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4. Worker Market Potential

5 Town Network & Chichester

Strategy & Sustainable Opportunities
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With the influx of workers, the daytime population of a town centre can change 
substantially from normal residential times.

CACI have quantified this change by analysing the Census 2001 Special Workplace 
Statistics, in order to quantify the volume of workers within each of the 5 Towns + 
Chichester.

CACI has then applied its unique Workday Wallet expenditure estimates, to calculate 
the worth of these visitors in terms of comparison goods, convenience and catering 
spend. 

The lifestyle groups that comprise the worker population have also been analysed for 
each town, in order to understand how these visitors may differ to residents in terms 
of retailer preferences.  This analysis will be incorporated into later stages of the study 
to ensure that these consumers are being targeted effectively in terms of the offer 
within each town.

Worker Market Potential
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Worker Market Potential

 Bognor Regis Littlehampton Selsey Shoreham Worthing Chichester 

Number of Workers 7,497 5,602 1,930 3,526 15,024 15,326 

Clothing £21,020 £16,370 £10,850 £10,810 £40,550 £43,170
Footwear £2,410 £1,880 £1,250 £1,240 £4,660 £4,960
House & Home £1,220 £1,000 £680 £630 £2,410 £2,650
Leisure Goods £2,890 £2,270 £1,540 £1,460 £5,420 £5,780
Personal Goods £2,760 £2,150 £1,440 £1,410 £5,270 £5,610
Personal Care £6,980 £5,430 £3,620 £3,560 £13,370 £14,210
Durable Goods £3,880 £3,140 £2,130 £2,000 £7,570 £8,260
 

Comparison £41,150 £32,230 £21,490 £21,120 £79,260 £84,640

Convenience £88,520 £68,780 £46,900 £44,140 £162,870 £171,840

Catering £53,760 £41,960 £29,060 £26,270 £97,300 £102,670

Total £183,430 £142,980 £97,450 £91,530 £339,440 £359,150 

 
The table above shows that Chichester and Worthing, being the largest of the centres analysed, 
have the largest influx of workers in addition to residents. Unsurprisingly, Selsey and Shoreham 
have the fewest.

Worker spend is dominated by the Clothing and Personal Care categories, which account for 51% 
and 17% of worker spend on average, respectively. 

In all cases, worker spend on Convenience and Catering is above the amount spent on Comparison 
Goods. In total, worker spend contributes an additional £1.2 million of market potential to the 5 
Towns + Chichester.

Worker spend boosts Chichester’s resident market potential by a further £359,000, although this 
equates to less than 1% of total resident expenditure. 



Property ConsultingProperty ConsultingCACICACI

Page 31

Worker ACORN Profile
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5 Towns + Chichester Bognor Regis Littlehampton Selsey Shoreham Worthing Chichester

The chart above shows the ACORN profiles of workers in each centre in comparison to the 5 Towns + Chichester overall.
The centres all have a fairly similar bias towards the Affluent Greys, Secure Families and Settled Suburbia categories.
Each town’s worker and resident ACORN profile is examined in turn in the following slides. 
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Worker ACORN Profile: Chichester
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Chichester Workers Chichester Residents 5 Towns + Chichester Workers

The chart above shows the ACORN profiles of workers in Chichester compared to the town’s residential profile, and the 
worker lifestyle profile of the 5 Towns + Chichester overall.
Compared to Chichester’s residential profile, there are stronger concentrations of the ‘urban prosperity’ ACORN groups, 
including Educated Urbanites, Aspiring Singles and Starting Out. Post Industrial Families and Blue Collar Roots also 
account for a greater proportion of worker households than resident households. 
Representation of Wealthy Executive and Affluent Grey workers is above average for the 5 Towns + Chichester overall.
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5. Benchmarks & Retail Provision

5 Town Network & Chichester

Strategy & Sustainable Opportunities
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Benchmarking: Towns with Similar Shoppers to Chichester

CACI have used ACORN and expenditure data to identify towns with a similar market size (in terms of Comparison 
Goods spend – see slide 15) and shopper lifestyle profile (see slide 17) to Chichester.
Shrewsbury has the strongest correlation with Chichester in terms of ACORN profile, with a correlation of 0.88.
In terms of market size, Shrewsbury and Southport have similar market sizes to Chichester (£361.7 million), although 
they are around £15-20 million smaller.
Although larger in size, Canterbury and Bournemouth both provide a good fit with Chichester in terms of ACORN profile, 
with correlations of 0.90 and 0.89, respectively.
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Chichester: ACORN Lifestyle Profile
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Chichester Shrewsbury Canterbury Bournemouth Eastbourne

The chart above shows the ACORN profiles for a selection of the chosen benchmark centres, reflecting the similarities 
that exist in terms of demographics between the centres, which provide strong retail comparisons to Chichester.
The benchmark centres have a similar bias towards the Affluent Greys, Secure Families and Settled Suburbia categories, 
and away from Prosperous Professionals, Educated Urbanites, Aspiring Singles and Asian Communities. 
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Chichester: Independent Retailer Analysis – Retail Sectors

An audit of independent retail provision in Chichester was undertaken for the study, in order to supplement 
multiple retail provision data available from Retail Locations. 

