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MATTERS, ISSUES AND QUESTIONS 
 
 
Whether the plan provides for a flexible mix of office and industrial units 
to stimulate employment growth and strengthen the prosperity and 
vitality of the town and the wider area. 
 
 
Issue 5.1 Is the need for new office and industrial floorspace 

supported by the evidence base? 
   

Issue 5.2 Do the employment growth forecasts need revisiting given 
that they have been based on strong public sector growth 
which is now unlikely?  

  
Issue 5.3 Is the Core Strategy sufficiently clear about the contribution 

of each Area of Change in terms of the delivery of the 
required quantum of new industrial and office floorspace? 

  
Issue 5.4 Is Policy 4 sufficiently flexible to allow existing office stock 

to be upgraded and improved? 
  
Issue 5.5 How does the provision in Policy 6 that a “significant 

amount of office development is expected to be out of 
centre” square with Policy 3 and Paragraph 6.28 where the 
emphasis is on town centre delivery? 

 
Issue 5.6 Are the “major new mixed-use schemes” and “key 

employment areas” and “sites in sustainable locations” in 
Policy 3 the Areas of Change?  
   

Issue 5.7 How will the plan promote new investment?  
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Whether the plan provides for a flexible mix of office and industrial units 
to stimulate employment growth and strengthen the prosperity and 
vitality of the town and the wider area. 
 
Introduction 
 
The Core Strategy is considered to be sound in terms of its coverage of 
employment issues, bearing in mind the information that is reasonably 
available at this stage. It has been written in accordance with both National 
and Regional Guidance.  
 
One of the key aims of the Core Strategy is to secure sustainable economic 
regeneration and improve economic performance. A strategic allocation 
(Policy 1), twelve Areas of Change (Policy 2) and the four ‘economy’ policies, 
including retail (Policies 3, 4, 5 and 6) will contribute towards the delivery of 
the vision and particularly the following Strategic Objectives (SO): 
 

• SO2 – Revitalise Worthing’s town centre and seafront 
• SO3 – Deliver a sustainable economy 
• SO4 – Meet Worthing’s housing needs 
• SO5 – Reduce social and economic disparities and improve the quality 

of life for all 
• SO6 – Deliver high quality distinctive places 
 

Issue 5.1 Is the need for new office and industrial floorspace 
supported by the evidence base? 

   
The approach of the Core Strategy with regard to employment land provision 
is set out in Policy 3 and its supporting text (Providing for a Diverse and 
Sustainable Economy). 
 
Worthing needs to achieve a healthy, vibrant and diverse economy. The 
approach taken to deliver this is to ensure that the right amount and range of 
premises and sites are delivered in sustainable locations to meet the needs of 
the local economy. It is essential to deliver a mix of office and industrial units 
which will stimulate employment growth, meet the requirements of modern 
business and help strengthen Worthing’s economic growth. A priority is to 
retain existing local business and support new and growing business 
enterprise. Another key element is to help diversify the local economy and 
reduce the reliance on a few large employers. In addition, the policies in the 
Core Strategy were required to play their role in delivering the borough’s 
contribution to the regional jobs growth targets (30,000 by 2016- Sussex 
Coast) as set out in the now revoked South East Plan (CD59). This would be 
done by ensuring the appropriate, deliverable sites and development 
opportunities exist within the town.  
 
There are separate policies that specifically deal with retail, community 
facilities, tourism and these along with the identification of development 
opportunities will also play a role in delivering the jobs required. 
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At Regulation 27 Stage a total of 3 responses were received relating to 
employment issues. SEEDA, fully supported this policy and in particular 
supported the delivery of sufficient employment land, the addressing of the 
skills issue and improving the ICT infrastructure. West Sussex County Council 
did not challenge the soundness of the policy but recommended a minor 
change to strengthen policy re transport/sustainability. WYG Planning and 
Design on behalf of Persimmon homes generally supported this policy, but 
raised concern that it could be in danger of being found unsound. They 
suggested an amendment to the policy to encourage the provision and 
improvement of ‘sporting facilities’ and not just in the town centre and seafront 
area but in out of town locations where it is appropriate and where it would 
bring wider benefits. 
 
The Council has accepted part of the requested amendment from WYG 
Planning and this can be found in the Councils Schedule of Minor 
Amendments document (CD55). 
 
