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1.1 Introduction
This report has been produced for Tamworth Borough Council (The Co
Tamworth Town Centre Market Shares
uncil) by Jones Lang LaSalle with BDP.
1.1.1

The Brief

The Masterplan has been prepared in accordance with a study brief issued by the
Council in April 2008.

The objective of this Masterplan is to
•

Advise the Council on a vision and long term regeneration strategy for the Town
Centre;

•

Establish an urban design framework;

•

Identify potential opportunity sites;

•

Consider market demand and development opportunities in the town centre,
particularly focusing on the retail offer;

•

Advise on the right mixture of property products and uses that will deliver the
vision;

•

Advise an appropriate planning and implementation strategy;

•

Advise on the most appropriate delivery mechanism.

1.1.2

The Report

The report is structured as follows:
•

Baseline, policy and context;

•

Retail and property market assessment;

September 2008

•

Options development and testing;

•

Masterplan vision and urban design framework;

•

Masterplan delivery and implementation strategy, and promotion and marketing.
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2.1 Baseline Policy & Context

metropolitan area. This led to the decentralisation of population and investment from

2.1.1 Policy & Regeneration

the major urban areas. To address this issue the new Regional Spatial Strategy seeks to
concentrate new housing in the major urban areas and proposes to limit housing growth

Introduction

outside of those major urban areas to levels that ultimately meet local needs and do
not provide for continued out migration.

This section of the report seeks to highlight the principal contextual policy issues
within which the Masterplan for Tamworth Town Centre should be set. It does not

Tamworth is identified as a large settlement in the Regional Spatial Strategy. Large

repeat in any detail established national policy guidelines nor strategies but identifies

settlements essentially provide housing to meet local needs. The RSS was reviewed in

those regional and local policies of direct relevance to the preparation of this plan.

2005 and the phase 2 revision finally published in December 2007.

The policy context therefore concentrates upon:
•

In approving the RSS in June 2004 the Secretary of State identified a number of policy

Regional Planning Guidance (RPG 11 / Regional Spatial Strategy for the West

issues that needed to be addressed in future revisions to the document. The Regional

Midlands)

Planning Body has set out three phases of revision work, phase 2 was launched in

•

Tamworth Local Plan

November 2005 and covers housing and employment land figures.

•

Tamworth Borough Core Strategy

•

Tamworth Borough Local Transport Plan / Integrated Transport Strategy

2,900 dwellings between 2006-2026, that provision should be made for a further 25,000

•

Tamworth Tourism Strategy

m sq of comparison retailing (to 2021) and a further 10,000 m sq between 2021 – 2026

•

Gungate Precinct – Interim Planning Guidance

•

Tamworth Town Centre – Conservation Area Appraisal and Management Plan

In terms of housing the RSS suggests that Tamworth should accommodate an additional

and finally that an additional 30,000 m sq of new office development should be
accommodated.
The RSS encourages town centres to remain the main focus for retail and office

RPG 11 / Regional Spatial Strategy for the West Midlands
Regional Planning Guidance for the West Midlands (RPG 11) was issued by the Secretary
of State in June 2004. Following the commencement of the planning and compulsory
purchase act in 2004 RPG 11 has become the Regional Spatial Strategy (RSS) for the
West Midlands.
The Regional Spatial Strategy marks a significant shift in term of housing provision from
the previous policy. The earlier strategy encouraged housing provision in the central
‘crescent towns’ including Tamworth, to meet the needs of those working in the

development and community activity as they contain higher levels of investment in
infrastructure, historic buildings, public facilities, shops and jobs and they encourage
the most efficient use of public transport. Guidance indicates that

•
•
•

Vitality and viability of town centres should be maintained and enhanced
Diversification of uses in town centres should be encouraged
The quality of town centres in terms of the range of facilities offered should
be improved.
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The RSS designated 25 strategic centres (“other large settlements”) through out the

A key concern for the council within the plan is its commitment to protect the

West Midlands region – Tamworth is one of these fourth tier of Town Centres. The RSS

environment of the town whilst enabling and facilitating suitable development that will

suggests that this network of Town and City Centres should be the focus for

help realise its overall objectives.

•
•
•

Major retail development (over 10,000 m sq)
Uses which attract large numbers of people including major cultural tourist
social and community venues
Large scale leisure and office / B1 developments (over 5,000 m sq)

It suggests that these centres should be the focus for ‘sustainable communities’ and
that future development should seek to create mixed use activities, a sense of place,
where there is an emphasis on public transport (reducing the need to travel by car) and
where there is the maximum re-use of brownfield land.

The plan seeks to achieve a balance between pressures for development and the need
to minimise the release of green field land. Whilst a major proposal for development
at Anker Valley is identified the remaining proposals mainly concentrate on
redeveloping sites within the built up area coupled with policies aimed at conserving
and enhancing the existing built and natural environment of the town.
A key objective of the Tamworth Local Plan is to continue to develop the town as a
sustainable place where people want to live and work. Development proposed through
the Local Plan should therefore achieve this aim by taking into due account the welfare

For Tamworth the RSS emphasises the need to identify a distinctive role for the town,

of the environment and the need for social and economic development.

and that as a ‘large settlement’ it should seek to provide new homes and facilities to
meet predominantly local needs rather than seek to compete with the major urban
areas.
To fulfil these objectives a series of actions were identified.

Tamworth Local Plan
The Council adopted the Tamworth Local Plan on July 6, 2006.

This sets out the

Councils policies and proposals for the development and use of land up to 2011.
Tamworth Local Plan 2001 to 2011 is the third Borough Wide plan to cover the town.
The Local Plan sets the essential parameters along with other plans for the future
direction of development to serve the needs of the Borough and its surrounding area.
It takes account of environmental and sustainable considerations and the need to
accommodate the development requirements of the area.

Town Centre Boundary – Tamworth Local Plan
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Sustainability is an underlining theme of the plan and this interconnects directly with

The plan does not specifically encourage large scale office, hotel nor leisure activities

all other sections including, the development of a strong local economy. Improving the

in the Town Centre due to the potential undermining of the historic environment.

quality of the environment is a guiding aim underlining the whole plan making the
Borough more sustainable for the future. Whilst the needs of sustainable development
is considered paramount it requires the Borough to meet the identified needs of its
residents and users and contribute to its responsibilities as part of the West Midlands
Region.
For the Town Centre itself the plan seeks to retain and develop the centre as a vital
and vibrant facility whose activities extend throughout the whole day through the
maintenance of its retailing function and its development of related services including
residential and leisure activities.
Detailed policy guidance provides a traditional land use approach to guiding future
development in the town centre in particular:
Policy TCR1 Shopping Policy Area - identifies an extensive area of the Town Centre for
the protection of retail activities.
Policy TCR2 Shopping Proposal - identifies the Gungate Precinct for specific retail
development. A minimum of 4000 m sq of convenience / comparison retailing and a
minimum of “like for like” replacement parking is required.

Tamworth Borough Core Strategy
The Core Strategy sets out the basic principles and policy directions for planning and
development in Tamworth up to 2026. Tamworth Borough Council published its Issues
and Options report in march 2008 for public consultation.

Consultation was

subsequently completed in April and the results of the consultation exercise are
expected to be reported to the Cabinet later this year.
In essence the Core Strategy recognises the importance of the Town Centre at the
heart of the Borough and specifically highlights the preparation of a new Masterplan for
the Town Centre. This is required to:

•
•
•
•

Identify specific sites in the Town Centre for redevelopment;
Identify policies for mixed use development and / or car parking provision;
Identify policies for managing physical change in a historic environment, and
Identify areas for physical and environmental enhancement.

Tamworth Borough Sustainable Community Strategy
The Sustainable Community Strategy for Tamworth was published by the Tamworth
Local Strategic Partnership in 2008 following extensive public consultation. This sets

Policy TCR3 New Retail Development – suggests that any further retail development

out the priorities for action for the Borough until 2021. It addresses key quality of life

beyond the defined Town Centre should be subject to a sequential test.

issues and seeks to promote and improve the economic, social and environmental
wellbeing of the residents of Tamworth.

It sets the strategic context for the

Policy TCR4 Shopping Frontages – identifies specific frontages where 75% of frontage

preparation of the Councils Local Development Framework including the Town Centre

use should be retail. Complementary office and restaurant uses to be restricted to

Masterplan. It’s key theme seeks to address National Government priorities of ‘people,

avoid the dilution of the primary retail function.

places and prosperity’.

Policy TCR5 Housing – Supports the general principle of housing above shops in the

The Town Centre is a key priority for the plan (policy PRO1). It suggests that the

retail core and elsewhere in the Town Centre.

development of a town centre redevelopment plan that will create a dynamic, physical

Draft Masterplan Report

Tamworth Borough Council/ Tamworth Masterplan
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•

and visitors will rejuvenate the vitality and promote the sustainability of Tamworth
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To promote and integrate all forms of transport and land use planning to
provide a better and more efficient transport system.

Town Centre. This is considered essential to help provide an appropriate environment
to attract new investment and businesses.

Specifically with respect to Tamworth and Fazeley The Local Transport Plan identifies
the following objectives:

Due to its compact nature and rapid development over recent decades the strategy
suggests that the Borough suffers from a scarcity of readily available land for

•

development at a time when many businesses are seeking to expand or locate in

•

Tamworth.

•
It therefore states that partnerships should work towards bringing forward those sites
currently available for development as well as the provision of a range of quality
business premises to allow indigenous businesses to expand and attract new inward
investment. Emphasis is to be placed on encouraging new and existing businesses to
demonstrate a strong commitment to environmental management and reducing carbon
emissions.

Critically the strategy also seeks to transform the perception of Tamworth

through working with its local partners.
Staffordshire Local Transport Plan / Tamworth Integrated Transport Strategy
The Local Transport Plan was developed by Staffordshire County Council and Tamworth
Borough Council. The overall aim of the Staffordshire Transport Plan is to ensure the
successful delivery of the key objectives of the Governments National Transport Policy

•
•
•

To promote a major improvement in public transport between Tamworth,
Fazeley and the conurbation;
To promote social inclusion by improving mobility through the provision of
facilities for cycling, walking and improved bus services;
To reduce commuting by car to the Town Centre by managing the availability
of long stay car parking;
To encourage green commuting through Business Travel Wise;
To promote safer routes to schools and community safety, and
To improve air quality.

The overall strategy aims to improve the quality of life for all sectors of the community
by providing a framework for sustainable mobility.
Consultation with stakeholders on the draft local plan led to a top priority emerging for
Tamworth in terms of addressing traffic congestion at the A5/Ventura Park junction.
The detailed application of these strategic policy objectives have been incorporated
into the Tamworth Borough Integrated Transport Strategy.
Specifically for the town centre the strategy seeks to (inter-alia) :

and to ensure that these are fully integrated within County Councils own policy plan.

•

Promote further park and ride facilities at Tamworth rail station;

The Local Transport Plan was prepared within the context of the overarching transport

•

Consider installation of variable message signs for town centre car parks;

•

Enhance pedestrian safety at the A51 Bolebridge Street / A5000 Junction;

•

Review location of taxi ranks;

•

Consider the potential relocation of the town centre bus depot, and

•

Review current bus terminal facilities at Corporation Street and Victoria Road.

strategy as set out in the Staffordshire and Stoke on Trent Structure Plan 1996 to
2011. The key policy objectives are therefore:

•
•
•
•

To protect and enhance the built and natural environment
To improve safety for all travellers
To contribute to an efficient economy and support sustainable economic
growth in appropriate locations
To promote accessibility to everyday facilities for all, especially those without
the use of a car
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Over the course of the Transport Plan it is expected that station improvements will be

The strategy suggests that Tamworth is a major tourist destination but has unexploited

made to Tamworth Railway Station by Network Rail (and appropriate train operating

potential. It has several key attractions in the Norman Castle, St Edithas Church, The

companies).

Pleasure Gardens, The Assembly Rooms, and The Snowdome. Although Drayton Manor

Significant growth in rail commuting from Tamworth means that car

parking at the station is often over subscribed.

Possible options for expanding car

which is physically in Lichfield but is an essential component of the Tamworth

Bus stopping

economy, attracts over 1 million visitors and Ankerside attracts circa 8 million per

facilities have been provided at the station however there is a view that there should

annum few people stay overnight and there is a low relative spend per head. Emphasis

be more bus services calling at the station to increase opportunities of bus / rail

is therefore placed upon creating a destination and enhancing the image of the town.

parking are to be investigated in conjunction with the rail industry.

interchange.
The strategy also places emphasis on capitalising on the built and natural environment,
There are currently 1,754 public car parking spaces in the Town Centre. The Council

the organisation of festivals and events, the creation of a sense of welcome and

operate all the spaces with the exception of the 735 spaces at Ankerside Shopping

enhancement of the gateways. “Brand Awareness” of the towns attractions is

Centre. Free car parking is available at Ventura Park. Parking in the Town Centre is

considered poor and in need of radical enhancement.

pay and display with priority given to short stay users.
Building on the work of the Tourism Strategy a recent Heart of England report into the
Tamworth Tourism Strategy
The initial Tourism Strategy for Tamworth was published in 2005. It’s stated overall
objective was to ensure that the economic potential of tourism is realised for the
benefit of the local community. The strategy sets out three key aims:

•
•
•

To create a high quality destination with above average visitor satisfaction;
To investigate product developments to encourage new and repeat visitors to
Tamworth, and
To develop marketing communications and research to make appropriate
management development and investment decisions.

key issues in the Town Centre that caused particular concern for visitors include public
transport accessibility, lack of quality eating establishments, the poor range of shops,
poor parking facilities and a poor perception of safety.
Gungate Precinct – Interim Guidance (2005)
In August 2005 Tamworth Borough Council approved a planning brief as interim
planning guidance for the key site in Tamworth Town Centre known as the Gungate
Precinct and its environs.
The 1.38 ha site is identified in the Tamworth Local Plan primarily new for retail
development. The brief suggests that the retail element should be for a minimum of

In order to achieve these aims the Strategy analyses the strengths and weaknesses of

4,000 m sq of non bulky goods / comparison floorspace.

Tamworth and identifies key projects which build upon the strengths and seek to

introduction of a new department store with ancillary office and residential uses on the

reduce and minimise weaknesses. Key projects include the provision of town centre

site.

Support is given for the

maps, interpretation boards, investigating the potential to maximise and develop
existing attractions and events, and the development of a marketing strategy for

The guidance requires development to be consistent with, and reflect the conservation

Tamworth.

area status of the site and the presence of adjacent listed buildings.

Prospective
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developers are expected to replace the existing public car park as well as provide new

today. The town grew on the back of its strategic location of two important bridges

parking to serve the development itself.

across the Anker and the Tame on the route from London to Chester. In later years
Tamworth became a hub of the canal network, with the Coventry and the Birmingham

Town Centre Conservation Area Appraisal and Management Plan
The town centre incorporates three separate Conservation Areas, which cover over half
of the area defined as the town centre in the Tamworth Local Plan. The town centre
Conservation Area is the largest and covers the retail core area, the castle, castle
grounds and St. Edithas Church. The smaller Victoria Road / Albert Road Conservation
Area consists of more domestic scale residential activity and the Hospital Street
Conservation Area consists largely of Victorian terraced housing.

2.1.2 Land Use & Area Analysis
Location & Linkages
Tamworth is a town of approximately 74,200 (ONS estimate 2006) population located in
the south-east of Staffordshire. The town is situated approximately 6 miles south-east
of Lichfield, 11 miles north-west of Nuneaton and 17 miles north-east of Birmingham.
Despite the proximity to Lichfield the town has strong links to Birmingham as the
primary regional centre and as a legacy of receiving overspill population from
Birmingham during the 1960s and 70s. In addition, despite its City status the population
of Lichfield is smaller than Tamworth with a City population of approximately 28,000
(although Lichfield District also includes Burntwood and has a population of
approximately 93,000). Tamworth Town Centre is located in the north-west of the
Borough.
The town centre is situated at the confluence of the River Anker and the River Tame,
the latter being where Tamworth derives its name. The rivers pass to the south of the
existing centre with the River Tame continuing south through the Borough. A Norman
Castle was built at the junction of the two rivers and remains an important landmark

and Fazeley Canals being built through the town. The railway arrived in 1847 with the
Midland Railway route from Derby to Birmingham followed by the London and North
Western Railway with direct links to London. Today the station provides regular
services between London and the North West, Rugby and Stafford and Nottingham and
Cardiff (via Birmingham). The town also benefits from access into the strategic road
network through the A5 with connections to the M42 and M6Toll.
Topography and Environmental Conditions
The Borough is situated within predominately low-lying land most of which is below
150m and drained by the rivers Tame and Anker. The town centre is situated at the
confluence of these two rivers, from which the land rises gently in all directions.
Within the town centre therefore, these is a slight rise in the land to the north to the
point of St Editha’s Church before dropping away. The steepest visible gradients within
the town centre therefore are experienced at Holloway, Bridge Street/ Colehill and
within the castle gardens on land immediately to the north of the Rivers. The most
striking topographical feature however is the medieval motte upon which the castle
sits and from which vantage point some long-range views can be experienced of the
flat landscape to the south.
No detailed environmental surveys have been undertaken as part of this masterplan
study other than to review the data prepared for the LDF Framework Evidence Base
prepared by the Council in June 2007. The findings of that work reveal that the
underlying geological structure of the area is a red and brown mudstone overlain with
sands, gravels and clay which generally provide for good quality agricultural land and
have led to some commercial extraction of minerals around the rivers creating a series
of water-filled pits. The extensive north Warwickshire coalfield extends to the north
east of Tamworth.
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Related to the extensive impact of coal mining and other mineral extractions in the

the retail core is consistent with the national average but the vacancy level which is

areas surrounding the town, there are some known land stability issues in Tamworth

currently 12.5% is above the national average of 10%.

generally owing to development over pockets of infilled land. With regard to
contaminated land, the Council holds records of potentially contaminated land across

Beyond the retail core a wide range of land uses are distributed throughout the town

the Borough and has procedures for dealing with this through the development control

centre. Civic office and other smaller offices cluster on Lichfield Street, Aldergarte,

process. This may include the requirement for detailed surveys and land remediation

Corporation Street and Spinning School Lane.

works to be undertaken before development is permitted. There are no-known land
stability or contaminated land issues affecting the town centre.

