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1 About Gillingham

Gillingham is a town located in north west Kent, one

of the cluster located principally on the south side of
the Medway estuary. The Medway towns comprise
Strood, Rochester, Chatham, Gillingham and Rainham
and together the urban area is roughly 30 miles east of
central London. Medway Councilis the local authority,
covering both sides of the Medway estuary.

The southern side of the river estuary is well developed
and urban, whilst the northern side —the Hoo
Peninsula —is largely undeveloped, containing small
scattered settlements.

History

The historic origins of Gillingham as a settlement are a couple of miles east
of the current town centre in Grange. This hamlet was described in the
Domesday Book.

However, Gilingham’s current centre has its origins in more recent history
with the growth of the Chatham Docks. From the early nineteenth century,
Brompton was the original planned village for dock workers at the Naval
Docks. Gradual expansion of the military buildings meant Brompton could
not itself expand as the institution did. Land was required to be found to
house a growing working population beyond the dockyards defensive
lines; this was initially known as New Brompton, now the junction between
Brompton Road, Mill Road and the High Street. The open space between
the docks and Gillingham - the Great Lines Heritage Park - has historical
significance associated with the dockyard, and is protected with the
Brompton Lines Conservation Area.

The railway station was established in 1858, originally to serve the expanding
workforce and community. It became Gillingham as the settlement grew
and absorbed New Brompton. The route between the railway station

and ‘New Brompton’ became the High Street visible today, and the main
commercial centre for these neighbourhoods.

Originally a through street, some older citizens remember the presence
of cars in the street prior to pedestrianisation in the 1970s or 80s, and this
period, depicted on vintage postcards, is fondly remembered as a time
when the High Street prospered.
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Vintage postcards of Gillingham town centre just after pedestrianisation (Stephen Carr)

Gillingham town centre - wider context

Gillingham’s growth and the town centre’s location has always given it a
local focus, and the greater emphasis and attraction of the activities on the
river, alongside the major transport movement on the A2,, has meant that
the town centre is always competing with other locations. Unlike Chatham
and Rochester, the centre is off the A2, away from significant vehicular
movement and disassociated from the river, and perhaps disadvantaged
because of this.

The town centre also has a number of competing destinations a short
distance fromiit.

A major business park on the A2 (Gillingham Business Park) is three
miles south east of the town centre and provides a estate / campus style
environment for a variety of businesses alongside providing leisure activities
(ice rink, trampoline park) and mixed retail (B&Q, Aldi, Pets at Home). The
Dockside Outlet Shopping Centre a couple of miles to the north west
provides further shopping in an outlet format alongside further leisure
provision (cinema) and food and drink. A large format Asda store is east of
the outlet centre along Pier Road.

Gillingham is less than two miles from the main town centre in the area,
Chatham and less than five miles from the out of centre shopping mall,
Hempstead Valley Shopping Centre. Bluewater, 16 miles to the west, is
also an attractive draw for regional shopping and leisure facilities. Whilst
Chatham has some evening activities within the town centre, Rochester’s
evening leisure offer is also popular within Medway.

There are opportunities for additional housing to be delivered through the
regeneration of waterfront areas in Gillingham, particularly north of Pier
Road. Theses areas, however, lack good direct access to Gillingham town
centre yet are close to other out of town leisure and shopping opportunities.

The town centre is also within walking distance of the Medway Maritime
Hospital and the Priestfield Stadium, suggesting that there could be
potential to link trips to these places with activities in the town centre,
although this may be limited because of the nature and frequency of visits to _
both football matches and the hospital. e T T Rt Fﬂ;
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Located within north Kent, Gillingham is one of Medway towns
alongside Strood, Rochester, Chatham and Rainham.

Gillingham’s town centre is at the heart of the town, close to the
railway station and surrounded by residential development, but within
a short distance of the bigger town centre at Chatham.

The railway station at the eastern end of the High Street offers
access directly into the centre and the town centre is well connected
with surrounding streets, particularly on the northern side, though
connections to the south are more constrained due to the railway.

The town centre is within walking distance of two significant
educational institutions to the north west which comprise a learning
campus and the sports and leisure centre, Medway Park. The latter
has a large car park close to the western end of the High Street.

The town centre may also benefit from being close to significant
neighbouring land uses including Medway Maritime Hospital and
Gillingham’s football stadium.

North of Gillingham, at the riverside, are two out-of-centre retail and
leisure hubs (Dockside Outlet Centre and the Asda).

To the southwest, Chatham town centre is the largest town centre

in Medway, offering a higher order of shops and services. Chatham
has an established evening economy based around a range of
activities, including a theatre and bingo hall, though the combination
of this and the food and drink offer is not yet retaining a strong
evening economy. North of Chatham is the Chatham Dockyard,
which is a significant tourist attraction.

The area between Chatham town centre and Gillingham town centre
is occupied by the Great Lines Heritage Park, a significant open
space and conservation area, which is wrapped up in the maritime
history of the area.

Key:
l’ T \I
! ! Study area Protected open space
> Major roads Other green areas
€=> Railway River Medway

Major land uses /
destinations

O Train stations

! ! Walking distances Core retail areas
Retail allocations (2003
Qut-of-centre leisure / retail Local Plan)
attractions
Educational and leisure

facilities
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Gillingham Town Centre
Site and surroundings

The study area

The town centre is essentially the High Street between the station and
the war memorial at the Brompton Road junction. Much of this street is
pedestrianised (all but the extreme eastern and western ends, where the
traffic arrangements are complex). The larger units are located at the
eastern end of the High Street and the smaller, more independent units
tend to be at the western end. The quality, age and condition of buildings
is variable, as is the public realm, but the street is largely well defined by
building fronts and consistent at 2 — 3 storeys in height. The retail core
comes some way south along Canterbury Street, and there is a cluster of
older buildings — notably the former Technical College — south of the High
Street on Green Street.

