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TAMWORTH LOCAL PLAN EXAMINATION: STATEMENT BY ENGLAND & LYLE ON 

BEHALF OF TAMWORTH BOROUGH COUNCIL 

 

THEME 2, MATTER 11 – TOWN CENTRE RETAIL AND OFFICE GROWTH 

 

Introduction 

 

1. England & Lyle have been commissioned by Tamworth Borough Council to 

advise the Council on retail matters at the Local Plan Examination. This Statement 

addresses town centre retail issues raised in relation to Theme 2, Matter 11. It 

covers matters 11.1, 11.2 and 11.3 of the key matters to be discussed. The 

statement responds in particular to the representations made on Matter 11 by JVH 

Town Planning Consultants Ltd and Indigo Planning, and by White Young Green on 

behalf of Henry Boot Developments Limited.  

 

Matter 11.1 – Is the Plan’s retail provision for Tamworth town centre appropriate 

and deliverable within the plan period? 

 

Local Plan Retail Evidence Base 

 

2. The policies and text of the draft Local Plan have been prepared in the 

context of the retail evidence base contained in several studies carried out for the 

Council by England & Lyle, commencing with the Tamworth Town Centre and Retail 

Study 2011 (Core Document D4) which was partially updated in a Supplementary 

Report in 2012 (Core Document D3) and more comprehensively updated in the Town 

Centre and Retail Study Update, February 2014 (Core Document D1). 

 

3. The 2014 Study Update report represents that latest of a series of regular 

updates of the retail evidence based on population and expenditure forecasts that 

underlie the assessment of retail need in Tamworth. The original base data for 2009, 

derived from an Experian Retail Planner Report, has been updated to a 2012 base 

and the original forecasting period to 2026 has been extended to 2031. The latest 

expenditure forecasts are based on Experian Retail Planner Briefing Note 11, 

October 2013.  

 

4. For the purposes of clarification of points made by Indigo Planning on the 

retail evidence base (incorrectly referred to as ‘discrepancies’), England & Lyle 

confirm that: 
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 All monetary figures used in the Town Centre and Retail Study are in 2009 

prices. 

 The most recent study update uses expenditure forecasts from Experian 

Retail Planner Briefing Note 11, October 2013. Appendix 2 of the 2014 Study 

Update refers to expenditure figures for 2009 from the original Town Centre 

and Retail Study, 2011 which are taken forward to make estimates for 2012 

and forecasts to 2031 in Appendix 3. 

 

5. England & Lyle also confirm that the retail evidence base relies for its analysis 

of existing shopping patterns on the telephone household survey carried out by 

NEMS Market Research in January 2011. The only changes in shopping provision in 

Tamworth since 2011 are the development of a new Lidl foodstore on Bolebridge 

Street and further comparison goods retail units in Ventura Park and Cardinal Point. 

The Study Update makes clear that shopping patterns will not have changed 

significantly as a result of these new developments. The household survey data is 

used to calculate the market shares of centres for different types of goods and the 

expenditure flows from the study zones to centres. It is very unlikely that the market 

shares of Tamworth town centre and the retail parks will have changed to a 

significant extent between 2011 and 2014 and therefore the analysis of shopping 

patterns in the 2014 Study Update remains valid.  

 

Adequacy of the Capacity Analysis 

 

6. The retail capacity analysis in the 2014 Study Update is based on a market 

share approach. This is the conventional approach to assessing retail need in Local 

Plans. It takes account of expenditure growth over the Plan period and any potential 

changes in the market shares of centres, known as the retention level. New retail 

developments during the Plan period could increase the existing market shares of 

particular centres and so increase the amount of retail expenditure retained within 

the study area. The approach also takes account of commitments for new retail 

development which will take a share of the forecast growth in expenditure. The 

major commitment in Tamworth is the Gungate redevelopment scheme which has 

been factored into the capacity analysis. 

 

7. JVH Town Planning Consultants and Indigo Planning make a number of 

criticisms of the capacity analysis, in summary: 

 No allowance is made for over-trading of retail facilities in Tamworth. 

 There are doubts about the timing of development of the Gungate scheme, 

and even if it will be implemented at all. 
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 The capacity of development opportunity sites is not considered. 

 There is significantly more capacity than that calculated by England & Lyle. 