The evidence base and policy development 
 
An Employment Land Review (ELR CD18) was published in November 2005. 
The purpose of the ELR was to provide a detailed analysis and understanding 
of the quantity, nature and quality of existing and allocated employment land 
and premises, and the extent to which that supply could meet future 
demands. It was intended to inform the employment policies for the Local 
Development Framework (LDF) for the period up to 2017. As explained 
elsewhere, the 2007 LDF was withdrawn before it reached examination stage. 
Work commenced in 2008 to address the issues of concern raised by the 
previously appointed Inspector, together with changes in national and regional 
guidance. Given the time lag and the changing economic landscape it was 
considered appropriate to update a number of the evidence bases and this 
included an update of the evidence to support the approach to employment in 
the Core Strategy. 
 
In July 2009 the Council commissioned Knight Frank (CD20) to undertake 
economic research into the supply and demand of employment space within 
the borough as a further aid to formulating policies within the new LDF over 
the period up to 2026 and devising actions and tasks within the new 
Economic Development Strategy. The report presented an update to the 2005 
Worthing ELR (CD18) taking into account the prevailing property market 
conditions in Worthing, as well as an assessment of how the local economy is 
set to change in future years. The report also took into consideration the then 
emerging PPS4. (CD104) 
 
The 2005 ELR had concluded that there was a need for between 320,000sqft 
- 430,000sqft additional employment floorspace requirement up to 2017.The 
updated Knight Frank research concluded that there was a requirement for 
circa 240,000sqft of net additional B1 floorspace and 780,000sqft of new B2 
and B8 floorspace up to 2026 (600,000sqft is expected to be delivered 
through the renewal of poorer quality stock leaving circa 180,000sqft required 
on new sites). The two reports recommended a policy approach that sought to 
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protect existing employment land/premises in the Borough whilst recognising 
the need to allow lower grade, under utilised sites etc to be upgraded to 
provide the amount, quality and type of floorspace required by modern 
business. The findings and recommendations of these reports informed the 
development of Policy 3 -Providing for a Diverse and Sustainable Economy 
and Policy 4 - Protecting Employment Opportunities. 
 
Evidence 
 
In order to gain an understanding of the Worthing market Knight Frank 
undertook an audit of the current employment stock in the Borough (p46-75) 
(CD20). The key issues and implications arising from this work can be found 
at pages 73-75 of the report.  
 
In summary, the research indicated that the general trends in the Worthing 
property stock over the last ten years (1998 -2008) had seen a rise in the 
quantum of office space (21.4%), a fall in factory space (30.7%) and a rise in 
warehouse space (83%). Approximately 70% of the total employment stock is 
found in 10 key industrial estates or business parks. The quality of the key 
industrial estates and business parks is mixed with the predominant type of 
space classified as ‘Grade B’ (key to grading p51). Due to the presence of 
some major occupiers the majority of office stock is to be found at out-of-town 
locations and although there are several large occupiers in the town centre, 
the majority of businesses occupy offices of up to 5,000 sq.ft.  
 
The edge of centre presents more opportunities compared to the town centre 
to create stand-alone office buildings with larger floorplates. Although there is 
demand for a town centre location car parking costs are highlighted as a key 
factor that ‘pushes’ potential office occupiers away from the town centre. The 
research also noted that the provision of serviced or managed workspace 
within the town is limited. 
 
Market Demand 
 
To gain an understanding of the demand dynamics within Worthing, a 
property market assessment was then undertaken (p76-102) (CD20). This 
part of the report gives an analysis of the office and industrial property 
markets within Worthing and how the Borough compares to other locations in 
the area and the wider M25 market. As would be expected, it showed that 
Worthing’s commercial property market has not been immune to severe 
impacts of the recession and that local policy aspirations need to take into 
account the weaknesses in the commercial property market over the short to 
medium term and their impact on occupational and development activity. 
 
A summary of the key findings of the research in relation to both the office and 
industrial market can be found in the Appendix to this paper (Appendix 3). In 
short, the available supply of both office and industrial space is considered to 
be low, there is a lack of higher quality space and the main demand is for 
units of less than 5,000sq.ft. 
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Forecasting Employment Demand and Future Floorspace Requirements 
 
The Knight Frank Report (CD20) in Chapter 6 (p103-112) recognises that in 
addition to market demand, it is important to assess the higher level, long 
term, economic demand for floorspace arising from the growth in the working 
population. The report assessed the latest employment forecasts (produced 
by Experian) which are considered to show a more realistic picture of future 
floorspace demand than the previous forecasts that were prepared prior to the 
economic downturn.  
 