The High Street changes in character through its course, with the eastern
end feeling different to the western end owing to the relative absence of
trees and street furniture and the lower buildings flanking the street. The
higher built form and more obvious presence of trees and seating makes
the western end feel more enclosed and perhaps more pleasant. The
space in the eastern end allows a twice-weekly market to exist (on Monday
and Saturday) along the extent of the street. This market offers a clear
opportunity to the town in terms of a potentially more distinctive and diverse
offer.

The town centre lacks a circuit, is wholly linear in form and feels long. The
most obvious opportunity for change, and the biggest floorspace, is the
vacant superstore on Jeffery Street. This site is linked to the High Street by a
very low quality pedestrian connection. It is located some distance from the
primary retail frontages, but houses a lower ground floor car park beneath
the store.

Surroundings

The surrounding environment north and south of the town centre is
dominated by two-storey terraced housing on a grid-type street pattern.
There are several infill developments and blocks that have changed that
general rhythm, and the railway cuts through it on the southern side which
also acts as a barrier to the town centre. Some routes from the housing to
the south to the town centre are quite circuitous.

The station bookends the defined town centre at the eastern end. Balmoral
Street runs south from the station and just off it lies an Aldi and the new
healthy living centre. The Aldi trades well, and could be linked back to

the town centre more effectively. The health centre has a car park and
landscaped public garden, which appears to be popular. Footpaths lead
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over the railway and into the back of the High Street and Green Street
(neither attractive, clear or particularly safe) and back to the station making
this site strategically important for the town centre.

Green Street has two major land users in the Post Office Delivery Office and
the Telephone Exchange, both of which could be seen as opportunities.

At the western end of the High Street, the urban form of Gillingham gives
way to the more open form of the Great Lines Heritage Park; itself part

of the wider Brompton Lines Conservation Area. The conservation area
encompasses much of the land to the north of Chatham and west of
Gillingham, taking in Brompton, the Brompton and Kitchener Barracks,

the Naval Memorial and the Lines themselves. Whilst the town centre is
excluded from the conservation area, the ‘eastern edges’ of the designation
- the western edge of Gillingham fronting Mill Lane and Marlborough Road -
is all within it, along with the buildings at Medway Park.

The Conservation Area Appraisal describes the history and importance of
the Lines and its relationship to the development of the Naval Dockyard. The
‘eastern edges’ of the conservation area - this fringe of western Gillingham

- is described as the desirable part of the town during the late eighteenth
and early nineteenth centuries for their views over the wide open spaces

and leaving the town with a legacy of, ‘some of the most distinguished
architecture in Gillingham’. This legacy, though diminished by alterations
over time, continues to make Mill Lane and Marlborough Road, and their
junction with Brompton Road, a key opportunity for the western entrance to
the town centre.

Medway Park which, as a centre of regional significance to sport and leisure,
offers a wide range of indoor and outdoor facilities for the community across
all ages and abilities. The centre has links to the nearby universities and
provides a large car park which is within easy walking distance to / from

the High Street. The Great Lines Heritage Park, beyond the western end of
the High Street and south of Medway Park, is historically associated with
the dockyard further west and is protected as a conservation area. It does
provide a walking route to Chatham a mile or so to the south west.

North west of the town centre is the University of Kent School of Sport and
Exercise Sciences, Mid Kent College Gillingham Campus, the University of
Kent and the University of Greenwich. These tend to be large institutions in
their own grounds and have a clear impact on movement. Their activities will
attract young people to the study area which may mean that the students
use local facilities or the establishments could have some influence in the
town centre.
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The study area comprises the length of the High
Street, from the railway station in the east to the war
memorial in the west. This is where most of the retail
and commercial activity in central Gillingham takes
place.

The railway station is an important entrance point

into the town centre, and the area around the station
saw investment prior to the Olympics. The station
provides direct train services to London, including into
St. Pancras on the High Speed 1 route.

The main national shops are located between King
Street and Canterbury Street, with Wilko, Iceland
and Poundland represented, among others. This is
a pedestrianised environment, with cars and public
transport diverted from High Street up King Street to
Jeffery Street.

Canterbury Street separates the High Street into
western and eastern stretches. Canterbury Street has
anumber of bus routes that use it, and there are bus
stops close to the High Street, particularly adjacent to
St. Mark’s Church. The church itself is a key building
on the street.

The western side of High Street is also pedestrianised
to Britton Street. It has a number of independent
stores and cafés along it.

At the western end of the study area is the junction
with Mill Road and Marlborough Road. The Medway
Park leisure facility is close to this junction.

Green Street and Jeffery Street are also in the study
area. Green Street has a cluster of older buildings.
Jeffery Street is the site of the former Budgens
supermarket, a site that has been vacant for many
months.

Close to the study area are Aldi on Duncan Road,
Balmoral Gardens and the health centre off Balmoral
Road and Randolph Road and the Great Lines
Heritage Park which, at the western end of the High
Street, offers open space and a walking route to
Chatham.

Gillingham Town Centre Masterplan Revised Final Report
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Site Analysis

In order to advise on the potential for the town centre,
and any possible policy direction in the emerging

Local Plan, the current state and status of the town
centre was assessed. This included the physical
characteristics of the town, the traffic movement, the
distribution of uses and other factors. This section sets
out the constraints that exist in the physical fabric, and
the opportunities there that can inform future strategy.



Gillingham Town Centre
Overview of constraints

Gillingham town centre has several disadvantages that need to be
addressed.

Medway Park

B Whilst accessibility to the town centre is good, visual and
physical links between the High Street and the surrounding
streets is poor. Connections to the south of the town centre
can be indirect (principally owing to the railway).

B The High Street is generally in a tired, poor condition,
) particularly the public realm and some of the shop facades, It
“““““““ 4 can undermine any sense of security or safety.

B The existing parking areas are large, well used and located
close to the High Street. However, these sites are also
opportunities where development could take place. Thereis a
tension between possible development opportunities and the
perceived need for parking.

