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Executive Summary 
 

INTRODUCTION 

Zeta Economics have been commissioned by Worcester City Council to undertake a review 

of the progress of the City Centre regeneration that has been achieved since the production 

of the Masterplan in 2011. 

The City Centre Masterplan document was the output of the first phase of the work on City 

Centre regeneration, focussing on developing a clear vision accepted by all stakeholders 

and Worcester residents. The Vision and the Masterplan is of a ‘Bold Worcester, where 

sustained investment in economic development, aligned with successful advances in 

sustainable travel, lead to a vibrant and diverse city centre.’ 

The Review assessed the theory of change of the Worcester City Centre that the Masterplan 

delivery is intended to encourage by using the Logic Model approach. 

ECONOMIC AND SOCIAL CONTEXT 

Overall Worcester has a strong economy and plenty of opportunities for growth. The city 

has created 5,941 jobs since 1998 (growth of 13%) unlike the rest of the county and the 

region. Its sector mix is good compared to the national average and the peer city of York. It 

has a buoyant retail sector and growing health care and social care sectors.  

Despite stable and resilient economic performance everything points towards Worcester 

overlooking higher aspirations. The wealth gap analysis shows that Worcester could do 

more to grow its professional services sector, where GVA is usually higher than in tourism 

related sectors. The Professional and Business Support Services sector, which is one of the 

national priority sectors, is forecast to grow nationally at 4% per year until 2021. Worcester 

is fast developing as a centre for disabled sports and coupled with the University’s research 

interests in this area there is a good opportunity to develop services for this sector.  

The retail sector in the City Centre performs well, however national trends and regional 

competition represent significant threats for any large scale developments. Worcester’s 

independent retailing is strong and this should be capitalised on further. The key is to 

combine the retail offer with wider arts, culture, bars and restaurants, and sports offer and 

develop these into a unique place ‘product’ offering. The delivery of the Masterplan could 

increase the economic activity and the vibrancy of the City Centre and would eventually 

result in a critical mass for a large scale high quality retail development sometime in the 

medium to long term. 

The growth of the University of Worcester is important and provides some exciting 

opportunities for city’s economy due to future expansion plans at the University Park. Its 

students bring in more footfall to the City Centre resulting in additional expenditure. The 
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key is to attract more students to study here, retain more of the graduates and attract 

graduates from other universities to match Worcester’s business needs. This will help 

counteract the trend of growing proportion of people with no qualifications in the city. 

Worcester attracts less tourists compared to some of its peer cities. As a result its 

accommodation sector has seen a dramatic decline since the recession. For the City Centre 

to succeed it needs to improve its position within the national tourism sector.  

Current office development aspirations seem to be focused on out-of-the-city business 

parks. Whilst these are very important in terms of attracting new business and inward 

investment, the potential uses are skewed towards high quality B1, which should ideally be 

found around the Shrub Hill area. Without offices and residential development the City 

Centre will continue experiencing decline, which has started since 2003 as the centre lost 

significant amount of employment to city’s fringes (estimated 2,470 jobs). The City Centre 

has therefore been unable to benefit from Worcester’s employment gains, which have 

occurred within sectors growing since the recession.  

The city has some pockets of deprivation, including in the City Centre, where high level of 

unemployment is observed, including high youth unemployment. As a result the City Centre 

residents have the lowest levels of life satisfaction. 

Worcester may be losing out on millions of GVA due to its ageing population and lower 

productivity of local business sectors. Although it performs better than nationally, the size of 

its working age population is less than in its peer cities. Low productivity may be explained 

by businesses servicing local market only and businesses being part of larger supply chain - 

in both cases they are therefore unable to raise their prices. Attracting businesses with 

higher value added activities and in growing sectors could help close the output gap. 

MASTERPLAN DELIVERY REVIEW 

Achievements to date 

The City Centre Vision and Masterplan is a great first step towards realising Worcester’s 

aspirations for growth and continuous prosperity for all. During various consultations 

undertaken by the study team it was clear that there was high awareness about the 

Masterplan document and a great interest in seeing it delivered. 

The outcome of the delivery of the Masterplan’s vision is essentially about achieving change 

in Worcester and its City Centre. ‘The Bold Worcester’ scenario suggests that the city would 

like to see a step change in its social and economic position observed in 2011 during the 

Masterplan preparation. 

Worcester City Council has undertaken a lot of enabling work to facilitate the Masterplan 

delivery. The Council and local stakeholders have been able to initialise various activities to 

improve the wayfinding and environmental quality of the City Centre.  



Zeta Economics. 

Worcester City Centre Regeneration Progress Review 

Executive Summary                                                                                                                                           5 

There is a need to move some of the City Centre improvement projects into the category of 

‘business as usual’ high quality town centre management. This will help re-focusing on 

strategic issues related to how the City Centre should evolve in the next 10-20 years.  

The City is moving in the right direction in terms of strengthening its tourism offer with a 

new hotel added at the Cricket Ground, a ‘Blue Plaque’ scheme introduced, and 

VisitWorcestershire working towards establishing more events in the city.  

