policy constraints 

Suitability – 
Physical 

Current access off the eastern end of Victoria 
Road, potential access off Alexandra Road. 

Availability Not available at present, but likely that in the longer 
term the value of the site will be realised by 
relocating the current use to a more appropriate 
location.  

Achievability Considered to be achievable for offices or a mix of 
offices and residential. Identified in Town Centre 
Masterplan as part of wider improvements to the 
station area. Likely that in the longer term the value 
of potential uses will be realised by relocating the 
existing use. 

Summary The site may come forward in the short to medium 
term. Assume scenario 4 due to proximity to train 
station and need to create key gateway as 
identified in Masterplan. Net area = 4148 
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Site Ref 3 Site Area 1117 
Site Address Building on corner of Halford Street and Wardle 

Street 
Current Use Car 

Mechanics 
Surrounding 
Uses 

Car mechanic, 
residential 

Suitability – 
Policy 

Within town centre boundary. 

Suitability – 
Physical 

No constraints identified 

Availability No indication that the site is available at present. 
Achievability Lack of prominence of location and small site, lack 

of other available public parking so more likely to 
come forward as part of a comprehensive scheme 
with adjacent site. 

Summary Only include with site 14, assume scenario 3. 
 

Site Ref 4 Site Area 1006 
Site Address Car Park off Mill Lane 
Current Use Car park Surrounding 

Uses 
office 

Suitability – 
Policy 

Within town centre boundary. Mixed use area. 

Suitability – 
Physical 

Access exists. 

Availability Not available at present, the Council is yet to 
review its parking resources. 

Achievability Only likely to be achievable with redevelopment of 
adjacent site and even then it may not be  

Summary Any loss of parking may impact on the desirability 
of the town centre as a location for offices. Unlikely 
to be able to provide parking and a reasonable 
amount of office space on the site. Could come 
forward if adjacent office is redeveloped. 

 
Site Ref 5 Site Area 821 
Site Address WH Horton West Street 
Current Use  Surrounding 

Uses 
residential 

Suitability – 
Policy 

Within town centre boundary. 

Suitability – 
Physical 

No identified constraints, design would need to 
improve on current streetscene, possible requiring 
smaller plot size. 

Availability No indication that the site is available at present. 
Achievability Unlikely to achieve a viable scheme on small 

floorspace, more likely to come forward for 
residential 

Summary Unlikely to come forward 
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Site Ref 6 Site Area 1901 
Site Address Telephone Exchange, Victoria Road 
Current Use Telephone 

exchange 
Surrounding 
Uses 

Club and 
residential 

Suitability – 
Policy 

Within town centre boundary. 

Suitability – 
Physical 

No identified constraints.  

Availability No indication that the site is available at present. 
Achievability Unlikely to be viable to relocate so would only 

become available if building became redundant. 
Summary Unlikely to come forward. If it did, given 

surrounding uses likely to be a desire from 
developer to incorporate some residential. 

 
Site Ref 7 Site Area 1083 
Site Address Car Park, Albion Street 
Current Use Car park  Surrounding 

Uses 
Residential 

Suitability – 
Policy 

Within town centre boundary. Within conservation 
area 

Suitability – 
Physical 

No known constraints 

Availability Not available at present, the Council is yet to 
review its parking resources. 

Achievability Due to size of site it is unlikely that redevelopment 
for offices and parking will be viable 

Summary Any loss of parking may impact on the desirability 
of the town centre as a location for offices. Unlikely 
to be able to provide parking and a reasonable 
amount of office space on the site. Could come 
forward if adjacent office is redeveloped. 

 
Site Ref 8 Site Area 2656 
Site Address Car Park, Marmion Street 
Current Use Car park Surrounding 

Uses 
Residential 

Suitability – 
Policy 

Within town centre boundary. Within conservation 
area 

Suitability – 
Physical 

Slight slope to site but unlikely to impact on build. 
Proximity of flats to edge of car park would require 
sensitive design to protect amenity. 