Great Lines
Heritage Park

B Thelength of the pedestrianised part of the High Street —
between the station and Medway Park —is physically long and
perceptually long. Shops and services are thinly spread, and
there is no circuit.

B Britton Farm is in a poor condition, retaining parking
underground and some retail functions (café, market) within
the covered area between the High Street and Jeffery Street.
However, owing to its condition it is significantly underused
and has poor, unattractive links to the High Street despite
being directly connected. Refurbishment would significantly
increase usage.

5\3\'\0“ B There are a number of poor frontages along the High Street,
most prominently at Iceland and Wilko at the eastern end.
However, shopfronts are generally poor and upper floors
can be neglected. This does not make for an attractive town
centre environment for residents and visitors alike.

L ALDI B The main traffic junctions at both ends of the High Street are
t 7~ traffic dominated and intimidating for pedestrians and cyclists.
This is a particular issue at the railway station.

Health
centre

! ! Jeffery St and the High

N M . ’ y = Britton Farm site
! I Site boundary -NW\) Poor visual links between L=-=2 Long High Street o~ o Poor urban relationship Traffic dominated junctions D (mall element hatched)
Street

. .o . . I 1 .
ﬁ Lack of overlooking F— E}I?er:/l;:‘gontage and change Significant pedestrian links :\ ,: Character areas Core retail area

i " Parking / number of spaces
' Pxx :

Vehicular links

I High Street === Poor quality elevations
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Gillingham Town Centre
Constraints to movement
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m Gillingham town centre is accessible because streets connect to the High Street

- particularly from the northern residential areas - and because of the proximity of
the rail station and bus routes. However, the pedestrian links and the quality of the
public realm often undermine the effectiveness of pedestrian and cycle routes.

B Despite the potential for good accessibility from surrounding streets and public

transport, the final links into the High Street are poor (e.g. Sappers Way), and the
southern side of Jeffery Street presents a poor and unattractive front which may
compromise the High Street (1).

B Jeffery Street itself is a busy road, taking all vehicular traffic around the High Street

/town centre. This road is a potential barrier for people walking to the town centre
before they even reach the links to the High Street. There are crossing points, but
not always in locations that suit pedestrian desire lines.

B Some potentially significant links - particularly those to the Aldi on Duncan Street via

Connaught Road, and links from Balmoral Gardens across the footbridge to Green
Street, and the station, are underplayed making them feel indirect and unappealing

@)

B The ‘gateway’ junctions to the town centre seem to prioritise traffic movement,

and do not welcome those on foot into the town centre. At the western side, the
priorities are unclear and traffic dominates; at the eastern end the railway station
has a complicated road layout to the front alongside numerous different land uses
which could be improved as the entrance to the High Street (3).

B The length of the High Street is problematic, as the distance between the station

and Britton Street / Medway Park feels too long. The lack of footfall and variety and
the poor quality overall contributes to this perception of distance (4). Additionally,
there is no opportunity currently for circulation or variety in routes — the shopping
centre is a linear street and little else.

Left to right: Sappers Walk; the footpath between Balmoral Gardens and Green Street;
the road junction at the station; the pedestrianised area in High Street (East)

©TIBBALDS NOVEMBER 2018



Gillingham Town Centre

Overview of opportunities

Medway Park ‘1 f
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Gilingham’s town centre has a number of positive
elements that can be improved, and important
existing assets that can be used to support the
role of the centre.

B Thetown centre is very accessible, with a
high number of links directly into the High
Street from the nearby residential areas and
car parks. Surrounding residential areas are
dense, suggesting a large catchment within
easy reach of the High Street.

B Busroutes to and through the town centre are
numerous, linking with the High Street at the
railway station, the war memorial and at the
Canterbury Street junction. Several bus stops
are located on nearby Jeffery Street
(Appendix C).

m Within the town centre there are effective non-
vehicular links which, though currently poor,
provide safe and traffic free access to and from
car parks and transport nodes.

B The scale and width of the High Street is
attractive and relatively unconstrained,
providing opportunity for public realm
improvements and possible access for
vehicles to animate it at certain times.

B Buildings face the High Street, which provide a
sense of activity and a certain sense of safety
and enclosure.

B There are ‘opportunity areas’ - clusters
of vacancy or under-use, or previously
identified sites - which could be looked at for
redevelopment or reuse. These have potential
to support, diversify and add to the range of
activities along the High Street and to make it
more attractive for both local communities and
visitors.

B The High Street has different ‘character areas’
along it; the western end has some sense of
intimacy and enclosure, whilst the eastern
end has larger retail units and a more open
character and lower buildings. This provides
an opportunity to consider distinct objectives
for particular parts of the High Street.

B The western gateway to the town centre, at Mill
Road / Marlborough Road, is well used with a
combination of the car park, Medway Park and
the proximity of the universities contributing
to a hub of activity and emerging cluster of
services in this area

Gillingham Town Centre Masterplan Final Report
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Gillingham Town Centre

Opportunities to improve and encourage movement

LN Key: The town centre is highly accessible from the residential areas to the north. Its
[l I A proximity to the railway station and to bus stops surrounding the High Street offers a
7 RN Vehicularfinks opportunity for increasing the number of users within the retail core.

e

6—9 Bus route

The High Street has potential through its width and character to be re-thought; the
current pedestrianised High Street is tired, but simple in its design, offering scope

|
g A -

- g y Y %) ggﬁ;ﬂgﬂ%ﬁ%geﬁore for a consideration of a variety of interventions aimed at improving its appeal. This
= f § y il & could be simply about improving the public realm, but it might include re-introducing
- S y. ¥ I g E <"'> Significant pedestrian links . . , . .

e | '} G vehicles in some form to provide that animation (1).

HEE High Street

&l O Bus stops

Though direct, the pedestrian routes feeding the High Street within the eastern
half of the town centre (and particularly Sappers Walk, 2) are often neglected
and don’t encourage active use. They do, however, represent an opportunity for
improvement, particularly for access and permeability, but also in supporting a
stronger identity for the town centre.