Leisure and visitor facilities are largely concentrated south of the town centre abutting
the castle and pleasure grounds and river valley (e.g. cinema, snow dome, bowling

Much of the land surrounding the town centre to the east, south and west falls within

alley, sports facilities)

the floodplains of the rivers Tame and Anker and as such is at risk of potential flooding.
These areas are designated within the Local Plan as Flood Risk Area’s and Policy

Extensive residential areas adjoin the retail core but within the defined town centre

ENV3of the Local Plan is applicable which prohibits development in such areas unless

boundary. These range from the large scale local authority owned estate off Lichfield

acceptable mitigation measures are provided.

Street (The Balfour Estate) to the historic largely Victorian terraced properties found
within the Victoria Road area and the more recent residential development found

Due to the long established history of habitation within the area there are a number of

adjacent to the eastern ring road at Saxondrive and Offadrive.

sites of significant archaeological importance. A number of these sites have been
designated as scheduled ancient monuments and are protected by law, including the

Open & Amenity Space

medieval Deanery at Lower Gungate and Tamworth Castle and Motte. In addition to
these sites however, previous excavations have identified that it is very likely that

There are limited areas of green open space found within the town centre boundary.

other such important sites may exist throughout the town centre and as such may be

Such areas are concentrated adjacent to St. Edithas Church and the civic buildings off

required to undertake desk based and / or field evaluations.

Aldergate.

The town centre however physically abuts Tamworth castle and the

pleasure grounds as well as the extensive open space adjoining the Rivers Tame and
Land Use

Anker.

Extensive playing fields are also found alongside Tamworth and Lichfield

College associated with QEMS Secondary school to the north of the cross country rail
There are a wide variety of land uses within the town centre boundary as defined by

line.

the Tamworth Local Plan. The location of the major retail shopping centres including
Ankerside, Middle Entry and the Gungate Precinct are focused on Market Street,

Community Facilities & Infrastructure

George Street and Colehill / Lower Gungate. A1 shops dominate the ground floor uses
with less than 25% of the remaining units used for office (A2) and eating and drinking

Major community facilities serving the local population are to be found concentrated in

establishments (A3, A4, A5).

This fully reflects with the existing local plan policy

the heart of the town centre. Tamworth Borough Council services are managed from

which seeks to protect the primary retail frontage. This proportion of land uses within

offices in Lichfield Street and associated services (Library, Youth Centres, etc) located
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throughout the core. Police, fire and courts facilities as well as primary care health

were also carried out during this period including the laying of pavement flags and

services are also widely distributed throughout the town centre. Peaks Leisure centre

kerbstones, street lighting and piped water.

adjoining the Snow Dome provides swimming pool facilities for the town centre.
Bus services currently penetrate into the town centre core and stopping facilities are
concentrated at Victoria Road and Corporation Street.
Tamworth high and low level railway station provide services on the West Coast
Mainline which is currently being upgraded, and on the Cross Country Route. Direct
services to Birmingham, London and Manchester are available from Tamworth Station.
2.1.3 Townscape & Character
Historic Context
Tamworth has a long history, thought to have originated as a settlement in the Saxon
times. Sacked by the Danes in 874-5 it was rebuilt as a ‘burh’ (fortification town) based
on the grid pattern model of other Saxon burhs across the country. The Normans then
reinforced the fortification of the town with the building of the mound and the castle
to protect the approach into the town from the south along Watling St. Tamworth then
developed into a successful market town before being hit by a major fire in 1345 which
destroyed many of the existing wood built houses in the area and which gutted the
original St Editha’s Church. The church was rebuilt in the years that followed and a
square tower added in the fifteenth century. The medieval Deanery was also destroyed
by fire in 1559 the remains of which still exist on Colehill and are designated as a

Tamworth experienced further growth through the nineteenth century assisted by

scheduled ancient monument.

development in coal mining in the surrounding regions and through key figures such as
Robert Peel (MP for Tamworth and later Prime Minister 1841-46) who built a cotton mill

The town experienced high levels of prosperity in the eighteenth century when a

in the town and assisted in making textiles the dominant industry in Tamworth. The

considerable number of Georgian buildings were constructed including the Town Hall

arrival of the railways in the 1840s heralded yet further expansion and shifted the main

and Almshouses built by Sir Thomas Guy. The almshouses were later rebuilt (1913) but

gateway to the town from the former tollhouse on Lady Bridge to the new railway

the town hall and many of the other buildings built during this period still remain intact

station in the north-east.

and contribute to the strong character of the town. Many environmental improvements

1
0
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Another significant chapter in the development of Tamworth occurred in the post war
years when the administrative boundaries were changed in 1965 and the town received
significant overspill population from Birmingham and the West Midlands conurbation.
Between 1965 to 1981 the population doubled from 32,000 to 64,000 with major new
housing estates being developed including the erection of six high rise tower blocks on
the edge of the town centre. Other major new development in the town centre
included the creation of a town square adjacent to St Editha’s Church and the erection
of the Middle Entry Shopping Centre and Gungate Precinct. The Ankserside Shopping
Centre was developed during the 1980’s followed by out-of-town retail and leisure
parks to the south of the centre at Ventura Park and the Snow Dome. Despite these
more recent interventions and some sporadic infill development, much of the historic
fabric of the town centre remains in tact including the medieval street pattern.
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A series of smaller streets and alleyways also radiate out to the north from Market
Street/ George Street connecting with Church Street and the spiritual centre of the

The existing urban area of the town centre is at present clearly defined by the Cross

town at St Editha’s Church.

Country railway line to the east, by the West Coast Mainline railway line to the north
and by the rivers Anker and Tame to the south. The western edge of the town centre

The area outside of this main core is comprised of a number of irregular blocks laid out

however is less well defined with development continuing along Lichfield Street.

for predominately residential development of different periods and styles including

However, there are also a series of major roads forming a ring road around much of the

Victorian terraced, interwar and postwar semi-detached, 1960’s high rise flats and

existing town centre contributing towards the containment of growth and creating

maisonettes and modern infill development.

vehicular dominated environments around the edge of the town. The A513 ring road
(Offadrive and Saxondrive) is contained to the north and east by the railway lines but
extends south from the major A51 traffic island (Anker Drive) to form a loop around the
castle grounds and river floodplain area via the A453 (Riverdrive). The A453 meets the
A51 (Tame Drive) which heads north to the junction with the B5493 (Lichfield Road).
The ring road diverts east along Lichfield Road to the junction with Aldegate and Upper
Gungate before connecting back with the A513 at Offadrive. The layout of the ring
road creates a three-quarter circle formation within which the majority of town centre
uses are located.
As mentioned earlier, the town grew around the confluence of the two rivers at the
location of the existing Tamworth castle. A series of medieval streets were laid out in
the vicinity of the castle, the general structure of which continues to define the
historic core. Market Street and George Street represent the main streets orientated on
an east-west axis immediately to the north of the castle converging at ‘market place’
which represents the symbolic and civic centre of the town as the centre of trade and
commerce and the location of the town hall. This route continues east directly to the
station via the sweeping north-east alignment of Victoria Road. To the north of Market
Street lies Church Street which runs parallel to this route but connects to the west via
Lichfield Street. A series of streets dissect the main route, laid out on a north-south
axis. The main routes are Silver Street in the west, Colehill at the centre and Marmion
Street to the east.

1
3

1. A fine grain character dominates the historic
core with attractive street frontages;
2. No.1 Holloway is strategically positioned to
terminate the view along Market St;
3. The Holloway group of buildings is arguably
one of the finest in the town;
4. The tower blocks frequently provide a stark
1

2

3

contrast to the prevalent scale and character;
5. Council offices on Lichfield St bear no relationship with their surroundings;
6. A poor modern attempt at creating a landmark to terminate views along Lady Bridge;
7. The terraced flower gardens provide a colourful backdrop to the river;
8. Developments such as the Gungate Precinct

4

5

6

contribute little to the quality of townscape;
9. Building inscriptions provide testaments to
the towns industrial past;
10. Traditional key landmarks punctuate the
tamworth skyline;
11. Some attractive memorials and public art
are undermined by the poor quality of the
public realm;

7

8
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12. A wide range of building styles contribute
to the character of the town centre.

Tamworth TC Masterplan
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Character Areas

further ‘character zones’. The sub-division of these areas has been done through the

The town centre is dominated by three designated Conservation Areas: the Town

conservation area character appraisals which identify seven different ‘character zones’

Centre; Hospital Street; and Victoria Road/ Albert Road. The Conservation Areas

within the town centre CA and two within the Victoria Road/ Albert Street CA.

represent broad areas within the centre, each of which is held to be of special
architectural or historic interest the character or appearance of which it is desirable to

Town Centre CA: ‘Character Zones’

preserve or enhance. Each of the conservation areas currently has a comprehensive upto-date character appraisal dated June 2007, prepared on behalf of the Borough

1.

Holloway

Council by consultants CgMS. Based upon the recommendations of the appraisals the

2.

Castle and pleasure grounds

boundaries of all three conservation areas were amended on 2nd July 2008 in order to

3.

Market Street and George Street

include additional specific buildings (e.g. Offa House and St John’s RC Church) and to

4.

St Editha’s Church and Church Street

exclude certain other sites which fail to make a positive contribution.

5.

Aldergate and Corporation Street

6.

Lower Gungate, Colehill and Bolebridge Street

7.

Lichfield and Silver Street

The three designated conservation areas form the starting point of our own
categorisation of the town centre based on an assessment of typical land use and the
physical form, layout, period and style of development. Taking the conservation areas

Victoria Road/ Albert Street CA: ‘Character Zones’

as they are, a further eight separate character areas are identified.
The character areas include:
1.

Town Centre CA

2.

Orchard Street

3.

Spinning School Lane

4.

Hospital Street CA

5.

Victoria Road/ Albert Road CA

6.

Mill Lane

7.

Balfour Housing Estate

8.

Heath Street

9.

Nevill Street

10. Station Gateway Area
11. Saxon Drive
However, it is recognised that the Town Centre CA and the Victoria Road/ Albert Street
CA are not homogeneous character areas, but rather that both can be sub-divided into

1.

Victoria Road, Albion Street and southern Marmion Street;

2.

Albert Road and northern Marmion Street.

1
5

Key

4

10

9

5

3

2

8

7

1

1

Town Centre CA

2

Orchard Street

3

Spinning School Lane

4

Hospital Street CA

5

Victoria Road/ Albert Road CA

6

Mill Lane

7

Balfour Housing Area

8

Heath Street

9

Nevill Street

10

Station Gateway Area

11

Saxon Drive

11
6

N
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grounds and pleasure gardens;
• Peel Statue and the Town Hall dominant landmarks on Market Street and Market Place;

1

Tamworth Castle

• Strong historic frontages on principal
11 streets;
• St Editha’s Church and grounds;

6

• Numerous buildings of importance including
Guy’s Almshouses and Holloway group ;

4

• Impact of Ankerside, Middle Entry and Gungate.

1. Town Centre Conservation Area

10

5

3 and St John St into
• Important links via Orchard St

2

the heart of the town centre;
• Mix of uses and building types in south of the
area including club and Shannon’s Mills;
• Dominated by views of Marmion House.

Terrace Houses, Orchard St.

substantial 3 storey Victorian terraced houses;

9

Marmion House from Orchard St.

• Predominantly residential area comprising some

8

2. Orchard Street

Town Hall & Robert Peel Statue

8
• Impressive Castle & motte
with extensive castle

10
• Area enclosed on all sides by designated

3

• Site dominated by 1960’s 4+ storey police station
building occupying a prominent corner plot;

6

• Extensive surface car parking in south of area;
• Magistrates court and social club building
provide poor frontage onto street;
• Poor setting for adjacent Almshouses;
• Car park onto Lower Gungate.

3. Spinning School Lane

Tamworth Police Station

1

5

11

Car Park, Lower Gungate

Conservation Areas;

7

8

1

11
6
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• Predominantly residential area dominated by

• Evidence of some archaeological assets.
5

3

10

10

• Area of Victorian development directly attributed to the arrival of the railway in the mid 19th
Century;

5

3

• Characteristics of Victorian residential suburb

5

3

- tree lined streets, detailed facades;

8

• Occasional gaps in original street frontage - some
inappropriate 20th Century infill;

7

• Impact of traffic engineering meaures and street

1

clutter including extensive guardrails.

5. Victoria Rd/ Albert Rd Conservation
Area
8

8

• Area to the south-east of the Town Centre CA
• Area dominated by highway infrastructure in

11
6

11

11

6

with frontage on Mill Lane;

6

Housing, Barbara Street

Street;

4. Hospital Street
Conservation Area
2

Former Wesleyan Temple

10

rhythm;
• Former Cottage Hospital (now flats) on Hospital

9

Odeon Cinema, Bolebridge St

ing with a strong presence and a good sense of

4

Moorgate Primary School

• Late Victorian and Edwardian terraced hous-

Terrace Houses, Victoria Road

house at the centre of the area;

Job Centre Building, Bolebridge St

Moorgate Primary School and associated school

south of the area (Bolebridge Street);
• Poor quality pedestrian environment;
• Large floor-plate standalone units built in 1980’s
and with extensive surface car parking - low density and lack of enclosure.

6. Mill Lane

Tamworth TC Masterplan
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• Planned 1960’s housing estate comprising 6

10

town and views/vistas from all directions;
• Large areas of open space at1ground-level gives a
feeling of low density and lack of enclosure;
• High levels of occupancy and good maintenance

5
3
7. Balfour Housing Area

of properties/landscaping.

• Predominantly residential area comprising a mix
of house types, styles and periods;
• Victorian terraced houses fronting Heath St, Dent
St and West St;

8

• New build standard house types and apartments
in typical cul-de-sac layout on Alexandra Mews;
• Blank eastern edge to the area backing onto
Saxon Drive.

11

8. Heath Street
6

11
6

Saxon Drive Frontage

7

Telephone Exchange, Victoria Rd

• Dramatic impact of flats on the skyline of the

High Rise Flats, Balfour

houses ;

4

• High density Edwardian terraced housing dominates the north of the area;

9

• Interwar/postwar semi-detached housing domi-

2 nates the south of the area;
• Some mixed-use development fronting Lichfield
Street to the south-west.

5

3

Housing, Nevill St.

identifiable estates;

10

Housing, Ludgate St./ Prospect St.

• Predominantly residential area comprising two

Pedestrian Link, Balfour

8

blocks of high-rise flats, maisonettes and terraced

9. Nevill Street

8

7

Tamworth TC Masterplan
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11
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5

3

10

• Generally low density area surrounded by surface car parking and private yard areas;
• Area severed by major road - Offa Drive;
• Four-storey new build apartments opposite station but generally buildings lack physical

5

3

presence.

Tamworth Railway Station

north;

Car Show Room, Saxon Drive

prising railway station and bridge link(s) to the

Residential Apartments, Offa Drive

• Primary gateway area to the town centre com-

Vacant Site, Bolebridge St.

10

10. Station Gateway Area
8
• Peripheral area on east edge of the town
separated by Saxon Drive and Bolebridge St;
• Low density development comprising car show

8

rooms and warehouse units;

11

earmarked for budget supermarket;

6
11
6

• Vacant site adjacent to Bolebridge potentially
• South boundary onto River Anker.

