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Scope of Work
The impact of major regional shopping 
centres does not form part of this 
study, and any centres which are 
influenced significantly by the presence 
of such a shopping destination have 
been excluded from our case study 
choices.  Similarly, where the presence 
of out-of-centre foodstores is likely 
to have affected the health of a town 
centre, raising its own individual and 
specific issues particularly for smaller 
centres, such towns have also been 
excluded from our case study choices.

The towns selected have varying 
levels and mixes of out-of-centre 
floorspace and the focus is on medium 
to large towns where the out-of-
centre (comparison goods) retail 
warehousing potentially competes 
with the town centre. Our analysis has 
ensured a focus on the composition 
of out-of-centre floorspace in terms 
of the categories of goods and any 
restrictions on the sale of goods which 
are likely to have varying degrees 
of influence on a town centre; i.e. a 
restricted ‘bulky goods’ retail park 
or an ‘Open A1’ retail park selling 
clothing and footwear, for example.

The following town centres have been 
chosen in discussion with the client 
team, ensuring a good cross-section of 
different scales and mixes of out-of-
centre floorspace:

• Blackburn

• Colchester

• Doncaster

• Horsham

• Lincoln

• Middlesbrough

• Swindon

• Tamworth

The research is not confined to the 
immediate town centre catchment 
area, and wider geographical 
relationships have been taken into 
account to ensure a complete picture 
of how a town centre is affected by 
such development.  In Horsham, for 
example, the town centre is not only 
influenced by the main retail park at 
Broadbridge Heath, but also by the 
substantial amount of out-of-centre 
floorspace located in the outskirts of 
nearby Crawley.

Crucially, it should be noted from 
the outset that the presence and 
development of out-of-centre retailing 
is not the only variable influencing 
the health of town centres.  As 
concluded in the Part 1 research 
there are a number of other factors 
that must be considered as part of 
this Part 2 research, including wider 
economic trends, policy evolution 
and more localised socio-economic 
catchment characteristics.  In summary, 
we consider the evolution and 
performance of each case study centre 
over the last 20-30 years in the context 
of out-of-centre retail warehouse 
development, national and local 
economic factors, and the evolution of 
retail policy.

Report Structure
• Section 2 sets out the objectives and 

key conclusions arising from our Part 1 
research;

• Sections 3-10 provide our detailed 
case study reviews of the eight town 
centres;

• Section 11 sets out our conclusions.

The report is supported by a series 
of plans which can be found in 
Appendices 1-8.

1. Introduction
Accessible Retail commissioned GVA Grimley to produce a study into the effects of out-
of-centre retailing on town centres over the last 20-30 years.  This builds on the Part 1 
Study undertaken by GVA Grimley in 2007 which identified the factors which affect the 
performance of town centres, discussing what key ingredients make a centre successful 
and the principal factors which appear to adversely affect them.  This Part 2 study 
examines eight detailed Town Centre Case Studies to draw conclusions on the effects of 
out-of-centre development.
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The Part 1 report was structured in 
two parts, with the first providing 
an overview of key retail trends and 
the second examining key issues, 
drawing on evidence from a number 
of brief case study examples. The key 
findings of each section and the overall 
conclusions are summarised below.

Overview of Retail Trends
The overview of retail trends covered 
a wide variety of issues including 
economic factors, planning & 
development trends, retailer trends 
and property market trends. This 
analysis found that the retail sector has 
undergone many changes and evolved 
in response to wider influences.

Economic Trends: The key economic 
influences have been rising affluence 
and exceptionally strong growth in 
consumer expenditure over the last 15 
years (although this is not expected 
to continue in the longer term). These 
have been coupled with increased car 
ownership and mobility, which have 
fuelled not only the overall demand 
for floorspace but the growth of 
alternative shopping locations and 
new retail formats (retail warehouses/
parks, factory outlet centres, regional 
shopping malls etc, typically in non-
central locations.

Planning & Development Trends: 
Planning policy in the UK has evolved 
over time in response to the shift in 
development activity from town centre 
to out-of-centre locations, although, 
with the gradual implementation 
of permissions already granted, 
it has taken time for the focus of 
development activity to return to 
town centres. Mixed use is often 
the key type of development found 

in town centres with leisure uses to 
complement the retail mix and increase 
the attractiveness and overall offer of 
town centres.

Retail Trends: Retailing is highly 
competitive and dynamic and the 
last couple of decades have seen 
consolidation into fewer, larger retail 
businesses. This has been coupled with 
much diversification of retailers into 
new areas in the fight to maintain or 
increase market shares. Trends in the 
sector have led to increased demand 
for not only larger units but new store 
formats to allow retailers to trade in 
areas where planning policy would 
restrict their normal business. Many 
traditional high street retailers have also 
moved into out-of-centre locations to 
benefit from lower operating costs etc.

Property Market Trends: The retail 
property market, reflecting changing 
demands from retailers, has seen 
strongest growth in the retail 
warehouse and shopping centre sectors 
over the last 20 years compared 
with unit shops, and a general trend 
showing larger centres out-performing 
smaller centres.

Key Issues
The Scale of Retail Development 
and Physical Effect on Town Centres: 
The research found that population 
and expenditure growth led to huge 
demand for new retail floorspace which 
increased in total by some 45% 1980-
2005. If all new retail development 
had taken place in town centres the 
degree of change would have been 
enormous as it is not only the retail 
space but the additional support/
ancillary services and infrastructure that 
would have been required to facilitate 

such development. All towns would 
have been effected and town centres 
changed beyond recognition, with an 
unacceptable level of change in many 
towns and problems for many such as 
historic centres.

The difficulty of physically 
accommodate the degree of new 
space required within town centres, 
highlights that there was a need 
for some edge and out-of-centre 
development. Weaker expenditure 
growth in the future will reduce the 
need for new retail floorspace, however 
the difficulties of accommodating new 
space in some town centres will remain.
Therefore some managed edge/out-of-
centre development is always likely to 
be needed.

The Effect of Major Town Centre 
Development on Neighbouring Town 
Centres: The issue of one town centre 
growing at the expense of another 
town centre was also examined with 
various examples cited such as Walsall/
Birmingham, Sunderland/Newcastle, 
Derby/Nottingham and Stockton/
Middlesbrough. The latter town in each 
example has benefited from new town 
centre developments and grown whilst 
the former town has lost trade and 
declined as a result. It became evident 
that new town centre development 
can also be a factor in the same way as 
out-of-centre development in terms of 
relative growth and decline of centres. 
As a result the need for pro-active 
planning and town centre management 
in towns which are suffering from 
growth in neighbouring towns was 
highlighted.

2. Summary of Part 1 Findings
In 2007 GVA Grimley published the report ‘Retail Impact and Factors affecting 
Vitality and Viability of Town Centres’ which was the first part of a research project 
commissioned by Accessible Retail. The research examined the key factors which 
affect the health of town centres and their vitality and viability so that out-of-centre 
development activity was examined in context along with other influential factors.
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The Effect of Retailer Trends on 
Different Sized Towns: Retailer trends, 
in particular the demand for larger 
modern units and the development 
of new larger store formats, coupled 
with increased shopper mobility has 
only exacerbated the growth of larger 
towns and out-of-centre locations at 
the expense of smaller towns. It is these 
locations where demand can more 
easily be met, furthering the polarisation 
of the retail hierarchy.

Smaller towns can also be at risk from 
the threat of large out-of-centre food 
stores, with the trend nationally within 
the convenience sector of main food 
shopping moving to de-centralised 
locations where large stores with ample 
parking can be accommodated.  This 
trend has been exacerbated with these 
large food stores expanding their non-
food offer.

Case Studies – The Effect on Town 
Centres from Edge and Out-of-Centre 
Developments: this section examined 
in brief several case studies (ranging 
from large-medium sized towns to small 
towns/district centres) to look at the 
effect on town centres from edge and 
out-of-centre development. Rather than 
providing a detailed analysis of each 
case study, they were used to illustrate 
the complexity of measuring a centre’s 
vitality and viability, with numerous 
variables having a contributory role.

Many of the trends discussed earlier 
were evident in these towns and the 
performance of the national economy, 
but also the local economy was found 
to be very important.  Understanding 
the type of centre and its role/function 
were also identified as being important 
in correctly interpreting the PPS 
indicators.

The cumulative impact of different 
factors was illustrated by the study of 
the Black Country centres which found 
that the out-of-centre development 
at Merry Hill exacerbated the decline 
which was already occurring in centres 
such as Walsall and West Bromwich 
as a result of de-population, low 
economic growth and competition 
from larger competing town centres 
such as Birmingham. It was however 
later acknowledged that Merry Hill 
has performed a key role in the Black 
Country economy by helping retain 
investment which might otherwise have 
been lost.

In contrast, strong population and 
economic growth in an area can 
help to counter the effects of out-of-
centre developments as in the case of 
Sevenoaks where it was found that 
the town has continued to trade well 
and attract new investment despite a 
significant amount of out-of-centre 
development. It is noticeable that in 
the case of Sevenoaks the different 
retail elements; town centre, retail 
warehousing and food stores all 
perform different and complementary 
roles.

If out-of-centre development is 
not managed correctly then town 
centres can suffer, as the case of 
Swindon showed where the town 
is underperforming compared to its 
potential as a result of the development 
of the Designer Outlet and other out-
of-centre retail parks which provide a 
similar mainstream comparison retail 
offer to the town centre.

Conclusions from Part 1
In summary town centre vitality and 
viability is clearly a complex issue and 
whilst the PPS indicators are important 
they can only tell part of the story and 
can easily be misinterpreted.

There are many underlying influential 
factors including economic trends, 
retailer trends and trends within the 
property market. In the future new 
trends will evolve which the sector 
will need to respond to, although the 
exceptional retail expenditure growth 
of the last two decades is unlikely to be 
repeated over the next decade, so there 
will be lower overall demand for new 
floorspace.

The short case studies illustrated that 
numerous factors affect town centre 
vitality and viability with out-of-centre 
development being just one of these. 
The effects of such development are 
varied depending on its scale, type, 
composition and location, and edge/
out-of-centre development does not 
affect all towns equally. It is just one 
contributory factor to the overall 
performance of a town centre, not the 
sole factor.

No clear correlation was found between 
the scale of out-of-centre development 
and the vitality and viability of the 
nearest town. It is the scale, combined 
with the type, composition and location 
of non-central development which 

is important. Some of the short case 
studies illustrated how out-of-centre 
developments have contributed to or 
exacerbated the decline of a nearby 
town centre whereas other examples 
show that if managed appropriately, 
edge/out-of-centre development can 
fulfil a need and be complementary to 
the town centre retail offer.

The research found that past population 
and expenditure growth led to huge 
demand for new retail floorspace. If 
all new retail development had taken 
place in town centres the degree of 
change would have been enormous 
and probably unacceptable, particularly 
in historic town centres, as it was 
not only the retail space but the 
additional support/ancillary services and 
infrastructure that would have been 
required to facilitate such development. 
There was, therefore, a need for some 
edge and out-of-centre development 
and this will continue to be true in the 
future, although as expenditure growth 
is likely to be lower over the next 10 
years than over the last 20 years the 
need for new development will be less.

It was also evident from the research 
that towns not only face competition 
from non-central developments, but 
from each other, with polarisation in the 
hierarchy as larger centres grow at the 
expense of smaller centres.

Town centres need to respond to 
change but also plan for change and 
proactive town centre management 
is key to maintaining healthy, vibrant 
towns.
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Doncaster is a Yorkshire Forward 
‘Renaissance Town’ and is a major 
sub-regional shopping centre in 
South Yorkshire.  The Borough abuts 
Nottinghamshire to the south, as 
well as the urbanised conurbations of 
Rotherham, Barnsley, Wakefield and 
Scunthorpe. North Lincolnshire adjoins 
the eastern boundary of the Borough, 
with Lincoln lying to the southeast.

Doncaster had an urban area population 
of nearly 128,000 in 2001 and currently 
has a retail catchment area population 
of about 306,000 according to Experian.    
In social class terms the urban area has 
an above average proportion of skilled 
manual, semi-skilled and unskilled 
workers, (i.e. social classes C2, D and 
E) representing 60.5% of households 
compared to the national average of 
48.9%.  Similar figures were evident in 
the catchment area as a whole, where 
housing tenure closely mirrored the 
national average, as did car ownership.

Claimant count unemployment levels 
in 2009, as a percentage of total 
employment were 50% higher than 
the national average in the Doncaster 
local authority area.  Despite high 
unemployment and a higher proportion 
of skilled manual, semi-skilled and 
unskilled workers than the national 
average, expenditure per head figures 
for convenience and comparison goods 
are almost identical to the national 
average.

Over the last 27 years (1982 – 2009) 
population growth in the Doncaster local 
authority area was very weak, only 0.1% 
pa compared to the national average 
of 0.4% pa.  This helps to explain why 
household consumer expenditure over 
the slightly shorter period of 1987 – 
2009 (22 years) is estimated by Experian 

to have increased by 2.1% pa real terms, 
compared to the national average of 
2.6% pa.  On a per head basis this 
suggests that expenditure growth was 
very close to the national average. Total 
expenditure growth however, was well 
below average because of the lower 
than average population growth.

The GVA Grimley 2010 Doncaster Retail 
Study identifies that the most influential 
centres (to varying degrees) competing 
with Doncaster in terms of retail spend 
are Barnsley (17 miles), Leeds (33 miles), 
Meadowhall Shopping Centre (20 miles), 
Pontefract (18 miles), Retford (22 miles), 
Rotherham (13 miles), Scunthorpe (26 
miles), Sheffield (22 miles), Wakefield 
(21 miles) and York (35 miles) (Appendix 
1).  Doncaster is the dominant town 
centre within a wide catchment, 
performing the ‘main’ higher order 
shopping destination for a substantial 
catchment area in the sub region.

The 2010 Retail Study concluded that 
the relatively weak performance of other 
sub-regional Centres within Doncaster’s 
catchment area such as York, Wakefield, 
Rotherham and Barnsley suggests a 
strong performance by Doncaster.

Floorspace
Doncaster has a significant amount of 
retail warehousing within the borough, 
with a combined out-of-centre net 
comparison floorspace provision 
amounting to 69,448 sq m (2010).  
This is substantially larger than the 
comparison floorspace in Doncaster 
town centre (53,992 sq m net).  The 
relative performance of each is discussed 
later in this analysis.  The location of out-
of-centre floorspace relative to Doncaster 
town centre is illustrated in Appendix 1 
and demonstrates that all destinations 
are within an approximate 0-5 minute 
drive, aside from the Wheatley and 
Thorne Road Retail Parks that are within 
a 5-10 minute drive.

3. Doncaster
Context

Doncaster is a large town located in the north east of England in the county of 
South Yorkshire and is one of the main centres in the region.  Doncaster is situated 
approximately 22 miles to the north east of Sheffield, 16 miles to the east of Barnsley 
and 22 miles to the west of Scunthorpe.  The local authority for Doncaster is Doncaster 
Metropolitan Borough Council.
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The chart on the previous page shows 
retail floorspace development in the 
Doncaster area, showing the town 
centre as the dominant location for new 
floorspace until the mid 1990s, after 
which the cumulative amount of out-of-
centre floorspace began to exceed that 
which had been built within the town 
centre. It is only within the last few years 
that the town centre has caught up with 
out-of-centre provision. 

Development Phasing
GVA Grimley undertook a detailed 
planning history of the full network of 
out-of-centre retail warehouse provision.  
This is a crucial part of the methodology 
to understand the extent of restrictions 
on the sale of goods and any impact 
these conditions and the subsequent 
mix of retailers might have on the town 
centre. 

The original Frenchgate Shopping Centre 
(town centre) dates from 1967, and was 
followed by the development of the 
Waterdale Shopping Centre in 1969.  
Shortly after, in 1974 the Frenchgate 
Shopping Centre was extended and 
today the Frenchgate and Waterdale 
Shopping Centres remain the two key 
shopping centre investments, albeit the 
Waterdale is experiencing substantial 
decline and neglect.  The Frenchgate 
Shopping Centre has recently benefited 
from a major extension (completed in 
June 2006), incorporating an integrated 
public transport exchange, a 100,000 sq 
ft Debenhams department store, 40 units 
shops and a food court.

Table 3.1 sets out GOAD data for the 
town centre as a whole showing how 
the total amount of floorspace and its 
composition have changed over time.

As noted above, the town centre 
benefited from a major extension to 
the Frenchgate Centre in 2006 which 

increased the total floorspace to just 
under 150,000 sqm gross. At the same 
time the number of units in the town 
contracted by some 14% implying that, 
in line with wider retail trends, there has 
been reconfiguration of space into fewer, 
larger units

The analysis of floorspace composition 
shows the number of convenience 
units in the town centre has almost 
halved although in terms of floorspace 
the reduction is less pronounced. It 
is somewhat lower than the national 
average of 17.5% convenience 
floorspace. Comparison space has 
increased within the town centre, rising 
from 49% of floorspace to as much as 
63% in 2004 after which it has fallen 
again to around 53% in 2010 as the 
vacancy rate has risen. This is slightly 
above the national average proportion 
of 48.5%. 

It is difficult to draw any conclusion on 
the changes in comparison floorspace in 
the town centre as the first rise coincided 
with the opening of the first waves 
of out-of-town retail developments, 
whilst the latter reduction in comparison 
floorspace coincides with lower levels of 
out-of-centre development activity, but 
was during a severe economic recession.

The years between 1974 and 2006 saw a 
considerable switch to investment in out-
of-centre retail warehouse development, 
with the first major scheme being the 
Danum Retail Park (25,627 sq m net) 
on York Road, developed in 1983.  The 
original consent restricted the retail park 
from selling food, clothing or jewellery 
items, and aside from limited smaller 
scale changes, such as mezzanine floors 
and small extensions, there has been 
little change in the overall restrictions 
relating to the sale of goods.  Today 
the Danum Retail Park comprises a 
traditional bulky goods destination with 
15 representatives from mainly multiple 

electrical and furniture retailers including 
Currys, Comet, PC World, Power Electrical 
Superstore, Harveys and Dreams.  

Following the development of three 
stand-alone retail warehouses (1985-
1989), the Wheatley Centre Retail Park 
opened in 1990 (15,404 sq m net).  
The out-of-centre retail park allows 
the sale of all comparison goods but 
excludes convenience goods; operators 
include less bulky retailers such as Next, 
TK Maxx, Brantano, Boots, Matalan, 
Argos and JJB Sports, i.e. all ‘high street’ 
operators.  The 2010 Retail Study 
identified the Danum Retail Park and The 
Wheatley Retail Park as the strongest 
performing out-of-centre destinations in 
Doncaster with turnovers of £75m and 
£25m respectively, representing about 
20% of the turnover in Doncaster town 
centre, which is in excess of £510m.

Wickes then opened in 1993 followed 
by the Lakeside Village Outlet Shopping 
Centre in 1996.  The outlet centre which 
is within a 5-10 minute drive time of 
Doncaster town centre, is located within 
the wider Lakeside complex along 
with Doncaster Rovers Football Club’s 
Keepmoat Stadium Complex and the 
Vue Cinema.  There are over 45 stores 
offering leading brands up to 60% 
off High Street prices including Next 
Clearance, Marks & Spencer Outlet and 
Clarks, which are complemented by a 
good mix of retail leisure units such as 
KFC, McDonalds and Pizza Hut.  The 
2010 Retail Study identified relatively 
low usage within the catchment, 
however, achieving a low market share 
and a trade draw of only £30m; the 
destination is not a top attraction for 
catchment residents.

The smaller scale (7,729 sq m net) 
Centurion Retail Park opened in 1997, 
with consent granted around the time of 
tighter out-of-centre planning controls in 
the form of PPG6 (1996).  Despite this, 

Table 3.1: Town Centre Floorspace

 1985 1994 2000 2004 2010

Floorspace (m2) 133,129 132,144 130,416 132,116 148,904

Convenience (%) 15.9 10.3 10.8 14.0 11.4

Comparison (%) 49.2 63.2 60.6 54.6 53.0

Service (%) 15.3 19.3 19.8 22.8 19.1

Misc (%) 14.3 0.4 1.2 1.0 0.9

Vacant (%) 5.3 6.6 7.7 7.6 15.6

Total (%) 100 100 100 100 100

Source: GOAD (Gross floorspace)
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the Retail Park is allowed to sell a range 
of bulky and non-bulky goods, although 
any retail unit to be used for the sale of 
either footwear or clothing, or toys or 
sports goods shall not exceed 1,900 sq 
m net floorspace.  In 2004 a further unit 
was granted consent at the retail park, 
but is tightly restricted to bulky goods.  
The out-of-centre park is currently 
occupied by seven retailers including 
Carpetright, JJB Sports, Pets at Home 
and Brantano shoes.

Smaller scale out-of-centre retail 
floorspace was developed during 1997 
and 1999 although none demonstrating 
a significant influence in the catchment 
area, with little mention in the 2010 
household telephone survey.  The single 
largest development since the Centurion 
Retail Park in 1997 was the opening of 
the B&Q Warehouse in 2003 (8,228 sq 
m net), which has a substantial influence 
on bulky goods shopping patterns 
achieving a larger turnover (c.£42m) 
than the Wheatley Retail Park. The 
store’s market share in this category of 
goods is substantially larger than any 
other retail warehouse destination in 
Doncaster.

The B&Q Warehouse was the last out-
of-centre retail warehouse development 
in Doncaster, and as we have noted 
earlier, attention switched once again 
back to the town centre and the 
implementation of the Frenchgate 
Shopping Centre extension which 
opened in 2006.  It is noticeable that 
between 1974 and 2006 (over 30 years) 
all retail development in the Doncaster 
area was out-of-centre, with no major 
investment or change occurring in the 
town centre.  There were, however, 
plans for the town centre since the 
late 1980’s with a draft policy for the 
Frenchgate Centre extension first 
appearing in the Public Consultation 
draft of the UDP in 1992; i.e. a 14 year 
lead in time prior to opening.

As previously mentioned the amount 
of out-of-centre comparison goods 
floorspace exceeds the total amount 
located within Doncaster town centre.  
Nevertheless, given lower sales densities 
associated with a larger number of more 
bulky goods retailers, the out-of-centre 
trade draw from within the survey 
area is £147m compared to Doncaster 
town centre which attracts £510m of 
comparison goods trade. 

Town Centre Vitality and 
Viability
Commercial Indicators 

Rents

Prime retail rents in Doncaster grew 
strongly during the late 1980s, after 
which they remained static and even 
declined slightly during the early 1990s 
recession. This period of slow/negative 
growth also followed the opening of The 
Wheatley Centre in 1990 which almost 
doubled the amount of out-of-centre 
retailing in the area. As the economy 
improved, despite no new development 
within the town centre until 2006, prime 
rents have grown steadily since 1997 in 
line with regional and national averages. 

The opening of the Lakeside Outlet 
Village which was one of the last major 
out-of-centre developments in the 
Doncaster area does not seem to have 
affected town centre rents. The recent 
recession however has caused rental 
values to drop by 7% 2008/09. Overall 
the pattern of rental performance in 
Doncaster is not dissimilar to the broad 
patterns in rents in the Yorkshire & 
Humber region and nationally. It is 
interesting to note however that until 
1995/6 Doncaster prime rents were 
slightly above the regional average, 
but since that date they have remained 
slightly below it, despite the opening of 
the Frenchgate Centre in 2006.

Analysis of GOAD vacancy rates for 
Doncaster shows that in terms of the 
percentage of both floorspace and units, 
the vacancy rate remained fairly constant 
over the period 1985-2004. Since then 
vacancies in the town centre have 
increased sharply to around 15.6% of 
floorspace and 18% of units. These are 
much higher than the UK average figures 
of 10.9% and 12.4% respectively, which 
might imply a poorly performing centre, 
however, we know from survey data this 
is not the case. 

With no out-of-centre development 
in the Doncaster area since 2003 the 
current, relatively high level of vacancies 
cannot be attributed to competition 
from out-of-centre retailing. It is 
therefore more likely to have resulted 
from a combination of several factors 
including the closure of businesses 
in the current recession, the shift in 
focus of activity within the town centre 
following the opening of Frenchgate 
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Doncaster prime rents v national & regional averages

Sources: Colliers CRE, Experian

Table 3.2: Vacancy Rates

Doncaster UK

Vacant Flrsp Vacant Units Vacant Flrsp Vacant Units

1985 5.3% 7.5% 8.0% 8.2%

1994 6.6% 11.0% 11.0% 13.7%

2000 7.7% 11.4% 8.5% 11.0%

2004 7.6% 11.8% 8.0% 10.1%

2010 15.6% 18.0% 10.9% 12.4%

Source: GOAD
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and the ‘acquisition’ of sites for further 
development around the Waterdale area.

2001 Doncaster Metropolitan 
Borough Council Retail Study

The 2001 Doncaster Metropolitan 
Borough Council Retail Study provides 
a good analysis of the performance of 
Doncaster town centre following many 
years of out-of-centre retail warehouse 
development (in advance of town centre 
investment in 2006).

