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1 INTRODUCTION  

 GL Hearn was appointed as part of an Allies and Morrison Urban Practitioners (AMUP) team in May 1.1

2012 by the Shoreham Harbour Regeneration Partnership comprising Adur District Council (ADC), 

Brighton & Hove City Council (BHCC), West Sussex County Council (WSCC) and Shoreham Port 

Authority (SPA) to prepare Development Briefs for the Western Harbour Arm and Aldrington Basin 

and South Portslade areas. 

 The Development Briefs are being prepared in parallel to underpin the development of a Joint Area 1.2

Action Plan (JAAP) to guide future development and delivery within the Shoreham Harbour Area.  

On completion the intention is that the document will be formally adopted by ADC and BHCC 

respectively and act as a material consideration when considering development proposals for the 

area.  

 The purpose of this report is to consider and assess the existing economic impact of four key areas 1.3

of change which form part of the wider Shoreham Harbour JAAP area. 

 The analysis has been informed by a range of primary and secondary sources including a review of 1.4

relevant local evidence base studies, discussions with local businesses and occupiers and local 

economic and employment land data. 

 The report considers in turn the following:  1.5

 Section 2 considers the Shoreham Harbour Regeneration Project and the main development 

areas related to this. 

 Section 3 assesses the economic benefits currently generated within the development areas, 

including with regard to job and wealth creation. 

 Section 4 assesses the potential gross economic benefits arising from delivery of development 

proposed within the four main areas, considering job creation, investment and wealth creation. 

 Section 5 draws the analysis together to summarise the net benefits potentially accruing from 

the delivery of the various proposals and recommendations for maximising positive economic 

impact. 
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2 CONTEXT & THE PROJECT 

 

Overview to Shoreham Harbour Regeneration 

 The Shoreham Harbour regeneration area is characterised by a continuous strip of coastal 2.1

communities stretching from the western edge of the City of Brighton & Hove in the east to 

Shoreham in the district of Adur in the west. 

 Shoreham Harbour was initially identified in the South East Plan as a Strategic Development Area, 2.2

with potential (subject to testing) for up to 10,000 new homes. However, through technical analysis 

this scale was found not to be realistic or deliverable in the short-medium term due to the 

dependence on large-scale land reclamation and costly and complex land assembly arrangements.  

 There is a strong commitment from the local authorities as well as the Shoreham Port Authority to 2.3

realise the economic opportunities offered by the harbour area. The Shoreham Port Masterplan 

(prepared in 2010) considered in detail the operational requirements of the port as well as the 

potential for the release of land for alternative uses to support the on-going regeneration of the area 

and Shoreham Harbour has been identified as a ‘Broad Location’ for change in both the emerging 

Adur Local Plan and emerging Brighton & Hove City Plan to deliver a combined 1,450 homes and 

more than 20,000sqm of employment floorspace. 

 The successful regeneration of Shoreham Harbour is premised upon consolidation and 2.4

enhancement of the Port and existing employment areas to ensure they continue to play an 

important role in the local economy. This consolidation will release a series of sites for mixed-use 

developments along the waterfront, supported by a package of critical infrastructure, public realm 

and leisure improvements benefitting the local community at large.  

 Three main “areas of change” have been identified: Western Harbour Arm, South Portslade and 2.5

Aldrington Basin. Development Briefs are currently being prepared for each area and moving 

forward, these will support and underpin the development of a Joint Area Action Plan (JAAP) to 

provide a comprehensive strategy to guide investment and development within the area.  The JAAP 

will ultimately be adopted by both Adur District Council and Brighton & Hove City Council. 

Areas of Change and Development Proposals 

 As set out above, the regeneration of Shoreham Harbour is based around three key “areas of 2.6

change”: In addition, redevelopment and reconfiguration of the Southwick Waterfront area is being 

led by Shoreham Port Authority.  

 As part of the Development Brief process, AMUP have developed illustrative block layouts and 2.7

development proposals for each of the three main areas of change. Plans for the Southwick 
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Waterfront area are less detailed but indicative proposals have been provided by the Port Authority. 

Below we set out the key principles and proposals for each area. 

Western Harbour Arm 

 The Western Harbour Arm lies in the west of the Shoreham Harbour regeneration area in the 2.8

district of Adur. It encompasses two distinct development areas separated by the A259.  

 Map of Western Harbour Arm Development Brief Area  Figure 1:

 

 The waterfront sites on the south-side of the A259 are currently dominated by large scale industrial 2.9

and storage premises accommodating uses ranging from fuel storage and plastics manufacturing to 

aggregates handling and metal recycling, some of which are reliant on a waterfront location. In 

addition, there is also a number of smaller office and industrial units (such as the Riverside 

Business Centre and Ham Business Centre) as well as a car showroom and Sussex Yacht Club. 

 The north-side of the A259 is dominated by large format retail warehouses currently occupied by 2.10

the likes of B&Q and Halfords. Moving east, there are also a number of large industrial/warehouse 

units (some of which are currently vacant) as well as the local recycling and refuse centre. 

 The overarching priorities for the Western Harbour Arm can be summarised as follows: 2.11

 Comprehensive phased redevelopment of the waterfront area for residential led, mixed-use 

development incorporating new small scale employment space as well as opportunities for 

visitor, leisure and retail uses 
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 Improved streetscape and connectivity along the A259 corridor, provision of new north-south 

connections to the waterfront and delivery of a new waterfront route and cycleway 

 Enhanced public realm and new public open spaces to enhance the local environment and 

attract footfall and visitor activity along the waterfront 

 Upgraded flood defence network to provide appropriate protection to existing and future 

residents and businesses  

 Illustrative development schedules have been prepared by AMUP based on the individual block 2.12

layouts. The broad scale and mix of uses across the area is set out in the table below with detailed 

site-by-site floorspace schedules in Appendix xx.  

 Two residential-led scenarios for the Western Harbour Arm South area have been examined. 2.13

Scenario 1 is a lower density scheme comprising a mix of apartments and town houses. Scenario 2 

represents a higher density scheme (all apartments) and incorporates a large format retail outlet at 

the western end of the brief area. It should be noted that the two proposals are not mutually 

exclusive and individual plots from each could come forward together. A longer term, residential 

option for plots to the area north of the A259 has also been examined. 

 Development proposals for the Western Harbour Arm are comprehensive and encompass all of the 2.14

individual plots within the brief area. Achieving the proposals set out below in full therefore 

necessitates demolition of all existing development and the consequent loss of all existing 

employment and retail floorspace within the area. A strategy for business retention, relocation and 

continuity is therefore important and forms one of the guiding principles for development proposals 

within the Western Harbour Arm. 

 Summary of Western Harbour Arm Development Proposals (Gross) Table 1:

 
Western Harbour Arm 

South (Scenario 1) 

Western Harbour Arm 

South (Scenario 2) 

Western Harbour Arm 

North 

Residential 861 units 883 units 501 units 

Mixed commercial 6,000sqm 6,000sqm - 

Large format retail - 5,096sqm - 
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South Portslade Industrial Estate 

 The South Portslade area lies in the east of the Shoreham Harbour regeneration area within 2.15

Brighton & Hove. It is focussed on the existing South Portslade Industrial Estate which sits on the 

north-side of the A259 (Kingsway/Wellington Road). 

 Map of South Portslade Industrial Estate Development Brief Area  Figure 2:

 

 Whilst the South Portslade Industrial Estate area is abutted by residential neighbourhoods, 2.16

employment uses are its defining characteristic. Sites within the area are home to a variety of 

employment premises in terms of age, type and size and accommodate a wide range of businesses 

from the more industrial (car garages, wholesalers) to those of a more office based nature. There 

are also several community services based within the South Portslade including the BHCC 

Belgrave Day Centre and City Coast Church. 

 The overarching priorities for the South Portslade area can be summarised as: 2.17

 Redefinition and enhancement of the core employment area and promotion of opportunities to 

deliver new, modern accommodation 

 Managed release of peripheral sites for residential-led mixed use redevelopment 

 Delivery of new public open space and landscaping improvements 

 Improved streetscape and connectivity along Wellington Road and repaired links with the 

residential neighbourhoods beyond 

 As part of the development brief, detailed illustrative proposals have been prepared by AMUP for a 2.18

number of specific plots within the South Portslade area. The broad scale and mix of uses across 
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these plots is set out in the table below with detailed site-by-site floorspace schedules in Appendix 

xx. In addition, there are a number of plots where employment redevelopment opportunities exist 

(either in the short or longer term) and indicative floorspace figures have been provided for these.  

 Summary of South Portslade Development Proposals (Gross) Table 2:

 South Portslade Residential Blocks South Portslade Employment Blocks 

Residential 146 units - 

Mixed commercial 729 sqm - 

Employment - 18,795 sqm 

Aldrington Basin 

 Aldrington Basin lies at the eastern entrance to the main port area within Brighton & Hove. The 2.19

Basin area is directly adjacent to Hove Lagoon which represents the transition point between the 

West Hove promenade and the more industrial area of Shoreham Port. 