In total, 117 independent Comparison Goods retailers were recorded, rising to 175 units when Convenience & 
Catering and vacant units are included. 

The majority of independent Comparison Goods retailers in Chichester fall within the Clothing category (21% 
of total units audited).

Of the 175 units audited, 15 are vacant.  As a proportion of total independent and multiple retail units in 
Chichester (314), this gives a vacancy rate of 5%. 

160 independent Comparison, 
Convenience and Catering retailers were 
recorded in Chichester. 

According to Retail Locations, there are 
139 multiple retailers falling within these 
categories in the town.

15 vacant units were recorded.

Total retail provision in Chichester 
therefore amounts to 314 units.

Independents account for 51% of total 
units.

Retail Units % of Retail 
Units

Clothing 36 20.6%

Footwear 2 1.1%

House & Home 14 8.0%

Leisure Goods 15 8.6%

Personal Goods 31 17.7%

Personal Care 1 0.6%

Durable Goods 18 10.3%

Comparison Goods Total 117 66.9%

Convenience & Catering 43 24.6%

Vacant 15 8.6%

Grand Total 175 100.0%



Property ConsultingProperty ConsultingCACICACI

Page 37

0%

5%

10%

15%

20%

25%

30%

Co
nv

en
ie

nc
e

Pe
rs

on
al

 C
ar

e

Cl
ot

hi
ng

 &
 F

oo
tw

ea
r

Mix
ed

 G
oo

ds
Dur

ab
le

Ho
us

e 
& 

Ho
m

e
Le

isu
re

 G
oo

ds

Pe
rs

on
al

 G
oo

ds
Ca

te
rin

g
Le

isu
re

Fin
an

cia
l S

er
vic

es

Pr
op

er
ty

 S
er

vic
es

Oth
er

 S
er

vic
es

Misc
ell

an
eo

us
Au

to
m

ot
iv

e
Oth

er
s

%
 O

u
tl
et

s

Chichester - Multiples Chichester - Independents
Similar Towns Quality Centres
Great Britain 5 Towns + Chichester

Compared to similar sized towns with similar shoppers, Chichester lacks Personal Care, Mixed Goods, Leisure and 
Financial & Property Services outlets.
There is a strong representation of Clothing & Footwear, Durable, House & Home, Personal Goods and Catering outlets.
The proportion of total outlets falling into the Convenience category is below the 5 Towns + Chichester average, but this 
reflects Chichester’s greater ‘destination’ status as a centre for comparison goods retailing. In contrast, the lack of 
substantial comparison goods retail provision in some of the other towns (e.g. Selsey) promotes the importance of 
Convenience retailing within their overall retail mix. 

Chichester: Market Coverage by Broad Retail Category

Source: Retail Locations
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Chichester: Independent Retailer Analysis – Market Position

The market position of each independent Comparison Goods retailer was recorded during the audit. 

The above chart shows the proportion of independent Comparison Goods units falling within each market 
position category (Premium/Mass/Value) for each of the 5 Towns + Chichester. 

Chichester has below average provision of Value independent retailers compared to the 5 Towns + Chichester 
as a whole (8% compared to 14% overall).

Similarly to the majority of other towns in the study, more multiple retailers fall within the Value classification 
(14%) than is the case for independent retailers (see next slide). 

72% of independent units were classed as having a Mass market position, compared to 66% of multiple retail 
units. 

20% of independent Comparison Goods outlets in Chichester were classed as having a Premium market 
position, compared to 20% of multiple units.  Chichester’s independent and multiple retailer profiles are the 
most similar of all the towns in terms of market position. 

Bognor 
Regis

Little-
hampton

Selsey Shoreham-
by-Sea

Worthing Chichester 5 Towns + 
Chichester 

Total

Value 24.4% 22.2% 40.9% 9.4% 9.5% 7.7% 14.4%

Mass 75.6% 77.8% 59.1% 90.6% 86.5% 71.8% 77.3%

Premium 0.0% 0.0% 0.0% 0.0% 4.1% 20.5% 8.3%

Total 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0%

Market 
Position

% of Independent Comparison Goods Units
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The market position of Chichester is strongly mid market.  
Compared to similar sized towns with similar shoppers there is an under representation of Value retailers, balanced by 
moderate over provision of Premium retailers.

Chichester: Market Position

Source: Retail Locations



Property ConsultingProperty ConsultingCACICACI

Page 40

6. Retail Development Scenarios

5 Town Network & Chichester

Strategy & Sustainable Opportunities
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Scenario Assessment

Making use of the flexibility to undertake ‘what-if’ scenarios within CACI’s Retail Footprint gravity 
model, CACI have assessed a range of development scenarios for the 5 Towns + Chichester.

All scenarios model each town’s future competitive position in 2016, utilising CACI’s extensive 
database of competing retail developments; ‘Centre Futures’. When incorporating these 
developments into the model, CACI have taken a realistic view on their future performance based 
on the latest information available.