The report acknowledged that there 
had been no major prime shopping 
developments in Doncaster town 
centre for at least 30 years, despite 
the substantial growth of durable 
goods expenditure over this period and 
recognised major advances in competing 
major shopping centres in the sub-region 
(Hull, Sheffield, Leeds).  Relative to these 
centres, the analysis concludes that in 
2001 Doncaster town centre suffered 
from some qualitative deficiencies in 
its retail offer with a lack of modern 
department stores and a somewhat 
limited prime shopping area.

As well as competing town centres, 
the 2001 Retail Study also highlighted 
the ‘very extensive and comprehensive 
range of retail warehouses in Doncaster’ 
following 20 years of new retail 
development being focused in out-
of-centre locations.  Table 3.3 is taken 
directly from the 2001 Retail Study with 
the supplementary analysis highlighting 
the dominance of the town centre for 
clothing and footwear, and for books, 
jewellery, recreational, luxury and leisure 
goods.

The report adds, however, that the 
figures also show the degree to which 
the very extensive development of retail 
warehouses over the last 20 years has 
made in-roads into the town centre’s 
market share for the ‘bulky’ durable 
goods categories.  They highlight that for 
the two electrical goods categories and 
for DIY goods and decorators supplies, 
the market share attracted by retail 
warehouses exceeded that attracted 
by the town centre.  For furniture and 
floorcoverings, the retail warehouses’ 
market share was almost equal to that of 
the town centre.

The figures demonstrate the almost 
negligible influence of out-of-centre 
retailing on the clothing and footwear; 
china and glass; and books, jewellery and 
recreational goods categories.  Clearly, 

the scale and mix of retailing on the 
Wheatley Centre Retail Park, which has a 
more flexible consent, was not having a 
substantial impact on the town centre at 
that time.  The 2001 Study emphasised 
the importance of these goods to the 
town centre and recommended no 
further decentralisation of sales of 
such goods to retail warehouses if the 
town centre was to follow a strategy of 
growth and development in accordance 
with the sequential approach.

At the time of the 2001 Retail Study, the 
‘Interchange Development’ (now known 
as the Frenchgate Centre extension) 
had been granted outline planning 
permission, and the conclusions stated 
that ‘following a long period in which 
there has been little or no new durable 
goods retail development in the town 
centre, there is now a strong need for 
a major new town centre development 
to safeguard the long term future of the 
town centre as a sub-regional shopping 
centre’.  At this time, the town centre 
had a comparison goods sales density 
of £4,908 sq m net, which was deemed 
a realistic performance given the 
qualitative assessment completed. 

In respect of retail warehousing, the 
significant growth and subsequent 
impact on the town centre was 
acknowledged with the report re-
confirming the very extensive and 
comprehensive range of non-food retail 
warehouses.  The Study concluded that 
there was an over supply of floorspace, 
and aside from the commitment for 
the major B&Q Warehouse, there was 
no need for any further out-of-centre 
development which might compromise 
the town centre investment and pre-
lettings for the scheme.  The Frenchgate 
extension was viewed as a much 
needed town centre scheme following 
30 years of no new major investment 
and an erosion of market share as 
a consequence of both competing 
town centres and major out-of centre 
development.

Vitality and Viability Post Frenchgate 
Extension (2006)

Following completion of the 2001 Retail 
Study, discussed above, there were two 
major retail developments in Doncaster; 
the first being the out-of-centre B&Q 
Warehouse in 2003, and the second 
being the major Frenchgate Centre 
extension which opened in 2006.  The 

Table 3.3: The Spatial Pattern of Durable Goods Market Shares in Doncaster in 2001  
(Proportions of Catchment Zone Expenditure Attracted)

Catchment Zone Doncaster TC Yorkshire Outlet Retail Warehouses 
(%)

Total

1 70 4 18 92

2 66 4 20 90

3 62 8 18 88

4 64 8 21 93

5 61 4 14 79

6 61 3 8 72

7 59 3 25 87

8 69 2 18 89

9 77 3 11 91

10 67 2 14 83

11 21 2 4 27

12 15 1 4 20

13 10 1 2 13

14 4 1 0 5

15 5 2 1 8

16 15 2 4 21

17 21 1 5 27

18 12 0 6 18

19 7 1 4 12

20 15 1 1 17

 

Source: 2001 Doncaster Metropolitan Borough Council Retail Study, p.17
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Council undertook a Retail Study Update 
in 2007 which was underpinned by a 
new household telephone survey to 
enable the effects of the new town 
centre investment to be analysed.

The Study found the performance of the 
town centre to have improved, achieving 
a comparison goods sales density of 
£7,028 per sq m, a considerable rise 
from £4,908 per sq m net in 2001.  The 
new investment had clearly enhanced 
the attraction and turnover of the town 
centre.  Whilst the mix and choice in the 
town centre had improved, there was 
found to be some imbalance within the 
town centre with a shift in activity and 
an increase in vacant units in shopping 
areas some distance from the Frenchgate 
Centre extension.  Nevertheless, the 
development clearly had a positive 
impact on the town centre.  The Study 
reiterated the conclusion of the 2001 
Study that there was no strong need for 
additional retail warehouses.

The GVA Grimley 2010 Retail Study was 
based on a new household telephone 
survey which fully reflected the shopping 
patterns in the Doncaster catchment 
area given no new development or 
investment in town or out-of-centre 
locations since 2006.  

The 2010 Study concluded that 
Doncaster is a generally healthy town 
centre performing in accordance with 
its role as a sub-regional shopping 
centre, and is much enhanced following 
the recent opening of the Frenchgate 
Shopping Centre extension.  There 
remain, however, signs of an imbalance 
in activity across the centre with the 
primary area focused in the west around 
Frenchgate and surrounding prime 
shopping streets, with a considerably 
lower level of activity in the east around 
Waterdale and surrounding streets.  The 
opening of the Frenchgate Centre and 
adjoining new transport interchange, 
together with the closure of the bus 
station in the east beyond Waterdale, 
has exacerbated this shift in activity and 
focus in the shopping centre.

The Study concluded that there are 
evidently some clear weaknesses to 
address in the centre, primarily based 
on ‘missing’ town centre categories to 
enhance the overall ‘experience’, and 
the east/west imbalance of activity.  
A number of clear development 
opportunities were identified that the 
Council can promote through policy to 
ensure the centre as a whole benefits 
from future enhancement following 
recent investment at Frenchgate to the 

west of the town centre.  In accordance 
with policy, the Study encouraged the 
Council to continue to be pro-active 
to facilitate the next phase of town 
centre investment and enhancement to 
address the current imbalance in activity; 
particularly given recognised lengthy 
‘lead in times’ for new schemes coming 
forward.

In quantitative terms, the household 
telephone survey highlighted the strong 
trading performance of the town centre, 
which is consistent with the assessment 
of the sub-regional positioning and 
strong far-reaching catchment area.  
Following the opening of the Frenchgate 
extension and a suitable ‘settling down’ 
period, the figures demonstrate the 
trading performance has continued to 
improve, achieving a comparison goods 
sales density of £9,451 sq m net.  This 
is an increase from £4,908 sq m net in 
2001, and £7,028 sq m net in 2007, 
clearly a good indication of the improved 
health of the town centre following the 
2006 investment.

Doncaster continues to have a 
particularly strong representation of 
out-of-centre retail warehousing, 
totalling 69,448 sq m net of comparison 
goods floorspace.  The Lakeside Outlet 
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Village comprises a further 10,760 sq 
m net of comparison goods floorspace.  
Our analysis demonstrates that of the 
larger retail warehouse parks, Wheatley 
Road continues to have a stronger 
representation of less bulky, high street 
retailers (Next, TK Maxx, Boots for 
example); and the Danum Retail Park 
remains the more traditional bulky goods 
retail destination.  It is also evident 
that the scale of out-of-centre retail 
warehouse floorspace is above that in 
Doncaster town centre, and significantly 
above the town centre floorspace 
(53,992 sq m net) when taking into 
account the Lakeside Outlet Village.

It is evident, however, that a large 
proportion of out-of-centre retailing 
in Doncaster is ‘bulky’ in nature and 
complementary to the ‘high street’ 
town centre offer.  The Council have 
acted in accordance with consultants 
recommendations (since at least 2001).
As a result there is an evolving policy 
framework towards greater town centre 
protection and control against significant 
out-of-centre floorspace selling clothing, 
footwear and other softer high street 
goods.

Our quantitative assessment identifies 
that the out-of-centre retail warehouse 
provision has a total turnover of £147m, 
equating to an average sales density – 
across all retail operators – of £2,123 
per sq m net.  This is below company 
average expectations of around £3,000 
per sq m net and suggests that the 
floorspace combined is underperforming.  

Consistent with both the 2001 and 
2007 Retail Studies, this 2010 analysis 
found there to be an over-supply at 
the current time of out-of-centre retail 
warehouse floorspace, particularly given 
a small number of vacant units (likely 
exacerbated as a consequence of the 
recent recession).

Given the overall capacity forecasts and 
identified development opportunity sites 
in Doncaster town centre, the 2010 
Retail Study recommended that no 
further sites in out-of-centre locations 
are identified or allocated for further 
comparison goods retail floorspace 
development.  This does not mean 
that applications cannot be assessed in 
accordance with the key policy tests set 
out in PPS4.

The earlier 2001 Retail Study gave a 
useful insight to the relationship of 
Doncaster town centre with out-of-
centre retail warehouse floorspace, 
and concluded that out-of-centre 
development had made some in-roads 
to the town centre market share for 
more bulky type goods categories.  The 
up-to-date household telephone survey 
(2010) enables a more recent analysis 
following the opening of the Frenchgate 
Centre extension.  Table 3.4 compares 
the market shares for the combined 
out-of-centre floorspace with Table 3.5, 
the market shares for Doncaster town 
centre.

The first point to note is the strength of 
Doncaster town centre in the clothing 
and footwear, and personal and luxury 
goods categories compared to out-of-
centre retailing which has an almost 
negligible influence on the catchment 
area.  

The second key point is that whilst out-
of-centre retailing is dominant in the 
DIY and Decorating Supplies category, 
Doncaster town centre is, on average, 
the most popular destination for the 
other more bulky goods categories, 
including furniture, floor coverings and 
household textiles; domestic appliances 
such as washing machines, fridges and 
cookers and kettles; and electrical goods 
such as TV’s, Hi Fi’s, radios, photographic 
and computer equipment.  B&Q is by far 
the most popular destination for bulky 
goods DIY and decorating supplies, with 
the Danum and Wheatley Retail Parks 
negligible in comparison.

This is a marginally improved position for 
the town centre, given that in 2001 the 
market share of out-of-centre floorspace 
for the electrical goods and furniture/
floor coverings categories exceeded 
that attracted by the town centre.  
Today, the town centre has clawed back 
expenditure and is now the dominant 
location for both goods category.

It is apparent that since the opening 
of the Frenchgate Centre extension, 
Doncaster continues to perform well, 
alongside the significant amount of retail 
warehouse floorspace and is only weaker 
in the DIY and decorating supplies 

Table 3.4: Doncaster Out-of-Centre Retailing Market Share 2010

Survey Zone Clothes, Footwear 
and other Fashion 
Goods

Furniture, Floor 
Coverings & 
Household Textiles

DIY Goods, 
Decorating 
Supplies and 
Garden Products

Domestic 
Appliances [See 
Note A]

Electrical Goods 
[See Note B]

Personal Luxury 
Goods [See Note 
C]

1 2.3 21.6 64.2 24.7 23.9 1.0

2 6.5 17.2 58.4 39.4 36.1 4.9

3 3.8 14.9 58.6 22.9 22.2 0.0

4 2.5 25.5 33.7 27.7 29.0 0.0

5 0.0 2.6 0.9 0.0 0.0 0.0

6 1.0 10.1 36.2 24.0 31.3 0.0

7 1.9 4.5 9.0 4.0 3.2 0.0

8 4.5 4.8 35.3 11.0 6.9 0.0

9 0.0 2.4 7.4 1.3 0.0 0.0

10 1.8 7.2 13.0 4.6 6.0 0.0

11 0.0 4.6 13.8 2.2 2.2 0.0

Note A: Such as Washing Machines, Fridges, Cookers and Kettles 
Note B: TV, Hi Fi, Radio, Photographic and Computer Equipment 
Note C: Books, Jewellery, China, Glass, Cosmetics etc 
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comparison goods category.  Although 
the out-of-centre retail warehouse 
floorspace has made in-roads to the 
catchment’s comparison goods market 
share, major town centre investment 
has ensured a strengthened and good 
performing town centre which is more 
dominant as a destination.

The 2001 Retail Study compared the 
market share of Doncaster town centre 
with the combined comparison goods 
market share of out-of-centre retailing 
(Table 3.5 above).  The 2010 Study 
could not make direct comparisons given 
the different survey area and survey 
zones, but it is clear from Table 3.6 that 
the market shares for the town centre 
remain considerably higher than those 
for out-of-centre retailing.  

The total column provides an indication 
of the levels of comparison goods trade 
not being captured by either destination, 
and expenditure is instead travelling 
to competing shopping destinations; 
although the levels of leakage within 
the core survey zones are not of concern 
and reflect current day levels of mobility.  
The performance of the town centre is 
not, therefore, only influenced by the 
presence of out-of-centre retailing but 
also competing centres in the wider 
catchment area. 

The key issue for Doncaster at the 
current time is the imbalance within the 
town centre following the shift in activity 
away from the declining and run down 
‘Waterdale’ area and surrounding streets.  
The 2010 Retail Study recommended 

the Council promote and facilitate 
the revitalisation of this area through 
policy and given the long lead in time 
(14 years) of the Frenchgate Centre 
extension it is strongly recommended 
that this is brought forward in the 
emerging Core Strategy (2010).  

The mix of town centre and out-of-
centre development is benefiting 
the Borough through strong trade 
retention levels, although there are clear 
investment opportunities and pipeline 
schemes in competing centres that might 
capture a proportion of Doncaster’s trade 
in the future.  The key is a pro-active 
approach to planning for the next phase 
of town centre development.

Table 3.5: Doncaster Town Centre Retailing Market Share 2010

Survey Zone Clothes, Footwear 
and other Fashion 
Goods

Furniture, Floor 
Coverings & 
Household Textiles

DIY Goods, 
Decorating 
Supplies and 
Garden Products

Domestic 
Appliances [See 
Note A]

Electrical Goods 
[See Note B]

Personal Luxury 
Goods [See Note 
C]

1 76.9 43.4 22.1 40.8 41.7 71.5

2 71.6 52.5 20.7 38.0 34.4 77.8

3 67.9 45.9 14.4 38.4 34.3 68.9

4 40.0 15.0 6.9 5.6 6.2 34.1

5 3.9 2.9 0.0 0.0 0.8 3.5

6 65.6 49.0 22.4 32.8 34.1 64.1

7 42.0 14.0 4.8 12.5 10.6 18.7

8 69.4 49.7 17.2 49.0 44.8 44.3

9 19.3 3.9 1.0 3.3 3.8 7.5

10 20.5 12.6 2.0 5.2 4.7 5.3

11 20.0 4.9 4.1 2.2 0.8 14.4

Note A: Such as Washing Machines, Fridges, Cookers and Kettles
Note B: TV, Hi Fi, Radio, Photographic and Computer Equipment
Note C: Books, Jewellery, China, Glass, Cosmetics etc 

 

Table 3.6: Durable Goods Market Shares in Doncaster in 2010, (Proportions of Zone 
Expenditure Attracted)

Catchment Zone Doncaster TC (%) Yorkshire Outlet 
(%)

Retail Warehouses 
(%)

Total 
(%)

1 58 1 14 73

2 58 1 19 78

3 53 1 13 67

4 24 1 14 39

5 2 5 0 7

6 52 1 11 64

7 21 1 3 25

8 50 2 6 58

9 8 8 1 17

10 10 1 4 15

11 10 0 2 12

Source: 2010 Doncaster Metropolitan Borough Council Retail Study
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Summary
• The proportion of out-of-centre 

comparison floorspace in Doncaster 
(69,448 sq m net) is substantially 
higher than the level in Doncaster 
town centre (53,992 sq m net), 
even excluding the outlet shopping 
village.  The recently opened (2006) 
Frenchgate Centre extension 
signalled the first major investment 
in Doncaster town centre since 1974, 
i.e. over 30 years.  The years from 
1983 to 2006 had instead been 
dominated by major growth in out-
of-centre retailing.

• In 2001, the Retail Study identified 
that the trend towards out-of-centre 
retailing in the preceding years was 
making in-roads into the town centre 
market share, particularly in the more 
‘bulky goods’ categories.  There 
were clear qualitative deficiencies in 
the town centre retail offer, and the 
vitality and viability of the centre was 

vulnerable.  The Study encouraged 
major town centre investment whilst 
restricting any further growth in 
‘softer high street goods’ in out-of-
centre locations.

• The 2010 GVA Grimley Retail Study 
concluded that the opening of the 
Frenchgate Centre extension had 
considerably enhanced the health of 
Doncaster town centre.  Alongside 
a slow down in the development 
of further out-of-centre floorspace 
over the past 10 years, Doncaster’s 
market share for all comparison goods 
categories (aside from DIY goods) 
now exceeds the market share for 
out-of-centre floorspace. 

• The analysis of the key commercial 
indicators (prime rents and vacancies) 
suggests no strong correlations 
between these two variables 
and patterns of out-of-centre 
development in Doncaster and that it 
is a combination of factors, including 

the economy, which explain how the 
centre has performed. Whilst rental 
performance has fluctuated, overall 
rental values have improved within 
the town centre and the vacancy 
rates was  fairly stable for much of the 
time, only rising significantly in 2010.

• The range and choice of retailing 
in Doncaster appears to be 
complementary at the current time, 
with the significant level of out-of-
centre floorspace trading effectively 
alongside the town centre following 
major investment in the Frenchgate 
Centre.  The current recommendation 
put forward in the 2010 Study is 
to facilitate the next phase of town 
centre development in the Waterdale 
area, particularly given previous 
lengthy 14 year development 
lead in time, difficult economic 
circumstances, and pipeline schemes 
in competing centres.
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Horsham is a relatively small town with 
an urban area population in 2001 of 
nearly 48,000 and a retail catchment 
area population of about 100,000 
according to Experian.  The social class 
profile of the urban area indicates that 
Horsham is a prosperous town with 
well above average levels of managerial 
and professional inhabitants.  In 2001 
the AB social class was 31.4% of 
total population compared to 21.7% 
nationally; and the C1 social class 
figure was 32.9% compared to 29.4% 
nationally.

Similar figures were evident in the 
catchment area as a whole.  In this area 
owner occupation, at 77.9% was well 
above national average levels (68.3%), 
as was car ownership.  Only 12.3% of 
households had no car, less than half 
the national average, and 45.3% of 
households had 2 or more cars, compared 
to a national average of 27.5%.  Claimant 
count unemployment levels in 2009, as 
a percentage of total employment, were 
half the national average in the Horsham 
local authority area.

Similarly retail spending levels were 
well above national average levels.  
Comparison expenditure per head in the 
Horsham catchment area in 2007 was 
estimated to be 15.5% above national 
average levels and the convenience 
expenditure per head level was 
estimated to be 6.1% above national 
average levels.  

Over the last 27 years (1982 – 2009) 
the population in the Horsham local 
authority area has increased by 0.9% 
pa, more than double the national 
average growth rate of 0.4%, but 
household consumer spending over the 
slightly shorter period of 1987 – 2000 
(22 years) is estimated by Experian to 
have increased by 2.9% pa, only slightly 
greater than the national average of 
2.6% pa.  This suggests that consumer 
expenditure per head growth was 
very close to the national average in 
Horsham, although total expenditure 
growth increased more rapidly in 
Horsham than nationally due to stronger 
population growth.

The GVA Grimley 2010 Horsham Retail 
Study identifies that the most influential 
centres (to varying degrees) competing 
with Horsham town centre in terms of 
spend are Crawley (8.5 miles), Worthing 
(20 miles), Guildford (21 miles) and 
Brighton (26 miles).  Horsham is a good 
sized town centre but smaller in the 
regional retail hierarchy, with Crawley 
– only 8.5 miles away – designated 
as a Primary Regional Centre in the 
South East Plan (2009) and Horsham, a 
Secondary Regional Centre with a lesser 
scale of development anticipated.  

Floorspace
Horsham has a limited range of 
comparison goods retail warehousing 
in the District, with a combined out-
of-centre net floorspace amounting to 
7,276 sq m net.  This is approximately 
29% of the comparison goods floorspace 
in Horsham town centre (24,920 sq m 
net); the relative performance of these 
different destinations is discussed more 
later in this section.  The location of out-
of-centre floorspace relative to Horsham 
town centre is illustrated in Appendix 2 
and demonstrates that all destinations 
are within an approximate 0-5 minute 
drive of the centre.

The chart shows retail development 
activity in Horsham and shows how 
compared with out-of-centre retailing 
in the District alone, the town centre 
dominates the development and 
accumulation of floorspace. However, 
when the out-of-centre facilities in 
Crawley are included, the picture 
changes significantly with out-of-centre 
development dominating from the late 
1980s.

 

4. Horsham
Context

Horsham is located in the south east of England in the county of West Sussex.  The 
market town is located approximately 31 miles south of London, 8 miles south west of 
Crawley, 22 miles north of Brighton and 20 miles south of Guildford, see Appendix 2.  
Horsham falls under the local authority of Horsham District Council.
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Development Phasing
In order to inform this piece of research, 
GVA Grimley has visited Horsham to 
undertake a detailed planning history of 
the full network of out-of-centre retail 
warehouse provision.  This is a crucial 
part of the methodology to understand 
the extent of restrictions on the sale of 
goods and any impact these conditions 
and the subsequent mix of retailers 
might have on the town centre.  It is 
apparent that the phasing of town centre 
and out-of-centre development since 
1975 is relatively balanced between the 
two locations.

The earliest town centre investment is 
recorded in 1975 when the Swan Walk 
Shopping Centre opened.  Located 
within the centre of the town centre on 
the prime pitch it has a total floorspace 
of approximately 23,225 sq m, including 
a 929 sq m extension that was added in 
1989 (known as Springfield Court).  It 
underwent its last major refurbishment 
in 1990, and currently offers a pleasant, 
modern shopping environment with 
key retailers including Marks & Spencer, 
Boots, Bhs, Accessorize and Superdrug.  
There is some imbalance internally, 
with one end of the mall suffering from 
smaller unit sizes, vacancies and lower 
footfall.

The Foundry Retail Park (1,341 sq m 
net) opened in 1981 and was originally 
one unit, which was subdivided in 2006 
to form two retail units.  The retail 
park was originally restricted to selling 
DIY, home improvements, garden and 
associated products, but in 2001 a wider 
range of goods were allowed to be sold 
at the site with the consent extended to 

include DIY, floor coverings, household 
hardware, garden products, electrical 
goods, furniture, carpets, automobile 
parts and accessories, cycles and cycle 
accessories, pet supplies and office 
supplies.  The reason for the condition 
was to ensure the vitality and viability 
of Horsham town centre.  In 2006, 
consent was granted to extend the unit 
by 764 sq m and the subdivision of the 
unit to create two units; the conditions 
remain the same.  Dreams Beds currently 
occupies one unit, whilst the other is 
vacant (previously occupied by Allied 
Carpets).

Broadbridge Heath (4,550 sq m net) 
currently forms the dominant retail 
warehouse destination in Horsham.  
It opened in 1988 with the original 
consent restricting a maximum of 3 
separate units to the sale of DIY and 
related products, together with leisure 
and garden products.  In 1999 the 
restriction on the sale of goods was 
relaxed to ‘DIY products, floor coverings, 
household hardware, furnishings, garden 
products and plants, electrical products, 
furniture, carpets, automobile parts and 
accessories, cycles and cycle accessories, 

outdoor pursuit products, office supplies 
and pet supplies’.  Current occupiers 
include Homebase, Carpetright and 
Halfords.

Following the extension of the Swan 
Walk Shopping Centre in 1989, a further 
town centre scheme was developed 
in 1991 – know as Piries Place.  The 
small shopping precinct is anchored by 
Waitrose and comprises a further 32 
units of a scale to meet the requirements 
of smaller independent and specialist 
retailers.  There are a number of strong 
retailers present, although the inward 
facing scheme is not beneficial to 
achieving equally strong levels of footfall; 
but nevertheless, the town centre 
investment added another dimension 
to the town centre contributing to 
the overall mix and choice for the 
catchment.

In 1997 two further retail warehouse 
developments opened.  The first is 
Tanbridge Retail Park, located next to 
the town centre and the large Sainsbury’s 
foodstore, but separated by the barrier 
of the ring road.  It is, however, a short 
walking distance from the Primary 
Shopping Area.  The original consent 
allowed the creation of two non-food 
retail units (2,063 sq m) restricting the 
sale of food, other than confectionary or 
as ancillary cafeteria facilities.  The retail 
park is currently occupied by Currys and 
Staples.

