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West Bromwich Town Centre Health Check Assessment
West Bromwich is the largest retail centre in Sandwell Metropolitan Borough and is a principal destination for shopping and leisure in the Black Country. The Town
Centre also functions as key provider of employment services both in the private and public sectors, alongside education facilities including the recently constructed
Sandwell College and 6th Form Centre based at the former ‘Public’ art centre.
The town centre is located approximately 6 miles to the north-west of Birmingham city centre, 7 to the west miles of Brierley Hill town centre (which includes the
Merry Hill Shopping Centre) and 9 miles to the south-east of Wolverhampton town centre. It is well connected to the M5 motorway and extensive public transport
services, including the Midland Metro Line that provides a fast and frequent light rail service to Birmingham and Wolverhampton. The Centre is also very well served
by a range of bus services and excellent interchange exists between the bus station and Midland Metro stop.
The Primary Retail Area, as defined by the Sandwell Metropolitan Borough Council Site Allocations and Delivery DPD Proposals Map (December 2012), includes a long
stretch of High Street, Queens Square Shopping Centre, Kings Square Shopping Centre (most of which are pedestrianised), Astle Outlet Park and a number of
adjoining side streets.
The last retail health check to be undertaken in West Bromwich was undertaken in 2007and identified a number of strengths and weaknesses, as well as opportunities
and threats within the Centre. West Bromwich has since been the subject of a significant amount of change and investment, driven by both the public and private
sectors.
The New Square retail development was completed in Summer 2013, representing an investment of over £200 million. The development saw the opening of a Tesco
Extra superstore and a number of additional large format retail units. This area also contains a cultural quarter with an Odeon cinema and several national chain
restaurants. Queens Square Shopping Centre has also received a £7 million refurbishment, which was completed in Autumn 2014. This scheme is still in the process
of ‘bedding in’ and the refurbished retail units are now being marketed. There have also been a number of other recently completed town centre initiatives, which,
amongst others, includes: major investments in the Sandwell College Central Campus, including a £77 million new college building at Spon Lane; and a £6 million
public realm improvement scheme, which has been delivered across the town centre and was partly funded by European Regional Development Fund investment.
WYG has been appointed by Sandwell Metropolitan Borough Council to update the 2007 health check report, in order to assess the impacts of the interventions made
to date. The purpose of the commission was to:


Determine the economic, environmental and social ‘health’ of West Bromwich Town Centre when compared to baseline data sets collected and analysed
between 2005 and 2010;
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Determine the economic, environmental and social ‘health’ of West Bromwich Town Centre when compared to other strategic centres in the West
Midlands Region; and



Provide conclusions relating to the current status and prospects for West Bromwich as a strategic centre within the West Midlands.

The methodology employed by WYG has drawn on national planning policy, guidance and best practice, as well as our experience in retail work and similar
commissions. The health check has principally followed the indicators set out in the nationally published Planning Practice Guidance. Relevant information has been
obtained from outside sources where necessary, otherwise the health check has been informed by a period of data capture within the centre, including surveys with
shoppers and users, and the businesses present.
The remainder of the Health Check covers the following aspects:


Policy context



Sub-regional shopping hierarchy



Diversity of main town centre uses



Proportion of vacant street level property



Customer’s views and behaviour



Views of local businesses



Retailer representation and intensions to change retailer representation



Pedestrian flows



Accessibility



Perception of safety and occurrence of crime



State of the environmental quality
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Policy Context
National Planning Policy Framework
The National Planning Policy Framework (NPPF) was published in March 2012 and recognises the need to promote the vitality and viability of towns and cities through
the promotion of competition and growth management. Paragraph 23 provides guidance for local planning authorities in drawing up Local Plans. Amongst other
things, local planning authorities should:


recognise town centres as the heart of their communities and pursue policies to support their vitality and viability;



promote competitive town centres that provide customer choice and a diverse retail offer and which reflect the individuality of town centres;



retain and enhance existing markets and, where appropriate, re-introduce or create new ones, ensuring that markets remain attractive and competitive;



recognise that residential development can play an important role in ensuring the vitality of centres and set out policies to encourage residential
development on appropriate sites; and



where town centres are in decline, local planning authorities should plan positively for their future to encourage economic activity.

Ensuring the Vitality of Town Centres Planning Practice Guidance
Ensuring the Vitality of Town Centres National Planning Practice Guidance was published in March 2014. The NPPG states that local planning authorities should plan
positively and support town centres to generate local employment, promote competition within and between town centres, and create attractive and diverse places
for users.
The Practice Guidance requires local planning authorities to fully assess and plan to meet needs for main town centre uses through the adoption of a ‘town centre
first’ approach. Paragraphs 002 and 003 confirm that this should be delivered through a positive vision or strategy which is communicated through the development
plan. The strategy should be facilitated through active engagement with the private sector and other interested organisations (including Portas Pilot organisations,
Town Teams and so on). Any strategy should be based on evidence which clarifies the current state of town centres and opportunities to meet development needs
and support centres’ vitality and viability.
Such strategies should seek to address the following matters:


the appropriate and realistic role, function and hierarchy of town centres in the area of over the plan period, including an audit of the vitality and viability
of existing town centres and their ability to accommodate new development;



consideration of the vision for the future of each town centre and the most appropriate mix of uses;
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the assessment of the scale of development that a town centre can accommodate;



the timeframe for new that new retail floorspace can be delivered;



what other complementary strategies are necessary or appropriate to enhance the town centre to deliver the vision in the future; and



the consideration of the enhancement of car parking provision including charging and enforcement mechanisms.

Paragraph 005 of the Practice Guidance identifies a series of key indicators which are of relevance in assessing the health of a centre over time. Paragraph 005 goes
on to state that not all successful town centre regeneration initiatives have been retail led or focused on substantial new development, but have instead involved
improvements such as renewed public realm, parking, and accessibility and other partnership mechanisms. In addition, Paragraph 007 identifies the importance of
planning for tourism as an important component of any overall vision and indicates that local planning authorities should consider specific tourism needs (including
locational or operational requirements) and opportunities for tourism to support local services, vibrancy and the built environment.

The Black Country Core Strategy (2011)
This document provides a vision for the Black Country to 2026, based on sustainable communities, environmental transformation and economic prosperity. The
Strategy’s spatial objectives include a commitment to the creation of a network of vibrant and attractive town, district and local centr es across the Black Country,
each offering an appropriate choice of facilities (Objective 5).
Policy CSP1 (The Growth Network) identifies West Bromwich as one of four Black Country Strategic Centres, the others being Brierley Hill, Walsall and Wolverhampton.
It states that by 2026, the Strategic Centres will have a much stronger role at a regional and sub-regional level than currently with additional comparison retail and
office floorspace, major new leisure and cultural facilities, new homes, excellent transport links and significantly improved built and green environments. Securing
investment in the Strategic Centres is viewed as being fundamentally important for the regeneration of the Black Country, with the Strategic Centres linked by a
network of Regeneration Corridors.
The Strategic Centres have potential for major redevelopment. The 2026 Vision aspires to the West Bromwich Strategic Centre being an attractive and thriving place
in the future, with an expanded and diversified economy and an emphasis on office employment, as well as a high quality public realm and built environment. As
part of this, it is proposed to provide 220,000 sq.m of additional office floorspace, 65,000 sq.m of additional comparison retail floorspace and 900 new dwellings. The
transport improvements envisaged included the extension to the Ringway to deliver an improved retail core; public transport improvements in the central area; the
downgrading of the Ringway; and integration of new housing and offices within the core. New spaces and squares coupled with public realm, pedestrian, cycle and
green linkages were also encouraged to assist in the creation of a high quality, legible and permeable townscape. It is proposed that a range of leisure and community
uses are developed, building on “The Public” and associated proposals as part of a retail expansion, together with a new college of further education and enhancement
of the High Street Conservation Area.
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The importance of the Black Country Strategic Centres to the regeneration of the Black Country is emphasised in Policy CEN1. The Policy states that these centres
will provide the main focus for higher order sub-regional retail, office, leisure, cultural and service activities, balanced by a network of town, district and local
centres. Policy CEN3 (Growth in the Strategic Centres) will deliver 45,000 sq.m of additional comparison retail floorspace by 2021, with a further 20,000 sq.m to
follow before 2026. Policy EMP6 deals with cultural facilities and the visitor economy, and identified West Bromwich as a priority for cinema provision.

The Sandwell Unitary Development Plan (2004)
The Sandwell UDP remains in place although many of its policies and proposals were superseded upon the adoption of the Black Country Core Strategy in 2011 and
Site Allocation and Delivery Development Plan Document.