The research indicates that the absolute number of jobs, total Full Time 
Equivalent employment (FTE) in Worthing is projected to increase by 3,494 
over the period 2006-2016 and 5,679 over the total forecast timeframe of 
2006-2026 (Table 6.2 p107). This represents a net increase in employment 
and does not account for ‘churn’ in employment during the forecast period. 
Table 6.1(p106 shows the regional context regarding the various sectors in 
Worthing compared to the wider South East region. The forecasts indicated 
that employment growth in Worthing was expected to significantly out perform 
the South East region between 2006 -2016 with a total FTE employment 
growth of 8.45% compared to 4.2% in the South East. Over the whole plan 
period 2006 -2026 total employment growth was forecasted at 13.6% for 
Worthing and 11.2% for the South East. Research indicated that FTE 
employment in Worthing was expected to recover relatively strongly after the 
recession. 
 
It was expected that this robust forecast would be driven by strong growth in 
the public sector, with employment in public administration, education and 
health forecasted to increase by circa 33% between 2006 -2026, largely 
driven by the health sector (accounting for 49% of this forecasted growth, in 
line with the South East as a whole (45%)). In terms of the manufacturing 
sector this was expected to reduce by -5.1% (loss of 200 jobs) which 
contrasts with the expected reduction of 32% in the South East over the same 
period 2006-2026.  
 
Future Office floorspace requirements 
 
The employment forecasts have then been converted into floorspace 
requirements using guidance from the ODPM particularly relating to the 
applying ‘proxy’ employment sectors to key property use classes (Appendix 
3of CD20) and employment densities provided by English Partnerships in 
their Guide to Employment Densities 2001. 
 
The forecasts suggest that future demand for net additional floorspace in 
Worthing will be driven by the office based employment sectors, with 1,314 
net additional FTE jobs exerting demand for net additional B1 floorspace 
requirement of circa 270,000sq ft over the plan period 2006-2026 (Table 6.3, 
p108 CD20). This figure is reduced to 240,000sq ft when the Yeoman Gate 
development (comprising 32,000sq ft of new office space recently completed) 
is deducted.  
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In terms of Worthing’s office market, research indicates that it is becoming 
more reliant on smaller occupiers as some of the more established 
businesses downsize or leave the town. New companies in creative 
industries, together with existing supply of professional and business services 
are the key drivers of the Worthing office market. The projected growth of 
professional and business services, together with new companies in creative 
industries are likely to be important drivers of the Worthing office market. 

In terms of the delivery of the identified future office floorspace requirements 
the recommended policy approach is one which promotes the delivery of new 
town centre office space as part of major new mixed use schemes. However, 
the researchers considered it likely that the bulk of this floorspace would be 
delivered by the refurbishment or potentially the redevelopment of existing 
vacant buildings, especially key buildings such as former Lloyds TSB (part of 
The Strand AOC 10) and The Warren (AOC 9). These two buildings combined 
have the potential to deliver circa 190,000sq ft (80%) of the total economic 
demand. The research also indicates that there is potential for some 32.000sq 
ft of B1 office space at the Northbrook College’s Durrington Campus (part of 
AOC 11) as an extension to Yeomans Gate development (Please also refer to 
the Councils response to Issue 9). 
 
Future Industrial Floorspace requirements 
 
In respect of B2 and B8 floorspace requirements, the employment forecasting 
points to a net loss of floorspace over the whole plan period 2006 - 2026 
(p103-112 CD20). The forecasts indicate a net loss of industrial floorspace of 
76,520 sq ft (3% of total industrial stock) which is considered to be relatively 
marginal and compared with the whole region reflects expectations for 
relatively robust levels of manufacturing and distribution related employment 
in the Borough. Despite the recession, marginal FTE employment growth is 
expected between 2006 -2016 (metals, minerals and chemicals and 
engineering sectors) which leads to a small positive requirement for 
floorspace of 23,690 sq ft net additional industrial floorspace.  
 
The economic research concluded that Worthing is an important 
manufacturing base with a cluster of ‘added value’ sectors including 
pharmaceuticals, electronics, instruments and aerospace. These clusters with 
supply chains are the key driver of space within the Worthing industrial market 
fuelling demand for a range of units. These areas are included within the 6 
key sectors identified within the Regional Economic Strategy (CD83) having 
the greatest capacity to deliver growth of new products and services. 
 
When considering future floorspace requirements for industrial uses the 
research indicates that economic forecasts need to be supplemented with an 
assessment of historic completions (p109 CD20). This is because unlike 
offices, industrial demand tends to arise from increases in productivity 
(through technological advances in ICT etc) which at the same time can lead 
to job losses. It is therefore, likely that although there may be a declining 
number of jobs within manufacturing, storage and distribution activities, 
advances in technology and productivity mean that companies will want to 
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improve, upgrade and possibly expand their premises. An analysis of these 
findings in Table 6.4 (p110 of CD20), suggests that a realistic maximum 
annual target to attempt to meet is 48,000sq ft which equates to 780,000sq ft 
of new floorspace over the plan period. 
 