Two key routes, from Green Street and from Sappers Walk, converge on an informal
square, known locally as 'Smith Square'. With the post office set back from the
building line on the north side, a natural stopping point and focus emerges for the
High Street.

g Jeff - B Existing bus stops (3) are well located around the town centre and rail station, and
. =4 | y are close to places of interest such as Medway Park and the library. Bus services to
o and from Gillingham, around Medway, are good.

B Students coming from Mid Kent College and Universities of Kent and Greenwich use
Mill Rd to access the sports centre at the western end of the High Street. Combined
with its proximity to Great Lines Heritage Park, the western side of the study area

- _ ] has the potential to be developed as a district area for evening uses to support the

other functions of the town centre (4).

Left to right: eastern exit from the pedestrianised area; Sappers Walk; bus stop on
Jeffery Street; western gateway at Mill Road and Brompton Road

e L,
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Gillingham Town Centre
Places with potential for change

Medway Park

Great Lines /! b
Heritage Park ~ —/ : Ny,
-. \"'-__ \\

Site boundary
Opportunity sites 1 -4
Opportunity site 5 -

intensification

Core retail area

There are a number of places within and around the town centre that could be
considered as having potential for change, either because they are currently
underused, or because of a shared characteristic:

B 1a/1b - islocated at the western end of the High Street, close to Medway Park and
the Great Lines Heritage Park. Currently there’s a mix of offices, homes, pubs and
restaurants but considering the good quality of buildings, their location and exposure to
visitors, they have further potential, particularly in providing uses that could support for

an evening economy.

B 2 - Britton Farmis prominent on Jeffery Street and accessible from the High Street.
The empty building and large servicing area and under-utilised car park provide the
biggest single opportunity in Gillingham town centre During the preparation of this
masterplan, planning permission has been granted for the construction of a five storey
block comprising 15 1-bedroom and 29 2-bedroom self-contained flats with associated
parking, landscaping and bin store. It is proposed to convert the single storey retail
space into offices for the Kent and Medway NHS and Social Care Partnership Trust,
who provide specialist health services and will amalgamate their operations from two

buildings into one.

B 3a/3b - 3ais aretail allocation site identified within the Local Plan 2003, though it

o
J &
. ) | A ) . . . . . .
== § / 38. 3b f el = remains undeveloped. Along with the neighbouring car park, site 3b, the site comprises
(@) "----»-“../.?_ffery St poor quality small retail and residential units and surface parking for approx. 100 cars,
; B “—:L\ 5l though considered together could provide a larger opportunity. To assemble all the
interests within the site to allow development would be significant.

! N
/ S S J ;
[ ’(f
B 4 - within Green Street, on the south side of the High Street, are a cluster of underused
and vacant buildings. They vary in type and quality, though the former Technical Institute

o0
S‘a’&\o has a presence rare in Gillingham.

= { o B 5 - the area closest to the railway station is again a mix of small scale retail development
' and services mixed with residential development. Given its proximity to the station, it
may be an area where more intense development could be encouraged or promoted,
whilst also improving the entrance to the town centre from the railway station.

Left to right: western gateway at High Street; Britton Farm from Fox Street; the former
retail allocation on High Street; buildings on Green Street, the eastern block at the

railway station

[ Ll -
e | )
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Built environment

Gillingham's High Street is a long, linear stretch of
commercial activity connecting the railway and the
leisure centre, and within this is a great deal of variety.
Understanding how this changes along the High
Street may also inform the way future policy works in
the town centre.

Town centres are changing quickly across the

country as retail habits change and the way we
interact changes. Town centres with alocal focus, like
Gilingham, need to adapt and continue to appeal to
the people who rely onit. To some extent the quality
of the environment and the ability of that environment
to change and adapt is as important as the offer the
centre makes.

The nature of Gillingham's town centre buildings and
spaces is explored here.



Gillingham Town Centre
Character Areas
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B The High Street has a different character either side of Canterbury Street (see
sections).

B The western side is more attractive; the High Street is perceived as narrower due
to the different layout of the public realm, the larger number of trees, the general
physical state of the buildings and their height. Secondary uses and food and drink
uses are comfortable here (1).

B The eastern side feels wider and more open, less intimate (which is not necessarily
inappropriate for its predominant retail function). It also has some low quality
facades, through poor signage and / or materials or the condition of upper floors
(lack of use or underuse or vacancy). This compromises the possible sense of
security through overlooking onto the High Street, particularly when the shops are
closed, which may undermine safety after dark (2).

B The nature of the two sides may lend them to different uses. Further, the vacancy at
Britton Farm (dealt with on page 16) seems to undermine the retail potential west of
Canterbury Street.

B The number of residential units is greater on the western than the eastern side of
the High Street. This can influence the extent to which users and residents have a
sense of place or feel attracted by the area.

B Frontages on the south side of Jeffery Street contain parking areas, the back
side of retail units fronting the High Street or poor quality buildings (the northern
side is continuous terraced housing). This street does not attract people through to
the town centre beyond and could be improved.

Left to right: the environment in the west of the High Street contrasts with that in the
east; Jeffery Street is dominated by the back of buildings, spare land and car parks
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Gillingham Town Centre
Characteristic sections

m Whilst the western and eastern areas of the
High Street have a set of common features, their
Western character area character is different.

B While both of them have similar dimensions and
host similar activities, the eastern side of the High
Street is perceived as out of scale due to its width,
buildings’ height and the lack of street furniture.
The small number of residential units along this
section contributes, as well, to the general feeling of
emptiness.

B The western side of the core retail area is
characterised by a different ratio between the built
environment height and public realm width and
hosts different activities and a larger number of
street furniture elements. As a result, the area offers
a sense of place and a “warmer” feeling to both
visitors or users.

