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Introduction

1Y 1666, d DIGDAGGE +SG_ dAIIGL ZGHAS APADsH) AYE AVDADY MZELS ;Z /~ TZ3 dANNIGL Borough
Council. The purpose of that study was to provide a new evidence base for the retail development
policies to be included in the forthcoming Core Strategy. It was also to guide the Council on actions

Av v vy s Ay M~y

Centre North. Subsequent to completion of the RCIS, the Council appointed a new development
partner for Town Centre North, and a smaller scale scheme is now emerging than at the time of
preparation of the RCIS. In addition, other data inputs and forecasting parameters used in the RCIS
have changed with the passage of time, for example population and expenditure forecasts,
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1.4 The retail capacity forecasts in this Update study are therefore based on the most up-to-date
information currently available. They do not include a new household interview survey of shopping
patterns
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2.1

2.2

2.3

Basis of the Retail Capacity Forecasts

For the retail capacity forecasting in this Study, we have again used our RECAP Retail Capacity
TZ0GDAEKYO DZEGI dSGZ W DZEGH € AY GWhiiDAl_eGD dl) €46 WZEG] based on the results of the
2010 Crawley Household Survey of shopping patterns as its method of allocating retail expenditure
from catchment zones to shopping destinations. It is therefore not a theoretical gravity model, but is
based on consumer responses about actual shopping patterns. It is also a growth allocation model;
which allocates growth in expenditure to shopping destinations based on shopping patterns
indicated by the household interview survey, and informed professional judgements about how
these will be likely to change in the future as a result of committed or potential new retail
developments.

The RECAP Model forecasts the expenditure-based capacity for additional retail floorspace in the
following way:

Calculate the total amount of convenience and comparison goods expenditure which is available
within the 12 zones comprising the catchment area;

Allocate the available expenditure to Crawley Town Centre, and to Non-central shops and stores
in Crawley Borough, based on the results of the 2010 household interview survey of shopping
patterns); so as to obtain estimates of current sales and forecast future sales in each shopping
destination; and

Compare the estimated sales in each shopping destination with existing floorspace; so as to
assess the current trading performance of each shopping destination, and the capacity to
support further growth in convenience and comparison goods floorspace.

Prepare separate retail capacity forecasts for Crawley Town Centre and Non-central stores in the
Borough; and combined forecasts for both destinations together, on the assumption that all
new retail floorspace is located in designated centres in accordance with the sequential
approach of the Framework.

The RECAP Model (like any other forecasting model of this type) is an exploratory tool, rather than a
prescriptive mechanism. Thus the resulting forecasts of quantitative need are not intended as
growth targets which must be achieved, or as rigid limits to future growth. Rather, they are a
realistic guide to planning policies and decisions on planning applications. Separate capacity
forecasts have been prepared for Crawley Town Centre and Non-central shops and stores in the
Borough; in order to assist Crawley Borough Council with identification and testing of alternative
options for the town centre, developing a preferred strategy and formulating policies for new retail
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2.4

2.5

development. However we have also prepared combined forecasts for Crawley Town Centre and
Non-central shopping together, on the assumption that all new retail floorspace is developed in
existing centres, in town centre formats trading at town centre sales densities.

We must also point out that this Update study is based on a household interview survey of shopping
patterns conducted approximately 3 years ago. Any update which does not include a new household
interview survey, cannot provide completely robust and reliable retail capacity forecasts. This is
because incompatibilities can arise between the market shares from the out-of-date survey, and the
amount and nature of the existing floorspace. This Update study is no exception. However in
undertaking it, we have minimised such incompatibilities as far as possible. Where necessary we
have made corrections to the market shares indicated by the survey results (as discussed below), and
are satisfied that the RECAP Model and its resulting retail capacity forecasts are realistic for the
purposes of plan preparation for which the Update study was commissioned.

When using the retail capacity forecasts as a guide to future planning policy, it is also important to
remember that the further ahead the forecasting date, the less certain the forecast. Thus the
forecasts for 2017 are more robust than those for 2022 and 2029. In particular for 20
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Base and Forecasting Years

2.8 We have used 2012 as our base year for the forecasts. The RECAP Model therefore provides
estimates of the retail sales in Crawley Town Centre, and Non-central shops and stores in Crawley
Borough, as at 2012. As instructed by the Council, we have prepared capacity forecasts at 2017,
2022 and 2029, so as to cover the forthcoming Local Plan period.

