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Dover District Council

Subject: DOVER TOWN CENTRE

Meeting and Date: Cabinet – 15 January 2018

Report of: Nadeem Aziz, Chief Executive

Portfolio Holder: Councillor Keith Morris, Leader of the Council

Decision Type: Non-Key Decision

Classification: Unrestricted

Purpose of the report: To inform Cabinet of progress on the St James town centre 
regeneration scheme and outline a number of issues and actions 
for partnership working which need to be taken forward to support 
a comprehensive approach to capture the benefits and 
opportunities that St James will bring to the locality.

Recommendation: It is recommended that Cabinet:

1. In the event of a consensus approach between relevant 
partners agree the rebranding of the existing town centre 
beyond St James to be known as the “Old Town” and the 
necessary signing thereto;

2. Agree that DDC liaises with the Dover and Thanet 
Chamber of Commerce to hold a business rate forum and 
receive a future paper which examines the case for a 
business rate relief scheme;

3. Agree to work with the Dover Town Team to enable a 
resubmission of an improvement scheme for 
Bench/Street/King Street/Market Square/part Cannon 
Street through any relevant future funding programmes; 

4. Agree a Partnership Charter and/or the entering of any 
necessary Legal Agreements with relevant authorities, 
bodies and interested parties as and when appropriate to 
take forward improvements and funding bids for projects in 
the town centre; 

5. Agree to work with relevant partners to improve public 
realm/street furniture on the immediate connections to St 
James, with a ceiling of £30,000 contribution;

6. Agree to work with KCC as Highway and Transport 
Authority to develop a wider scheme of improvement using 
the work stream undertaken as part of Dover Waterfront 
as a foundation for scheme development and future 
bidding; and

7. Agree to jointly fund a post (within DDC) dedicated to 
undertake Section 215 enforcement matters in Dover 
Town Centre, through partnership with Dover Town 

2

Agenda Item No 12



Council at a combined cost of £20,000 per annum.

1. Summary
1.1 Cabinet will know that construction of the St James development is on the cusp of 

completion.  The main construction works being undertaken by the RG Group are 
scheduled to be concluded by the end of January 2018.  In the meantime, a 
number of the units have already been handed over to tenants who have been on 
site for several months fitting-out their individual parts of the scheme.  This 
process will increase and extend across the site immediately after Christmas.

1.2 The owner of the scheme, Legal and General Investment Management (L&G), has 
appointed managing agents, Jones Lang Lascelle (JLL), who undertake this role 
across the wider L&G portfolio.

1.3 Working with L&G, JLL and the tenants it is intended that a "soft opening" will occur 
in early February, with the Cinema (confirmed as opening on the 2 February), Hotel 
and Nando's Restaurant opening in the first tranche.  Other units will follow-on as fit-
outs are completed, with a formal scheme opening arranged for later in the spring.

1.4 Allied to the completion of the main construction works, the completion of the access 
arrangements and the car park is the key enabler to this process.  On the latter 
matter, the car park, this will be operated by JLL through an automatic number plate 
recognition system and charged in a compatible way with other town centre car 
parks.

1.5 Completion of St James, has, however, raised a number of wider concerns and 
issues which are set out in the report for Cabinet's consideration.

2. Introduction and Background

2.1 The comprehensive regeneration of the St James area (previously also known as 
and being part of a wider area referred to as The Dover Town Centre Investment 
Zone) has been a long held corporate ambition and priority for the Council across 
administrations. That it is now on the verge of completion and due to open in early 
2018, is due to many factors which include, but not exclusively, some of the 
following:

Prior support from the Regeneration Agencies; 

Partnership working between the Developer (Bond City) and the Council;

A commercially designed, operational scheme aligning to market needs;

Comprehensive land assembly and successful Compulsory Purchase Order;

Successful tenant take-up; and

Investment by the funder, L&G.

2.2 It is also relevant to note that the scheme has progressed and adapted in the 
changing face of the retail sector where internet shopping, ‘click and collect’ activity 
and leisure based facilities are becoming more prevalent as part of the wider 
expectations around a broader experience.  This has resulted in Cineworld and other 
adjacent restaurants replacing retail uses and consequently opening-up the prospect 
of a strong night time economy in the town centre.

3



2.3 A number of significant factors have also stood behind the Council’s desires to see St 
James realised.  Cabinet will be aware of the development of adjacent centres in the 
neighbouring districts. These have increasingly become more attractive to residents 
in Dover district in the absence of modern facilities of comparative scale and range in 
Dover town centre which has resulted in a considerable amount of retail ‘leakage’ to 
neighbouring Councils who are all improving their retail offer.  St James will, 
therefore, provide a transformational opportunity to avert the haemorrhage of 
expenditure outside the district.  It will bring people back to the locality while also 
providing a visible location to the many millions of people currently passing through 
the town on the A20, being an effective window to the wider town centre.