 Map of Aldrington Basin Development Brief Area  Figure 3:

 

 The Aldrington Basin area currently comprises a mixture of employment and commercial land uses. 2.20

In the north of the area there is a pub, restaurant, retail units and small office space all of which 

front onto the A259 at road level. At the lower level, there are a number of light industrial/warehouse 

units which face onto Basin Road North, accommodating a range of activities including wholesalers 

and car repair garages. 

 Within the basin itself and surrounding the waterfront are a number of larger scale employment 2.21

units including a serviced office block as well as industrial and warehouse units, some of which 

house uses reliant on the waterfront location including Brighton & Newhaven Fish Sales. 

 The overarching priorities for the Aldrington Basin area can be summarised as: 2.22
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 Managed employment-led redevelopment and enhancements (e.g. improved port access road) 

to retain and strengthen the employment focus of the area 

 Improved visual and physical access to Hove Lagoon and the seafront including the introduction 

of new leisure, visitor and ancillary retail uses  

 Improved streetscape along the Kingsway corridor including through new residential and mixed 

use redevelopments fronting onto the A259 

 Illustrative proposals have been prepared by AMUP for a number of specific plots within the 2.23

Aldrington Basin area. The broad scale and mix of uses across these plots is set out in the table 

below with detailed site-by-site floorspace schedules in Appendix xx. 

 Summary of Aldrington Basin Development Proposals (Gross) Table 3:

 Aldrington Basin 

Residential 93 units 

Mixed commercial/employment 13,089 sqm 

Southwick Waterfront 

 Southwick Waterfront is situated in the centre of the Shoreham Harbour Regeneration Area, close 2.24

to the “mouth” of the eastern arm of the port and adjacent to the functional lock gates. 

 The Southwick Waterfront area currently comprises a wide mix of uses and accommodation. The 2.25

western part of the area is defined by the Lady Bee Industrial area, an estate of relatively low 

quality, single storey industrial units accommodating uses ranging from product fabrication, printing 

and car repair services. Fronting onto the A259 is a small parade of commercial premises and 

along the waterfront are two buildings accommodating a chandlery and restaurant. The 

easternmost part of the site, which comprises a mixture of commercial uses, is a designated 

conservation. A significant portion of the area is currently given over to parking and open storage. 

On the Waterfrong, Riverside Yard and Lady Bee Marina currently provide 120 pontoon berths. 

 The Shoreham Port Masterplan prepared in 2010 identifies that Southwick Waterfront has the 2.26

potential to be redeveloped for commercial and leisure purposes, including increased marina berths 

with associated facilities, a new ‘public hub’, extra parking and improved public access to the 

waterfront. The overarching priorities for the Southwick Waterfront area can be summarised as: 

 Delivery of new marina facilities, expansion of berthing and mooring capacity and activation of 

waterside leisure. 

 Development of new office and workshop space for small businesses, including an expanded 

chandlery. 

 Introduction of complimentary leisure opportunities such as space for a restaurant/café/bar and 

the potential for a new sailing centre. 

Enhanced public realm and pedestrian / cycle links. 
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 Improved vehicular access and car parking provision. 

 The Development Brief for Southwick Waterfront is in the process of being prepared by the Port 2.27

Authority and has not yet been completed.  For the purposes of this study, the Port Authority has 

provided indicative proposals to test for the purposes of this assessment which indicate the 

potential for 4,000sqm of mixed commercial/employment floorspace. 
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3 APPROACH TO ASSESSING ECONOMIC BENEFITS 

 

Stages of the Assessment 

 The assessment process comprised three main stages: 3.1

1. Assess existing economic impact 

2. Assess economic impact and benefits arising from development proposals (gross) 

3. Calculate net benefits from regeneration proposals 

 The first stage of the assessment (Stage 1) sought to assess the economic impact and benefits 3.2

generated within the proposed development areas in their existing form. To build a complete picture 

of the current economic impact, this stage of the assessment considered all existing sites and was 

not constrained simply to those sites where future development is proposed. Each of the sites 

identified by the Council was assessed individually and detailed schedules are available; however, 

figures within the report have been aggregated for ease of presentation. 

 The second stage (Stage 2) sought to assess the likely economic benefits arising from the 3.3

regeneration proposals. This stage of the assessment focussed on those plots where change is 

proposed (as the assumption is that the economic benefit of sites not being development will 

remain unchanged). Each of the proposed developments has been assessed individually and the 

findings for each are set out in the report. 

 These two separate stages are then brought together to provide an understanding of the net 3.4

benefits (or disbenefits) arising from the regeneration proposals (Stage 3). For ease of presentation 

in the report, net benefits from individual sites have been aggregated to provide overall outcomes 

for each of the proposed development areas. 

Scope of Impacts 

 In accordance with the project brief, we have explored the following impacts: 3.5

 Land use and floorspace 

 Direct job creation 

 Economic output/Gross Value Added (GVA) 

 Investment value (Stage 2 only) 

 Construction employment (Stage 2 only) 

 Induced and indirect effects 

o Consumer spend and retail employment 

o Indirect/supply-chain employment 

 This analysis includes consideration of the impacts of consumer spending on local and town 3.6

centres in Adur and Brighton and Hove.  
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 Below we discuss in detail the approach adopted and assumptions made in assessing each of 3.7

these impacts. 

Approach to Assessing Land Use and Floorspace  

 The first stage is calculating the total existing floorspace within each of proposed areas of change at 3.8

a site level. To do so, we have extracted property level Valuation Office Agency (VOA) data for 

each of the proposed areas of change. Based on our knowledge of the sites and occupiers and the 

detailed floorspace breakdowns provided by the VOA, this was then classified within by use class.  

 Where VOA data was unclear (in terms of matching to a particular address or use class), we 3.9

referred to planning information (particularly recent planning applications where available), in order 

to ensure an accurate assessment of existing land use and floorspace. 

 In identifying land use/floorspace for the development proposals, we have relied upon figures 3.10

contained within the site-by-site floorspace schedules provided by AMUP. In some cases, where a 

generic description of the floorspace is provided (i.e. commercial), we have assumed use class 

composition based on our understanding of the type of redevelopment being promoted by the 

Councils. For Southwick Waterfront, our assessment is based on high-level floorspace figures 

provided by the Port Authority property department, again making informed assumptions with 

regards to use class mix where this was not provided. 

Approach to Direct Employment Generation  

 To assess existing direct employment generation on a site-by-site basis, we have relied upon two 3.11

main sources: 

 Actual job numbers  

 Estimated job numbers 

 For a number of sites, we have been able to rely on actual employment numbers provided by the 3.12

Councils based on discussions with existing occupiers or obtained through our subsequent 

discussions with existing businesses where contact could be ascertained.  

 Where actual job information could not be obtained (largely because contact could not be made 3.13

with the occupier), we have estimated job numbers by applying appropriately adjusted employment 

densities to our assessment of floorspace. These employment densities have been informed by the 

HCA Employment Densities Guidance and take account of locally specific information (such as 

known densities for similar properties) as well as the age and condition of the property and the type 

of activities carried out.  
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 For future development proposals, we have calculated direct job generation using the employment 3.14

densities set out in the HCA Employment Densities Guidance. Where necessary, appropriate 

conversions have been applied to gross floorspace figures so that they can be used to calculated 

employment generation. 

 Based on the guidance, we have applied the following employment density assumptions for new 3.15

floorspace: 

 Employment Density Assumptions (Proposed Developments) Table 4:

Use Class Assumed Employment Density 

A1 Retail 18 sqm GIA per employee 

A3 Restaurant/ Café 18 sqm GIA per employee 

B1 Office 14 sqm GIA per employee 

B1 Light Industry 50 sqm GIA per employee 

B8 Warehouse 80 sqm GIA per employee 

 In calculating direct employment generation, we have focussed primarily on full time equivalents 3.16

(FTEs). However, we have also estimated total employment (i.e. the combined total of full and part 

time roles) applying reasonable conversions to FTE figures based on sectoral trends. For B-uses, 

we have applied a 110% conversion, whilst for A-uses we have applied a 135% conversion, 

recognising the generally higher levels of part-time and shift employment seen in retail and 

consumer service related sectors. 

Approach to Economic Output/Gross Value Added (GVA) 

 We have also sought to estimate the economic output currently generated by businesses and 3.17

occupiers within each of the areas of change as well as the level of output which could be 

supported by the development proposals. 

 In order to calculate economic output, we have applied reasonable estimates of GVA per employee 3.18

to our assessed levels of total job creation. These estimates are based on current average (2012) 

levels of GVA per job across a number of sectors within Adur and Brighton & Hove (using Experian 

April 2013 economic data). 