In addition to data on major competing schemes from Centre Futures, CACI have supplemented 
this with information obtained from each relevant local authority about committed retail 
developments which may not yet be in the public domain, and smaller developments not picked 
up by Centre Futures.

The scenarios therefore reflect the competitive situation as at 2016 as far as it is currently 
possible to do so – i.e. based on concrete floorspace information on committed developments. 
They are not intended to be viewed as ‘non intervention’ scenarios – firm proposals for 
developments in the 5 Towns + Chichester are included wherever possible. However, it is not 
possible to incorporate Masterplan-based development ‘aspirations’ into the modelling process. 

The following slide summarises the potential competing developments relevant to the town, on the 
basis of the top 15 competing centres identified in Section 2 above.  
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Chichester: Potential Competing Developments
CACI summarise below key competing retail developments within and peripheral to Chichester’s catchment, included within 
the gravity model for all post-development scenarios. Each scheme has been extensively researched to ensure effective, 
proportionate representation within the model.

Note: These represent major potential competing developments only. As well as these, 
CACI have included every retail development in the pipeline between now and 2016 across the UK.

Name of 
Development 

Town Type of 
Scheme 

Planning 
Type 

Planning 
Status 

Current 
Size 

(sq.ft.) 

Retail Space 
Uplift1 
(sq.ft.) 

Centre 
Futures 
Opening 

Date 

% Change in 
Retail 

Footprint 
Score 

Shippams Site Chichester Retail Park New Build Under 
Construction 

n/a 52,743 2007 4% 

Cascades Shopping 
Centre 

Portsmouth Shopping 
Centre 

Extension Under 
Construction 

44,284 56,672 2007 6% 

Potash Retail Park Havant Retail Park New Build Application n/a 79,998 2007 New site 

Antelope House Southampton Retail Park New Build Permission n/a 199,456 2007 New site 

Norfolk Hotel Worthing Retail units New Build Proposed n/a 10,592 2007 2% 

West Durrington 
Shopping Centre 

West 
Durrington 

Shopping 
Centre 

Redevelop-
ment 

Application Redevelop-
ment 

14,983 2007 60% 

Churchill Square 
Shopping Centre 

Brighton Shopping 
Centre 

Extension Permission 43,664 19,999 2008 1% 

Hedge End Retail 
Park 

Southampton Retail Park Extension Permission 8,092 39,310 2008 153% 

Union Place/Police 
Station site 

Worthing Retail units New Build Proposed n/a 13,735 2008 2% 

Tricorn Centre / 
Northern Quarter 

Portsmouth Shopping 
Centre 

Redevelop-
ment 

Outline 
Application 

Redevelop-
ment 

899,995 2009 55% 

Station Gateway - 
Teville Gate 

Worthing Retail units New Build Proposed n/a 10,872 2009 2% 

The Friary Shopping 
Centre 

Guildford Shopping 
Centre 

Extension Outline 
Permission 

13,904 270,552 2009 13% 

Seafront - Grafton 
Site 

Worthing Retail units New Build Proposed n/a 26,910 2010 4% 

1 Retail space uplift i.e. allowance made for any replacement of existing retail space 
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Retail Development Scenarios: 5 Towns + Chichester in 2016

The table below summarises forecast change in market potential (Comparison Goods spend) in the retail 
catchment of each town between 2006 and 2016. 

An outline of the methodology used to calculate population and expenditure growth to 2016 is provided on the 
next slide.

Location Comparison 
Goods Spend 
2006 (£m)

Comparison 
Goods Spend 
2016 (£m)

Change in Spend 
2006-2016 (£m)

2016 Spend with 
Consumer Expenditure 
& Population Growth 

(£m)

Bognor Regis £101.1 £99.2 -£1.9 £148.5

Littlehampton £53.5 £51.9 -£1.6 £77.7

Selsey £6.8 £6.6 -£0.2 £9.9

Shoreham-by-Sea £10.6 £11.9 £1.3 £17.8

Worthing £247.8 £253.5 £5.7 £379.5

Chichester £361.7 £360.1 -£1.6 £539.0

The majority of the 5 Towns + Chichester experience a decline in market potential between 2006 and 2016.  In 
proportional terms the greatest losses are experienced by Littlehampton (-3.0%) and Selsey (-2.9%). 

Bognor Regis, Littlehampton, Selsey and Chichester are all being impacted by larger competing retail schemes 
coming onstream in surrounding locations (e.g. Portsmouth, Southampton, Guildford), and by the lack of 
confirmed retail developments included in the development scenarios for most of these towns. 

Shoreham experiences the greatest proportional increase in market potential over the period, a 12.3% increase 
from £10.6 million in 2006 to £11.9 million in 2016 (at current prices), predominantly as a result of the 
Ropetackle scheme.
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Retail Development Scenarios: Population & Consumer Expenditure Growth

In addition to providing change in expenditure potential at current prices, CACI have calculated population and 
expenditure growth for the 2006-2016 period. Growth figures have been built up from ward level estimates, 
based on wards falling within West Sussex.