B The sections here are based upon the different
parts of the High Street and seek to demonstrate

this point.
A A,
Eastern character area
)
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Gillingham Town Centre
Key elements of High Street

S

e Key:
E E Site boundary
I High Street
== === Poor quality elevations
|/ = \'
l 3 Gateways
‘x-m-

Key destinations

% Listed buildings
4

Y ) . .
\\\ é? Z.R Prominent point
. 0} Conservation area
. =
R S
< el
% CO S Tl - -
@ T~ 4 7 ef?‘erry.s
S 117777 "
Q i
2 e LI 1TT [
S 'Smith Square™—= =i "~~~
O‘,'F s —
I

: Health centre

B Whilst the High Street has some buildings of merit, the dominant impression -

particularly within the eastern part of the High Street - is of poor elevations and a
poor streetscape.

B The eastern side has a lower number of high-medium quality buildings compared

to western side. The western side also has a greater sense of place and intimacy.
These different senses may be important in developing a strategy for the town
centre in terms of its uses and functions.

B Theidentified gateways bookend the High Street. The eastern gateway (1) is

adjacent to the station; the western gateway at the convergence of Medway Park,
the High Street and the Heritage Park (2). They both have busy road junctions that
may be intimidating or detrimental to the movement of pedestrians or cyclists.
They are important points at which to focus improvements and draw people into
the High Street.

B The set-back of the building housing WHSmith and the post office creates a natural
focal point for the eastern end of the High Street. Known locally as Smith Square,
this place already hosts some events, such as the Christmas Lights switch on.

B There are some key buildings that stand out as adding interest and identity to the
High Street. These include St. Mark’s Church (3), but also some of the commercial
buildings along the street, particularly those from the Victorian and Edwardian era

).

B The High Street's junction with Canterbury Street is an important entrance point to
the shopping areas, given the nearby bus stop. The church, and the bank on the
opposite corner, raise the status of the junction, though there is street clutter and
the road can be difficult to cross. The church also seems to back onto the High
Street, having no obvious entrance.

Left to right: Kingsley House and the railway station at the eastern gateway; the High
Street at the library; St. Mark’s Church; one of the older buildings in High Street
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Gillingham Town Centre
Britton Farm and Jeffery Street
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Site boundary

Britton Farm site
(Mall element hatched)

Poor urban relationship
with Tintagel Manor

Poorly designed
frontage and significant
changein levels

Parking areas and
number of spaces
available
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Whilst a number of underused sites exist in Gillingham, and these have been seen
as possible opportunities, the Britton Farm site has a detrimental effect on the
town centre and its perception, and is a difficult site to deal with because of its size,
location and appearance (1).

The site is further constrained by the basement car park, which has become
neglected with the vacancy in the building, and the change in levels required to
access that car park.

Britton Farm comprises the supermarket, a delivery bay to the north, the basement
car park (accessed from Jeffery Street) and the covered mall to the south west,
which connects back to the High Street. The mall (2) has a stairway to the car park
beneath, and also contains a café. The nature of these spaces, the vacancy and
the lack of natural surveillance, makes them vulnerable to anti-social behaviour.
(Planning permission has since been granted for this site - see pages 11 and 38).

Further, this site faces Tintagel Manor a social housing block across Jeffery Street.
This block also has a poor relationship with the road and the public realm, meaning
Jeffery Street is a weak public space here (3).

Much of the southern side of Jeffery Street offers a poor edge to the road (4), often
comprising vacant and overgrown space, delivery areas or car parks. This could be
improved with better presentation to Jeffery Street, or through some development.
One of these sites is currently being developed for student housing.

Left to right: Britton Farm from Jeffery Street; the internal mall; Jeffery Street, and the
space to Tintagel Manor (to the left); Jeffery Street
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Conclusions and observations

Strengths

Gillingham’s High Street:

Is a well defined linear route linking the station and Medway Park.

Is surrounded by residential development, much of which is well
connected to the High Street, and served well by public transport
connecting it efficiently within Medway and beyond.

Has a good scale and is well suited to its commercial and retail functions,
though the western half is more intimate, lending itself to a more sedate
set of land uses. This change in character along the route, and the break
at Smith Square, can help in reducing the perception of a lengthy High
Street.

Has opportunity to change and improve, and its proximity to the
university in particular offers a way of diversifying its appeal and widening
its offer.

Has some historic buildings, which give some unique appeal and
character to the town centre, including the church and the former
Barclays Bank.

Though vacant, the Britton Farm site offers an opportunity to change the
perceptions of the town, being prominent on Jeffery Street and linked
directly to the High Street.

©TIBBALDS NOVE,BER 2018

Weaknesses

Many of the positive elements of the town centre are undermined by the
negative.

B The High Street’s retail offer is spread out thinly along the lengthy High
Street.

B Many of the final links from the surroundings into the High Street are poor,

often affected by poor public realm, a lack of maintenance, evidence of
anti-social behaviour or lacking a safe and secure ambience.

B The main gateways into the pedestrianised part of the High Street are
confusing and designed for the movement of vehicles, making crossing

difficult for pedestrians. Canterbury Street is also a major entrance point,

but it is cluttered and dominated by the road.

B Many of the buildings, particularly at the upper, levels are empty or

neglected and some have blank screens which cover buildings and offer

no natural surveillance.

B Britton Farm offers the most obvious opportunity for change. The quality

of the link to the High Street and its blank frontages to Jeffery Street
all present challenges to a redevelopment, and retail development - to
which the current form is perhaps best suited - would be distant to the
core retail area at the eastern end of the High Street.

POST OFFICE

The set back of the buildings at 'Smith Square' creates a
natural break and focus in the eastern part of the High Street.

Gillingham Town Centre Masterplan Final Report
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Engagement

During the course of the work, we have sought to
gather the views and feelings of people who use
Gilingham town centre, whether they are residents,
shoppers, traders or visitors.