The original Pets at Home (East 
Street) opened in 1997, with the 
consent allowing one unit which was 
restricted from selling food (other than 
confectionary or as ancillary cafeteria 
facilities).  The scheme, which is adjacent 
to the Primary Shopping Area, is now 
occupied by Pets at Home and Majestic 
Wine (total floorspace: 1,385 sq m net) 
following consent in 2004 to use part of 
the unit for the bulk sale of beers, wine, 
spirits and sundry items.

Table 4.1: Town Centre Floorspace

 1993 2000 2010

Floorspace (m2) 54,849 74,084 71,130

Convenience (%) 11.3 12.5 14.1

Comparison (%) 63.9 52.6 58.1

Service (%) 16.7 29.3 24.5

Misc (%) 0.4 1.0 0.2

Vacant (%) 7.5 4.6 3.1

Total (%) 100 100 100

Source: GOAD (Gross floorspace)
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The most recent investment was focused 
in Horsham town centre in the form of 
The Forum (opened 2004).  The mixed-
use development led by Sainsbury’s in 
conjunction with the Council created 
four large retail units currently occupied 
by Beales department store, TK Maxx, 
Blacks and Cargo, with residential 
apartments above.  Beales is the only 
department store in the town centre 
which provides a strong attraction 
despite being set back slightly from the 
main pedestrian thoroughfare.  

Table 4.1 summaries the town centre 
retail floorspace using GOAD data, 
showing how the total amount of 
floorspace and its composition have 
changed over time.

Retail floorspace in Horsham has 
increased since the early 1990’s 
boosted by the Forum shopping centre 
development in 2004. Comparison 
floorspace currently accounts for 58% 
of the retail floorspace, down slightly 
from 64% in 1993, although remains 
significantly higher than the national 
average proportion at 48%. Overall, 
half of units in Horsham are occupied by 
comparison retailers, which is also above 
national average levels.

The proportion of floorspace occupied 
by convenience retailers has increased 
between 1993 and 2010 although 
remains slightly lower than the national 
average figure of 17.5%. Service uses 
have increased in Horsham in line with 
trends nationally.

The development of retail warehousing 
has been small scale and incremental 
over a long time period (1981, 
1988, 1997), and investment in the 
town centre has kept pace with new 
developments in 1975, 1989, 1991 and 
2004.

Town Centre Vitality and 
Viability
Commercial Indicators

Rents

Prime rents in Horsham followed a 
cyclical pattern from the mid 1980s to 
mid 1990s, since when they have grown 
steadily, dropping back only in the last 
year with the recent recession. Overall 
rental levels in Horsham have remained 
below the average rental level in the 
South East and considerably below the 
average figure for the UK.

The fall in rents in the early 1990s 
follows a period of out-of-centre 
development activity particularly in the 
Crawley area, which survey data has 
shown to be influential on the Horsham 
catchment area. There was not however 
a corresponding dip in rents in 1997 
when the Tan Bridge Retail Park opened 
in Horsham. The most recent dip in 
rental levels cannot be linked to any out-
of-centre development activity, therefore 
there would not appear to be a direct 
correlation and it is not possible to draw 
conclusions on the impact of out-of-
centre development activity on town 
centre rents. 

Vacancy Rates

Horsham is characterised by a low 
vacancy rate both in terms of the 
proportion of floorspace at just 3% 
currently and the proportion of units at 
7%. These figures are both considerably 
lower than the vacancy rates nationally, 
a trend which has been apparent in 
Horsham at each of the study dates.  
Development activity outside the town 
centre in either Horsham or in nearby 
Crawley does not seem to have had an 
effect on vacancy rates within Horsham 
town centre.

Retail/Town Centre Studies

Out-of-centre retailing in Horsham is 
relatively limited compared to the larger 
case study centres, with representation 
from Staples, Curry’s, Homebase, 
Carpetright, Halfords, Pets at Home 
and Dreams Beds.  Most of these, aside 
from Pets at Home, are restricted from 
selling food and ‘high street’ type goods 
including clothing and footwear.  This 
has undoubtedly protected the role of 
Horsham as a smaller town centre in the 
shadow somewhat of Crawley, 8.5 miles 
to the north east, over the past 30 years.

Today, Horsham (2010 GVA Grimley 
Retail Study) is found to be a healthy 
town centre and is performing well 
in respect of the key performance 
health check indicators, and retaining 
a good market share despite higher 
order competing centres which have a 
greater comparison shopping function.  
The 2010 Study concluded this to be a 
consequence of its unique characteristics, 
strong mix of retail and other town 
centre uses and niche offer which clearly 
differentiates it from other typical ‘clone’ 
towns.
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Horsham prime rents v national & regional averages

Sources: Colliers CRE, Experian

Table 4.2: Vacancy Rates

Horsham UK

Vacant Flrsp Vacant Units Vacant Flrsp Vacant Units

1993 7.5% 13.0% 11.3% 13.6%

2000 4.6% 4.7% 8.5% 11.0%

2010  3.1% 7.2% 10.9% 12.4%

Source: GOAD
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Town centre investment and physical 
enhancement of the built environment 
and historic features have enabled 
Horsham to diversify into the specialist 
and niche retailing sectors. This has 
occurred whilst continuing to offer a 
reasonable mix of high street goods 
such as clothing and footwear, and 
the introduction of the centre’s first 
department store in 2004.  Survey 
evidence highlighted that the catchment 
population like shopping in Horsham 
because of the attractive environment 
and good ranges of both multiple 
retailers and independent stores.  These 
strengths are a consequence of the 
natural historic attributes which have 
been enhanced through pro-active local 
authority initiatives and partnerships over 
many years.

Previous health check indicators have 
suggested a vital and viable town centre, 
with the 2001 Retail Study highlighting 
strong growth in prime retail rents and 
a vacancy rate significantly below the 
national average. A low vacancy rate, 
below the national average was also 
recorded in both the 2005 and 2010 
Retail Studies.  

Prime Zone A rents have remained 
static between 2006 and 2008 but have 
fallen considerably from £1,130 to £861 
between 2008 and 2009 (2010 Retail 
Study), and the recent recession was 
highlighted to be instrumental in this fall 
which is consistent with national trends.  
The overall picture and analysis of town 
centre health reflects a strong performing 
centre, and any recent specific concerns, 
such as falling rents, are a consequence 
of economic decline rather than 
competing out-of-centre provision. This 
is re-affirmed by the 2010 quantitative 
analysis discussed below.

The 2010 Retail Study was underpinned 
by a new household telephone survey 
which identified a strong town centre 
quantitative performance with a total 
turnover of £229.4m achieving a sales 
density in the region of £9,204 per sq 
m net.  This is a strong performance as 
we would usually expect a sales density 
of £6,500-8,000 per sq m net for a 
centre of Horsham’s scale and offer; and 
the finer grained analysis highlights the 
particularly good influence in the north 
of the survey area – even outside the 
District – given the proximity of Crawley.  

A strong performance was also recorded 
for Broadbridge Heath Retail Park, which 
is the most popular destination for out-
of-centre bulky retailing in Horsham. The 
survey found it to be achieving a total 
turnover of c.£27.5m which equates to a 
particularly high sales density of c.£6,037 
per sq m net.  Nevertheless, whilst it is 
trading strongly, Broadbridge Heath has 
a low market share of 7-10% within the 
four core zones surrounding the retail 
park. The Tanbridge Retail Park (Currys 
and Staples) is also strongly overtrading.

The performance of Horsham town 
centre is not only influenced by retail 
development within the district, but 
also those existing and taking place 
in Crawley, some 8.5 miles to the 
north east.  The 2010 Retail Study did, 
however, highlight the strong trade 
retention within the District despite 
substantial out-of-centre floorspace 
in Crawley; demonstrated within the 
key ‘bulky goods’ shopping patterns 
identified as set out in Tables 4.3, 4.4 
and 4.5 (data shown for core catchment 
survey zones around Horsham town 
centre).

Table 4.3 demonstrates the strong 
performance of Horsham town centre 
in the traditionally more bulky furniture, 
floor coverings and household textiles 
category.  Crawley town centre is the 
key secondary competing destination, 
following by Broadbridge Heath and 
the County Oak Retail Park which is 
occupied by Comet, Paul Simon, Next, 
Hobbycraft, Harveys, Allied Carpets, 
Staples, Currys, PC World and Halfords. 

Table 4.4 Shopping Patterns for DIY 
shows Broadbridge Heath Retail Park 
is the most dominant destination 
for bulky goods DIY retailing given 
the presence of Homebase, but it is 
apparent that Horsham town centre 
retains a reasonably strong market 
share with facilities in Crawley having 
little influence.  For domestic electrical 
goods, Horsham town centre is the most 
dominant destination followed by the 
Tanbridge Retail Park (Currys), again 
retaining market share within the core 
catchment despite Crawley being located 
only 8.5 miles away.  

The Retail Study (2010) identified 
substantial quantitative need for 
additional comparison goods floorspace 
(13,565 sq m net by 2020, growing 
to 26,186 sq m net by 2025), and the 
outputs concluded that, whilst the 

Table 4.3: Shopping Patterns for Furniture, Floor Coverings & Household Textiles  
(in Core Zones 3, 4, 7 & 8)

Destination Zone 3 Zone 6 Zone 7 Zone 8

Crawley Town Centre 10% 11.1% 20.8% 11.9%

Horsham Town Centre 48% 44.4% 31.3% 37.3%

Broadbridge Retail Park, Horsham 8% 3.7% 8.3% 13.6%

County Oak Retail Park, Crawley 16% 1.9% 2.1% 6.8%

Note: Top Destinations Stated / Source: 2010 GVA Grimley Retail Study

 

Table 4.4: Shopping Patterns for DIY and Decorating Goods  
(in Core Zones 3, 4, 7 & 8)

Destination Zone 3 Zone 6 Zone 7 Zone 8

Crawley Town Centre 1.6% - 3.1% 1.6%

Horsham Town Centre 12.5% 30% 17.2% 23.4%

Broadbridge Retail Park, Horsham 67.2% 48.3% 73.4% 68.8%

County Oak Retail Park, Crawley 6.3% - - -

Note: Top Destinations Stated / Source: 2010 GVA Grimley Retail Study

 

Table 4.5: Shopping Patterns for Domestic Electrical Appliances  
(in Core Zones 3, 4, 7 & 8)

Destination Zone 3 Zone 6 Zone 7 Zone 8

Crawley Town Centre 6.3% 1.9% 5.8% 3.4%

Horsham Town Centre 43.8% 59.3% 67.3% 67.8%

Broadbridge Retail Park, Horsham 2.1% 5.6% 5.8% -

County Oak Retail Park, Crawley 18.7% 1.9% 3.8% 3.4%

Tanbridge Retail Park, Horsham 20.8% 1.9% 5.8% 18.6%

Note: Top Destinations Stated / Source: 2010 GVA Grimley Retail Study
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Council should not allocate any out-
of-centre sites moving forwards they 
could consider developing a criteria-
based policy to allow some flexibility 
for the sale of certain types of bulky 
goods (e.g. furniture and furnishings, 
carpets, DIY) that may be considered 
appropriate in out-of-centre locations.  
Evidently, all applications must comply 
with the key policy tests set out in PPS4 
and the Council should continue to 
promote town centre improvements and 
seamlessly integrated edge-of-centre 
developments on the sites identified.

Summary
• Horsham is a relatively small town 

with a prosperous catchment area 
and well above average levels 
of managerial and professional 
inhabitants.  Clearly, this is a positive 
starting point when ensuring the 
health of a town centre given 
higher levels of disposable income 
compared to other parts of the 
UK, and indeed case study towns 
considered in this report.  

• Since 1975, when the Swan Walk 
Shopping Centre was built in 
the town centre, the phasing of 
town centre and out-of-centre 
development has been relatively 
balanced between the two locations.  
Both Horsham town centre and out-
of-centre locations have achieved 
various incremental developments at 
regular intervals, but the level of out-
of-centre provision (7,276 sq m net) 
remains smaller in scale compared 
to Horsham town centre (24,920 sq 
m net) and other larger case study 
towns.

• Health check analysis indicates a 
consistently healthy town centre 
since at least 2001 and strong trade 
retention in the District.  Evidence 
suggests that this is a consequence 
of natural historic attributes, a 
prosperous catchment, a strong mix 
of national and independent/niche 
retailers, and a continued pro-active 
approach on the part of the local 
authority, facilitating the delivery 
of key town centre investments at 
regular intervals over the last 15-20 
years.  

• Out-of-centre retailing is smaller in 
scale than that represented in the 
town centre, and has largely been 
restricted to bulky goods with no 
competing clothing/footwear/high 
street schemes nearby. The scale and 
nature of out-of-centre retailing is 
largely complementary to the town 
centre offer, and any substantial 
change in this equilibrium is likely to 
be a cause for concern for Horsham 
town centre which is not of a scale 
to absorb significant levels of impact 
like other case study centres.  

• It is difficult to draw definitive 
conclusions on the effect of out-of-
centre development in either the 
District or in nearby Crawley on the 
key commercial indicators (prime 
rents and vacancies) for Horsham 
town centre. During some periods of 
out-of-centre development activity 
town centre rents have dropped or 
grown very slowly, however this 
pattern is not always evident and the 
economy seems to have been more 
influential. 
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5. Colchester
Context

Colchester is situated in the east of England in the county of Essex.  The town is located 
approximately 18 miles to the south west of Ipswich, 24 miles to the north east of 
Chelmsford and 60 miles to the north east of Central London.  Smaller towns within a 
15 miles radius of Colchester include Clacton-on-Sea, Braintree and Sudbury. The local 
authority for Colchester is Colchester Borough Council and a context plan is shown in 
Appendix 3.

Colchester had an urban area population 
in 2001 of just under 105,000 and a very 
large retail catchment area population 
of over 370,000 according to Experian.  
The social class profile of the urban 
area is very similar to the national 
average for all social classes.  Similar 
figures were evident in the catchment 
area as a whole.  In this area owner 
occupation, at 75.7% was well above 
national average levels (68.3%), and 
car ownership was slightly higher than 
national average levels.  22.1% of 
households had no car compared with 
27.4% nationally, virtually the same 
percentage of households had one car, 
but 31.4% of households had 2 or more 
cars, compared to a national average of 
27.5%.

Claimant count unemployment levels 
in 2009, as a percentage of total 
employment, were below the national 
average in the Colchester local authority 
area.  Retail spending levels are 
slightly above national average levels 
for comparison goods expenditure 
per head, but marginally below the 
national average for convenience goods 
expenditure per head.    

Over the last 27 years (1982 – 2009) 
the population in the Colchester local 
authority area has increased by a strong 
1% pa, more than double the national 
average growth rate of 0.4%, and 
household consumer spending over the 
slightly shorter period of 1987 – 2000 
(22 years) is estimated by Experian 
to have increased by 3.9% pa in real 
terms, well above the national average 
of 2.6% pa.  Even allowing for strong 
population growth, this suggests that 
consumer expenditure per head growth 
in Colchester was above the national 
average growth rate. 

Floorspace
It was evident from the 2006 North 
Essex Retail Study that Colchester 
had a comparison goods floorspace in 
the region of 42,000 sq m net.  This 
was lower than the amount of out-
of-centre comparison goods retail 
warehouse floorspace in the borough 
totalling around 69,000 sq m net.  The 
relative performance of these different 
destinations is discussed later in this 
section and the plan in Appendix 3 
illustrates the location of out-of-centre 
provision relative to Colchester town 
centre using drive time isochrones.  The 
largest proportion of floorspace is within 
a 0-5 minute drive time of the town 
centre.  

The chart shows the floorspace stock in 
Colchester and how it has developed 
over the study period, showing that until 
the late 1990s more new floorspace had 
been built in the town centre overall. 
From 1999 onwards, the cumulative 
amount of floorspace built in out-
of-centre locations began to exceed 

that which had been built in the town 
centre and, with no new town centre 
developments, it has continued to be 
dominant during the 2000s. 

Development Phasing
Until 1987, retail development in 
Colchester was primarily focused in the 
town centre, with Priory Walk opening 
in 1967, Lion Walk opening in 1976 and 
Culver Square opening in 1987.  The 
only exceptions were the development 
of three individual retail warehouse 
units in 1984 and 1987 (The Range, 
Homebase and one previously occupied 
by Land of Leather).

Priory Walk is a small open air 
shopping centre located in the east of 
Colchester centre, with a floorspace of 
approximately 7,700 sq m gross.  The 
larger Lion Walk scheme opened in 1976 
(19,600 sq m gross), with key anchors 
including Marks and Spencer, Bhs and 
Boots.  The largest town centre shopping 
scheme is Culver Square, which has a 
floorspace of approximately 31,000 sq m 
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gross.  The shopping centre provides an 
attractive shopping environment, with 
key retailers including Debenhams, TK 
Maxx and Waterstones.  

The first out-of-centre retail park to 
open in Colchester was the Tollgate 
Retail Park in 1988.  The Tollgate Retail 
Park has a floorspace of around 22,000 
sq m and it is the largest retail park in 
the Borough, located only 5 minutes 
drive from Colchester town centre.  An 
extension to the west of the retail park 
in 1992 has increased the number of 
retail units from 9 to 13, and following 
a major extension and refurbishment to 
the entire park to provide new facades, 
frontages and signage to all units, there 
are now 14 units.  At that time, these 
included Comet, ScS, Staples, Next 
Home, Dreams, Carpetright, PC World, 
Tiles R Us, and Harveys.  

The original planning consent for the 
retail park restricted the sales to bulky 
goods only, including DIY, garden 
and electrical products.  Since then, 
applications to vary the range of 
bulky goods sold have been granted 
permission, and the sale of stationery, 
office equipment and textile goods is 
now permitted in certain units.

St Johns Walk opened in 1990 
comprising 6,000 sq m floorspace in 4 
units occupied by Iceland, Wilkinson, 
QD and Blacks. This was the final town 

centre shopping centre to open.  

Over the next 20 years (1990 – 2010), 
all new development took place in out-
of-centre locations.  Colne View Retail 
Park originally opened in 1995, and 
has a total retail floorspace of 5,500 sq 
m across four units.  Current retailers 
include Dfs, Halfords, Pets at Home and 
Staples.  The park is restricted to the sale 
of bulky, non-food goods, but one unit 
received a relaxation consent to allow 
the sale of pet supplies.

Colchester Retail Park opened in 1999 
with A1 non-food planning consent, 
with no restrictions on the range of 
goods.  The retail park is of a similar 
size to Colne View Retail Park, with a 
total floorspace of 5,500 sq m.  There 
are currently six retail units, including 
Matalan, Brantano, JJB Sports and 
Maplin Electronics, and the overall 

floorspace of the retail park has increased 
through applications for internal 
mezzanine levels.

In 1999 the Turner Rise Retail Park 
opened with a retail floorspace of around 
11,000 sq m.  The retail park is located 
within 5 minutes drive of Colchester 
town centre, and was originally granted 
planning consent restricting the sale 
of goods to bulky goods.  The retail 
units have been subdivided through 
subsequent applications in 1999, 2004 
and 2008, and mezzanine floors installed 
in 1999 and 2002.  Retailers currently 
include Dunelm Mill, Carpetright and 
Bathstore.  Planning permission has 
recently been approved to relax the 
bulky goods condition to allow the sale 
of sports goods and sports wear from 
one unit.  The freestanding B&Q opened 
in 2001.

The most recent retail development 
has been a further out-of-centre 
development at The Stanway Retail 
Park which opened in 2006, following 
the redevelopment of the Fiveways 
Retail Park.  The retail park has a total 
floorspace of approximately 8,500 sq 
m gross, and is anchored by a Co-op 
supermarket and Co-op Homestore.  The 
non-food retail units are not restricted to 
categories of goods, but are occupied by 
furniture and homewares retailers.  

The Lion Walk town centre shopping 
centre is currently undergoing 
redevelopment and public realm fascia 
improvements, providing Bhs with a new 
two storey height unit, and a flagship 
store for TopShop/TopMan.  Other 
redeveloped units will provide larger 
floorplates, and the scheme has seen 
retailer interest in Colchester rise.  

Table 5.1 sets out GOAD data for the 
town centre as a whole showing how 
the total amount of floorspace and its 
composition have changed over the 
study period.

Table 5.1: Town Centre Floorspace

 1984 1989 1997 2009

Floorspace (m2) 65,589 65,775 95,234 98,922

Convenience (%) 19.4 6.5 5.9 6.8

Comparison (%) 59.0 62.0 62.8 58.0

Service (%) 14.5 17.7 18.6 22.0

Misc (%) 3.4 3.8 3.3 1.6

Vacant (%) 3.8 10.0 9.2 11.7

Total (%) 100 100 100 100

Source: GOAD (Gross floorspace)
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centre is currently benefiting from the 
phased redevelopment of the Lion Walk 
Shopping Centre.

Town Centre Vitality and 
Viability
Commercial Indicators 

Rents 

Over the study period prime rents in 
Colchester have outperformed both the 
Eastern regional and the UK averages. 
Rents in Colchester declined in the early 
1990s recession and then from 1995 
onwards improved steadily until 2008, 
when the recent recession caused a drop 
in rents in 2009 of 9%.

The decline in rents at the end of the 
1980s and during the early 1990s 
corresponded with the opening of two 
major out-of-centre developments, 
namely the Tollgate Centre and Tollgate 
Retail Park, but also with the early 1990s 
recession. Other fairly large out-of-
centre retail parks opened during the late 
1990s (including Peartree Rd Retail Park 
and Turner Rise Retail Park), and for a 
short time, town centre rents were static. 
The latest dip in rents corresponds with 
the redevelopment/opening of Stanway 
Retail Park, but also the recent recession

The GOAD figures show how town 
centre floorspace in Colchester increased 
by 50% between 1984 and 2009, 
with the various small extensions and 
openings of Culver Square and St 
John’s Walk schemes. The town has a 
strong comparison provision currently 
accounting for 58% of floorspace, 
only marginally less than the 62% in 
1898/1997, but still well above national 
average levels (48.5%). Convenience 
floorspace is low in the town centre, at 
just 7% of floorspace and 6% of units, 
reflecting the strong presence of out-of-
centre supermarkets in the local area.

In summary, between 1967 and 1987 
there was a period of town centre 
investment in Colchester, but since 1988 
retail development has been focused 
in out-of-centre locations.  Planning 
conditions relating to Tollgate, Turner 
Rise and Colne View retail parks have 
traditionally restricted goods sold to 
bulky goods, however recently in Turner 
Rise permission has been granted 
for the relaxation of the bulky goods 
condition.  Colchester and Stanway retail 
parks both benefit from more flexible 
planning consents, but are smaller in 
scale.  There are no major concentrations 
of out-of-centre retailing selling high 
street type goods such as clothing 
and footwear, and Colchester town 
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Table 5.2: Vacancy Rates

Colchester UK

Vacant Flrsp Vacant Units Vacant Flrsp Vacant Units

1984 3.8% 3.9% 8.0% 8.2%

1989 10.0% 9.0% 9.4% 12.2%

1997 9.2% 13.6% 10.6% 13.2%

2009 11.7% 14.3% 10.9% 12.4%

Source: GOAD

It is difficult to directly attribute some 
of the dips in rental performance to the 
opening of out-of-centre developments, 
although in the case of Colchester they 
seem to have occurred at the same 
times. The economy is also likely to 
have played a major role. However 
over the study period, despite out-of-
centre developments, rents have grown 
strongly overall. 

Vacancy Rates

Vacancy rates in Colchester more than 
doubled between 1984 and 1989, which 
does coincide with the opening of the 
Tollgate centre, although cannot be 
solely attributed to this. Over this time 
period the proportion of units vacant 
remained below the national average. 
Since then the floorspace vacancy rate 
has been 9-11.7% which is broadly in 
line with national vacancy rates, which in 
2009 was almost 11%.

Retail/Town Centre Studies

As mentioned earlier, Colchester has 
a comparison goods retail floorspace 
of c.42,000 sq m which is less than 
the cumulative scale of out-of-
centre floorspace (c.69,000 sq m).  
Nevertheless, the majority of out-of-
centre space is of a bulky nature and 
as such does not compete directly 
with the town centre in terms of high 
street type goods such as clothing 
and footwear.  Whilst not a significant 
uplift in floorspace, the town centre is 
currently benefiting from the first phase 
of major investment since 1987 through 
the redevelopment of the Lion Walk 
Shopping Centre.

The historic and trend line data for 
Colchester in terms of the health of 
the town centre is more limited than 
other case study towns, but the 2006 
Retail Study undertaken by GVA 
Grimley provided a good insight into 
the relationship and performance of 
both town centre and out-of-centre 
floorspace following major development 
phases since 1987.

The detailed qualitative assessment 
of Colchester undertaken as part of 
the 2006 Retail Study indicated that 
the town centre was healthy and 
performing well according to a number 
of health check indicators.  The analysis 
of the diversity of uses highlighted 
the role of Colchester as a comparison 
goods shopping destination; with 
the proportion of units occupied by 
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comparison retailers being above the 
national average, while the proportion 
of units occupied by convenience and 
service retailers was below the national 
average.  The assessment found 
Colchester to have an excellent range 
of mid-market multiples, but concluded 
that representation from higher order/
luxury clothing and footwear retailers 
could be enhanced.