Site Allocation and Delivery DPD (2012)
The Site Allocation and Delivery DPD provides allocations and local policies to guide development in Sandwell for the period up to 2021. It conforms with the 2011
Core Strategy and so takes account of the overall approach to the regeneration of the Black Country. However, detailed proposals for the future development of the
West Bromwich Strategic Centre are set out in the West Bromwich Area Action Plan (see below).

West Bromwich Area Action Plan (2012)
This document sets out a vision and strategy for the future development of West Bromwich Town Centre and its immediate catchment area, to guide change and
development in the area over the period to 2026. The Area Action Plan (AAP) was prepared in parallel with the Black Country Core Strategy and promotes significant
change in the town centre. In accordance with the aspirations of the Core Strategy, the AAP confirms that it will, over the plan period, deliver something in the order
of:


220,000 sq.m of new office floorspace



65,000 sq.m of comparison retail floorspace (gross)



4,800 sq.m of convenience shopping provision (net)



Up to 4,600 new homes up to 2026



Improved transport network



Improved public realm

In addition, the AAP protects 62ha of employment land to the south of the town. Specific allocations are shown the Council’s Policies Map.

7

The AAP sought to address a series of town centre issues that existed at the time of its adoption, including a limited commercial and retail offer, absence of anchor
stores, limited office space, a lack of cohesion, a limited leisure and entertainment offer and evening economy, poor quality public realm and barriers to movement. Its
policies were intended to secure the regeneration of the town centre as a Strategic Centre, by providing a positive framework to deliver the additional floorspace and
other uses identified in the Core Strategy, alongside public realm improvements, new education facilities and improvements to the conservation area.
A series of opportunity zones within the AAP were identified, two of which (Areas 1 and 2) cover the extent of the town centre. The planned developments in each
zone are as follows:
‘Area 1’ (the Primary Shopping Area)







WBPr1: The Tesco led expansion of the town centre and the ‘Town Square’ development (delivered)
WBPr2: Refurbishment of the Queens Square Shopping Centre (delivered)
WBPr3: The development of land at Town Square West as an office led mixed use scheme
WBPr4: The future redevelopment of the Farley Centre, comprising the group of retail units fronting onto the east end of the High Street, and the large
food retail unit concealed behind them to the south.
WBPr5: Further development of Kings Square to provide an anchor to the south of the High Street
WBPr6: The future redevelopment of the Victoria Street, Prince Street and St Michael’s Street areas, so that they better fulfil their role as a gateway to the
Strategic Centre.

‘Area 2’ (Town Centre Core)









WBPr7: New offices at Providence Place (Phase I) (currently being delivered)
WBPr8: Providence Place (Phase II) (further offices)
WBPr9: Refurbishment or redevelopment of land at Dartmouth Street and High Street (Sandwell College site currently being delivered)
WBPr10: Town Hall complex to include cultural, leisure, office, retail and other uses
WBPr11: New car park at Izons Road
WBPr12: New Police Station (delivered)
WBPr13: New offices at North Lyng
WBPr14: New college building for Sandwell College (delivered)
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Sub-Regional Shopping Hierarchy
Table 1: The Sub-Regional Shopping Hierarchy

Centre
Birmingham City Centre
Merry Hill Shopping Centre
Wolverhampton City Centre
Walsall Town Centre
Sutton Coldfield Town Centre
West Bromwich Town Centre
Lichfield City Centre
Perry Barr Shopping Centre
Dudley Town Centre
The Fort Retail Park
Smethwick Town Centre
Bloxwich Town Centre
Wednesbury, Gallagher Retail
Park
Oldbury
Town Centre
Rowley Regis, Blackheath
Wednesbury Town Centre

Score
(2014/15)

Location
Grade

Rank
(2014/15)

Rank
(2013/14)

Rank (2010)

Change in Rank 2010 –
2014/15

621
232
218
180
152
147
97
72
70
66
39
33
33
32
31
29

Major City
Major Regional
Regional
Regional
Regional
Regional
Sub-Regional
Major District
Major District
Major District
District
District
District
District
District
Minor District

4
60
68
116
152
161
275
394
414
437
768
935
935
966
989
1,061

3
44
75
126
152
265
309
399
399
382
781
1001
833
930
1061
1061

3
43
72
114
157
234
284
401
325
400
799
1032
1409
739
941
934

-1
-17
+4
-2
+5
+73
+9
+7
-89
-37
+31
+97
474
-227
-48
-127

Source: Venuescore 2014-15 and 2013-14 UK Shopping Venue Rankings (Javelin Group)

Experian formerly ranked the country’s top 1,000 retail centres and this system was used in the February 2007 Alliance Planning health check. However, Experian’s
ranking system has since been discontinued, although West Bromwich town centre was ranked 208 th largest in the country in January 2014.
Venuescore provides a similar ranking system of centres in accordance with the number of national multiples and anchor stores, as well as units within the food
service, convenience and comparison sectors. The score attached to each operator is weighted to reflect its overall impact on shopping patterns. West Bromwich
town centre has a Venuescore of 147 and is ranked 161st in the country. The centre’s rank has increased by +73 places since 2010, which may be explained by the
completion of the New Square and Tesco Extra retail development, investment in Queens Square and the package of public realm improvements. West Bromwich
continues to be the largest retail centre in the Sandwell authority administrative area. The centre has a slightly lower rank than the neighbouring centres of Sutton
Coldfield, Walsall and Wolverhampton. In addition, Merry Hill Shopping Centre and Birmingham City Centre have significantly larger offers. These perform as major
regional and major city shopping destinations respectively. However, West Bromwich is currently classified as a regional centre, which indicates its importance as a
shopping destination to the Black Country.
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West Bromwich Town Centre
Photographs of West Bromwich Town Centre (April 2015)

Photograph (top left): Cleanliness of town centre
between New Square and New Street
Photograph (bottom left): Public realm improvement
at High Street (Princess Parade)

Photograph (top centre): Covered areas at New
Square
Photograph (bottom centre): Indoor Market at Kings
Square
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Photograph (Top right): Tesco superstore, New Square
Photograph (bottom right): Outdoor markets at High
Street (Princess Parade)

Diversity of Main Town Centre Uses
Diversity of Uses in West Bromwich Town Centre (February 2007)
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Diversity of Main Town Centre Uses
Diversity of Uses in West Bromwich Town Centre (April 2015)
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Diversity of Main Town Centre Uses
Table 2: Diversity of Uses in West Bromwich Town Centre (February 2007)

Table 3: Floorspace in West Bromwich town centre (February 2007)

Number of Outlets
No
West Bromwich TC
Convenience
37
10.7%
Comparison
127
36.8%
Retail Service
36
10.4%
Leisure Services
40
11.6%
Financial and Business Services
41
11.9%
Vacant
64
18.6%
Total
345
100%
Source: Experian GOAD Report (February 2007)
* UK Average Figure, Experian Goad, June 2007

Existing Floorspace
Sq.m
West Bromwich TC
Convenience
11,830
13.9%
Comparison
34,860
40.9%
Retail Service
3,700
4.3%
Leisure Services
9,670
11.3%
Financial and Business Services
8,220
9.6%
Vacant
17,010
19.9%
Total
85,290
100%
Source: Experian GOAD Report (February 2007)
* UK Average Figure, Experian Goad, June 2007

UK
8.4%
36.2%
12.7%
21.0%
11.6%
9.8%
100%

Table 4: Existing Diversity of Uses in West Bromwich Town Centre
(April 2015) (Whole Town Centre)
Number of Units
No.
West Bromwich TC
32
8.8%
112
30.7%
36
9.9%
55
15.1%
37
10.1%
93
25.5%
365
100%

Convenience
Comparison
Retail Service
Leisure Service
Financial and Business Service
Vacant
Total
Source: Site Survey in April 2015
*UK average from the Experian Goad Category Report (March 2015)

Table 5: Floorspace in West Bromwich Town Centre (April 2015) (Whole Town
Centre)
Floorspace
Sq.m
21,277
41,170
6,400
12,707
8,447
19,520
109,521

UK*
8.4%
32.4%
14.2%
22.5%
10.8%
11.4%
100%

West Bromwich TC
Convenience
19.4%
Comparison
37.6%
Retail Service
5.8%
Leisure Service
11.6%
Financial and Business Service
7.7%
Vacant
17.8%
Total
100%
Source: Site Survey in April 2015
*UK average from the Experian Goad Category Report (March 2015)