11. Saxon Drive
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strong image of Tamworth in promotional literature and tourism material. Other strong
landmark buildings are the Town Hall and the Church of St Editha’s which provide a

The layout and structure of the town centre supports some important views and vistas.

positive contribution to the Tamworth skyline. However, the dominant long-range

Important long-range views are achieved predominately in the south of the area across

landmarks are the six high-rise tower blocks at Balfour and Marmion House which have

the low-lying river flood plains. From the elevated position of the castle, long-range

a significant impact on the Tamworth skyline and undoubtedly contribute to the

views can be achieved in all directions: to the south over the pleasure gardens and

disproportionate poor image and perception of Tamworth. The impact of the Ankerside

across open fields; to the east across the roof of the Ankerside Centre to the snowdome

Centre, when viewed from the south, and the police station building, when viewed

and beyond; to the north across the town’s historic roofscape to the church steeple

from the east, has a similar negative impact albeit lower-rise. Other local landmarks

and town hall; and to the west dominated by the six high-rise tower blocks. Other long-

include Guy’s Almshouses and numerous individual buildings of character.

range views can be achieved from many vantage points in and around the pleasure
gardens and the surrounding area. The linear alignment of Lady Bridge enables views

Public Realm

along the length of its course to and from the centre and east and west across the
grounds. Within the pleasure gardens the linear route allows views from River Drive to

The public realm in Tamworth Town Centre is largely divided into streets with

the castle.

vehicular traffic, streets without vehicular traffic, town square and landscaped parks
and gardens. A brief overview of the characteristics of these broad typologies is given

Within the built-up area of the town centre views are generally more contained, being

below:

framed by buildings fronting onto streets. As such, important medium range views are
achieved where the streets are relatively straight. Lichfield Street allows views along

Streets with vehicular traffic

much of its length to the junction with Aldergate with partial views being permitted to
Church Street. Important views along Market Street are achieved, terminated to the

This is the dominate form of public realm in the centre generally comprising a two –

east by the Peel statue and Town Hall and to the west by No.1 Holloway and the high-

lane highway flanked by pedestrian footpaths either side. A raised kerb demarks the

rise tower block looming above from behind. The view to the west along Market Street

separation between the highway and the footpath with drop-kerbs at designated

brings the contrasting characters of Tamworth sharply into focus. Other key views

pedestrian crossing points. There is generally no specific provision for cyclists in these

include along Victoria Road from the station to the centre, although this is frequently

areas. A range of materials are utilised but commonly these comprise tarmacadam,

obscured by street clutter and bus traffic congestion. Views along Albert Road and

concrete flagstones and paving blocks in numerous combinations. The environments are

Marmion Street are also of note with views south along the latter being terminated by

predominately traffic dominated with extensive street clutter in the form of signage,

the former Wesleyan Temple.

road markings and guard rails. The emphasis on these spaces is as movement corridors
and as such limited street furniture is provided.

Landmarks
Tamworth is a centre dominated by landmarks. Enjoying an elevated position in the
south of the town, the castle can be seen from numerous vantage points and portrays a

1
8
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addition to informal playing fields. Hard surfacing in the parks and gardens comprises
tarmacadam and block paving.

These areas are limited in number but exist at the heart of the centre at Market
Street, George Street and Colehill. Vehicular traffic in these areas is restricted to

2.1.4 Movement & Accessibility

access only and pedestrians are encouraged to utilise the entire space with level
The surfaces are generally block paved with different coloured

The purpose of this section is to develop an understanding of the general access and

blocks demarking the alignment of vehicular access routes and bollards used to restrict

movement patterns within the town centre on foot, by bicycle, by public transport and

access. There is generally less street clutter in these areas in the form of road signage

by car. To do this we will consider the existing access and movement structure having

and railings etc.

regard to the existing issues that affect the efficient flow of people and vehicles,

surfaces provided.

However, there is some street furniture provided in the form of

benches although the quality of these is poor.

before considering potential opportunities to improve this network with a particular
emphasis on creating a better pedestrian experience.

Town Square
Existing Movement Framework
The town square occupies a central position within the town framed to the north by St
Editha’s Church and linked by Church Street, Middle Entry and College Lane. The

The broad movement pattern in and around the town centre is based upon the

square has no historical basis in this location being formed by the layout of the Middle

hierarchy of streets that exists in relation to key access points or gateways. The

Entry shopping precinct in the 1960’s. The Middle Entry retail units form a poor quality

hierarchy is generated by the function and capacity of the street for accommodating

edge to the square as does the Co-Operative building on the corner of College Lane.

traffic. This is based on an established model of categorisation which puts routes of

The square is poorly defined with street furniture scattered around and a temporary

national importance such as motorways and trunk roads at the top of the hierarchy

canopy for the market now occupying the central space. The space is hard landscaped

with residential roads and access routes at the bottom of the hierarchy. This is a useful

with block paving covering an extensive area.

tool in establishing the expected flow of vehicular traffic through the area and provides
an indication of the likely pattern of access and through traffic. However, it also

Landscaped Parks and Gardens

indicates the likely barrier effect for pedestrians and cyclists.

This category of open space occupies a significant area immediately to the south of the

The hierarchy of streets in Tamworth Town Centre is defined by the ring road that

centre comprising the castle grounds and pleasure gardens. The castle grounds occupy

creates a three-quarter circle loop surrounding the centre. This provides access into

the area to the north of the rivers and include the elevated viewing platform and

the centre from numerous points and provides connections to the wider strategic road

bandstand offering long-range views to the south of the town. The area also includes

network (A51 and A5). Indeed, the west section of the ring road forms part of the

the attractive tiered flower gardens. The extensive pleasure gardens to the south of

strategic road network conveying through-traffic from the A5 to the north-west via the

the rivers are arranged either-side of the linear footpath link from the castle and

A51, in addition to providing access into the centre via the B5493 Lichfield Road. With

include a bowling green, tennis courts, sports centre, pavilion and crazy golf course in

the exception of the B5493 the ring road comprises purpose-built highways designed to
prioritise vehicular movement with limited frontage or pedestrian access. Vehicular

1
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access to these routes is limited to Albert Road and Bolebridge/Mill Lane in order to

Nuneaton, Lichfield and Birmingham. There are six stops located in the centre at:

maintain good vehicular flow although congestion does occur around the access to

Lichfield Street; Corporation Street; Upper Gungate; Victoria Road; Mill Lane; and Offa

Ventura Park. The B5493 is adapted from the historic alignment of Lichfield Street with

Drive. Corporation Street and Victoria Road are the key arrival points for buses in the

historic frontage development defining its width and enclosure. As such the route is

town centre. Access by car is taken off the ring road to any of the available car parks

less designed specifically for vehicular movement with numerous access points and

around the centre. Public car parks area located at: the castle; pleasure grounds;

more amenable to pedestrian movement and activity.

Ankerside shopping centre (including a multi-storey car park); Corporation Street;
Hospital Street; Lower Gungate; Spinning School Lane; Marmion Street; and the railway

From these routes and from the B5493 directly, minor roads provide access into
residential areas on the outskirts, to town centre car parks and to service shops and
businesses. These routes generally provide for access only and so traffic speeds are
low. There is greater emphasis on pedestrian movement in these areas although
priority is still given to vehicular movement. Within the heart of the centre there is a
small number of interconnecting pedestrianised streets that function as the main
shopping and leisure corridors. These routes link into a network of recreational routes
to the south alongside the river and through the pleasure gardens.
Access/Gateways
There are a number of gateways to Tamworth town centre depending on the chosen
method of arrival. Pedestrians can access the centre from all directions: upper
Gungate from the north; Victoria Road from the north-east; Bolebridge Street and Mill
Lane from the south-east; pleasure gardens and castle grounds from the south; Lady
Bridge and Holloway from the south-west; Lichfield Street and St John’s Street from
the west; and Hospital Street from the north-west. These gateway routes may also be
used by bicycle although cycle parking facilities are scarce. Access by public transport
can be accommodated via bus or train. The railway station is located in the north-east
corner of the town centre separated by the ring road. Access from the station to the
town centre is either by walking/cycling via Victoria Road or Albert Road or by taxi or
bus via the ring road.
There are approximately 22 bus services serving Tamworth Town Centre offering
services to local centres and attractions such as Ventura Park and further a field to

station. In addition, taxi ranks are located at Corporation Street and Bolebridge.
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1. A453 Offadrive forms part of the ring road
around the northern edge of the town;
2. Blank building facades onto Saxondrive create a negative perception of the town;
3. Major highways infrastructure dominates
the south-east gateway;
4. Concentration of bus stops on Victoria Road
1

2

3

creates traffic and pedestrian congestion;
5. Pedestrian priority measures on Colehill and
restricted vehicular access;
6. Pedestrianised Market Street allows good
pedestrian flow;
7. Historic Kings Street alleyway creates an
alternative route between Market St and
Church St;

4

5

6

8. Lady Bridge pedestrian and cycle link
provides a direct link into the centre from the
south;
9. Castle pleasure gardens provide walking and
cycle links to a range of destinations;
10. Extensive guardrails and street clutter at
the junction with Lichfield Street;
11. Riverside cycle/pedestrian path through

7

8

9

the Balfour housing area;
12. College Lane suffers from a lack of activity
and overlooking.
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Issues & Opportunities

•

Cycle parking adjacent to bus stops on Victoria Road adds to street clutter and

The review of the movement framework demonstrates that the town centre is

•

No covered cycle parking facilities for bad weather use;

obstructs pedestrians;
accessible by a variety of means. However, it also reveals a number of issues arising,
particularly in the form of: barriers to pedestrian movement and the quality of public

Public Transport and Taxi Services

realm; a lack of dedicated cycle infrastructure; bus congestion within the Town Centre
core; and an apparent over-supply of surface car parking. These issues are identified

•

Station lacks physical presence in its current location surrounded by car

•

Current car parking arrangements at the station presents an inefficient use of

•

Lack of integration between rail and bus services – potential scope at station

•

Extensive bus service coverage from the centre but lacking in frequency on

•

Significant bus and taxi congestion on Bolebridge and Victoria Road – consider

parking and drop-off space;

below:

space – some demand for increased parking spaces;

Pedestrian Movement & Public Realm
•

site to increase bus facilities;

Lack of clear pedestrian route from the railway station to the town centre –
peripheral location, lack of surrounding development, barrier effect of ring

some routes;

road and convoluted crossing;
•

Impact of extensive guard rails along key routes and at key junctions – inhibits

reducing number of stops at Victoria Road (or the creation of a town centre

pedestrian flow and creates visual and physical clutter;
•

bus station);

Pedestrian congestion along Victoria Road – impact of narrow pavement,
concentration of bus stops, high volumes of waiting passengers and associated

•

substantial development potential

street clutter;
•

Isolated pedestrian environments around ring road – especially at Offadrive,
Saxondrive and Ankerdrive;

•
•

Car Access & Parking

Lack of routes connecting the town centre with the Cinema, Snowdome and
Ventura Park;

•

Impact of ring road on pedestrian movement – car dominated environment;

Good network of recreational routes in the south of the town along the river

•

Traffic congestion on the B5493 Lichfield Street and around Ventura Park;

and through the pleasure gardens - limited use at night due to lack of lighting

•

Extensive surface car parking dotted around the centre – poor visual
appearance and inefficient use of space;

and poor overlooking.
•
Cycle Infrastructure
•

Arriva bus depot occupies key town centre site – relocation opportunity and

Limited cycle infrastructure anywhere in the town centre – lack of road-based
cycle lanes;

Car parks occupying prominent town centre sites – potential development
opportunities.

2
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Tamworth’s total market share (4%) is significantly below the national average for
major centres 13%. As such the town centre is failing to attract customers beyond
its primary catchment. The more affluent customer groups are in the secondary

2.2.1 Retailing Assessment

catchment and present retail opportunities for Tamworth to be exploited,
Introduction

•

city centres, providing investment and infrastructure to sustain the critical mass
necessary to support other facilities that can support a vibrant centre. As such retail

•

The town centre should not try to compete with the out of town retail and leisure
provision at the adjacent Ventura Park but provide a convenient, differentiated

development is seen as critical to re-brand a town, create quality public space and
diversify other offers.

Can Tamworth support the additional 360,000 sq ft of retail space allocated in
the RSS by 2026 and where could it be accommodated?

Retail led regeneration has become a catalyst to unleash the potential of a towns and

offer which can not be replicated in a functional out of town development.
•

The town centre lacks a credible and modern anchor store, the current retail
offer is skewed towards the value sector which meets the needs of the immediate
catchment only.

The retail industry in Tamworth is a key tool to change the perception of the town and
we consider that there are quick wins that can act as a catalyst to change as well as
long term strategies that can be put in place to address the longer term potential of

•

Tamworth has a strong historic centre which the town centre is currently not
capitalising on. Does the potential exist to relocate the quality end of the retail

the town.

and leisure uses to Market Street and utilise the vista over the castle and river as
a key selling point.

The retail industry is split into three categories and these will be referred to

•

The 40,000 sq ft Harrison development at Lichfield anchored by Debenhams just 8
miles from Tamworth enhances the need for Tamworth Borough Council to

throughout this section

actively work with Henry Boot (the owners of the Gungate Precinct) Ankerside and
•

Convenience Retail - Sales of food, beverages. Tobacco and dispensing chemists

•

Comparison Retail – Sales of cosmetics, toiletries, textiles, clothing, footwear,

town centre manager to provide a differential retail offer.
•

provision and the markets perception of Tamworth. The perception of the town

furniture, household appliances, books, stationery, floor coverings.
•

will be enhanced by the Gungate development and act as a catalyst in attracting

Retail Service

new occupiers with stock conforming to their modern requirements.
•

We consider that in terms of retailing, the key issues to consider include:
•

The role of Tamworth’s retail offer in hierarchy of centres is currently undefined
and unclear for the market. How can this be clarified?

The current retail requirements are a reflection of the current value end retail

The convenience offer is fragmented and lacks investment

2
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The West Midlands Hierarchy

There are 297 centres in the West Midlands ranging from national centres to small

Within the West Midlands retail hierarchy of centres Tamworth town centre is classified

local centres. Tamworth is unique as the only centre in the West Midlands that has a

as a regional centre in the Javelin score classification. Birmingham is the leading retail
centre followed by Solihull, Coventry and Leamington Spa.

retail park (Ventura Park) that is ranked higher than it’s associated town centre.
Tamworth town centre has 311,000 sq ft of convenience and comparison retail
floorspace whereas Ventura Park offers 420,000 sq ft. There are very few examples of
this elsewhere in the UK.

Tamworth town centre currently under performs relative to Ventura Park. Ventura
Park is considered a strong retail centre when compared to its peers.

Centre

Classification

Retail

Indexed to

Footprint

classification Rank

National

Score

average

West
Midlands

(comparison Rank
goods spend) (comparison
goods spend)

Birmingham

Primary Centre 1293

138

2

1

Solihull

Major Centre

592

158

46

3

Sutton Coldfield

Major Centre

341

91

152

16

Birmingham Fort Fashion Park

142

132

191

19

Tamworth

Fashion Park

141

130

245

24

Major Centre

241

64

287

27

Metropolitan

203

122

375

33

Ventura Park
Tamworth
Lichfield

Town
Source: CACT Retail footprint, 2008

Deleted: <sp><sp>
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From the mid 1990’s Tamworth town centre can be seen to be falling within the retail

market share for a major centre such as Tamworth is 13%, in the West Midlands 9%

hierarchy from the situation in the Mid 1990’s suggesting that the retail provision has

whereas Tamworth achieves only 4%.

declined in terms of both quality and quantity relative to other retail centres. Locally
Cannock has seen the greatest relative improvement in its position in the retail
Centre

hierarchy.

Primary Market share

2007

Ventura Retail Park

34%

21%

Primary Shopper

Venue Score - Javelin
1996

Tamworth

Change

Population

25,262

27,366

Primary Total Population

73,752

128,383

16%

6%

9,368

12,334

58,586

216,432

4%

2%

6,343

8,255

174,332

495,331

1%

1%

4,744

5,657

714,741

1,028,230

4%

3%

1,021,411

1,868,376

45,717

53,612

Birmingham

Major City

7

3

4

Secondary Market share

Lichfield

Major District

352

269

83

Secondary Shopper

Tamworth

Major District

220

244

-24

Population

Sutton Coldfield

Sub-Regional

134

154

-20

Cannock

Major District

415

301

114

Rugby

Sub-Regional

181

197

-16

Nuneaton

Regional

160

161

-1

Population

Burton On Trent Regional

191

181

10

Tertiary Total

Source: Management Horizons and Venuescore 2007, this reviews 385 centres nationally.

Secondary Total
Population
Tertiary Market share
Tertiary Shopper

Population
Quaternary Market
share

Market Share

Quaternary Shopper
Population

Market share modelling analysis has been undertaken to assess the retail attractiveness
of Tamworth town centre positioned against its competitors, relative to the West
Midlands and relative to the UK based upon the quality and quantity of the offer.

Quaternary Total
Population
Total Market share
Total Population

It is clear from the evidence compiled that Tamworth’s town centre market share
compared to other centres averages falls away demonstrating its difficulty in attracting
customers from outside the core primary and secondary catchment. The average total

Total Shopper
Population

Source CACI, 2008
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The evidence suggests that it is clear Tamworth serves and appeals to a very localised
and contained catchment. By comparison Ventura Park due to the range and quality of
its offer serves a much larger catchment.

Retail Catchment – Tamworth Town Centre

Tamworth Town Centre Market Shares
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Ventura Retail Park Market Share
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We have sought to model the extent to which the Tamworth shopper population

September 2008

Retail Catchment Demographics

actually use the centre and thus the amount of potential spending that is being
deflected / leaked to other centres competing within its catchment.

The 2008 population of the primary catchment of Tamworth town centre is currently
74,253 and this is predicted to grow by 4.8% by 2018. The 2008 population of the

Tamworth’s Market Share

secondary catchment is 59,854 and this is estimated to grow by 5.4% by 2018.
Comparison

Total

goods spend Shopper
GB rank

Total
Total

market

RF Centre

Major Class

Walsall

Major Centres 127

£249.27

106,162

2,158,719 4.9%

Sutton Coldfield

Major Centres 144

£220.25

86,484

2,202,283 3.9%

Tamworth

Major Centres 219

£117.28

45,717

1,021,411 4.5%

251

£87.73

31,931

626,255

5.1%
9.7%

(£m)

Population Population share

We have combined the two catchments to show the core retail area. It is clear that
the age profile in the core catchment is inline with the GB average with slightly more
people in the 45-64 category. Tamworth’s core catchment under indexes against the
national average for expenditure across all of the expenditure categories. This is inline
with the demographic profile of the town shown in more detail later in this section.