Growth at individual COICOP product category level has been used, and amalgamated to broad sector level in 
order to match comparison goods spend categories. These growth rates take account of population growth as 
well as growth in consumer expenditure.

Annual RPI (Retail Prices Index) of 2% has been subtracted from these growth rates, based on the UK’s RPI 
target.

Annual growth rates range from 3.3% in 2007 to 5.0% in 2008-2010.
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Chichester: Market Penetration 2006
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Chichester: Market Penetration 2016
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Chichester: Competitive Position - 2016

Across its total catchment area, Chichester’s market share remains the same in 2016 as it is in 2006, at 
11.9%.  Within the core (Primary + Secondary) catchment, the town’s market share increases by 2.3% 
over the period as a result of Retail Footprint score uplift due to the Shippam’s Site development.

Leakage to the majority of top retail centres in the total catchment market share ranking is reduced, with 
the exception of Portsmouth and Guildford, both of which have major developments due to open between 
now and 2016. 

Portsmouth’s market share of the total catchment increases by 3.1% over the period.

Centre Name Market Share  
(Primary &  
Secondary) 

Market Share  
(Total  

Catchment) 

Chichester 61.6% 11.9% 

Portsmouth 0.8% 11.2% 

Worthing 0.7% 8.1% 

Fareham 0.2% 7.4% 

Southampton 0.9% 6.5% 

Guildford 2.5% 6.1% 

Portsmouth - Gunwharf Quays 3.1% 5.3% 

Brighton 1.4% 4.9% 

Waterlooville 0.5% 3.5% 

Bognor Regis 16.7% 3.4% 

Havant 1.8% 3.2% 

Southsea 0.1% 2.5% 

Gosport 0.0% 2.3% 

Whiteley Village Outlet Centre 0.8% 2.2% 

Littlehampton 1.5% 1.8% 
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7. Residential Development

5 Town Network & Chichester

Strategy & Sustainable Opportunities
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Residential Development: Methodology

Given their location in the South East, a significant amount of residential development is likely to occur in the 
catchments of the 5 Towns + Chichester between now and 2016. 

In order to take account of the effect that new dwellings will have on household numbers and therefore retail 
spend, CACI have used planning application records and information from each local authority to estimate the 
amount of additional spend that will be generated by residential development in the town’s catchments.

Methodology:

Residential developments that have gained planning permission within the last year and applications submitted 
within the last 3 months in each area have been included in the analysis. 

In addition, information obtained from each local authority on proposed major developments that look certain to 
go ahead has been included for each town, where relevant.

Each unit is allocated to an ACORN lifestyle category (Wealthy Achiever, Urban Prosperity, Comfortably Off, 
Moderate Means or Hard Pressed) based on the type of unit (house, flat, apartment, maisonette).

Retail spend per household is calculated based on average spend per household figures for the South East.

Each household is aggregated up to Postcode Sector level.

The estimated market share of each Postcode Sector being achieved by the town in 2016 is applied to the total 
amount of additional expenditure to produce a ‘residential development’ spend figure for the core catchment. 

Using this methodology, residential development could bring an estimated £35 million of additional spend (at 
current prices) into the 5 Towns + Chichester, based on residential developments with planning permission up 
to the end of May 2006 in each area.

It should be noted that additional residential development is likely to occur in the town’s catchments between 
now and 2016 for which planning applications have yet to be submitted. Residential development ‘aspirations’ 
based on masterplans and local development frameworks have generally not been included in the analysis. 

A full list of residential schemes included in the analysis is available on request.
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Residential Development: Summary of Developments Included

The above table summarises the types of residential developments that have been included in the analysis for 
each town.  

Overall there is a fairly even split between flats and houses, with bungalows/retirement homes making a small 
contribution to the total.

Bognor Regis and Worthing have the greatest number of committed residential developments in the pipeline, 
followed by Chichester and Littlehampton.

The following slide lists all residential developments of 15 or more units included in the analysis.

Location Bungalows/ 
Retirement 

Homes

Houses Flats Total by 
Location

Bognor Regis 29 1,373 171 1,573
Chichester 1 28 776 805
Littlehampton 2 37 696 735
Selsey 42 101 16 159
Shoreham-By-Sea 4 4 0 8
Worthing 41 1,098 468 1,607
Grand Total 119 2,641 2,627 5,387
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Residential Development: Major Schemes Included
Location Development Name Postcode 