Due to the scarcity of available sites for development within the borough it is 
recognised that a significant proportion of this potential floorspace (circa 
600,000sq ft) is likely to be met through the renewal of poorer quality ‘Grade 
C’ and derelict premises/sites on the existing industrial estates. The Table 6.5 
(p111) ( CD20) indicates that there is a stock of 600,000sq ft of Grade C/D (of 
which 180,000sq ft is vacant), further analysis of this stock indicates that even 
where the stock of Grade C/D can be renewed over the period up to 2026 
there will still be a shortfall of circa 180,000sq ft which will need to be 
developed on vacant land.  
 
Given the lack of available sites to meet the floorspace requirements, the 
policy approach taken is one which promotes the renewal either through 
refurbishment or redevelopment of those industrial sites that are lower grade, 
under utilised or vacant premises/sites together with a protectionist approach 
to existing industrial sites. The research indicated that following sites could be 
realistically promoted through the Core Strategy to deliver the shortfall in 
industrial floorspace (Refer to the Councils response to Issue 9): 
 

• Former sewerage works Martletts Way - AOC8 indicative target of 40 -
50,000 sq ft 

• Land at Northbrook College -Durrington Campus - part of AOC 11 in a 
scenario where Durrington released land for development -  potential 
for 200,000sq ft employment  both office and industrial (indicative) 

• Decoy Farm - AOC 12 
 
It is important to note that the projected future office and industrial floorspace 
requirements are quantitative and not qualitative and this takes no account of 
market demand (which have been considered elsewhere in the report). It 
therefore, does not incorporate any analysis of the current quality or 
availability of existing floorspace relative to market requirements or potential 
changes in market demand that may result in real estate provision in the area.  
 
This is considered to be particularly relevant with regard to the mismatch 
between current available space and demand trends that were identified in 
this research and have been summarised above. The recommendations of 
the research undertaken has lead to a policy approach that not only seeks to 
protect existing employment provision and meet the future additional 
floorspace requirements identified but  also seeks to ensure that there is a 
range of employment space to meet the needs of current and future business 
needs. 
 
Conclusion 
 
It is considered that the need for new office and industrial floorspace is clearly 
supported by a robust and up to date evidence base that has not been 
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challenged. The anticipated need for additional floorspace and the expected 
level of job growth are based on the best available evidence and modelling 
techniques at the time the research was undertaken. They are requirements 
over the lifetime of the plan (2010-2026) and have been formulated to include 
the impact of the recession. However, it is essential that these forecasts are 
revisited during the lifetime of the plan together with ongoing monitoring to 
allow for significant changes in the economy, industrial shift and effectiveness 
of policies to be reviewed and where necessary a review of the strategy may 
be undertaken. 
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Issue 5.2  Do the employment growth forecasts need revisiting given 
that they have been based on strong public sector growth which is now 
unlikely?  
 
The economic research undertaken for the Council by Knight Frank 2009 
(CD20) stated that the use of economic forecasting and other indicators of 
future employment floorspace requirements always need to be treated with 
caution, due to the timing and nature of forecasts and they should be used as 
a guide requiring regular updating. 
 
It indicated that the absolute number of jobs, total Full Time Equivalent 
employment (FTE) in Worthing is projected to increase by 3,494 over the 
period 2006 -2016 and 5,679 over the total forecast timeframe of 2006 -2026 
(Table 6.2 p107CD20). It should be noted that this was undertaken in October 
2009 to update the previous 2005 ELR and take into consideration the 
economic downturn and its impacts for future growth prospects of the local 
economy together with changes in government policy. 
 
The economic forecasts indicate that employment growth in Worthing will 
significantly out perform the South East region between 2006 -2016 and FTE 
employment in Worthing is expected to recover relatively strongly after the 
recession. As previously stated the 2009 research indicated that this recovery 
will be driven by strong growth in the public sector with employment in public 
administration, education and health forecasted to increase by circa 33% 
between 2006 -2026 (4,200 net additional FTE jobs). This is expected to be 
largely driven by the health sector accounting for 49% of this forecasted 
growth in line with the South East as a whole (45%).   
 
However, the public sector is not the only sector that the Knight Frank 
research predicted would experience positive growth over the plan period. 
The Transport and Communication (7.7%), Financial and Business Services 
(9.8%) and Distribution, Hotels and Catering (14.4%) are all expected to 
experience growth in employment with the 3 sectors combined accounting for 
approximately 32% of the expected growth in employment. Also, discussions 
held between local economic development agents and the researchers 
indicated a general consensus that tourism and leisure, manufacturing 
(specifically high-tech) and health and social care (which are already 
important local sectors) are likely to drive forward the local economy over the 
next 5-10 years (as at 2009). In addition, finance and business services, 
education and retail were also identified as offering future growth prospects. 
 