Metropolitan
Lichfield

Towns

Population by Age Profile

Metropolitan
Towns

262

£154.01

53,238

549,265

Rotherham

Major Centres 264

£104.41

41,778

1,211,793 3.4%

Cannock

Major Centres 274

£146.29

58,711

900,599

6.5%

330

£113.35

41,203

458,741

9.0%

Fashion Parks 362

£182.51

75,567

3,163,941 2.4%

Ventura Retail Park Fashion Parks 365

£137.37

53,612

1,868,376 2.9%

Metropolitan
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Towns

Birmingham - Fort
Shopping Park

Tamworth
GB
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Tamworth
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ACORN Analysis
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In terms of income structure Tamworth reflects largely the GB average with only 37% of
households with incomes less than 30k compared to the GB average of 40%.(Further

The demographic profile of Tamworth is shown through the ACORN analysis. Acorn is a

details are foung in the appendix)

residential classification which categorises the UK population into 5 main groups. (The
Wealthy Achievers

2.

Urban Prosperity

3.

Comfortably Off

4.

Moderate Means

25

5.

Hard Pressed

20

significantly over represented with 40% of the catchment population belonging to this
group versus the national average of 28%. This group contains much of “middle of the
road” Britain where most people are comfortably off with few financial worries.

NB. Wealthy achievers include the most successful and affluent people in the UK. Most
live in large (4 bedroom plus) houses, are owner occupier with high income levels.
CACI 2008 regards this category of individual as being a “healthy, wealthy and
confident consumer”.

The affluence of the catchment does vary throughout the catchment. The primary
catchment (closest to the retail centre) over indexing in the least affluent socio
demographic groups, in contrast the secondary catchment has strong representation
from the Wealthy Executives and Flourishing Families the more affluent categories

% Population

1.

The ACORN analysis shows that the Comfortably Off Acorn population group is

Population by Acorn

40

first group (1) are the most affluent, and the 5th the least.

35

Tamworth

30

GB

15
10
5
0
Wealthy
Achievers

Urban
Prosperity

Comfortably Off

Acorn Category

Moderate
Means

Hard Pressed
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NB. The map shows ACORN categories mapped by postcode. The red dots are the
most affluent postcodes and blue the least affluent
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Total Sq Ft of Convenience &
Comparison Goods

It is clear from the Acorn analysis that there is a clear significant difference in the
town centre demographic profile versus the rural hinterland.

3
2
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There are significant

affluent pockets of consumers outside of the town centre which Tamworth needs to

Town

Retail Park

Town Centre

appeal to in order to regenerate and benefit from their higher retail spend.

Tamworth

420,000

311,000

Town Centre redevelopment / Masterplan and
delivery structure review

St Austell

280,100

149,000

Town Centre redevelopment scheme – David
McLean

Bletchley

465,700

215,300

Dominant retail park, tired town centre offer

Rotherham

636,200

343,900

Town Centre redevelopment scheme being
progressed – town centre regeneration partnership
being investigated

Newbury

494,700

407,500

Town Centre redevelopment scheme
progressed – Parkway Development

centre is dominated by strong retail park offer for comparison and convenience goods.

Eastleigh

629,900

356,200

Swan Centre is Tesco anchored and is being
extended and redeveloped

Clearly some of the situations are different such as at Bletchley which is a Metropolitan

In response to the challenge presented by the onset of the town centre we have

Centre on the edge of Milton Keynes, however it is in a similar predicament in that the

identified the key responses of the appropriate local authority – it is clear that in

town centre has a tired offer, weak retail convenience provision and poor market

nearly all cases town centre management and an approach towards public / private

shares as a result.

partnerships has been identified as the way forward.

The map overpage shows Acorn groups by postcode level in Tamworth’s catchment.
This clearly highlights the difference in town centres demographic area profile vs the
rural hinterland.

There are affluent pockets outside of the town centre which

Tamworth needs to appeal to in order to regenerate and benefit from their higher
retail spend.
Retail Benchmarking
We have sought to identify other towns in the UK similar to Tamworth where the town

Eastleigh by comparison is a town a similar distance from

Southampton that Tamworth is from Birmingham that does have a strong shopping
centre.

Local Authority Response

being

Draft Masterplan Report
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Key points from Analogue towns
Town Centre Manager,
‘Fair Trade’ initiative

St Austell

New play area
Town Centre Manager,
taking account of historic landscape character

Bletchley

‘site-based characterisation’ designed to meet the needs of early master planning

Tamworth Town Centre – Current Retail Offer
Analysis of Tamworth Town Centre shows that there is a total of 311,000 sq ft of
comparison and convenience goods retail floorspace (by comparison Ventura Park is
420,000 sq ft) contained within 175 separate retail units. This represents 51% of the
town centre total floorspace – the UK average is 54%.
Tamworth Town Centre Analysis by Category

Promotion of the the Borough as a visitor location
Reinforce the cultural infrastructure of the Borough as part of a unique selling point,
including the identification and confirmation of its place in the tourism Market
Improve transportation links
Develop a new generation of leisure facilities, Improve cultural and arts facilities and open

Rotherham

Units

(no of units)

Comparison

253,700

106

45%

Convenience

47,900

30

47%
43%

Financial & Business
Services

87,800

51

Pride’

General Offices

6,100

5

Ensure that the geographical features such as river and canal, form a key part in the

Health & Medical

Town's future

Services

6,400

2

Establish a new civic focus for the Town Centre

Leisure Services

145,000

67

Town Centre Manager,

Public Services

34,800

8

Development based on ‘Quarters;

Religious Services

20,800

3

Retail Service

36,900

39

Transport Services

48,300

3

framework

Unclassified Building 2,300

3

Newbury events e.g Fun Days

Vacant Retail

31,600

36

Town Centre manager

Total Retail Space

338,500

175

re-location of the bus station Introduce real-time information and other enhanced

Grand Total

721,600

353

passenger information at both bus and rail stations

Source : GOAD, July 2008

Improve interchange and connectivity between rail and bus

Site good quality buildings along main corridors to create attractive gateways to the town
centre Provide public open space
Potential for Park & Ride working with Southampton

Independents

SqFt

Improve the cleanliness and appearance of the Borough through initiatives such as ‘Street-

interface between Market Street and the Kennet Shopping Centre and the wider quarters

Eastleigh

Sum of Floorspace Number of
Categories

spaces

‘fix’ the missing link between the station gateway and the town centre, to improve the

Newbury

September 2008

69%

56%
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Within the town centre the convenience offer is currently fragmented and represents
only 14% of the total retail floorspace.

Convenience Offer
There are three existing supermarkets within the town centre including LIDL, Co-Op
and the recently opened Netto (formerly Kwiksave). In addition there is a Farmfoods
and Iceland store within the town centre, large Asda, Sainsbury’s and an enlarged
Marks and Spencers store are to be found at the nearby Ventura Park scheme.

z
zz

z

Source : GOAD, July 2008 and Jones Lang LaSalle

Even though it is 47,900 sq ft, we consider the town centre lacks a credible
convenience offer of any scale. The offer is currently fragmented and skewed towards
the value end of the market (Farm Foods, Iceland). The recent Netto opening on the
edge of the town centre does nothing more than accentuate this situation. The Co-op
on Church Street benefits from it’s proximity to the nearby residential areas and has
the added draw of a pharmacy which is a strong driver of footfall.

It is the best

convenience offer in Tamworth town centre currently, however there is no exclusive
car parking.

There is one higher end deli, Relish on Church Street but this is a

Draft Masterplan Report

secondary pitch.

Tamworth Borough Council/ Tamworth Masterplan

The traditional convenience offer: butchers and bakers cluster n
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Health Check

Middle Entry.
As a percentage of the total retail offer in the town centre some 12.5% of the retail
We consider that the convenience offer in the town centre does not have the scale to

units are currently vacant. This is significantly above both the regional and National

be a destination offer in its own right thus only attracts those who reside in the town

average vacancy levels (10%).

centre, where the majority of shopping trips would be frequent but of low value
reflecting the demographic make up of the immediate catchment.

Tamworth will

compete with the out of town convenience offer but the free parking and easy access
works in favour of all of the 4 out of town stores at Ventura Park.

Town Centre Health Check – Vacancy Rates

A large scale

convenience offer in the town centre ( c 40,000 sq ft ) is conducive to driving footfall
and a change in peoples shopping habits. A food led retail regenerated scheme would
act as a catalyst to attract the comparison goods offer.

The car parking pricing

structure is important for attracting a longer dwell time in the town centre as it is free
at Ventura Park. We advise that this is reviewed to aid town centre regeneration.

Source GOAD, July 2008 and Jones Lang LaSalle
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Current Requirements – Retail and Leisure
Many of the current vacant units are in secondary locations although this figure does
include the 16 retail units that have been vacated to secure the comprehensive
redevelopment of the Gungate Precinct.

We have compiled a schedule of known major occupiers currently seeking
accommodation in Tamworth. It is clear that such occupiers reflect the current retail
mix in terms of mass market and value appeal of the town as currently presented.

Current Retail Demands
Retail and Leisure Requirements
To sq ft Retailer

Use

window spaces in order to present their goods to potential customers. The multiples

Primary

25,000

150,000 TJ Hughes Ltd

Comparison

(i.e. stores which have chains throughout the UK and beyond) require good site lines so

Primary

15,000

20,000

Liquid

Leisure

that potential customers can easily see who has a presence. They favour units which

Primary

6,500

7,500

Toby Carvery

Leisure

are serviced from the rear and which are long and thin. This requirement lends itself

Primary

11,000

15,000

B & M Retail Ltd

Comparison

Primary

3,500

8,000

Poundland

Comparison

Primary

3,000

6,000

99p Stores Ltd

Comparison

Primary

4,500

5,500

Peacocks

Comparison

Primary

800

2,000

Acorns Children's
Hospice

Comparison
Retail Service

Current retailers wish to occupy large rectangular spaces with good frontage and

to the way in which retail rents are structured with the first 20ft of the store being the
most expensive (Zone A) – with lesser rents in zones to the rear. Town centre sites
have to meet the needs of retailers for such large floorspace whilst creating attractive
urban places and spaces. When making business decisions about where they will locate
their stores, businesses will make judgements based upon factors including catchment
(population and demography) accessibility and rents.

The mix of other business

Placement From sq ft

Primary

850

1,500

Secure Trust Banking
Ltd

Primary

800

1,200

Essensuals
Hairdressing

Retail Service

Primary

600

1,000

The Extra Care

Comparison

Primary

400

1,000

UK Barber Shops
Limited

Retail Service

modern occupier’s requirements in terms of space requirements and configuration, the

Primary

400

1,000

Shaw Trust

Comparison

quality of the environment and accessibility.

Primary

7,500

10,000

Bardello

Leisure

Secondary

5,000

15,000

Homeflair

Comparison

Secondary

1,000

1,500

Evolution

Comparison

presence is also important and varies from business to business as some like to locate
near to other like business and cluster whilst some prefer to be solos. Some businesses
act as a key anchor to which customers will travel which creates footfall and draws
potential customers through the town centre.

We consider that the current retail stock in Tamworth town centre does not meet the

3
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Retail Opportunities

Health Check Rental Values and Growth

We have undertaken a “gap analysis” benchmarking Tamworth against towns with a

Published information compiled by Colliers and Peer Group show that open market

similar population and demographic profile, and a number of local towns. These

Zone A rents peaked in 2006/2007 at £90 sq ft in Tamworth town centre.

include – Newark on Trent, Bromsgrove, Lichfield, Nuneaton, Redditch.

We are

therefore able to identify the notably absent retailers.

The Ankerside shopping centre is the prime pitch and the recent lettings to mobile
phone operators would be inline with the Zone A’s shown here, Middle Entry would be

In the case of Tamworth the major occupiers and stalwarts of the high street are

a secondary pitch and have Zone A rents of approximately £60 sq ft. The most recent

notably absent. Tamworth does not have the stock currently available to relocate the

confirmed deal at Ankerside was however below this at circa £40 sq ft.

more classic high street operators back from Ventura Park. The likes of M&S, Next, TK
Maxx and the food retailers are key drivers of footfall. M&S expanding at Ventura Park
makes this a very strong retail destination.
Zone A Rent
100

Opportunities for multiple retailers not found in Tamworth but present elsewhere in

90

comparable towns include:
Fashion anchors e.g. Primark or Debenhams

•

Focus on Fashion e.g.:

80
70
£/

•

50
f

•

Supporting mid market fashion – River Island, H&M, Arcadia Group – Top
Shop or Outfit Store (mixture of Arcadia brands), Jane Norman

•

More established and affluent fashion brands – Monsoon

•

Other supporting comparison retail – Claires, Ernest Jones, Accessorize,
Adams, Peacocks, La Senza.

60
40
30
20
10
0
1987

2001

2002

Source : Peer Group, Colliers 2008

The profile of Tamworth has to be raised to start to attract the more established
multiples and more desirable retailers.

2003

2004

2005

2006

2007

2008
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Leisure/ Food and Beverage in Tamworth

Complimentary Food and Beverage
Leisure activities – bars, restaurants, and other food and beverage as well as
amusement arcades are an important component of the mix of activities to be found in
vibrant town centres.
Currently Tamworth lacks a credible leisure offer for a town centre of it’s size, with no
strong anchors and clear zones or quarters.

Leisure can significantly increase the dwell time of shoppers into a town. The Druckers
in Ankerside, Costa on George Street and independents café in Middle entry are all
lively.

The Druckers store in Ankerside does however looks tired and lacks new

branding following its recent take-over.

Leisure uses are currently restricted in Market Street

but their introduction could

allow leisure units to make a positive use of the heritage

frontages and create a

distinctive street culture.

The ten screen UCI / Odeon cinema is situated just outside the ring road. This should
be integrated into the town centre, by addressing the access issue by providing new
and enhanced crossing facilities into the pedestrianised area.

Source : GOAD. July 2008, Jones Lang LaSalle

Regional leisure facilities including the Snow Dome and associated Leisure Centre and

Supporting the RSS Retail Growth

Swimming Pool, Strykers bowling and Tamworth Football Club are found just beyond
the ring road but are separated from the town centre by the castle grounds and river.

The Regional Spatial Strategy suggests an additional 360,000 sq ft should be
incorporated into Tamworth.

3
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Tamworth’s total town centre retail offer is currently 311,000 so to incorporate this
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Retailing – The Way Forward

level of additional space into the town centre would transform Tamworth and elevate
it in the ranking. The current core population of Tamworth is 132,000 with the primary
catchment of 73,572, this catchment is defined by a gravity model which models the

•

perception of the centre as a retail destination – this will increase the

catchments of all retail centres in the country based on their attractiveness to

attractiveness of the town to new occupiers.

customers vs the competitors. Within 20 minutes drive time of Tamworth there is a
population of 295,000.

However this population takes into account the edge of

In order to put Tamworth town centre on the shopping map it must address the

•

The town centre emphasis should be on creating a distinctive environment that

Birmingham which is not a true reflection of the catchment that Tamworth could

compliments not conflicts with other offers.

realistically attract. It is more realistic to look at 15 minute drive times.

linkages to Ventura Park which is such a strong offer.
•
•

in the region.

•

Our benchmarking exercise shows that looking at sq ft per population

town centre and that some of this retail should be convenience – i.e. a new /
additional supermarket.

Even though Tamworth can, we believe, support the

additional sq ft through expenditure analysis this needs to be anchored by a strong

the polarisation of the two retail offers.
•
•

Sensitive design and management is required and it should go beyond simply
accommodating retailers needs

•

The Gungate Precinct redevelopment will compete with Ankerside.

Ankerside

should seek to create a clear identity for itself.

retailers and the perception that outside investors and retailers currently have of the
town centre.

Ensure that each quarter (see map) has a strong anchor and define each quarter
accordingly to encourage the footfall to flow between each centre.

retailer to act as a catalyst to drive excitement for more multiples to enter the
market. The current retail requirements are weak but are a reflection of the existing

An “avenue of value” linking Gungate to Ankerside should be created
incorporating new retail and leisure outlets in order to drive revenue and prevent

for the catchment of Tamworth which equates to c 15 minute drive time there is
headroom for additional retail. It is strongly recommended that this is located in the

The Council should actively encourage a quality convenience retailer into
Tamworth town centre as the convenience offer is fragment and disjointed.

the population. The Retail Capacity reports have indicated that there is headroom for
additional retailing in Tamworth. The additional capacity is inline with other centres

The Council should actively pursue an independent retail strategy as this gives the
centre a unique character and a draw.

In terms of retail capacity the benchmarking exercise reflected earlier assessed the
relationship between size of retail offer, expenditure in the catchment and the size of

It should seek to strengthen the

•

In the current market it should not be assumed that the Gungate scheme will
necessarily go ahead, a contingency plan (see below) should be put in place for a
town centre without this development in the short term.
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Proposed Retail and Leisure Zones in Tamworth
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Long term without Henry Boot – becomes a key anchor of the town centre,
review the service area behind Woolworths to create a larger scheme, deliver a

LEISURE FOCUS

strong anchor, major marketing initiative to re-launch and perhaps rename.
SECONDARY

•

Long term

with Henry Boot – a key driver of value as links the two major

PRIME RETAIL

schemes, emphasis on Market Square and connection from the Town Hall to

KEY AVENUES

Market Square to capture footfall that moves from Ankerside.

b. Gateway – Railway Station
•

Currently not a retail location apart from convenience offer in the station for
commuters and this basic offer could be considerably improved.

