
 

   

South Gloucestershire Council 

TOWN CENTRES AND RETAIL STUDY 

 
 
 

 

 

 

Final Report Appendicies: Volume 3 

April 2010 



 

   

RTP Job Number - M9318 

ROGER TYM & PARTNERS 

 11 – 15 Dix‟s Field, 

Exeter, 

Devon EX1 1QA 

  

t       01392 210868 

f       01392 210869 

e      southwest@tymconsult.com 

w     www.tymconsult.com 

This document is formatted for double-sided printing.  



 

   

CONTENTS 

Appendix 1: Town Centres Performance Analysis and Health Checks 

Appendix 2: Town Centres Performance Analysis and Health Checks – Data Indicators 

Appendix 3: Stakeholder Workshop Consultation 

Appendix 4: National Trends in the Retail Forecasts 

Appendix 5: Glossary  





 

   

 

APPENDIX 1 

 

Town Centres Performance Analysis and 

Health Checks  





 

   

Thornbury Town Centre Healthcheck 



 

   

Introduction 

Thornbury is a historic market town and it retains this market town character.  There was 

limited redevelopment in the 1980s with the St Mary Centre, but the town is characterised by 

a mix of predominantly small independent shops providing both comparison and 

convenience shopping plus a variety of gift shops and tea rooms. The retailing is centered on 

a linear High Street and the St Mary Centre shopping precinct which operates a fortnightly 

farmers‟ market.  There is also a small Saturday stalls market. The town has two anchor 

foodstores; Aldi within the town centre and Tesco to the edge of centre.  

Retail Rankings 

Management Horizons Europe‟s (MHE) „UK Shopping Index‟ ranks the trading performance 

of all major retail centres in the UK, offering a benchmark in respect of one another. The 

index includes all major city, town and district centres in the UK as well as other retail parks 

and outlet centres. Thornbury town centre is 985
th

 in the 2008 UK index; its ranking has 

shown little movement since the late 1990s. Thornbury is the fifth highest rated centre in 

South Gloucestershire behind The Mall (1
st
), Yate (2

nd
), Cribbs Causeway retail park (3

rd
) 

and Kingswood (4
th

).  

Diversity of Uses 

Table 4 of Appendix 1 illustrates the diversity of uses in Thornbury Town centre. This is 

based upon the Goad plan of May 2007, which has been updated to reflect any changes 

observed during site visits in November 2008. It can be observed that the centre contains a 

total of 112 units, which includes convenience and comparison A1 units, services (A1, A2, A3 

and A5 uses) and miscellaneous uses such as employment centres, post offices, information 

and vacant units.  

Convenience uses make up 10 units within the town centre (excluding the edge of centre 

Tesco supermarket) equating to 9 per cent, which is equal to the UK average for 

convenience outlets. However when considering the total convenience floorspace, this is 

actually above the national average with a floor area of 4,450sqm (26 per cent of total 

floorspace). The National Average is 16.7 per cent. However, the UK average figure is likely 

to be un-representative of smaller market towns as it includes retail parks and shopping 

malls which are dominated by comparison goods retailers. In addition to the town centre 

convenience floorspace, the edge of centre Tesco has a net floorspace of 1,898 Sqm.     

The town centre contains representation from five of the six convenience goods sub-

categories (Butchers, Bakers, greengrocers & fishmongers, grocery and frozen foods, off-

licences and tobacconists & newsagents), with off-licences being the one exception.  

Given the centre‟s retail ranking and relatively small catchment, the comparison goods offer 

is somewhat more restricted. There are 40 comparison A1 retail outlets, equivalent to 35.7 

per cent of units in the centre. This represents a nine percentage point shortfall from the UK 

average which is 44.8 per cent. When comparing the figure in terms of floorspace the 

shortfall of comparison goods is even greater at 15 per cent below the national average. The 

relatively limited offer is demonstrated by the fact that four of the sixteen Goad comparison 

sub-categories are not present in Thornbury (men‟s and boy‟s wear; electrical, TV, video and 

home entertainment; car and motor accessories; and sports, toys, cycles and hobbies). 