While the study concluded that 
Colchester town centre appeared to be 
performing well, there were signs that 
any stronger growth had been held 
back in recent years; but the cause was 
identified to be the constrained nature 
of the centre, rather then competition 

from out-of-centre retailing.  The study 
noted the static rental levels since 2002; 
and whilst the proportion of vacant units 
was below the national average, retailer 
demand for space in the centre was 
strong indicating restrictions on space for 
new retailers.

The convenience goods offer in the 
town centre was highlighted to be weak, 
limited to just J Sainsbury on Priory 
Walk.  The store opened in 1969 and at 
the time of writing (2006) was outdated 
with no apparent sign of investment 
in recent years.  Whilst the store did 
not conform to modern requirements 
of the major foodstore retailers, the 
performance analysis indicated that the 

store was trading well, above expected 
company average levels.  Beyond the 
town centre boundary, Colchester has a 
number of major food superstores which 
are all trading strongly, including one 
Asda, two Tesco’s, one J Sainsbury, and 
one Co-op.

Within the core survey zone, Colchester 
was found to retain 56% of total 
available comparison goods expenditure, 
and retail warehousing in Colchester 
retains 23%.  The remaining 21% leaks 
to competing destinations and local top 
up shopping facilities.  Colchester and 
out-of-centre retailing was concluded 
to retain a good proportion of available 
comparison goods expenditure, although 
in the wider catchment area competition 
from Chelmsford, Ipswich and 
Cambridge was more evident.  The role 
and strength of out-of-centre retailing 
is clear in the market share achieved 
(23%).

Tables 5.3, 5.4 and 5.5 provide a finer 
grain analysis of the market shares for 
clothing and footwear, furniture and 
floor coverings, and DIY and decorating 
goods as achieved by Colchester town 
centre and out-of-centre floorspace.  
Consistent with the qualitative analysis 
and retailer representation discussed 
above, Colchester town centre has a very 
strong market share for clothing and 
footwear, whilst out-of-centre floorspace 
achieves 0% for this category of goods.  
This demonstrates the complementary 
nature of out-of-centre floorspace to 
the town centre, rather than directly 
competing.  

Table 5.4 sets out shopping patterns 
and market shares for furniture and 
floor coverings, which demonstrates a 
more equal balance between the town 
centre and out-of-centre floorspace.  
This reflects the mix of softer and more 
bulky products in this goods category.  
Table 5.5 highlights the dominance of 
DIY and decorating goods in out-of-
centre locations, achieving a 63.4% and 
53.3% market share in the core zones.  
It is apparent, however, that Colchester 
town centre retains a reasonable level of 
influence in this category.

Despite the strong level of out-of-
centre retail warehouse floorspace, 
and its influence on shopping patterns 
demonstrated by the market share 
figures, the 2006 Study found the town 
centre to be performing particularly 
well.  With a turnover of c.£509m, 

Table 5.3: Shopping Patterns for Clothing and Footwear (in Core Zones 9 & 16)

Destination Zone 9 Zone 16

Colchester Town Centre Town 81.7% 90.5%

Out-of-Centre Floorspace 0% 0%

Note: Top Destinations Stated / Source: 2006 GVA Grimley Retail Study

 

Table 5.4: Shopping Patterns for Furniture, Floor Coverings and Household Textiles  
(in Core Zones 9 & 16)

Destination Zone 9 Zone 16

Colchester Town Centre Town 38.4% 53.6%

Out-of-Centre Floorspace 32.5% 23.0%

Note: Top Destinations Stated / Source: 2006 GVA Grimley Retail Study

 

Table 5.5: Shopping Patterns for DIY and Decorating Goods (in Core Zones 9 & 16)

Destination Zone 9 Zone 16

Colchester Town Centre Town 21.7% 36.4%

Out-of-Centre Floorspace 63.4% 53.3%

Note: Top Destinations Stated / Source: 2006 GVA Grimley Retail Study
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including a 14% inflow of comparison 
goods trade from beyond the survey 
area boundary, the centre had a sales 
density of £12,220 per sq m net.  This 
was considerably higher than expected 
levels of around £6-9,000 per sq m net 
at that time.  This can be accounted for 
by the good retail and town centre offer, 
but also the higher order role Colchester 
plays in the regional retail hierarchy and 
limited growth in town centre floorspace 
over time which has helped force up 
sales efficiency through growth in 
expenditure.  The combined effect is a 
high floorspace efficiency.  

The 2006 Retail Study also identified 
the important role of leisure as part 
of Colchester’s wider town centre 
attraction.  The vibrant evening economy 
caters for a range of leisure uses 
including restaurants, bars, night-clubs 
and a cinema.  Colchester was identified 
as a key town centre destination in North 
Essex, providing the focus for leisure 
and entertainment activities, including 
the cinema, bingo clubs, pubs and 
clubs, restaurants, and nightclubs.  In 
accordance with the policy, the wider 

mix of uses is crucial to the overall health 
and vibrancy of a town centre.

The study identified scope for additional 
convenience and comparison goods 
retail floorspace in Colchester town 
centre over the forthcoming LDF 
period, equating to 7,676 sq m net of 
convenience floorspace by 2021, and 
around 60,000 sq m net of comparison 
floorspace over the same period.

The St Botolph’s regeneration project 
is the major identified town centre 
expansion area.  The 2005 Masterplan 
for the area identified that retail space 
will comprise no less than 300,000 
sq ft gross, forming one element of 
a new cultural, retail, residential and 
visitor quarter in the eastern part 
of Colchester town centre.  The St 
Botolph’s regeneration project has not 
yet been realised, but as mentioned 
earlier the town centre is benefiting 
from the redevelopment of the Lion 
Walk Shopping Centre, enhancing the 
quality of retailers and providing larger 
floorplates for flagship stores.

It will continue to be important in 
Colchester to restrict the development 
of out-of-centre retail floorspace selling 
goods which compete with the town 
centre, i.e. clothing and footwear.

Summary
• The proportion of out-of-centre 

floorspace in Colchester is larger 
than the amount of comparison 
goods floorspace in the town centre, 
but analysis highlights the majority 
of retail warehousing is of a bulky 
goods nature and as such does not 
compete directly with the town 
centre.  Indeed, Colchester town 
centre has an 82% and 91% market 
share from the core catchment area 
zones for clothing and footwear 
goods compared to out-of-centre 
floorspace which has a 0% market 
share in the same category.

• Previous analysis identified 
constraints to growth in Colchester 
town centre with the cause identified 
as the constrained nature of the 
centre, rather than competition from 
out-of-centre retailing.  The role of 
Colchester as a higher order regional 
centre, good mix of multiple retailers 
and leisure offer, and restricted 
floorspace has led to a strong sales 
density, achieving over £12,000 per 
sq m net.  

• The analysis of key commercial 
indicators has shown that overall 
Colchester has seen town centre 
rents improve and vacancy 
rates which are broadly in line 
with national averages. Some 
fluctuations/dips in the performance 
of these indicators do appear to 
correspond with the opening of out-
of-centre developments although it is 
difficult to directly attribute them to 
any single factor, with the economy 
also being influential. 

• Need forecasts have identified scope 
for additional convenience and 
comparison goods floorspace in the 
town centre, and whilst the main 
opportunity – St Botolph’s – has not 
yet been realised, the redevelopment 
of Lions Walk is contributing 
substantially to the overall retail offer 
and general environment.  It will 
be important moving forwards not 
to create competition for the town 
centre in the form of clothing and 
footwear retailing in out-of-centre 
locations.   
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6. Swindon
Context

Swindon is located in the south west of England in the predominantly rural county 
of Wiltshire.  The town is located equidistant between Bristol and Reading, which lie 
approximately 40 miles to the west and east of Swindon respectively, as shown on the 
context plan in Appendix 4.  The town is also about 15 miles south of Cirencester and 
40 miles north of Salisbury.  Swindon falls under the unitary authority area of Swindon 
Borough Council.

Swindon had an urban area population 
in 2001 of 155,000 and a retail 
catchment area population of about 
260,000 according to Experian.  The 
social class profile of the urban area 
indicates that Swindon is very similar 
to the national average, with identical 
levels of managerial and professional 
households (social classes AB and C1) 
and skilled manual households (social 
class C2). Semi skilled and unskilled 
manual workers (social class D) had a 
greater representation than nationally 
and those on state benefits (social class 
E) were less numerous. 

Similar figures were evident in the 
catchment area as a whole, but the AB 
social class was slightly above average.  
In this area, owner occupation at 73% 
was above national average levels 
(68.3%), as was car ownership.  Only 
19.4% of households had no car, well 
below the national average of 27.4%, 
and 34.6% of households had 2 or 
more cars compared with a national 
average of 27.5%.

Claimant count unemployment levels 
in 2009, as a percentage of total 
employment, were very similar to the 
national average in the Swindon local 
authority area, as were retail spending 
levels, both for comparison and 
convenience expenditure per head.

Over the last 27 years (1982 – 2009) 
the population in the Swindon local 
authority area increased by a very 
strong 1% pa, more than double the 
national average growth rate of 0.4%, 
and household consumer spending 
over the slightly shorter period of 
1987 – 2000 (22 years) is estimated by 
Experian to have increased by 3.2% pa 
in real terms, greater than the national 
average of 2.6% pa.  This suggests that 

whilst expenditure per head growth 
was very close to the national average 
in Swindon, the strong population 
growth meant total expenditure growth 
increased more rapidly than was the 
case nationally.

Floorspace
Swindon has a strong level of out-of-
centre retail warehousing, equating to 
a floorspace of around 72,000 sq m 
net comparison including the Designer 
Factory Outlet Village.  This compares 
to the most up-to-date figure for the 
town centre of c.63,000 sq m net 
(2009 Retail Study).  The location of 
out-of-centre floorspace relative to the 
town centre is illustrated on the plan in 
Appendix 4, which shows most to be 
located within a 5-10 minute drive time 
from Swindon town centre.

The chart above shows retail floorspace 
development in Swindon, showing 
that until the mid-late 1990s the 
cumulative amount of new space built 

was higher in the town centre.  From 
1997 onwards the cumulative total of 
out-of-centre developments began to 
exceed that within the town centre, 
particularly following the development 
of the designer outlet village. 

Development Phasing
Until 1984, retail development was 
focused in Swindon town centre, with 
the opening of two shopping centres, 
The Parade in 1962 and The Brunel 
Centre in 1972.  However, between 
1980 and 1994, retail development has 
been dominated by out-of-centre retail 
warehousing.  From 1994, the town 
centre has benefited from two small 
shopping centre extensions (1995 and 
2009) whilst out-of-centre development 
has continued with the most recent 
development taking place in 2007.

The Parade shopping centre is the 
smallest of the town centre schemes, 
which opened with 24,000 sq m 
floorspace.  It was extended in 1995, 
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and is currently being redeveloped 
through unit reconfiguration.  The 
shopping centre is currently anchored 
by Debenhams, Bhs and Tesco, with 
other units including Peacocks and 
Superdrug.  The Brunel Centre is the 
larger scheme which incorporates two 
precincts – the Plaza and the Arcade.  
The shopping centre opened with over 
50,000 sq m floorspace, twice the size 
of The Parade, and was subsequently 
refurbished in 1996 and extended in 
2009.  Key retailers in the centre include 
House of Fraser, Marks and Spencer, 
Boots and Argos.

Table 6.1 sets out GOAD data for the 
town centre as a whole showing how 
the total amount of floorspace and its 
composition have changed over time.

The analysis of GOAD data shows 
the town has increased in size since 
1984, with, as noted above, the main 
developments being extensions to 
the Parade and the Brunel shopping 
centres. Comparison goods floorspace 
has fluctuated over the study period 
although has maintained a high share 
of floorspace, well above national 
average levels (currently 48.5%). The 
amount of convenience retailing within 
Swindon town centre has contracted 
since 1984, more than halving to 6.6% 
of floorspace and 5.6% of units.  This 
is very low compared with respective 
national figures for convenience 
retailing of 17.5% and 9.5%.

In 1984 the first retail warehouse 
development in Swindon opened in 
the form of Bridgemead Retail Park.  
It has a floorspace of approximately 
6,000 sq m with 4 units, including 
Dreams and Carpetright.  The original 
planning application was permitted 
for A1 non-food retail, and today 
remains unrestricted, although hasn’t 
yet attracted any clothing and footwear 
retailers.  During the rest of the decade, 

several individual and stand alone retail 
warehouses were built which are now 
occupied by retailers such as Matalan, 
Go Outdoors, Homebase and TK Maxx.

Mannington Retail Park opened in 
1992, and has a total retail floorspace 
of approximately 7,500 sq m, currently 
comprising six units.  The original 
consent allowed the sale of A1 non-
food goods, and this open planning 
consent still remains.  Only three of the 
five retail units are currently occupied by 
retailers including Matalan Clearance, 
Allied Carpets and Carpetright.  In 2010 
a planning application to refurbish the 
retail park was granted consent, and 
John Lewis At Home is due to open 
later in the year.  This will substantially 
enhance the market share of the retail 
park.

The largest retail park in Swindon is 
the Greenbridge Retail Park which 
opened in 1994 and currently has a 
retail floorspace of around 18,000 sq 
m net.  The original planning consent 
granted permission for both food 
and unrestricted non-food retail uses, 
which has resulted in a diverse range of 
retailers and goods available (including 
clothing and footwear operators), 
alongside leisure uses such as a bingo 
hall, cinema and several restaurants.  
Retailers include Homebase, Matalan, 
Currys, Brantano, Next, Staples, PC 
World and JJB Sports.  The retail park 
has incorporated a number of new 
mezzanine floors in 1996, 2004 and 
2005.

In 1996, St Margaret’s Retail Park 
opened, with a floorspace of 
approximately 7,000 sq m, and 
benefiting from an unrestricted A1 non-
food planning consent.  Nevertheless, 
the retail park mainly contains relatively 
bulky goods retailers, including 
operators Pets at Home, Hobbycraft, 
Poundstretcher and Dunelm Mill.

The Great Western Outlet Village is 
Swindon’s designer outlet village which 
opened in 1997 and is situated about 
400 metres from the town centre, 
although is c.5 minute drive-time way.  
The outlet centre currently contains 
over 90 stores offering discounted 
designer brands including Gap Outlet, 
Next Clearance, Polo Ralph Lauren, 
Marks and Spencer Outlet and Hugo 
Boss.  Retail stores in the Great Western 
Outlet Village are complemented 
by several restaurants.  The original 
planning consent was granted for open 
A1 retail use, and no conditions were 
imposed to restrict the sale of goods.  
An application to extend the outlet 
village by 2,400 sq m was granted in 
1999 and the centre currently has a 
floorspace of around 12,000 sq m net.

The most recent retail development 
was the Orbital Retail Park, a District 
Centre which opened in 2002, with a 
non-food retail floorspace of just under 
28,000 sq m.  This is not defined in 
retail policy terms, but is a town centre 
for the purposes of PPS4, having been 
developed to serve the residents of 
Swindon’s Northern Expansion area.  
Nevertheless, there are no conditions 
restricting the sale of goods, and the 
scale and range of goods is likely to 
provide some competition for Swindon 
town centre.  Retailers currently 
trading at Orbital Retail Park include 
Homebase, Marks and Spencer and 
Comet, as well as more traditional high 
street retailers such as Boots, Next and 
New Look.  The Orbital Retail Park is 
also the location of one of the largest 
supermarkets in the country, Asda, 
which has a floorspace of over 13,500 
sq m.

In 2006, a standalone Wickes opened, 
whilst in 2007 a new B&Q Warehouse 
opened for trading.  These were the 
last two out-of-centre developments 
in Swindon, which will be followed 
shortly by the new development at 
Mannington Retail Park, anchored by 
John Lewis at Home.

In summary, following an early period 
of town centre investment between 
1962 and 1984, retail development in 
Swindon was dominated by out-of-
centre retail floorspace between 1980 
and 1994.  Since 1994, the town centre 
has benefited from two small shopping 
centre extensions (1995 and 2009), 
whilst out-of-centre floorspace has also 
continued to develop.  There appears 

Table 6.1: Town Centre Floorspace

 1984 1993 1999 2009

Floorspace (m2) 83,240 96,990 103,410 104,274

Convenience (%) 14.2 9.6 6.0 6.6

Comparison (%) 60.7 59.7 65.3 57.6

Service (%) 11.9 14.9 15.7 18.8

Misc (%) 7.4 3.1 4.2 2.3

Vacant (%) 5.8 12.5 8.8 14.6

Total (%) 100 100 100 100

Source: GOAD (Gross floorspace)
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to be no restrictions on out-of-centre 
floorspace in term of non-food goods, 
but aside from one or two clothing and 
footwear retailers on the Greenbridge 
Retail Park, the majority of out-of-
centre floorspace remains occupied by 
more bulky goods retailers.

Town Centre Vitality and 
Viability
Commercial Indicators 

Rents 

Prime rents in Swindon rose during 
the late 1980s following the economic 
boom, then dropped back slightly 
during the early 1990s recession. 
Between 1995 and 2000 prime rents 
increased overall by some 39%, peaking 
in 2000 at £1,938 psm. The 2000s 
have seen almost static rents, until the 
recent recession hit causing rents to 
drop 18% 2008-09. This period of static 
rents coincides with a few new out-of-
centre retail warehouse developments, 
however, the bulk of out-of-centre 
development occurred in the 1990s 
when rental growth was relatively 
strong in the town centre. In the 2000s 
rental values in the South West region 
and the UK increased which contrasts 
with the zero rental growth in Swindon 
town centre. It is too early to detect 
any boost to town centre rents from the 
recent refurbishment/extension to the 
Brunel Shopping Centre.

Vacancy Rates

The vacancy rate (of floorspace) has 
fluctuated over the study period 
starting from a low of 5.8% in 1984, 
reaching 12.5% in 1993 (as a result of 
the early 1990s recession), dropping 
back to 8.8% by 1999, then peaking 
in 2009 at 14.6%, which is above the 
current national average vacancy rate 
of 10.9%.

There has been no out-of-centre 
development since 2007, and the period 
2002-2007 only saw the opening of 
DIY stores in out-of-centre locations, 
which tend to have lower impacts 
on town centres due to their more 
restricted/specialist nature. The current 
high vacancy rate is therefore probably 
a consequence of the recent recession, 
although the works to the Brunel Centre 
may also have had an effect if retailers 
have relocated.

Retail/Town Centre Studies

Swindon Borough Council has produced 
three relatively recent Retail and Town 
Centre Studies in 2004, 2007 and 2009.  
All, however, were based on the GVA 
Grimley 2004 household telephone 
survey of shopping patterns which 
provided a detailed insight into the 
relationship between the town centre 
and out-of-centre retail provision in 
Swindon.

As set out above, the amount of out-
of-centre retail warehouse floorspace 
in Swindon exceeds the amount 
of comparison goods floorspace in 
the town centre.  All benefit from 
unrestricted A1 non-food consent, 
which could be a considerable risk to 
the health of the town centre, but at 
the current time the retail warehousing 
remains largely occupied by bulky 
goods operators.  The town centre 
has most recently benefited from a 
small extension to the Brunel Shopping 
Centre in 2009.

The 2004 Retail Study concluded that 
Swindon is a reasonably vital and viable 
town centre, but is unable to fulfil 
its potential as a strong competing 
sub-regional centre.  In terms of 
diversity of uses, the town centre had 

an under provision of convenience 
retail units compared to the national 
average, limited to J Sainsbury, Marks 
& Spencer Foodhall, Iceland and Tesco 
Metro; but the stores were found to be 
small and constrained by the physical 
environment.  

The network of out-of-centre 
foodstores is superior to the town 
centre offer, comprising four major 
stores at the time of the 2004 Study.  
These included a Tesco foodstore, two 
Sainsbury’s stores and a Morrisons 
foodstore.  All have a reasonable range 
of comparison goods contributing to 
‘out-of-centre’ competition for Swindon 
town centre.

In 2004, the centre had a reasonable 
range of comparison goods retailers, 
in line with the national average, but 
a lower quality mix which would not 
enable Swindon to make a step-change 
upwards in the retail hierarchy towards 
Bristol, Oxford or Reading, for example.

The 2004 Study identified that many 
major high street retailers occupy old, 
poorly configured and small units, 
and are likely to have requirements 
for substantially improved trading 
premises.  The weak department store 
offer compared to other centres in 
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Table 6.2: Vacancy Rates

Swindon UK

Vacant Flrsp Vacant Units Vacant Flrsp Vacant Units

1984 5.8% 8.1% 8.0% 8.2%

1993 12.5% 15.4% 11.3% 13.6%

1999 8.8% 16.9% 9.0% 11.5%

2009 14.6% 15.6% 10.9% 12.4%

Source: GOAD
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the regional hierarchy such as Bristol, 
Reading and Oxford was also identified 
as a weakness; and although the 
vacancy rate was relatively low this 
reflected the physical constraints of 
the centre and its inability to meet the 
requirements from retailers for new/
alternative premises.  The centre has 
generally been perceived as lacking 
quality and a distinct character, despite 
its extensive and generally affluent 
catchment and large workforce which 
all provide a substantial catchment 
population.

Retailer requirements to locate in 
Swindon were found to have fallen 
below those registered in Oxford, 
Reading and Bristol; Prime Zone A 
rents remained static between 2001-
2003 compared to Bath, Cheltenham, 
Cribbs Causeway and Oxford which 
all experienced an increase in rents 
achieved; and yields in Swindon were 
also higher than Bristol, Bath and 
Oxford.  This performance, recorded 
in 2004, reflected the qualitative 
shortcomings of its retail offer, 
compounded by the lack of recent 
modern quality retail development in 
the centre.

In respect of out-of-centre floorspace, 
the Retail Study warned that the 
existing stock had no restriction on the 
type of comparison goods that can be 
sold; i.e. all can be occupied by clothing 
and footwear retailers, for example.  
This would produce more competition 
with the town centre, although at 

the time the two different types of 
destination were complementary given 
the general occupation by bulky goods 
retailers.  The Greenbridge Retail 
Park is the largest of the retail parks 
in the catchment, with the greatest 
representation from softer ‘high street’ 
type retailers.  The Study concludes 
that any growth in the Great Western 
Outlet Village may compete with the 
town centre but the operators evidence 
suggests that people visit infrequently 
as a ‘day out leisure destination trip’.  

Tables 6.3, 6.4 and 6.5 provide a finer 
grain analysis of the market shares for 
clothing and footwear, furniture and 
floor coverings, and DIY and decorating 
goods as achieved by Swindon town 
centre and out-of-centre floorspace.  
Table 6.3 demonstrates that Swindon 
was performing reasonably well in 
the clothing and footwear category, 
retaining 76% and 74.6% respectively 
in the two core zones.  Out-of-centre 
floorspace has made some inroads into 
this market share, capturing 7.8% and 
3.2% respectively.

Table 6.4 sets out shopping patterns 
and market shares for furniture and 
floor coverings, which demonstrates 
that Swindon town centre remained the 
more dominant location for this type of 
product purchase.  The new John Lewis 
At Home store, which will open later 
this year, is likely to have some impact 
on this market share, drawing trade 
away from the town centre.  Out-of-
centre floorspace is already capturing 

a greater market share than that 
identified for clothing and footwear.  
As might be expected, out-of-centre 
floorspace in Swindon is capturing a 
greater proportion of DIY trade when 
compared to the town centre.

The 2004 Study concluded that there 
was considerable potential to increase 
Swindon town centre’s trade retention 
in the core and outer catchment area.  
The analysis identified relatively high 
levels of leakage to competing centres, 
as well as the network of unrestricted 
retail parks and expanding district 
centres also competing for comparison 
goods sales.

Nevertheless, the trading performance 
of Swindon town centre was found to 
be fairly strong.  With a total turnover in 
the region of £422m and a comparison 
goods floorspace of 56,746 sq m net, 
the sales density was calculated to be 
around £7,440 per sq m net.

It is apparent that Swindon was 
trading adequately at the time of the 
2004 Study, although there are clear 
qualitative deficiencies, with a lack 
of modern space for retail operators, 
and a relatively high level of leakage 
from the core catchment area (around 
44%).  The strong competing regional 
centres, and network of out-of-centre 
provision and newly emerging large 
district centres were also found to be 
influencing the performance of the 
town centre.  This analysis has identified 
a mix of circumstances affecting the 
positioning and role of Swindon as 
a higher order centre.  There was no 
conclusive evidence to suggest that 
the extent of out-of-centre floorspace 
or the Designer Outlet Centre have, 
on their own, had a significant adverse 
impact on Swindon town centre.

The 2007 and 2009 Retail Studies 
updated the quantitative capacity 
forecasts within the 2004 Study but did 
not incorporate new survey material.  
It is not possible therefore to assess 
from these pieces of work whether 
the performance of the town centre 
has improved or declined, or if the 
relationship between the town centre 
and out-of-centre retailing has changed.  
Nevertheless, the 2004 Study provides 
a detailed and useful insight into the 
complex range of factors that contribute 
to or impact upon a town centre’s 
vitality and viability, rather than solely 
out-of-centre retail floorspace.