Sector 
Bungalows/ 
Retirement 

Homes 

Houses Flats Total Status Year 
Due 

Bognor Regis 26 Retirement Flats PO21 5 26   26 Approved 2006 
Bognor Regis Regis Gate PO21 2   38 38 Approved 2007 
Bognor Regis Seafront Development PO21 2   24 24 Approved 2007 
Bognor Regis 20 Apartments PO22 9   20 20 Application 2007 
Bognor Regis 18 Flats PO22 0   18 18 Application 2007 
Bognor Regis 'Site 6', North Bersted PO22 9  650  650 Major Application 2011 
Bognor Regis 'Site 6', Felpham PO22 8  700  700 Major Application 2011 
Littlehampton 21 Houses BN17 7  21  21 Application 2007 
Littlehampton 396 Apartments/Houses BN17 7   396 396 Application 2007 
Littlehampton 43 Apartments BN17 5   43 43 Application 2007 
Littlehampton 19 Houses/Flats BN16 3  9 10 19 Application 2007 
Littlehampton 41 Apartments BN16 2   41 41 Application 2007 
Littlehampton 24 Flats BN16 3   24 24 Application 2007 
Littlehampton Railway Wharf BN17 5   100 100 Masterplan 2013 
Littlehampton St Martins Car Park BN17 5   73 73 Masterplan 2013 
Selsey Selsey Gate PO20 0  100  100 Constructed 2006 
Selsey Canal Court PO20 0 42   42 Constructed 2006 
Selsey 110 High Street - St Wilfreds 

Walk 
PO20 0   16 16 Application 2007 

Worthing Norfolk Hotel BN1 1   48 48 Major Application 2007 
Worthing 20 Apartments/Houses BN11 1  10 10 20 Application 2007 
Worthing West Durrington BN13 3  800  800 Under Construction 2008 
Worthing Eirene BN11 5  10 127 137 Major Application 2008 
Worthing 4-10 Charmandean Road BN14 9 35   35 Major Application 2008 
Worthing Northbrook College - Union Place BW1 1   74 74 Major Application 2008 
Worthing Union Place/Police Station site BN1 1   103 103 Major Application 2008 
Worthing Station Gateway - Teville Gate BN14 7  250  250 Masterplan 2009 
Chichester 39 Flats PO20 8   39 39 Approved 2006 
Chichester 14 Flats & 9 Houses PO19 6  9 14 23 Approved 2006 
Chichester South Walls, Stockbridge Road PO19 8   90 90 Approved 2007 
Chichester N. Chichester, Graylingwell 

Hospital Site 
PO19 6   300 300 Proposed 2009 

Chichester MOD Barracks, Broyle Road PO19 5   300 300 Proposed 2009 

 



Property ConsultingProperty ConsultingCACICACI

Page 52

Residential Development

The table below shows the amount of additional spend which could be drawn to each town in 2016 through 
currently committed residential developments, broken down by retail sector.

Chichester has the highest level of additional spend generated by known residential developments in the town at 
just over £10.3 million of Comparison Goods spend (at current prices), rising to £15.2 million when Convenience 
and Catering spend is included.

Shoreham-by-Sea has the lowest level of additional spend from residential development, at just over £91,000 
(at current prices), £63,000 of which is Comparison Goods spend.

The proportional contribution this additional spend makes to each town’s overall catchment in 2016 is examined 
in the Future Market Summaries section. 

Retail Category Bognor Regis Littlehampton Selsey Shoreham-by-
Sea

Worthing Chichester

Clothing & Footwear £1,638,891 £572,695 £68,765 £16,544 £1,308,399 £2,774,266

House & Home £557,364 £175,480 £23,281 £5,558 £428,952 £876,440

Leisure Goods £1,337,847 £452,342 £56,348 £13,544 £1,060,925 £2,224,819

Personal Goods £413,077 £139,969 £17,459 £4,200 £328,832 £685,344

Personal Care £609,624 £210,275 £25,603 £6,156 £485,093 £1,021,298

Durable Goods £1,727,761 £562,309 £72,557 £17,385 £1,350,272 £2,782,810

Comparison Goods Total £6,284,564 £2,113,070 £264,012 £63,387 £4,962,471 £10,364,977

Convenience £1,236,406 £456,487 £52,123 £12,574 £1,007,816 £2,213,077

Catering £1,491,975 £542,747 £62,732 £15,140 £1,209,012 £2,586,906

Grand Total £9,012,946 £3,112,304 £378,868 £91,101 £7,179,299 £15,164,959
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Occupier Suitability  

This section explores the appropriateness of occupiers for each of the 6 towns in the analysis.

For each UK multiple retailer, CACI have compared the typical portfolio characteristics with 
individual 5 Towns Network centres in order to determine suitability in terms of market potential and 
shopper ACORN correlation.

A correlation coefficient close to 1 indicates a perfect match between a portfolio and the shopper 
profile while centres with coefficients of less than 0.7 begin to show noticeable differences.

CACI classify the suitability of potential occupiers into 4 broad categories;

Very Strong

Occupier’s typical catchment potential is smaller than the target town, is present in benchmark towns and 
there is a strong portfolio correlation (>.7) with target town shoppers.

Strong

Occupier’s minimum catchment potential is smaller than the target town, is present in benchmark towns 
while there is a strong portfolio correlation (>.7) with target town shoppers.

Possible

Occupier’s minimum catchment potential is smaller than the target town and is present in benchmark towns 
while there is a moderate portfolio correlation (>.3) with target town shoppers.