However as with many smaller towns the greatest share for comparison goods units is given 



 

   

over to chemists & opticians (7 stores); booksellers, crafts and stationers (6 stores); and 

charity shops (5 stores). Site visits confirm that all of the charity shops are located along 

primary shopping frontages, chiefly the High Street (4 stores). In general there is a lack of 

quality comparison shopping especially clothing indicated by an under-representation of all 

four of the clothing sub-categories. The only multiple operators for clothing are M&Co and 

QS which are low-end stores. In part this is a vicious circle, whereby residents have limited 

opportunity to undertake clothing and footwear shopping in Thornbury but retailers do not 

think it is a strong enough location to open new stores. Thus leakage of expenditure for these 

goods will continue to go to The Mall and Cribbs Causeway. This is likely to be a concern for 

local retailers and a situation that reflects contemporary shopping patterns and national 

retailer requirements.  

There are a total of 41 services units, equivalent to just over one-third (36.6 per cent) of all 

units. This is marginally above the UK average of 33.4 per cent. Despite three new 

restaurants in the town centre, the sub-category for restaurants, cafes and take-aways shows 

Thornbury to have a shortfall by almost 6 per cent from the UK average. It is worth noting that 

three of the main restaurants (Indian and Chinese) offer take-away in addition to sit-down 

menus and appear to serve the market well. There is also an edge of centre take-away and 

mobile kebab van on the High Street in the evenings.  

Under-representation in the restaurant and cafes sector could be due to the strong presence 

of public houses, for which there are seven in total. Within the remaining services sub-

categories there is a higher representation of banks, financial services, building societies and 

estate agents which predominantly operate from primary and secondary frontage areas of 

the High Street. 

Presence of national and multiple retailers is generally low. Of the UK top twenty
1
 

comparison goods multiples Thornbury has presence from Boots and Lloyds Pharmacy. 

Other multiples (excluding charity shops) include fairly low-end stores such as M&Co, QS 

and two card shops of Clintons and Card Warehouse. Thornbury has a number of 

convenience multiples headed-up by Aldi in the centre and Tesco to the edge – Tesco 

dominates the footfall, and evidence of the Aldi anchor store changing hands four times in as 

many years suggests footfall and sales could be lower than expected. Other convenience 

multiples include Julian Graves health foods, Holland & Barrett and CO-OP newsagents.  

Operator Demand 

FOCUS‟ town centre reports for retailer requirements have not featured Thornbury until 

2008, therefore there is no information regarding previous demand. However there are 

currently two operator requirements from comparison operators, ranging from a minimum of 

139sqm to a max 1,394sqm – These comprise Edinburgh Woollen Mill and The Original 

Factory Shop, both of which are multiples. The requirement from the clothing retailer, 

Edinburgh Woollen Mill is seen to be a positive sign and one which would add to the poorly 

represented clothing sub-sector. However Edinburgh Woollen Mill sub let retail space at a 

                                                   

1
 These are the top 20 comparison goods multiples ranked by ORC's forecast of average 

town centre sales for individual Retailers within GB. 



 

   

nearby out-of-centre garden centre and thus now competes with Thornbury‟s town centre 

clothing offer. 

There is also a requirement from Coffee#1 for a prime or edge of prime A3 use. Given that 

there are existing vacant units within Thornbury town centre, which broadly meet these 

operator demands it is difficult to identify why they have not taken up space. Whilst the 

existing Local Plan policy is relatively restrictive, especially regarding prime A1 retail units, 

flexibility is usually applied; therefore it is not entirely clear why they have not located in 

Thornbury.  

Comments from property agents identified a weak demand for operators wishing to locate in 

Thornbury. This is due to both the close proximity to Cribbs Causeway which hosts the 

region‟s largest comparison shopping, and the lack of good sized units with ancillary space 

for multiples in Thornbury.  