Table 6.3: Shopping Patterns for Clothing and Footwear (in Core Zones 1 & 2)

Destination Zone 9 Zone 16

Swindon Town Centre 76.0% 74.6%

Out-of-Centre Floorspace 7.8% 3.2%

Note: Top Destinations Stated / Source: 2006 GVA Grimley Retail Study

 

Table 6.4: Shopping Patterns for Furniture, Floor Coverings and Household Textiles (in 
Core Zones 1 & 2)

Destination Zone 9 Zone 16

Swindon Town Centre 38.0% 38.1%

Out-of-Centre Floorspace 14.9% 19.9%

Note: Top Destinations Stated / Source: 2006 GVA Grimley Retail Study

 

Table 6.5: Shopping Patterns for DIY and Decorating Goods (in Core Zones 1 & 2)

Destination Zone 9 Zone 16

Swindon Town Centre 29.5% 32.5%

Out-of-Centre Floorspace 52.1% 40.4%

Note: Top Destinations Stated / Source: 2006 GVA Grimley Retail Study
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Summary
• The amount of out-of-centre 

floorspace in Swindon (c.72,000 
sq m net) exceeds the amount of 
comparison goods floorspace in the 
town centre (c.63,000 sq m net).  
The analysis demonstrates that all 
retail parks in Swindon benefit from 
unrestricted A1 non-food consents, 
but that most remain occupied by 
bulky goods retailers.  Greenbridge 
demonstrates a greater range 
of ‘softer’ bulky goods, and the 
Designer Outlet Village represents a 
significant amount of out-of-centre 
clothing and footwear retailing just 
400m from the town centre.

• The 2004 Study found Swindon 
to be performing adequately in 
qualitative terms, but that it was 
suffering from a low-mid market 
retail offer, a lack of modern retail 
space, poorly configured units, and 
a weak department store offer.  In 
respect of specific health check 

indicators rents had stagnated, yields 
were higher than major competing 
centres, and retailer demand for 
space considerably lower.  Trade 
leakage to competing centres from 
Swindon’s primary catchment area 
was relatively strong.

• Nevertheless, the town centre was 
found to be performing well in 
terms of floorspace sales efficiency 
(c.£7,440 per sq m net).  The centre 
had a considerably stronger market 
share in the clothing and footwear 
category compared to out-of-centre 
floorspace, and was also stronger 
in the furniture and floor coverings 
category.  Swindon town centre also 
had a reasonable market share in the 
DIY bulky goods category, although 
out-of-centre floorspace did capture 
a greater proportion of spend from 
the primary catchment area.

• Swindon’s health has been 
vulnerable in recent years, and the 
town centre has not benefited from 
any major investment since 1996 
until the Brunel Shopping Centre 
was extended and refurbished in 
2009.  The analysis has identified a 
complex range of issues that have 
been instrumental in the positioning 
and performance of Swindon, and 
although there is no clear evidence 
to demonstrate that out-of-centre 
floorspace was solely accountable, it 
has contributed.

• The key commercial indicators in 
terms of rents and vacancies show no 
clear links between the performances 
of these indicators and timings of 
out-of-centre developments within 
Swindon. The commercial indicators 
appear to be influenced by a 
combination of factors, with out-of-
centre development activity being 
one, but the economy also being a 
significant factor.
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7. Lincoln
Context

The city of Lincoln is located in the East Midlands and is the county town of Lincolnshire.  
Lincoln is situated 39 miles north east of Nottingham, 47 miles south east of Sheffield, 
and 35 miles south west of Grimsby.  Smaller towns within a 25 mile radius of Lincoln 
include Louth, Gainsborough, Newark-on-Trent and Sleaford. A context plan is shown in 
Appendix 5 and the local authority for Lincoln is City of Lincoln Council.

Lincoln had an urban area population 
in 2001 of nearly 105,000, which 
was a substantial 25% increase over 
the previous ten years; and a retail 
catchment area population of about 
190,000 according to Experian.  The 
social class profile of the urban area 
indicates that Lincoln has a level of 
managerial and professional inhabitants 
only marginally below the national 
average.  In 2001, the AB social class 
was 16.7% of total population compared 
to 21.7% nationally and the C1 social 
class figure was 27.7% compared to 
29.4% nationally.  Social classes C2, 
D and E (skilled manual, semi-skilled, 
unskilled and households on state 
benefits) accounted for a total of 55.6% 
of households compared with 48.9% 
nationally.

A slightly higher social class profile, 
more similar to the national average, 
was evident in the catchment area as a 
whole.  In this area owner occupation, 
at 72.1%, was just above the national 
average level (68.3%), as was car 
ownership.  47.6% of households had 
one car, above the national average of 
43.8%, and 28.7% of households had 
2 or more cars, compared to a national 
average of 27.5%.  Claimant count 
unemployment levels in 2009, as a 
percentage of total employment, were 
slightly above national average levels in 
the Lincoln local authority area.  Overall, 
the affluence of the catchment area is 
reasonably average with few serious 
deprivation indicators across the area as 
a whole.

Over the last 27 years (1982 – 2009) 
the population in the Lincoln local 
authority area has increased by 0.6% 
pa, 50% more than the national average 
growth rate of 0.4% pa, and household 
consumer spending over the slightly 

shorter period of 1987 – 2000 (22 
years) is estimated by Experian to have 
increased by 2.7% pa in real terms, 
very close to the national average of 
2.6% pa.  This indicates that, although 
consumer expenditure per head 
growth was very close to the national 
average in Lincoln, total expenditure 
growth increased at a stronger rate in 
Lincoln than nationally due to stronger 
population growth.

The GVA Grimley 2007 Lincoln Retail 
Study identified that Lincoln had a strong 
catchment area with a good level of 
trade retention.  The analysis indicated 
that the main competing centre in terms 
of trade draw was Grimsby, although this 
was fairly limited, with a number of other 
centres also taking a small proportion of 
trade including Louth, Newark, Boston, 
Nottingham, Retford and Mansfield.  
The Study recommended that Lincoln 
focus on its historic and unique character 
as an area of differentiation compared to 
the identified competing centres.  

Floorspace
Lincoln has a strong range of out-
of-centre comparison goods retail 
warehouse floorspace, with the 
combined total equating to around 
45,000 sq m net, not significantly less 
than the level of comparison goods 
floorspace in the city centre (c.53,000 
sq m net).  The relative performance of 
these different destinations is discussed 
later in this section; and the plan in 
Appendix 5 illustrates that all retail 
warehouse floorspace is within a 0-5 
minute drive of Lincoln city centre.

The chart above shows the development 
of retail floorspace within and around 
Lincoln and illustrates how over most 
of the study period development 
activity has been focussed in out-of-
centre locations, with much less city 
centre activity confined to just two 
developments during the 1990s. In terms 
of total new space built, the amount in 
out-of-centre locations has been more 
than double that built within the city 
centre over the study period.  
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Development Phasing
In order to inform this piece of research, 
GVA Grimley liaised with Lincoln 
City Council to undertake a detailed 
planning history of the full network 
of out-of-centre retail warehouse 
provision.  This is a crucial part of the 
methodology to understand the extent 
of restrictions on the sale of goods and 
any impact these conditions and the 
subsequent mix of retailers might have 
on the city centre.  

Between 1975 and 1990 retail 
development was entirely in out-
of-centre locations, with the largest 
development being the Valentine Retail 
Park.  The retail park evolved from two 
unrestricted units built in the mid-
1970s, and which were more recently 
granted consent in 2002 for sub-
division into four units now occupied 
by clothing/footwear retailers.  In the 
same year, units for Allied Carpets and 
MFI were granted consent, both of 
which are restricted to bulky goods.  
Today, the retail park has around ten 
units which are part Open A1 / part 
restricted. In 1981, Wickes opened 
on the outer ring road, followed by 
Magnet in 1989.  

In 1991, the Waterside Centre 
Shopping Centre in the heart of 
the city centre opened, reflecting 
significant investment and a substantial 
improvement in the city’s retail offer.  
The shopping centre has a gross retail 
floorspace of around 11,600 sq m, with 
over 45 high street names including 
Superdrug, New Look, Top Shop, 
Oasis and The Body Shop.  There has 
historically been some difficulties with 
the lower ground floor and the letting 
of units; and around 2005/6 Primark 
relocated from the shopping centre to 
the High Street to obtain a larger unit.  
Nevertheless, the Waterside Centre 

helped to boost the retail offer, giving 
Lincoln a significant competitive step 
upwards.  This represents the only 
major city centre development (in PPS4 
terms) in the last 20 years.

In 1994 the Lindis Retail Park opened, 
occupied only by a stand-alone Matalan 
store with an unrestricted consent 
enabling the sale of ‘high street’ goods, 
i.e. clothing and footwear.

The next major phase of development 
in Lincoln was the edge-of-centre 
St Marks Retail Park/Shopping 
Centre development, located to the 
south of the city centre beyond the 
railway line.  This forms a reasonably 
well linked extension adjoining the 
Primary Shopping Area, developed 
as a consequence of the historic 
core and physical limitations for new 
development within the Primary 
Shopping Area at that time.  The St 
Marks shopping area is split into two by 
the River Witham, with the east trading 
within a flexible unrestricted consent 
over a floorspace of around 34,000 
sq m.  Debenhams is the key anchor 
retailer, accompanied by TK Maxx, 
Boots and Argos.  St Mark’s West, is 
anchored by Bhs, with adjoining retail 
units including Toys R Us, Burger King, 
Rosebys, Pizza Hut and Topps Tiles.

Footfall data within the 2007 retail 
study identified footfall between St 
Marks and the Primary Shopping Area, 
despite the barrier of the railway line 
and frequent interruptions in pedestrian 
movement.  The St Marks shopping 
area is in an edge-of-centre location, 
and whilst it is effectively a competing 
retail destination, the retail study 
identified that it did have pedestrian 
and shopper linkages with city centre 
retailing, and there have always 
been recommendations to improve 
these linkages through various policy 
documents.  The retail study did not 

recommend its inclusion in the Primary 
Shopping Area but it was instead 
identified as a potential retail/leisure 
growth area as part of a phased strategy 
following the implementation of more 
central opportunities at Waterside and 
Lindongate in the city centre.

Table 7.1 sets out GOAD data for 
Lincoln city centre as a whole showing 
how the total amount of floorspace and 
its composition have changed over time.

Overall GOAD data shows retail 
floorspace within the city centre 
increasing between 1984 and 2010, 
with the inclusion of the St Marks East 
Shopping Centre. (Note: The St Marks 
West Retail Park development has been 
excluded from the GOAD figures, along 
with Tritton Retail Park as these are 
both edge/out-of-centre). 

In terms of the composition of the city 
centre floorspace, the proportion of 
convenience floorspace has remained 
fairly constant although the proportion 
of units has dropped from 10% to 7%. 
These proportions are both somewhat 
lower than the equivalent national 
averages. Comparison floorspace, 
in contrast, accounts for a very 
high proportion of the total space, 
consistently being c. 60% or over but 
has fallen back a little in the last few 
years. This proportion is higher than 
national average levels suggesting 
a strong centre. Service uses have 
increased in line with wider national 
trends.

Around the same time (1996), the 
Tritton Retail Park opened in an out-
of-centre location.  With floorspace 
of around 9,500 sq m net the retail 
park is restricted from selling fashion 
clothing, prescription drugs, jewellery 
and fashion footwear.  Today, the retail 
park is occupied by retailers including 
Carpetright, Comet, Currys, Halfords, 
PC World, ScS, Staples and Pets at 
Home.  There has been no relaxation 
of conditions since the original consent 
was granted in 1986.  

Following the relatively small 
development of the Tritton West Retail 
Park in 1999 (c.3,000 sq m net), the 
next larger scale out-of-centre retail 
park was developed on the Outer Circle 
Road, known as the Carlton Centre.  
It opened in 2000, and has two retail 
warehouse units which are restricted to 
bulky goods retailers and are occupied 
by Halfords and Focus.  A number of 

Table 7.1 Town Centre Floorspace

 1985 1991 2000 2010

Floorspace (m2) 78,874 108,408 112,500 117,300

Convenience (%) 7.2 6.3 5.3 8.1

Comparison (%) 62.4 58.9 64.7 57.5

Service (%) 15.8 18.1 18.5 23.6

Misc (%) 4.8 0.6 0.8 0.8

Vacant (%) 9.8 15.8 10.7 10.0

Total (%) 100 100 100 100

Source: GOAD (Gross floorspace) (figs include St Marks East Shopping Centre, but exclude St Marks 
West & Tritton Retail Park)  
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further units were restricted in size to 
500 sq m and have a more flexible 
consent, allowing Boots, Brantano, 
Pets at Home and Poundstretcher to 
trade there.  Most recently a B&Q retail 
warehouse opened on Tritton Road in 
2002, which is restricted to selling bulky 
goods.

Whilst the evolution of out-of-centre 
development appears to have been 
more frequent and larger in scale than 
town centre investment, the reality 
is two major out-of-centre retail 
park destinations; the first being the 
Valentine Retail Park, which is part 
Open A1 and part restricted, and 
second, the Tritton Retail Park which is 
entirely restricted to bulky goods.  The 
St Marks East scheme was reasonably 
significant in scale and unrestricted, 
although is edge-of-centre and the 
2007 retail study recognised some 
integration and pedestrian linkages/
flows with the Primary Shopping Area.  
Indeed, the scheme was incorporated 
within the town centre quantitative 
performance calculations given the 
extent of integration and linked trips 
taking place.  Any evidence that St 
Marks East and the city centre are 
separate shopping destinations was 
limited.

There are no major concentrations of 
out-of-centre retailing which compete 
directly with the city centre; not even 
the Valentine Retail Park has a mix of 
softer and more bulky uses.  

Town Centre Vitality and 
Viability
Commercial Indicators 

Rents

Prime retail rents in Lincoln have 
fluctuated as the chart shows, although, 
over the study period, they have been 
higher than both the East Midlands 
regional and UK average levels. The 
major retail warehouse developments in 
the Lincoln area occurred in 1989/1990 
and 1994-1996 and city centre rents 
appear to have dropped after both 
dates. The early 1990s drop does also 
coincide with the economic recession 
and the dip after 1996 coincides with 
the opening of the edge-of-centre St 
Marks Retail Park/Shopping Centre, 
which was closely linked with the 
existing city centre and now functions 
as part of the centre. Following the 
brief dip however, rents recovered and 

rose fairly steadily until the mid 2000’s. 
The recent recession has seen rents 
in Lincoln fall by around 7% which is 
slightly lower than the decline in rents 
nationally.

Vacancy Rates

The vacancy rate in Lincoln, apart from 
in 1991 (which was during a recession 
and also coincided with the opening 
of the Waterside Centre so could 
reflect the relocation of units within 
the centre), has been around 9-10% 
of floorspace, and c.11% of outlets. 
These rates are broadly in line with the 
national average vacancy rates for both 
floorspace and outlets. The relative 
stability in the vacancy rate suggests 
that the city centre has not been greatly 
affected by out-of-centre development 
activity.

Retail/Town Centre Studies

As mentioned above, the level of 
out-of-centre comparison floorspace 
(c.45,000 sq m net) is not significantly 
lower than that found in the city centre 
(c.53,000 sq m net), but there is no 
major out-of-centre destination that 
competes directly in terms of offering 
a strong representation of Open A1 
clothing / footwear retailers.  Aside 

from one or two units on the Valentine 
Retail Park, the out-of-centre offer (and 
conditions on the planning consents) is 
generally bulky and complementary in 
nature.

The historic and trend line data for 
Lincoln in terms of the health of the city 
centre is more limited than other case 
study towns, but the 2007 retail study 
undertaken by GVA Grimley provides 
a good insight into the relationship 
and performance of both city centre 
and out-of-centre floorspace following 
major development phases since 1975.

The 2007 study found Lincoln to be 
a healthy centre, which was busy 
and vibrant on a number of visits 
throughout the project term.  In the 
case of Lincoln, a key conclusion was 
the mix of uses and components in the 
city centre contributing to its vibrancy 
and attractiveness; i.e. not just retail 
floorspace.  Policy directions today 
emphasise the importance of economic 
growth in town centres, balancing the 
focus across a much wider diversity of 
uses including retail as just one of these 
components.

-4% 

-2% 

0% 

2% 

4% 

6% 

8% 

10% 

 £-  

 £200  

 £400  

 £600  

 £800  

 £1,000  

 £1,200  

 £1,400  

 £1,600  

 £1,800  

1987 1989 1991 1993 1995 1997 1999 2001 2003 2005 2007 2009 

£ 
ps

m
 

Doncaster Prime Rents v National & Regional Averages Sources: Colliers, GVA Grimley, Experian 

Doncaster Yorks & Humb UK Household final consumption annual change  

-4% 

-2% 

0% 

2% 

4% 

6% 

8% 

10% 

 £-  

 £200  

 £400  

 £600  

 £800  

 £1,000  

 £1,200  

 £1,400  

 £1,600  

1987 1989 1991 1993 1995 1997 1999 2001 2003 2005 2007 2009 

£ 
ps

m
 

Horsham Prime Rents v National & Regional Averages Sources: Colliers, GVA Grimley, Experian 

Horsham S.East UK Household final consumption annual change  

-4% 

-2% 

0% 

2% 

4% 

6% 

8% 

10% 

 £-  

 £200  

 £400  

 £600  

 £800  

 £1,000  

 £1,200  

 £1,400  

 £1,600  

1987 1989 1991 1993 1995 1997 1999 2001 2003 2005 2007 2009 

£ 
ps

m
 

Lincoln Prime Rents v National & Regional Averages Sources: Colliers, GVA Grimley, Experian 

Lincoln E.Midlands UK Household final consumption annual change  

-4% 

-2% 

0% 

2% 

4% 

6% 

8% 

10% 

 £-  

 £500  

 £1,000  

 £1,500  

 £2,000  

 £2,500  

1987 1989 1991 1993 1995 1997 1999 2001 2003 2005 2007 2009 

£ 
ps

m
 

Swindon Prime Rents v National & Regional Averages Sources: Colliers, GVA Grimley, Experian 

Swindon S.West UK Household final consumption annual change  

-4% 

-2% 

0% 

2% 

4% 

6% 

8% 

10% 

 £-  

 £200  

 £400  

 £600  

 £800  

 £1,000  

 £1,200  

 £1,400  

 £1,600  

 £1,800  

 £2,000  

1987 1989 1991 1993 1995 1997 1999 2001 2003 2005 2007 2009 

£ 
ps

m
 

Colchester Prime Rents v National & Regional Averages Sources: Colliers, GVA Grimley, Experian 

Colchester Eastern UK Household final consumption annual change  

-4% 

-2% 

0% 

2% 

4% 

6% 

8% 

10% 

 £-  

 £200  

 £400  

 £600  

 £800  

 £1,000  

 £1,200  

 £1,400  

 £1,600  

1987 1989 1991 1993 1995 1997 1999 2001 2003 2005 2007 2009 

£ 
ps

m
 

Blackburn Prime Rents v National & Regional Averages Sources: Colliers, GVA Grimley, Experian 

Blackburn N.West UK Household final consumption annual change  

-4% 

-2% 

0% 

2% 

4% 

6% 

8% 

10% 

 £-  

 £200  

 £400  

 £600  

 £800  

 £1,000  

 £1,200  

 £1,400  

 £1,600  

 £1,800  

1987 1989 1991 1993 1995 1997 1999 2001 2003 2005 2007 2009 

£ 
ps

m
 

Middlesbrough Prime Rents v National & Regional Averages Sources: Colliers, GVA Grimley, Experian 

Middlesbrough N.East UK Household final consumption annual change  

-4% 

-2% 

0% 

2% 

4% 

6% 

8% 

10% 

0 

200 

400 

600 

800 

1000 

1200 

1400 

1600 

1987 1989 1991 1993 1995 1997 1999 2001 2003 2005 2007 2009 

£ 
ps

m
 

Tamworth Prime Rents v National & Regional Averages Sources: Colliers, GVA Grimley, Experian 

Tamworth W.Midlands UK Household final consumption annual change  

Lincoln prime rents v national & regional averages

Sources: Colliers CRE, Experian

Table 7.2: Vacancy Rates

Lincoln UK

Vacant Flrsp Vacant Units Vacant Flrsp Vacant Units

1984 9.8% 10.8% 8.0% 8.2%

1991 15.8% 19.1% 10.7% 12.6%

2000 10.7% 11.2% 8.5% 11.0%

2010 10.0% 11.2% 10.9% 12.4%

Source: GOAD
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Notably, Lincoln is an attractive 
and historic city, with a high quality 
environment, a relatively strong 
representation of multiple retailers, a 
diverse leisure sector (cinema, theatre, 
bingo and bars/restaurants), and the 
city performs the role as a strong tourist 
and visitor destination supported by 
the Cathedral and surrounding area.  
The growth and consolidation of the 
University has also helped considerably 
to generate a more diverse and buoyant 
retail and leisure sector.  Respondents 
from the telephone survey particularly 
liked the environment, the range of 
well-known/multiple retailers and, 
importantly, the good selection of 
independent and specialist stores.  

Drawing directly from the key health 
indicators, the analysis found the 
number of comparison outlets to 
be above the national average, the 
proportion of vacant units well below 
the national average, rising rents and 
static yields and growth in the demand 
from retailers for space in the city.  It 
should be noted that these findings 
were pre-recession, but in the context 
of direct comparison with other centres 
at that time, Lincoln was performing 
well.

The weak city centre foodstore 
offer, compared to the considerably 
stronger network of out-of-centre 
food superstores (Tesco, Sainsbury’s 
and Morrisons) was identified in the 
2007 Study.  The study concluded 
that the local authority should pro-
actively encourage and facilitate sites 
for smaller scale convenience stores 
within the city centre, on the basis 
that it is acknowledged that there 
is little physical capacity for a major 
convenience floorspace development.  
The study highlighted that an 
improvement in this type of retail offer 
would assist in consolidating the city’s 
market share – although primarily in 
the more localised primary catchment 
area.  The retail study advised against 
allocating out-of-centre sites for new 
foodstore development over the 
Development Plan period.

The RSS designated Lincoln as one of 
five Principal Urban Areas in which 
significant levels of new development 
should be directed.  Lincoln was the 
only PUA in the Eastern sub-area, and 
was identified as the key focus for 
employment, services, cultural and 
commercial activities.  The hierarchy 

and growth position within the Sub-
Region provides the clear context of 
where Lincoln sits and where its future 
aspirations for growth and change 
might lie in the future.  

Lincoln’s key competitor is Nottingham, 
which performs at a higher level in 
terms of retail and town centre offer 
and scale of floorspace.  Lincoln 
benefits from being located 1 hours 
drive from Nottingham, enjoying a 
relatively isolated primary catchment 
area, but the city could start losing 
out in terms of market share if those 
living broadly equidistant between the 
two (in the secondary catchment area) 
change their main shopping choice from 
Lincoln.  Developments in the pipeline 
were identified in Grimsby, Nottingham 
and Newark, all of which could erode 
Lincoln’s market share in a ‘do nothing 
scenario’; i.e. if Lincoln did not pro-
actively promote city centre investment 
and development.

The 2007 retail study emphasised 
that the greatest threat to Lincoln’s 
long term growth and consolidation 
in the regional hierarchy is the lack of 
current space for new retail and leisure 
operators within the current built form 
(including department stores identified 
as having a potential requirement).  The 
historic core and policy protection adds 
to the difficulties in bringing forwards 
new development within the Primary 
Shopping Area, a problem commonly 
experienced when aiming to create new 
space in historic centres.  The range and 
quality of multiple retailers, for example, 
could be substantially enhanced.

In terms of actual performance, the 
2007 quantitative analysis highlighted 
the good trading performance of the 
city centre.  With a turnover of £336m, 
including a 20% inflow from beyond 
the survey boundary, the centre had 
a sales density of £6,322 per sq m 
net.  This was concluded to be a good 
performance lying somewhere between 
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expectations of £5,000-£8,000 per 
sq m net.  The study concluded that 
these figures were consistent with the 
qualitative assessment which identified 
a good performing and busy centre, 
but one that lacked key higher order 
retailers and quality department stores.

In comparison, out-of centre retail 
warehousing (excluding St Marks East) 
had a comparison goods turnover of 
£196.5m; 59% of that achieved in the 
city centre.  The floorspace at that time 
achieved a performance sales density 
of c.£4,500, almost double what is 
expected based on company average 
published figures.  Despite the strong 
performance of retail warehousing, 
the city centre was performing well, 
although an overall conclusion was the 
need for improvement and an expansion 
of key retail attractors (including 
department stores), in order to maintain 
market share.  More specifically, the 
2007 study emphasised that it is the role 
of the city centre to enhance its market 
share and consolidate its performance.