Table 6: Existing Diversity of Uses in West Bromwich Town Centre (April 2015)
(Excluding New Tesco & Associated Retail Development)
Number of Units
No.
West Bromwich TC
30
9.4%
93
29.2%
32
10.0%
44
13.8%
37
11.6%
83
26.0%
319
100%

Convenience
Comparison
Retail Service
Leisure Service
Financial and Business Service
Vacant
Total
Source: Site Survey in April 2015
*UK average from the Experian Goad Category Report (March 2015)

UK*
13.7%
39.1%
6.9%
22.4%
9.2%
8.0%
100%

UK*
15.1%
36.1%
7.4%
23.3%
8.2%
9.2%
100%

Table 7: Floorspace in West Bromwich Town Centre (April 2015) (Excluding New
Tesco & Associated Retail Development)
Floorspace
Sq.m
7,357
29,070
5,820
10,077
8,447
15,690
76,461

UK*
8.4%
32.4%
14.2%
22.5%
10.8%
11.4%
100%

West Bromwich TC
Convenience
9.6%
Comparison
38.0%
Retail Service
7.6%
Leisure Service
13.2%
Financial and Business Service
11.0%
Vacant
20.5%
Total
100%
Source: Site Survey in April 2015
*UK average from the Experian Goad Category Report (March 2015)
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UK*
15.1%
36.1%
7.4%
23.3%
8.2%
9.2%
100%

Diversity of Main Town Centre Uses
As Experian’s latest Goad survey of West Bromwich town centre was completed in July 2014, a survey has been undertaken to ensure the health check is compiled
using the most up-to-date diversity of use and floorspace figures. The centre boundary as identified by Goad has been utilised for analysis purposes, in order to
allow a direct comparison with the national average figures, which are calculated using Goad’s assessment of the boundary of each centre.

Convenience Good Units
There are currently 32 convenience units in West Bromwich Town Centre, which account for 8.8% of the total number of units. This is slightly above the national
average of 8.4%. However, with regards to the amount of convenience goods floorspace, the town centre is extremely well represented, as there is currently 21,277
sq.m, which accounts for 19.4% of the total amount of town centre floorspace. This is significantly higher than the national average of 15.1%.
By far the largest town centre convenience unit is the Tesco Extra superstore at New Square, which occupies 13,820 sq.m (gross) and accounts for 65.0% of the
total amount of convenience goods floorspace. The market at the Sandwell Centre at Kings Square (2,540 sq.m) is also classified as a single convenience unit,
although it should be noted that there are a number of non-convenience retail and service providers within this space. The convenience offer contains 11 national
retailers, including Farmfoods, Iceland, Greggs and Holland & Barratt. The remaining convenience units are predominantly small independently operated stores. In
total, there are seven bakers and confectioners, seven general convenience stores, three frozen food retailers, two butchers, two grocers & delicatessens, two off
licences, a health food shop, a market and a superstore.
Since 2007, the number of convenience units has reduced by 13.5% (five units). However, the total amount of convenience floorspace has increased by 79.9%
(9,447 sq.m). When comparing the February 2007 and April 2015 diversity of use plans, it is apparent that a number of convenience uses close to the location of the
new Tesco Extra no longer exist. The Sandwell Centre at Queen Square previously accommodated a Tesco supermarket (1,510 sq.m gross), Kwik Save (1,390 sq.m
gross) and a number of other smaller convenience stores. However, these stores have now all closed and the majority currently sit vacant. Furthermore, the town
centre also accommodated a Morrisons supermarket (1,350 sq.m gross) at the Farley Centre to the south of the town centre, which has also recently closed and
now stands vacant. Consequently, the diversity of the convenience units within the wider town centre has reduced and the offer is now concentrated mainly within
the Tesco Extra superstore. Furthermore, there is now significantly less competition and choice within West Bromwich’s convenience sector.

Comparison Good Units
West Bromwich town centre has 112 comparison goods units. The town centre has experienced a net loss of 11.8% of its comparison goods units (15 units) since
February 2007 and the proportion of this type of unit has decreased from 36.8% in 2007 to 30.7% today, which is slightly below the current national average of
32.4%. However, there has been a net increase of 6.310 sq.m of comparison goods floorspace since February 2007 and the town centre currently has 41,170 sq.m
of this type of floorspace, which accounts for 37.6% of town centre floorspace. This is slightly higher than the current national comparison goods floorspace average
of 36.1%.
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When comparing the diversity of use plans from February 2007 and April 2015, it is clear to see that the concentration of comparison goods units within the town
centre used to be around the central part of High Street and at the Sandwell Centre at Kings Square and Queens Square. However, since the completion of New
Square, the concentration of comparison goods units has shifted northwards and the overall vacancy rate in other parts of the Centre has increased. A review of the
current number of comparison goods units within the original town centre, excluding the New Square development, reveals that there has been a net reduction of
26.8% (34 units) within this sector. The amount of comparison goods floorspace within the old part of the town centre has also fallen from 34,860 sq.m to 29,270
sq.m, which clearly demonstrates the shift in the town centre’s core.
The migration of comparison goods retailers into the recently completed New Square development is further demonstrated by the high concentration of national
operators in this part of the town centre, which includes top retailers such as Next, River Island, H&M and Primark. However, the Astle Outlet Park off High Street
has also seen a change, as this location formerly contained a high level of vacancy but is now also almost exclusively occupied by national retailers, including an
M&S Outlet, a Nike Factory Store and a GAP Outlet. The older parts of the centre such as High Street and Queen Square now contain a high proportion of budget
national operators, including Poundland, Bargain Buys, Savers and a number of charity shops. Notwithstanding this, the older parts of the town centre such as the
Sandwell Centre at Kings Square, Bull Street and parts of High Street, accommodate a high number of independent comparison goods retailers.
There are a wide variety of comparison goods on offer within West Bromwich town centre, including 39 shops selling clothing related products, eight charity shops
and a wide variety of other stores. The largest comparison goods units are the Primark at New Square (2,850 sq.m), H&M at New Square (1,610 sq.m), Poundland
at the Sandwell Centre in Queens Square (1,510 sq.m) and New Look at New Square (1,340 sq.m).

Retail Services
West Bromwich is underrepresented both in terms of the number of retail service units and the amount of retail service floorspace. There are currently 36 units
within this sector, which comprise 9.9% of the total number of units, and the number of retail service units is the same as it was in February 2007. However, the
proportion of this type of unit is below the national average of 14.2%. The amount of retail service floorspace, which currently sits at 5.8%, is also below the
national average of 7.4%. However, the amount of retail service floorspace has seen a 73.0% increase since 2007, rising from 3,700 sq.m to 6,400 sq.m. This is
primarily because two large formally vacant buildings have now been occupied by Pure Gym at Astle Outlet Park, High Street (1,790 sq.m) and Black Widow Health
Club at the northern end of High Street (610 sq.m).
The retail service units are mainly located within the peripheral areas of the town centre along the northern and southern extremities of High Street, within Kings
Square and along New Street. These are the same locations where the retail service units were found in February 2007. Excluding the two gyms, the retail service
units are mainly small in size with an average floorspace of only 132 sq.m.
By far the highest representation within retail service sector are health and beauty units, which accounts for 55.5% of units (20 units). However, there are also six
opticians, six travel agents, two photo processing providers, a fancy dress hire shop and a Post Office. The retail service sector also contains six national operators,
including Thomas Cook, Specsavers and Boots Opticians.
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Leisure Services
The town centre is also underrepresented in terms of the amount of its leisure service units and floorspace, which are both below the national averages.
Notwithstanding this, West Bromwich still has a considerable leisure service offer of 55 units, which comprise 15.1% of the total number of units. The amount of
leisure service floorspace also stands at 12,707 sq.m and represents 11.6% of town centre floorspace. The respective national averages for the number of leisure
service units and the amount of floorspace are 22.5% and 23.3%.
The leisure service units are mainly found on High Street and there is a particular concentration around its junction with New Street and St Michael Street. In
addition, part of New Square also contains a leisure service hub, including an Odeon cinema and a number of larger restaurants. Apart from the New Square
development, the distribution of leisure service uses has remained more or less as it was in February 2007.
The most common types of leisure service providers within the town centre are hot food takeaways, which account for 34.5% units (19 units). However, the centre
also has eight pubs and bars, six restaurants, six betting offices, five cafes, three gyms, a cinema and a number of other leisure service providers. Within the leisure
service offer, there are 21 national multiples, including Premier Inn, McDonalds, Costa and Ladbrokes.