The Retail Property Offer 

The FOCUS listing, as noted above has two national comparison multiples interest in trading 

in Thornbury. The premises requirements for Edinburgh Woollen Mill are the smaller of the 

two at 139-279sqm. Taking the median value of this generates a „typical‟ requirement for 

209sqm. However, despite there being two vacant units, (230sqm and 320sqm respectively), 

Edinburgh Woollen Mill have yet to take space in the town centre.  The median requirement 

from The Original Factory Shop is significantly higher at 1068sqm. In general the town lacks 

sufficient larger units to accommodate modern and multiple comparison retailers, especially 

those similar to The Original factory Shop, for which the only unit close to their requirement is 

the anchor convenience store operated by Aldi. 

Furthermore we note that the number of vacant units in the centre has increased significantly 

since the Goad survey was undertaken in May 2007. There are now an additional eight 

vacant units (an increase from 10 to 18). The reasons for this are not clear, as the size, 

quality and location of vacant units varied across the town. This may suggest an indication of 

declining health of the town centre, especially where six of the ten units which were vacant in 

May 2007 were still vacant during site visits in November 2008. Clearly there are several 

opportunities for new retailers to locate within Thornbury. Consultations with property agents 

confirmed that unit size is poor in Thornbury and there are few opportunities to provide new 

retail properties.     

Prime Retail Yields 

Retail premises yields can be considered to be an efficient measure of the confidence of 

investors in the long term profitability of the town centre for retailing and other commercial 

developments. The yield is calculated by dividing the capital value of the property by the 

annual rental value: the lower the yield the greater the level of investment confidence in a 

centre. Information on prime retail yields is published twice-yearly by the Government‟s 

Valuation Office. Information is available for the main centres in South Gloucestershire and 

comparator towns within the greater West of England and Wiltshire area (data and graphs 

provided in appendix 1)  

Retail yields in Thornbury are typically very high and stood at 9.5 between 2000 and 2006. 

The yield has since dropped to 8.5 (July 2008), illustrating a slight improvement in investor 



 

   

confidence and hence a shortening of investor return. Thornbury‟s yield is broadly 

comparable to town centres such as Keynsham, Stroud and Kingswood.  

Agent comments inform us that in prime locations such as St Mary Centre and the High 

Street, retail yields are likely to be around 7 per cent with secondary locations in excess of 10 

per cent.  

Prime Zone A Shopping Rents 

Changes in prime retail rents are listed by PPS6 as a further effective indicator of the vitality 

and viability of the town. Rental data is published in FOCUS‟ commercial property database 

but unfortunately no data is available for Thornbury.  

Indicative information has been sourced from FOCUS‟ property availability dataset where the 

agent‟s advertised rental values have been obtained for vacant units within the town centre. 

Based upon six primary frontage vacant units that were advertised on FOCUS‟ property 

database, the average rent was £23.5 per sqm. However some of these units have been 

vacant for some time and quality and size varies. Conversely, comments from one agent with 

specific experience with retail lettings in Thornbury felt that a prime zone A rent would be 

somewhere in the region of £42.5 per sqm. This later figure places Thornbury rental values in 

a similar position to those published by FOCUS for Stroud (£40 per sqm), Frome (£40), and 

Keynsham (£45), but below Kingswood (£60).  

Proportion of Vacant Street Level Property  

At the time of the survey there were 18 vacant units in Thornbury which comprises 16 per 

cent of the total units in the centre; this is significantly greater than the national average of 

11.4 per cent. A plan showing the location of vacant units in the town centre can be found in 

figure 2 of appendix 1.   

Our survey visit to Thornbury was 18 months on from the Goad assessment in May 2007. As 

indicated above, many on these units have not been filled and 12 units have fallen into 

vacancy since the Goad plan was produced. Overall there has been a net increase of 8 

vacant units or 80 per cent since May 2007. Four of the units that were vacant in May 2007 

have been filled. One of these was filled by Poundland for low value comparison shopping, 

the remaining three units are now occupied by service operators (Halifax, restaurant and 

deli), and it is worth noting that the deli has occupied part of a unit with the remainder still 

vacant. Other new units within the town have taken over from units that were previously 

occupied, such as the café/bar at the top of the High Street, new Thornbury Bookshop at the 

bottom of the High Street, and Bradford and Bingley on The Plain. This shows that rather 

than taking up space in the existing vacant units, which have been vacant for some time, 

they have opted to go for alternatives as and when they became available.    