The 2007 recommendations 
were focused on enhancing and 
strengthening Lincoln city centre’s 
regional market dominance by 
extending the length of stay of outside 
visitors/shoppers and at the same 
time, increasing the frequency of visits 
by local people within the city and its 
environs.  The primary recommendation 
for achieving these goals was by 
deepening and diversifying the range of 

goods and services, as well as improving 
the cultural and entertainment 
attractions offered throughout the city 
centre.  Key sites identified included 
Lindongate and improvements to the 
Waterside Shopping Centre, followed by 
St Marks edge-of-centre location within 
a phased approach.

The retail study recommended no 
further growth in out-of-centre retail 
warehousing or foodstore development 
given the overall objectives to grow the 
city centre retail offer.  Nevertheless, 
the concentrations of out-of-centre 
retail warehouse floorspace – primarily 
restricted to bulky goods – did not 
appear at the time, to be having a 
substantial detrimental impact on the 
city centre, and indeed both appeared 
to be trading well alongside each other.  
There is no historic data currently 
available to assess whether the city 
centre’s market share has eroded over 
time in the context of new out-of-centre 
floorspace coming forwards; but Lincoln 
city centre was, in 2007, performing 
well and there were a number of key 
opportunities to continue to enhance 
the city centre offer as required.

Summary
• The level of out-of-centre floorspace 

in Lincoln (c.45,000 sq m net) is not 
significantly lower than that found 
in the city centre (53,000 sq m 
net).  Until 1990, retail development 
was concentrated in out-of-centre 
locations, with the Valentine Retail 

Park being the largest concentration 
of Open A1/bulky goods restricted.  
Between 1991 and 1995 the city 
centre benefited from the Waterside 
Shopping Centre, and the edge-of-
centre St Marks development (with 
evident signs of linked trips).  Since 
1995, development has been focused 
in out-of-centre locations, with no 
major city centre investment since 
1995.

• Nevertheless, the city centre was 
found to be performing well with 
a turnover of c.£336m and a sales 
density of £6,322 per sq m net.  
Crucially, the attraction of Lincoln 
is enhanced by the strong mix of 
components, including the University, 
retail, leisure, historic Cathedral 
quarter, quality environment, and a 
good range of independent/niche 
retailers.  The strong mix of uses has 
clearly assisted the health of Lincoln 
over time, as encouraged today in 
PPS4.

• Out-of-centre floorspace has a 
turnover of c.£197m and a strong 
sales density of £4,500 per sq m net.  
The two types of destination appear 
to be trading well alongside each 
other at the current time, reflecting 
the restricted bulky goods nature 
of out-of-centre retailing and the 
strong mix of ‘town centre’ uses 
in the city centre.  The 2007 study 
identifies key city centre development 
opportunities with which to focus 
new major investment, and advises 
against competing out-of-centre 
development over the LDF period 
(unrestricted A1).  The greatest 
threat to Lincoln was concluded to be 
growing competition in other higher 
centres in the future, i.e. Nottingham 
and Newark.

• The analysis of commercial indicators 
(prime rents and vacancy rates) 
shows a mixed pattern with some 
dips in rental values coinciding with 
major edge-of-centre developments.  
The economy has also been 
influential and it is likely to be a 
combination of factors which explain 
the performance of commercial 
indicators in Lincoln, and overall 
these factors alone cannot show the 
true picture of Lincoln’s health and 
vitality.
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8. Middlesbrough
Context

Middlesbrough is a large town in the north east of England in the county of North 
Yorkshire.  Middlesbrough is situated approximately 64 miles to the north of Leeds, 14 
miles to the east of Darlington and 25 miles to the south east of Durham.  As part of 
the Tees Valley, Middlesbrough has strong links to the neighbouring towns of Stockon-
on-Tees, Billingham and Thornaby-on-Tees.  Middlesbrough currently falls under the 
unitary authority area of Middlesbrough Borough Council and a context plan is shown in 
Appendix 6.

Middlesbrough had an urban area 
population of nearly 143,000 in 
2001 and has a retail catchment area 
population of about 206,000 according 
to Experian.  In social class terms the 
urban area is very similar to Doncaster 
and Blackburn, with an above average 
proportion of skilled manual, semi-
skilled and unskilled workers (social 
classes C2 and D), representing 60.5% 
of households compared to the national 
average of 48.9%.  Similar figures were 
evident in the catchment area as a 
whole, where owner occupied housing 
tenure is slightly below the national 
average, and lower than in Doncaster 
or Blackburn. Car ownership is also 
lower than in Doncaster and Blackburn 
and well below national average levels, 
with 37% of households without a car 
compared to the national average of 
27.5%.

Claimant count unemployed levels 
in 2009, as a percentage of total 
employment were double the national 
average in the Middlesbrough local 
authority area and noticeably higher 
than in any of the other case study 
areas.  Reflecting high unemployment 
levels, a higher proportion of skilled 
manual, semi-skilled and unskilled 
workers, lower car ownership and lower 
owner occupation than the national 
average, expenditure per head figures 
for convenience and comparison goods 
are estimated to be 9% and 16% 
respectively below the national average.  

Over the last 27 years (1982 – 
2009) population growth in the 
Middlesbrough local authority area 
was negative, at -0.2% pa compared 
to the national average of +0.4% pa.  
This helps to some extent to explain 
why household consumer expenditure 
over the slightly shorter period of 

1987 – 2009 (22 years) is estimated by 
Experian to have increased by 2.2% pa 
in real terms, compared to the national 
average of 2.6% pa.  On a per head 
basis this suggests that expenditure 
growth was close to, but slightly 
higher than the national average, 
although total expenditure growth was 
well below average because of the 
population decline.

In this case study, an assessment of 
Middlesbrough would not be complete 
without also taking into account 
the significant amount of out-of-
centre retail warehouse provision 
in Stockton.  The distance between 
Middlesbrough and Stockton is only 
5 miles (approximate 10 minute drive 
time), and the largest concentration 
of retail warehousing in Stockton lies 
between the two town centres.  There 
is therefore a complete overlap in 
catchment area with the concentration 
of retail warehousing serving the 
catchment areas of both town centres.

Given the strong relationship and 
over-lapping catchment areas of the 
different destinations, Stockton-on-
Tees and Middlesbrough Borough 
Council commissioned a joint retail 
study in 2007 which was published 
in 2008, underpinned by new survey 
work undertaken in 2007.  The 
Middlesbrough catchment is evidently 
also influenced by other centres 
including Darlington, Hartlepool, Redcar 
and in only one survey zone Newcastle.  

Floorspace
Middlesbrough town centre has a 
comparison goods floorspace of 
around 75,000 sq m gross, compared 
to an out-of-centre retail warehouse 
floorspace of around 34,000 sq m gross.  
In Stockton, the figure is substantially 
greater, offering around 97,000 sq m 
gross of non-food out-of-centre retail 
warehouse floorspace.  The location of 
this out-of-centre floorspace relative to 
the town centre of Middlesbrough (and 
Stockton) is illustrated on the plan in 
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Appendix 6, which demonstrates that 
the concentrations of such floorspace 
are located between a 5-10 minute 
drive time from Middlesbrough town 
centre.

The chart on the previous page shows 
the development of retail floorspace 
within and around Middlesbrough. It 
illustrates the relatively small amount 
of out-of-centre development which 
has occurred in  Middlesbrough itself, 
being at most half that of the town 
centre development over the study 
period. However, when out-of-centre 
development within neighbouring 
Stockton is included the picture is 
drastically different with the total 
amount of space developed out-
of-centre far exceeding that within 
Middlesbrough town centre from 1990 
onwards.

Development Phasing
Until 1985 development was primarily 
focused in Middlesbrough town 
centre, with The Mall opening in 1973 
and the Hill Street Centre opening 
in 1981.  The Mall (formerly known 
as Cleveland Shopping Centre) is the 
largest of the town centre schemes 
with approximately 30,000 sq m retail 
floorspace. The Mall was subsequently 
extended in 1984 to provide further 
retail floorspace.  The Hill Street 
shopping centre is somewhat smaller at 
just over 18,500 sq m retail floorspace.

In 1985, the first large retail park 
opened in Middlesbrough – The 
Cleveland Retail Park.  It has a 
floorspace of over 24,000 sq m with 
around 16 units, anchored by B&Q 
(opened 2003) and also offering 
Curry’s, Matalan, Carpetright, Peacocks, 
Outfit, Argos, Next and Pets at 
Home.  Since the original application 
was granted permission by Redcar 
and Cleveland Borough Council, 

the overall floorspace has increased 
through applications for extensions 
and subdivision (2007), new retail units 
(2003 and 2007) and the introduction 
of mezzanines.  Today the Retail Park 
is part unrestricted and part bulky in 
respect of the planning conditions, 
and the comparison floorspace is 
around a third of the scale offered in 
Middlesbrough town centre.

The Teesside Retail Park, Stockton-on-
Tees, opened in 1991 with an Open 
A1 consent, including food.  The retail 
park is significant in scale and has 41 
retail units offering a large range of 
‘high street’ type retailers including 
Marks & Spencer, HMV, Laura Ashley, 
River Island, New Look, Next, Clarks, 
JJB Sports and Thomas Cook, plus a 
large Morrisons foodstore.  Leisure 
uses include a Showcase Cinema and 
a number of restaurants; and a current 
application is seeking consent for a 
hotel and further restaurants/bars. 
The retail park has been extended and 
sub-divided since its opening, including 
the addition of a number of new 
mezzanines, between 2006 and 2008.

Between 1991 and 1999, all 
development took place in out-of-
centre locations, with all but one unit 
located within Stockton Borough 
Council.  The focus of development 
was entirely on Portrack Lane with the 
first unit opening in 1994 occupied by 
Wickes.  The primary concentrations 
in this area are located on the Portrack 
and Collectables Retail Parks, both of 
which opened in 1996.  The Portrack 
Retail Park has a floorspace of around 
6,000 sq m with restricted bulky goods 
consent.  In 1997 and 1998, a number 
of freestanding retail warehouses 
were built which are now occupied by 
B&Q, Focus (Middlesbrough), Dunelm, 
Furniture Village, Go Outdoors and ScS.

Over the last 12 years, since 1998, 
the focus of new comparison goods 
floorspace has generally been in 
Middlesbrough town centre.  In 1999, 
Middlesbrough benefited from the first 
major investment since 1984 with the 
opening of the Captain Cook Square 
shopping centre.  Captain Cook Square 
is an open air precinct that currently 
has over 20,000 sq m retail floorspace 
across approximately 20 retail units, 
with key retailers including TJ Hughes, 
TK Maxx, Wilkinson and JJB Sports.  
In 2002, the Hill Street Centre was 
extended by nearly 3,000 sq m.  This 
indoor precinct currently comprises of 
over 50 retail units, occupied by key 
retailers such as Superdrug, Primark, 
Monsoon and Barratts.  The most 
recent town centre development was 
the extension of The Mall in 2006.  This 
redevelopment of The Mall increased 
the floorspace of the shopping centre 
by over 14,000 sq m.  The Mall 
currently has approximately 60 retail 
units, including Bhs, Iceland, Boots, 
H&M, Topshop and WHSmith.

Table 8.1 sets out GOAD data for 
Middlesbrough town centre showing 
how the total amount of floorspace and 
its composition have changed over time.

Over the study period, retail floorspace 
within Middlesbrough town centre has 
doubled with the main contributions 
coming from the opening of Captain 
Cook Square (1999) and extensions to 
the High Street Centre (2002) and The 
Mall (2006), as detailed above.

Comparison retailing has consistently 
accounted for a major share of 
floorspace which has only declined over 
the last decade, coinciding with a rise 
in service floorspace and vacancies. The 
proportion of comparison floorspace 
remains well above the national average 
though. Convenience floorspace in 
contrast is significantly below the 
national average figure.

In summary, following an early period 
of town centre investment between 
1973 and 1984, the Middlesbrough 
catchment was dominated by major 
out-of-centre retail warehouse 
development over the period 1985 to 
1998, primarily located in Stockton-on-
Tees Borough Council area.  The largest 
concentrations of retail warehousing 
which compete directly with 
Middlesbrough town centre are Teesside 
Retail Park (1991) and Cleveland 

Tabele 8.1: Town Centre Floorspace

 1984 1987 2000 2009

Floorspace (m2) 67,354 81,475 121,330 130,565

Convenience (%) 10.3 13.0 8.3 8.7

Comparison (%) 60.4 60.4 65.3 57.1

Service (%) 10.5 11.0 16.1 20.7

Misc (%) 7.3 4.5 1.2 1.6

Vacant (%) 11.5 11.2 9.2 11.9

Total (%) 100 100 100 100

Source: GOAD (Gross floorspace)
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Retail Park (1985).  These benefit 
from more flexible consents and the 
representation of high street clothing 
and footwear retailers, particularly 
on the Teesside Retail Park.  Portrack 
Lane has a significant level of out-
of-centre retail warehouse provision, 
but this is predominantly restricted to 
more bulky goods categories.  Since 
1999, Middlesbrough town centre has 
benefited from new development and 
redevelopment, enhancing the shopping 
offer.

Town Centre Vitality and 
Viability
Commercial Indicators

Rents

Prime retail rents in Middlesbrough 
have overall grown over the study 
period, with the only real drop in 
rents being over the last year. Rents in 
Middlesbrough have followed a similar 
trend to rents nationally and over much 
of the late 1990s and 2000s rental 
levels were higher in Middlesbrough 
than regional or national averages. 

The only major out-of-centre 
development occurred in 
Middlesbrough in 1985, with much 
smaller scale development post that 
date. Most out-of-centre development 
has been in the neighbouring area of 
Stockton, however as this has been 
consistent over much of the 1990s and 
early 2000s there does not appear to 
have been any direct impacts on town 
centre rents which have continued to 
rise overall. Rents were fairly static in 
Middlesbrough over the period 2001-
2006 which coincides with the opening 
of extensions to two town centre 
schemes, as well as the out-of-centre 
developments in Stockton.

Vacancy Rates

The vacancy rate in Middlesbrough 
has been fairly consistent at c.11% 
of floorspace only dropping to 9% in 
2000. The proportion of units however 
has increased somewhat, nearly 
doubling from 12% of units in 1984 
to 22% of units vacant in 2009. This 
would imply there are a high number of 
small units which are vacant in the town 
centre, rather than larger units.

The current level of vacancies in 
Middlesbrough is only marginally higher 
than the national average of 11% of 

floorspace, although in terms of units it 
is much higher than the 12% of units 
vacant nationally. The relative stability 
in the floorspace vacancy rate implies 
that overall, development activity has 
not had a significant effect on the 
amount of vacant floorspace within the 
town centre.

2006 Middlesbrough Retail Study

A detailed town centre health check 
for Middlesbrough was undertaken 
within the Middlesbrough Retail Study 
(February 2006).  The analysis follows 
all retail floorspace development 
discussed above, aside from the 
redevelopment of The Mall which 
opened in 2006.  

The study drew on ‘Management 
Horizons Europe: UK Shopping Index 
(2003/2004) to demonstrate that 
despite the opening of Captain Cook 
Square and the extension to the Hill 
Street Centre, Middlesbrough had 
slipped 17 places in the rankings from 
a position of 37 in 2000/2001 to 54 in 
2003/2004.  Whilst the proportion of 
comparison floorspace was above the 
national average (60.4% compared to 
53.1% in 2004), the number of units 
occupied by comparison goods retailers 

had slipped since 2000, from 299 to 
268 in 2004, a decrease of 31 units 
(10.4%).  

The 2006 study concluded that 
Middlesbrough town centre is well 
pro vided for in terms of Department 
and Variety Stores, including BhS, 
Debenhams, House of Fraser and 
Marks & Spencer (significantly 
above the national average of town 
centres).  Based on Experian Goad 
data (April 2004), the study found 
Middlesbrough to have an above 
average representation of non bulky 
goods floorspace (42.7% compared 
to 32.19%), including a higher than 
average representation of clothing 
and footwear retailers.  In contrast, 
Middlesbrough had a significantly 
below average representation of bulky 
goods floorspace (4.93% compared 
to 7.38%), reflective of out-of-centre 
competition.

Overall, the analysis highlighted 
that Middlesbrough town centre is 
dominated by non-bulky comparison 
goods particularly in the clothing and 
footwear category.  It is evident that this 
representation has, however, declined 
in recent years.  The Study stated that, 
‘understandably, given the nature of 
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Table 8.2: Vacancy Rates

Middlesbrough UK

Vacant Flrsp Vacant Units Vacant Flrsp Vacant Units

1984 11.5% 11.8% 8.0% 8.2%

1987 11.2% 13.9% 8.0% 9.0%

2000 9.2% 16.6% 8.5% 11.0%

2009 11.9% 22.4% 10.9% 12.4%

Source: GOAD
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‘bulky goods’ retailing, the town centre 
only has a limited number of small 
format ‘bulky’ retailers focused primarily 
in the electrical goods sector.  Vacancy 
rates were concluded to be particularly 
high at this point in time, although 
these were primarily in more peripheral 
secondary locations and coincided 
with the ongoing redevelopment of 
the Cleveland Shopping Centre (now 
known as The Mall).

The 2006 study undertook a detailed 
analysis of market share and trade 
retention within the primary catchment 
of Middlesbrough.  This demonstrated 
that in terms of non-bulky comparison 
goods shopping (town centre and 
out-of-centre combined), it is evident 
that facilities in Middlesbrough are the 
most popular destination compared 
to Stockton-on-Tees and Redcar 
and Cleveland (71%, 16% and 
3% respectively); but nevertheless, 
Middlesbrough’s market share has fallen 
from 77% in 2001 to 71% in 2005.

Facilities in Middlesbrough faced 
increased competition from out-of-

centre destinations in nearby Stockton-
on-Tees, which have (combined) 
increased their market share from 
9% in 2001 to 16% in 2005.  More 
specifically, the household telephone 
survey identifies that Teesside Retail 
Park in Stockton-on-Tees has increased 
its market share from less than 2% in 
2001 to 9% in 2005 from within the 
primary catchment area.  It is likely 
that during the boom growth over 
this period, people were more mobile 
through increased car ownership, and 
had more money to spend, and were 
also attracted by the emergence of 
cinemas and other leisure destinations in 
out-of-centre locations.  

With regard to ‘bulky’ comparison 
goods shopping, the household 
survey identifies that the market share 
achieved by facilities in Middlesbrough 
has significantly reduced since 2001.  
Indeed, within the primary catchment 
area the market share for ‘bulky goods’ 
has reduced from 42% in 2001 to 32% 
in 2005.  The downward trend has been 
experienced in all three of the main 
‘bulky goods’ categories, particularly 

DIY which experienced a fall from 
41% to 21% in 2005.  Electrical goods 
market share fell from 38% to 31% 
by 2005; and furniture goods fell from 
48% to 45%.

As the market share for 
Middlesbrough’s facilities (town centre 
and out-of-centre combined) fell over 
this period, market share for Stockton-
on-Tees strengthened.  The electrical 
category rose from 45% in 2001 to 
50% in 2005; the DIY category rose 
from 42% to 46%, whilst the furniture 
category remained unchanged at 34%.  
Redcar and Cleveland experienced a 
marginal fall in market share in the 
electrical and furniture categories, but 
a substantial increase in market share 
in the DIY category (11% to 26%) 
following the opening of B&Q and 
other bulky goods units in 2003 on the 
Cleveland Retail Park.

The substantial amount of out-of-
centre floorspace in Stockton-on-Tees, 
which has expanded and qualitatively 
improved over time, and more recent 
development in Redcar & Cleveland 
in 2003, has clearly had a detrimental 
impact on Middlesbrough town centre 
in terms of market share/trade draw.

2007 Stockton and Middlesbrough 
Joint Retail Study

White Young Green (WYG) and 
Nathaniel Lichfield and Partners 
(NLP) were jointly commissioned by 
Stockton-on-Tees and Middlesbrough 
Borough Councils to examine future 
retail needs within the sub-region.  This 
study included a new and up-to-date 
household telephone survey which was 
undertaken in June/July 2007 following 
the opening of the redevelopment of 
The Mall in Middlesbrough town centre.  
The survey area mirrored that used 
in the previous 2001 and 2005 Retail 
Studies.

The analysis does not provide a 
direct comparison with the facts and 
figures illustrated in the previous 
Retail Study, but it does give a clear 
description of the relationship and 
market share variations between 
Stockton, Middlesbrough and the major 
out-of-centre destinations (Teesside 
Retail Park and Portrack Lane); and 
crucially provides an estimate of how 
Middlesbrough was performing in 
quantitative terms alongside such 
large concentrations of out-of-centre 
retailing.
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The study highlighted the dominance of 
Middlesbrough town centre for clothing 
and footwear, achieving a 57.9% 
market share across the survey area; 
this compared to market shares of only 
9% for Stockton town centre, 8.5% for 
Hartlepool, 6.1% for Redcar and 5.1% 
for Teesside Retail Park.  Middlesbrough 
town centre remained reasonably strong 
also in the furniture category (23.5%), 
which compared well to Portrack Lane, 
Stockton (22.2%), Teesside Retail Park 
(12.2%) and Stockton town centre 
(6.3%).  

The centre was the strongest 
destination in respect of trade draw for 
the beauty and chemist goods category 
(25.5%) compared to Hartlepool 
(15.4%), Stockton (12.4%), and 
Teesside Retail Park (5.9%).  Similarly 
in the small household goods category, 
Middlesbrough town centre had a 
43.4% share compared to Stockton 
town centre (12.4%) and Teesside 
Retail Park (10.6%).

Earlier evidence had highlighted 
the erosion of market share for 
Middlesbrough town centre as a 
consequence of major concentrations 
of out-of-centre retail warehouse 
floorspace that far exceeds the level 
of comparison floorspace in the town 
centre.  Nevertheless, this more recent 
study provided evidence to demonstrate 
that Middlesbrough remains the 
dominant shopping destination for most 
comparison goods categories.  The 
exception is the DIY category (9.1%) 
where market share was substantially 
lower than Portrack Lane (33.3%) and 
Cleveland Retail Park (14.7%); and 
electrical goods (14%) where Teesside 
Retail Park dominates (46.1%).  

In the context that its market share 
had been eroded, it is important to 
understand how Middlesbrough was 
actually performing in terms of turnover 
and viability.  Table 4.4, on page 59 of 
the Study sets out that Middlesbrough 
had a turnover of around £547m in 
2007; and applying this to a floorspace 
of 72,476 sq m net comparison equates 
to a sales density in the region of 
£7,500 per sq m net.  This is a healthy 
level of turnover for a town centre, 
demonstrating that recent investments 
in Middlesbrough town centre (Captain 
Cook Square, Extension to Hill Street 
Centre and the redevelopment of The 
Mall) have all ensured Middlesbrough 
consolidates and remains attractive in 

the face of growing competition in out-
of-centre locations.

It should be emphasised, however, that 
the substantial scale of out-of-centre 
development, including a large amount 
of unrestricted format space selling high 
street goods, has provided a significant 
challenge, and the performance of 
the town centre has suffered as a 
consequence in terms of declining 
market share.

The study concluded that 
Middlesbrough will need to continue 
to attract new investment in order 
to maintain its role as the main sub-
regional centre.  This is particularly 
the case in relation to higher order 
comparison goods shopping where 
Middlesbrough town centre has 
the potential to attract investment 
which would not realistically be 
likely to be drawn to other centres 
in the Tees Valley.  In respect of 
bulky goods retailing, it emphasised 
that Middlesbrough should aim to 
accommodate an increased level of 
retail warehouse type development in 
order to retain expenditure, whilst there 
is no need for further retail warehousing 
provision in Stockton.

Cannon Park is identified as the key 
town centre extension/growth area 
in Middlesborough, and the mix of 
comparison, bulky or convenience 
goods floorspace remain flexible options 
for the site.  

Summary
• Middlesbrough town centre has 

comparison goods floorspace of 
around 75,000 sq m net, compared 
to combined out-of-centre 
floorspace in Middlesbrough and 
nearby Cleveland and Stockton of 
131,000 sq m net (57% greater than 
Middlesbrough town centre).  Major 
out-of-centre growth commenced 
in 1985 with the opening of the 
part unrestricted Cleveland Retail 
Park.  The major Teesside Retail park 
opened in 1991 with an Open A1 
consent, alongside major growth at 
Portrack Lane between 1991 and 
1998.  

• Over the last 12 years, since 1998, 
Middlesbrough has benefited 
from the focus of new investment 
which has reversed, to some 
extent, the centre’s decline.  Whilst 
Middlesbrough has lost market 

share in some comparison goods 
categories, it remains dominant in 
the clothing and footwear category – 
a focus which has improved in recent 
years through new town centre 
development.

• The most recent retail study (2007) 
found Middlesbrough to have a 
healthy sales density, but highlighted 
that the town will need to continue 
to attract new investment in order to 
maintain its role as the main sub-
regional centre.  The conclusions 
recommend against further out-of-
centre floorspace in Stockton and 
identify Cannon Park as the site 
with which to bring forward growth 
in Middlesbrough town centre 
(through an extension to the Primary 
Shopping Area).