 

8. Indigo Planning regard the inclusion of over-trading in the capacity analysis as 

‘good practice’. In fact there is no mention of the need to allow for over-trading in 

the Planning Practice Guidance. Some consultants include over-trading in assessing 

quantitative need but it is a very difficult and unreliable exercise to carry out. Over-

trading reflects market conditions at one point in time. Market conditions can 

change significantly in a short period, as shown by the effect of the economic 

downturn on the retail market in recent years with the closure of many retailers and 

a decline in profitability of many others. It is very unlikely that levels of over-trading 

that may exist now will continue throughout the Plan period and it is not a factor 

that should be taken into account in assessing quantitative need in the long term. 

 

9. Over-trading should more appropriately be regarded as an element of 

qualitative need which is relevant in decision-making on planning applications, not 

for plan-making. Evidence of over-trading in foodstores, for instance, could be a 

material consideration in determining an application for a new foodstore. 

 

10. ‘Good practice’ in the application of capacity analysis can be illustrated by 

England & Lyle’s recent experience in Lichfield and in the East Riding of Yorkshire 

where advice was provided to these local authorities on the Local Plan evidence 

base. Lichfield Council’s Local Plan Strategy 2008-2029 was adopted by in February 

2015 following receipt of the Inspector’s Report in January 2015. In the case of 

Lichfield retail policy was not one of the Main Matters and Issues raised by the 

Inspector for consideration at the Examination hearings and the Inspector’s Report 

does not refer to retail policies. The need assessment was generally accepted as 

robust. The capacity analysis carried out for the Lichfield Local Plan Strategy used 

exactly the same approach as in Tamworth and did not take account of any over-

trading in Lichfield. 

 

11. The East Riding of Yorkshire Local Plan Strategy Document and Allocations 

Document were submitted to the Secretary of State in April 2014. Hearing sessions 

took place in October and November 2014 and the Council has subsequently 

consulted on proposed modifications which will be considered by the Inspector. The 

Local Plan evidence base was informed by England & Lyle’s Town Centres and Retail 

Study, which, as in Tamworth, was subject to several updates over several years. The 

capacity analysis approach used is the same as in Tamworth and Lichfield and again 
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did not take account of over-trading. No objections were made about the need 

assessment and the methodology was not challenged by the Inspector.  

 

12. Indigo Planning make no reference to the assessment made in the capacity 

analysis for changes in retention levels in the Tamworth study area. The potential for 

increased retention of expenditure is an important factor and the market share 

approach makes a careful assessment of future retention. The approach does not 

simply assess capacity based on expenditure growth. 

 

13. The Gungate scheme is a commitment and has been incorporated into the 

capacity analysis accordingly. As long as it remains an extant planning consent and 

Henry Boot Developments Ltd remain committed to the scheme, it should not be 

excluded from the assessment of future shopping needs. There are questions about 

the timing of development and for that reason in the following section of the 

statement dealing with Matter 11.2 a revised comparison goods capacity assessment 

is presented to show the implications of a later delivery of the Gungate scheme.  

 

Safeguarding the Town Centre: Floorspace Thresholds 

 

14. Local Plan Policy EC1 sets out the hierarchy of centres in Tamworth and the 

floorspace thresholds for impact assessments that apply to proposals for main town 

centre uses outside the defined hierarchy of centres. Further details on the 

justification for these floorspace thresholds are given in the Council’s document 

‘Threshold Policy for Main Town Centre Uses Impact Assessment Evidence Report’, 

November 2013 (Core Document D5). The adoption of these proportionate, locally 

set floorspace thresholds is in accordance with paragraph 26 of the NPPF. The 

thresholds have been adopted with reference to the approaches used by other local 

authorities.  

 

15. Indigo Planning (paragraph 3.51) make the comment that proposals of 100 to 

500 sq. metres do not constitute ‘major’ development and that the NPPF threshold 

of 2,500 sq.m. sets the parameters for ‘major’ development. This is incorrect. 

Paragraph 26 of the NPPF states “if there is no locally set threshold, the default 

threshold is 2,500 sq.m).” The reference to ‘major’ is made only in stating that “for 

major schemes where the full impact will not be realised in five years, the impact 

should also be assessed up to ten years from the time the application is made.” 