Unlikely

Occupier’s minimum catchment potential is larger than the target town, occupier is not present in 
benchmark towns and there is only weak portfolio correlation (<.3) with target town shoppers
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To get an indication of retailer demand for units in each of the towns, CACI have undertaken a Retailer Requirements 
search on EGi (Estates Gazette web site) for each town, and collated current requirements.

There is a strong demand from multiple retailers across the 5 Towns Network. There is an equally high demand for space 
in Worthing and Chichester. Bognor Regis and Littlehampton equally have the next level of demand, closely followed by 
Shoreham-by-Sea. Selsey is currently not sought after by multiple retailers.

Only Chichester is attracting the interest of premium Clothing & Footwear retailers, such as Jaeger. The other towns are 
attracting interest from retailers such as The Officers Club and River Island.

All towns are in demand by value supermarket chains such as Aldi, Spar and Morrisons. There is no recorded interest 
from dominant mass market supermarket chains Tesco and Sainsbury’s, while premium supermarket chain Waitrose has 
expressed interest in all towns.

Littlehampton is attracting interest from Catering retailers such as ASK, Papa John’s and Pizza Express. This interest is 
not repeated in other towns. This would appear to reflect strong potential to strengthen Littlehampton’s current catering 
offer.

Multiple Retailer Requirements: Level of Demand

Retail Category Bognor 
Regis

Littlehampton Selsey Shoreham-
by-Sea

Worthing Chichester 5 Towns 
Network

Clothing & Footwear 4 4 0 4 9 14 35
House & Home 1 1 0 1 1 2 6
Leisure Goods 2 2 0 0 4 2 10
Personal Goods 2 2 0 2 2 2 10
Personal Care 0 0 0 0 1 1 2
Durable Goods 5 1 0 1 3 1 11
Mixed Goods 3 2 0 0 4 5 14
Comparison Goods Total 14 10 0 8 20 22 74
Convenience 7 7 0 6 8 8 36
Catering 5 8 0 5 12 9 39
Grand Total 26 25 0 19 40 39 149

Source: EGi
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Multiple Retailer Requirements: Relative Demand

In Littlehampton and Shoreham-by-Sea there is relatively less demand from Comparison Goods retailers, and greater 
demand from Convenience & Catering retailers.

The profile of demand from Comparison Goods retailers differs across centres. 

In Bognor Regis there is less demand from Clothing & Footwear retailers, with a higher demand from Durable Goods 
retailers. 

In Chichester there is a relatively strong demand from Clothing & Footwear retailers compared to demand from other 
types of retailers.

Retail Category Bognor 
Regis

Littlehampton Selsey Shoreham-
by-Sea

Worthing Chichester 5 Towns 
Network

Proportion within 
Comparison Goods
Clothing & Footwear 29% 40% - 50% 45% 64% 47%
House & Home 7% 10% - 13% 5% 9% 8%
Leisure Goods 14% 20% - 0% 20% 9% 14%
Personal Goods 14% 20% - 25% 10% 9% 14%
Personal Care 0% 0% - 0% 5% 5% 3%
Durable Goods 36% 10% - 13% 15% 5% 15%
Mixed Goods 21% 20% - 0% 20% 23% 19%
Proportion between Two 
Main Categories
Comparison Goods 54% 40% - 42% 50% 56% 50%
Convenience & Catering 46% 60% - 58% 50% 44% 24%
Proportion across 
centres 17% 17% 0% 13% 27% 26% 100%
Source: EGi
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A correlation coefficient close to 1 indicates a perfect match between a portfolio and the shopper profile while centres 
with coefficients of less than 0.7 begin to show noticeable differences

Chichester: Existing Occupiers with High Correlations

Source: Retail Locations
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A correlation coefficient close to 1 indicates a perfect match between a portfolio and the shopper profile while centres 
with coefficients of less than 0.7 begin to show noticeable differences

Chichester: Existing Occupiers with Weak Correlations

Source: Retail Locations
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CACI have compared the typical portfolio characteristics of UK multiple retailers with the profile of shoppers in 
Chichester in order to determine suitability in terms of market potential and shopper ACORN correlation.

There is a good number of potential occupiers with Very Strong or Strong correlations; some 440 in total. 

 Premium Mass Value Other Total 

Very Strong 1 6 3 5 15 

Strong 13 128 48 236 425 

Possible 36 107 37 193 373 

Unlikely 129 124 32 397 682 

Total 179 365 120 831 1,495 
 

 

Chichester: Occupiers Selection Summary

Source: Retail Locations



Property ConsultingProperty ConsultingCACICACI

Page 60

0.80

0.82

0.84

0.86

0.88

0.90

0.92

0.94

0.96

0.98

Sm
ith

 B
ra

db
ee

r &
 C

o 
Lt

d

Co
-O

pe
ra

tiv
e 

(S
ou

th
 W

es
t)

Be
nn

et
ts

 F
am

ily
 B

ak
er

s

So
ut

he
rn

 C
o-

Ope
ra

tiv
es

Ra
in

bo
w   

   
   