• Of all the case study towns, 
Middlesbrough represents a town 
that has struggled considerably as a 
consequence of major unrestricted 
out-of-town development.  
Nevertheless, through renewed 
and continued investment in the 
town centre it has regained it’s 
positioning in some comparison 
goods categories (notably clothing 
and footwear) in recent years.  The 
mass concentration of comparison 
floorspace throughout Stockton, 
Cleveland and Middlesbrough has 
adjusted to perform alongside each 
other, although policy re-focuses 
attention to Middlesbrough town 
centre as the Sub-Regional Centre 
with which to accommodate growth 
and consolidate market share. 

• Middlesbrough is a good example 
of where more detailed analysis is 
needed to gain a true understanding 
of a town centre’s performance, as 
the examination of key commercial 
indicators such as prime retail rents 
and vacancies does not appear 
to show a direct impact from 
development activity.  Overall, rents 
have both improved over the study 
period, (with the exception of the 
fall in rents in 2009 as a result of the 
recent recession). The town centre 
vacancy rate has also remained 
fairly stable and the simple analysis 
of just these variables would have 
hidden some of the changes to 
Middlesbrough town centre as a 
result of out-of-centre developments 
in the surrounding area.
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9. Tamworth
Context

The town of Tamworth is situated in the West Midlands in the county of Staffordshire.  
The West Midlands conurbation lies to the south west of Tamworth.  Tamworth is 
located approximately 16 miles north east of Birmingham, 29 miles south of Derby, 
29 miles west of Leicester and 15 miles north west of Nuneaton (see context plan in 
Appendix 7).  The local authority for the town is Tamworth Borough Council.

Tamworth had an urban area 
population in 2001 of 79,000, which 
was a significant 15% increase over 
the previous ten years, and a retail 
catchment area population of about 
124,000 according to Experian.  The 
social class profile of the urban area 
indicates that Tamworth has a slightly 
below average level of managerial 
and professional inhabitants.  In 2001 
social class AB accounted for 18.4% of 
total population compared to 21.7% 
nationally and social class C1 was 
26.3% compared to 29.4% nationally.  
Social classes C2, D and E (skilled 
manual, semi-skilled, unskilled and 
households on state benefits) totalled 
55.4% of households (a very similar 
figure to Lincoln) which is slightly higher 
than the national figure of 48.9%.  

A slightly higher social class profile, but 
still lower than the national average, 
was evident in the catchment area as a 
whole.  In this area owner occupation, 
at 74%, was above national average 
levels (68.3%), and car ownership was 
well above national average levels, due 
to the high proportion of households 
with 2+ cars.  47.6% of households had 
one car, almost identical to the national 
average, and 36.6% of households had 
2 or more cars, compared to a national 
average of 27.5%.

Claimant count unemployment levels 
in 2009, as a percentage of total 
employment, were slightly above 
national average levels in the Tamworth 
local authority area.  The social class 
profile is slightly below average and 
unemployment a little above average, 
but retail spending per head levels are 
very similar to the national average.  
Convenience goods expenditure per 
head is identical to the national average, 
but comparison goods expenditure per 

head is 6% below the national average.

Over the last 27 years (1982 – 2009) 
the population in the Tamworth local 
authority area has increased by 0.5% 
pa, 25% more than the national 
average growth rate of 0.4% pa, and 
household consumer spending over the 
slightly shorter period of 1987 – 2000 
(22 years) is estimated by Experian to 
have increased by 3% pa in real terms, 
well above the national average of 
2.6% pa.  This suggests that consumer 
expenditure per head growth was 
also above the national average in 
Tamworth.

Floorspace
Tamworth has the smallest town centre 
comparison goods floorspace of all of 
the case study towns, totalling around 
26,500 sq m (comparison goods).  This 
is considerably less than the amount 
of comparison goods retail warehouse 
floorspace located in out-of-centre 
locations around Tamworth (c.43,000 
sq m).  The location of out-of-centre 

floorspace relative to Tamworth town 
centre is illustrated on the plan in 
Appendix 7.  This shows that there 
are two main concentrations of retail 
warehousing, one within a 5 minute 
drive time of the town centre, and the 
second between 5 and 10 minutes 
drive.

The chart above shows the pattern of 
floorspace development in Tamworth 
and illustrates how until the early 1990s 
virtually all new development was in 
Tamworth town centre with limited 
out-of-centre floorspace built. This 
changed in 1993 with the opening of 
some 30,000 sq m of out-of-centre 
floorspace. Since then there have 
been several smaller out-of-centre 
developments, but no new town centre 
space built.

Development Phasing
Until 1981, the focus of retail 
investment was in Tamworth 
town centre with the opening of 
the Ankerside Shopping Centre in 
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1980 (c.13,000 sq m).  Since this 
scheme, retail development has been 
predominantly focused in out-of-
centre locations, and retail warehouse 
floorspace levels have grown 
substantially in comparison to the town 
centre.

In 1981, 1985 and 1993, three stand-
alone retail warehouses were developed 
in out-of-centre locations to the south 
of Tamworth centre along Ninian 
Way.  These three units provide a total 
retail floorspace of over 7,000 sq m, 
with occupants including Wickes and 
B&Q.  All three retail warehouses are 
restricted to the sale of non-food bulky 
goods only, and are located further 
from the town centre than more recent 
development, between a 5 and 10 
minute drive time.

The Ankerside Shopping Centre, was 
extended in 1992 and now includes 
over 19,500 sq m of floorspace across 
60 units.  Key retailers include Dunnes 
department store, Boots, Argos, New 
Look and Iceland.

Table 9.1 sets out GOAD data for 
Tamworth town centre as a whole 
showing how the total amount of 
floorspace and its composition have 
changed over the study period.

The table shows how the total amount 
of floorspace has changed only 
marginally over the 26 year period, 
although the composition of floorspace 
has altered. Comparison retailing has 
accounted for more than 50% of 
floorspace over the period, although 
is currently at its lowest proportion, 
(although still just above the national 
average of 48.5%). The recent drop in 
comparison floorspace coincides with a 
rise in the vacancy rate suggesting the 
recent recession could be the cause for 
this.

Convenience retailing in the town 
centre has declined significantly, 
accounting for just 9.3% of floorspace 
in 2009 which is less than half the 
proportion in 1984. Service uses have 
almost doubled in terms of the portion 
of floorspace and are broadly in line 
with national average levels. 

The first and largest out-of-centre 
destination built was the Ventura Retail 
Park, which opened in 1993.  Ventura 
Retail Park has a floorspace of around 
28,000 sq m; (8,000 sq m larger 
than town centre retail floorspace), 

with around 19 units.  The retail park 
benefits from unrestricted A1 non-
food planning consent (with certain 
minor exceptions), which has led to the 
occupation of many of the units by high 
street type retailers including Marks 
& Spencer, Mothercare, Toys R Us, 
Matalan, JJB Sports, WH Smith, Boots 
and Next.

Other retailers include Homebase, 
Currys, Comet, Halfords, and 
Carpetright.  A number of applications 
to extend units and insert mezzanine 
floors have been granted permission 
and also carry Open A1 non-food 
planning consent.  A large Sainsbury’s 
and Asda are also situated on the retail 
park, adding to the overall attraction of 
the out-of-centre destination.

The Jolly Sailor Retail Park is a smaller 
sized destination located adjacent to 
Ventura Retail Park.  The Jolly Sailor 
Retail Park was developed in two 
phases.  Phase I of the retail park (built 
in 1995) included the development of 
three retail units, with a total floorspace 
of nearly 3,000 sq m, and also a 
Sainsburys supermarket.  Phase II of 

Table 9.1: Town Centre Floorspace

 1983 1990 2000 2009

Floorspace (m2) 44,221 38,369 45,615 45,457

Convenience (%) 23.5 17.91 12.0 9.3

Comparison (%) 55.1 59.3 59.8 51.4

Service (%) 13.6 16.0 21.1 23.6

Misc (%) 0.6 0.5 2.6 1.8

Vacant (%) 7.2 6.36 4.5 13.8

Total (%) 100 100 100 100

Source: GOAD (Gross floorspace)
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the retail park (built in 2003) added a 
further two units and a floorspace of 
about 3,000 sq m.  Planning consent 
was granted for Open A1 non-food 
sales, and the current mix of retailers 
is varied, with units comprising Pets at 
Home, Brantano, Dreams, Argos Extra 
and TK Maxx.

In 2006 and 2009 planning permission 
was granted for a further phase of retail 
warehousing at Cardinal Point, located 
adjacent to the Jolly Sailor Retail Park.  
This has not yet been implemented, but 
consent was granted for an additional 
7,500 sq m of retail floorspace restricted 
to sales of bulky goods only, including 
DIY products, electrical products, home 
furnishings, pet products and sports 
goods.  A further planning condition 
requires that at any one time not more 
than one unit of the subdivided retail 
floorspace shall be used for the sale 
of pets and pet goods and/or sports 
goods.

In summary, Tamworth town centre 
is overshadowed by the amount of 
unrestricted out-of-centre floorspace 
which offers a strong range of clothing 
and footwear retailers.  The attraction 
of the two main destinations – the 
Jolly Sailor Retail Park and Ventura 

Retail Park – are enhanced by the 
presence of a major Sainsbury’s store 
on the Jolly Sailor Retail Park, and 
major Sainsbury’s and Asda stores on 
Ventura Retail Park.  Retail warehousing 
at Cardinal Point will further increase 
the competition that the out-of-centre 
retail parks have withTamworth town 
centre, however planning consent has 
restricted development to the sales of 
bulky goods.  

Town Centre Vitality and 
Viability
Commercial Indicators 

Rents

Prime rents in Tamworth, as the chart 
shows, have been consistently much 
lower than the national and regional 
average rental levels, although have 
followed a similar performance to 
national/regional trends. After a rise in 
rents in the late 1980s the early 1990s 
saw rental values decline slightly during 
the recession, before starting to rise 
again fairly consistently from 1995 
onwards before stabilising and then 
falling in recent years. 

The early 1990s dip in rents coincided 
with the recession and also the opening 

of the major out-of-centre development 
(Ventura Retail Park) and the much 
smaller extension to the Ankerside 
Shopping Centre within the town 
centre. This fall in rental values and 
subsequent rise matched regional and 
national trends.

Vacancy Rates

Table 9.2 shows that, with the 
exception of 2009, vacancy rates 
in Tamworth town centre have 
been relatively low.  This is true as 
a proportion of floorspace and as a 
proportion of units, which have typically 
been lower than the national average.  
The latest GOAD report shows that in 
2009 the proportion of floorspace and 
units which were vacant was above the 
national average. With no out-of-centre 
development since 2003, this is likely to 
be due to the recent recession.

Retail and Town Centre Studies

As set out above, Tamworth town 
centre is at a considerable disadvantage 
compared to the scale and mix of ‘high 
street’ type retailers in out-of-centre 
locations.  The health of the town 
centre following such development 
can be understood from three Council 
documents including the ‘Tamworth 
Town Centre and Retailing Study’ 
(September 2000), the ‘Tamworth 
Town Centre Health Check’ (2008), and 
the ‘Town Centre Masterplan Update 
Cabinet Report’ (July 2010).

The 2000 Colliers retail study calculated 
that Tamworth town centre had a non-
bulky retail turnover of c.£81m and a 
bulky goods retail turnover of around 
£33m, equating to a total comparison 
goods town centre turnover of around 
£114m. On the basis of a comparison 
goods town centre floorspace of around 
26,500 sq m, this equated to a town 
centre sales density of c.£4,300 per 
sq m net.  This is lower than the other 
case study towns, although this perhaps 
reflects the date of the study in 2000.  

For out-of centre floorspace, the 2000 
study identified that collectively the 
retail warehouses had a non-bulky 
goods turnover of c.£13.6m, and 
c.£40.9m of bulky goods turnover.  The 
total comparison goods turnover was 
less than that identified for the town 
centre, reflecting the number of more 
bulky goods operators achieving a lower 
sales density.  This survey was, however, 
undertaken in advance of Marks & 
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Table 9.2: Vacancy Rates

Tamworth UK

Vacant Flrsp Vacant Units Vacant Flrsp Vacant Units

1983 7.2% 5.3% 7.9% 8.2%

1990 6.4% 5.6% 9.4% 10.2%

2000 4.5% 5.0% 8.5% 11.0%

2009 13.8% 15.4% 10.9% 12.4%

Source: GOAD
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Spencer being represented on the 
Ventura Retail Park and a substantial 
expansion to the Matalan store.

The role of convenience goods retailing 
in the town centre was identified 
to be very weak and less dominant 
in terms of market share compared 
to the competition in the form of 
major out-of-centre foodstores.  In 
2000, Tamworth town centre had a 
convenience goods turnover of around 
£25m, compared to out-of-centre 
provision which had a substantially 
greater turnover of c.£108m.  

The town centre health check 
concluded that Tamworth town centre 
had a reasonable range of high street 
fashion multiples, the majority of 
which were located in the Ankerside 
Centre (Iceland, Dunnes department 
store, WH Smith, Mark One) and 
on George Street (Dorothy Perkins, 
Superdrug).  The study highlighted the 
representation from two department 
stores which was considered unusual for 
a place of Tamworth’s role and size in 
the shopping hierarchy.  Over 80% of 
survey respondents travel to Tamworth 
by car, assisted by perceptions of good 
car parking facilities and better road 
access than to competing centres.  

Almost 40% of respondents carry 
out linked trips to the town centre 
and Ventura Retail Park.  Shoppers 
identified the ‘health/beauty/chemist 
products/books/magazines/CD’s’ as 
the best product category on offer 
in Tamworth town, whilst ‘footwear 
and clothing’ was rated lower.  ‘Bulky 
goods’ achieved a negative score, and 
‘food’ had a particularly poor score.  In 
a different part of the survey Tamworth 
town centre scored badly for choice 
of goods and quality of goods – both 
receiving a negative score.  Only 10% 
of shoppers said they were happy with 
the shopping provision in Tamworth.  

The 2000 Study included a business 
survey of retailers in Tamworth town 
centre, and 74% believed that Ventura 
Retail Park had had a negative effect 
on retail trade in the town centre as 
a whole.  The main reasons given for 
Ventura Park’s perceived negative effect 
include its free and easier parking, its 
choice of multiples (including M&S 
and Next) and fewer visitors to the 
town centre since it’s opening.  50% of 
respondents believed their turnover had 
fallen as a consequence.  

Since the 2000 retail study, Marks & 
Spencers has occupied space on the 
Ventura Retail Park with a food and 
non-food store, which opened in 
2005, and this has likely increased the 
attraction of the destination.  

More recently (July 2010), Tamworth 
Borough Council produced a short 
report to Cabinet on the emerging town 
centre Masterplan.  This document 
acknowledges that the town centre is 
performing relatively well; adding that 
the number of shop unit vacancies is 
below the national average, the street 
market is very popular, a number of 
new operators have opened in the town 
and there are approved regeneration 
plans for the former Gungate Precinct.  

The report emphasises, however, that 
the town centre has not always been 
the focus for retail, leisure and office 
development, and new development 
continues to be proposed on the 
edge of the town centre, such as the 
commitment for more bulky goods 
retailing at Cardinal Point and proposals 
for retail and a hotel at the former 
Bolebridge Garage site.  

The report makes it very clear that 
out-of-centre retailing has had a 
detrimental impact on Tamworth 
town centre, stating that Tamworth is 
unique as being the only centre in the 
West Midlands that has a retail park 
(Ventura Park) that is ranked higher in 
the retail hierarchy than its associated 
town centre.  Ventura and Jolly Sailor 
retail parks, the Snowdome and Strykers 
are recognised as successful retail and 
leisure facilities and are a major draw 
for visitors to Tamworth; whereas the 
town centre serves and appeals to a 
much smaller, localised and contained 
catchment.  

The 2010 report highlighted the 
number of physical barriers to 
movement between the town centre, 
Ventura Retail Park and the Snowdome 
including the river and roads.

In order to explore how the appeal of 
the town centre could be grown and 
how the long term regeneration of 
the town centre could be achieved, 
a Masterplan was commissioned to 
assess the retail and property market; 
analyse public realm, movement and 
accessibility; and identify strengths, 
weaknesses, issues and opportunities.  



46

Following a long period of extensive 
out-of-centre development, the Council 
is now reacting and aims to facilitate 
new development in the town centre 
in the future.  The 2000 retail study 
preceded a number of ‘high street’ type 
additions to the out-of-centre offer, 
and the town centre has continued to 
suffer from diversion of trade in recent 
years.  This trend has evidently been 
recognised by the Council and the 
most recent consent for out-of-centre 
retailing restricted the floorspace to 
bulky goods.  

Tamworth town centre has evidently 
suffered from the growth in out-of-
centre retailing, but the absence of 
town centre investment has not enabled 
the town centre to compete.  Tamworth 
is smaller than the other case study 
towns, and clearly the scale of out-of-
centre development has had a more 
direct impact on the performance of the 
town centre as a consequence. 

Summary
• Since 1981, around 43,000 sq m 

of comparison goods out-of-centre 
retail warehouse floorspace has been 
developed in Tamworth, most of 

which has consent for unrestricted 
non-food use.  This is substantially 
greater than the 26,500 sq m of 
comparison floorspace in the town 
centre.  

• The Ventura Retail Park and Jolly 
Sailor Retail Park are just outside the 
town centre and collectively have 
a strong range of ‘high street’ type 
retailers.

• The 2000 retail study preceded 
a number of non-bulky out-of-
centre additions, including Marks 
& Spencer, and concluded that the 
town centre was relatively healthy.  
Market share and turnover remained 
satisfactory for a smaller sized town 
centre, and the range of retailers was 
deemed reasonable.  Nevertheless, 
almost 40% of shoppers carry out 
linked trips with Ventura Retail Park, 
and shoppers/visitors were very 
critical of the town centre retail offer.

• A more recent report by the Council 
(2010), highlighted the impact out-
of-centre retailing has had on the 
town centre, with the Ventura Retail 
Park occupying a higher position in 
the retail hierarchy than Tamworth 
town centre.  The report concluded 
that the cumulative amount of 

floorspace outside Tamworth town 
centre had a trade draw from a 
wider catchment area than the town 
centre.

• Tamworth town centre has evidently 
suffered from the growth in out-
of-centre retailing, but the absence 
of town centre investment has not 
enabled the town centre to compete.  
The Council is now taking pro-active 
steps to re-invest in the town centre 
and has restricted recent out-of-
centre consents to bulky goods only.

• The key commercial indicators 
(rents and vacancies) show a mixed 
picture, with rental values being 
significantly lower than regional 
and national averages but showing 
similar growth trends.  There were 
dips in rental levels following the 
opening of Ventura retail park but 
this also coincided with the early 
1990’s recession.  The economy 
appears to have had the greatest 
impact on town centre vacancies, 
with low vacancies during the 1980s 
and 1990s despite the amount of 
out-of-centre development and the 
high vacancy in 2009 being linked to 
the recession.
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10. Blackburn
Context

Blackburn is located in the north west of England in Lancashire.  The largest city in the 
surrounding area is Preston which lies approximately 9 miles to the west of Blackburn.  
Smaller towns adjacent to Blackburn include Darwen which is 5 miles south of Blackburn, 
and Accrington which is 5 miles to the east. A context plan is shown in Appendix 8. 
Blackburn falls under the unitary authority area of Blackburn with Darwen Borough 
Council.

Blackburn had an urban area population 
of just over 134,000 in 2001 and has a 
retail catchment area population only 
slightly larger (c.163,000 according 
to Experian).  In social class terms the 
urban area is very similar to Doncaster 
and Middlesbrough with a well above 
average proportion of skilled manual, 
semi-skilled and unskilled workers, 
representing 59.9%% of households 
compared to the national average of 
48.9%.  Similar, but slightly lower, 
figures were evident in the catchment 
area as a whole, but owner occupation 
levels were slightly above national 
average figures, although car ownership 
was slightly below national average 
levels.

Claimant count unemployment levels 
in 2009, as a percentage of total 
employment, were only marginally 
higher than the national average in the 
Blackburn local authority area.  The high 
proportion of skilled manual, semi-skilled 
and unskilled workers, has affected 
the expenditure per head figures for 
convenience and comparison goods, 
which are very similar to the figures 
for Middlesbrough and the lowest of 
all the case study towns.  Convenience 
goods expenditure per head is estimated 
by Experian to be 14% below and 
comparison goods 15% below the 
national average.

Over the last 27 years (1982 – 2009) 
population growth in the Blackburn 
local authority area was zero compared 
to the national average of 0.4% pa.  
This partially explains why household 
consumer expenditure over the slightly 
shorter period of 1987 – 2009 (22 
years) is estimated by Experian to have 
increased by 1.8% pa in real terms, 
compared to the national average of 
2.6% pa.  On a per head basis this 

suggests that expenditure growth was 
below the national average and total 
expenditure growth was well below 
average because population growth was 
well below average.

Floorspace
According to the most recent Blackburn 
Retail Study (2009), the town centre 
has a total retail floorspace of around 
90,000 sq m (including the new Mall 
extension), 50% of which is occupied 
by comparison goods retailers (45,000 
sq m).  Out-of-centre retail floorspace 
equates to around 76,000 sq m (84% 
of the town centre’s floorspace).  This 
out-of-centre provision includes the 
Whitebirk Retail Park which is in the 
Hyndburn administrative area, but 
relates strongly to Blackburn’s urban area 
and catchment.

The location of out-of-centre floorspace 
relative to the town centre of Blackburn 
is illustrated on the plan in Appendix 8, 
which demonstrates that the majority 

of retail parks in Blackburn are located 
within a 5 minute drive time and retail 
parks in outer Blackburn are located 
within  a 10 minute drive time from 
Blackburn town centre.

The chart above shows the pattern of 
floorspace development in Blackburn 
and illustrates that during the 1980s 
development was focused in out-of-
centre locations which caught up and 
overtook the town centre in terms of 
total amount of space built. During the 
1990s more new retail space was built 
in the town centre than in out-of-centre 
locations. The latest decade, however 
has seen the focus shift back to out-of-
centre development activity, although 
2010 saw some new town centre 
floorspace built. 
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Development Phasing
The first and only shopping centre in 
Blackburn – The Mall – opened in 1966 
with a retail floorspace of 24,600 sq 
m.  It is a covered shopping precinct 
in the heart of the town centre and 
received further investment when it 
was extended by 26,000 sq m in 1995, 
underwent major refurbishment in 
1997, and in 2009/2010 has now been 
redeveloped to provide a further 10,000 
sq m with 20 new retail units and a 
relocated continental market.  The Mall 
currently has over 70 stores and key 
retailers include Debenhams, Bhs, Tesco 
Metro, New Look, Primark, Boots and 
Argos.  Aside from the redevelopment 
of The Mall since its opening, retail 
development in Blackburn has exclusively 
focused on the provision of out-of-
centre retail floorspace.

Table 10.1 sets out GOAD data for 
Blackburn town centre showing how 
the total amount of floorspace and its 
composition have changed over time.

Analysis of GOAD data shows an overall 
increase in town centre floorspace 
1984-2009, although there has been a 
slight decline in floorspace since 2001, 
which might reflect preparations for the 
redevelopment and extension of the 
Mall which was due for completion in 
2010.  The Mall was extended in 1995, 
accounting for the large increase in 
floorspace 1989-2001.

The proportion of comparison goods 
floorspace has fluctuated slightly in 
the town centre, with a large increase 
coinciding with the extension of The 
Mall. The proportion has since dropped 
back, although again this may be 
attributable to the redevelopment/
extension of The Mall. There has also 
been a large increase in town centre 
convenience goods floorspace, with 

its proportion of total floorspace 
increasing to 25% in 2009, which is 
well above the national average. Once 
The Mall extension is completed there is 
expected to be a shift back in favour of 
comparison floorspace.

In 1985, Whitebirk Retail Park (The Peel 
Centre) opened on the north eastern 
outskirts of Blackburn, with planning 
permission granted by Hyndburn 
Borough Council.  The original planning 
consent was subject to a Section 52 
agreement which restricted the types of 
goods to be sold to bulky goods such as 
DIY, home improvements, garden centre, 
furniture, carpets and white goods.  In 
2005 an application to allow the sale of 
open A1 goods was refused at appeal 
and today the retail park is still restricted 
to the sale of bulky goods.  Whitebirk 
Retail Park currently has 14 units with a 
total floorspace of 23,200 sq m, making 
Whitebirk the largest retail park in the 
Blackburn area and just over 5 minutes 
drive from Blackburn town centre.  
The retail park is anchored by Currys, 
Carpetright, Comet and SCS.  The Range 
unit opened in 1986 in close proximity to 
the Whitebirk Retail Park. 

In 1999 the out-of-centre Townsmoor 
Retail Park opened in Blackburn. The 
park totals 5,100 sq m retail floorspace 
and benefits from open A1 non-food 
consent.  It comprises six retail units and 
the current tenants include high street 
type retailers such as TK Maxx, Boots, 
Next, Argos Extra and the Carphone 
Warehouse.  

Since 2000, the focus of new 
development has been retail 
warehousing in Blackburn.  In 2000, the 
first phase of a retail park development 
– The Peel Centre – opened with 
approximately 11,100 sq m retail 
floorspace.  Occupiers of retail units 
in the first phase of the development 

include Asda, Halfords, Mothercare, 
Maplin and Jvsk and several restaurants.  
In 2002, the second phase of the retail 
park opened, the Peel Leisure and Retail 
Park, with a retail floorspace of about 
7,200 sq m.