2.4 Understandably, given the current pressures on the retail sector which are not just 
confined to Dover, concerns are being expressed around the impact of St James on 
the remainder of the existing town centre. These relate to a number of matters such 
as the number of vacant shops, the impact of business rates, access and links to St 
James, quality of the environment and whether St James will have a negative impact 
on existing trade.

2.5 The Council’s corporate ambitions, which are set out below, are very clear.  Delivery 
of the St James scheme in an ever more challenging retail world, where proposals in 
other towns and cities have aborted or stalled, should be regarded as a major 
success. St James will act as a catalyst for wider regeneration in Dover, a point 
which L&G has also recognised through their investment.  Consequently, the Council 
in partnerships with others now need to be able to move on to the next stage on the 
journey and capture the wider benefits and opportunities that St James will bring.

2.6 Central foundations to the remainder of the wider town centre regeneration and re-
energising on the back of St James essentially come down to two key issues which 
often form the bedrock of retailer analysis informing investment choices. These are:

 Increasing the footfall in the town centre; and 

 Increasing the spending power locally.

2.7 In order to increase the footfall in the town centre there needs to be a clear 
understanding of the initial geography in question as reference is being made to the 
‘High Street’ whereas the recent expectations notified to the Council have centred on 
Bench Street/King Street, Market Square, Cannon Street and Biggin Street though to 
Maison Dieu/Town Hall.  This is not to say that an economic and commercial ripple 
effect may not extend over time through to and beyond the Maison Dieu/Town Hall 
depending on the market expectations.

Local Plan Review

2.8 As part of the Local Plan review, the Council has commissioned Carter Jonas to 
prepare a Retail and Leisure Needs Assessment.  In broad terms, once this work has 
been completed, it will provide information to inform the future retail needs across the 
district based on current and future requirements to 2037.  This work will also review 
and put forward recommendations on the extent of existing town centres boundaries 
and the location of Primary and Secondary shopping frontages. This commission is 
due to conclude in the spring.

2.9 In the meantime, there are a number of key considerations which will individually or 
collectively help contribute to increasing the footfall in the town centre and which  
include: 
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i. Links, wayfinding and directions to and from the town centre to St 
James – local residents will inevitably have an understanding of the 
geography in the area.  However, working on the assumption that more can 
be done both for benefit of local residents and particularly visitors, 
improvements need to be made to the directional signage to and from the 
town centre. While a wider tourism signing strategy is under review, 
immediate improvements can be made to and from St James to the town 
centre.  With the modernity that is the St James scheme, it begs the question 
as to how the remaining part of the town centre can best be described to give 
best effect Perhaps one of the most commonly used universally recognised 
descriptions which would need consensus and be most appropriate, 
particularly to visitors, would be to describe the remainder of the town centre 
as the “Old Town”.  

ii. Branding and marketing of the town centre – more needs to be done to 
improve the branding of the town centre, be it the new or old quarters.  L&G 
has appointed marketing and PR consultants along with managing agents for 
St James, JLL, who will be present on site 24/7. Through dialogue with L&G 
they have indicated that what they “can provide is whole hearted assurances 
that our manager will work very closely with any town centre group put in 
place to ensure joined up thinking and hopefully delivering mutual goals”.

iii. Vacant shops – there is an enduring issue with voids and vacancies, often 
not helped by absent owners and landlords, the size and massing of the units 
and redundant accommodation on upper floors, which is not confined solely 
to Dover town centre. The Authority Monitoring Report, reported to Cabinet on 
4 December 2017, illustrated that vacancy rates in Dover have increased 
from 14% (22 units) in 15/16 to 15.28% (24 units) in 16/17. While the St 
James development provides a clear illustration of modern retailer 
requirements, the town centre provides opportunity for niche, independent 
retailers and leisure uses more appropriate to the scale and massing of the 
available accommodation and the needs in the area.  However, for this to 
occur there needs to be stronger engagement in the short term with the 
owners, landlords and interested parties around sub-division, conversion on 
upper floors etc. either directly or in part through the Healthy High Street 
initiative.  In the medium and longer term, the Local Plan review also needs to 
consider the health of the town centre and propose policy measures to 
address issues;

iv. Business Rates – this is also an issue which transcends Dover town centre 
and often relates to a lack of understanding around the process, the scale 
and nature of possible reliefs allied to the level of rates applied.  It is 
suggested that:

A business rate breakfast forum is conducted by the Dover and Thanet 
Chamber of Commerce in liaison with DDC Community Services at a date to 
be arranged in early 2018; and

v. A paper is prepared for further consideration which examines the business 
case for a rate relief scheme. 

vi. Quality of the surface environment – there are several issues arising 
around this subject:
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 The first matter concerns the state of the existing paved areas which 
are used variously by pedestrian and vehicular traffic.  It is evident that 
a number of areas in the town centre are now showing signs of 
considerable distress ranging from broken slabs and paviours, 
tracking and rutting along with associated puddles and drainage 
issues. Engagement is taking place with Kent County Council 
Highways on these matters and the County Councillors have also 
agreed to allocate Member Funding to assist with essential 
maintenance issues in Biggin Street (work is scheduled to commence 
immediately after the Zeebrugge Centenary event on 23 April);

  As part of the wider expectation around improving the locality, Dover 
Town Team prepared a submission to the Coastal Community Fund 
for improvements to the town centre, which along with the existing 
layout is shown at Appendix 1.  This scheme was seen as the first 
phase of a wider improvement in the town centre.  Unfortunately, while 
being received with positivity, the scheme did not have sufficient 
assurance to attract funding.  Key issues included the need to 
demonstrate partnership working, planning consent, highway 
approvals, land ownership and the economic case.  Dialogue has 
taken place with the Department for Communities and Local 
Government and the Town Team around how a resubmission can 
best be made.  A further meeting is to be held with the Town Team in 
early 2018; and

  A wider scheme for improvement in the town centre is also being 
developed by LDA Architects as a strand of activity associated with 
the Masterplanning of Dover Waterfront.  Initial Options have been the 
subject of a limited stakeholder consultation. These will need to be 
developed further, consents and approvals obtained to inform a bid 
through whatever funding channels may be best appropriate at the 
time later in 2018.

vii. Quality of the built environment – Cabinet, at the meeting on 4 December, 
approved a refurbishment of the garage block at Dolphin House and adjacent 
River Dour which is situated adjacent to a key route to the town centre.  
Beyond this, there are four immediate considerations associated with this built 
environment:

 Condition of Buildings – the visual appearance of buildings in the town 
centre, particularly in Conservation Areas, has become a source of 
increasing concern.  While resources have been channelled around 
parts of the town centre, a stronger robust approach should be 
directed to the town centre as priority. Through dialogue with Dover 
Town Council, it has been agreed (as an early consequence of the a 
partnership Charter) to jointly fund a part time post for two years to 
undertake Section 215 work in Dover town centre. Dover Town 
Council has agreed to contribute £10,000 per year for two years on a 
match funded basis;

 Shop Fronts – opportunities do exist through dialogue with letting 
agents and others to develop a strategic approach to improve the 
visual appearance of shop fronts with screening and artwork;
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 Street Furniture – a review of street furniture has been undertaken as 
part of the work on the Options for the town centre.  This has 
highlighted the diverse standard, quality and form of street furniture.  It 
is suggested that, as an early action from the Partnership Charter 
referred to below, a budget allocation is made available and additional 
or stressed furniture is replaced in such a way it compliments future 
improvement schemes; and

 Hoardings – Hoardings erected around the St James site provided a 
useful indicator of what can be achieved.  It is suggested that, as an 
immediate action, the Council works with the landowners and others 
to replace the hoardings in the Bench Street area using a preferred 
lime green base with art work illustrating the town centre as may be 
defined.

viii. Partnerships – It is evident that there are a number of authorities, bodies, 
groups and investors that have a range of roles and interests in the town 
centre. These include among others:

 Kent County Council;

 Dover District Council;

 Dover Town Council:

 Dover Town Team;

 Dover Big Local

 Dover and Thanet Chamber of Commerce

 Dover Society;

 Coastal Community Team;

 Dover Arts Development;

 Port of Dover; and

 L&G

In order to demonstrate the appropriate level of commitment between the 
above, it is suggested that a Partnership Charter, an effective working accord, 
is developed where relevant. This is intended to visibly outline how the parties 
will commit to actions and working together, to achieve a common goal of a 
vibrant, successful town centre.  DDC have commenced this process with 
Dover Town Council, which will be reported in further detail at your meeting.