 Our estimates of output, which have been related to use class are set out in the table below. 3.19

 Assumed Economic Output per Employee by Broad Use Table 5:

Use Class Assumed Output per Employee 

A1 Retail £22,700 

A3 Restaurant/ Café £20,200 

B1 Office £38,200 

B1/B2 Industry £32,500 

B8 Warehouse £30,800 
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Approach Investment Value and Construction Employment  

 For each of the proposed developments, the level of investment which they represent in the local 3.20

area is assessed as the Gross Development Value (GDV) of the scheme. These figures are taken 

from the viability assessments prepared by GL Hearn in summer 2013.  

 Based on the investment value, we have estimated the level of construction employment likely to be 3.21

supported by each development scheme. Our approach in this regard is to calculate the level of 

“turnover” annually over the life of the development adopting construction period/rate assumptions 

consistent with those in the viability assessments. For residential-led developments, this assumes a 

build out rate of 5 units per month (60 per annum) with a lead in period of 1 year (for demolition, 

ground works, etc.) and for employment/commercial-led developments, we have assumed a build 

out rate of 1.5 to 2 years depending upon size. 

 This annual “turnover” is then translated into construction jobs applying a construction turnover of 3.22

£142,500 per employee (derived from Annual Business Survey statistics). 

Approach to Induced and Indirect Effects 

 In addition to assessing jobs which are or will be directly generated within the areas of change, we 3.23

have also considered the knock-on effects created in the local (and regional) economy. For 

example, it is reasonable to assume that some additional benefits will be supported as a result of 

consumer spend arising from residential and workforce populations or through the supply chains of 

businesses operating within the development areas.  

 Our assessment has therefore considered two main effects: 3.24

 Consumer spend and retail employment 

 Indirect/supply-chain employment 

Consumer Spend and Retail Employment 

 Consumer and retail spend within the harbour area is likely to be generated by two main sources: 3.25

the daily spend of the “workplace population” (i.e. those employed in the area) and household 

spend of the “resident population” (i.e. those who live in the area). This impact of this spend on 

employment is considered to be an “induced” effect. 

 It is assessed that there is a spend uplift locally associated with the additional employment 3.26

generated. In assessing spend generated by workplace population, we have assumed a 

conservative average daily spend per worker of £6.00 – sufficient to cover small purchases and 
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daily lunch. This translates to an annual spend of £1,410 per worker (assuming 5 days per week 

and 47 weeks per year). 

 For the stage 2 assessments, we have also assessed the annual spend generated by the new 3.27

resident population. This first requires us to estimate the likely resident population which will be 

generated by the proposed residential developments and then apply per capita spend. Our 

assumptions in this regard are as follows: 

 3% vacancy/second home allowance to convert total dwellings to occupied households 

 Household size assumed to be 1.75 persons (taking account of the likely profile of smaller units) 

 Per capita convenience and comparison spend figures based on Adur Retail Study (applying 

modest growth to take account passage of time): 

o Convenience: £2,011 per capita 

o Comparison: £3,100 per capita 

 We then apply an average output of £22,800 per employee – derived from the latest Experian 3.28

Economic data for Adur – to the overall spend figures to provide an estimate of the number of retail 

jobs which the spend is likely to support. 

 In our assessment, we have sought to provide a spatial breakdown of where retail spend is likely to 3.29

be captured. Our assumption is that “workplace-spend”, given its small scale nature, will be retained 

predominantly within local centres and outlets; however, there may be some leakage to larger 

convenience outlets in Portslade/Hove. 

 Our focus for the analysis of spend is really on the “resident-spend”. We first apply a reduction of 3.30

13% to comparison spend and 5% to convenience spend to account for special forms of trading 

(SFT) such as internet shopping
1
. We then adopt the following levels of capture for different 

locations, informed by the relevant zonal retention figures in the Adur and Brighton & Hove Retail 

Evidence Base Studies. 

 Assumed Location of Resident Retail Spend Table 6:

Location Convenience Spend (%) Comparison Spend (%) 

Shoreham Town Centre 11% 12% 

Holmbush 35% 10% 

Southwick 6% 5% 

Brighton Town Centre  6% 45% 

Hove/Portslade (inc. out of town) 24% 17% 

Elsewhere in Adur/Brighton & Hove 12% 6% 

Outside Adur/Brighton & Hove 6% 5% 

                                                      
1
 The latest evidence from industry sources such as Verdict is that SFT accounted for around 11.5% of all comparison spend in 2010 

and this is likely to grow to 18% by 2015. In the convenience sector, we have assumed 5% consistent with the approach taken in the 
Brighton Retail Study Update 2011. 
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 It is envisaged by the parties involved that through improvements to leisure and recreation 3.31

opportunities, the regeneration of Shoreham Harbour will enhance the attractiveness of the area as 

a destination for tourism and visitors. More specifically, improvements to marina facilities and 

berthing could also increase visitor numbers to the area. Whilst no data is available to specifically 

calculate any impacts on visitor numbers, this may generate additional consumer and retail spend 

in the local area. 

Indirect/Supply-Chain Employment 

 We have estimated indirect/supply-chain employment using the composite multiplier approach 3.32

recommended by the English Partnerships Additionality Guide (2008) and the BIS publication 

entitled Research to Improve the Assessment of Additionality (2009). 

 The multipliers adopted in our assessment have been informed by the two documents mentioned 3.33

above and are set out in the table overleaf. The multiplier applied to existing employment is 

“dampened” compared to the multiplier applied to the development scenarios. This is in recognition 

of the future potential for more formal clustering and linkages to be supported by new employment 

development in the area, particularly within the renewable/green energy sector (associated with the 

Rampion Offshore Wind Farm) as well as the digital media and creative industries (linked to 

“spillover” from the existing cluster in Brighton & Hove).
2
 

 It should be noted that when interpreting the multipliers below, the regional multiplier will 3.34

incorporate the local element also. As such, the figures arising from each are not intended to be 

added together. We would also advise that the figures are treated as indicative of the scale of 

supply-chain linkages generated by the local economy rather than treated as “additional” 

employment.  

 Effectively, the multipliers below indicate that in the existing situation, every 100 jobs directly 3.35

created in the office/industry supports an additional 25 within the supply chain across the sub-

region, of which 15 are likely to be in the local area. 

 Assumed Indirect Multipliers  Table 7:

 
 Local Regional 

Existing  
Office/Industry 1.15 1.25 

Retail 1.1 1.25 

Proposed 
Office/Industry 1.29 1.44 

Retail 1.21 1.38 

                                                      
2
 These potential opportunities are highlighted in the Cluster Activity in Shoreham report (2012) by University of Chichester and the 

Developing a Supply Chain: Rampion Wind Farm report (2012) also by University of Chichester. 
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 For Stage 2 – the proposed development schemes – we have also assessed the likely 3.36

indirect/supply chain employment associated with the construction phase of the regeneration. To do 

so, we adopt a multiplier of 2.0 (consistent with research by the Scottish Government)
3
, which is 

applied to direct generated construction jobs. 

                                                      
3
 The Scottish Government, Economic Statistics (Input/Output Multipliers) 

http://www.scotland.gov.uk/Topics/Statistics/Browse/Economy/Input-Output/Mulitipliers 
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4 ASSESSING THE EXISTING ECONOMIC IMPACT 

 

Overview 

 This section summarises our assessment of the current economic impact of the four areas of 4.1

change (Western Harbour Arm, South Portslade, Aldrington Basin and Southwick Waterfront). For 

the purposes of presentation in the report, site level outputs have been aggregated to provide 

overall outputs for each area of change. Detailed information on a site-by-site basis has been 

provided separately. 

 We discuss in detail below each of the economic impacts, but would draw out the following key 4.2

findings of the existing situation across the four specific areas of change: 

 An existing floorspace stock of more than 113,000 sqm, dominated by space in the B-use 

classes 

 Direct employment of around 1,700 jobs, equivalent to approximately 1,500 full time equivalent, 

the majority of which are in B-class employment 

 Total economic output of almost £52 million annually 

 Retail/consumer spend of approximately £2.1 million supporting around 90 retail jobs 

 Existing business base likely to indirectly support more than 192 jobs locally within supply-

chains and linked services, with a further 154 in the wider region. 

 

Land Use and Floorspace 

 The tables below show the overall floorspace composition of each of the four areas of change. 4.3

Individual use classes have been grouped into broad headings for clarity. The figures do not include 

residential floorspace.  

 In total, the four areas of change currently provide just over 113,200 sqm of floorspace. Almost 75% 4.4

of the this (84,900 sqm) falls within employment generating B classes, with both the Western 

Harbour Arm and South Portslade making significant contributions. 