 

16. The Retail Study Update 2014 gives further justification for the adoption of 

these floorspace thresholds. It recognises that Tamworth town centre has a 
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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. 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.  Smaller thresholds for 

the local neighbourhood centres are also appropriate.  

 

17. Policy EC1 proposes to apply a floorspace threshold of 250 sq.m. gross to 

proposals for new development within the out-of-centre 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.  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 and important to adopt a floorspace threshold of 250 sq.m. gross for 

proposed developments within defined areas of the retail parks. 

 

18. The proposed floorspace thresholds are consistent with the approach in 

other local authorities. For instance Lichfield District Council’s adopted Local Plan 

includes floorspace thresholds of 1,000 sq.m. gross in Lichfield city centre, which is 

larger than Tamworth, 500 sq.m. gross in Burntwood town centre and 100 sq.m. 

gross in other centres. The East Riding draft Local Plan proposes floorspace 

thresholds of 500 sq.m. gross for proposals outside town centres, 250 sq.m. gross for 

proposals outside district centres and 100 sq.m. gross in smaller settlements. These 

floorspace thresholds have not been challenged. 

 

Conclusions on Matter 11.1 

 

19. The Local Plan recognises that Tamworth town centre is the dominant centre 

within the Borough. It is the only town centre to be included in the first tier of the 

hierarchy of centres in Policy EC1. Proposals for retail development outside the town 
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centre will require a retail impact assessment if they have a floorspace of more than 

500 sq.m. gross. Tamworth town centre faces strong competition from the out-of-

centre retail parks and the Plan seeks to focus retail and leisure investment in the 

town centre to balance the attraction of the retail parks. The town centre has sites 

available for retail development over the Plan period, including Gungate, and there 

is potential to consolidate the town centre through redevelopment opportunities 

within the town centre boundary. The Plan’s retail provision for Tamworth town 

centre is entirely appropriate in the context of the retail system within Tamworth.  

 

20. The implementation of the Gungate scheme has been delayed because of the 

very difficult market conditions that have prevailed in recent years. This is discussed 

further under Matter 11.2. However, a delay in the delivery of the Gungate scheme 

will not harm the longer term strategy for retail development in the town centre. 

Policies EC1 and EC2 form an acceptable basis for the town centre strategy and the 

Plan’s retail provision for Tamworth town centre is deliverable within the plan period 

which extends to 2031. 

 

Matter 11.2 – Is there a need for greater locational and/or qualitative guidance for 

retail development within or adjacent to the town centre or elsewhere? 

 

National Policy and Guidance 

 

21. Paragraph 23 of the NPPF sets out ten bullet points on matters to be 

considered by local planning authorities in drawing up their Local Plans. Section 6 of 

the Retail Study Update 2014 addresses all of these points in the form of Local Plan 

policy advice to the Council which has been taken on board in the preparation of 

Chapter 4 of the Local Plan – A Prosperous Town. 

 

22. The section of the Planning Practice Guidance on Ensuring the Vitality of 

Town Centres encourages positive support for town centres and reinforces the Town 

Centres First approach of the NPPF. Local authorities should have a strategic vision 

for their town centres and the draft Local Plan contains an appropriate town centre 

strategy for Tamworth.  

 

23. The PPG makes reference to need for main town centre uses in the context of 

the sequential approach to plan-making. The key factors are: 

 Has the need for main town centre uses been assessed? 

 Can the identified need for main town centre uses land be accommodated on 

town centre sites 
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24. The need for retail floorspace has been assessed in the Local Plan and it is an 

appropriate level of need taking account of expenditure capacity and future 

retention levels. The identified need can be accommodated on town centre sites. 

The PPG asks what if identified retail needs cannot be accommodated in the town 

centre. This is not a relevant consideration in Tamworth because sites have been 

identified in the town centre to accommodate all the forecast growth in retail 

floorspace in the Plan period.  

 

Assessment of Shopping Provision in the Town Centre and the Retail Parks 

 

25. The original Tamworth Town Centre and Retail Study in 2011 shows the 

relative size of shopping provision in the town centre and the retail parks in terms of 

retail turnover. Estimates have been made of the relative turnover of the town 

centre and the retail parks in 2016 by Indigo Planning in Appendix 1, Tables 1 and 2 

of their Quantitative Assessment of Retail Need. The figures are reproduced below. 