Catchment Population

2.9 The starting point for the population forecasts was a report, dated June 2013, commissioned from
Pitney Bowes on the current and projected future population of each catchment area zone. These
population forecasts are based on the results of the 2011 Census and other data, and cover the
period up to 2022; and we have therefore extrapolated them to 2029
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Allow for the fact that internet shopping sales are included in the retail sales densities of
some retailers which operate multi-channel retailing; and

Include other SFT apart from the internet, in particular sales from temporary markets
£Z0S Ag GAIWGEE DAGUGHE AYE Z4SGA DGHZED e1GGH WAIUGHE

Figure 1

h<_G-IGtAS ~SZPPsYO ERWALGE AYE &ZAGPAELE :AZZiPe: Verdict Research Limited ~ 2011)

Goods Type Online sales as proportion of all UK retail sales (%)
2010 2015
Comparison Goods:
Music & video 55.2 93.4
Electrical goods 28.0 37.2
Books 35.1 58.6
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almost 19% over the period. Thus only a small proportion of the growth in catchment area
expenditure on comparison goods is accounted for by forecast growth in population. This means
that the comparison goods floorspace capacity forecasts are very insensitive to population growth
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Visitor Expenditure on Comparison Goods

2.20  We have adopted the same assumption as in the RCIS that in Scenario 1 (described below) there
would be no expenditure on convenience or
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comparison goods floorspace will grow at 2.5% per annum from 2012 onwards. This allocates
almost 50% of the growth in expenditure to existing comparison goods
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2.27

centre more attractive to shoppers from the catchment area. For convenience goods, Phase 1 of
Town Centre North, the new Morrisons superstore, is already under construction; and so Scenario 2
is more realistic for convenience goods shopping. For comparison goods, we believe that if the
remainder of the Town Centre North scheme is to be developed in Crawley, Scenario 2 is again the
more realistic.

Format of the RECAP Model Tables

The RECAP Model Tables are set out in Appendix B. Tables 1 to 5 set out the population and
expenditure forecasts for the catchment area. Tables 6 to 13 are the Scenario 1 tables for Crawley
Town Centre. Tables 6 and 7 show the pattern of market shares of expenditure on each category of
convenience and comparison goods respectively attracted from the catchment area, as indicated by
the Household interview survey before correction. Table 8 shows the corrected market share
patterns for all comparison goods expenditure in the town centre (market share patterns for
convenience goods expenditure have not been corrected ~ hence use of the default correction
factor of 100%). Table 9 shows the amounts of expenditure on each comparison goods sub-
category attracted, and the amounts of all comparison goods. Table 9 is the product of Table 5 and
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each of the 8 comparison goods categories (as corrected) in Crawley Borough under Scenario 1.
Table 31 shows the same information for Scenario 2.
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3 Quantitative
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Figure 2

Combined Retail Capacity in Crawley - sq m net retail sales area (Source: Crawley RECAP Model 2013)

| scenariol: | 2017 1
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3.16 Figure 3 shows that under Scenario 1, in which the town DGY4G € t66t WAIUGH ESAIGE AGWASY
unchanged throughout the forecasting period, there will be capacity for about 14,150 sq m net new

Crawley Retail Page
Capacity Study Update 20



3.20 Table 29 shows that, compared with Non-central shops and stores, Crawley Town Centre secures
higher market shares of expenditure on only 4 of the 8 categories of comparison goods. These are
DIZ4SSY0 AYE TZZHIGAQ, SZZEGSZIE 1GiKIGE AVE €ZTH 12aYieS5Y0E, DPSGWAEHE goods, medical and beauty

particularly striking in relation to the first and last of these goods categories. This shows the
importance of preventing the growth of out-of-DGY4IG AGHASSYO ZT4SGEG_YZY-dZi0Lr 0ZZE€E DAKGOZGE,
which are the lifeblood of the town centre. Table 29 shows that Crawley Town Centre has much

visual goods; and DIY supplies and garden products ~ where the retail warehouses in particular are
strong.