 The areas of change also accommodate around 21,700 sqm of A-Class retail/service floorspace, 4.5

accounting for almost 20% of the total. A significant proportion of this is derived from the cluster of 

large format retail warehouse units in the Western Harbour Arm area; however, there is also a 

notable amount of retail floorspace in the Aldrington Basin area, particularly along the A259 and the 

north side of Basin Road South. 
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 Summary of Existing Floorspace by Broad Use by Area Table 8:

Area 
B-Class 

(Employment) 

A-Class 

(Retail/Service) 
Other Use Total 

Western Harbour Arm 33,832 sqm 13,281 sqm 2,565 sqm 49,678 sqm 

South Portslade 33,152 sqm 2,663 sqm 3,690 sqm 39,505 sqm 

Aldrington Basin 16,106 sqm 5,193 sqm 281 sqm 21,580 sqm 

Southwick Waterfront 1,821 sqm 535 sqm 109 sqm 2,465 sqm 

Total  84,911 sqm 21,672 sqm 6,645 sqm 113,228 sqm 

 The tables below provide a focussed breakdown of the employment floorspace in each of the areas 4.6

into the specific use classes. In compiling this analysis, we have classified units by their 

predominant use and have not sought to disaggregate ancillary uses (i.e. ancillary office space 

within a large warehouse). In some instances, it was not possible to ascertain a single use (i.e. 

because the premises were vacant or where there was no predominant operation); these are 

classified as mixed-B. 

 From this we can see that B class floorspace in the areas of change is dominated by warehouse 4.7

and distribution type uses (B8) which account for around 45% of the total, equivalent to more than 

37,500 sqm of space. Premises in mixed B uses account for a further 30% of employment 

floorspace on offer across the four areas. 

 The representation of office type uses within the four areas is comparatively low, representing only 4.8

12% of the total (10,300 sqm). 

 Breakdown of Existing Employment Floorspace by Use Class Table 9:

Use Class 
Western 

Harbour Arm 
South 

Portslade 
Aldrington 

Basin 
Southwick 
Waterfront 

Total 

B1 Office 1,865 sqm 4,809 sqm 3,353 sqm 249 sqm 10,276 sqm 

B1 Light Industry 1,312 sqm 1,126 sqm 393 sqm 1,164 sqm 3,995 sqm 

B2 Industry 2,118 sqm 5,617 sqm 403 sqm - 8,138 sqm 

B8 Storage 19,298 sqm 7,436 sqm 10,456 sqm 408 sqm 37,598 sqm 

Mixed B 9,239 sqm 14,164 sqm 1,501 sqm - 24,904 sqm 

 From our analysis, we conservatively estimate that there is currently around 17,210 sqm of vacant 4.9

floorspace across the four areas of change. This represents a vacancy rate of 15.2% which is 

above what we might typically expect for successful employment areas. 

Direct Employment Generation 

 Based on our analysis, we estimate that almost 1,500 FTE jobs are currently generated across the 4.10

four areas of change. The South Portslade and Western Harbour Arm areas are the largest 

contributors, generating around 550 and 580 FTE jobs respectively whilst the Aldrington Basin area 
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currently generates a further 323 FTE jobs. A relatively small number of jobs are generated in the 

Southwick Waterfront area; however, this is reflective of its comparative size. 

 Total employment (i.e. taking full account of part-time roles) across the four areas is estimated to be 4.11

just over 1,700 jobs. There is a notable difference between FTE and total employment in the 

Western Harbour Arm area, driven particularly by the presence of a number of large occupiers in 

the retail sector which tend to have a higher instance of part time/shift work. 

 Summary of Existing Direct Employment Generation by Area Table 10:

Area Full Time Equivalent (FTEs) Total Employment 

Western Harbour Arm 579 700 

South Portslade 547 616 

Aldrington Basin 323 346 

Southwick Waterfront 40 48 

Total  1,489 1,710 

 To provide a broad indication of the types of jobs available across all of the areas, we have broken 4.12

down FTE employment in each of the areas into the same broad uses used to categorise 

floorspace. This shows that more than 75% of jobs (1,140) across the four areas fall within 

traditional B-class uses (e.g. office, industry, warehousing), with a comparatively small proportion 

(20%) generated by retail/consumer service based industries or other types of industries (e.g. 

leisure, care etc.). 

 Existing Direct Employment by Broad Sector/Use Table 11:

Area B-Class jobs Retail/service jobs Other jobs Total 

Western Harbour Arm 371 171 37 579 

South Portslade 463 57 27 547 

Aldrington Basin 246 71 6 323 

Southwick Waterfront 30 9 1 40 

Total  1,140 308 71 1,489 

 

Economic Output/Gross Value Added 

 Based on the number and profile of jobs, we estimate that the current business base across the 4.13

four areas of change supports approximately £51.6 million of economic output (GVA) per annum. 

To put this into context, Experian economic data indicates that the combined total GVA across Adur 

and Brighton in 2012 was more than £6.1 billion (Adur £839.5m/Brighton £5,284.1m). 

 The table overleaf shows the breakdown of GVA for each of the four areas of change and by broad 4.14

sector/use. The Western Harbour Arm and South Portslade areas make the largest contribution to 

overall output at 38% and 37% respectively whilst Aldrington Basin contributes approximately 23% 

of the total. In terms of broad sector, B-class uses generate more than £41.5 million of output 

across the four areas, equivalent to more than 80% of the total GVA. 
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 Existing Economic Ouput by Broad Sector/Use Table 12:

Area B-Class Output 
Retail/service 

Output 
Other Output Total Output 

Western Harbour Arm £13,851,416 £4,730,937 £1,220,450 £19,802,839 

South Portslade £17,047,657 £1,595,811 £202,962 £18,850,430 

Aldrington Basin £9,644,083 £1,959,815 £149,102 £11,753,000 

Southwick Waterfront £966,141 £181,575 £26,289 £1,174,005 

Total  £41,509,297 £8,468,138 £1,598,803 £51,580,274 

  

Induced and Indirect Effects 

Consumer and Retail Spend 

 For the existing situation, our assessment of consumer/retail spend is focussed on that generated 4.15

by the “workplace population” and does not include estimates of the spending generated by the 

small residential population which exists across the four areas. 

 Our assessment indicates that the current “workplace population” across the four areas generates 4.16

approximately £2.1 million of retail/consumer spend annually. Based on an average output per retail 

employee of £22,800, we estimate the current spend supports 92 retail jobs. The annual spend 

currently generated by each area of change is as follows: 

 Western Harbour Arm: £816,390 

 South Portslade: £771,270 

 Aldrington Basin: £455,430 

 Southwick Waterfront: £54,930 

 As set out in the methodology, we would anticipate a daily workplace spend of this nature would 4.17

predominantly be captured in retail outlets in the local area (Shoreham Town Centre, Southwick 

and outlets in Portslade/Hove). 

Indirect/Supply Chain Employment 

 Our assessment indicates that existing businesses and operations within the four areas of change 4.18

are likely to support approximately 346 jobs indirectly (i.e. through supply chains), of which we 

consider around 192 are likely to be within the local area and a further 154 indirectly within the wider 

region.  

 The table below sets out the indirect employment likely to be supported by each of the areas of 4.19

change in their existing form. From this we can see that the Western Harbour Arm and South 

Portslade areas are likely to have the largest supply-chain/indirect employment, driven 

predominantly by the scale of B-class business and industry within each of the areas. 
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 Existing Indirect Employment Supported Table 13:

Area Local Regional Total 

Western Harbour Arm 78 67 145 

South Portslade 78 58 136 

Aldrington Basin 31 24 55 

Southwick Waterfront 5 5 10 

Total  192 154 346 

 We would however advise that these figures should be treated as indicative of the scale of business 4.20

and supply-chain linkages supported by the economy which currently exists in the four areas of 

change. They should not be considered as “additional” jobs as this would likely lead to double 

counting: for example business in South Portslade might be within the supply-chain of one 

operating from the Western Harbour Arm. 
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5 ASSESSING THE GROSS IMPACT OF THE REGENERATION PROPOSALS 

 

Overview 

 This section summarises our assessment of the gross economic impact and benefits arising from 5.1

each of the specific development proposals within the four areas of change, i.e. without netting off 

any existing impacts (for example existing jobs). It therefore focusses only on those “plots” within 

each area which would be subject to development. Figures are presented as aggregates across 

each of the four areas, with detailed site-by-site information provided separately.  

 As set out in the introduction, two separate scenarios have been assessed for the Western Harbour 5.2

Arm area. Option 1 incorporates a lower density residential-led scheme whilst Option 2 proposes a 

higher density scheme and includes provision for a large format foodstore. 

 We discuss in detail below each of the economic impacts, but would draw out the following key 5.3

findings of the potential gross benefits arising from the proposed developments across the four 

areas of change: 

Gross Impacts  

 Creation of 35,800 sqm of new employment floorspace and up to 11,295 sqm of retail 

floorspace 

 Delivery of more than 1,600 residential units, supporting a resident population of approximately 

2,750 people  

 Generation of between 1,500 and 1,700 jobs directly, equivalent to approximately 1,500 full time 

equivalent, at least 75% of which would be in B-class employment 

 Total economic output of between £60.4 and £66.4 million annually 

 Development representing an investment of up to £649.1 million in the Shoreham Harbour area 

 Support for at least 1,630 temporary construction jobs (directly) and potentially a similar number 

within the supply-chain over the life of the development 

 Retail/consumer spend “on the high street” of between £14.6 million and £15.1 million 

supporting between 650 and 670 retail jobs 

 A new business base likely to indirectly support between 650 and 730 jobs within supply-chains 

and linked services, of which between 420 and 460 would likely be within the local area 

 

Land Use and Floorspace 

 The tables below show the breakdown of the gross floorspace which will be created across the four 5.4

areas of change. This is based on the indicative schedules provided by AMUP, which we have 

translated into relevant use classes where necessary.  