Engagement

Gillingham has a lack of organised groups that seek to influence its
environment and its future. There are no obvious trader, business or
resident groups, though itis clear that some traders are invested in the
town centre and have views about its current situation. Engagement has
therefore been pursued through other means, and this has taken place
through:

m A formal workshop with Council officers who have a direct working
relationship with Gillingham;

B Casual conversations on the street with traders during site visits and on-
site investigations;

B A meeting with the vicar and staff at St. Mark’s Church
B Discussions between officers and Members

B Two drop-in events in the town centre, to which around 70 - 80 people
attended

B A weeklong display of maps and diagrams outlining the purpose of the
work and the opportunities and constraints in the town centre;

B Availability of the drop-in material on the Council’s website

B Feedback forms and written observations resulting from the drop-in and
displays.

In addition, a major Retail Review and Healthcheck with traders was
undertaken, and this is reported upon separately later in the document.

Over the course of this engagement, a range of issues have emerged in
respect of its performance, appearance and performance in combination
with an equally wide range of possible solutions and fixes. Some of these
can be addressed through planning policy approaches, but not all; some will
require a wider - perhaps a corporate - approach. Some of the issues raised
are summarised below; the comments received during the drop-in event in
Gillingham town centre are set out in Appendix 2.

The council has prepared a separate, comprehensive report setting out the
extend of and responses to consultation.

Defining the town centre

B The town centre’s extent, and what it encompasses; the role of Aldi and
the health centre in the east and the role of the Medway Park end in
acting as a gateway

B Defining the main shopping areas and different character areas, but
ensuring and encouraging links between

Retail strategy

B Recognition that the centre is a ‘local centre for local people’ and needs
to provide local services (rather than raising the prospect of difficult
journeys elsewhere

©TIBBALDS NOVEMBER 2019

B Importance of services to continue to attract people, particularly those
less able to travel

B The continuing importance of multiples / high street names and a good
mix of shops. The mix was thought to be poor and dominated by betting
shops, charity shops and take-aways.

B Recognition of the importance of the market and capitalising on its
potential (e.g. devising standards for traders; looking at stall mix;
introducing events or entertainment, supporting town centre shops)

B Attracting suitable retailers / operators; some users perceived as
‘needed’ especially convenience stores; others as ‘not needed’, including
nail shops, betting shops and 24 hour opening

m Influencing the retail environment through funding, ownership, policy

Parking

Parking was a significant issue for members of the public, who consistently
commented on both the price and quantity of parking.

B Parking is too expensive; parking should be cheaper or free

B Council parking charges were too high / Council car parking changes
were inconsistent with other providers, bringing consequences for
provision (e.g. commuters using shopping car parks)

B Role of Balmoral / health centre car park and links to High Street

B Basement parking at the former Co-op is unattractive with the shop unit
above vacant

B Resistance to the further loss of parking / support for the provision of
parking (e.g. on street or in the High Street)

Public realm

B Public realm generally poor with poor standards of maintenance and
management (e.g. planters not cleaned, cycle stands ineffective; graffiti;
Sappers Way dirty)

B Perceptions worsened by evident anti-social behaviour, including drinks
and drugs issues, homelessness, tipping and youths on bikes making
nuisance.

B Links between Aldi, Healthy Living Centre and town centre are poor and
exist alongside anti-social behaviour - but these links are used and are
important

B Better way-finding and sense of arrival

B Thereis a potential focus at Green Street / Sappers Walk / High Street
(referred to as Smith Square)

Other uses to supplement retail

B Upper floor conversion to residential

B Capitalising on people moving in — widened demographic / increased
commuting; promote Gillingham as an affordable, commutable location
(cf. Dartford)

m Conflicts — reduction of private rented sector, availability of homes for
local people, students, lack of variety in stock

m Create arts and crafts sector using vacant space for studios, galleries,
performance space (e.g. Marlborough Road nursery) and additional
events around Smith Square or as part of the market.

B Nurture and support small business (including financial incentives - lower
rents and rates)

Role of the University

m University has a role in developing uses within the town centre (e.g.
needing daily items, supporting evening economy, using town centre
services)

Developable / Available / Potential sites

m Particular concern about the future of the Britton Farm retail unit

B Specific sites rarely came forward, though the snooker hall on Green
Street and the desire to create a site for larger retail stores was
discussed.

Gillingham Town Centre Masterplan Revised Final Report
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Retall Review and Healthcheck

In seeking to address the issues faced by the borough
in meeting its future needs, the Council has sought
advice regarding the performance of its town centres
and advice and ideas as to how they can contribute to
the borough’s future success.

As part of this thinking, The Retail Group undertook

a retail healthcheck of the town centre in order to
identify how the retail offer is performing, as well as
identifying the issues that are preventing performance
improvement and growth.

The healthcheck consists of three elements; a survey
of retailers and service operators within the defined
‘retail core’ boundary (provided by the Council and
identified in the 2003 Local Plan) regarding their
performance and perceptions of the town centre, a
review of the current offer from the perspective of the
consumer and a desk review of other relevant data.



1 Retail Review and Healthcheck

Survey of retailers

The final report and bespoke questionnaires prepared for the Gillingham
traders is provided at Appendix X. This contains the full responses to the
questions asked. The main findings were:

B Most customers are working or living locally

B People visit the centre on a regular and frequent basis

B The busiest times of the day are between 11.00am and 3.00pm
B Transaction values are low, with most below £10

Whilst retailers are generally satisfied with the performance of their own
business, nearly 50% are dissatisfied with the performance of the town
centre itself. They cite parking, safety, cleanliness and retail mix as the main
areas to focus improvement upon. In terms of retail mix, this included a
desire to see a greater number of high street multiples. The market emerged
as a key issue, seen as an asset with potential to improve in itself and as a
catalyst for the town centre generally.

However, trading in the town centre is mixed, and there is much pessimism
about the future of the centre amongst operators.

Summary of the retail surveys

The retail surveys conducted for this work demonstrated that Gillingham
town centre does appeal to a local customer base that visits frequently.
These are customers are typically already near the town centre for a variety
of reasons, suggesting that it’s not a retail destination but a local centre for
local people.