Overall the City Centre has been very successful in attracting private sector funding despite 

challenging economic environment. To date the City Centre regeneration has seen c.a. 

£70 million of public funding invested, which has leveraged more than £370 million of 

private investment (including the education sector) since 2007. 

Future and emerging Masterplan proposals 

There are many large scale regeneration opportunities within the City Centre, with a great 

potential for iconic developments at the Cathedral Square and The Cornmarket. If distinctive 

public realm and architecture are realised here both sites will add significantly to the current 

tourism offer. Public realm improvement projects result in significant economic benefits and 

increased inward investment, which is why Cathedral Square re-development needs to be of 

highest quality. Buildings as art projects would be ideal for The Cornmarket to blend in with 

the appearance of old buildings resulting in a better transition to the contemporary St 

Martin’s Quarter. This would increase the commercial viability of all properties and 

businesses in the area by attracting more footfall. 

The Green Skywalk green infrastructure project has the potential to continue the city’s 

increasingly healthier and more sustainable image thanks to better walking and cycling 

connectivity that has already been achieved. Based on the benefits achieved by the New 

York High Line park, this project can speed up regeneration in the adjacent areas and attract 

more private sector investment than can be expected without it.  

Shrub Hill represents an important area of future growth both in terms of urban residential 

and office, retail, and leisure uses. It is clear that given some of the site complexities Shrub 

Hill area sites are less attractive than out-of-the-city greenfield sites, which are currently in 

the development pipeline. This means that the City Centre can become left out of the office 

workspace growth in Worcester in the medium to long term, with Shrub Hill area 

warehouses, sheds, and light industrial units affecting its expansion and perceptions about 

its attractiveness. This Opportunity Area requires a more strategic approach to its 

development based on the assessment of what uses should be dominating in and around 

the City Centre, and what uses would be better off in new edge-of-city business parks. 

The Shrub Hill Opportunity Area requires further masterplanning work with subsequent 

production of a development framework / Masterplan to ensure design, quality, and types 

of uses reflect Worcester’s aspirations. This work ideally would start as soon as possible due 
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to the long process of bringing the sites to delivery based on similar cases elsewhere in the 

country. 

The City Centre regeneration needs to be supported by an up-to-date Worcester Transport 

Strategy, which does not reflect transport requirements and transport network ideas of the 

City Centre Masterplan. Additional work is necessary to model traffic implications of 

regeneration projects, and ensure all highways re-development work and improvements will 

be funded. 

CITY CENTRE ACTION PLAN 

The bulk of development projects identified as progressing or emerging can be expected to 

be realised between now and 2020/2025. Future City Centre Masterplan projects can 

attract more than £800 - £855 million of private sector investment with required 

public sector funding estimated between £31 and £53 million. The public sector funding 

would therefore leverage more than £16 of private sector development finance per £1 

invested. 

This could create estimated 8,700 completely new net additional FTE jobs in 

Worcestershire economy generating £480 - £670 million of GVA per year and other 

benefits (e.g. public realm related pedestrian user benefits and additional regeneration 

benefits).  

The City Centre Masterplan can be expected to contribute to narrowing the wealth gap 

between Worcester and the national average measured by GVA. Public sector leadership of 

the Masterplan delivery would increase the Strategic Value Added and would address some 

of the identified information asymmetry and uncertainty market failures associated with 

larger scale delivery in Shrub Hill Opportunity Area. 

Masterplan Delivery Body 

Based on the review of numerous regeneration projects completed in the City Centre and 

expected to be delivered in the future, this Review recommends setting up a regeneration 

body, which will have executive powers but will be outside the political agenda of local 

authorities. There is a need to have a strategic approach to the Masterplan delivery and a 

dedicated team with sufficient resources to be able to pursue investment and funding 

opportunities and focus on ensuring that regeneration efforts will result in significant 

economic and social benefits. 

Place Marketing for Worcester 

Whilst VisitWorcestershire is achieving great results within very limited budget, the aim 

should be to add funding for specific marketing campaigns outsourced to a specialist place 

marketing company based on a contract with clearly defined goals and outcomes.  
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Place marketing efforts will also need to be aligned with the City Centre Masterplan delivery 

in order to back up advertising by the great ‘product’, i.e. the enhanced, improved, and 

more interesting City Centre. 

Ensuring Better Social outcomes 

Employment opportunities arising during the construction phase and subsequent 

operational phase of a development scheme could be secured for local workers and job 

seekers by using Section 106 agreements, by building partnerships with developers, 

employers, training providers, and recruitment agencies, including JobCentre Plus, by 

ensuring that measures to increase local economic and social benefits are included within 

an Environmental Statement, and/or by running a local programme of targeted recruitment. 

The Review recommends to lease empty or under-utilised buildings, where it is possible, on 

a temporary basis for a token rent to community groups to encourage local people to start 

their own businesses. This can facilitate a cycle of continuous creation of business start-ups 

in Worcester and growing internal demand for office and other commercial space. 

 

 

 

 

 

 

 