 As the table demonstrates, there is potential, in gross terms, for approximately 35,800 sqm of new 5.5

employment floorspace, with the most significant amounts created through development proposals 

in the Aldrington Basin and South Portslade areas. This will help to regenerate the existing stock, 
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providing modern space more suited to the needs of businesses, as well as consolidating economic 

and employment activity in these two areas.  

 Significant residential development is planned across the four areas. Depending upon the density of 5.6

scheme taken forward for the Western Harbour Arm area, more than 176,140 of net residential 

floorspace could be generated, delivering up to 1,623 residential units. 

 Proposed Floorspace (and Residential Units)  Table 14:

 
Residential 

units 

Residential 

floorspace 

B-class 

floorspace 

Retail/service 

floorspace 

Western Harbour Arm South (Option 1) 861 91,516 sqm 3,000 sqm 2,400 sqm 

Western Harbour Arm South (Option 2) 883 93,677 sqm 3,000 sqm 7,496 sqm 

Western Harbour Arm North 501 63,990 sqm - - 

South Portslade (main sites) 146 10,683 sqm - 729 sqm 

South Portslade (employment blocks) - - 18,795 sqm - 

Aldrington Basin 93 7,790 sqm 10,759 sqm 2,320 sqm 

Southwick Waterfront - - 3,250 sqm 750 sqm 

 Given the characteristic of the proposed developments, our assessment assumes that just over half 5.7

(18,500 sqm) of the new employment floorspace will be in B1 Office use. The remainder is primarily 

assumed to fall within B1 Light Industrial or R&D type uses, with a small amount within 

storage/distribution uses. This composition is likely to accommodate a mix of jobs in terms of 

sectors and occupational levels, whilst supporting broadly higher employment densities. The table 

below provides the indicative breakdown. 

 Breakdown of Proposed B-Class Floorspace (Rounded) Table 15:

Use Floorspace 

B1 Office 18,460 sqm 

B1 Light Industry/R&D 15,780 sqm 

B8 Storage/Distribution 1,570 sqm 

Total 35,810 sqm 

 

Direct Employment Generation 

 Our assessment of job creation indicates that, depending upon the scenario taken forward for the 5.8

Western Harbour Arm, the proposed development schemes across the four areas could generate 

between 1,720 and 1,990 jobs, equivalent to between 1,500 and 1,700 full time equivalent posts. 

 As the two following tables demonstrate, the majority of jobs created by the development schemes 5.9

will be B-class type employment, ranging from 70% to 80% depending upon the option adopted for 

the Western Harbour Arm.  

 In terms of areas, our assessment indicates that the most significant potential job generation is in 5.10

the South Portslade area (almost 800 total jobs/720 FTEs); however, this is predominantly 
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dependent upon the successful redevelopment of existing employment blocks in the area. However, 

there is also potential generation of almost 500 jobs (gross) in the Aldrington Basin area and 

between 310 and 570 in the Western Harbour Arm area with the latter figures particularly 

highlighting the potential economic benefit arising from introducing a large foodstore into the 

Western Harbour Arm area. 

 Direct Employment Generation (Total jobs) for Proposed Development Scenarios Table 16:

by Area 

Area 

Full Time Equivalent (FTEs) 

B-Class Jobs Retail/service 

jobs 

Total 

Western Harbour Arm South (Option 1) 189 120 309 

Western Harbour Arm South (Option 2) 189 383 572 

Western Harbour Arm North 0 0 0 

South Portslade (Main sites) 0 41 41 

South Portslade (Employment blocks) 757 0 757 

Aldrington Basin 381 112 493 

Southwick Waterfront 84 38 122 

 

 Direct Employment Generation (FTE jobs) for Proposed Development Scenarios Table 17:

by Area 

Area 

Full Time Equivalent (FTEs) 

B-Class Jobs Retail/service 

jobs 

Total 

Western Harbour Arm South (Option 1) 171 86 257 

Western Harbour Arm South (Option 2) 171 284 455 

Western Harbour Arm North 0 0 0 

South Portslade (Main sites) 0 32 32 

South Portslade (Employment blocks) 688 0 688 

Aldrington Basin 347 83 430 

Southwick Waterfront 76 28 0 

 

Economic Output/Gross Value Added 

 Based on the number and profile of jobs which would be generated, our assessment indicates that 5.11

the proposed developments would support gross economic output of between £60.4 million and 

£66.4 million depending upon the scenario taken forward in the Western Harbour Arm area. 

 The proposals for the South Portslade area in particular generate significant potential economic 5.12

output of more than £30.2 million which is almost exclusively derived from the proposed new B-

class employment blocks (A, B, C & D). The Aldrington Basin proposals generate approximately 

£16.3 million of gross economic output, again driven predominantly by the proposed new B-class 

floorspace.  
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 The table also illustrates the effect of introducing a large foodstore as part of the Western Harbour 5.13

Arm proposals. The Option 2 proposals have the potential to generate almost £6 million of 

additional economic output compared to the “non-foodstore” Option 1 proposals.  

 Economic Output (GVA) Supported by Proposed Development Scenarios by Area Table 18:

Area 
Economic Output (GVA) 

B-Class Retail/service   Total 

Western Harbour Arm South (Option 1) £7,230,429 £3,030,000 £10,260,429 

Western Harbour Arm South (Option 2) £7,230,429 £8,994,944 £16,225,373 

Western Harbour Arm North £0 £0 £0 

South Portslade (Main sites) £0 £930,842 £930,842 

South Portslade (Employment blocks) £29,317,263 £0 £29,317,263 

Aldrington Basin £13,942,811 £2,326,315 £16,269,126 

Southwick Waterfront £2,884,671 £789,750 £3,674,421 

  

Investment Value and Construction Employment 

 Depending upon the scenario taken forward for the Western Harbour Arm, the proposed 5.14

development schemes would represent a total combined investment in the Shoreham Harbour 

area of between £573.6 million and £602.6 million. The investment in each individual area of 

change is set out below: 

 Western Harbour Arm South (Option 1): £304,991,390 

 Western Harbour Arm South (Option 2): £333,946,688 

 Western Harbour Arm North: £153,492,987 

 South Portslade (main sites):£44,760,370 

 South Portslade (employment blocks): £20,853,075 

 Aldrington Basin: £42,687,224 

 Southwick Waterfront: £6,875,000 

 This is based on the estimated Gross Development Value (GDV) of development proposed in each 5.15

of the four areas of change over a period of 20+ years. This will be made up predominantly of 

private investment.  

 As the most comprehensive development scenario, the majority investment is focussed in the 5.16

Western Harbour Arm area which accounts for around 80% of the total. The South Portslade area 

will also experience sizeable investment, particularly if the redevelopment of existing employment 

blocks is achieved. 

 In addition to this, these schemes would support £46.5 million of investment in infrastructure 5.17

improvements within the Shoreham Harbour area, making a total potential investment of between 

£620.1 million and £649.1 million. 
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 Adopting these investment levels, our assessment indicates that the proposed development 5.18

schemes across the four areas could support a combined total of between 1,630 and 1,720 full 

time, temporary construction jobs across the total development lifetime. As the list below 

demonstrates, the Western Harbour Arm area is estimated to support the most significant levels of 

construction employment as a result of the scale and comprehensive nature of proposals in this 

area in particular. 

 Western Harbour Arm South (Option 1): 681 

 Western Harbour Arm South (Option 2): 732 

 Western Harbour Arm North: 481 

 South Portslade (main sites): 206 

 South Portslade (employment blocks): 73 

 Aldrington Basin: 189 

 Southwick Waterfront: 32 

 

Induced and Indirect Effects 

Consumer/Retail Spend 

 Our assessment indicates that the new “workplace” population across the four areas could generate 5.19

between £2.1 million and £2.4 million of retail spend per annum. As set out in the methodology, it is 

likely that spend of this nature would be on convenience goods (e.g. food for lunch, newspapers, 

etc.) and would be captured in retail outlets in the immediate locality (i.e. Shoreham centre, 

Southwick and Portslade/Hove areas).  

 In addition, we estimate that the new “resident” populations supported by the proposed residential 5.20

developments could generate a total gross consumer/retail spend of between £13.9 million and 

£14.1 million per annum. Combined with the workplace spend, the proposals could generate spend 

of between £16.0 million and £16.5 million per annum. The table below provides a breakdown 

between the various areas and into comparison and convenience. 