Since the research was undertaken and just before the Core Strategy was 
submitted the new Coalition Government had been elected into office. The 
new Government has announced its intention to make significant cuts to 
public spending over the course of the Parliament. Whilst actual figures are 
not known until the announcement of the Spending Reviews in October 2010, 
the expectation is that departments will be expected to cut in the region of 
25% (at least) of budgets starting from next April (2011) and spread over the 
subsequent 4 years. The Government’s approach to the economy is one that 

 9



WBC - Statement C5 
 

will see the retrenchment of the public sector and the stimulation of private 
sector growth and job creation.  
 
It should also be noted that in advance of the Government’s announcement of 
the Spending Review there has been a commitment to protect health 
spending and education services which have been asked to consider less 
harsh cuts than other departments. 
 
It is difficult to predict the precise impact of the proposed public sector cuts 
but if the Government’s expectation of the private sector growth and job 
creation materialises then there will still be a demand for new floorspace. In 
addition, there are some very positive developments at the local level that 
suggest the Council needs to ensure a sufficient amount and variety of 
floorspace is delivered to meet the needs of existing and future businesses. 
 
Recent local level developments in both health and education demonstrate a 
commitment to invest in local services. In 2009 Worthing and Southlands 
Hospital merged with St Richards in Chichester and is now seeking to 
become a Foundation Trust giving more autonomy from Central government 
and more flexibility in setting its own priorities. There are a number of planned 
investments for Worthing Hospital including a new 40 bed ward, outpatient’s 
accommodation and breast clinic. The Hospitals Chief Executive is quoted as 
having said that unlike other hospitals they were able to invest rather than 
cutback, stating that it is possible to ‘save and invest’. The hospital has 
recently invested £2.5 million on nursing (2010) and increased nursing staff at 
Worthing by 200. 
 
In terms of education, Worthing’s Northbrook College has submitted a £5 
million development plan for a new 3 storey teaching building on its 
Broadwater campus for which it has been recently (September 2010) 
successful in bidding for a £1m grant from the Skills Funding Agency. Other 
developments include joint working with West Sussex County Council to 
relocate the Links College to its Broadwater Campus. The unit will provide 
flexible education for the under 16’s who are unable to attend mainstream 
school. Also, the College has just launched a new aeronautical apprenticeship 
scheme building skills to ensure the viability of the industry in the future. 
 
The research by Knight Frank did not include a detailed economic analysis 
but rather used Experian Business Strategies bespoke forecasts as a 
baseline estimate of projected employment changes in Worthing 2006-2026 
and as such the figures presented are indicative. Also, the researchers 
recognise that there are a number of potential issues that arise from demand 
modelling techniques used p103-104 CD20): 
 

• Certain sectors of the economy may outperform the constraints of the 
modelling system which is reliant on historic performance and 
constrained by projections at the regional and national level. e.g. 
inward investment in sectors not previously represented in the area - 
no allowance is made for this in the forecasts. 
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• Weaker performance than expected with potential job losses and more 
redundant business space which may not necessarily suit the needs of 
those sectors requiring additional space. 

• The figures used in forecasting relate to an increase in net employment 
only and do not account for additional space which may result from 
employment turnover and churn during the same period.  

 
Local employment based forecasts are based on macro assumptions and in 
Worthing’s case do not make allowances for large inward investment projects 
in housing (e.g. Shoreham Harbour) or demand from new and emerging 
industries. Shoreham Harbour is a designated Growth Area and Eco Quarter 
which is expected to have a positive impact on the wider coastal area 
including Worthing.  Early work commissioned for the Shoreham Harbour 
Development (Shared Intelligence May 2009) (CD77) considers that growth at 
the Harbour is likely not only to lead to job creation within the immediate area 
but also across the sub-region including Worthing. Whilst the exact level of 
growth is yet to be determined there is a clear potential benefit for the 
Worthing Economy. In terms of new and emerging sectors the research 
undertaken for the harbour points to opportunities in the creative industries in 
which Worthing has particular strengths, it also refers to the potential 
opportunities of environmental technologies for the future due a number of 
legislative changes that will act as drivers for future growth, this is of particular 
relevance to the status of the Harbour as Eco quarter. Tourism is also a 
sector where there are clear prospects of strong growth due to factors such 
as; weaker sterling and the recession but also environmental concerns which 
will encourage the growth of ‘domestic’ tourism.  
 