Financial and Business Services
West Bromwich town centre’s financial and business service offer is slightly below that of the national average, both in terms of the proportion of units and
floorspace. The town centre has 37 units within this sector, which comprise 11.6% of the total number of units. This compares with the national average of 10.8%.
The financial and business service units occupy 8,447 sq.m of floorspace, which accounts for 7.7% of town centre floorspace, which is below the national average of
8.2%.
The town centre has had a 9.8% net loss of financial and business service units (4 units) since February 2007 but there has been a 2.8% net increase of this type of
floorspace (227 sq.m). There is a concentration of financial and business service units within the north-eastern part of High Street, which has remained unchanged
since February 2007. The town’s offer currently includes 10 banks and building societies, seven estate agents, five businesses offering legal services, five financial
service providers, three employment agencies and three companies selling business equipment. 37.8% of the financial and business service units are national
multiples, including Lloyds, Natwest, Halifax, Barclays, HSBC and Nationwide. West Bromwich Building Society is also well presented with its Headquarters Building
due to open imminently and is the centre’s key financial services provider.

Non-Retail Units
The town centre also contains a number of non-retail uses, including a library, several places of worship, a dental surgery, an advice centre and a large number of
offices, several of which are recently completed or are under construction. In addition, the town centre contains a number of educational establishments, including
the new £77 million landmark Sandwell College building, which is located on a key gateway into the town centre adjacent to the Metro station on Spon Lane. The
site of the former Sandwell College campus on High Street is now also under construction to become a purpose built college building. The non-retail uses have a
significant contribution to the centre’s role in also providing a hub for community facilities and jobs, as well as contributing to the overall vitality and viability of the
town centre. The former Public building is also now home to Sandwell Sixth Form College.
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Proportion of Vacant Street Level Property
One of the criteria for West Bromwich obtaining a European Regional Development Fund (ERDF) grant was to reduce the vacancy rate to 10.7% of the total number
of units. As of April 2015, there were 93 vacant retail or service units in West Bromwich town centre, which account for 25.5% of the total number of units. This is
significantly higher than the national average of 11.4%. The vacant units comprise 19,520 sq.m and 17.8% of the total town centre retail and service floorspace.
This figure is also much higher than the national average of 9.2%.
The vacant units across the town centre vary in size from 50 sq.m to 1,390 sq.m, although only six of these have a floorspace greater than 500 sq.m and the
average vacant unit size is 209.9 sq.m. There is a higher concentration of vacant units within Queens Square and along parts of High Street, notably in the southwestern section of this road close to its junction with Bull Street. It is clear to see from the February 2007 diversity of use plan that this area was previously nearly
fully occupied by comparison and convenience goods operators. The north-eastern part of High Street also contains a higher level of vacancy, although this area also
had vacancy issues when the 2007 Study was undertaken.
Overall, the proportion of vacant town centre units has increased since February 2007. The vacancy rate previously stood at 18.6% but the number of empty units
has seen a net increase of 48.4% (31 empty units). The amount of town centre vacant floorspace has also had a 14.8% net increase over the same timeframe
(2,510 sq.m). However, the issue of vacancy is more complex than the analysis of the vacancy total figures portray. For example, the vacancy rate at 2007 was
recorded at a time of economic boom but the country has subsequently been through a deep recession. This is reflected in the national increase in the vacancy rate,
which has risen from 8.9% in 2007 to its current level of 11.9%. In our experience of other centres across the country, West Bromwich town centre is somewhere
where the impact of the recession has been felt most acutely.
In addition to the national vacancy issue, the impacts of the positive interventions across the town centre have not yet taken full effect. For example, the numerous
public realm schemes and town centre educational and office developments are yet to take full effect. These schemes will have wide benefits across the town centre
and will undoubtedly make West Bromwich a more attractive location to undertake a shopping trip and operate a business.
Queens Square, which is mainly formed of small units, has also seen a managed decline in the number of occupied units to enable the shopping centre to be
refurbished. The refurbishment was only recently completed in Autumn 2014 and the units are still in the process of being marketed. We expect that once the
marketing process at Queens Square is complete, the vacancy rate across the whole town centre should reduce significantly. To demonstrate how the numerous
vacant units in this location distort the overall vacancy rate, we have undertaken further analysis of the vacancy rates at February 2007 and April 2015 excluding
Queens Square. The results are shown in Tables 8 and 9.
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Table 9 - Analysis of vacant floorspace minus Queens Square

Table 8 – Analysis of vacancy rate minus Queens Square
2007

2015

2007

2015

Vacant units in Queens Square

21

43

Vacant floorspace in Queens Square

2,940

6660

Other units in Queens Square

35

12

Other floorspace in Queens Square

7,740

3920

Total units in Queens Square

56

55

Total floorspace in Queens Square

10,680

10,580

Total town centre units

345

365

Total town centre floorspace

85,290

109,521

Total town centre vacant units

64

93

Total town centre vacant floorspace

17,010

19,520

Total vacant units minus Queens Square vacancies

43

50

14,070

12,860

Total units overall minus Queens Square total

289

310

74,610

98,941

14.9%

16.1%

18.9%

13.0%

Vacancy rate minus Queens Square

Total vacant floorspace minus Queens Square
vacant floorspace
Total town centre floorspace minus Queens Square
floorspace
Proportion of vacant floorspace minus
Queens Square

Table 8 demonstrates that excluding Queens Square, the town centre vacancy rate has risen only slightly since 2007, which is similar to the national trend. In
addition, Table 9 shows that excluding Queens Square, the proportion of vacant floorspace has seen a significant reduction from 18.9% to 13.0%.
Notwithstanding the above, some parts of the town centre appear to be performing particularly strongly and have significantly lower numbers of empty units. The
new retail development at New Square is one such location that is almost fully occupied. Astle Outlet Park, which is located at the northern end of High Street, is
also now fully occupied. This area formerly contained four large vacant units but has benefitted from the shift of the retail core towards the north of the town
centre.

Photograph (left): Vacant Unit

Photograph (centre): Princess Parade

18

Photograph (right): Former Morrisons supermarket

Proportion of Vacant Street Level Property
Vacancy Plan of West Bromwich Town Centre (April 2015)
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Customers’ Views and Behaviour
Visitor surveys were undertaken in West Bromwich town centre in April 2015 over a series of weekdays and weekends, in order to provide an insight into the views
and behaviours of customers, residents and visitors. Further details of the visitor surveys are found in Appendix 1 and 2. The results show most common reason for
respondents being in West Bromwich on the day of the survey was comparison goods shopping, which was cited by 41.0% of respondents. However, 38.8% of
respondents to the same question answered that they were food shopping, a further 10.3% were using the town centre’s services and 9.5% were there for work
purposes. Every person who said that they were visiting for food shopping purposes said that they had visited the Tesco superstore on the day of their visit.
When asked how long people intended to stay in the town centre, 68.4% of people replied two hours or more, which is an increase on the 2007 response when
only 43% of respondents said they intended to stay two hours or more. People were also asked whether West Bromwich town centre was their main food shopping
destination, to which 56.4% of respondents replied that it was. Of the people who said that they did not undertake their main food shop in the town centre, the
most common alternative destinations were Asda at Great Bridge (22.8%), Sainsburys at Oldbury (17.4%) and Morrison’s at Wednesbury (15.2%).
The visitor survey then asked people to rate West Bromwich town centre in terms of a number of different criteria. With regards to the level of food shopping and
supermarket provision, 53.4% of respondents thought that provision within the town centre was good and a further 18.3% answered that it was very good,
whereas only 8.8% of respondents thought the level was either poor, very poor or could be improved. This shows that the majority of people are satisfied with the
level of food and supermarket provision within the town centre. A less positive response is seen in relation to the level of clothes and non-food shop provision
within the town centre, as 20.3% of respondents thought that the choice of clothes and non-food shops was either poor, very poor or could be improved.
The surveys also asked which shops people most wished to see in the town centre, the most common responses in the convenience sector were for discount
retailers including Aldi, Lidl and Asda, whereas people most cited M&S, BHS, Zara and general increase in the provision of comparison goods. People were also
asked to rate the range of banks and financial services and the majority of respondents were happy with the existing level of provision, as 74.1% of people said the
level of provision was either good or very good. In comparison, only 4.4% said the range was either poor, very poor or could be improved.
Notwithstanding this, it is evident that West Bromwich is failing capitalise on potential evening visitor trips, as the majority of respondents (73.3%) stated that they
never visit the town centre in the evening. Leisure, food and drink facilities have a large contribution to the evening economy and people were asked to rate their
existing provision. With regards to the variety of places to eat and drink, 57.6% of respondents thought that the existing provision was either good or very good
and only 11.2% said that it was poor, very poor or could be improved. However, only 27.2% of respondents thought the choice of leisure facilities was either good
or very good, whereas 21.2% of people thought the level of provision was either poor, very poor or could be improved. The most common suggested improve the
town centre in this regard were a cinema, ice rink and bowling facilities. The former Morrison’s supermarket site may be one potential location for this type of
scheme.
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When asked what people thought about the quality of the market halls in the town centre, 38.6% of respondents said that the facilities were either good or very
good, whereas 17.9% of people said that the facilities were poor, very poor or could be improved. Similarly, 42.0% of respondents said that the Street Market was
either good or very good, but 22.0% said the facilities were either poor, very poor or could be improved.