The combined retail floorspace of the 
two phases of development equates to 
18,300 sq m.  Retailers occupying retail 
units in phase two include Matalan and 
Staples.  The retail offer is complemented 
by leisure facilities such as a cinema, 
bowling alley, sports and fitness club 
and restaurants.  Today, the majority of 
the retail park benefits from Open A1 
non-food planning consent, however 
Matalan and Staples currently have 
personal A1 consents and the default use 
of these units is restricted to bulky goods 
sales only.

The latest retail park to be built in 
Blackburn is the Nova Scotia Retail 
Park which opened in 2004.  The retail 
park has four retail units, comprising 
13,600 sq m of floorspace.  Blackburn 
with Darwen Borough Council granted 
planning consent for the units to sell 
bulky goods only, and this bulky goods 
restriction is still in place today.  Current 
retailers trading from the site include 
B&Q, Pets at Home and Comet.  A 
further two retail warehouses opened in 
Blackburn in 2004 and 2010, both with a 
floorspace of approximately 3,400 sq m.

In summary, following the initial 
development of The Mall and extension 
in 1995, the focus of retail investment 
has been in out-of-centre locations, with 
a number of destinations in adjacent 
Hyndburn also within close proximity 
to Blackburn town centre.  Whitebirk 
Retail Park is the largest retail park, but 
is restricted to bulky goods; the out-
of-centre destinations competing more 
directly with Blackburn town centre 
include the Townsmoor Retail Park and 
The Peel Centre and Retail and Leisure 
Park, both of which are Open A1 non-
food.  In Blackburn town centre, the 
extension and refurbishment of The Mall 
has been completed which has enhanced 
the shopping offer of the town centre 
and provided much needed investment.  
The second phase to redevelop the 
previous market area, which has not 
relocated into the new Mall, is now 
being taken to the market.

Table 10.1: Town Centre Floorspace

 1984 1989 2001 2009

Floorspace (m2) 53,883 63,174 78,382 74,155

Convenience (%) 7.7 5.8 9.2 25.6

Comparison (%) 58.2 54.7 63.3 42.4

Service (%) 18 14.9 17.1 20.6

Misc (%) 8.6 0.9 1.2 1.0

Vacant (%) 7.5 23.7 9.4 10.4

Total (%) 100 100 100 100

Source: GOAD (Gross floorspace)
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Town Centre Vitality and 
Viability
Commercial Indicators 

Rents

Prime retail rents in Blackburn have 
followed a very similar pattern to the 
UK average and have outperformed the 
north-west regional average over the last 
20 years.

The largest out-of-centre retail 
development in the Blackburn area 
was in 1985 when the Peel Centre 
opened, although as the chart shows, 
following this rents in the town centre 
grew steadily in the buoyant climate of 
the mid/late 1980s. The out of centre 
development did not therefore appear to 
have adversely affected rental levels.

The more recent large out-of-centre 
developments during the early 2000s 
have again occurred with no signs of an 
adverse impact on town centre rents. 
Rental values only seem to have dropped 
during the early 1990s and over the last 
year, i.e. during times of recession. 

Rents picked up during the late 1990s, 
and have shown slow, steady growth 
over the 2000s until the recent recession 
hit, causing rents to drop 11% 2008-9. 
It is difficult therefore to draw definite 
conclusions from the data in terms of 
any direct impact from out of centre 
developments with periods of marginal/
negative rental growth largely coinciding 
with economic slowdowns.

The vacancy rate in Blackburn has 
improved considerably since 1989 
when almost a quarter of floorspace 
was vacant. This was a few years after 
the opening of the large, out-of-centre 
Peel Centre, and also coincided with the 
late 1980’s national economic boom. 
However, this very large increase in 
vacancies from 7.5% of total floorspace 
to 23.7% in five years is more likely 
to be attributable to site assembly and 
preparation for the large extension to the 
Mall shopping centre, which opened in 
1995. The 2009 vacancy rate, at 10% of 
floorspace (14% of units), was broadly 
in line with national average levels as the 
table above indicates.

Retail and Town Centre Studies

Blackburn with Darwen Borough 
Council have produced two retail studies 
in recent years; The Blackburn with 
Darwen Shopping Study 2005-2016 

was published in April 2005, and the 
Blackburn Town Centre Health Check 
Update was published in November 
2009.  The 2005 study provides the 
greatest insight into the role of Blackburn 
and the out-of-centre retailing present in 
the catchment area, and the relationship 
between the two different types of 
destination.  Although now somewhat 
out-of-date, the evidence was produced 
following the opening of the majority 
of town centre and out-of-centre retail 
development which has taken place.

The 2005 study was underpinned by 
a new household telephone survey 
which enabled comparisons to be made 
with more historic data, notably the 
1998/1999 Blackburn Retail Study 
(referred to as the 1999 study from 
hereon).

The 1999 study assessed that Blackburn 
town centre captured a 73.1% market 
share in the (non bulky) clothing and 
footwear goods category, whilst more 
recently, the 2004 survey records that, 
for the same area, the market share 
had decreased to 55.5%.  The 2005 
study concluded also that the leakage 
of clothing and footwear spending to 
destinations outside of the Blackburn 
area had increased, highlighting 
centres including Preston, Bolton and 
Manchester.  The document adds that 

this leakage is increasing in the more 
affluent areas, which are the outlying 
areas, and this may be indicative of a 
propensity for linked trips to be made 
with other activities in towns and cities 
outside of the Blackburn area.

The 2005 study indicated that market 
shares of free-standing retail stores and 
food superstores (with non food retail 
sections) in the Blackburn area had not 
increased significantly.  The document 
adds, however, that this should be 
viewed with some caution given that a 
number of clothing and footwear stores 
had opened recently in the Blackburn 
area.

In the bulky goods category, the 2005 
Study concluded that the market share 
of Blackburn town centre was 22% 
compared with 34% in 1999.  This 
significant decline was identified as a 
contrast to an increase in the market 
share of the out-of-centre destination, 
Whitebirk, from 36% to 51.2%.  At that 
time, the 2005 study stated that any 
change in future market share will be 
determined by the planning application 
for Whitebirk’s redevelopment, 
reconfiguration, and relaxation of 
conditions, although as we have noted 
above this was refused at appeal.
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Tamworth Prime Rents v National & Regional Averages Sources: Colliers, GVA Grimley, Experian 

Tamworth W.Midlands UK Household final consumption annual change  

Blackburn prime rents v national & regional averages

Sources: Colliers CRE, Experian

Table 10.2: Vacancy Rates

Blackburn UK

Vacant Flrsp Vacant Units Vacant Flrsp Vacant Units

1984 7.5% 8.6% 8.0% 8.2%

1989 23.7% 13.8% 9.4% 12.2%

2001 9.4% 17.2% 8.5% 11.0%

2009 10.4% 14.2% 10.9% 12.4%

Source: GOAD
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It is evident that the 2005 study 
concluded, based on the evidence 
collected, that the market share of 
Blackburn town centre had fallen as 
a consequence of increased leakage 
of trade to competing town centres 
as well as to the network of out-of-
centre retail warehouses.  Whitebirk 
has had a particular influence on bulky 
goods market share at the expense of 
Blackburn town centre. 

Section 5 of the 2005 study reviewed 
changes that might have taken place in 
the role, vitality and viability of Blackburn 
town centre between 2000-2005.  The 
study concluded that Blackburn appears 
to have retained its importance as a 
non-food shopping destination and 
thereby its status within the regional 
shopping hierarchy, albeit there had 
been a decline in clothing and footwear 
market share and the importance of the 
town as a shopping destination for bulky 
goods had declined.  The turnover of 
the Whitebirk retail park had increased 
considerably, as had the leakage of 
non-food goods spending to Bolton, 
Manchester and Preston; and over the 
same period Blackburn town centre’s 
market share in food retail goods had 
remained relatively constant.

In quantitative terms, the 2005 study 
indicated that Blackburn was performing 
well with a town centre non-food sales 
density in the region of £5,080 per sq 
m net.  This would appear to suggest 
that the town centre was performing 
adequately, although there was evidently 
room for improvement particularly for a 
centre at this level in the retail hierarchy.  
We would expect a centre of the scale of 
Blackburn to be trading in the region of 
£5,000-8,000 per sq m net.  

Based on the evidence, the 2005 study 
concluded that there was a qualitative 
need for Blackburn to improve its food 
and non-food retail offer; and without 
new town centre floorspace, to attract 
residents from the immediate Blackburn 
and Hyndburn areas, it was likely that 
the trend of a reducing market share 
would continue.  The study specifically 
stated that:

“to address the increased competition 
in the non-food sector, there is an 
immediate need to improve the range 
and quality of retailing in the town 
centre, alongside complementary 
measures to enhance the shopping 
environment, accessibility and car 
parking.  The fact that more local 
residents are now shopping outside 
of the Blackburn area, and the current 
programme of improvements and 
extensions to outlying retail parks 
indicates that the town centre too needs 
to develop and evolve if it is to continue 
to compete effectively for non-food 
market share.” (para.8.4)

The recommendations stated that The 
Markets Area could accommodate 
up to 25,000 sq m gross of new retail 
floorspace and a planned extension to 
The Mall could provide for up to an 
additional 5,000-10,000 sq m gross 
of additional retail floorspace.  This 
absorbs the identified capacity, and the 
conclusion was drawn that there was no 
requirement to identify sites in out-of-
centre locations to accommodate new 
retail floorspace.

As set out earlier, it is apparent that the 
extension to the The Mall is now open 
for trading.  The scheme has provided 20 
new shops and the first continental-style 
market in Britain, providing premises for 
many of the traders previously located in 
the Blackburn market area.  Major stores 
have been occupied by Primark and 
New Look.  The second phase is being 
brought forward at the current time, 
with a view to develop the previous 
market area for further retail floorspace.

Summary
• The amount of out-of-centre 

comparison goods retail floorspace 
is 84% of that in Blackburn town 
centre following the recent extension 
to The Mall Shopping Centre.  The 
Whitebirk Retail Park (in Hyndburn 
administrative area) was recently 
refused consent to relax the 
conditions to Open A1 non-food, 

but a small number of clothing/
footwear retailers are represented on 
the Townsmoor and Fountain Retail 
Parks, and on the out-of-centre Peel 
Centre.  The most recent retail park 
(Nova Scotia) has been restricted to 
bulky goods.

• The 2005 study is the most up-to-
date review of retailing and shopping 
patterns in Blackburn undertaken 
by the local authority.  The study 
found Blackburn to be performing 
adequately, having retained its 
importance as a non-food shopping 
destination and status in the regional 
shopping hierarchy.

• Nevertheless, the evidence highlights 
that Blackburn town centre has lost 
market share in both the clothing 
and footwear and bulky goods DIY 
categories, and point to competing 
town centres and out-of-centre 
floorspace as the reason for this 
transition.  The Study pointed to the 
qualitative need to enhance Blackburn 
town centre to retain core shoppers, 
and The Mall extension is likely to 
have responded to this to some 
extent having provided modern shop 
accommodation.

• As with other case study towns, there 
are no strong correlations shown 
between the data on key commercial 
variables such as rents and vacancies 
with patterns of out-of-centre 
development. The performance 
of such variables is explained by a 
combination of factors including the 
economy which has a significant 
influence.

• The second phase ‘market 
development’ will enhance the town 
centre further, although this is not 
likely to come forwards for at least 
five years.  The 2005 retail study 
concluded that it was not necessary 
to allocate sites in out-of-centre 
locations given the site opportunities 
in Blackburn town centre, and 
recent consents have prevented the 
expansion of out-of-centre Open 
A1 comparison retailing in order 
to protect the vitality and viability 
of Blackburn.  There is evidence to 
suggest that the town centre had 
started to decline, but policy and 
strategy formulation are re-focusing 
back into the town centre.
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11. Conclusions
This report has assessed the effects of out-of-centre retailing on town centres 
over the last 20-30 years drawing on eight detailed town centre case studies.  The 
analysis follows the Part 1 report which studied the range of factors which affect the 
performance of town centres.

Part 1
The Part 1 report concluded that town 
centre vitality and viability is a complex 
issue and whilst the PPS indicators are 
important they can only tell part of the 
story and can easily be misinterpreted.  
There are many underlying influential 
factors including economic trends, 
retailer trends and trends within the 
property market.  In the future new 
trends will evolve which the sector 
will need to respond to, although the 
exceptional retail expenditure growth 
of the last two decades is unlikely to be 
repeated over the next decade, so there 
will be lower overall demand for new 
floorspace.

The short case studies illustrated that 
numerous factors affect town centre 
vitality and viability with out-of-centre 
development being just one of these.  
The effects of such development are 
varied depending on its scale, type, 
composition and location, and edge/out-
of-centre development does not affect all 
towns equally.  It is just one contributory 
factor to the overall performance of a 
town centre, not the sole factor.

No clear correlation was found between 
the scale of out-of-centre development 
and the vitality and viability of the 
nearest town.  The Part 1 report found 
that it is the scale, combined with the 
type, composition and location of non-
central development which is important. 
Some of the short case studies illustrated 
how out-of-centre developments have 
contributed to or exacerbated the 
decline of a nearby town centre whereas 
other examples show that if managed 
appropriately, edge/out-of-centre 
development can fulfil a need and be 
complementary to the town centre retail 
offer.

The research found that past population 
and expenditure growth led to huge 
demand for new retail floorspace. If 
all new retail development had taken 
place in town centres the degree of 
change would have been enormous 
and probably unacceptable, particularly 
in historic town centres, as it was not 
only the retail space but the additional 
support/ancillary services and 
infrastructure that would have been 
required to facilitate such development. 
There was, therefore, a need for some 
edge and out-of-centre development 
and this will continue to be true in the 
future, although as annual expenditure 
growth is likely to be lower over the next 
10 years than over the last 20 years the 
need for new development will be less.

It was also evident from the research 
that towns not only face competition 
from non-central developments, but 
from each other, with polarisation in 
the hierarchy as larger centres grow at 
the expense of smaller centres.  Town 
centres need to respond to change 
but also plan for change and proactive 
town centre management is key to 
maintaining healthy, vibrant towns.  
If out-of-centre development is not 
managed correctly then town centres 
can suffer.

Part 2
This Part 2 Study developed this analysis 
further, using eight detailed case studies 
to investigate the actual effects of out-
of-centre retailing on the subject town 
centres.  The towns selected comprise 
those with varying levels of out-of-
centre floorspace and the study focuses 
on medium to large town centres in 
which the scale of retail development 
is likely to compete directly with out-
of-centre (comparison goods) retail 

warehousing.  The findings, summarised 
below, set out the impact of out-of-
centre retail warehousing on each of 
the town centres, and identify other 
influential factors.

The detailed case study analysis clearly 
identified that the development of 
out-of-centre retail warehousing 
has had implications on the trading 
performance and market share of nearby 
town centres.  Doncaster, for example, 
experienced a long period of out-of-
centre development (1983-2006) at 
the expense of town centre investment, 
with subsequent analysis identifying a 
decline in town centre market share, 
particularly in the more ‘bulky’ goods 
categories.  Likewise in Swindon, out-
of-centre development has dominated 
retail investment since 1980, and analysis 
in 2004 identified substantial qualitative 
shortcomings for a centre of this scale 
and role in the retail hierarchy.

Like Doncaster and Swindon, the 
amount of out-of-centre retail 
warehousing in Middlesbrough and 
Stockton combined exceeds that in 
Middlesbrough town centre.  The 
period 1985 to 1998 was dominated by 
substantial out-of-centre development, 
which coincided with the decline in the 
health of Middlesbrough town centre.  
In Tamworth, a Council report in 2010 
highlighted the impact of out-of-centre 
retailing, with one of the larger retail 
parks occupying a higher position in the 
retail hierarchy than Tamworth town 
centre, with shoppers very critical of 
the town centre offer.  The report also 
concluded that the cumulative amount 
of floorspace outside Tamworth town 
centre had a trade draw from a wider 
catchment area than the town centre.
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Nevertheless, consistent with previous 
research findings, including those in 
our Part 1 report, this assessment does 
not conclude that the development of 
out-of-centre floorspace was the sole 
reason for the town centre decline or 
vulnerability in terms of vitality and 
viability.  A wide range of influencing 
factors have been identified within both 
the Part 1 and Part 2 reports.

In Doncaster, for example, the absence 
of any pro-active investment in the 
town centre between 1983 and 2006 
was highlighted as a key reason for the 
centre’s clear qualitative deficiencies 
during this period.  Following a period 
of substantial investment made possible 
by pro-active planning and strong 
expenditure growth, however, the town 
centre has clawed back lost market 
share and now performs well alongside 
significant, primarily bulky, levels of out-
of-centre development.  The next phase 
of town centre investment is now being 
planned for.  In Swindon, a complex 
range of issues has been instrumental 
in its performance, including a lack 
of investment of modern retail space, 
weak retail offer and trade leakage to 
competing centres.  The development of 
out-of-centre retailing has had an impact 
on the town centre over the years, but is 
not solely accountable.

In Middlesbrough, our analysis indicates 
the absence of town centre investment 
over a long period of time (1985 to 
1998) at the expense of major out-
of-centre competing development.  
Since 1998, the focus has re-balanced 
towards the town centre with evidence 
suggesting a good performance and a 
dominant market share in the clothing 
and footwear category.  Whilst there are 
some flexible trading consents in out-of-
centre locations, the competition for the 
town centre is primarily in bulky goods, 
enabling the two destinations to trade 
alongside each other.

Tamworth is, however, an example 
where out-of-centre retail warehouse 
development has, to some extent, 
overwhelmed the role of the town centre 
which is of a smaller scale to other case 
study towns.  Only now is policy seeking 
to reverse the trend in out-of-centre 
development back towards Tamworth 
town centre.  Given the smaller scale of 
Tamworth town centre, there is a limited 
range of other town centre uses to 
support its performance in the absence 
of retail investment.  

Scale is clearly an important issue 
for smaller town centres such as 
Tamworth and Horsham, with the 
larger sub-regional and regional centres 
more able to absorb the impact of 
larger scales of out-of-centre retail 
warehouse floorspace.  Indeed, the 
amount of out-of-centre floorspace in 
Doncaster, Colchester, Swindon and 
Middlesbrough exceeds the level of 
comparison floorspace in each respective 
town centre.  The same is the case in 
Tamworth, but the level of impact has 
been greater, and the centre has not 
benefited from a pro-active planning 
approach or investment.

In Horsham, however, our analysis 
identifies that the level of out-of-centre 
provision remains smaller in scale 
compared to Horsham town centre, 
and is also entirely restricted to bulky 
goods.  The analysis concludes that 
the scale and nature of out-of-centre 
retailing is largely complementary to the 
town centre offer, and any substantial 
change in this equilibrium is likely to be 
a cause for concern for Horsham town 
centre which is not of a scale to absorb 
significant levels of impact like other case 
study centres.

Additional factors such as the range of 
town centre uses, economic profile and 
historic/physical environments have also 
been identified as having implications on 
the health of the case study towns.

In Lincoln, for example, the level of out-
of-centre floorspace is not significantly 
lower than that found in-centre, 
but the two destinations are trading 
effectively alongside each other.  The 
complementary relationship is largely 
attributed to the restricted bulky goods 
nature of out-of-centre floorspace and 
the strong mix of ‘town centre’ uses in 
the city centre, including the University, 
retail, leisure, the historic Cathedral 
quarter, quality environment and good 
range of niche/independent retailers.  
The historic and physical environment 
was highlighted as a restriction to town 
centre development, with the need 
having to be met elsewhere, i.e. the 
edge-of-centre St Mark’s development 
which links reasonably well with the 
historic town centre.

Likewise, Horsham benefits from a 
prosperous catchment area and well 
above average levels of managerial and 
professional inhabitants, and although 
out-of-centre retail floorspace is 

relatively limited and restricted to bulky 
goods, the town centre also benefits 
from a good environment and strong 
mix of town centre uses.  The ‘healthy’ 
town centre is a consequence of 
natural historic attributes, a prosperous 
catchment, a strong mix of national 
and independent/niche retailers, and a 
continued pro-active approach on the 
part of the local authority.  Such assets 
have assisted Horsham in retaining trade 
despite the relatively close proximity to 
nearby Crawley and the strong network 
of out-of-centre retailing present there.

The location of development outside 
town centres also has varying degrees 
of impact for a town centre, i.e. 
whether the development is edge or 
out-of-centre.  In Lincoln, for example, 
the St Marks scheme represents past 
difficulties in bringing forward more 
central development as a consequence 
of the constrained physical environment.  
Nevertheless, the edge-of-centre 
location does generate linked trips which 
are more beneficial to the town centre 
than out-of-centre destinations.  

Likewise, most retail warehouse 
development in Horsham is located 
in edge-of-centre locations, again 
generating linked trips; and the case is 
the same with the Tesco foodstore in 
Doncaster town centre.  Such trends 
are widely recognised in policy and 
commercial terms, with the next major 
phase of strategic retail development 
in Middlesbrough being planned for 
Cannon Park, a town centre extension/
growth area.  

The Part 2 analysis also reviews some 
of the key PPS4 health check indicators 
across the eight case study towns, and 
found no absolute conclusive results in 
terms of the impact of out-of-centre 
development on town centre vitality and 
viability.

Whilst for some of the case study 
towns, the PPS indicators appeared 
to show a ‘drop’ in performance 
following significant out-of-centre 
development, it often also coincided 
with wider influences such as an 
economic recession.  For example in both 
Doncaster and Colchester rents declined 
in the early 1990s coinciding with the 
openings of the Wheatley Centre and 
Tollgate Retail Park, but also with the 
early 90s recession.
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Similarly, there were examples where 
despite substantial out-of-centre 
development, there was no apparent 
impact on performance indicators, 
which were perhaps being boosted by 
a buoyant economy at that time.  For 
example in Blackburn, where despite the 
opening of the large Peel Centre, town 
centre rents were unaffected, buoyed 
by the strong economic climate of the 
mid-late 1980s.  What it is impossible to 
measure is how much better the town 
centre performance might have been 
had the out-of-centre development not 
occurred.   

The scale and type of out-of-centre 
development are also key in terms of the 
apparent impact on town centres, with 
for example vacancy rates in Horsham 
town centre improving significantly 
over the study period despite out-of-
centre development activity, perhaps 
reflecting its more limited scale and 
typically bulky nature. In contrast the 
rental performance in Tamworth, despite 
showing growth in rental values overall 
was significantly below national or 
regional trend rates of growth.  

Overall Conlusions

Overall the detailed analysis reiterates 
the conclusions from the Part 1 report 
that town centres are complex and 
measuring their vitality and viability 
is a complicated issue.  To avoid 

misinterpreting the results, a whole range 
of variables need to be considered and 
analysed in the right context, alongside 
wider influences.  Whilst out-of-centre 
development is one contributory factor, 
the economy is also highly influential 
and activities in neighbouring/competing 
towns are also significant. 

Other key factors include the nature of 
goods sold in out-of-centre locations, 
with bulky consents providing greater 
protection to town centres; the location 
of development, i.e. edge or out-of-
centre; the scale of the town centre 
and nearby out-of-centre retailing; and 
the level of pro-active planning and 
investment in town centres.  When 
assessing the health of town centres, 
and reasons for the findings, a wide 
and complex range of issues must 
be considered to ensure an accurate 
analysis.

The detailed case study analysis 
suggests that extensive out-of-centre 
development may over time affect 
a nearby town centre, particularly 
where un-restricted A1 development 
is permitted.  These effects can be 
reversed however by pro-active town 
centre management and expansion/
new investment in the town centre. It is 
not possible to conclude how any of the 
case study centres would be performing 
in the absence of any town centre 
investment. Similarly it is impossible to 

know how they might have looked or 
been performing had there been no out-
of-centre development nearby.   

Factors such as strong expenditure 
growth have also previously assisted in 
preserving the fortunes of town centres 
to some extent, although this benefit 
is unlikely to be available to the same 
extent in the future given the economic 
climate. Over the next ten years, with 
lower expenditure growth expected, 
major new development in town centres 
may be more difficult to achieve. Local 
authorities will, therefore, have to be 
particularly vigilant about the amount, 
type and location of non town centre 
development permitted.

Overall we have concluded that there 
are numerous factors affecting the 
health of town centres and out-of-
centre retailing is just one of these. 
What is clearly evident is that town 
centre investment has helped reverse the 
declining fortunes of most of the case 
study centres over the past 10-15 years, 
and without the new retail/town centre 
schemes they would be less healthy and 
more vulnerable to competition, not 
solely from out-of-centre developments 
but also improving competing centres.
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Appendix 1 - Doncaster
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Appendix 2 - Horsham
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Appendix 3 - Colchester
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Appendix 4 - Swindon
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Appendix 5 - Lincoln
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Appendix 6 - Middlesbrough
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Appendix 7 - Tamworth
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Appendix 8 - Blackburn
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