•

This is a strong location regardless of The Gungate Precinct scheme, but enhanced
by it.

•

Requirement

for

additional

car

parking.

Opportunity

for

convenience

(supermarket) anchored retail scheme however the location is too far away for the
town centre to benefit from the footfall.
•

Currently a peripheral town centre location.

•

Transforming this area will benefit from three distinctive customer groups

We suggest the town centre could be defined by means of a series of retail and leisure
zones which would help to define and promote further development and activity

We suggest that the zones should focus on:

a. Middle Entry
•

Current focus - value retailers and independent leisure, secondary retail pitch

•

Short term focus – ensure all units are fully let, better use of public realm that
overlooks market square, relocate the market.

•

Students from college

•

Commuters

•

Residents / Shoppers

c. Hospital Street – Bus Station – Aldergate
•

Perception is that it is a tertiary retail location, however physically it is joined to
the town centre but the church acts as a barrier. Improved access to link this to
heart of the town centre is required.

•

A peripheral location for retail, for the town centre to benefit it must have strong
links to the major anchors of the town centre.

Draft Masterplan Report
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Good location for larger leisure uses.
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The perceived inaccessible location of bus stop locations and inadequate car
parking provision for market users

Tamworth Retail Markets

•

signage to the other retail offer and destinations within and adjacent to

Tamworth has a long history as a market town having first been granted a royal charter

Tamworth Town Centre.

in 1560 as part of the granting of self-governance to the town.

The current market incorporates 100 individual stalls and is centred on Market Street,
George street and to a lesser extent within St Edithas Square. It is held every Tuesday
and Saturday with a specialist farmers market held in St Edithas Square on the second
Tuesday of each month.

The lack of directional signage to the retail markets and complementary

Although a specialist farmers market currently takes place once a month this has not
proved a great success. One off French and Christmas markets have however proven
more popular with visitors. No specialist market provision has as yet been introduced
adjacent to the Castle, nor in the Castle grounds.
2.2.2 Other Property Market Review

The Market Manager currently reports that the stalls are up to 86% let with a strong
emphasis on non-food (c.85%) to food (c.15%). It caters mainly for the lower end of the

Offices

market. Rents vary depending on the location of the stalls but average at £25 per
pitch per day.

Tamworth Borough Council is currently undertaking a fundamental review of the retail

The Tamworth office market is clearly divided into two distinct sub-markets: Those in
the centre serving the town and those on the town fringes benefiting from the
excellent road access.

markets and its role is maintaining the vitality of the town (in parallel to this
Masterplan). During the course of the consultation exercise carried out for the markets
review it has become evident that although the market has maintained its local
popularity (over 1000 people within the market per week) a number of key issues have
emerged for attention

Town Centre
The office market in the town centre is essentially limited to the local professional and
public sector. The cause (and result), of this is that the provision is limited to distinctly
secondary offices, generally small scale properties above retail units or in converted

•

The need to broaden both the range and quality of produce sold,

•

The need for the market to complement rather than compete with the retail
offer of the town centre,

•

period houses. There has been no speculative office development of any significance in
recent decades leading not only to a shortage of stock and availability, but also to a
perception that the town centre is not a suitable office location.

The need to reconcile pedestrian access (and viability) to the retail frontages

As a snap shot of the current situation in July 2008 Estates Gazette Interactive (EGi), a

and the provision of a double line of market stalls in Market Street,

leading national website for the listing of offices for rent and sale, has only 3

4
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properties available in the town centre. All are in converted residential properties of

and A5. Although the companies located there can recruit from within the Borough

19th century vintage, with the largest offering only 5,140 ft2 over three floors.

itself, the road network allows them to draw employees from an extensive travel to

As a secondary, or even tertiary office location, rents are notably depressed. The three

work area which covers much of the West and East Midlands.

properties mentioned above have quoting rents in the region of £10.50 - £12.50 ft2 p.a.

benefit to the town centre of these business parks (e.g. local employment, retail spend

One of the properties is also offered freehold at £144 ft2. As these properties are being

in the town centre, use of business services) is potentially very limited.

As such, the direct

offered for rent it is reasonable to assume they have been refurbished to some extent
and the rents of un-refurbished properties are likely to be below these levels.

We would expect a slowdown in the out of town office development during the current
market uncertainty, however in the medium term the strength of its infrastructure

Rents at this level can act as a barrier to development on a conventional commercial

connectivity should safeguard its future success and growth.

basis, as they do not provide enough return to justify the investment. Developers are
generally cautious about investing in a area on the basis that their scheme will achieve

Conclusions

considerably higher rents that the current market norm. In these circumstances
development is often dependent on some form of public support; this can manifest

Tamworth town centre does not currently have a large scale functioning office market

itself in various forms: Gap funding, public land being supplied at less than market

of any significance. These situations tend to be self-perpetuating as lack of demand

rates, a public sector tenant agreeing to occupy the development at an adequate rent,

and lack of supply form a vicious circle. Implementing both range and quality of the

etc. As an example, Urban Splash are currently quoting £15 ft2 for their new office

stock and the physical environment and access we consider could stimulate occupier

scheme at Walsall Waterfront. This is believed to less than would be required for a

demand but this is unlikely to meet the specified RSS allocation of 30,000 m sq by 2026

commercially funded scheme and the ‘gap’ is being covered by an element of public

within the town centre.

regeneration funding.
Hotels
Out of Town
Despite having such major tourist attractions as the Snow Dome and Drayton Manor
The state of the office market on the outskirts of Tamworth contrasts sharply with the

adjacent to the town centre there are currently less than 100 hotel bed spaces in the

town centre situation; there is a thriving office market around the junction of the M42

town centre. Most of the bed spaces are within historic buildings (e.g. The Castle

and A5. This location has seen considerable development in the last decade including

Hotel) or within public houses. A 50 bedroom Premier Inn adjoins the town centre

the Calico Business Park, Sandy Hill Business Park and others. The success and recent

opposite to Ventura Park off River Drive. The absence of any significant number of

nature of much of the development has resulted in there being vacant space for let. A

highly graded properties including luxury hotels and spaces is identified as a major gap

recent letting (March 2008) at Sandy Way achieved a quoted rent of £17.50 ft2 p.a.

in accommodation provision.

which can be considered a prime rent for Tamworth.
It is important to note that the attraction of this location is not the proximity of

In April 2008 planning approval was granted for a new £6 million 120 bedroom hotel

Tamworth, but rather the excellent national communication links via the adjacent M42

alongside the Snow Dome. It is not known at this stage who is proposed as the likely

Draft Masterplan Report

operator.
considering

Tamworth Borough Council/ Tamworth Masterplan

In addition it is believed that the owner of the Bolesbridge Site is
developing

a

new

convenience

foodstore

with

associated

hotel

September 2008

been recent development it should be noteed that, unlike in more economically vibrant
market towns, low sales values indicate that residential properties in the centre are
not regarded as particularly desirable. For example a semi-detached house on Saxon

development.

Mill Lane sold for £148,000 in April 2008. This can be regarded as a ‘top of the market’
We consider that the current demand could be met by virtue of including a hotel within

sale with prices in this road generally in the mid £120,000’s throughout 2006 and 2007.

a mixed use scheme in the town centre to extend the current offering.

19th century terraced houses are usually a little below this level with values between

Leisure

£115,000 and £125,000. At the bottom end of the market it was possible to purchase a
leasehold flat in Pearl House, Balfour for £92,500 in April 2008.

In addition to the historic castle and grounds, Market Square and St Edithas Church the
town centre currently houses a number of established leisure uses including several

This situation can be regarded as an opportunity for the viability and vibrancy of the

pubs and restaurants.

existing town centre and future development.

Live music is performed at the Assembly Rooms and at the

Palace night club alongside a Gala Bingo on Spinning School Lane.

Tamworth has a long standing

experience of what is now termed ‘city living’, but is in fact the traditional layout of a
market town. The residential areas adjacent to the retail, particularly those including

There are a collection of major regionally significant leisure attractions to the south of

the more desirable period properties, are ripe for improvement if the town centre

the town centre including the Snow Dome – the first real snow experience within the

offer improves. In addition there is an opportunity for mixed use development as the

UK and associated leisure centre and swimming pool and Strykers Bowl. An Odeon UCI

concept of living in the centre of Tamworth is already an established norm.

providing 10 screen cinema abuts the town centre at Bolebridge.
Tamworth Borough Council as Landowner
Drayton Manor amusement park is located some 4 miles from Tamworth town centre.
Tamworth Borough Council is a major land owner within the town centre (see plan
ovberpage). It owns significant interests on the edge of the town in terms of council

Residential

housing stock (Belfour Estate etc) and Tamworth Football Club off Ankerdrive. It also

Tamworth benefits from a large amount of residential properties in close proximity to
the retail core. Although there is very limited ‘above the shop’ flats along market
Street, church Street and George Street, many of the streets within the A513 loop have
th

th

a significant residential element. These properties are a rich mixture of 18 , 19 and
early 20th centaury houses. There is also a large proportion of late 20th centuty houses

owns a significant proportion of the heritage area of the town centre including the
Castle, Castle Pleasure Grounds and the area occupied by the Snow Dome and the
other associated leisure activities adjacent to the Rivers Tame and Anker. In addition
it is the freeholder of the Ankerside Shopping Centre and owns the vast majority of the
surface level car parks that adjoin the town centre retail core area.

and flats particularly along Saxon Drive and Offa Drive.
Tamworth Borough Council currently utilises the revenue it receives from the town
The Supply of residential properties in the town core may be indicative of a recent lack
of demand for commercial (i.e. retail, leisure and office) uses. Although there has

centre car parks to support the general rate fund.
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The Council is currently seeking to facilitate the redevelopment of land / property at

September 2008

Section 3: Options Development & Testing

the Gungate Precinct with the current owner Henry Boot. Discussions are proceeding
to ensure that the developer provides a significant number of publicly available car

3.1 Issues & Opportunities

parking spaces inassociation with the new retail development to enable the release of
selected Council owned sites for development.

Such sites could potentially be

3.1.1 Key Findings from Baseline Review

consolidated in order to create a critical mass of development opportunities which
would be attractive to the market in the future. A phased release of such sites could

At this point in the report it useful to confirm the key strengths and weaknesses of the

be contemplated once the profile of the area has been enhanced by virtue of the

town centre area as a basis for developing options. These are summarised below:

Gungate Precinct development proceeding. Other lands and property operated by a
variety of public sector agencies on Spinning School Lane (Police Station, Courts, Youth

Transportation / Access

and Community Centre) would also benefit from such commercial development, and
present significant longer term redevelopment potential.

Elsewhere in the town centre

there are several Council owned vacant properties

particularly on Market Street. These could be considered as a significant regeneration
opportunity. Niche / independent retailers could be targeted and incentives offered to
help such occupiers take up the heritage buildings for active uses . We also understand
that the Tamworth Heritage Trust are exploring converting buildings adjacent to the
Tourist Information Centre for visitor usage. We would encourage such uses – again
with incentives offered by the Council as Landlord as the means to secure external
resources to refurbish the buildings and create additional visitor attractions adjacent
to the historic Town Hall in Market Street and abutting the castle.

Strengths

Weaknesses

Compact urban centre creates ideal

Ring road creates a barrier to pedestrian

conditions for walking and cycling

movement – impact of over-engineering
at key junctions creates a hostile

Good vehicular access to the centre and

pedestrian environment

plentiful car parking
Railway station is a poor quality gateway
Good bus and rail connections to the

to the town centre – lack of legibility of

local area and national network

links to centre
Traffic and people congestion on
Victoria Rd (concentration of bus stops)
interrupts flow of movement
Traffic along Lichfield St/ Aldergate
creates a barrier to the west and brings
unecessary through-traffic into the
centre

4
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Limited access across the railway lines

Limited redevelopment opportunities

inhibits integration with surrounding

given heritage environment.

areas (e.g. College campus) and creates
bottle-necks at links
Confused pedestrian linkages between
churchyard and garden of rest
Lack of linkages between town centre
and Snowdome/ Ventura Park

Built Environment
Strengths

Weaknesses

General retention of historic street

Impact of high-rise tower blocks on the

pattern and preservation of important

skyline dominating views from nearly all

historical assets/landmarks – Castle,

directions

Commercial Environment

Strengths

Weaknesses

town hall, St Editha’s Church
Good mix of established retail uses

Tired and Limited retail offer – middle
entry/ gungate/ ankerside

Established adjacent residential
community
Excellent public transport links.

Lack of quality office accommodation
Growth of centre contained by railway
lines, rivers and ring road

Unique / historic physical environment.
Nearby competing town centres
Affluent hinterland catchment.

undergoing significant regeneration (e.g.
Lichfield, Nuneaton)

Regionally significant adjacent leisure
attractions (Snowdome, Drayton Manor)

Major out of town retail and leisure
attractions – poor connectivity to town
centre

Inappropriate post-war intervention –
A pleasant mix of architectural styles

large building footprints contrast with

and periods provide good frontage onto

fine grain and standard poor quality

the principal streets

architecture – Gungate precinct, Middle
Entry, Co-op, etc

Riverside setting and extensive castle
pleasure grounds in the heart of the

A number of underused and vacant sites

town centre

detract from the sense of continuity and
enclosure

Dominant features on the skyline include
the tower of St Edithas and the Town

Poor quality gateways into the town

Hall.

centre from the ring road – lack of
development

Number of key landmark buildings
provide important reference points

Exposed rear of Ankerside shopping

4
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Close proximity to the attractive Castle

Limited linkages between the town

Pleasure Grounds with multiple

centre and the pleasure grounds

activities on offer
A number of underused riverside

Public Realm
Extensive views offered from Castle and

locations e.g. to rear of Ankerside
Balfour Estate, Bolebridge

Strengths

Weaknesses

motte south across the river floodplains

Fine grained street pattern of historic

Significant variation in the quality of the

Unique setting at the confluence of two

core creates linear spaces with active

public realm, particularly between the

important rivers

interesting frontage and good enclosure

castle grounds and the town square

Shared surfaces and pedestrian priority

Extensive signage, guard railing and poor

measures in place along principal

quality street furniture and surfacing

shopping streets

gives a negative impression of certain
areas and creates visual clutter

3.1.2 Emerging Opportunity Sites & Projects

pleasure grounds with a range of

Town square is a poor quality focal point

The emerging strategy for Tamworth Town Centre should be based on overcoming the

activities

for the town and negative setting for the

area’s weaknesses and capitalising on its strengths. In doing so the plan should identify

statues/memorials and St Editha’s

a portfolio of opportunities for development. These opportunities have been identified

church

on the back of the baseline review and area assessment and in certain circumstances

Attractive and well maintained castle

Narrow alleyways e.g King Street – offers

have been informed by consultations with landowners, site occupiers and Council

a unique environment in the town and
one which should be exploited

Traffic on Church Street and Victoria

Officers. On this basis sites have been identified where they are considered to be:

Road undermine the enjoyment of the
town centre streets

1.

vacant or underused;

2.

occupied by inappropriate development which has a negative impact on

3.

occupied by inappropriate land use which could be better accommodated

4.

appropriate for intensification of use or piecemeal improvement (e.g.

character or townscape;

Natural Assets

elsewhere;
Strengths

Weaknesses

landscaping/ public realm)

4
7

Draft Masterplan Report

Tamworth Borough Council/ Tamworth Masterplan

As part of this process it is important to identify the widest range of possible sites or
projects which could, potentially, play some role in the regeneration and expansion of
Tamworth Town Centre over the next decade and beyond. The recommended
opportunity sites and projects are demonstrated on the plan overleaf. Over twenty-five
sites are identified representing a broad spectrum of opportunities from key gateway
sites at the Railway Station, Upper Gungate and Bolebridge to infill opportunities at
Middle Entry, Victoria Road and the bus depot. All surface car parking within the centre
has also been included on the basis that a more efficient use of this space should be
considered whilst reorganising the importance of car parking for the economic viability
of the town.

September 2008
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Key
1. Balfour Housing Estate
2. No. 4-6 Market Street
3. No. 8-10 Market Street
4. Middle Entry West
5. No. 26 Market Street
6. Middle Entry East
7. Town Square

23

16

8. Co-op Store, Church Street

14

13

9. Car Park, Corporation Street
15

17

18

10. Gungate Precinct

24

19

11. Car Park, Church Lane

22
12

12. Bus Depot Site
13. Corner of Hospital Street/ Aldergate

20

11

14. Health Centre, Upper Gungate
21

10

9

15. Corner of Aldergate/ Lower Gungate
16. Garage Site, Upper Gungate
17. Car Park, Lower Gungate

7
2

3

18. Police Station & Magistrates Court

8

4

19. Car Park (north), Marmion Street
20. Car Park (south), Marmion Street

6

1

25

21. Telephone Exchange, Victotria Road

5

22. Jewsons Site

26
28

23. Tamworth Station
24. Tamworth Station South

27

25. Car Park, Mill Lane
26. Saxon Drive
27. Cinema Site
28. Ankerside MSCP
29. Strykers Bowling Centre
30. Fazeley Rd Car Park

30

29
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access. In the longer term the College would like to explore the potential for a new
pedestrian footbridge across the railway from Offadrive to the College.