Views of Local Businesses
Surveys were also undertaken in West Bromwich town centre in April 2015 in order to provide an insight into the views of local businesses and further details are
contained in Appendix 3 and 4. The survey was based on a similar business survey undertaken in 2008, in line with the NPPF guidelines. This enabled direct
comparisons to be made that reflect the changes that have occurred within the town centre since 2008. It should be noted, however, that many of the town centre
improvement schemes had only recently been completed at the time of the 2015 survey. Therefore, only a snap shot view was obtained.
Businesses were asked whether they considered their sales, custom or bookings to have changed in the last three years. 50.5% of respondents answered that they
had experienced either a decrease or a large decrease. Comparison with the 2008 business survey shows that 52.9% of respondents to the same question said that
their sales, custom or bookings had decreased in the past two years. Although there has been a 4.5% reduction from the 2008 figure, it is evident that the
majority of businesses are still currently experiencing difficulties in this regard.
Businesses were also asked to consider the importance of a number of issues with regard to the future viability of their business. When asked how important more
pedestrianised areas were, 15.2% of respondents answered that they were vitally important. This compares with the 2008 survey, when 11.8% of respondents
answered that more pedestrianised areas were vitally important. There is a clear appetite for further pedestrianisation within the town centre, as there has been a
28.8% increase in the number of businesses that think increasing the number of pedestrianised areas within the town centre is vital to their business. This may
be a reflection on changing views towards pedestrianisation in the local area, particularly in the wake of the pedestrianised New Square development, which is
currently a focus of high footfall.
A similar question asked businesses to consider how important more marketing and promotion was, to which 56.6% of respondents answered that it was vital to
their future viability of their business. This comprises a 37.4 % increase from the response to the same question in the 2008 business survey, where the
response was only 41.2%.
When asked to rate how important filling empty units is to the future viability of their business, 70.0% of respondents answered that this is a vital issue. This is a
44.3% increase to the percentage of respondents who gave the same answer in the 2008 survey, when only 48.5% of people thought this issue was vital. Again,
it should be noted that the town centre is still at a period of transition, especially in relation to the recently refurbished Queens Square, which contains a large
number of the town centre’s empty units.
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Business were also asked to identify the main issues that are experienced within the town centre. The leading issues were the cost of car parking (15.1%),
insufficient car parking (13.2%), the location of car parking (12.9%) and the limited range of shops (12.5%). This is at odds with the visitor survey, where
respondents were generally content with the location, supply and cost of parking.
Two of the ERDF grant objectives also related to the mains issues within the town centre. These were a 5.4% reduction in businesses stating that a lack of private
sector investment was a main issue and a 10.5% reduction in businesses stating that the unattractiveness of the centre/environment was a main issue.
The 2015 business survey found that 7.2% of respondents considered the lack of private sector investment to be a main issue and 9.9% of businesses thought
that the unattractiveness of the centre/environment was a main issue. The respective answers from the 2008 business survey were 10.0% and 18.6%. This
translates into a 28.0% reduction in the lack of private sector investment being stated as a main issue and a 46.8% reduction in businesses
stating that the unattractiveness of the centre/environment was a main issue.
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Retailer Representation and Intentions to Change Representation
Multiple retailers, such as Boots, Marks & Spencer and Primark, can act as anchor tenants in a centre and can add to its
appeal and create additional pedestrian footfall. Experian Goad produce a list of the top comparison goods retailers,
which acts as a measure of the vitality and viability of a centre.
The top retailers may change over time. For example, Woolworths formerly formed part of this list before the company
went into administration and West Bromwich town centre contained a Woolworths in February 2007. In addition, Phones
4U were also present in 2007, but they have also recently gone into administration and are no longer present. However,
Table 10 makes a crude comparison between the number of top national retailers in 2007 and the current
representation within the town centre. The town centre currently contains 13 of the top 27 comparison goods retailers
but it contained 16 of the top retailers in February 2007 (not taking account of Woolworths). Since 2007, the town
centre has lost Burtons, Clarks, Clinton Cards, Dorothy Perkins and Phones 4U, although H&M have since moved in.
A large number of other national operators are not included on Experian Goad’s top list, including those from other
sectors. Our survey established that West Bromwich town centre currently contains 109 national operators, which
include 58 comparison goods units, 21 leisure service units, 14 financial and business service units, 11 convenience
stores and five retail service units. There are also currently 163 independent retailers, which comprise 44.7% of all units.
West Bromwich town centre has recently become a Business Improvement District, whereby a £1.25 million pot of
money has been generated by local businesses to improve the centre. The aim is to increase the number of visitors and
shopping trips, whilst also filling empty shops by providing more services for businesses and retailers. The scheme will
also deliver of a suite of further public realm improvement initiatives.
A review of the extant planning permissions in the town centre shows that a number of new office, residential and
educational developments are planned. In the wake of the significant investments in New Square development and the
Queens Square refurbishment, there are no additional major retail schemes that are currently planned within the town
centre. However, the occupancy of the recently completed Queens Square refurbishment will significantly change the
composition of this area over the next two years.
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Table 10: Experian Goad list of Major
Comparison Retailers

Retailer
Argos
BHS
Boots the Chemist
Burton
Carphone
Warehouse
Clarks
Clintons
Debenhams
Dorothy Perkins
H&M
HMV
House of Frasier
John Lewis
Marks & Spencer
New Look
Next
O2
Phones 4U
Primark
River Island
Superdrug
TK Maxx
Topman
Topshop
Vodafone
Waterstones
WHSmith
Wilkinsons

Feb
2007
Yes
No
Yes
Yes

April
2015
Yes
No
Yes
No

Yes

Yes

Yes
Yes
No
Yes
No
No
No
No
Yes
Yes
Yes
Yes
Yes
No
Yes
Yes
No
No
No
Yes
No
Yes
Yes

No
No
No
No
Yes
No
No
No
Yes
Yes
Yes
Yes
No
Yes
Yes
Yes
No
No
No
Yes
No
No
Yes

Source: Site visit, April 2015 and Goad
Experian Goad, February 2007

Pedestrian Flows
In general terms, the town centre was observed to have a good level of pedestrian activity on the days visited. The busiest areas were the New Square
development and the pedestrianised sections of the High Street (referred to as Duchess and Princess Parades), and in particular the area around the Queens
Square and Kings Square shopping centre entrances and outdoor market.
Footfall counts were made in the town centre over a four week period at four locations. The methodology used by the Council to record footfall in 2010 was
employed. This enabled a comparison of footfall recorded in the ‘older’ part of the centre at the Duchess Parade / Bull Street junction; the Queens Square and
Kings Square shopping centre exits, and the Duchess Parade / New Street junction.
In summary, this involved:


A count of footfall (people entering the town centre) at each location



Counts during two weekdays and a Saturday over a survey period lasting four consecutive weeks



Three counts per day (morning from 10:00, lunch from 12:30 and late afternoon from 15:00) at each location



Each location visited in order and each count lasting for 10 minutes with weather conditions being noted