Conclusion 
 
Whilst the immediate future remains uncertain it is considered reasonable to 
assume that the economic climate will improve and the Core Strategy must 
accommodate existing and future business needs. The role of the Core 
Strategy is to provide flexible policies on the supply and uses of land to 
accommodate sectors not anticipated in the plan and allow a quick response 
to changes in economic circumstances. It is considered that the policy 
framework is sound and based on robust and most up to date evidence 
available and which has not been challenged. The Council will continue to 
monitor the effectiveness of the policies and up date the research that 
underpins them as appropriate. 
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Issue 5.3 Is the Core Strategy sufficiently clear about the contribution 
of each Area of Change in terms of the delivery of the 
required quantum of new industrial and office floorspace? 

 
It is considered that the role of an Area of Change taken in the context of the 
overarching approach to employment (together with further work that will be 
undertaken as indicated in the Local Development Scheme) (CD54) is 
considered to be sufficiently clear. Further information of the role of the Area 
of Change can be found in the Council’s response to Issue 9. 
 
The Spatial Strategy identifies 12 Areas of Change. These are development 
areas, where change is expected and will be promoted over the plan period. 
Each Area of Change sets out a summary of the site, the challenges that 
would need to be addressed, potential solutions to these challenges and the 
objectives that would need to be delivered through any subsequent 
redevelopment. 
 
The Core Strategy explains that under current market conditions it is difficult 
to provide detailed certainty for all sites identified in the Areas of Change. The 
level of information provided for each site is largely dependent on how 
advanced the proposals are. As already discussed at 5.1 above some of the 
Areas of Change have been specifically considered by the Knight Frank work 
such as Martletts Way, Land at Northbrook College, Durrington Campus, the 
Warren, Decoy Farm and the former Lloyds TSB building.  
 
Consideration has been given to how they could contribute to the flexible 
supply of industrial and office floorspace. Whilst the findings of the report 
indicate that the sites are suitable and deliverable within the plan period it is 
acknowledged that there are certain challenges that will need to be addressed 
on each site which may influence the viability of developing the site and 
therefore the final mix of uses. In recognition of this and as a means of aiding 
the delivery of sites where necessary, some of the sites will be subject to 
development briefs/ masterplans. These will help to provide clearer guidance 
on the appropriate mix of uses that help to contribute to the delivery of the 
required quantum of new industrial and office floorspace. 
 
 

 12



WBC - Statement C5 
 

Issue 5.4 Is Policy 4 sufficiently flexible to allow existing office stock 
to be upgraded and improved? 

  
It is considered that Policy 4 - Protecting Employment Opportunities is 
sufficiently flexible to allow existing office stock to be upgraded and improved. 
 
Two responses were received at Regulation 27 stage relating to this issue. 
West Sussex County Council did not raise any questions of soundness but 
welcomed the policy and suggested that industrial estates offered 
opportunities for new waste management facilities. The County Council also 
offered their assistance in the preparation any subsequent Local Development 
Document.  Vail Williams – (Blackrock UK Property Fund) challenged the 
soundness of the policy on the test of justification. The respondent welcomed 
the changes to the policy from the pre-submission version but raised concern 
over criterion 4 in the policy.  
 
As has been demonstrated above at 5.1 and within the evidence base 
prepared for the employment approach, there is a lack of employment sites 
and there is significant competition from other uses for those sites that are 
available. The evidence indicates an economic demand for approximately 
240,000 square feet of office space up to 2026. It is recognised that although 
some of this will be delivered through the mixed use town centre schemes it is 
likely that the bulk of this floorspace will be delivered through the 
refurbishment or potentially the redevelopment of existing vacant buildings, 
especially key buildings such as the former Lloyds TSB and The Warren. 
 
In light of the evidence the policy approach seeks to protect the existing office 
accommodation in order to help maintain supply. The research indicated that 
there are certain key office locations within the town centre and wider edge of 
centre locations that warrant a more protective planning policy against change 
of use. This is reflected in the first part of the policy that specifically identifies 
areas which will be safeguarded. In terms of offices outside these areas the 
policy approach is one that has a presumption against the loss of office 
space. However, in recognition that some areas contain poor quality office 
space it is considered appropriate to adopt a criterion based policy approach 
to enable a more considered approach to applications that seek to change the 
use.  
 
The starting point for Policy 4 is that office uses will be protected unless it can 
be satisfactorily demonstrated that the site/premises is genuinely redundant 
and unlikely to be reused for that purpose. The policy then goes on to list a 
number of factors that will be considered in determining any proposals The 
policy states quite clearly that the Council ‘will have regard’ to these factors 
but it does not stipulate that all elements have to be met. Indeed, the policy 
clearly cannot capture all potential situations or variations and each case will 
have to be looked at on merit.  
 