They represent actual survey-based turnover, not benchmark figures. 

 

 Convenience 

£m 

Comparison 

£m 

Tamworth town centre NA 147.9 

Retail Parks 159.5 248.6 

 

26. Clearly the retail parks have a significantly greater turnover than the town 

centre in both convenience and comparison goods. There is very little convenience 

shopping in the town centre but the retail parks have 3 large foodstores – Asda and 

Sainsbury’s at Ventura Retail Park and Morrisons at Hilmore Way. Comparison 

turnover in the retail parks is 68% greater than in the town centre.  

 

27. Paragraph 4.8 of the Local Plan highlights the fact that Tamworth is unusual 

in having a large amount of retail floorspace in proportion to the town centre in an 

out-of-centre location that is relatively close to the town centre. It also states in 

paragraph 4.10: 

“Whist the out-of-centre retail parks have enabled Tamworth to develop a strong 

retail offer for its size, as well as a generally better quality of shopping provision than 

the town centre, it is clear that the retail parks have become too dominant 

compared to the town centre and the balance needs to be redressed. 
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28. Ventura and Jolly Sailor Retail Parks and Cardinal Point contain a total of 30 

non-food retailers, all national multiples. These retailers are listed in Appendix 2 of 

Indigo Planning’s ‘Quantitative Assessment of Retail Need’. In contrast Tamworth 

town centre contains 18 national multiples, mostly in the Ankerside Centre. 

 

29. JVH Town Planning Consultants and Indigo Planning claim that there is no 

evidence that the retail parks have harmed or will harm the town centre and that the 

town centre can operate successfully alongside the retail parks without being in 

direct competition. But there will inevitably be competition between non-food 

retailers selling similar types of goods. There will also be competition between 

retailers wanting to locate in Tamworth who have the choice of a store in the town 

centre or in the retail parks. The Experian Goad Category Report in Appendix 1 of the 

Retail Study Update 2014 shows that Tamworth town centre contains only 10 of the 

31 ‘major retailers’ listed as being of national significance. Another 10 of the ‘major 

retailers’ listed are present in the retail parks. Most town centres of the size of 

Tamworth would be expected to contain national retailers such as River Island, Next, 

New Look, H&M and WH Smith. These retailers are absent from the town centre 

because they have located in the retail parks in Tamworth.  

 

30. Indigo Planning (paragraph 4.30) state that the town centre cannot physically 

accommodate the capacity for new retail floorspace in Tamworth. The Retail Study 

Update 2014 demonstrates that there is capacity for 2,900 sq.m. gross floorspace in 

convenience goods and 7,600 sq.m. gross floorspace in comparison goods in 2031 in 

addition to the Gungate scheme. There is no doubt that this floorspace can be 

accommodated in the town centre on various development opportunity sites (see 

below). The study report states (paragraph 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.” 

 

Status of the Gungate scheme 

 

31. The Gungate redevelopment site is a long-established commitment for major 

retail development in Tamworth town centre. In their representations on behalf of 

Henry Boot Developments Ltd, White Young Green confirm HBDL’s commitment to 

ensuring the delivery of the scheme at the earliest opportunity and emphasise the 
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substantial benefits that the scheme will bring through improvements to the town 

centre retail offer. However, White Young Green are concerned that the inclusion in 

the Local Plan of long term retail floorspace requirements does not provide 

adequate flexibility for the Plan to respond to changes in economic circumstances. 

 

32. The site appraisal for Gungate in the Retail Study Update 2014 shows that the 

site area is 1.6 ha and concludes that the site is suitable for development for main 

town centre uses. It has an extant outline planning permission for 20,660 sq. metres 

of A1 (retail) floorspace with provision for up to 732 car parking spaces. 

 

33. The implementation of the Gungate scheme has been delayed by the impact 

of the economic recession on the retail development market. In recent years many 

town centre retail-led developments in the UK have been delayed, halted or 

permanently stalled. Common factors are problems of development viability, site 

assembly, weak occupier demand and development financing. Town centre retail 

developments are expensive and take a long time to bring forward. The availability 

of major anchor tenants is also a problem. There is also increasing polarisation 

between larger and smaller centres. Some national retailers are now looking to 

locate only in larger centres than Tamworth. Some schemes are having to be 

downsized or re-vamped.  

