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WBC - Statement C6 
 

 
MATTERS, ISSUES AND QUESTIONS 

 
 
Whether the plan advances a sound retail strategy  
 
 
Issue 6.1 Is the increase in convenience and comparison goods 

floorspace envisaged by the plan supported by the 
evidence base? 

 
Issue 6.2 Is the Core Strategy sufficiently clear on the contributions 

of the individual Areas of Change to the delivery of the 
necessary comparison goods floorspace over the plan 
period? 

 
Issue 6.3 Is the strategy for the delivery of a new “retail heart” in the 

town centre realistic and deliverable? 
 
Issue 6.4 Will the plan deliver a coherent strategy for the town centre 

and seafront? 
 
Issue 6.5 Will the vitality and viability of lower order centres be 

protected? 
 
Issue 6.6 How will further detailed guidance on retail development, 

including the Shopping Zones referred to in Policy 6, be 
dealt with? 
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Introduction 
 
A total of four representations were submitted regarding retail issues, two 
relating to specific areas – West Durrington and The Strand. One 
representation refers to a lack of robust retail evidence to support Policy 6 and 
the remaining representation requesting more transport references in Policy 6. 
 
What is the retail strategy in the Core Strategy? 
 
The overarching aim of the retail strategy is to maintain and improve 
Worthing’s primary retail position. This will be achieved by maintaining 
Worthing’s retail network of town centre, district and local centres - locating 
development in the right type of centre dependent on scale and type to 
compliment its role and function. Out of centre developments will be restricted 
to maintain this hierarchy. The town centre is to be the focus for new retail, 
leisure and office development to fulfil its sub regional role with a new retail 
heart/core focussed on the Guildbourne Centre and Union Place. To ensure 
that there is a balance of opportunities, improvements to a number of areas 
on edge of core are proposed. Connections between the seafront and town 
centre will also be improved. District and local centres will be maintained to 
meet the day to day needs of residents.  
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Issue 6.1 Is the increase in convenience and comparison goods 
floorspace envisaged by the plan supported by the 
evidence base? 

 
Relevant sections from the retail studies undertaken to support the Core 
Strategy are drawn out below to illustrate how the floorspace figures were 
derived and justified.  
 
Two studies were undertaken by DTZ, the first in 2005 (CD21) (which covered 
the coastal districts in West Sussex) and the second in 2010 (CD22) (specific 
to Worthing) to update the first study, taking into account changing economic 
conditions. This is considered to provide sufficient and robust evidence to 
support the Core Strategy in line with PPS12 (CD111) and PPS4 (CD104). 
The retail floorspace figures in the Core Strategy (in the table on page 74) are 
those from the 2005 retail study and are considered to be broadly in line with 
the new figures in the 2010 study (albeit the later study provides figures for a 
longer time period up to 2026). Despite the recession, the 2010 study 
demonstrates a modest convenience goods floorspace capacity and a 
significant capacity for new town centre comparison goods floorspace. The 
promotion of a new retail heart for the town centre remains supportable.  
 
What are the issues for Worthing town centre? 
 
As stated in the 2005 retail study, Worthing as a sub regional centre is a 
major shopping destination for its local catchment populations and it also 
attracts significant tourist and visitor spend. However, it competes with 
Brighton, Guildford and Portsmouth which are all to benefit from new retail 
investments over the next 5 to 10 years. The 2010 retail study highlights that 
the quality and range of retail provision does not reflect the town’s sub-
regional status. The size and configuration of the retail units is one of the key 
constraints of Worthing as a retail location. It is also in need of modernisation 
to improve its attraction. Also the centre has a lower than average proportion 
of comparison goods (39%) on the UK average of 50%. It is these issues that 
the Worthing Core Strategy seeks to address in its retail policy. 
 
Results of the 2005 Retail Study (CD21) 
 
This used the DTZ Re:Map model to forecast capacity (please refer to page 
97 of the study for methodology) which estimates factors such as market 
share; trade draw; trading conditions; turnover efficiency of existing 
businesses and floorspace; population and spend forecasts and existing retail 
stock and commitments. Figures are provided within two scenarios for lower 
and higher annual spend and turnover efficiency rates as described on pages 
97 and 98 of the retail study. 
 