Availability Not available at present, the Council is yet to 
review its parking resources. 

Achievability Current rear access off car park to private 
properties may need solution. Size of site may 
allow retention of some parking with offices and so 
increase viability. 

 28



Net floorspace multiplier (x per hectare) 
21 Ford Dealership, Saxon Drive 5535 1906 2540 3176 3493 4446 Yes unknown Yes 11 to 15 3176 
22 Offices, Saxon Mill Drive 1938 667 889 1112 1223 1557 Yes unknown no n/a  0 

23 
Blockbuster Video and car park, 
Mill Lane 1128 389 518 648 712 906 Yes unknown no n/a  0 

24 Club and Car Park, Victoria Road 1246 429 572 715 786 1001 Yes unknown Yes 11 to 15 715 
25 Garage, Victoria Road 1033 356 474 593 652 829 Yes unknown no n/a  0 
26 Train Station Car Park, Offa Drive 7891 2717 3621 4528 4980 6338 Yes Yes Yes 6 to 10 4528 

27 
Police Station and Magistrates 
court, Spinning School Lane 7254 2498 3329 4163 4578 5827 Yes unknown Yes 11 to 15 4163 

28 Youth Centre, Albert Road 2146 739 985 1231 1354 1723 Yes unknown Yes 11 to 15 1231 
29 Club, Spinning School Lane 1516 522 696 870 957 1217 Yes unknown Yes 11 to 15 870 

30 
club, Spinning School Lane and 
Lower Gungate 753 259 346 432 475 605 Yes unknown Yes 11 to 15 432 

31 Cinema, Lower Gungate 612 211 281 351 386 491 Yes unknown Yes 11 to 15 351 

32 
Globe PH and car park, Lower 
Gungate 1590 548 730 913 1004 1277 Yes unknown no n/a  0 

33 Netto and Car Park, Offa Drive 5349 1841 2454 3069 3375 4296 Yes unknown Yes 11 to 15 3069 

34 
former garage, corner of Offa 
Drive and Upper Gungate 2692 927 1235 1545 1699 2162 Yes unknown Yes 11 to 15 1545 

35 Upper Gungate 2313 796 1061 1327 1460 1858 Yes unknown Yes 11 to 15 1327 
36 Health Centre, Upper Gungate 2675 921 1228 1535 1688 2149 Yes Yes Yes 6 to 10 1535 
37 Gungate Precinct 15931 5485 7311 9141 10054 12796 Yes Yes Yes 1 to 5 250 

38 
St. Editha’s Church Hall, College 
Lane 348 120 160 200 220 280 Yes unknown no n/a  0 

39 
Coop Buildings, Church Street 
and Aldergate 1533 528 703 880 967 1231 Yes unknown no n/a  0 

40 
corner of Lichfield street and 
moor street 2248 774 1032 1290 1419 1806 Yes unknown Yes 11 to 15 1290 

41 jolly sailor car park 9234 3179 4237 5298 5828 7417 No unknown no n/a  0 
42 bowling alley off river drive 15876 5466 7285 9110 10019 12752 No unknown no n/a  0 
43 car park, river drive 5634 1940 2585 3233 3556 4525 No unknown no n/a  0 
44 car park, cinema 3297 1135 1513 1892 2081 2648 No unknown no n/a  0 
45 Land West of Kettlebrook Road 1911 658 877 1097 1206 1535 Yes Yes Yes 1 to 5 1097 
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Net floorspace multiplier (x per hectare) 
46 Land North of football club 8317 2864 3817 4772 5249 6680 Yes Yes Yes 1 to 5 4772 
47 Club on Halford Street 946 326 434 543 597 760 Yes unknown Yes 11 to 15 543 

 Totals 153056 56143 74829 93565 102905 130967     48264 



Appendix 4 – Recent Office Development Examples 
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