Transaction values are low, in keeping with the pattern of high frequency
visits. Retailers are relatively satisfied with the performance of their shop,
but not the performance of the town centre as a whole. Many desired
improvements for the town centre were highlighted including parking, safety,
cleanliness, facilities and the quality of the environment and public spaces
and improvements sought in the retail offer were focussed around the mix,
experience, ease of shopping and management of the offer.

Retailers also want to see a bigger and better market (Gillingham has

a twice-weekly market), with higher quality stalls selling better quality
products, and a greater number of events and visiting markets. However,
there is little appetite amongst traders in joining a management group or
business group to pursue change. Of more concern, is that retailers expect
the future performance of Gillingham to deteriorate. This is an unusual
response, and a clear indicator that Gillingham’s retail offer is set to further
decline, unless targeted and appropriate interventions can be delivered.

©TIBBALDS NOVEMBER 2019

Is your turnover up, down or level compared to last year?

No answer,

Down, 27%
Level, 42%

Traders were asked how they feel about their own businesses and about
their perceptions of the outlook for Gillingham overall.

Trading is mixed, with most respondents trading with the same turnover as
the same time last year. About a quarter of traders were down on last year
but, encouragingly 15% of those answering were up on last year.

However, the majority of retailers are pessimistic about future trading
prospects in the town. Less than a third of traders are optimistic about the
future of Gillingham, whilst more than a third are expressing pessimism.
This is of concern.

How positive are you about future trading prospects in Gillingham
Town Centre?

m VVery Optimistic = Quite Optimistic
= Neither/ nor = Quite pessimistic
m \Very Pessimistic = No answer

Traders were asked if they would like to be involved in a Business Group for
Gillingham Town Centre to help improve its marketing and management.
Such a Forum has existed in the past and efforts are being made to revive
this currently. However, the outcome of the survey suggested that 75%

of respondents were not interested in such a group. This is a very high
responses and also suggests real concern for the town centre.

Gillingham Town Centre Masterplan Revised Final Report
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Retail Review

At June 2018, there were around 180 units in the centre. Service
operators dominate (31%), with comparison shopping (23%) and food
and drink (21%) also prominent in the mix. Vacancy is approximately
13%, which is higher than the national average of 9% (Springboard April
2018), though the empty units in Gillingham are in peripheral locations
off the pedestrianised High Street, especially Skinner and Canterbury
Streets.

The high level of service operators reflect the local needs function of the
centre. Whilst previously, 10+ years ago, Gilingham was a destination
visit for comparison goods, its current (and future) primary retail function
is a local needs centre for frequently bought products, i.e. service, food
and minor comparison goods.

A high proportion (39%) of the food and drink units are food takeaways.
There is little in the way of quality, healthy or family oriented food and
drink provision. The foodstore provision in the town centre is also weak
and limited to a Nisa convenience store and Iceland frozen food store.

Spatial analysis

The Retail Review broadly identifies three distinct elements to
Gillingham’s retail offer:

B The core pedestrianised High Street: the High Street between
King Street and Skinner Street, which coincides with the primary
frontages defined in the 2003 Plan. This is the most important

element of the town centre containing the twice-weekly market,
main multiple anchor stores and multiple service operators including
banks, building societies, estate agents and bookmakers. This area
contains most of the larger units and retains the national chains.
There are a handful of older buildings at the western end that
contribute to the identity of the town centre.

High Street West: principally the High Street between Skinner Street
and Britton Street, including Canterbury Street and Skinner Street
between Green Street and Jeffery Street. This largely coincides
with the secondary frontages in this area. Analysis highlights a

more contained environment, with the height of the buildings and
the greater presence of both trees and street furniture creating

a more open, pleasant and convivial environment. Although

having Peacocks and a quality independent cycle shop, the offer

is dominated by service retailers (nail bars, employment agency,
tattooist etc.) and food and drink (mainly cafés and restaurants rather
than take-aways).

High Street East: the High Street between King Street and the railway
station entrance. It presents a poor quality consumer experience and
gateway into the centre from the railway station. The offer is poor, as
is the street environment. The mix is dominated by service and food
operators, typically with badly maintained narrow external facades.
McDonalds was a key presence in this block, but vacated their
premises in August 2018. It remains vacant.

Within the Local Plan, Green Street and King Street are not defined as
either primary or secondary frontages.

Gillingham Town Centre Masterplan Final Report
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Other relevant data

The Medway Citizens’ Panel Report (Calli Spiers, March 2016) found that
visitors to Gillingham town centre were most likely to live there, to visit
frequently and during the day and to satisfy local shopping and service
needs there. It was regularly cited as being the most convenient, closest
centre to meet basic needs. It was less attractive for meeting leisure and
food and drink needs. Some cited problems with the retail offer and the
environment as deterrents to using the centre. These findings are broadly
consistent with the Retail Healthcheck.

Medway Council commissioned GVA in 2018 to undertake a borough
wide Retail and Leisure assessment (following an earlier survey in 2016). In
regards to Gilingham Town Centre, key findings included:

B Food (36%), non food (33%) and socialising (14%) are the key reasons to
visit (from 100 in-centre surveys)

B Average spend levels are low —food (£12.55), clothing / footwear (£9.21).
Eating / drinking and services were especially low at £1 apiece

B 63% of people walked, 24% drove with 95% of visitors spending less than
20 minutes on their journey (in other Medway towns, around half arrive by
car)

B Average dwell time is 77 minutes (Chatham is two hours, Stood is 90
minutes)

H Visit frequency is high with 35% visiting multiple times per week and 38%
visiting weekly

B 75% of people who visit primarily for food also visit other shops and
services

Again, the findings echo the Retail Healthcheck, suggesting the importance
of Gillingham as alocal centre for a local catchment. The same survey also
suggested that around half of those using the Gillingham Retail Park also
used the town centre.