This study concluded that there was no capacity within Worthing for 
convenience goods retailing up to 2013 (due to existing commitments and 
the nominal forecast in average spend) and only a small capacity for between 
220 and 440m2 up to 2017 (under scenario 1 – higher spend forecast). This 
limited capacity is reflected in the Core Strategy. 
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For comparison goods retailing, the capacity figures are provided for 2 
scenarios at 2009, 2013 and 2017 as set out in the Core Strategy in the table 
on page 74 which show the largest capacity for the town centre. The forecast 
for potential capacity for comparison goods for Worthing town centre was 
23,000m2 up to 2013 rising to 38,000m2 by 2017 (scenario 1).  The study 
concluded that the town centre lacks a retail heart to provide critical mass and 
quality retailing. There is market demand and economic growth to support a 
significant amount of comparison goods retailing in the centre. As such, the 
increased capacity figures for comparison shopping in the Core Strategy aim 
to address this need and help to provide the centre with a heart.  
 
2010 Retail Study (CD22) 
 
This study used the DTZ RECAP model which incorporated the household 
survey from the 2005 study but updated variables relating to population 
growth, per capita expenditure forecasts, existing and committed retail 
floorspace and sales densities. The study compares available expenditure 
with existing shop floorspace to assess capacity  taking account of growth in 
population and expenditure and future changes in retailers’ sales densities.  
 
The study highlights that the combined effect of forecast growth in population 
(14.5% over period 2010 to 2026) and in per capita expenditure (between 
2008 and 2025 of 0.9% for convenience goods and 3.5% for comparison 
goods) is that in the total catchment area expenditure on convenience goods 
is expected to increase by about £517m (30%) between 2010 to 2026 and 
that on comparison goods to increase by £2,422m (a doubling). 
 
Two scenarios were assessed in order to assess the retail capacity position 
within the study centres: 
 

• 1. Baseline – assumes no change in the market shares of available 
expenditure in the catchment area up to 2026 (an artificial scenario 
since it makes no explicit allowances for changes in the market shares 
as a consequence of new developments). 

• 2. Potential for Worthing town centre to increase its trade retention for 
comparison goods from 2016 onwards (achieved through the 
development of some key sites – principally the Guildbourne Centre 
which has the potential to claw back some of the large amount of local 
expenditure that currently goes elsewhere). Worthing town centre 
retains about 43% of comparison goods expenditure from the core 
Worthing zone (see map in Appendix 1 of retail study 2010). Scenario 
2 explores possibility of the town centre retaining 2.5% more 
expenditure from the catchment area as a whole (substantially due to 
the retention of an additional 9% within the core Worthing zone).  
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Summary of main findings in 2010 study (see Table on page 46 of retail 
study) 
 
SCENARIO 1 
 
Convenience Goods 
 
For the town centre there will be a small capacity for approximately 700m2 at 
2016, 1,350m2 by 2021 and 1,900 m2 by 2026 largely due to expected 
population growth. 
 
For District and Medium sized Local Centres there will be no capacity at least 
until 2016. At 2021 there could be capacity for about 400m2 net rising to 
700m2 by 2026.  
 
For non central stores there will be a capacity of 2,550m2 net additional 
floorspace in 2016, 3,700m2 in 2021 and 4,650 by 2026. 
 
As such, there is  only a modest capacity for convenience goods floorspace 
particularly at the local centres and no overriding need for new floorspace in 
the immediate future (Tesco Extra at West Durrington has met current needs). 
Whilst this may be slightly more than the 2005 study which showed no surplus 
spend to support further convenience shopping up to 2017, the overall 
amount for the borough (6550m2 by 2026 as shown in Table 5.4 on page 51 
of the study) remains limited (as stated in the Core Strategy).  
 
Comparison goods 
 
For the town centre this will be about 12,150m2 by 2016 rising to about 
25,700 m2 net by 2021 and to about 39,550m2 by 2026.  
 
These figures are markedly lower that those in the 2005 retail study due to 
differences in forecasting inputs (e.g. market shares and sales densities 
taking account of new shops since survey) and a more pessimistic economic 
outlook brought on by the global recession.  
 
For District and Medium sized Local Centres there would be a capacity of 
2,050m2 by 2016, 4,250m2 by 2021 and 6,550m2 by 2026 
 
For non central stores there would be a theoretical over supply of about 
2,400m2 in 2016 as a result of the Tesco Extra store at West Durrington. 
However capacity of 1150m2 would occur by 2021 rising to 4750m2 by 2026. 
 