Ten of the currently vacant units are located on primary shopping frontages as designated in 

the local plan and 8 are located in secondary zones.   

Pedestrian Flows 

As part of the on-foot survey we considered the pedestrian flows in the town centre. 

Thornbury appeared quiet during the time of visit which was late on a Friday afternoon in 

diminishing light. So based upon this alone it is difficult to make a judgment. Broader 

knowledge of the town centre indicates a relatively vibrant High Street and St Mary Centre 



 

   

during mornings and weekends, particularly Horseshoe Lane, the Rock Street entrance to St 

Mary Centre. Quieter areas of the town centre include the line of shops (mainly services) on 

the northern side of The Plain, the non-precinct part of St Mary Street and the top of the High 

Street (southern end).  

State of Town Centre Environmental Quality  

Thornbury town centre is located within a conservation area, indicating that on the whole, the 

town centre has a distinctive character which should be preserved and protected. Our on-foot 

survey confirmed this; particular highlights include the Thornbury Pump, the NatWest bank, 

the Town Hall and familiar „market town‟ appearance of the High Street. The quality fabric 

and appearance of the town is evident through the numerous Britain in Bloom awards that 

the town has received over the years. The town centre is clean and tidy and although the St 

Mary Centre is a relatively recent addition (developed in 1984), it hasn‟t aged to the same 

degree as many other town centre enhancements of later eras and provides a quality 

pedestrian axis leading from the large car par and anchor convenience store at Rock Street 

through to the High Street. In addition there is an open square within the St Mary Centre 

which is used for the farmers‟ market.  

Access to the town centre by car is good with two large free car parks and free car parking on 

the High Street itself. Car borne traffic does not seem to cause congestion or hindrance to 

pedestrians as the High Street is not used as the main route through the town for many 

residents or passersby, therefore the traffic „count‟ remains manageable. As a result there is 

little if any traffic calming measures in the town centre. The pedestrianised St Mary Centre 

emanates to a good balance between access by car and on-foot. A number of new benches 

and cycle parking installations have been added to the High Street and St Mary Centre. 

Although these are a welcome addition they appear to be low value items which do not add 

to the town‟s public realm.  

Summary: Thornbury 

Thornbury retains a relatively vibrant and well supported town centre although at present 

(November 2008) there is a very high vacancy rate at 40 per cent above the national 

average. This is affecting the proportional share of other uses within the town centre 

especially comparison shopping which is 20 per cent below the UK average in terms of units. 

It is unclear whether this is related to competition from larger centres, national recession or 

purely local factors such as lease arrangements. 

In particular the town lacks clothing retailers which do tend to be the key drivers of footfall in 

a centre. Correspondingly the centre is more highly represented with services uses, 

especially banks and financial services, building societies and estate agents. This is common 

in many small towns and market towns, which will always struggle to compete with the 

comparison offer of the larger towns, cities and retail parks. Such centres are increasingly 

becoming more service orientated which is not an undue concern, as this provides them with 

an attraction and use which is not always found in the main comparison shopping centres.  

Demand from retailers both national and independent is presently low, although it should be 

possible to improve the vacancy rate. The town generally suffers from a small catchment and 

due to the close proximity to Cribbs Causeway there is weak interest from multiple operators. 

One of the main drawbacks is the predominance of small units which may deter comparison 



 

   

retailers, especially multiples. However with so few opportunities to expand the town centre, 

independent traders will benefit from only limited competition from national multiples. 

Although lack of interest from multiples may reflect a weakness in the centre it also provides 

opportunities for independent retailers, which, together with the growing catering offer, is a 

potential strength and unique selling point.    

Thornbury‟s Town Centre Strategy Group is looking to address these issues and promote the 

town. 