In general terms, the 2015 counts recorded a fall in footfall at the count locations. The 2010 count total was 28,987, whereas the 2015 count total was 24,439 (a
difference of 4,540 or 15.7%). Whilst apparently significant, it should be noted at the outset that the 2010 counts were conducted in November and December,
and the 2015 counts in April. The 2010 figures may well have been inflated by the festive season, albeit they were conducted when weather conditions included
periods of low temperatures, snow and ice.
The footfall counts and percentage increases / decreases at each location must be viewed in the context of this overall reduction (15.7%). The footfall recorded at
counting position 1 (Duchess Parade junction with New Street) was found to be broadly the same as the 2010 survey indicating a good performance. Despite
some fluctuations, an average increase of 0.4% was recorded at this location. A reduction in footfall was recorded at counting points 2 and 3, at the entrances
from the two shopping centres. The footfall accessing the High Street from the Queens Square Shopping Centre fell by an average of 20.5% (4.8% higher than
the general footfall reduction), with an average 15.5% reduction in footfall from the Kings Square Shopping Centre (broadly in line). An increase in footfall of
10.3% was recorded at the Princess Parade / Bull Street junction indicating a potentially significant increase.
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A number of trends within the figures are noted. For example, daily counts were made in total at four locations (morning, lunchtime and afternoon) over four
weeks (16 counts in total). The 2010 survey had observed that Saturday was generally the busiest day in terms of footfall totals, it being the busiest period on 13
occasions out of 16 counts made across the centre. This pattern was less clear for 2015 counts, when Saturdays were recorded as the busiest day for 10 out of
the 16 counts. This may be as a result of new developments at the edge of the centre, including the Sandwell College development off the Ringway, to the south,
which has introduced a significant amount of footfall through the eastern end of the High Street on weekdays (the College is closed on Saturdays).
The 2010 counts also found the lunch time period (12:30 onwards) to be the busiest whereas the 2015 survey recorded a change in emphasis, the highest counts
being taken in the afternoon (15:00 onwards). This was particularly the case at the entrances to the High Street from the two shopping centres (Queens Square
and Kings Square) and from Bull Street.
There have been a number of significant changes to the town centre in the period since 2010, including the development and opening of the New Square
development; the opening of the Sandwell College campus to the south of the Centre; the redevelopment of Queens Square and its associated vacancy rate; and
the implementation of the public realm improvement programme. Whilst the Centre is still clearly adjusting to these changes, the 2015 figures suggest a diversion
of footfall from the Queens Square High Street entrance towards New Street, suggesting a change to the pedestrian movements within the Centre and significance
of the draw from the New Square Shopping Centre to the north.
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Accessibility
Road Access: West Bromwich town centre is approximately 8km to the north west of Birmingham city centre and approximately 1.5km west of the M5 motorway.
The centre is bypassed by the A41 Expressway to the north, which is a main route between Birmingham, Dudley and Wolverhampton. The West Bromwich
Ringway is present to the south of the centre and provides a link between the High Street / Trinity Way junction and the areas immediately to the south and west
of the centre.
Car Parking: The town centre has both public and privately owned car parks, although the overwhelming majority of parking spaces are contained within the
privately operated ones. The largest car parks are linked to the New Square development, where two surface car parks (1,061 and 850 spaces) and a multi-level
car park are located adjacent to the Tesco and Primark anchor stores. The multi storey car park associated with the Queens Square Shopping Centre has 750
spaces. The Astle Retail Park has 300 spaces and 352 spaces are available at the Farley Centre. This car park, until recently, served the Morrisons supermarket
(the retail unit is currently vacant).
All car parks have disabled parking bays within them. The New Square development provides 65 disabled parking spaces on its surface car parks alone whilst the
Queens Square Shopping Centre has 110 disabled spaces. The New Street car park (11 spaces) between New Square and High Street is exclusively for blue badge
holders.
The car parks are well related to the main shopping areas. The New Square car parks deliver footfall directly to this development, and from here there are
pedestrian routes to the other parts of the centre: to Princess Parade via the Queen Square Shopping Centre and to Duchess Parade and the High Street via New
Street. The Astle Retail Park and the Church Street East and West car parks (combined 151 spaces) serve the High Street to the west of the pedestrianised
shopping area. These car parks also serve the Providence Place office development.
There is little in the way of on street parking in the Centre but on street spaces are available on High Street, to the east of Princess Parade and to the west of
Duchess Parade, and on New Street. Parking is generally limited to two hours.
Car parking charges vary but are generally £0.80 per hour. At New Square, two hours free parking can be claimed with a minimum £5 spend at the Tesco store,
with free parking between 6pm and 8am Monday to Saturday and all day Sundays.
The in street survey did not identify any particular issues with the availability of parking spaces in the town centre, with 114 out of 251 respondents (45%) rating
the availability of parking as either good or very good (35% of those responding did not offer a view). A noted elsewhere, this response does contradict the
responses to the business surveys, where car parking provision was criticised. However, a majority of the users questioned (104 respondents and 41.6%) agreed
that the location of car parking spaces was either good or very good. The cost of parking also did not seem to be a particular issue.
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Public Transport: The West Bromwich Bus Station is located off the West Bromwich Ringway and within easy walking distance of the town centre via the Kings
Shopping Centre or St Michael Street. The station is a relatively modern, functional design having been opened in 2002. There are covered waiting areas for each
bus stand. Network information is freely available in the station and each stand benefits from real time travel information. The Station includes a Travel Shop,
toilet facilities and a café. The us services are operated by National Express West Midlands and Diamond and serve the key towns and centres in Sandwell and
beyond, including Bilston, Birmingham, Blackheath, Dudley, Great Bridge, Halesowen, Merry Hill, Smethwick, Stone Cross, Stourbridge, Sutton Coldfield, Tipton,
Walsall and Wolverhampton.
The ‘West Bromwich Central’ Metro stop is to the south of the town centre, approximately 0.2km from the High Street. Midland Metro Line One operates between
Wolverhampton St Georges to the north-west of West Bromwich and Snow Hill in Birmingham to the east, with stops at Wednesbury and the Hawthorns, amongst
others. The Metro Line is currently being extended into Birmingham City Centre to link with New Street Station. Further extensions are being pursued by Centro, to
include an improved link to the heavy rail station in Wolverhampton and the proposed High Speed II station at Eastside in Birmingham. The Stop is well placed to
serve Sandwell College on the West Bromwich Ringway. The pedestrian link through the Kings Square Shopping Centre provides the most direct route to the town
centre.
There is no rail station service to West Bromwich. The nearest railway stations are Tame Bridge Parkway Rail Station (approximately 4km) to the north, Smethwick
Galton Bridge and the Hawthorns to the south east (2km and 2.4km respectively) and Sandwell and Dudley Rail Station to the east (1.6km). Therefore, the
principal public transport connections to the centre are by bus and Metro.
Around half (47.2%) of the people interviewed as part of the in street surveys had arrived in the centre using public transport. This represents a slight increase
against the 2006 in street survey when 45.9% of the people questioned had used public transport. In 2015, the overwhelming majority (87.3%) accessing the
centre by public transport had arrived by bus (the remainder using the Metro), compared to 93% in 2006.
Walking, Cycling and Disabled Access: Pedestrian access within the main shopping area is good. The New Square development, Princess Parade and Duchess
Parade areas of the centre are wholly pedestrianised whilst New Street (linking New Square and Duchess Parade) is a pedestrian zone with restricted access). The
absence of through traffic in the main shopping areas enables people to walk through the centre.
The High Street is open to the elements. The New Square development is largely covered and therefore offers shelter to shoppers. The retail associated Queens
Square and King Square shopping centres (including the indoor market) also provide sheltered shopping options.
There are seating opportunities throughout, particularly on the High Street and New Street which have been the focus of public realm improvement works. The
street furniture present on the High Street and elsewhere is positioned so that it does not obstruct pedestrian movement.
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During the sites visits it was noted that the market extending along Princess and Duchess Parades is centrally located and so has the effect of moving shoppers
towards the edge of the street. This can restrict the area available to pedestrians, especially in those areas where shops also have outdoor displays. The position
of the market also means that it can be difficult to move from one side of the shopping street to the other, and the views across the street are limited.
The 2006 West Bromwich Town Centre Health Check identified the A41 Expressway as a barrier to pedestrian movement. Although the road remains, the New
Square development and public realm works have resulted in better and more visible pedestrian routes into the town centre. A new footbridge has also been
constructed to the north of the Tesco car park, improving pedestrian access from the north. Access from the east continues to be via the eastern (trafficked)
section of the High Street where pedestrian crossing facilities are present. Access from the south, and particularly the Metro Stop, has benefitted from the works to
the West Bromwich Ringway and the reduction in the traffic dominance of the area. To the east pedestrian crossings are in place to facilitate movement from the
High Street into the main shopping areas.
There are a number of cycle stands throughout the town centre, including at the New Square centre car parks, Princess Parade and the Sandwell Arts College on
New Street. The stands at the New Square development do not appear to be particularly substantial and did not appear to be particularly well used. The
surrounding roads did have cycle facilities at the junctions, but no dedicated cycle lanes were observed. Only two of the respondents to the 2015 in street survey
(0.8%) had arrived in the centre by bike. This is a small reduction on those cycling to the centre in 2006 (1.5%).
Disabled access within the town centre is good as the area is generally flat. Where steps are present to address levels changes, (for example at the southern
access to Kings Square from the Metro stop) alternative ramp options are provided. There are mobility centres in the centre, notably at the bus station and within
the New Square development, where wheelchairs or motorised scooters can be loaned for 2 to 3 hours. The recent public realm works mean that conditions for
disabled or mobility impaired people are good.
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Perception of Safety and Occurrence of Crime
We found the town centre to be safe and secure during the day although the in street and business surveys highlight concerns regarding the centre at night. It
was noted that the New Square development has a high security / maintenance presence which added to the sense of security in that location.
The main shopping areas were found to have high levels of pedestrian activity during the day, particularly the New Square development, Princess and Duchess
Parade. The centre and new areas of car parking are apparently well lit. In addition to the pedestrian footfall and active retail frontage providing natural
surveillance, CCTV cameras were observed to be in operation.
The areas of the centre that suffer from higher vacancy rates do not feel as safe and secure as the other parts of the centre. The area around the former Pizza
Hut restaurant unit is one such area and presents a future challenge in view of the Morrisons supermarket chain vacating the large retail unit nearby.
The majority of respondents to the in street survey agreed that the centre was safe during the day (89.7%). A large number of the people (73.3%) interviewed for
the in street survey did not visit the centre during the evening and only 34.4% felt the centre was safe after 6.00pm. In addition 36.4% felt that the centre was
not safe representing a fall against the responses to the same question in 2010 (the response then being 52.2%). The concerns raised included the quality of the
area, anti-social behaviour, the presence of groups of youths and a lack of police.