SCENARIO 2 
 
Convenience goods capacity was not assessed under this scenario. Please 
see the forecasts for convenience goods under scenario one 1.  
 
Comparison Goods 
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For the town centre there would be capacity for about 26,700m2 by 2016 
(which is within the range of the 2005 retail study) rising to about 42,900 m2 
by 2021 and 59,450m2 by 2026 – sufficient to support a new town centre 
development opening by about 2014 to 2016.  
 
For District and Medium Size Local Centres there will be a capacity for a 
further 1,150m2 by 2016 (below the range in the 2005 retail study) rising to 
3,200m2 by 2021 and 3,550m2 by 2026 
 
Conclusion 
 
The capacity figures in the Core Strategy are those from the 2005 retail study. 
The 2010 retail study updates these figures, takes a longer time horizon and 
includes two new scenarios. As such the figures are difficult to compare and 
do differ to some degree although both sets indicate an increase in capacity 
for comparison goods retailing.  
 
The updated figures in the 2010 study confirm that the overall approach to the 
town centre and to retailing in the Core Strategy is justified. Both studies 
emphasise the need for the town centre to improve its range of retailing in the 
primary retail area to enable it to function as a primary regional centre. Both 
studies refer to the need for a town centre heart.  For the district and medium 
size local centres the capacity for comparison goods is small. Generally there 
is little or no need (depending on the scenarios) for new convenience retailing 
in the borough.  
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Issue 6.2 Is the Core Strategy sufficiently clear on the contributions 
of the individual Areas of Change to the delivery of the 
necessary comparison goods floorspace over the plan 
period? 

 
As addressed in the Council’s response to Issue 9, the Areas of Change are 
such that whilst as much detail as possible is provided on the proposed mix of 
uses, current market conditions make it difficult to provide complete delivery 
certainty. The Worthing Town Centre and Seafront Masterplan (CD8) (where 
appropriate) market and other development factors may mean that the details 
within these need to change.  
 
The Core Strategy is a long term plan up to 2026 and as such delivery 
certainty will vary between the sites. As identified, and not allocated areas, 
these set out broad principles of change. In line with PPS12 (para 4.7) 
(CD111) the Areas of Change do not include site specific detail which can 
date quickly. The Areas of Change do not include retail floorspace figures in 
order to provide flexibility in securing the right arrangement of mixed uses on 
these sites and to take account of the different development phases of the 
sites (some sites may come forward ahead of others and impact on the retail 
offer).  Nonetheless, the principles set out for each Area of Change are 
considered a sufficient framework for development whilst also providing some 
flexibility to secure regeneration.  For clarity, the appendix provides a picture 
of what is expected to be delivered in terms of comparison retail development 
from the relevant Areas of Change as contained in the Core Strategy, the 
Masterplan (CD8) and development briefs.  
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 Issue 6.3 Is the strategy for the delivery of a new “retail heart” in the 
town centre realistic and deliverable? 

 
As part of the evidence base for the Masterplan (CD8), a key issue identified 
was that as a retail centre, Worthing fails to offer the quality and range of retail 
experience expected of a sub-regional centre. In looking to the future, it was 
recognised that Worthing Town Centre needed to improve the retail offer, 
specifically larger scale modern retail floorspace, and improve the pedestrian 
linkages throughout the centre. 
 
In looking at the site opportunities within the centre, the Union Place South 
site has the best potential to accommodate new retail floorspace and 
establish improved pedestrian links. DTZ was commissioned to produce a 
development brief (Worthing Retail Core - 2008) (CD23) in respect of the new 
retail core, to set out a clear framework for delivery.  The brief sets out the 
main development and design principles, with key recommendations on 
implementation. The key principles of the brief are embedded within the Core 
Strategy and it is recognised that in order to bring the new retail core forward, 
the Council will need to establish a public/private partnership. This will assist 
in terms of site assembly. The work undertaken by DTZ examined the viability 
of the proposed comprehensive development. The viability assessment 
indicated that the proposal represented a commercially attractive and viable 
scheme. The policy approach of AOC4 does recognise that in a changing 
market, there needs to be a flexible approach to the contribution of the 
Guildbourne Centre in the delivery the overall scheme.  
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Issue 6.4 Will the plan deliver a coherent strategy for the town centre 
and seafront? 