The town centre is clean, tidy, and attractive and maintains the features of its market town 

heritage. There is a good balance between pedestrians and car borne traffic and the 

presence of large, free car parks is likely to benefit the vitality of the centre. 
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Introduction 

Yate Town Centre is not tightly defined but includes the core shopping area, edge of centre 

stores and the wider area of Station Road.  

The core shopping centre was built in the 1960s based upon an American model for an 

island site surrounded by parking and access roads. The core shopping area is a cruciform 

layout, with the central Four Seasons Square surrounded by North, South, East and West 

Walks.  Yate Shopping Centre is compact and pedestrianised. It provides a substantial 

amount of convenience and comparison shopping, including significant presence from 

multiples. The anchor convenience store is a Tesco supermarket and there are current 

proposals for a major redevelopment of the store, which will expand the comparison goods 

offer with an additional 2,400 sqm of net sales and c.5,500 sqm of additional food sales area. 

Four additional units are planned on East Walk (c. 4,000 sqm additional floorspace).  

The Island site also includes a leisure centre with swimming pool, health centre (currently 

being rebuilt), library (under refurbishment) and Council operated One Stop Shop. 

The wider town centre has B&Q, Morrisons and Lidl and a range of other stores, services 

(including GPs and a Magistrates court and community facilities including Poole Court and 

the Ridgewood Centre.   

The shopping and community facilities serve not only the town but a wider rural and relatively 

prosperous catchment area, including rural Wiltshire. The geographic location of Yate away 

from the major shopping centres at Bristol, Cribbs Causeway and Bath is thought to 

encourage increased local patronage of the town.  

Retail Rankings 

In Planning policy terms Yate is identified as a major Town Centre.  Within commercial 

rankings Yate ranks 387
th

 on the MHE UK Shopping Index, and is classed as a District 

centre, compared to Kingswood and Thornbury, Longwell Green which are „Minor District‟. 

Yate town centre has maintained this strong position in the retail rankings throughout the 

1990s and 2000s, although its highest position over the last 15 years was 312 in 1995/96. 

Yate is the highest ranking town centre in South Gloucestershire, with the exception of the 

Mall at Cribbs Causeway which is a regional shopping centre and not a town centre. The 

ranking suggests that Yate has a successfully developed retail offer and includes a number 

of national fashion outlets such as Accessorize, Burtons, New Look and Dorothy Perkins – 

albeit the later three are relatively low value.    

Diversity of Uses 

Table 3 in Appendix 1 illustrates the diversity of uses for Yate town centre. Data is based 

upon the June 2007 Goad plan, which only considers the core shopping area within the 

island site. The data has been updated to reflect changes as of November 2008. Yate town 

centre contains a total of 102 units, including convenience, comparison (A1 uses), services 

(A1, A2, A3 and A5 uses), miscellaneous and vacant units. 

The convenience provision accounts for 9 units and 8.9 per cent of the town centre total. This 

is about average for UK town centres (9.1 per cent); however the floorspace for convenience 

shopping in Yate is significantly greater. Convenience floorspace amounts to 4,960 sqm and 

takes up 23.7 per cent of total floorspace, this compares to an average of 16.7 per cent 



 

   

nationally. This excludes the edge-of-centre Morrisons and Lidl which add an extra 5,430sqm 

for convenience floorspace. As a result there is a higher representation in the grocery and 

frozen foods sub-sector. However there are no independent fishmongers or off-license stores 

in the town centre.   

Yate has a strong comparison goods offer with 58 retailers. This accounts for 57.4 per cent of 

the total retail units in the town and illustrates above average comparison provision when 

compared with the UK average of 44.8 per cent.  In terms of floorspace, there is 11,420sqm 

of comparison retail space, or 54.5per cent of the centre total. This equates to a higher 

representation for Yate, demonstrated by the UK average comparison floorspace of 51.1 per 

cent for town centre retailing. Of the comparison goods sub-sectors listed by Goad, there is 

presence from all except „gifts, china, glass and leather goods‟ and there is a lack of a major 

bookseller/newsagents (magazines, games, DVDs etc) and a specialist electrical goods 

retailer, although Argos and in future the new extended Tesco supersite will cover this void. 