 

34. In the capacity analysis it is assumed that the Gungate scheme would be 

trading by 2016. This now looks highly improbable as the development has not yet 

started. In order to assess the implications of a later implementation of the scheme, 

England & Lyle have undertaken a revised capacity analysis for comparison goods in 

which Gungate is not included as a commitment until 2021. Details are given below. 

In response to White Young Green’s comments about long term retail floorspace 

requirements, it would be possible for the Local Plan text to make reference to 

floorspace capacity figures for 2021 as well as 2031. Revised figures for 2021 are also 

shown below in reassessing comparison goods capacity. 

 

Other Development Opportunity Sites 

35. The Retail Study Update 2014 identifies 9 development opportunity sites 

within the town centre including the Gungate site. Not all of these sites are 

considered suitable for retail development; some are more appropriate for other 

town centre uses. In addition to Gungate, the sites at Spinning School Lane and 

Middle Entry are identified as have potential for retail uses during the Plan period.   
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36. Unfortunately the Site Appraisals included in the version of the Retail Study 

Update report 2014 (Core Document D1) are incomplete. The final version of the Site 

Appraisals does not appear in the published report. Therefore the completed site 

appraisals for Gungate, Spinning School Lane and Middle Entry are appended to this 

Statement and a correct final report will be made available to the Council. 

 

37. Spinning School Lane has a site area of 1.2 ha. 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. Redevelopment of the site for retail 

should be viewed as a longer term option to come forward following the   

completion of the Gungate site.  

 

38. Middle Entry has a site area of 0.6 ha. 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. The Middle 

Entry site should come forward as a second phase of town centre development 

following the redevelopment of the Gungate site to meet forecast needs for further 

retail floorspace post-2021. 

 

Updated Capacity Analysis for Comparison Goods 

 

39. The implications of a delay in the implementation of the Gungate scheme for 

the comparison goods capacity analysis are shown in a revised capacity table in the 

Appendix to this Statement. The Appendix table is an updated version of Appendix 

4B in the Retail Study Update 2014. The expenditure forecasts remain the same but 

the retention levels in 2016 have been reduced to 88% in the primary catchment 

area, 39% in the secondary catchment area and 55% overall because Tamworth’s 

market share of comparison spending will be lower in 2016 in the absence of the 

completed Gungate scheme. The retention levels for 2021 and 2031 remain the 

same as in the original Appendix 4B. The turnover of commitments in the table has 

been updated so that Gungate is excluded from the commitments in 2016. 

 

40. The updated residual capacity and floorspace capacity are as follows. 
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COMPARISON GOODS 

(taking account of Gungate scheme 

as a commitment from 2021) 

2016 2021 2031 

Residual capacity - - £45.01m 

Sales density (£ per sq.m. net) £5,000 £5,500 £6,700 

Net floorspace (sq.m.) - - 6,700 

Gross floorspace (sq.m.) - - 9,600 

 

 

41. The residual capacity of £45.01m in 2031 compares with the figure of 

£35.83m in the original Appendix 4B. The difference is explained by the fact that the 

turnover of commitments is lower in 2031 than previously due to the later start of 

the Gungate scheme, with a lower potential turnover growth up to 2031. The 

residual capacity in 2016 is greater than assessed previously but it is still negative. 

The floorspace capacity in 2031 of 9,600 sq.m. gross is higher than the figure of 

7,600 sq.m. assessed previously. 

 

Conclusions on Matter 11.2 

 

42. There is an adequate amount of locational guidance for retail development in 

the Local Plan, both within the town centre and outside the town centre. The Plan 

gives clear guidance on the hierarchy of centres and the controls to be applied to 

proposals for retail development outside centres. The town centre is appropriately 

defined and there is no justification for extending the town centre boundary to 

include the Ventura and Jolly Sailor Retail Parks which are geographically divorced 

from the town centre retail area. The Plan provides an adequate policy basis for 

considering proposals for retail development in the retail parks. The proposed 

floorspace thresholds will ensure that any new retail development in the retail parks 

will not have a significant adverse impact on the town centre.  