 
Whilst the creation of a new retail core addresses the need to improve the 
retail offer of the town centre, it is important to recognise that this is part of the 
overall strategy to enhance the role of the town centre. It is considered that 
there is a coherent strategy for the town centre and seafront as made clear in  
Strategic Objective 2. This sets out that the town centre and seafront will be 
the main focus for regeneration. It is within this area where the regeneration of 
key sites will contribute to the economic and social offer of the town centre, 
with new housing, employment, leisure and retail development. Connectivity 
between the town centre and the seafront is to be improved. (Please also 
refer to Issue Paper 2 on the Spatial Strategy). 
 
The Town Centre and Seafront Masterplan (CD8) was produced in 2006 to 
inform the regeneration of these areas and produce a clear vision and 
framework for development and change. This identified the need for a co-
ordinated approach. The Masterplan strategy was developed, based on a 
number of key principles including the need for a comprehensive approach 
and the integration of the town centre and seafront though the creation of 
strong linkages and complementary uses and activities. It defined a number of 
character areas for targeted action including the station gateway, a cultural 
civic hub, a retail core and parts of the seafront – all of which are taken 
forward as Areas of Change within the Core Strategy.  
 
There are six Areas of Change which fall within and on the edge of the town 
centre and seafront. Several are directly complementary, with the delivery of 
both the Union Place South and Grafton Areas of Change being fundamental 
to providing an improved retail offer and establishing enhanced pedestrian 
links between the seafront and primary shopping areas. Others will ensure the 
overall offer of the town centre will improve, providing new leisure facilities, 
opportunities for town centre living and employment. The Core Strategy 
makes clear what the role of each Area of Change is in terms of the overall 
strategy for the seafront and town centre and where relevant the links 
between these two areas and between different sites.  
 
The overall strategy for the town centre and seafront ensures that there is a 
strategic view of future development, rather than a piecemeal approach.  
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Issue 6.5 Will the vitality and viability of lower order centres be 

protected? 
 
The vitality and viability of lower order centres will be protected by the 
application of the sequential approach will help to protect these centres by 
directing new development to the town centre and generally resisting out of 
town shopping (which could divert trade away from the lower order centres). 
The Policy states this approach clearly. Those developments permitted over 
the past 5 years in out of town locations are to address specific regeneration 
issues (West Durrrington Tesco to replace an existing food store and Lidl at 
the Strand local centre on the ground floor of a vacant office block).  
 
The retail studies did not highlight any significant issue arising from the health 
checks of the lower order centres which needs to be addressed. 
 
Whilst the Core Strategy does not positively direct new retail development to 
the lower order centres (since the focus is on the town centre), it does allow 
for appropriate new retail floorspace in these centres if proposals come 
forward. The 2010 retail study (CD22) indicates the capacity for new 
floorspace for the lower order centres taking into account population growth 
and expenditure patterns. The amount for convenience shopping is small but 
more for comparison goods, particularly under scenario 1. As stated in the 
study (para 5.72 CD22) it is important for sustainability reasons to make 
adequate retail provision for each of the defined centres. In considering any 
proposals for new development affecting the lower order centres, account will 
be taken of the overall capacity figures in the retail study but also the nature 
and specific issues of the centre. In response to the representation submitted 
on the Strand which recommends that the Lloyds TSB building in this centre 
be included within the local centre boundary, it is not considered appropriate 
since the office building is to secure improved employment floorspace and not 
further retail development.  Retaining existing employment floorspace is a key 
part of the overall regeneration objective for the Borough (as dealt with in the 
Councils response to Issue 5).  
 
A review of the shopping area boundaries including that for the lower order 
centres will take place in 2011 and this may amend some existing boundaries 
in order to reflect any change in  circumstances regarding retailing and 
economic development. The District Centre of West Durrington will be part of 
this review (by which time the trading pattern of the new Tesco store will have 
settled down) as well as being considered in the emerging development brief 
for the strategic allocation of West Durrington as a whole. The review will 
necessitate the production of either a Supplementary Planning Document 
(SPD) or a Development Plan Document (DPD) as stated in the Local 
Development Scheme (LDS).   
 