The example put forward by Blackrock Ltd suggests that the policy ignores 
‘those situations where the loss of employment floorspace can be justified 
without a “significant upgrade” e.g. where large buildings or sites that were 
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designed for a single occupier have now vacated and that the whole site is 
no longer suited to a future single occupier or number of occupiers. In these 
situations, it may be possible to redevelop part of a site without the 
requirement for a significant upgrade of the remainder.’  The starting point in 
this instance would be, whether the site/premises is capable of continuing in 
its existing employment use and this will need to be demonstrated by the 
applicant having regard to matters such as quality of stock, length of vacancy, 
financial appraisals etc (further detailed information will be contained within 
the programmed Local Development Document). If it can be satisfactorily 
demonstrated that the site/premises could not continue in there current use by 
either single or multiple occupation then the Council would then consider 
alternative employment generating uses before looking to the possibility of 
mixed uses and then non-employment uses. The approach is one that seeks 
to ensure that any loss of employment floorspace is justified through a 
process which will seek to ensure that all reasonable steps have been taken 
to maintain the existing use. 
 
The supporting text to the policy clearly states that the intention is to protect 
the existing supply whilst encouraging, where appropriate, improvement or 
redevelopment to meet the current needs and future requirements of the local 
economy. It is accepted that there may be circumstances where there may be 
some loss of floorspace to allow for this be a viable option. There is also 
recognition that there may be occasions where it is not viable to keep the 
site/premises in the existing use but all efforts will be used to consider 
alternative suitable employment generating uses before allowing 
sites/premises to be lost to a non employment generating use. Monitoring of 
the losses and gains in employment sites through the Annual Monitoring 
Report, will also be a key element in assessing the effectiveness of this policy. 
 
It is not the intention of the Policy to stifle development but rather maintain 
flexibility in the supply and use of land to accommodate existing and emerging 
sectors not anticipated in the plan and allow a quick response to changes in 
economic circumstances. To assist the Council and developers in making it 
clear what information will be required the Council has committed to 
producing a future Local Development Document in connection with this 
policy. 
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Issue 5.5 How does the provision in Policy 6 that a “significant 
amount of office development is expected to be out of 
centre” square with Policy 3 and Paragraph 6.28 where the 
emphasis is on town centre delivery? 

 
As explained at 5.1 above only 3 responses received at Regulation 27 stage 
in respect of Policy 3. None of the respondents raised this matter as an issue. 
In respect of Policy 6 a total of 3 responses were received and again this 
issue was not raised. 
 
In line with PPS 4 (CD104) paragraph 6.28 states ‘the focus for the additional 
floorspace will be the town centre first but it is accepted that issues relating to 
site acquisition/assembly may make it more difficult to achieve’  - the policy 
seeks to ‘promote’ the delivery of town centre office floorspace. Policy 6 refers 
to directing offices to the town centre but recognises that a significant amount 
is likely out-of-centre.  
 
The Knight Frank research (CD20) indicates that out of the 1.89msqft (2005) 
of existing total office floorspace, approximately 25% can be found within the 
existing town centre boundary, 15% at edge of centre locations and 60% at 
out of town locations. 
 
The Council will promote the town centre locations first but given the existing 
out of centre opportunities that exist for meeting the identified need for the 
additional office floorspace requirements, such as: former Lloyds TSB (AOC 
10) and The Warren (AOC9) (currently vacant and which have been in use as 
offices for some considerable time), it is likely that a significant amount of the 
floorspace will be located out of centre. The evidence suggests that these two 
buildings have the potential to deliver circa 190,000sqft (80%) of the 
240,000sq`ft requirement. The Warren is a self contained office complex 
which in its current condition is not likely to attract a single occupier but could 
offer the potential for multi occupation. The former Lloyds TSB building in the 
Strand is a vacant office building that with comprehensive refurbishment could 
office space to multiple occupiers. 
 
In the region of 50% of the office take-up has occurred out-of-town due to a 
combination of the provision of a new development at Yeomans gate which 
offered high quality space with good accessibility and car parking, which is 
considered to be lacking in the town centre. However, whilst only 33% of total 
take up was in the town centre this location makes up 40% of the 
transactions. Discussions between the researchers and local agents suggest 
that in all cases the shortage of good quality supply was central to the 
constrained pattern of take-up in the town centre. In addition, difficulties of site 
assembly and limited parking provision in the town centre make out of town 
locations more attractive. 
 