2.10 Key considerations which will contribute to increasing the spending power locally 
include:

i. The economic well-being of the district – The Annual State of The District 
Report details how the economy of the district is performing both locally and 
by comparison to the South East and national picture.  Two key indicators are 
the Gross Value Added (GVA) per head across the district and the business 
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survival rate.  GVA is the third lowest in Kent and amongst the lowest in the 
South East.  Business survival rates are also lower than seen nationally. The 
aims and objectives in the Corporate Plan are seeking to put foundations in 
place (as indeed will the refresh of the Local Plan) to reverse these trends.  
Without planning for growth, the direct spending power that is available in 
district will slowly decline through demographic change and restrict the 
availability of retail and leisure investment; and

ii. How the tourism and visitor base can be improved – a number of factors 
apply here:

 The need for more connected attractions such as the Castle, Western 
Heights, Fort Burgoyne and Maison Dieu;

 Working with landowners, developers and interested parties to enable 
the build-out of the defined opportunities such as at Dover Waterfront, 
connected to the town centre;

 Working with partners to help them develop and promote a programme 
of events in the town centre where all parties have ownership;

 Working with landowners, developers and others to facilitate  transport 
connections to new development, particularly the Whitfield Urban 
Expansion, to and from the town centre; 

 A high class hotel offer; and

 Improved High Speed train services.

3. Identification of Options

3.1 The Council essentially has two options in relation to this report and the strategic 
ambitions set out in the Corporate Plan.

3.2 The first Option is to do nothing or engage or contribute on an item by item basis.

3.3 The second Option is to engage in a comprehensive manner on the items identified 
in this report.

4. Evaluation of Options

4.1 The Council’s Corporate Plan, as reproduced in part below, identifies the clear 
expectations around the need to encourage and enable strong, vibrant town centres 
as a core foundation for the future.

4.2 It is considered that to do nothing or engage on a partial basis is not the preferred 
Option.  The Council, along with others, has expended substantial effort and energy 
in getting St James to the current position.  To not proceed with a further 
comprehensive programme of engagement at the town centre at this time would 
diminish the investments made at St James and fail to realise the opportunities now 
available.

5. Resource Implications
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5.1 Recommendations 5 and 7 will be funded from the existing Dover Regeneration 
Enabling Special Revenue Project, included in the 2017/18 Medium Term Financial 
Plan

5.2 Additionally the Council is currently reviewing future budget and capital programme 
requirements and the following proposals will be included in the 2018/19 Medium 
Term Financial Plan for Member consideration:

 Dover regeneration enabling costs - £80,000;

 Dover Town Centre Improvement Works - £300,000; and

 Market Square public realm enhancements - £100,000

6. Corporate Implications

6.1 The Council’s Corporate Plan 2016-2020 sets out the Council’s Vision which is to:

Secure a prosperous future for the Dover district, which will be a place where people 
want to live, work, invest and visit.

A number of strategic priorities have been identified to achieve the Council’s vision 
which are particularly relevant to this report and include:

Priority One: Thriving Economy; and

Priority Two: Clean, Green and Safe Environment.

Key Outcomes are that by 2020, we will want to see that:

People in the district benefit from a stronger and more prosperous economy – This 
means that people are increasingly active in the local economy and support local 
businesses, and our communities are sustainable with the appropriate infrastructure 
to support business growth and thriving town centres; and

The Dover district is a great place to live, work and visit – this would mean that 
people take pride in the district and their communities, the heritage and natural 
environment, and our district is clean and safe with a good range of leisure, tourism 
and cultural activities.

Two very specific project achievements required by 2020 are to:

 Continue the district’s regeneration, with, among projects, priority focus given 
to The St James’ Development/Dover Waterfront; and

 Seek to improve parking and access facilities within our town centres to 
support and promote the local economy and access to High Speed 1 
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6.2 Comment from the Section 151 Officer:  The financial proposals in this report will be 
included in the 2018/19 Draft Budget and MTFP for approval by Council in March 
(2018 (MD).

6.3 Comment from the Solicitor to the Council:  The Head of Legal Services has been 
consulted in the preparation of this report and has no further comments to add (LM).

6.4 Comment from the Equalities Officer:  ‘This report does not specially highlight any 
equalities implications, however in discharging their responsibilities members are 
required to comply with the public sector equality duty as set out in section 149 of the 
Equality Act 2010 http://www.legislation.gov.uk/ukpga/2010/15’ 

6.5 Other Officers (as appropriate):  

7 Appendices

Appendix 1 – Dover Town Team CCF Scheme

8 Background Papers

Corporate Plan

State of the District Report

Authority Monitoring Report, December 2017

Contact Officer:  Tim Ingleton, Head of Inward Investment, extension 2423
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