 Consumer Spend (Comparison/Convenience) Arising from Proposed Developments Table 19:

Area 
Workplace Residence 

Convenience Comparison Convenience 

Western Harbour Arm South (Option 1) £392,786 £4,530,978 £2,939,486 

Western Harbour Arm South (Option 2) £642,002 £4,646,752 £3,014,595 

Western Harbour Arm North - £2,636,492 £1,710,433 

South Portslade £1,103,279 £768,319 £498,449 

Aldrington Basin £606,355 £489,409 £317,505 

Southwick Waterfront £146,917 - - 
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 Taking account of special forms of trading (such as e-retail) which are likely to draw a portion of the 5.21

“resident spend”, we estimate that between £14.6 million and £15.1 million out of the total spend will 

be captured “on the high-street”.  

 Based on retail productivity of £22,800 per employee, we estimate that the total spend generated by 5.22

new “workplace” and “resident” populations (taking account of special forms of trading) could 

support between 650 and 670 retail jobs within those locations identified above.  

Indirect/Supply-Chain Employment 

 Based on the type and scale of direct employment likely to be generated, we estimate that the 5.23

proposed developments across the four areas of change could support between 650 and 730 jobs 

indirectly (i.e. through supply chains). Depending upon the scenario, our assessment indicates that 

between 420 and 460 of these indirectly supported jobs could be within local area, with the 

remainder in the wider region.  

 The table below sets out the indirect employment likely to be supported by each of the areas of 5.24

change in their existing form. From this we can see that the proposed developments in the South 

Portslade area could create the largest supply-chain/indirect employment, driven predominantly by 

the proposed redevelopment of the existing employment blocks for new business space. 

 Indirect/Supply-Chain Employment Supported by Development Proposals Table 20:

Area Local Regional Total 

Western Harbour Arm South (Option 1) 72 44 116 

Western Harbour Arm South (Option 2) 114 78 192 

Western Harbour Arm North 0 0 0 

South Portslade 214 113 327 

Aldrington Basin 118 67 185 

Southwick Waterfront 14 12 26 

 We have also considered the indirect/supply-chain effects of the construction employment 5.25

generated by the development proposals. As set out in the methodology, we have adopted a 

composite multiplier of 2.0. On this basis, we estimate that the construction phase of the 

regeneration project could support a further 1,620 to 1,730 jobs in the supply chain across the 

life of the development. 
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6 DRAWING TOGETHER THE NET EFFECTS OF REGENERATION 

 

Overview 

 This section of the report draws together the evidence of current economic impacts as well as our 6.1

assessment of the potential benefits/impact arising from the individual development proposals to 

summarise the net benefits to the Shoreham Harbour area specifically of the regeneration project. 

 We have provided an indicative assessment of the benefits which could accrue at an Adur/Brighton 6.2

wide level taking account of the proposed relocation of businesses displaced as a result of the 

regeneration project to other appropriate sites in the local area where possible. This indicative 

assessment focusses specifically on the main economic impacts (i.e. direct job generation and 

economic output).  

 We discuss in detail below each of the economic impacts, but would draw out the following key 6.3

findings in respect of the benefits of regeneration compared to the baseline position: 

Net Impacts  

 Net loss of approximately 22,500 sqm of B-class employment floorspace and a net loss of 

between 6,500 and 11,600 sqm of retail/service floorspace, with the majority of net losses 

created by the Western Harbour Arm developments 

 Generation of between 620 and 870 net additional direct jobs, equivalent to approximately 540 

and 740 full time equivalent posts with significant jobs in B class jobs 

 Net growth in economic output (GVA) from the four areas of up to £33.9 million per annum, 

with a particular strengthening of output in the South Portslade and Aldrington Basin areas 

 Creation of net additional retail spend “on the high street” from both “workplace” and “resident” 

populations of between £13.3 million and £13.7 million per annum, supporting at least 580 

additional retail jobs 

 An increased supply-chain influence with the new business base created in Shoreham Harbour 

potentially supporting up to 490 more jobs in the supply-chain than the current situation 

 Potential to achieve more significant economic benefits at an Adur/Brighton-wide level through 

successful business relocation 

 

Land Use and Floorspace 

 The tables below show the floorspace and land use change which will be generated by the 6.4

regeneration proposals in each of the four development areas. 

 In total, the development scenarios will generate a net loss of just over 22,500 sqm of B-class 6.5

employment floorspace across the four areas of change. A significant proportion of this loss is 

within the Western Harbour Arm area which, across the northern and southern parts of the site will 

see a net displacement of more than 30,800 sqm of existing B-class floorspace. The main South 

Portslade residential-led sites will also lead to a relatively significant loss of B-class space; however, 
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this is largely offset by the proposed intensification of other existing employment blocks in the area, 

leading to a relatively modest overall net loss of 1,260 sqm. In constrast, the Aldrington Basin area 

will see a significant net gain in B-class space of more than 8,000 sqm whilst the Southwick 

Watefront area will experience a small net gain. 

 Our assessment also indicates that, depending upon the scenario adopted for the Western Harbour, 6.6

the four areas combined will experience a net loss of between 6,550 sqm and 11,650sqm of 

retail/service floorspace. The majority of this loss is derived from the Western Harbour Arm area 

as a result of the displacement of existing large format retail warehouse units in the north of the site 

which is only partly offset (to varying degrees) by the retail provision proposed in the south of the 

area. Only relatively minor net changes in retail/service floorspace are experienced in the other 

areas of change. 

 However, as discussed in the previous section, the proposals will also create more than 1,600 new 6.7

homes across the Shoreham Harbour area, introducing a resident population of approximately 

2,750 people.  

 Net Floorspace Change by Development Area and Broad Use Table 21:

 
Residential 

units 

B-class 

floorspace 

Retail/service 

floorspace 

Other 

floorspace 

Western Harbour Arm South (Option 1) +861 -21,805 sqm +2,365 sqm -2,565 sqm 

Western Harbour Arm South (Option 2) +883 -21,805 sqm +7,461 sqm -2,565 sqm 

Western Harbour Arm North +501 -9,027 sqm -13,426 sqm - 

South Portslade (main sites) +146 -9,291 sqm -262 sqm -2,490 sqm 

South Portslade (employment blocks) - +8,031 sqm -116 sqm -155 sqm 

Aldrington Basin +93 +8,088 sqm -425 sqm - 

Southwick Waterfront - +1,429 sqm +215 sqm -109 sqm 

 

 Net Floorspace Change by Development Area and Broad Use Figure 4:
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 Looking specifically at B-use classes, our assessment shows that the proposals would generate a 6.8

signficant growth in B1 Office space and B1 Light Industry/R&D space, with each experiencing a net 

increase in floorspace of more than 12,600 sqm. Conversely, the proposals would lead to a 

substantial loss within the four areas of change of B8 storage/warehouse type accommodation, the 

stock of which would fall by more than 24,500 sqm, as well as sizeable net losses of heavy industrial 

space (B2) and older “mixed-B” accommodation. However some firms and floorspace may move to 

other locations within the port and harbour area mitigating the overall loss of B2 and B8 floorspace 

within the JAAP Area.  

 In overall terms, our assessment shows that the schemes broadly generate a shift away from lower 6.9

employment densities (such as warehouse type uses) towards a profile of employment space which 

supports more efficient and intensive employment use (i.e. greater representation of office/high tech 

industry uses).  

 Furthermore, we consider that the proposals also support delivery of locally identified needs for 6.10

specific employment space when considered against the findings of the Adur and Brighton 

Employment Land Reviews. In particular: 

 The delivery of a net addition to the stock of light industrial/R&D space helps to address the 

generally “tight” market for industrial space in Brighton which is leading to displacement of 

businesses to adjoining areas.  

 Growth in industrial/R&D space contributes to the identified need for modern industrial/workshop 

space suited to the needs of key and emerging sectors such as the creative and digital industries, 

high tech manufacturing and the environmental technologies field. 

 Growth in office provision supports the identified need to expand Adur’s currently under-

developed office market, thus supporting the objective of achieving growth in higher value-added 

sectors in the borough. 

 The replacement of B2 industrial/factory space with other employment uses reflects the 

continued shift away from traditional manufacturing based employment, a trend seen across 

both Adur and Brighton. 

 

Direct Employment Generation 

 Our assessment of net direct job creation indicates that, depending upon the scenario taken 6.11

forward for the Western Harbour Arm, the proposed development schemes across the four areas 

could generate between 620 and 870 net additional jobs, equivalent to between 540 and 740 net 

additional full time equivalent posts. 
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 Focussing on full time equivalent figures, our appraisal indicates that irrespective of the scenario, 6.12

the majority of this net growth in jobs will be in the form of B Class employment with our 

assessment showing more than 600 FTE jobs of this type being created by the proposals across 

the four areas. Proposals in the South Portslade and Aldrington Basin areas generate particularly 

significant net increases in B-Class jobs (471 and 290 FTEs respectively) offsetting a net loss of 

200 (FTE) B-Class jobs as a result of the Western Harbour Arm proposals. 

 Most of the development areas will experience relatively modest changes in retail/service 6.13

employment as a result of the proposed schemes (although Aldrington Basin will see a net increase 

of nearly 50 FTEs). However, the Western Harbour Arm will experience more significant changes, 

the scale of which is highly dependent upon the option taken forward for the Western Harbour Arm. 