 

43. There is also adequate qualitative guidance for retail development in 

Tamworth town centre in Policy EC2. The Plan has been prepared having regard to 

the requirements of paragraph 23 of the NPPF. The town centre is and will continue 

to be the preferred location for the development of town centre uses in Tamworth 

and the Plan provides an appropriate strategy for the improvement and 

regeneration of the town centre for retail development and other town centre uses. 

There is a greater floorspace capacity in 2031 than originally assessed because of the 

delay in implementation of the Gungate scheme but there is more than adequate 
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capacity in development opportunity sites in the town centre to accommodate the 

floorspace requirements. There continues to be no further retail capacity in 2021 in 

addition to the Gungate scheme.  

 

Matter 11.3 – Is the convenience retail provision sufficient for the rest of the plan 

period? 

 

44. The Local Plan forecasts a floorspace capacity for 2,900 sq.m. gross 

convenience shopping provision up to 2031, based on the capacity analysis in the 

Retail Study Update 2014. There is a very small identified capacity for convenience 

goods in 2021.  

 

45. There is physical capacity to accommodate this convenience floorspace 

capacity within the town centre on the development opportunity sites of Middle 

Entry and Spinning School Lane, as well as potentially in Gungate. JVH Town Planning 

Consultants acknowledge (paragraph 38) that the Gungate site could reasonably 

accommodate some convenience retail floorspace provision as part of a revamped 

redevelopment scheme. JVH states that improving the town centre’s convenience 

provision would strengthen the existing retail offer and improve footfall. 

 

46. Qualitatively Tamworth has a good level of convenience shopping with the 

presence of the out-of-centre Asda, Sainsbury’s and Morrisons stores, and Aldi and 

Lidl discount stores. It is unlikely that there will be demand for additional large 

foodstore provision in Tamworth in the short term because of the current trading 

difficulties being faced by the leading food retailers, notably Tesco who are the only 

one of the 4 main operators not currently represented in the town. However, the 

discount food retailers Aldi and Lidl are expanding and they may have an interest in 

developing further stores in Tamworth in the future.  

 

Conclusions on Matter 11.3 

 

47. Convenience retail provision in Tamworth is sufficient over the Plan period. 

There is limited capacity for additional convenience floorspace and it is appropriate 

that any additional convenience demand is accommodated in the town centre. The 

deficiency in existing convenience shopping provision is in the town centre and there 

is potential for new convenience floorspace on sites in the town centre. 

 



2009 2012 2016 2021 2031

Residents' expenditure in catchment area (£m)  

Primary catchment area 218.04 235.79 261.86 299.99 412.32

Secondary catchment area 475.62 499.41 550.66 624.55 849.03

Total expenditure from catchment 693.66 735.20 812.52 924.54 1261.35

Turnover in Tamworth (£m) [1]

from primary catchment 181.41

from secondary catchment 173.13

total turnover from catchment area 354.53

Retention levels [2] existing

primary catchment 83.2% 86% 88% 92% 92%

secondary catchment 36.4% 38% 39% 42% 42%

overall retention 51.1% 53% 55% 58% 58%

Expenditure available to be spent in Tamworth (£m)

from primary catchment 202.78 230.44 275.99 379.33

from secondary catchment 189.78 214.76 262.31 356.59

total expenditure available 392.56 445.19 538.30 735.93

Future turnover in Tamworth (£m) [3] 376.24 407.25 449.64 548.10

Surplus expenditure capacity (£m) 16.32 37.94 88.67 187.82

Turnover of commitments (£m) [4] 37.54 40.63 117.16 142.82

Residual capacity (£m) -21.22 -2.69 -28.49 45.01

[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 turnover turnover

(comparison goods only) gross net per sq.m. 2012 2016

to 2012 £m £m *

Ventura Retail Park mezzanine floorspace

Unit D 627 500 £2,000 1.00

Unit K 587 470 £2,000 0.94

Unit 4 (Currys) 707 523 £4,300 2.25

total 4.19 4.53

after 2012

John Lewis at Home 5,477 4,380 £3,000 13.14 14.22

Cardinal Point:

Unit 1 4,180 3,550 £2,000 7.10 7.69

mezzanine 2,090 1,780 £1,000 1.78 1.93

garden centre 1,858 1,580 £1,000 1.58 1.71

Units 2-4 3,252 2,600 £3,000 7.80 8.44

mezzanine 1,626 1,300 £1,500 1.95 2.11

Total turnover of commitments 37.54 40.63

Gungate redevelopment scheme 20,660 14,460 £5,000 72.30

from 2021 (net gain in floorspace) (in 2021)

* Assuming growth in sales density at 2.0% per annum, continued to 2021 and 2031

forecasts

APPENDIX: CAPACITY ANALYSIS, COMPARISON GOODS - REVISED

Tamworth Catchment Area (2009 prices)
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Tamworth Town Centre 

Site Appraisals Pro-Forma 
 

SITE OVERVIEW 

Site Location Gungate Site Reference TTC009 

Site Size (Gross) 1.59haelopable Area 

Existing Land Use Car Parking and Hand Car Wash 
 

Surrounding Land Uses 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. 

Location Plan 
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Site Photos 

 

    
 

 
 
SITE SUITABILITY 

Policy Considerations Comments 

Existing Development Plan Allocation 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. 

Retail Policy Status Yes No  

In-Centre X  The site is located within the defined Primary 
Shopping Frontage and is therefore classed as in-
centre. 

Edge-of-Centre  X N/A 

Out-of Centre  X N/A 

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 
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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. 

Flood Risk The site lies within Flood Zone 1 and there are no 
flood-based issues that would prevent the 
redevelopment of the site coming forward. 

Contamination 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. 

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

N/A 

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. 

Cycling Infrastructure The site is served by the cycling infrastructure 
serving the wider town centre. 

Pedestrian Environment The site forms part of the Primary Shopping 
Frontage and enjoys strong pedestrian linkages with 
the remainder of the town centre. 

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 

 Comments 

Is the site subject to multiple ownerships? 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 Yes No  

Under Construction  
 

X  
 
 

Benefits from extant planning 
permission for main town centre uses 

X  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) 

Planning permission previously 
refused for main town centre uses 

 X  
 

Benefits from extant planning 
permission for other uses (e.g. 
residential) 

 X  

Pre-Application Discussions  X  

Details of Planning 
Permission 

LPA Reference 0178/2013 

Description of 
Development 

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 

Date of Decision  29th November 2013 

Expiry Date 29th November 2016 

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

N/A 
 
 
 
 

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. 

Delivery Factors (e.g. site assembly issues) N/A 
 
 
 

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? The site is considered to be achievable 
 
 
 
 

OVERALL CONCLUSIONS  

Is the Site: Suitable? Yes 
 

Deliverable? Yes Achievable? Yes 

Likely Delivery 0-5 Yrs Y It is envisaged that the site will come forward in the 
short term, subject to securing an appropriate 
number of committed end users. 

6-10 Yrs N  

11-15 Yrs N  

Beyond 15 
Yrs 

N  

How could identified constraints be overcome 
(e.g. resolution of ownership issues, infrastructure 
improvements, revised planning policy) 

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 

 



Chartered Town Planners 

 
 
 
 

 

 

 
Tamworth Town Centre  

Site Appraisals Pro-Forma 
 

SITE OVERVIEW 

Site Location Spinning School Lane Site Reference TTC002 

Site Size (Gross) 1.21halopable Area 

Existing Land Use 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. 

Surrounding Land Uses 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.  

Location Plan 
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Site Photos 

 

      
 

 
 
SITE SUITABILITY 

Policy Considerations Comments 

Existing Development Plan Allocation The site lies within a Mixed Use Area, as defined by 
the Tamworth Local Plan Proposals Map. 
 

Retail Policy Status Yes No  

In-Centre  X N/A 

Edge-of-Centre X  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 

Out-of Centre  X N/A 

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. 

Flood Risk The site is located within Flood Zone 1. 
 

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. 

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

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. 
 
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. 

Cycling Infrastructure The site enjoys reasonable cycle linkages with the 
town centre and other parts of the town. 

Pedestrian Environment 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. 

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 

Is the site subject to multiple ownerships? Staffordshire County Council and Tamworth 
Borough Council. 

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 Staffordshire County Council and 
Tamworth Borough Council. 

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

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. 