State of Town Centre Environmental Quality
The 2006 Health Check Report described the town centre environment was ‘reasonably attractive’. Since then there have been significant changes, including the
opening of the New Square development and a wider programme of public realm works designed to improve the appearance of the centre, improve pedestrian
routes through it and improve the overall perception of the environment. Outside of the New Square development, the principal areas of investment have been
Princess Parade, Duchess Parade, the High Street (western end) and Ringway to the south of the High Street (including the area around the West Bromwich
Central Metro Stop).
The Princess and Duchess Parade areas have been the focus of the public realm works where new paving and seating areas have been installed and the canopy
between the entrances to the Kings Square and Queens Square shopping centres has been removed. However, the improvements made here are a little at odds
with the nature of the outdoor market, which has been retained and presents a cluttered appearance. Whilst the market undoubtedly adds to the vibrancy of the
area, it dominates the street scene and the temporary ‘pop up’ elements have an uneasy relationship with the new seating areas.
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The New Square development has extended the town centre and provides a pleasant shopping area. The shopping street is wide and largely covered with seating
opportunities throughout. The area is maintained to a high standard.
The Kings Square Shopping Centre continues to provide a light and airy indoor shopping experience and the Queens Square Shopping Centre has been redeveloped
along similar lines. However, whilst the internal space of the Queens Square Shopping Centre is much improved, it currently suffers from a high vacancy rate,
seemingly triggered by businesses relocating for the duration of the works. The indoor market provides a covered shopping area but its environmental quality is
not to the same standard.
The most attractive buildings in the Centre continue to be found on the section of the High Street between the pedestrianised area and Carters Green where the
Town Hall, Library, Astle House, the current West Bromwich Building Society building and registry office (with the attractive memorial gardens to the front) are
found. The Building Society is due to move to new premises shortly.
The 2006 Health Check identified a poor sense of arrival in the centre when approaching from the west and east, in those parts of the High Street that on either
side of the pedestrianised section. The public realm works have created a better sense of arrival for the main shopping area, and have been extended to parts of
these outer areas (new paving). Whilst the issues originally identified appear to persist, in the western part of the High Street, the construction of the new
education building close to the current West Bromwich Building Society Headquarters should go some way to providing an improved sense of arrival, albeit this
building is physically separate from the main pedestrianised focus of the Centre.
The approach from the north has been significantly improved and redefined through the New Square development and removal of derelict buildings. The
Providence Place development, which is nearing completion, will further improve this approach. The approach from the south and Metro Stop in particular has
been improved through the Metro Plaza development, albeit visitors are still presented with unattractive rear facades and large blank rear façade of the Kings
Square Shopping Centre. Nevertheless, the improvements to the West Bromwich Ringway, including a reduction in the width of the carriageway and introduction
of traffic calming measures, have improved the general approach. The main approach from the bus station continues to be through Kings Square.
The Council’s public realm works programme sought a 22.4% reduction in people rating the overall attractiveness of the centre as ‘poor’ or worse. From a total
sample of 205 people, the 2006 in street survey found that 41 people (20%) rated the overall attractiveness of the centre as poor, and 29 people (14%) felt the
centre was ‘very poor’. As such, therefore, some 34.1% of the people questioned rated the attractiveness of the centre in these terms.
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The 2015 in street surveys were conducted throughout the centre and found a general improvement in satisfaction with the centre. In total, just 30 respondents
rated the overall attractiveness of the centre as ‘poor’, and 10 regarded it as being very poor (40 people, equivalent to 16% of the 250 responses). The 2015
figure represents an overall reduction of 18.1% on the 2010 equivalent.