(A
ng

lia
 C

o-
Op)

Ip
sw

ich
 &

 N
or

wich
 C

o-
Op
Das

h

Opt
ica

l R
ev

ol
ut

io
n

Gou
ld

s (
Dor

ch
es

te
r) 

Lt
d

Sp
iri

t F
oo

d 
(B

ig
 S

te
ak

) P
ub

s

Mill 
Hou

se
 In

ns

Al
di

ss
 (W

 J)
 L

td
Qd 

St
or

es

Dun
elm

 F
ab

ric
 S

ho
p

Ro
ys

 (W
ro

xh
am

) L
td

Co
m

ple
te

 W
or

ks
 (T

he
)

Pe
te

r B
rig

gs
BE

AL
ES

Co
-O

pe
ra

tiv
e 

(W
ale

s &
 B

or
de

rs
)

Ev
e 

& R
an

sh
aw

 L
td

Jo
hn

 F
ar

m
er

Ta
ylo

r C
he

m
ist

s(
Va

rio
us

 F
as

cia
Bo

ot
hs

Ba
te

m
an

s

Ar
go

s 
Ca

ll &
 C

ol
lec

t

C
o
rr

e
la

ti
o
n
 C

o
e
ff

ic
ie

n
t

A correlation coefficient close to 1 indicates a perfect match between a portfolio and the shopper profile while centres 
with coefficients of less than 0.7 begin to show noticeable differences

Chichester: Potential Occupiers with High Correlations

Source: Retail Locations
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Future Market Summaries

The methodologies employed in this study emphasise the importance of analysing several elements of 
spend, in addition to resident-based market potential; namely retail and catering spend derived from 
tourists and workers, and additional retail spend derived from new residential development. 

The following slides summarise the market position of Chichester in 2016, providing a breakdown of 
spend by each of the spend elements examined during the study. 

Where possible, figures for the town as at 2016 have been used in order to reflect changes to the town 
as a result of development, both within the town itself and in competing centres.
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Future Market Summaries: Total Spend Profiles*

75.1%

17.7%

0.7%
2.9%

3.1%

0.5%

Bognor Regis Littlehampton Selsey

Shoreham-by-Sea Worthing Chichester

76.0%

17.9%

0.8%
0.8%

1.4%

3.2%

55.7%

13.0%

0.5%2.2%

25.0%

3.4%

74.5%

18.4%

0.2%
4.2%

1.8%

0.8%

75.8%

18.8%

0.3%

1.2%
3.5%

0.4%

18.4%

0.2%
2.6%

0.8%
0.2%

77.7%

0.0%0.0%0.0%
0.0%

0.0%0.0%Resident Comparison Resident Catering
Tourist Retail Tourist Catering
Worker Comparison Worker Catering
Additional Residential Retail Additional Residential Catering

* Unweighted to retail catchment i.e. reflects 
total spend within the total catchment area, 
not just spend captured by the town on the 
basis of its retail offer.
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Future Market Summary: Chichester

Addition of tourist and worker retail and catering spend to resident market potential, as well as spend 
from additional residential development, gives an expenditure total for Chichester of some 
£481.2 million, making it the largest of the centres analysed. 

Almost 75% of this is accounted for by resident-based Comparison Goods expenditure (£360.1 million). 

Resident-based Catering spend amounts to 18% of the total, or some £84.9 million.

Retail spend derived from tourists makes a fairly significant contribution to the total, accounting for just 
over 4% of total spend, or £20.2 million.

Spend derived from additional residential development accounts for 2.2% of the total, or £10.4 million. 

Retail Spend Type £m 
(Current Prices)

% of Total

Resident-based Comparison Goods Spend (2016) £360.1 74.8%

Resident-based Catering Spend (2016) £84.9 17.6%

Tourist Retail Spend in WRC (2006) £20.2 4.2%

Tourist Catering Spend in WRC (2006) £5.4 1.1%

Worker Comparison Goods Spend (2006) £0.08 0.0%

Worker Catering Spend (2006) £0.1 0.0%

Additional Residential Development Spend (2016) £10.4 2.2%

Grand Total £481.2 100.0%
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Future Market Summary: Chichester
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Chichester - Residents 2016 Chichester Workers Tourists

Chichester has the most affluent ACORN profile of all the towns, dominated by Affluent Greys and with 
the strongest representation of Wealthy Executives (the most affluent of all the lifestyle groups).  
However, overall there is still a broad range of residents to cater for, with comfortably off groups 
accounting for similar proportions of households to the less well off Struggling Families group.

Chichester’s worker profile is broadly in line with that of residents, while the tourist profile provides 
greater representation of Secure and Post Industrial Families as well as the Blue Collar Roots group.