The Western Harbour Arm North area will see substantial loss of retail/service related jobs (139 

FTEs) owing to the displacement of employment in the existing large retail warehouses. Conversely, 

the Western Harbour Arm South area will see large net increases in retail based employment, 

ranging from 54 FTEs under Option 1 to more than 250 FTEs under Option 2 (including the 

foodstore). 

 In addition to the detailed figures set out below for B class and retail/service jobs, our assessment 6.14

shows that the proposals would lead to a net loss of 63 jobs in other industries (such as those in 

recreation and leisure).  

 Net Direct Employment Generation (FTEs) – B Class Jobs Table 22:

Area 
Full Time Equivalent (FTEs) 

Generated Displaced Net 

Western Harbour Arm South (Option 1) 171 335 -164 

Western Harbour Arm South (Option 2) 171 335 -164 

Western Harbour Arm North 0 36 -36 

South Portslade (Main sites) 0 51 -51 

South Portslade (Employment blocks) 688 166 522 

Aldrington Basin 347 57 290 

Southwick Waterfront 76 28 48 

Total (inc. WHA Option 1) 1,282 673 609 

Total (inc. WHA Option 2) 1,282 673 609 
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 Net Direct Employment Generation (FTEs) – Retail/Service Jobs Table 23:

Area 
Full Time Equivalent (FTEs) 

Generated Displaced Net 

Western Harbour Arm South (Option 1) 86 32 54 

Western Harbour Arm South (Option 2) 284 32 252 

Western Harbour Arm North 0 139 -139 

South Portslade (Main sites) 32 13 19 

South Portslade (Employment blocks) 0 5 -5 

Aldrington Basin 83 35 48 

Southwick Waterfront 28 9 19 

Total (inc. WHA Option 1) 229 233 -4 

Total (inc. WHA Option 2) 427 233 194 

 

 

Economic Output/Gross Value Added 

 Taking account of the existing economic output generated by sites proposed for development, our 6.15

assessment indicates that the regeneration proposals across the four areas would support a net 

increase in economic output of between £27.9 million and £33.9 million depending upon the 

scenario taken forward in the Western Harbour Arm area. 

 The proposals for the South Portslade area in particular generate significant net additional 6.16

economic output of more than £23.2 million; however, this is reliant upon the successful 

redevelopment and intensification of existing employment blocks (A, B, C & D). The Aldrington 

Basin proposals also support a significant growth in GVA compared to the current position with 

output increasing by more than £13.1 million as a result of the proposals. 

 The Western Harbour Arm area experiences the greatest displacement and subsequent net loss of 6.17

economic output, as would be expected when replacing substantial employment development with 

a residential-led scheme. The table below does however illustrates the potential economic benefit of 

introducing a large foodstore as part of the Western Harbour Arm proposals. The Option 2 

proposals (which include the foodstore) have the potential to generate a net increase in economic 

output of just under £2 million whilst the Option 1 proposals withouth lead to a deficit in GVA 

compared to the current position of just over £4 million, equivalent to a £6 million swing. 

 Economic Output (GVA) Supported by Proposed Development Scenarios by Area Table 24:

Area 
Economic Output (GVA) 

Generated Displaced Net 

Western Harbour Arm South (Option 1) £10,260,429 £14,320,254 -£4,059,825 

Western Harbour Arm South (Option 2) £16,225,373 £14,320,254 £1,905,119 

Western Harbour Arm North £0 £5,482,585 -£5,482,585 

South Portslade (Main sites) £930,842 £2,344,059 -£1,413,217 

South Portslade (Employment blocks) £29,317,263 £6,089,392 £23,227,871 

Aldrington Basin £16,269,126 £3,122,636 £13,146,490 

Southwick Waterfront £3,674,421 £1,174,005 £2,500,416 
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Induced and Indirect Effects 

Consumer/Retail Spend 

 Our assessment indicates that the development proposals across the four areas could generate 6.18

significant additional retail spend. Taking account of both “workplace” and “resident “ spend as well 

as the impact of special forms of trading (SFT), we estimates that an additional consumer spend 

“on the high street” of between £13.3 million and £13.7 million per annum could be generated as a 

result of the regeneration proposals. As the list below demonstrates, the proposals for the Western 

Harbour Arm contribute significantly to this additional spend, driven predominantly by the 

substantial increase in resident population which will arise out of the housing development in the 

area. 

 Western Harbour Arm South (Option 1): £6,571,709 

 Western Harbour Arm South (Option 2): £6,993,002 

 Western Harbour Arm North: £3,657,809 

 South Portslade: £1,788,643 

 Aldrington Basin: £1,204,051 

 Southwick Waterfront: £91,987 

 As set out in the previous section, the vast majority of this growth is derived from the new “resident” 6.19

population which contributes between £12.5 million and £12.7 million per annum of the total 

increase across the four areas once SFT have been taken account of. To provide a spatial dynamic 

to these retail benefits, we have analysed the likely “locations” within which the resident spend is 

likely to be captured. This provides some indication of the centres which might experience 

improvements in vitality and viability as a result of the proposals in Shoreham Harbour. 

 Applying the various location retention levels set out in the methodology, the table below sets out 6.20

the likely location of spend within various retailing locations in the surrounding area and beyond. 

This is based on the lower spend level (i.e. assuming Option 1 was adopted for the Western 

Harbour Arm).  

 This analysis demonstrates that the proposed developments could have a positive impact upon the 6.21

vitality and viability of a number of centres. In particular, given their comparative size, Shoreham 

and Southwick could benefit relatively substantially. A significant proportion of newly arising 

comparison spend is likely to be diverted towards Brighton as the major comparison retail location 

within the area (and indeed the sub-region), whilst a reasonable proportion of convenience spend is 

likely to be attracted to larger out-of town outlets such as Holmbush and those in the 

Hove/Portslade area. 
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 Estimated Location of Resident Retail Spend Arising from Proposed Developments Table 25:

Area Comparison Convenience Total 

Shoreham (inc. town centre) £879,590 £571,183 £1,450,773 

Holmbush £732,992 £1,817,403 £2,550,395 

Southwick £366,496 £311,554 £678,050 

Brighton (town centre) £3,298,465 £311,554 £3,610,019 

Hove/Portslade (inc. OOT outlets) £1,246,087 £1,246,219 £2,492,306 

Elsewhere in Adur/Brighton £439,795 £623,110 £1,062,905 

Outside Adur/Brighton £366,496 £311,554 £678,050 

 Whilst beyond the scope of this study to assess in detail, it is however important to recognise that 6.22

the introduction of a large foodstore into the area through Option 2 would have implications for 

these spending patterns and the vitality and viability of centres, particularly those close. 

 Based on retail productivity of £22,800 per employee, we estimate that the additional spend 6.23

generated as a result of the regeneration proposals could support an additional 580 to 600 retail 

jobs within those locations identified above, over and above the current situation. 

Indirect/Supply-Chain Employment 

 The development proposals tested have a substantial positive impact on the scale of supply-chain 6.24

influence of Shoreham Harbour and the likely level of supply-chain jobs which could be supported 

by businesses in the area could support. Depending upon the scenario, our assessment indicates 

that the new business and employment base arising from the regeneration proposals could support 

between 410 and 490 more jobs indirectly than the current situation, of which between 290 and 330 

would be within the local area and the remainder in the wider region. 

 The table below sets out the indirect employment likely to be supported by each of the areas of 6.25

change in their existing form. From this we can see that the proposed developments in the South 

Portslade area could create the largest supply-chain/indirect employment, driven predominantly by 

the proposed redevelopment of the existing employment blocks for new business space. 

 Net Indirect/Supply-Chain Employment  Table 26:

 Number of FTE Jobs 

Area Local Regional Total 

Western Harbour Arm South (Option 1) 15 2 17 

Western Harbour Arm South (Option 2) 56 37 93 

Western Harbour Arm North -21 -25 -46 

South Portslade 177 85 262 

Aldrington Basin 106 55 161 

Southwick Waterfront 9 7 16 

 As set out in the previous section, we also estimate that the construction phase of the regeneration 6.26

project could support a further 1,620 to 1,730 jobs in the supply chain across the life of the 

development. 
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Adur/Brighton & Hove Wide Impacts – The Effect of Business Relocation 

 The outputs and analysis set out above illustrates the net economic impacts and benefits of the 6.27

regeneration project specifically within the Shoreham Harbour area. However, what these outputs 

do not take account of is the potential for businesses displaced from the Shoreham Harbour area to 

be retained and relocated to alternative available sites elsewhere in Adur and Brighton & Hove. 

 Clearly, if none of the businesses displaced from Shoreham Harbour were retained elsewhere in 6.28

Adur/Brighton (i.e. businesses relocated outside of the two authority areas), then the economic 

impacts and benefits summarised above would also be that which is achieved across the wider 

area. However, given that business relocation features as one of the guiding principles within the 

emerging Development Briefs, we have also assessed the potential Adur/Brighton-wide benefits 

which could accrue if the Partnership was successful in securing business relocations locally.  