3.21 RECAP Model Table 29 shows that overall, the combined market shares of the town centre and Non-
DGYHIAL e+Z2aGe TAL NskS5Y A TASGIL) YAGIZ I dAYOG ZT Te el 42 te 1A, 120 All GiDGD DSGWAEHE 0ZZEE,
medical and beauty products. This shows that there are no conspicuous weaknesses iy dAIIIGLS €
dGHAS ZTTGa dSG aGIAKIGIL iZ 11 WAGUGH ESAGG TZ8 DSGWiEHE 0ZZEE€ i dGPAZEG £SZPDSY0 T2 £2DS
products is highly localised, and the neighbourhood centres and local chemists and convenience
stores account for high proportions of such expenditure” dSG aGIARIGIL) iZ 11 WAIUGH €SAIGE §Y #SG_All
games, works of art, sports goods, books, CDs and DVDs, and other leisure and luxury goods,
suggests that Town Centre North should be focused on leisure, lifestyle and luxury goods; as well as

ZY ¥SGHZIY DGYHIG € HIAESKZ VAL eXaGYORS ZT Diz4SsV0 AYE TZZHIGA

Use and Review of the Forecasts

3.22 We must emphasise that all expenditure based forecasts of future shop floorspace capacity are
based on imperfect data and contain a number of assumptions. Our forecasts set out in this Update
study are based on the most up-to-date and reliable information currently available to us. However,
they are intended as an indication of the likely order of magnitude of future shop floorspace capacity
(if forecast trends are realised) rather than as growth targets or rigid limits to future growth. The
forecasts should be periodically revised as necessary, as advised above, in the light of actual
population and expenditure growth, and as development proceeds and its effects become
measurable.
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U- Y 1220 02Y LIHIa2y 322Ra IS RSASERLIY Syl Iy ZN1-6tS8 ¢2ay /SylliST 2y KS &014S lyRIOI-iSR oy our
retail capacity forecasts [approximately the same scale as the proposed scheme], would be unlikely
to result in significant retail impacts on other town centres. Even allowing for the forecast impacts
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4.15 We therefore consider that as the development proposals for Town Centre North are firmed up, they
should be tested for impact on Crawley Town Centre as it currently exists. This should be seen as a
positive part of the planning and design process, aimed at optimising the prospects for success
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5.1

5.2

5.3

Summary of Principal Conclusions

Our first overall conclusion is that after allowing for the currently committed retail developments in
Crawley, there should be sufficient comparison goods expenditure available to support the scale of
new retail development now emerging for Town Centre North, with only modest and (we believe)
achievable increases in market share of catchment area expenditure attracted by Crawley Town
Centre. This means that such a development will be very unlikely to have any significant adverse
impacts on the town centres in surrounding towns. It also means that for the purposes of plan
preparation there is no need to undertake detailed testing of the likely impact upon surrounding
town centres of the scheme now emerging at Town Centre North, as the impact of a much larger
scheme has been fully tested in the RCIS, and found to be insignificant.

Second, we conclude that if Town Centre North proceeds as currently envisaged, and is completed
before 2022, there will be little or no capacity for any additional Non-central comparison goods retail
floorspace in Crawley before very late in the forecasting period. We therefore consider that the
Council should continue to resist proposals for additional out-of-centre comparison goods retail
EGIGIZDWGYE DAGKDZIATIL) 11SGAG ¥S5€ NZZIE §Y1211G_YZY-dZillr 0ZZE€ eAIGE or forms of retailing
which would compete adversely with the current and planned retail offer of the town centre; in the
interests of optimising the prospects for achieving a successful retail development at Town Centre
North as soon as possible. Retailer demand for such stores should be directed to the town centre in
accordance with the sequential approach, where retailers new to or expanding in Crawley will be
vital for achieving the Town Centre North scheme.

Third, we conclude that the committed developments (in particular the new Morrisons superstore in
the town centre as the first phase of Town Centre North) mean that there will be no capacity for any
additional convenience goods floorspace in Crawley before about 2023; and that capacity for more
will only start to emerge after that date. However there may be some capacity for additional small
scale local convenience stores, for example in neighbourhood centres to serve new residential areas,
in earlier years
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Appendix A ~ Catchment Area Map
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Appendix B “ Crawley RECAP Model 2103
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Appendix C ~ Analysis of Potential Retail Sales and Impact Thresholds
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