Property ConsultingProperty ConsultingCACICACI

Page 66

10. Local Strategies

5 Town Network & Chichester

Strategy & Sustainable Opportunities



Property ConsultingProperty ConsultingCACICACI

Page 67

Threats
-Increased competition from 
surrounding major towns e.g. 
Portsmouth, Guildford, Southampton
-Failure to attract new retailers if 
modern unit requirements cannot be 
met

Opportunities
-Below average provision of retailers/ 
operators in the Personal Care, Mixed 
Goods and Leisure categories
-Opportunity to fulfil some 
requirements for large-scale space via 
Shippams Site development
-Build on strong Mass & Premium-
based tenant mix to differentiate the 
town’s offer

Weaknesses
-Lack of large-scale, modern retail 
units

Strengths
-Large town with retail critical mass
-Attractive, ‘historic market town’ 
environment
-Significant tourist retail spend
-Strong Premium retail offer

SWOT Analysis: Chichester
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Local Strategies: Chichester

The combined resident, worker and tourist retail and catering market potential of Chichester is forecast 
to be worth some £481.2 million in 2016 (at current prices).

Tourist and worker expenditure accounts for just over 5% of this total spend, which is relatively high 
when compared with the 5 Towns. 

Chichester’s shopper lifestyle profile is dominated by Affluent Greys, as well as the Secure Families and 
Settled Suburbia groups.  Wealthy Executives also account for a significant proportion of total households 
in Chichester’s retail catchment, in contrast to the other towns analysed. 

Tourist retail spend makes a significant contribution to the total at 4.2% or £20.2 million, reflecting 
Chichester’s attraction as both an historic centre and destination for comparison goods shopping in this 
area of the south coast. 

Chichester’s status as a Quality Major Centre is reflected in its strong provision of Clothing & Footwear, 
House & Home and Personal Goods retailers, and relatively low proportion of total units that are 
independent rather than multiple retailers (51%).

However, benchmark analysis of the town’s retail sector profile suggests that there are still strong 
opportunities for retailers in the Personal Care, Mixed Goods and Leisure categories. 

Chichester is dominated by mid-market retailers, but is relatively under-provided in terms of Value 
retailing and over-provided in terms of Premium retailing when compared to similar towns. Provision 
therefore appears to already be reflecting well the more affluent profile of Chichester’s catchment 
compared to surrounding towns, which is a positive upon which the retail strategy for the town can build. 

Across its total catchment area, Chichester is forecast to maintain its market share between now and 
2016, while improving market share within the core catchment by 2.3%.  Leakage to the majority of top 
retail centres in the total catchment market share ranking is reduced, with the exception of Portsmouth 
and Guildford. Overall, Chichester’s catchment remains relatively robust in the face of increased 
competition. 
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Strategic Conclusions

The 5 Towns generally have an older mid market shopper profile. Typically these groups tend to 
spend less on fashion, which is increasingly focused in the UK’s largest towns and cities.

CACI’s analysis of occupier demand identifies a lack of interest in the smaller 5 Towns as a 
result of the particular bias in lifestyle profile for most multiple retailers - except Value retailers.

The retail offer in the smaller 5 Towns has a strong Value bias. The larger towns are more mid 
market and Chichester has a strong premium offer.  It is important that the decline of Bognor is 
addressed with a more mid market offer (with a sprinkling of more up scale occupiers) in order 
to encourage visitors from outside the town.

Generally speaking, tourists visiting the 5 Towns have a broader and more upscale profile.  
However the offer presented to visitors is distinctly middle and lower scale.  Tourists need 
improved catering facilities and a variety of opportunities.  The smaller towns can build upon 
their attractive environment and establish a more upscale tourist offer comprising better 
catering facilities, galleries, craft shops and obvious tourist attractions such as local museums.

Generally, there is a need to develop a more balanced lifestyle profile in order to improve local 
trading performance and create year-round opportunities for new occupiers.  Shoreham is 
already attracting young professionals thanks to its rail links and proximity to Brighton. 

However, the other towns in the Network should aim to widen the profile of residents through 
attracting other groups such as Wealthy Achievers.  It is important to ensure that current and 
future residential developments are appropriate to attract these lifestyles into the area.

The 5 Town Network has an important role to play in the regeneration of the towns, in terms of 
marketing the towns appropriately and enabling the towns to act as one town, or one 
destination.
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Strategic Conclusions

The 5 Town Network can help to ‘sell’ the 5 Towns, to residents, workers and tourists, by 
promoting the following:

Accessibility – promote train links to London and road links between the towns

Independent retailers – ‘incubator’ environment and diversity of retail offer

Tourist experience – seaside experience, coastal heritage, galleries & craft shops, café 
culture

Public realm – public spaces as focal points for the towns, and locations for events to 
invigorate the retail environment year-round

Leisure facilities - restaurants, bars, cafés

- children’s facilities e.g. play parks, soft play centres; a great
family day out

- leisure facilities for rain or shine e.g. cinema, bowling, play
centres, theatre, local museums

Ease of use & accessibility within the towns – improve connectivity between town centre 
and beach by using marketing tools (e.g. on parking tickets), signage and wayfinding

Linked trips – 5 Towns as one; car parking ‘smart card’ could be used as an incentive (one 
ticket to be used in all 5 Towns)