Given the nature of our brief we did not undertake extensive public consultation during
the course of the preparation of this report. However at the request of Tamworth
Borough Council we undertook a series of structural discussions with a number of the
key land owners / infrastructure providers concerning their future development
interests. We have attempted to reflect these aspirations based upon our commercial
knowledge in this report.

c. Queen Elizabeth Mercian School (Staffordshire County Council)
QEMS Secondary school adjacent to the college is currently being reviewed under the
Building Schools for the Future Programme with the possibility that it may become the
new 6th Form College for the whole of Tamworth. A strategic review of the associated
playing fields adjacent to both the school and college is currently being undertaken in
association with Sport England to understand the extent of any developable land that

a. Gungate Precinct (Henry boot Developments)

could be released. It is anticipated that the remodelled educational facilities will be

As the new owners of the Gungate Precinct, Henry boot are currently seeking to secure

completed by 2014.

vacant possession of the site with a view to bringing forward a comprehensive
redevelopment once market conditions became favourable. The evolving scheme seeks
to create a retail mall of circa 200,000 sq ft incorporating a key anchor store of circa
50,000 sq ft, with other opportunities for larger space users (25,000 sq ft).
Underground car parking could be provided accessed from Spinning School Lane. This
development could accommodate other complementary activities including offices,
residential, hotel and institutional uses depending on timing and impact on the primary
retail usage.
b. Tamworth and Lichfield College
Tamworth and Lichfield college lies adjacent to the town centre and currently caters

d. Primary Care Trust (South Staffordshire PCT)
The PCT currently operate their core business from a site at Upper Gungate / Hospital
Street. As part of a comprehensive review of services, the PCT are reviewing their
operations and may consider the development of a new purpose built facility in the
town centre. Their preferred scale of development (circa 20,000 sq ft on 2 floors)
could be combined with complementary local authority youth and community services.
It should be highly accessible by both bus and car and provide circa 80 public car
parking facilities with the latter shared with other activities.

for over 6,500 full and part time students. It currently shares a campus with Queen
Elizabeth Mercian Secondary School (QEMS). As part of a merger taking place with
other further education colleges, Tamworth college is being re-branded as South
Staffordshire College and enhanced teaching facilities are currently being planned for

e. Middle entry (Peer Holdings)

the existing site. A key aspiration of the college is to create a significant land mark

Peer Holdings – the owner of the Middle entry shopping centre that links Market street

feature fronting Upper Gungate, visible from the town centre. The development of a

to St Editha’s Church and Square wish to secure an enhanced retail offer. In the short

series of complementary business start-up premises linked to the college is also

term their aspirations are to improve the servicing / rear access combined with

proposed.

In the longer term given the harsh pedestrian environment across the

environmental enhancements and possible enlargement of the retail units by

remodelling railway bridge they would welcome the creation of an improved pedestrian

encroaching into the service yard to the rear. In the longer term Peer Holdings may

5
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consider a comprehensive redevelopment if supported by the Council in terms of site

Operationally Arriva recently relocated their local bus services from Corporation Street

assembly work.

to Victoria Street as a means of integrating local and regional bus services. However
given the resultant congestion and public opposition the services recently reverted
back to Corporation Street.

F. Tamworth Station (Network Rail / London and Midland Railway)
Network Rail is currently completing major improvements to the West Coast main line

Although Arriva operate local buses that currently link the town centre to the edge of

that passes through Tamworth. They currently have no plans to enhance the station

Ventura Park the services do not penetrate due to localised congestion.

facilities beyond the track works.

introduction of bus priority measures (bus lanes, gates, etc) would help ease

The

congestion and encourage a review of bus routes. Arriva have also confirmed that they
London and Midland Railway, as the train operating company currently lease the
station and car park and are in active discussion with Tamworth and Staffordshire
County Councils to provide additional commuter parking spaces bringing the total
available to over 400 spaces. The proposed decked facility could be available by 2010.
As freeholder Network Rail support the proposals given the popularity of the Park and
Ride facility. London Midland have indicated a willingness to undertake more general
environmental enhancements within the station but wish to explore sharing the cost
with others.

The proposed car park extension may impact on the existing bus and taxi facilities.
Appropriate re-provision should be made to maximise integration opportunities.

g. Tamworth bus depot (Arriva)
The principle bus services within Tamworth are provided by Arriva. They currently
operate from a purpose built depot on Aldergate. Given the heritage nature of the
depot and its operational constraints Arriva are reviewing their current site with a view
to a possible long term relocation to an edge of town location. This would release the
current site for redevelopment subject to its Conservation Area status.

would be willing to investigate operating a town centre ‘shuttle bus’ service linking the
town centre to Ventura Park. It is considered likely that the service would be unviable
without public subsidy.
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3.1.3 Issues & Constraints

3.2 Options Development & Testing

While it is important at this stage to identify a broad portfolio of sites for potential

3.2.1 Introduction

redevelopment or improvement, it is essential to have regard to the issues and
constraints in bringing forward redevelopment. It is essential to recognise a number of

This section of the report considers a number of options as a response to the issues

potential risks which also face Tamworth Town Centre, which include:

highlighted earlier in this report. The emerging options set out in this section aim to
introduce spatial, physical and economic approaches to the development of Tamworth

•
•
•
•

The failure of the Gungate Precinct redevelopment scheme to come in

Town Centre, to enhancing its vitality and viability as a thriving and sustainable mixed

accordance with the planning brief;

use centre offering a full range of retail, leisure, employment and residential facilities.

Further retail expansion of Ventura Park or other out-of-town schemes
resulting in a Shift of the retail core away from the centre;

The options considered are set out at two levels: the strategic - that is what are the

Growth in the number of vacant units on the principal town centre streets –

overall objectives or approach to the area; and secondly the spatial – how could new

dead frontage;

development and the approach to the public realm be designed so as to capitalise on

Continued neglect or inappropriate alteration of historic buildings and shop-

the potential of the area.

fronts;
•

The poor public perception/image of the town ;

•

Land assembly constraints and owner aspirations/ objectives; and

•

Further economic down-turn and reduction in public and private sector

A series of strategic options are appraised in the table below. These options promote

investment capabilities

differing levels of change for Tamworth Town Centre, including no change and bringing

3.2.2 Strategic Outline Options

forward primarily public realm and urban design improvements to the area. The
purpose of the strategic options is to test a range of broad development approaches
against a range of criteria.
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Issues

Policy Fit

Feasibility/ Deliverability

Market Potential

Sustainability

Strategic Options
Do Nothing

Continued

under-

Likely to detract potential

Contrary to policy which

Possible scenario if lack of

Likely to lead to significant

Poor level of sustainability,

performance of the centre

investors leading to further

aims to promote vitality and

investment in the centre

value

may

and poor image

decline; loss of retail units;

viability of town centre

shift of focus to retail parks

depreciation

for

lead

to

on

greater

current landowners – limit

reliance

out-of-town

opportunities

facilities and other centres

to the south
Public Realm/ Urban

Potential to define clear

Improve

and

May improve vitality and

May

Likely to be public sector

Public realm improvements

Design Approach

lines of movement from

attractiveness

of

public

viability by creating a more

demolition and investment

led

may assist sustainability if

key gateways to the centre

spaces

movement

attractive environment for

in

financed with limited 106

this

and to improve linkages

corridors; better links to

shoppers/

improvements

contributions from private

walking/cycling

through and around area

facilities/services

encouraging

sector

promote private investment

quality

and

and

public transport
Diversify Town Centre

Introduce new uses such

Current

Offer

as

office,

med-low

sports,

clothing

niche

retail,

employment,

quality

of

food/
lack

of

leisure and residential in

office/ employment sector;

place

limited

of

existing

development

leisure

and

some

public

realm

greater

and

public

sector

can

encourage
and

pedestrian activity

concentration

retail;

visitors

require

(lack

Consistent

Evidence of demand for

May require high levels of

High levels of sustainability

and local policy on mix of

with

greater

retail,

subsidised rents for niche

could

uses;

residential & family leisure;

retailing; expansion of out-

creating a diverse retail

limited office demand

of-town retail offer reduces

and leisure base with a

viability

niche offer

good

national

access

to

public transport

mix

of

of

restaurant/ family leisure)

of

high

quality

be

achieved

by

food/ clothes

Expansion of the Town

Significant

increase

in

Need to develop a core

Consistent

be

High levels of sustainability

Centre

floorspace/

‘scale

of

‘retail loop’ linking existing

and local policy on TC

additional anchor stores –

sufficient retail provision in

could be achieved if this

development – i.e. new

hub’s with proposed new

retail; may need expanded

evidence

and

can attract retail use to this

anchor stores/ retail hub’s

development;

‘Shopping

scheme

demonstrates

centre; impact of Ventura

sustainable

difficulties

in

park/

support the retail offer of

establish

with

national

Policy

close proximity to avoid

within

dilution of activity/ footfall

accommodate growth

of

Gungate

securing

brand named stores

There

lack

may

already

around

Lichfield;
of

the

town

possible

demand/

user

the

town

location;

will

centre

and

interest

strengthen its attraction

Redefinition of the areas as

Lack

local

Unlikely to fulfil aspirations

May lead to a decrease in

Possible adverse impact

non-retail and not core part

additional

space

retail policy; diversification

of current land owners; mix

land values and have a

on sustainability if leads to

of core town centre

could force the need for

of land-uses however may

of uses can be achieved

negative economic impact

non

alternative

fit with national policy for

within

on the remainder of the

occupying this sustainable

employment/

designation

town centre

location

designation;
employment/

office/ residential area

Contrary to existing

to

from

for

Centre

retail

for

TC

demand

Retraction of the Town

possible

demand

the

Area’

Limited

uses etc

residential

town

centre

town

centre

uses
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longer-term strategy however should consider the strategic opportunities for town
centre growth and physical expansion beyond the traditional / local plan boundary.

The appraisal of strategic options suggests the following:
The strategic option analysis underlines the challenges faced by the area in terms of its
1.

2.

3.

The do-nothing option creates a signficant risk of further decline in the area

townscape and the emphasis that should be placed on (in any development scenario) in

to the detriment of the town centre as a whole. A likely result of this scenario

developing the environmental quality, legibility and connectivity of the area. This

is the further displacement of town centre retail uses to out-of-town locations

section therefore considers a number of spatial development options which propose

such as Ventura Park and the leakage of retail spend to other centres such as

a progressively more radical urban design based approach to address the

Lichfield City. This is contrary to existing policy and sustainability objectives.

constraints and opportunities of the area. The options include a combination of

The public realm/ urban design led approach highlights the opportunities that

environmental projects (e.g. hard and soft landscaping, traffic calming and public

exist through improving the quality of public spaces, movement corridors and

realm improvements) and development opportunities.

the overall pedestrian experience. This may go some way towards achieving

presented in sequence in terms of their intensity of intervention / redevelopment

policy objectives and act as a catalyst for new development.

they are by no means mutually exclusive. Indeed they present a “menu of choice”

There is some merit in diversifying uses within the town centre, particularly in

such that the eventual outcome could include elements from each opportunity

utilising upper floors and peripheral sites. However, this should be careful not

depending upon timing site availability and marketing conditions.

Although the options are

to dillute active ground-floor retail frontages within the retil core.
4.

Expansion of the town centre may be an opportunity where demand for new

The opportunities for intervention have been prepared as a possible sequential

uses is such that they cannot be accommodated within the existing boundary

approach to the regeneration of the centre over the short, medium and long term.

and where a strategic approach to growth is taken. At present however

5.

evidence suggests existing demand can be accommodated within the existing

On this basis, Option 1 has been proposed drawing together existing and proposed

area.

development projects, vacant or available sites and reflecting current market demand.

Retraction of the town centre would be contrary to the regional policy

The option aims to package these opportunities up into a broader vision for the town

framework for retail growth in Tamworth and encourage greater development

centre over the short-term and to act as a catalyst for further investment. Option 2

of out-of-town retail parks. This may resul in further decline of the town

builds upon the success and momentum generated by these initial schemes in

centre.

delivering a second phase of development opportunities based on a revitalised market
demand. Option 3 responds to a more aspirational market demand over the longer-

The outcome of the strategic options assessment suggests that a public realm/ urban

term and proposes a more radical approach to development.

design led approach has some merit in creating the conditions necessary for attracting
retail, office and employment growth. Early assessments suggest that, subject to site

Option 1: Retail core enhancement with improved linkages and public realm

assembly, such growth may be accommodated within the existing centre boundary
through the intensification of development and the reuse of existing buildings. A

Description: Option 1 draws together the current and proposed development projects
identified for the town centre and aims to integrate and support these schemes
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through a strategy of environmental improvements and management proposals. The

adopt a high quality finish and be delivered with adequate cycle parking

key development opportunities include the proposed redevelopment of the Gungate

provision and integrate with bus services and improved pedestrian-priority

Precinct and the redevelopment of the bus depot and some existing car park sites. The

linkages between the station entrance and Albert Rd/Victoria Rd.

environmental projects aim to provide clear and free-flowing corridors of movement
from the station and other gateways into the central core. A landscaping scheme will
be implemented to ensure a consistent use of high quality materials, planting, signage
and street furniture and removing barriers to pedestrian and cycle movement. These
corridors are linked to revitalised core streets and public spaces adopting the highest
specification of materials and landscaping from a consistent palette. Environmental
projects will also include the reconfiguration of the market in order to deliver mutual
benefits for both shop and market traders and the active management of the town
centre via a fundamental restructuring of the management and co-ordination of the
Council services.
Development Opportunities
•

Gungate Precinct redevelopment comprising 200,000 sqft of new retail space

•

Corporation Street car park site redeveloped for new office and residential

including a new anchor store and a 600 space multi-storey car park (MSCP);
development with landmark frontage onto Aldergate (terminate view down St
John St) and frontage on Corporation St;
•

Arriva bus depot relocated to a more appropriate site within an industrial
estate outside of the town centre. Existing site redeveloped for new office
and residential development with residential frontage onto Church Lane and
the Garden of Rest and office frontage onto Aldergate;

•

Car parks at Marmion Street redeveloped for residential development
consistent with the character of the conservation area;

•

Telephone exchange site on Victoria Road redeveloped for infill residential
development responding to the strong frontage of this important movement
corridor.

•

The station car park should be more efficiently utilised by accommodating an
appropriately designed and integrated MSCP. The car park scheme should

5
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Gungate Precinct Redevelopment

2

Corporation St Car Park

3

Arriva Bus Depot

4

Marmion St Car Parks

5

Telephone Exchange, Victoria Rd

6

Station Car Park

Environmental Projects
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the grain, scale and massing of the existing historic environment and concentrate small

Environmental Projects:

affordable retail units onto the narrow College Lane.

•

•

Core streets and spaces landscaping scheme for: Market Street, George Street,
Church Street, Cole Hill, College Lane, King Street, Corporation Street, St

Moving beyond the retail core the option envisages the development of strong gateways

Editha’s Close and town square. To include new high quality hard and soft

into the town particularly along the northern edge. At station gateway, a major

landscaping, street furniture, public art, signage and heritage trail.

reconfiguration of the station arrival area and traffic island should be undertaken to

Movement corridor strategy addressing barriers to pedestrian and cycle

create a high quality pedestrian-friendly environment with taxi rank, bus stops,

movement along identified access routes: Victoria Rd (station corridor),

information points and associated station facilities. Adjacent sites should be brought

Lichfield Street western approaches corridor, Upper Gungate (education

forward (including the Jewson’s site) for a mix of office and residential development

corridor), Lower Gungate (leisure corridor) and Aldergate northern approaches

and additional car parking where required. Development at this location should have

corridor. Proposals to include widened footpaths and cycle paths, pedestrian

strong frontage onto the junction in order to create a sense of arrival.

priority crossings and signage and adopting a palette of materials and street

•

•
•

furniture consistent with core streets (albeit a different configuration to the

At Upper Gungate the highway dominated bridge link is proposed to be reconfigured to

core street).

provide a more welcoming pedestrian and cycle environment to link the expanding

Explore feasibility of shuttle-link bus services between the town centre and

college campus with the town centre. The bridge should be demarked with a major

Ventura Park via Lady Bridge (if possible)

piece of public art which would act as a landmark in the area and which could be

Complementary lighting and

pedestrian signage to be introduced on Ladybridge.

jointly commissioned between the Council and the College. Under-used and vacant

Town centre market strategy advising on the reconfiguration of the market

sites framing Upper Gungate could then be brought forward for office-led development

set-up to address the current conflict between market and shop traders;

with particular emphasis on creating a strong presence at the junction with Aldergate,

Appointment of a town centre manager to co-ordinate and promote town

Lower Gungate and Hospital Street.

centre events and activities, to oversee the proper maintenance of new public
realm and to co-ordinate a possible Business Improvement District and other

To the south of the centre, proposals at the Bolebridge Street gateway include bringing

TBC services.

forward sites for office, leisure, large floor-plate retail and MSCP development with
the aim to create a physical presence in the area. Proposals are also included to

Option 2: Retail expansion with gateways redevelopment

extend the Ankerside Centre south to replace the existing MSCP with additional retail
and riverside café, bars and restaurants and to address the access points and south-

Description: Option 2 aims to build on the success of the retail core improvements by
proposing a comprehensive redevelopment of the Middle Entry shopping centre/
Woolworths and Co-op store, as a third retail anchor scheme and completing the retail
loop between Ankerside and New Gungate. The proposal envisages the retention of an
open link from Market Place to the retained town square with retail and leisure
frontages onto the public spaces. The design of the development will integrate with

west elevation.
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Development Opportunities
Option 3: Balfour estate and south-east gateway redevelopment with sports/leisure
•

Redevelopment of the Middle Entry shopping centre/ Woolworths and Co-op

village

store to create a new and refreshed anchor to complete the retail loop

•

•

•

•

providing modern larger scale retail units. The integrated scheme will also

Description: Option 3 proposes a radical approach to addressing some of the main

comprise new small and affordable units for niche retailing fronting College

detractors from the character and appearance of the town centre, namely: the Balfour

Lane.

housing estate and its six high-rise tower blocks; and the over-engineered south-east

Station gateway development delivering new arrival space and pedestrian

gateway at Ankerdrive and Bolebridge Street. Despite its visual appearance and poor

linkages to the front of the station and supported by new development for

layout the Balfour estate is well maintained and popular with residents and so the

associated station facilities and additional car parking where necessary and

outright demolition and rebuild of the estate is likely to be an unfeasible and

new office/ residential development.

unpopular option.