©TIBBALDS NOVEMBER 2019

Gillingham'’s town centre extent

The extent of a town centre is often defined in planning terms through the
Local Plan.

However, Gillingham town centre does not have a boundary defined in the
2003 Adopted Plan, and this position is being reviewed in the emerging
Local Plan. The adopted plan effectively uses the ‘retail core’ designation as

a town centre boundary, and this includes primary and secondary frontages.

The ‘retail core’ defines the area within which ‘core area’ uses (classes A1,
A2 and A3) would be acceptable. This boundary is broadly and roughly
drawn and includes the whole of the High Street from the railway station
to Britton Street at the western end, together with Canterbury Street and
Skinner Street between Green Street and Jeffery Street.

This boundary excludes some of the study area around the Marlborough
Road junction and at the extreme western end of the High Street.

Gillingham Town Centre Masterplan Revised Final Report
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Conclusions and observations

Gillingham has been under-performing for many years and is on a steady
decline which is entrenched and needs serious attention. As an important
local centre in the context of the Medway Towns retail hierarchy, it has seen
many of its key nearby and competing centres evolve and improve in recent
times.

Out of town development has undermined the role of the centre and taken
trade away. These places, such as the Pier Road Asda, the Dockside Outlet,
Gillingham Retail Park and Hempstead Valley Shopping Centre now deliver
modern, bright retail facilities with plentiful free parking.

Given the lack of investment in Gillingham town centre over the same period,
the centre has gone backwards relatively in terms of customer appeal

and relevance. The town’s appeal is being further weakened by online
e-commerce.

Similarly the amount of community activity and interest in the welfare and
improvement of Gillingham town centre is extremely limited. There was once
a Town Centre Forum but this no longer meets.

Gillingham town centre provides a poor quality retail experience, with many
of the softer appealing factors missing. For a convenience based trip,

it is neither pleasant nor appealing. There are issues around anti-social
behaviour (actual and perceived) and litter. In combination, this does not
encourage shoppers to length their visits and leaves a poor and lasting
negative impression.

The initial sense of arrival and sightlines to those arrival points are poor.

Most people travel to the town centre by foot. Typically, footways and
access routes are unpleasant due to graffiti, litter or urine smells. The station
gateway and sense of arrival from the train station is similarly poor.

gy
5

The town centre needs additional reasons to visit from existing
customers

Gillingham attracts a strong, core local customer base. Satisfying the needs
of this mass market customer group must be priority (not targeting new
ones). These existing customers will respond to more events and activities,
extended retail offer, more food and drink and leisure provision and more
appealing (and ideally free short term) car parking.

There is considerable potential for the market to grow and evolve to
become much more of an anchor and draw for the town centre

The market is a massively under utilised asset for the town. It could be the
best general market in the area. The market could also help to differentiate
Gillingham and generate destination visits.

To do so, it needs to be bigger, better, more frequent, more consistent and
appealing. It needs more and new professional traders, as well as more
visiting themed markets and events. Animproved market, with high quality
retail delivery and product, better stalls, more choice, additional themes
and more visiting markets also provide an ideal opportunity to generate
additional reasons for existing customers to visit Gillingham more often.

It is very important the existing anchors are retained.

Gillingham today has less than five recognised multiple anchor retailers (i.e.
arecognised brand with a size, range and condition that matches consumer
demand and the role of the shopping offer as a whole). If any of these leave
(especially Wilko, Sports Direct and Iceland), it will significantly reduce the
appeal of town centre. These retailers need close engagement, support,
encouragement and involvement in the forward planning and management
of the centre in order to continue to play such any important role in
Gillingham going forward.

The early evening leisure / food and drink offer is poor. Here, there is
the opportunity to extend the trading day

The current offer revolves around ‘greasy spoon’ cafés during the day and
fast food at night. A new well managed mass market pub, selling a choice of
good food, such as Wetherspoon or Stonegate Pub Company, would help
anchor the town centre evening offer.

The town needs targeted, soft and visible interventions to make it a
more appealing place to visit

There is no ‘silver bullet’ to fix Gillingham. Cleaning, waste and litter
management need improving. The management and enforcement against
ASB need significant improvement. Landlords need to be encouraged to
invest and smarten up their shopfronts. The management of the market
needs improving, both in terms of enforcement, but also pro-active
development.
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Other issues
Parking, Traffic and the University



Role of the University

Background
B Campus established in 1993/4; the lower site was largely derelict

B Regeneration funding was secured through the Labour Government of
1997 — 2007 and the campus has continued to develop, restoring the old
former military buildings. This has opened up a site that was previously
restricted to local people.

B Regeneration has continued, with the Deep End recently being
completed, a renovation of a former swimming facility for a student union
building.

B Current work is focused on maintaining the standard of the environment.

Geography

The campus is hemmed in and access to the site from Gillingham is limited.
The site is surrounded by the naval dockyard, the Royal Engineers, Kent
Police and the Lower Lines park. The walking route to Gillingham through
the Lower Lines Park to Mill Road is the only feasible one.

Student Living

There are around 10,000 students overall using the whole campus (all
universities including part-time and postgraduate students). A large
majority of these live in student accommodation provided locally. Student
accommodation encompasses the halls on site and nearby, largely

close to the campus and around the new developments on the docks
(including Liberty Quays). Some students rent privately, and are thought
to be concentrated in north Gillingham in decreasing density between Mill
Road and Ingram Road within Gillingham (i.e. more in homes closer to the
campus). The number and range of this will constantly change.

Significant elements of the student population are commuters, both from
London and from other places. This applies to full time students who use
chartered buses to get to Medway, those who live independent of student
accommodation outside Medway, those who combine courses with
employment and mature students.

As part of ‘the student life’ used in promoting the university, significant
assets are the nearby Asda on Pier Road, the retail and leisure facilities at

Gillingham Town Centre Masterplan Revised Final Report
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Dockside, Great Lines Park, the facilities at Medway Park and tho