It is important to secure the right type and scale of development at the local 
centres to ensure they remain viable centres as stated in the Policy. 
Development permitted to date accords with this strategy since they are of a 
nature to compliment and not dominate the centres.  
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The Council through its street scene programme has implemented 
environmental improvements (such as planters and street furniture) both on 
the periphery of the town centre (approximately £1m was spent on Chapel 
Road recently) and within a number of local centres to help their viability and 
vitality. Whilst the capital budget for street improvements may be reduced in 
the next few years, a programme will continue. A development brief is being 
prepared for the Strand and this will address the need for improvements to 
this centre.  
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Issue 6.6 How will further detailed guidance on retail development, 
including the Shopping Zones referred to in Policy 6, be 
dealt with? 

 
The supporting text to Policy 6 indicates that the town centre boundary and 
the shopping zones should be reviewed once new developments in the town 
centre come forward in the retail core and on the edge of the centre. 
Reference is made to the GVA Grimley study (2009) (CD24) ‘Supporting the 
Retail Sector’ which recommends that it would be premature to alter 
boundaries at this present time. Time is needed for development to settle 
down and for this to be monitored and any changes taken forward in 
subsequent LDF documents.  
 
It is the intention that this review also includes a review of the boundaries of 
local and district centres as well as other more detailed guidance on shopping 
policies (to update some retail policies saved in the adopted local plan)*. The 
LDS (CD54) makes it clear that this review commences in June 2011 and the 
findings taken forward in an Supplementary Planning Document or possibly a 
Development Plan Document if the recommendations include significant 
changes to centre and/or shopping zone boundaries. If an SPD is progressed, 
the timetable anticipates adoption of this in August 2012. 
 
(* Note: a suggested amendment to the district centre boundary at West 
Durrington is addressed within the Council’s response to Issue 10.9.) 
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APPENDIX 
 
Areas of Change which include comparison retail floorspace  
 
Aquarena 
A development brief prepared for the site in 2009 (CD49) refers to its potential 
for retail as part of a wider mix of uses - A3 and A4 retail (restaurants, snack 
bars, cafes, pubs and bars) with a smaller potential for A1 retail limited to a 
shop with a linked activity to the swimming pool/leisure facility primarily (page 
15). The Core Strategy considers supporting (ancillary) retail as an acceptable 
use. 
 
Marine Parade (Stagecoach site) 
The Worthing Town Centre and Seafront Masterplan (Oct 2006) (CD8) refers 
to small scale niche retail uses on the ground floor as part of an enhanced 
cultural quarter. The Core Strategy reflects this and considers small scale 
retail uses (on the ground floor) suitable for this site as part of a mixed use 
development for retail, residential and cultural uses. 
 
Grafton site 
The 2006 Masterplan (CD8) refers to the potential of this area for a mixed use 
scheme incorporating retail uses and provide the opportunity for a first phase 
of major new retail development in the town centre providing an anchor at the 
western end of the prime retail pitch to counterbalance the proposed retail 
development at the Guildbourne centre/Union Place. The Core Strategy 
states the potential of this area for a mixed use scheme including retail to 
complement and support Montague Street (classified as primary zone A in the 
saved Local Plan). 
 
Union Place South 
A development brief (Worthing Retail Core 2007(CD23) has been prepared 
and this refers to the development providing up to 34,000m2 of high quality 
retail floorspace with an anchor/department store in the north eastern part of 
the site. A range of shop unit sizes should be provided. However, the amount 
of floorspace will be determined by the capacity of the site, the form of 
development, servicing access etc. The Core Strategy includes the site as 
forming a new retail quarter and to meet significant retail capacity. 
 
Teville Gate 
The 2005 retail study (CD21) states the potential of the site for a mixed use 
gateway development including some retail uses at ground floor level that are 
complementary to the town centre’s offer. The 2006 Master Plan (CD8) 
envisaged some small scale retail uses as part of a mixed use development 
including residential, commercial and leisure. The study also identifies the site 
as representing a suitable and viable opportunity to accommodate any 
increased demand in edge of centre locations for new out-of-centre food and 
non-food retail developments. The Core Strategy states that the site is to 
incorporate retail uses as part of a mixed use development to support the 
existing retail uses in the town centre and not to directly compete with the 
primary shopping area.  
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