 To do this, we have applied three indicative levels of “local relocation success”: 50%, 80% and 6.29

100%. Based on our company’s experience from compulsory purchase activities, we consider an 

80% relocation success rate to be attainable provided sufficient suitable sites are available. 

 This analysis focusses specifically on the main economic impacts: direct job creation and economic 6.30

output (GVA). However, successful relocation would also have consequent positive impacts on the 

other aspects and benefits assessed, particularly indirect employment. 

Direct Employment Generation 

 The tables below show our assessment of the level of direct employment generated across the 6.31

Adur/Brighton area assuming the Partnership achieves varying levels of success in facilitating local 

business relocations. 

 In headline terms, the potential employment impact of successful relocation is significant. Even the 6.32

lowest success rate tested (50%) generates substantially greater employment benefits with almost 

500 extra direct jobs generated/retained compared to the position set out above (542 jobs vs 1,027 

jobs). At our favoured level of relocation success (80%), the employment benefits to the area are 

amplified even further with between 1,320 and 1,520 jobs supported, approximately 780 more than 

if business relocations are not pursued. 
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 Adur/Brighton & Hove Wide Net Direct Employment Generation (FTEs) – Different Table 27:

Relocation Success Levels 

Area 

Full Time Equivalent (FTEs) 

50% relocation 

success 

80% relocation 

success 

100% relocation 

success 

Western Harbour Arm South (Option 1) 60 178 257 

Western Harbour Arm South (Option 2) 258 376 455 

Western Harbour Arm North -93 -37 0 

South Portslade (Main sites) -11 15 32 

South Portslade (Employment blocks) 601 653 688 

Aldrington Basin 384 412 430 

Southwick Waterfront 85 96 104 

Total (inc. WHA Option 1) 1,027 1,317 1,511 

Total (inc. WHA Option 2) 1,225 1,515 1,709 

 

Economic Output/Gross Value Added 

 The positive impact of successful relocation on economic output is also considerable, as shown in 6.33

the table overleaf. Assuming 50% business relocation, the positive impact of the regeneration 

proposals on economic output in the Adur/Brighton economy rises from £27.9 million to almost 

£44.2 million, an increase of more than £16 million of output. At a relocation success rate of 80% 

the output benefits of the Shoreham Harbour regeneration are even stronger, leading to a £54.0 

million net increase in Gross Value Added (GVA) across the Adur/Brighton area.  

 Adur/Brighton & Hove Wide Growth in Economic Output (GVA) – Different Table 28:

Relocation Success Levels 

Area 

Economic Output (GVA) 

50% relocation 

success 

80% relocation 

success 

100% relocation 

success 

Western Harbour Arm South (Option 1) £3,100,302 £7,396,378 £10,260,429 

Western Harbour Arm South (Option 2) £9,065,246 £13,361,322 £16,225,373 

Western Harbour Arm North -£2,741,293 -£1,096,517 £0 

South Portslade (Main sites) -£241,188 £462,030 £930,842 

South Portslade (Employment blocks) £26,272,567 £28,099,385 £29,317,263 

Aldrington Basin £14,707,808 £15,644,599 £16,269,126 

Southwick Waterfront £3,087,419 £3,439,620 £3,674,421 

Total (inc. WHA Option 1) £44,185,616 £53,945,495 £60,452,081 

Total (inc. WHA Option 2) £50,150,560 £59,910,439 £66,417,025 
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7 CONCLUSIONS AND RECOMMENDATIONS 

 

The Impact of Regeneration at Shoreham Harbour 

 The purpose of this report has been to consider and assess the existing economic impact of 7.1

development and regeneration within the identified areas of change in the Shoreham Harbour JAAP 

area and the potential economic impact/benefits accruing from the Development Brief proposals 

produced by AMUP. 

 Our assessment has shown that in its current form, the Shoreham Harbour area plays an important 7.2

role in the local economy. In their existing form, the four proposed areas of change provide more 

than 110,00 sqm of commercial floorspace and support around 1,700 jobs, equivalent to 

approximately 1,500 FTEs. In addition, businesses in the area generate more than £52 million of 

economic output annually and their supply-chain effects support potentially 350 jobs indirectly. 

 Although the area has a considerable economic “baseline”, our appraisal finds that the potential 7.3

economic benefits accruing from the regeneration proposals in the four areas of change are 

significant. Whilst the development schemes could result in a net reduction in commercial 

floorspace of as much as 50,000 sqm (a significant proportion of which would be B-class space), 

the type of new employment space provided is likely to support far greater employment density. 

 As a result, our assessment indicates that the proposals could support: 7.4

 A net increase in direct employment in the Shoreham Harbour area of at least 620 jobs 

(depending upon the scenario adopted for the Western Harbour Arm) over and above the 

baseline, equivalent to an increase of up to 540 full time equivalent posts. 

 Additional economic output of up to £27.9 million per annum 

 Greatly increased consumer expenditure (driven significantly by the increased residential 

population) with a potential net increase in retail spend of at least £13.3 million annually, 

supporting around 580 additional retail jobs and positive impacts on the viability and viability of a 

number of nearby centres 

 Increased supply chain influence, with the new business base created by the proposals 

potentially supporting a further 490 jobs indirectly compared to the existing position. 

 In addition, whilst the development schemes will result in relatively large losses of B-class space, the 7.5

changes to the profile of employment land arising from the proposals would, in our view, support the 

objectives and employment needs identified in the Brighton and Adur Employment Land Studies, 

particularly by: 
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 Renewing poor quality industrial stock in both Brighton and Adur and delivering quality workshop 

and industrial space to meet the needs of key creative/digital industries as well as emerging 

high-tech manufacturing and environmental technologies sectors. 

 Expanding Adur’s under-developed office market through the provision of new office 

accommodation and thus supporting growth in higher value-added sectors in the borough. 

 Providing an opportunity to deliver small, affordable, start-up office space for which there is a 

continuing need in Brighton. 

 

Maximising the Benefits 

 Based on our assessment and appraisal of the economic impacts, we would recommend that the 7.6

Partnership focus on the following actions to ensure the maximum economic benefits are captured 

for Adur and Brighton and to minimise negative implications. 

Facilitating Business Retention and Relocation in Adur/Brighton 

 The emerging Development Briefs include as one of their guiding principles a requirement for a 7.7

coherent strategy for the relocation of existing businesses. Our assessment has shown that the 

benefits of the Shoreham Harbour regeneration to Adur and Brighton as a whole could be 

significantly amplified by successful relocation. Assuming an achievable 80% local relocation level, 

we estimate that the job creation/retention benefits could be increased from 540 FTEs to in excess 

of 1,300, whilst the benefits in terms of GVA would rise from around £27.9 million annually to almost 

£54.0 million. 

7.7 In addition to this, our assessment has identified a number of long-standing businesses within the 

proposed development areas. Such businesses are likely to have developed strong local supply 

chains/networks which could be retained if existing businesses can be relocated within a 

reasonable proximity.  

 To maximise the potential economic and business benefits of the regeneration, we would 7.8

recommend that the Partnership develops and proactively executes a formal relocation strategy. 

Such a strategy should seek to put in place a framework and process for engaging with existing 

businesses to understand their accommodation needs and working with them to source and secure 

appropriate sites.  

 Business continuity will also be an important factor in minimising the negative business impacts of 7.9

the regeneration. This consideration should inform and guide development phasing to ensure that 

accommodation is available for businesses to move to before their particular site is released for 

development. 
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Effective Communication and Maintaining Confidence 

 Somewhat allied to the above, effective communication will be fundamental to maximising the 7.10

positive impacts of the proposals, both in terms of maintaining positive relationships and confidence 

amongst the local business community as well as garnering support for the proposals from existing 

occupiers.   

 Effective engagement by the Partnership will play an important part in managing and reducing 7.11

uncertainty. In particular, it will be essential to keep existing businesses fully informed of progress 

and any timescales likely to be pertinent to their individual operations to minimise the risk of 

businesses “disinvesting” in the area simply because of future uncertainty. This communication 

should in turn assist in reducing negative reaction against the proposals by the existing business 

community as a result of misconceptions or fears about the impact on their business. 

Developing the Business Base, Clustering and Supply-Chains 

 In line with previous studies and our findings in respect of potential supply-chain influence, we 7.12

recommend that the Partnership further explores the potential for business clustering and supply-

chain linkages within the Shoreham Harbour area. 

 Firstly, it will be important for the Partnership to ensure that proposals are delivering the type of 7.13

space that businesses in key or emerging sectors are demanding. Additional commercial market 

research and engagement with local business groups and associations could assist the Partnership 

in identifying particular gaps which future development in Shoreham Harbour could be directed to 

address. 

 The Partnership should also considering softer initiatives targeted at promoting clustering of 7.14

particular sectors within the JAAP area. This could include supporting the development of a formal 

business network or even through “branding” of Shoreham Harbour as a coherent “business 

destination”. 

 