Current Planning Status Yes No  

Under Construction  X  
 
 

Benefits from extant planning 
permission for main town centre uses 

 X  

Planning permission previously 
refused for main town centre uses 

 X  
 

Benefits from extant planning 
permission for other uses (e.g. 
residential) 

 X  

Pre-Application Discussions  X  

Details of Planning 
Permission 

LPA Reference N/A 

Description of 
Development 

N/A 

Date of Decision  N/A 

Expiry Date N/A 

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

It is not considered that there are any 
unsurmountable land ownership issues that would 
prevent the site coming forward. 

Summary  

Can the site be considered to be available for 
development? 

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. 

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

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. 

Delivery Factors (e.g. site assembly issues) There are no site assembly issues that would prevent 
the site being redeveloped with the exception of the 
potential issues regarding the MUGA. 

Potential Uses for the site  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.)  

Summary 

Can the site be considered achievable? 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. 
 

OVERALL CONCLUSIONS  

Is the Site: Suitable? Y 
 

Available? Y Deliverable? Y 

Likely Delivery 0-5 Yrs N  

6-10 Yrs 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. 
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11-15 Yrs N  

Beyond 15 
Yrs 

N  

How could identified constraints be overcome 
(e.g. resolution of ownership issues, infrastructure 
improvements, revised planning policy) 

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. 

Site Owner / Agent Details Staffordshire County Council and Tamworth Borough 
Council. 
 
 
 
 
 
 
 

 



Chartered Town Planners 

 
 
 
 

 

 

 
Tamworth Town Centre  

Site Appraisals Pro-Forma 
 

SITE OVERVIEW 

Site Location Middle Entry Site Reference TTC005 

Site Size (Gross) 0.59haelopable Area 

Existing Land Use Middle Entry Shopping Centre (retail and commercial units) 
 

Surrounding Land Uses 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. 

Location Plan 
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Site Photos 

 

    
 

 
 
SITE SUITABILITY 

Policy Considerations Comments 

Existing Development Plan Allocation The site is located within the Shopping Policy Area 
and forms part of the Primary Shopping Frontage, as 
defined by the Tamworth Local Plan. 

Retail Policy Status Yes No  

In-Centre X  The site is located within the defined Primary 
Shopping Frontage and is therefore classed as in-
centre. 

Edge-of-Centre  X N/A 

Out-of Centre  X N/A 

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. 

Flood Risk The site lies within Flood Zone 1 and there are no 
flood-based issues that would prevent the 
redevelopment of the site coming forward. 

Contamination There should be no land contamination issues that 
would prevent development from going ahead. 

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

N/A 

Amenity Considerations  

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

No 

Accessibility  

Public Transport Infrastructure The site is located 60m and 80m from the 
Corporation Street and Victoria Road bus 
interchanges respectively. 

Cycling Infrastructure The site is served by the cycling infrastructure 
serving the wider town centre. 

Pedestrian Environment The site forms part of the Primary Shopping 
Frontage and enjoys strong pedestrian linkages with 
the remainder of the town centre. 

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 

Is the site subject to multiple ownerships? Single (Peer Group PLC) 
 
 

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 Yes No  

Under Construction  X  
 
 

Benefits from extant planning 
permission for main town centre uses 

 X  

Planning permission previously 
refused for main town centre uses 

 X  
 

Benefits from extant planning 
permission for other uses (e.g. 
residential) 

 X  

Pre-Application Discussions  X  

Details of Planning 
Permission 

LPA Reference N/A 

Description of 
Development 

N/A 

Date of Decision  N/A 

Expiry Date N/A 

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

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. 

Delivery Factors (e.g. site assembly issues) There are no site assembly issues that would prevent 
the site coming forward. 

Potential Uses for the site 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. 
 
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 non-
retail 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? The site is considered to be achievable. 
 
 

OVERALL CONCLUSIONS  

Is the Site: Suitable? Y 
 

Available? Y Deliverable? Y 

Likely Delivery 0-5 Yrs N  

6-10 Yrs 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. 

11-15 Yrs N  

Beyond 15 
Yrs 

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

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 out-
of-centre locations to enhance the prospects of the 
redevelopment / expansion of Middle Entry coming 
forward. 

Site Owner / Agent Details 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 
 

 