Upper Gungate office quarter development at the junction with Aldergate,
Lower Gungate and Hospital Street. New office units will occupy frontage

Option 3 therefore proposes to address the issues by reconfiguring the layout of the

positions on Upper Gungate and have a strong presence at the junction.

estate around more conventional streets and urban blocks through the selective

Vacant and under-used sites in the south-east quarter of the town at the

demolition of houses/maisonettes. This will enable the development of a number of

Bolebridge Street gateway should be brought forward for office, leisure and

contemporary high density dwellings to wrap around and integrate the tower blocks at

large floor-plate retail.

the ground floor-level and to take maxim advantage of the riverside setting. The tower

Expansion of the Ankerside Centre south with additional retail and riverside

block entrances should be reconfigured to integrate into the street-scene and to create

café, bars and restaurants. Reconfiguration of the centre access points

a more welcoming arrival point with a greater sense of security. To address the visual

including the remodelling of the south-west elevation to create a terrace of

impact of the blocks they may be individually re-clad to create a softer and less

leisure uses and viewing platforms.

uniform appearance with innovative approaches to roof treatments and lighting design
being explored to create some character and visual interest to the Tamworth skyline.

Environmental Projects:
•

A down-grading of the traffic island in front of the station entrance to create
a pedestrian-priority junction linking the station access to the Victoria Road
station corridor.

Junction to adopt the landscaping, street furniture and

palette of materials employed for the movement corridors.
•

Reconfiguration of the Upper Gungate bridge link to create a landmark feature
through public art and to improve pedestrian and cycle linkages between the
College campus and the town centre.
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The south –east gateway to the town centre is currently dominated by highways

•

September 2008

Development of a ‘sports village’ in the south of the pleasure grounds area

infrastructure and low density and poor quality development set behind extensive

linking the existing facilities with the Snowdome and football ground and

areas of car parking. Pedestrian and cycle movement through the area is very poor with

bringing forward under-used and vacant sites for new sports development.

limited links to the Snowdome and recreation areas to the south. This option aims to

Consolidating car parking into a reduced number of shared facilities will free

addresses these issues by substantially downgrading the road infrastructure and

up key sites for development (particularly north of River Drive).

reconfiguring the street layout to create a logical urban extension to the town centre
core. The layout adopts a structure akin to the historic street pattern of the area by

Environmental Projects:

extending Bolebridge Street in a linear fashion to the bridge link over the River Anker.
The street should be lined with development to the back of the pavement to create a

•

Implement sports corridor landscaping scheme along route through the

sense of enclosure. Ankerdrive is downgraded to a pedestrian/cycle only route direct to

pleasure grounds to the new sports village. Proposals to include

the Snowdome with potential to accommodate a shuttle bus service if required.

addressing barriers to movement, hard and soft landscaping, signage and
lighting.

Option 3 also considers the integration of the sports and leisure facilities to the south

•

Reconfiguration and down-grading of the highways infrastructure in the

of the town into a ‘sports village’. Strengthening the offer in the area and providing

south-east of the town centre (Ankerdrive and Bolebridge Street) to

greater pedestrian linkages to the Snowdome would facilitate greater use of the

create a more pedestrian-friendly environment and urban town centre

established linear route through the pleasure grounds back to the centre and create

character. Remove traffic on Ankerdrive bridge-link and open up as

activity in the area at different times of the day and night. The area could

dedicated pedestrian/cycle route with potential for shuttle bus link direct
between the town centre and the Snowdome and sports village.

accommodate a range of new sports facilities lining the route from tennis courts,
football pitches to gymnasiums or other specialist facilities with the aim of becoming a
regional centre of excellence.

•

Comprehensive public realm strategy for sports village adopting a
campus-style approach and joining up the pleasure grounds and sports
complex with the Snowdome, lake and football ground. The scheme
should comprise high quality pedestrian and cycle linkages throughout

Development Opportunities

including a major new iconic pedestrian/cycle bridge link across River
Drive and consolidated shared car parking.

•

Selective redevelopment and rebuild of the Balfour estate including the
reconfiguration of the street layout and integration of the high rise blocks.
The development will include a range of new contemporary high density
dwellings fronting onto the streets and the re-cladding/ roofscape treatment
and lighting design of the tower blocks.

•

Downgrading of the highways infrastructure in the south-east gateway area
and the redevelopment of new frontage sites for a mix of retail, leisure, office
and residential development reinforcing a fine grain town centre character.
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The options present a potential sequential approach to the radical transformation of

The redevelopment of Middle Entry at the heart of the town centre could be a

the town centre over the short, medium and long term. The aim of the options has

considerable asset to the town, although it will require the highest quality of design to

been, in the first instance, to capture the individual development proposals and

ensure that it adequately addresses the historic setting of the location and provides an

opportunities that exist at the current time and to integrate these into a wider and

appropriate backdrop to St Editha’s church, town square and the town hall. There are

more ambitious strategy for the town centre as a whole. It is necessary therefore to

fewer environmental improvements within option 2 as a result of these being front-

consider the options against the design and policy objectives of the study:

loaded in the early stages of the regeneration process and the benefits of such acting
as a key catalyst to bringing forward the wider development opportunities. The

Option 1 concentrates primarily on bringing together proposals which are already

projects under option 2 fall within the existing town centre boundary and so are

coming forward, or are proposed to come forward in the foreseeable future in response

broadly compliant with the existing policy framework although policies relating to the

to existing market. In doing so it concentrates primarily on the central core of the town

conservation area will be a key consideration for design.

centre incorporating the Gungate redevelopment and other potential sites such as the
bus depot. A mix of uses is proposed contributing to the vitality and viability of the

Option 3 identifies three major projects located in the south-east and south-west

centre and reinforcing the urban character of the centre by promoting street

corners of the town centre and in the south area of the pleasure grounds. These

frontages.

individual projects aim to tackle specific issues.

However, Option 1 also places a significant emphasis on a series of environmental and

The Balfour project falls short of removing the high-rise towers and so they will

management projects in creating the conditions and market demand for the next phase

continue to have a significant impact on the Tamworth skyline. However, this impact

of development. The core streets and corridors projects will create a high quality

will be softened by the exterior works and lighting. At ground-floor level the scheme

public realm and an established palette of materials for landscaping work. Despite the

creates a logical street pattern and a high-density urban neighbourhood with riverside

initial benefits to be enjoyed by existing businesses and visitors to the town it will also

frontage.

set the benchmark for new development and act as a catalyst for further investment.
This option is in general accordance with the existing policy framework becoming

The south-east gateway scheme addresses the over-engineered environment in this

broadly accommodated within the existing town centre boundaries.

location, reintroducing streets of an urban character and thereby creating a natural
extension to the town centre to the rivers edge. The down-grading of the road

Option 2 places greater emphasis on bringing new sites forward for development and

infrastructure would be subject to a detailed highways strategy before the Anker Drive

on addressing the quality of key gateways into the centre, including links to the

bridge link could be utilised for pedestrian and cycle access.

expanding college campus. Development in these locations will help to give the town
centre a stronger physical presence at the edges and create a pleasant arrival

The sports village proposal is a bold intervention which would serve to integrate the

experience. The landmark public art and reconfigured bridge link to the north will be

existing facilities with new sport uses linked by a network of new paths and a high

essential in ensuring the free-flowing movement into and out of the centre particularly

quality bridge link over Riverdrive. The proposal falls outside of the existing town

for those attending the college.

centre and is covered largely by an open space designation and flood risk area.
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Section 4: Urban Design Framework

and the strength of the pedestrian and cycle links back into the town centre

4.1. Design Framework
4.1.1 Introduction
This section of the report establishes some of the key design principles which should
underpin the development and regeneration of Tamworth Town Centre.
This framework is based around a physical framework which proposes a hierarchy of
streets and spaces, each fulfilling a particular role in developing a sense or place in the
area.
This framework will therefore consider:
•

The physical framework for the Town Centre;

•

A pedestrian strategy geared toward enhancing links through the area abd
across traffic routes;

•

A series of design principles for key development opportunities. These are:
o

Active frontages;

o

Making the most of the public realm;

o

Uses and promoting diversity (in use);

o

Massing;

o

Building design;

o

Fostering local distinctiveness;

o

Preserving and enhancing local character;

o

Adaptability and sustainability;

o

Managing servicing and car parking;

o

Safety and security.
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4.2 Physical Framework
The Physical Framework Conceptual Diagram below demonstrates the main principles
that should be fostered as the Town Centre area is developed. Key aspects of the
framework include:

Shopping Centre’s

Heritage Sites
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Promoting and enhancing the core retail streets and spaces. Market St, George St,

the corner’ at key junctions and provides appropriate frontage onto the movement

Church St, Corporation St and Cole Hill form the principal shopping streets in the town

corridors. Gateway sites are identified at the station, Upper Gungate, Lichfield Street,

centre. They serve to link the retail anchors of Ankerside, Gungate and Middle Entry

Lady Bridge and Bolebridge Street. Each gateway site will take on a different function

shopping centres and serve the secondary retail alleyways of King St and College Ln.

or character appropriate to its setting although a mix of office and residential

This established retail network should be the focus for all retail activity in the town

development is considered appropriate at the first three of these. As a general rule,

centre. Despite the predominately fine historic buildings lining these streets there are

each of the gateways should promote pedestrian and cycle priority access to the

a number of infill opportunity sites for new development, namely the Gungate

defined movement corridors in particular those linking the station and the college

Precinct, Middle Entry Precinct, Woolworths and the Co-op. Development in these

campus.

locations will be expected to be of the highest quality in design respecting the
character, scale and massing of the historic environment and presenting active

Reinforcing the town centre residential communities at Hospital Street, Victoria

frontages onto the streets.

Road and Balfour. The three principal residential communities in and around the town
centre are well established, the former two being designated conservation area’s and

Developing key functional movement corridors for pedestrian and cycle priority.

the third being developed as a stand alone residential estate in the 1960’s. The

There are five main movement corridors into the town centre which should be

Victoria Road/ Albert Road area has suffered from some housing clearance over the

identified and promoted as the focus for free-flowing pedestrian and cycle movement.

years, resulting in a number of vacant sites being used for surface car parking and

These corridors include: the Victoria Rd corridor; Upper Gungate; Lichfield St corridor;

creating gaps in the frontage e.g at Marmion Street. Where possible these sites should

Lady Bridge corridor; and Bolebridge Street corridor. The routes should be clearly

be brought forward for residential development which reinforces a traditional block

identified as the principal access routes to the centre by a landscaping scheme which

structure and strong building-line and takes design clues from the existing residential

removes existing barriers to movement, promotes pedestrian priority crossing points

properties. At Balfour a more radical approach to intervention may be appropriate

and employs a co-ordinated approach to surface treatments, planting, street furniture,

including the rationalisation of the street layout and the better integration of the

lighting and signage. Where appropriate the routes should be demarked by public art

tower blocks in order to create a better environment for existing tenants.

relating to the nature and function of the route where this would aide legibility and
visual interest e.g. demarking Victoria Rd as the station link and Upper Gungate as the

Establishing a sports village in the south of the town. It is identified that there area a

education corridor. Where possible these routes should be lined with active frontages

number of sports and leisure uses operating to the south of the town which are isolated

and development providing high levels natural surveillance over the route. Gaps in the

from the town centre and isolated from one another. It is proposed to draw these

frontage should be brought forward for development as a matter of priority where

facilities together in a campus style with a network of high profile pedestrian and cycle

there is a clear benefit to the movement corridor (see precedent images overpage).

routes including a new landmark bridge across River Drive and consolidated shared car
parking. These existing facilities should be supported by a range of new sport’s related

Establishing gateways at key access points around the centre. These strategic

development creating a sports hub of potential regional significance. The development

locations provide key access points into the town centre. As such they should aim to

should be orientated with frontage onto a direct pedestrian/cycle link through the

create welcoming gateways to the town centre and to improve legibility by providing

pleasure gardens to the centre of town. This route will be supplemented with a new

definable landmarks. A critical mass of development should be promoted which ‘turns

pedestrian priority along the down-graded Ankerdrive.

6
5

1. Al fresco dining in Vauban District, Freiburg,
Germany adds life to the streetscene.
2. Wide pedestrian spaces at Chaplefield in
Norwich provide scope for events (BDP).
3. Quality signposting at Cathedral Gardens,
Manchester (BDP).
4. Careful planting adds colour to the urban
1

2

3

environment at Liverpool One (BDP).
5. Landscaping at Bognor Regis provided the
catalyst for regeneration (BDP).
6. Attention to detail is critical to the success of
the Chaplefield Centre, Norwich (BDP).
7. Pedestrian priority space in Vauban,
Freiburg, Germany creates places for people.
8. Semi-covered shopping streets at Liverpool

4

5

6

One provide an urban character (BDP).
9. High quality green spaces, Cathedral Gardens, Manchester (BDP).
10. Well designed public space will ‘raise the
bar’ for development, Rope Walks (BDP).
11. Lighting design has an important role to
play in creating enjoyable environments, Cornmill Gardens, Lewisham (BDP).

7

8

9

12. Active public spaces are the life-blood of
town and city centres, Rope Walks, Liverpool
(BDP).
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generally be encouraged where the quality of the public realm is high such and where

4.3 Pedestrian Strategy

informal optional and social activities may take place, such as at Market Street, Market
The enhancement of the

Place, George Street and town square. To make the most of the public realm,

environment for the pedestrian will be critical for the regeneration of the town centre.

improvements to outdoor spaces should be focused around the core retail streets and

The better integration of the town centre with key gateways, the expanding college

the town square. Improvements may include comprehensive hard and soft landscaping

campus and with the surrounding residential areas will also be a core benefit. It is

and street furniture and new active frontages (including the reuse and refurbishment

therefore recommended that an approach be taken to reducing the barriers along the

of existing buildings).

Town Centres thrive on accessibility and activity.

identified core retail streets and movement corridors. Approaches to this will include:
Promoting a diversity of uses; The town centre should support an appropriate mix of
•

Reducing the width of highways to provide wider pavements and designated

uses to provide for the general shopping, leisure and office needs of the population of

cycle lanes;

Tamworth. However, the mix of uses should also encourage high levels of activity and

Implement restricted access onto all core retail streets and reduce vehicle

natural surveillance at different times of the day and night. The vertical mixing of uses

speed along the identified movement corridors;

within buildings should be encouraged where this attracts residential development into

•

Remove street clutter such as extensive guard railing, advertising and signage;

otherwise office and retail dominated areas.

•

Reduce the number of bus services on Victoria Road and create designated

•

•

waiting areas for passengers;

Scale and Massing; The town centre is very fortunate to have an excellent stock of

Incorporate raised level pedestrian priority crossing points at key junctions

historic buildings which define a clear character of built form with regard to scale and

along the routes;

massing of development. Along the core retail streets buildings generally occupy
narrow linear plots fronting onto the street and ranging from 2 to 4 storeys in height.

4.4 Design Principles

The areas outside of the core streets are predominately residential and the buildings
reflect a generally domestic scale with a range of detached, semi-detached and

Within the overall physical framework and pedestrian structure as outlined above, a

terraced dwellings of between 2 and 3 storeys with the exception of the Balfour estate

number of key design principles are applicable to guide the detailed design of buildings

with comprises six standalone high rise tower blocks. New development should seek to

and spaces within the Town Centre. These are as follows:

reflect the scale and massing of appropriate existing development and integrate
successfully

into

the

street-scene.

Opportunities

to

replace

inappropriate

Active frontages; Active frontages provide visual interest in the street-scene and

development, particularly within the conservation areas, should be taken wherever

contribute substantially to the vitality of the town centre. Within the town centre area

possible. In those areas characterised by a fine grain with small scale buildings

active frontages should be encouraged on all key routes, especially: the core retail

occupying narrow plots, the amalgamation of plots for a single building should not be

street and movement corridors.

permitted

Making the most of the public realm; The quality of outdoor public spaces has a
significant impact on the vitality and vibrancy of the town centre. Activity will
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Building design; There is a range of building styles and periods in the town centre

changing needs and demands. All buildings should also seek to achieve high standards

which contribute to a series of distinctive character areas. The design of new

in design and sustainability assessment achieving an excellent BREEAM rating wherever

development should therefore not seek to conform to a particular style but be

possible.

compatible with the immediate context, having regard to scale, height, massing and
materials of other buildings which make up the character area (see precedent images

Managing servicing and car parking; Good service access to buildings and adequate

overpage). In areas dominated by historic development, particularly in and around the

safe car parking are essential elements of a successful town centre. However, they may

three Conservation Areas, the use of traditional local materials including red brick and

often have a negative impact on the street-scene. To avoid this service access should

slate roof’s are prevalent;

be located away from the main pedestrian environments and screened from view with
secure access. Well designed multi-storey car parking within the centre should be well

Fostering local distinctiveness; the local distinctiveness of the area is reflected in the

integrated into the street-scene and wherever possible provide active ground-floor

built form and in the social and economic activities that take place. For Tamworth key

uses.

factors include the historic medieval street pattern, the archaeological relics, the fine
grain of development around the core retail streets, the historic landmark buildings

Safety and security; A good mix of uses within the town centre will encourage activity

(Town Hall, St Editha’s Church), the Castle and pleasure grounds and the riverside

and natural surveillance at different times of the day and night. The reuse of vacant

setting. These assets should be preserved and enhanced as far as possible with high

buildings and spaces will also improve activity. The orientation of buildings and the

quality new development at strategic locations providing contemporary new landmarks.

positioning of windows and habitable rooms should ensure that all publicly accessible

A new town square should be sought to improve the setting of the Church and reinforce

spaces in the area benefit from good levels of natural surveillance. Those areas that do

its prominence within the town.

not benefit from natural surveillance should be secured.