Conclusions
Background to the West Bromwich Town Centre Health Check: West Bromwich town centre is largest retail centre in Sandwell District. The centre has
received significant investment in recent years with the new Tesco superstore and modern large format units, which have recently been completed in New Square.
In addition, Queens Square has also received major refurbishment works and there have been a significant number of further town centre improvement initiatives.
The recently completed schemes have substantially altered the dynamics of the town centre.
Sub-regional shopping hierarchy: The centre’s Venuescore ranking has risen by 73 places from 265th in the country in 2013/14 to 161st in 2014/15. West
Bromwich town centre is currently classified as a regional centre, which indicates its importance as a shopping destination to the Black Country.
Diversity of main town centre uses: The town centre currently contains 272 occupied retail units and 90,001 sq.m of occupied floorspace. There are strong
convenience and comparison goods offers and a reasonably strong financial and business service offer. However, the retail service and leisure service offers are
both below the national average. Since the Tesco superstore opened in 2013, a number of competing supermarkets have closed and Tesco now occupies 65.0% of
the convenience goods floorspace. Furthermore, the New Square development has shifted the core of comparison goods units northwards.
Proportion of vacant street level property: There are currently 93 vacant units, which have an overall vacancy rate of 25.5% and occupy 17.8% of the total
amount of town centre floorspace. However, Queens Square, which is included in the total vacancy rate, has experienced a managed decline of occupied units to
enable its refurbishment and so its inclusion artificially inflates the vacancy figures. Excluding Queens Square, the vacancy rate is 16.1%, which remains higher
than the national average of 11.4%. The proportion of vacant units has risen only slightly since 2007 from 14.9% to 16.1% in 2015, which is consistent with the
pattern that has occurred nationally. Furthermore, the proportion of vacant floorspace, again excluding Queens Square, has decreased from 18.9% in 2007 to
13.0% in 2015, although this remains above the national average of 9.2%. There have been increases in the number of vacant units within Kings Square and the
more peripheral parts of the town centre, especially to the south-east of High Street.
Customer’s views and behaviour: Visitor surveys established that most people visit the town centre for convenience or comparison goods shopping purposes.
People generally perceive the level of convenience and comparison goods provision to be good, although more people think the comparison goods offer could be
improved. Shoppers most wish to see more discount convenience goods retailers within the town centre, including Aldi, Lidl and Asda, whereas M&S, BHS, Zara
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were all common comparison goods responses. The evidence shows that people are now staying in the town centre for longer periods of time than they did in
2007. In addition, there is great potential to develop the evening economy. In particular, people commonly stated that a new ice rink, bowling centre or cinema
would improve the town centre. The fact that West Bromwich town centre already has a cinema would suggest that it could benefit from better marketing, as the
surveys indicate that a large number of people seem to be unaware of its existence.
Views of local businesses: Over half the businesses surveyed have experienced a decrease in bookings, sales or custom over the past three years. In addition,
15.6% of businesses consider that more pedestrianised areas are vital to their future viability and over two thirds of businesses consider filling empty units is vital in
the same regard. Furthermore, over half of the businesses consider that more marketing and promotion to be vital to their business’ viability, which is an issue that
could potentially be addressed within the Business Improvement District scheme. Each of these responses has seen a percentage rise to the responses given in the
2008 business survey. The most commonly cited main issues with the town centre were the cost of car parking, insufficient car parking, the location of car parking
and the limited range of shops. This conflicts with the visitor survey, where parking was not identified as an issue. However, significantly less people now consider
the lack of private sector investment or the unattractive town centre environment to be main issues.
Retailer representation and intentions to change retailer representation: 29.9% of units within West Bromwich town centre are occupied by national
operators and 44.6% are occupied by independent retailers (the remaining units being vacant). The town centre currently contains 13 of Experian Goad’s top 27
comparison goods retailers. However, the centre has lost more top retailers in recent years (Burtons, Clarks, Clinton Cards, Dorothy Perkins and Phones 4U) than
have moved in (H&M). Notwithstanding this, we expect top retailers to move into the town centre, particularly to the larger modern retail units in New Square that
remain to be filled.
The town centre is now a Business Improvement District, whereby a £1.25 million pot of money will help to increase the number of visitors and shopping trips,
promote the occupation of empty shops and enable further public realm improvement initiatives. Future planned town centre schemes mainly comprise educational
and office developments, as well as a potential new Metro station. Queens Square is also expected to bring new retail operators to the town centre as the units
become occupied. However, an oversupply of the small refurbished units in this location may be an issue and there is potential for a more diverse range of uses to
help deliver a higher occupancy rate.
Pedestrian flows: The town centre generally has good pedestrian flows, however, since the previous pedestrian counts were undertaken in 2010, the overall
level of activity has decreased by 15.7%. It should be noted that the 2010 counts were undertaken in the festive period, although there does appear to have been
a decrease in people accessing the High Street via Queens Square. However, footfall has increased around the junction between Princess Parade and Bull Street,
which it seems can largely be attributed to the Sandwell College development, as well as at the Duchess Parade and New Street junction, possibly forming a new
pedestrian circuit between the New Square development and the High Street.
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Accessibility: West Bromwich town centre is considered to have good overall accessibility. The centre is well connected to the strategic highway network, being
located close to the M5 motorway and the A41 Expressway. The centre also seems to have ample car parking provision in convenient locations, including disabled
spaces, although the cost, location and availability of parking is perceived as an issue by local businesses. The town centre also has good public transport
connections with a modern bus station and a Metro station, both of which provide regular services between the town centre and the surrounding communities.
Around half of the people arriving at the centre do so by public transport, mainly by bus. The town centre also caters well for the needs of pedestrians, cyclists and
less mobile people, as the town centre is mostly flat and significant areas are pedestrianised or covered.
Perception of safety and occurrence of crime: The town centre generally feels safe and secure, owing largely to the high levels of pedestrian activity, well lit
streets and good levels of natural surveillance. The town centre is also well observed by CCTV cameras. Notwithstanding this, the areas of the centre that suffer from
higher vacancy rates do not feel as safe or secure as the other parts of the centre. In addition, some people raised concerns about anti-social behaviour, groups of
youths and a lack of police.
State of the environmental quality: The town centre has been the subject of significant regeneration and public realm improvement works, which have altered
its environmental quality. As well as the New Square development and Queens Square’s refurbishment, the principal areas of investment have been the Princess and
Duchess Parade, the High Street (western end) and the Ringway to the south (including the area around the West Bromwich Central Metro Stop). These schemes
appear to have been well received as the 2015 in street surveys found a general improvement in satisfaction with the centre from the 2008 survey.
Strengths of the town centre:


The town centre has 272 occupied retail units with strong convenience, comparison and financial and business service offers. The centre now competes
with other ‘Regional’ retail centres within the Black Country area;



The town centre has a substantial catchment area. In addition, the introduction of more office, educational and residential uses within and surrounding
the town centre is increasing its viability and vibrancy;



The town centre is ideally located within the West Midlands conurbation and is well connected to the motorway and principal highway networks



The centre is well served by public transport, both in terms of its access to the Metro line and services. Regular services operate to the surrounding areas
and nearly half of the town centre’s visitors arrive by public transport, mainly by bus;



The New Square development has introduced modern and large retail units and higher quality public realm in this area. These are more suited to the
types of operator that the town centre needs to attract. This area has also provided an improved leisure facility in this location;



The various additional public realm improvement schemes have improved the appearance of the wider town centre. This has improved the quality of
public open space and will encourage visitors to stay for longer periods of time;
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Responses to the business and visitor surveys show a marked improvement in the level of satisfaction of the attractiveness of the town centre
environment and the amount of private sector investment.

Weaknesses of the town centre


Many respondents to the business and visitor surveys consider that the New Square development effectively competes with the rest of the town centre.
Since its development, there has been a marked decline in the choice of convenience providers and the historic parts of the town centre now have fewer
comparison goods retailers.



The recession has hit West Bromwich town centre particularly hard and the centre is still in the process of recovering. The centre’s vacancy rate is
particularly high (25.5%). This has a negative impact on the sense of vibrancy, the perception of safety and environmental quality and the town centre’s
reputation;



There is a limited retail service and leisure service offer and the level of provision for both sectors is significantly lower than the national average;



The town centre still contains many retail units are dated and their sizes and condition generally do not meet the requirements of modern retailers;



Much of the existing town centre office infrastructure is poor quality and does not meet the requirements of modern businesses;



The business survey identified that the location, cost and availability of parking as the main issues with the town centre. Although these issues were not
identified with the visitor survey, a perceived issue evidently exists within the business community.



The town centre lacks leisure, which means most people do not consider the centre to be a suitable location to spend time in the evening;



Some respondents to the business survey identified anti-social behavioural issues and groups of youths as impacting on the centre’s sense of safety and
security.

Opportunities within the town centre:


There is an opportunity to develop the centre’s evening economy. An ice rink, bowling lanes and an improved cinema were all commonly cited facilities
that could improve the centre’s leisure offer. The area around the former Morrison’s supermarket could be an opportunity site for this type of facility;



Although public transport ridership is high, few people arrive at the centre via the Metro. There is therefore an opportunity to encourage ridership of the
Metro, which may attract visitors from further afield;



To address a main issue that was identified in both the business and visitor surveys, there is an opportunity in widen the range of comparison goods
shops, particularly with regard to providing more key anchor stores and department stores. The refurbished units at Queen’s Square Shopping Centre
present one such opportunity that could to deliver this goal. In so doing, there is also an opportunity to reduce the vacancy rate;
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The recently completed educational and office developments, as well as those that are planned or are currently under construction, will increase footfall
and will have a positive impact on the town centre’s vitality. These schemes will also regenerate brownfield land and will replace dated unsightly buildings,
which will improve the centre’s environmental quality.



Opportunity to claw back lost expenditure from surrounding retail centres, particularly through promotion and marketing and continued expansion of the
centre’s retail offer;



There is an opportunity to make better use of the town centre with events. This may be facilitated with better coordination of the outdoor market area;



Some of the surrounding areas comprise older industrial buildings that no longer meet modern day requirements. There is an opportunity to regenerate
these areas through the provision of modern business uses, which would attract more businesses to the area. This would also likely increase visitor trips
to the town centre;



In line with the NPPF, the town centre should be recognised a place for many different types of use, including residential uses. There is an opportunity to
provide high density uses that cater for existing rented and open market housing demand. Again, this would also increase footfall and patronage of the
centre’s facilities.



The decked car park at New Square was not in use at the time of our survey. If this facility remains unused and surplus to requirements, alternative uses
of the land could be considered, possible a further strengthening of the leisure offer so as to create a more diverse and vibrant evening economy.



There is an opportunity to improve the marketing of the town centre and break away from outdated perceptions of it.

Threats to the town centre:


Although West Bromwich town centre has received significant public and private sector investment, which has regenerated much of the town centre,
there is a continued stigma that is attached to its former condition. This presents a great threat and changing people’s perceptions of the centre will be
key to its future success;



If the vacancy issue is not addressed, it will deter visitors and operators from the town centre;



The town centre has had a net loss of top national operators in recent years. Further loses poses a great threat to the centre’s future vitality and viability.



The New Square development and the historic parts of the town centre need to work in synchrony and not compete with each other. If this is not
achieved, the historic parts of the town centre that once formed the primary shopping area may deteriorate and cause further stigmatisation of the town
centre, which would have a negative impact on the Centre as a whole.



West Bromwich town centre competes with numerous other centres in the local area, such as Dudley, Brierley Hill (Merry Hill) and Birmingham city centre.
These centres will continue to evolve and West Bromwich must do the same to sustain and improve its position within the Black Country area.
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