The policy approach taken therefore recognises that whilst some of the new 
floorspace could be delivered through mixed-use town centre schemes (which 
is encouraged) the bulk of this floorspace will be delivered through 
refurbishment or potentially redevelopment of existing vacant buildings 
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especially key buildings such as former Lloyds TSB and The Warren both of 
which are located out-of-town. 
 
It is considered that the approach taken is both pragmatic and sufficiently 
flexible in consideration of the specific spatial characteristics of the Worthing 
economy and the need to deliver renewed investment.  
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Issue 5.6 Are the “major new mixed-use schemes” and “key 
employment areas” and “sites in sustainable locations” in 
Policy 3 the Areas of Change?  
 

The ‘major mixed-use schemes’ are essentially those opportunities that arise 
within the town centre. Currently those areas of opportunity are included 
within the identified Areas of Change, which are areas where change is 
expected and promoted. One particular opportunity could be Union Place 
South (AOC4) where a varied mix of uses is being promoted. 
 
The ‘Key Employment Areas’ are those identified in Policy 4 i.e. the key 
industrial estates and business areas and the key office locations. 
 
The ‘sites in sustainable locations’ could be those located within the Areas of 
Change but are also those sustainable locations within the key employment 
areas that could justify a more intensive use due to their sustainable location.  
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Issue 5.7 How will the plan promote new investment?  
 
The Core Strategy is one of the key documents that will help shape the town 
and the key spatial planning objectives for the area are linked to the 
Corporate Plan (CD12) and closely aligned with the Sustainable Communities 
Strategy.(CD13,CD14) 
 
On of the key priorities of the Council is to ‘revitalize, regenerate and create 
lively economies’. This commitment to regeneration and the economy can be 
demonstrated by the formation of a dedicated Regeneration Team with a 
focus on delivering the objectives of the Masterplan and the Vision and 
Strategic Objectives of the Core Strategy. The Council is committed to 
working with local businesses and business organisations to promote 
Worthing as a location to stay and grow in and to attract inward opportunities 
by ensuring that the right opportunities are in place. 
 
There are a number of elements that need to be in place to ensure that new 
investment is forthcoming: 
 

• There is a need to create the opportunities for the right land/floorspace 
to be developed in the right locations, affording protection for 
employment site to maintain a supply and variety but also giving the 
flexibility needed that if sites are no longer viable/required etc there is 
confidence for a developer/investor that alternative uses will be 
considered where it can be demonstrated. These are addressed in 
Policies 3 and 4. 

• The production of development and marketing briefs, to help promote 
sites and opportunities (for example Teville Gate). See Areas of 
Change Policy 2 and the Local Development Scheme (July 2010 
CD54). 

• Investing in the local environment by undertaking a programme of 
environmental improvements to help improve the physical environment 
to ensure that Worthing becomes a more desirable location for 
business to want to stay and for new investors to come to such as the 
current Splash Point Scheme, Chapel Road Improvement Scheme and 
other recent town centre street scene improvements that have 
enhanced the quality of the offer. See policies 5, 11 and 16 and the 
Council’s Public Art Strategy (published 2009) (CD16). 

• Working closely with our partners Coastal West Sussex to produce an 
Economic Strategy for the area. Coastal West Sussex is a Partnership 
of organizations that have joined together to champion the sustainable 
development of the coastal communities. The Partnership brings 
together key stakeholders around the main economic issues that affect 
the coastal strip of West Sussex. A key objective is creating a positive 
culture for new employment and enterprise by promoting the area as a 
place to do business, getting more business premises built, and 
encouraging business start-ups. 
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• Working for the successful delivery of the Local Economic Partnership 
bids which demonstrates a commitment to a strategy to a larger local 
area which will help the Worthing economy. 

• Improving the skills base to match the needs of business. See Policy 3 
and the Sustainable Community Strategy and its commitment to 
delivering ‘learning, training and employment opportunities for all’. 

 
Finally, there have been a number of very positive recent developments in 
Worthing that have helped in promoting Worthing as a destination and 
creating a positive image which can attract new investment. A few examples 
include the choice of Travel lodge to locate in Worthing, the redevelopment of 
Beach Hotel and the decision of Lemo Ltd to stay and invest its new head 
office in Worthing. In terms of events the Council supports events and 
attractions and is keen to develop an events programme. This has recently 
included the’ Worthing Birdman’ competition, the National Bowls competition, 
the annual Children’s Parade and the provision of a temporary ice rink. 
 
In conclusion, it is considered that as demonstrated above the Core Strategy 
clearly promotes the key elements that are required for the delivery of new 
investment. 
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