Preserving and enhancing local character; the character of the area is defined to a
large extent by the built heritage of the town and the natural assets that define this
unique setting. The Listed Buildings, Locally Listed Buildings, Conservation Areas and
Scheduled Monument designations aim to protect those most important heritage assets.
The continued protection of these key assets and of the setting and important views of
such assets is essential to the preservation and enhancement of local character. A
number of historic buildings however are currently vacant and in a poor state of repair.
Every effort should be made to bring these assets back into active use and to
encourage their sympathetic restoration.
Adaptability and sustainability; To ensure their longevity, buildings and spaces must
be designed with flexibility in mind and be adaptable to change or reuse. Investment in
high quality materials and design will ensure that these assets can continue to adapt to

6
8

1. Contemporary styled traditional housing,
Roseville Housing (Design Engine Architects).
2. New forms of high density housing, Armarda
Housing, s-Hertogenbosch, Holland (BDP).
3. Blending new architecture in historic areas,
Burton Place, Manchester (Glenn Howells)
4. Locally distinctive new housing, Accordia
1

2

3

Housing, Cambridge (Fielden Clegg).
5. High quality contemporary office space,
Royal Bank of Scotland, Southend (BDP).
6. Careful adaptation of the historic fabric,
Round Foundry, Ancoats, Manchester (BDP).
7. Landmark office waterside office building,
BDP Offices, Manchester (BDP).
8. New public buildings can set the standard

4

5

6

for design, Bournemouth Library (BDP).
9. New schools can significantly raise the profile of an area, Marlowe Academy, Ramsgate,
Kent (BDP).
10. Investment in public facilities, Brighton
Childrens Hospital (BDP).
11. Bringing old buildings back into new uses,
Round Foundry, Ancoats, Manchester (BDP).
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12. New landmarks can denote important
gateways, Archway, Bolton Town Centre.
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this masterplan we consider that the information obtained and the analysis undertaken
any additional work is unnecessary at this stage. The evidence base contained in this
report we believe would be sufficient to justify the formal planning policy incorporated

5.1 Delivery Framework

into a future Town Centre AAP.
5.1.1 Guidance & Control
5.1.2 Implementation and Delivery
Tamworth Borough Council commissioned the Masterplan in part to inform the
development of the core strategy and for it to be translated into a subsequent Area

The delivery of this masterplan and its aspirations will largely be dependant on the role

Action Plan (AAP).

We advise that the Town Centre Strategy and Urban Design

of the Council and its partners improving the attractiveness of the town for investors

Framework contained in this report be progressed via the Local Development Plan

and ultimately for shoppers, visitors and residents alike. This will be dependant upon a

Framework. However, given the protracted timescale for the preparation of a formal

number of components:

AAP there is merit in preparing an informal document for approval by the Council’s
Cabinet to provide clarity for the town centre as well as establishing the key design
framework and an approach towards implementation.

•

This Supplementary Planning

of town developments and new policy prepared to encourage appropriate

Guidance (SPG) could be used immediately to help inform development control
decisions but would not have the full weight of the development plan endorsement.

Planning Policy – planning policy and its application must continue to resist out
development and change within the town centre (see above)

•

Differentiation – based on the assessment of the unique character, catchment

However, the SPG could be subject to relatively immediate public consultation and

and competition for the differing town centre property products Tamworth

adoption as interim guidance pending the preparation of the formal AAP.

Borough Council should seek to differentiate the town centre from it’s
competition.

We have suggested that utilising the historic environment and

Emphasis should be placed on the continued resistance to out of town development

character of Tamworth combined with the extensive rural hinterland Tamworth

where possible and the promotion of flexible mixed use development within the town

should seek to promote itself as a traditional market town, complementing

centre as identified in this report. This would not undermine the basic principles of
the existing Tamworth Local Plan (unless specific elements of Option 3 were to be

rather than seeking to compete with Ventura Park.

•

promoted) but rather provide a degree of flexibility in terms of interpretation.

Pro-active Council – the Council can assist the development process by
identifying appropriate sites for development (via the masterplan / AAP). It can
also use it’s Compulsory Purchase Orders powers to assemble sites / land it can

The opportunity to differentiate Tamworth Town Centre from its competition by means

utilise its own extensive land holdings to further regeneration as well as utilise

of maximising the ‘heritage dividend’ contained within its historic buildings and overall

its planning powers by preparing briefs to guide and assist the private sector by

environment must be exploited and promoted as an opportunity rather than a
constraint within the formal plan.

providing confidence and certainty.

•

Transportation Partnership – engaging with the providers of public transport is
essential for the town centre to flourish.

A partnership approach with both

We understand from the initial brief that the Council were considering commissioning a

Arriva as the bus operator, and London Midland as the key Train Operating

review of their retail study. Given The work undertaken during the course of preparing

Company is required to ensure that all demands for users are catered for in a
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seamless manner. Key strategic bodies such as Network Rail and Staffordshire

•

County Council as highway authority should also form part of the strategic

In parallel with public transport providers the Council itself must ensure that

Short term environmental works c. £2 million (including 10% for maintenance)
and £100,000 p.a. for a bus shuttle service for the town centre to Ventura Park

•
•

transportation partnership.
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Medium term environmental works (Gateway projects) c. £1.2 million
Long term – radical transportation changes to the ring road at Ankerside and
Riverdrive c. £20 million plus.

there is adequate, convenient and quality public car parking available that is
able to compete with the free provision currently available at Ventura Park.
Although Tamworth Borough Council currently generate significant revenue from
its town centre car parks we would urge them to consider achieving a better
balance between revenue generation and regeneration. Working in partnership

•

5.1.3 Partnership Vehicles
Public / Private Partnership

with the private sector (as at Gungate Precinct) releasing sites for development

It is generally widely recognised that although local authorities have a major role to

and/or reducing charging to increase usage may stimulate greater demand and

play in the delivery of town centre regeneration a partnership approach is required

provide essential competitive components to serve town centre activities.

with other private sector interests.

Public Realm Improvements – our report identifies a number of short term /
“quick win” environmental improvements which would significantly improve the
quality of the public realm and encourage more investment and visitors to the
town centre. Such works are highly visible and demonstrate public confidence in
the town that can have major spin off benefits in terms of the attractiveness
and appeal of the town.

They can be implemented over time as and when

resources become available.
revenue expenditure.

Such physical works require both capital and

Later in this report we suggest a number of different

approaches that Tamworth may wish to consider to provide the resources to
improve and maintain the public realm.
The approach presented in this report identifies short, medium and long term
development sites alongside a series of phased environmental improvements.

Currently responsibility for the overall management of the Town Centre and of
facilitating and implementing change within the Town Centre does not currently reside
with one department nor individual within the Borough Council. The Strategic Planning
and Development section is responsible for Forward Planning and Economic
Development and for development control and building regulation.

Environmental

Health and Regulatory Services manage environmental health and licensing,
Partnerships and Community Development a Townsafe Partnership (through the LSP)
delivers a CCTV service throughout the Town Centre. Promotional work is undertaken
via the Corporate Community Communications Directorate. Customer Services manage
the Tourist Information Centre. Finally the Operational Services section is responsible
for the car park management / revenue, the retail markets and for street
maintenance.

Although we have not undertaken any detailed design work we have estimated the
costs of the environmental works based upon current prices and on implementation of
similar schemes elsewhere in the UK:

Although the Council operate on a Cabinet basis responsibility for the various services
provided by the Council are split between a variety of individuals.

Currently The

Cabinet Member for Economic Development and Enterprise is identified as the
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“Champion” for the Town Centre but we understand the post does not carry the

partnership with senior representatives from all interests (both public and private

responsibility for co-ordinating the range of other services beyond its specific portfolio,

sector) should be charged with taking the strategy forward, identifying a business plan

nor does it have any specific budgetary allocation for work in the Town Centre.

and delivering its actions.

Following discussions with various developers, landowners and key interested parties

Funding for such initiatives which have been introduced in well over 500 towns and

within Tamworth together with the known experience of other

cities in the UK can generally be secured from a wide membership scheme with both

towns and cities

elsewhere in the UK it is clear that there is a need to ensure that the outputs from this

the Local Authority and private sectors contributing.

Masterplan should be delivered in a much more effective and co-ordinated manner

Midlands do not currently give priority to the likes of Tamworth other regional

across all separate departments of the Council. Central Government has effectively

development agencies throughout the country have assisted with set up costs in similar

put the ‘Town Centre’ first in terms of its recent panning policy but it also recognises

circumstances and we urge early dialogue to explore future opportunities.

Although Advantage West

that such regulatory planning powers must be supported by a co-ordinated and
proactive effort by the private sector, property owners infrastructure agencies and the
community led by a strong local authority input in terms of a Town centre partnership

Funding can also be secured via developer contributions (Section 106 agreements) and

or management board.

by the establishment of a formal Business Improvement District (BID). BID’s are an
increasingly popular way of formalising a partnership approach and we would suggest
that Tamworth give serious consideration to a BID in the short term as a means of

Tamworth already has in place a number of existing public / private partnerships

demonstrating “quick win” environmental / marketing improvements to the business

including the local strategic partnership which has in turn set up The Townsafe

community. They are time consuming in their inception as ‘hearts and minds’ have to

Initiative Partnership to ensure security and policing is co-ordinated in the Town Centre

won from the local business community but there are a sufficient number of successful

retail area. However at present there is no co-ordination of other services to any great

BID’s in operation throughout the West Midlands that it should be possible to

extent – issues are dealt with on their individual merit and there is not one voice that

demonstrate their value and effectiveness. The ring fenced additional business levy is

represents the Town Centre as a corporate (public / private sector) body.

allocated to projects by a formally constituted board which can evolve into a more
ambitious delivery vehicle once set up and shown to be effective.

We suggest that to achieve significant change and the long term improvement of
Tamworth Town Centre not merely in terms of environmental quality as a place to live,

Experience elsewhere suggests that Town Centre Management

visit or do business such as attracting new investment, resolving transport deficiencies

Improvement Districts have been most successful where the Local Authority itself has

and creating a more vibrant business environment the Council and its partners should

established a ‘one-stop-shop’ approach for their town centre and the delivery of

establish an effective and powerful Town centre Management system or partnership.

services.

and Business

Where possible the Local Authority establishes a single department with

named senior officers responsible for the co-ordinated delivery of services. A specific
We consider that the delivery of the preferred outcome / outputs of this Masterplan
are beyond the powers and resources of the Council in isolation. An effective business

political leader or “champion” is often identified with budgetary responsibilities and in
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many instances sub committees established as co-ordinated sounding boards for town

•

centre activities.

There is not one model of Town Centre management / partnership board that fits all
circumstances and we do not advocate a specific approach. The approach frequency
evolves from merely a Town Centre manager with responsibility for environmental,

range of responsibilities have emerged over time with more extensive budgetary
control delivered to partnership boards once it can be shown to be successful.

The Coventry City Centre, CV One Ltd is an excellent local example of an approach
that has grown from an initial Town Centre Manager evolving into an independent
company that manages the Town Centre in a truly holistic manner. With the support of

A Planning Tariff – an earlier variation on the CIL theme based as a ‘roof tax’
from all new developments within the Borough as a whole.

•
•
•
•

Lottery (Heritage, etc)
AWM (Regional Development Agency)
Main programme (LTP, etc)
The Local Authority Business Rates Growth Initiative (LABGI) – the ring fencing of
enhanced business rates achieved by virtue of improvement work undertaken in

security and marketing issues ( indeed the Broad Street BID in Birmingham City Centre
targets “brighter, safer and cleaner” issues). Overtime a more sophisticated and broad
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the town.

•

Section 106 Agreements – Modify existing policy to give priority to town centre
improvement work contributions.

•
•

Joint Ventures – works provided directly by the private developer.
Capital Receipts – from land sales prioritised for town centre improvement
works.

•
•

LABV – a local asset based vehicle given the extent of the Council land ownership
Accelerated Development Zone – future business rates directed to the Council

Advantage West Midlands and at the time, European Funding as well as more

rather than the Treasury with the Council able to borrow against future income

traditional local authority and private sector contributions, CV One Ltd now has a

streams

budget of over £8 million per annum and it manages marketing, tourist development as
well as inward investment, property and marketing for the Town Centre. Car parking

A community infrastructure levy and planning tariff will require endorsement through

revenue and land sales and rents are ring fenced and recycled back into Town Centre

the Local Development Plan and may take some time to be legally bonding.

activities with the programme agreed and implemented by the joint public / private
sector board. CV One Ltd also continues to manage the initial Coventry City centre

5.1.4 Promotion & Marketing

BID.
It is clear from this report that marketing the image and perception of Tamworth town
Other funding sources (beyond the BID process) can also be explored towards town
centre improvements including:

•

A community Infrastructure Levy (CIL) – a strategic planning contribution
(Section 106) from all development within the Borough towards strategic
infrastructure improvements within the town centre which benefits the whole
team.

centre is vital to ensure its attractiveness to investors and visitors alike.

The

implementation of the key development opportunities identified in this report
combined with the improvements to the public realm and the introduction of a
partnership approach towards town centre management should help to promote the
revitalisation of the town centre and help change the negative image of the town.
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Given the unique historic physical environment of Tamworth and the presence of its

In order to differentiate Tamworth Town Centre from its competitors and reposition

successful retail markets we suggest that as an interim measure Tamworth should

the town to its key audiences and improve how it is perceived locally and regionally

effectively re-brand itself as a market town for the 21st century on the endorsement

the strategy must:

of this masterplan.
Natural England define the term ‘market town’ to mean towns of between 2,000 and

•
•

ascertain the existing perceptions of Tamworth,
identify the desirable image that is to be portrayed (e.g. we suggest based upon

20,000 in population, with a history of, or potential of, supporting and servicing a rural

our physical development / property analysis this could be ‘The Market Town for

hinterland.

the 21st Centaury),

feature.

The presence of a traditional ‘market’ as such is not a determining

More important is considered the relationship of the town to it’s rural

•

hinterland and its capacity to act as a local service centre.

form,

•
Tamworth is clearly considerably larger than this definition but it is considered that
this designation represents an appealing brand upon which to build a new future for
the town centre. It manifestly has a significant rural hinterland to exploit in terms of
its catchment, has an existing and highly successful traditional retail market (which is
likely to be re-modelled following the current review) and has significant heritage
attractions that add to its complementary attractiveness.

Tamworth has all the

essential ingredients of a market town for the 21 Century.
Although the physical development works and infrastructure enhancements will
promote a positive image of the town this needs to be combined with a parallel
strategic marketing campaign. This could clearly form an integrated component of the
work of the future BID but it is recognised that this may take time to establish. As such
we suggest that in the short term the Council should undertake a strategic marketing
review of the town focusing on the opportunities and issues identified in this report and
reviewing how the town is currently marketed in terms of the visitor guide, tourist
information centre, web site and evolving Staffordshire County Council led Destination
Management Partnership.

Detailed work should identify the most appropriate

marketing strategy and methodology for documenting information and awareness with
both visitors and providers.

create the means of community the new Tamworth brand in written and visual
devise a marketing and communications strategy to convey the new image of
Tamworth to its target audience.
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Section 6: Conclusions
This report has identified a vision and long term regeneration strategy for the town
centre set within the wider context of the implications of the Regional Spatial Strategy
and the development of the Core Strategy up to 2006. The report has considered in
detail:

•
•

The policy and regeneration context of the town centre,
An analysis of townscape and provided an urban design framework to help guide
new development,

•
•

Market demand and development opportunities within the town centre,
Appropriate planning and implementation / delivery strategy.

The analysis of the physical and market conditions prevailing in Tamworth Town Centre
has revealed a number of key findings in particular:

•

The dominant impact of Ventura Park on the town centre, the headroom for
additional retailing in the light of the strong secondary catchment, the needs for
a key anchor store and opportunity to create a distinctive environment utilising
the unique physical / heritage assets of the town centre.

•

The significant number of redevelopment opportunities that exist in the town
centre, particularly associated with key gateways that could revitalise Tamworth
Town Centre as a “Market Town for the 21st Century”.

•

The need to enhance the quality of access and environment of the town centre
to help stimulate additional development and use.

•

The opportunity for greater public / private partnerships to achieve the longer
term aspirations of the masterplan with the Council taking a leading role given
its statutory responsibilities and powers and it’s significant land holding interest
within the town centre.
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