The greatest share of comparison retailing is given over to women‟s and girl‟s clothing (5 

stores), booksellers, crafts and stationers (9 stores) and chemists, toiletries & opticians (9 

stores). Only one sub-sector shows any significant under-representation, which is furniture, 

carpets and textiles for which there is only one shop.  

There is a good presence of clothing multiples in the centre which is a positive sign for 

vitality. Clothing multiples include: 

 Clarks and Shoe Zone (footwear) ; 

 Burton (men‟s wear) 

 Bay, Claire‟s, Dorothy Perkins, Evans, Quest, New Look, Select, Accessorize and Adams 

Kids (women‟s, girls and children‟s clothing)  

 Millets, B‟Wise and M & Co (mixed and general clothing) 

Also, Yate has presence from six of the UK top 20 comparison retailers (Boots; Superdrug; 

New Look; Argos; and Dorothy Perkins). Other prominent multiple retailers include Game, 

Halfords, Specsavers, Ryman, Thorntons, Julian Graves, and Iceland. There are four 

national charity shops in Yate town centre. Although there is clearly a strong offer for 

comparison shopping, in the main, demand appears to be from low end, value retailers such 

as New Look, Burton, B‟wise etc, the only real exception being Accessorize which operates a 

small store.  

There are a total of 24 services operators, representing 23.1per cent of all units. The national 

average is 33.4 per cent; therefore there is a significant under representation. This under-

representation is due to a large deficit in the restaurants, cafes and takeaways and estate 

agents sub-sectors. Yate only has 5 operators in the restaurants, cafes and take-away 

sector, 4 of which are fast-food outlets (Dominos Pizza, Subway, McDonalds and Burger 

King), with one café which is a recent addition to the Four Seasons Square (centre square of 

the shopping centre). One of the key reasons for a lack of restaurants and cafes is due to the 

difficulty in operating any kind of evening economy establishments within the shopping 

centre. As it stands the shopping centre is „locked down‟ at night with steel gates. Whilst this 

does probably deter anti-social behavior it also limits potential for improving the evening 

economy within the core centre of Yate. Nonetheless there is scope to develop commercial 

leisure opportunities on the outer edges of the town centre.  



 

   

Operator Demand 

The FOCUS Town Centre reports for retailer requirements have not featured Yate until 2008; 

however there are presently eight requirements from comparison operators. This demand is 

the greatest of all centres in South Gloucestershire, including the Mall who currently has six 

requirements. The requirements represent a range of unit types from 56sqm to 3,716sqm. 

Five of the eight requirements are from clothing retailers ranging from Desire by Debenhams 

to lower value retailers such as Edinburgh Woollen Mill, Peacocks, Bon Marche and T K 

Maxx. Both Desire and T K Maxx require stores that (at a minimum) are far larger than any of 

the existing retailers in the shopping centre (bar Tesco). The other requirements are from 

Mandarin Stone (high-end stone tiles shop), Poundland and Phones 4 U, the latter of which 

has since found space in the shopping centre.  

Requirements from services uses includes Green‟s Health and Fitness, who have a 

requirement for a 2,323-2,787sqm unit, which is larger than any current unit except Tesco – it 

may be that they are looking for an edge-of-centre or out of town location. Comments from 

agents report that there is an interest from restaurant operators, however they are difficult to 

accommodate due to the relative barriers to „evening economy‟ activities outlined above. It 

could be possible to locate and form a „cluster‟ on the end parade units, where visibility from 

the road is good and extensive parking an asset. The town centre owners Dominion 

Corporate Trustees (DCT) confirm that they are keen to encourage restaurants and café to 

the town centre and a looking at South Parade as suitable location. 

Discussion with the centre owners outlines that because 95 per cent of the units are c.70 

Sqm, there is limited demand from the high end fashion an multiple operators, who seek 

larger and better configured premises. However recent lettings to the Body Shop and 

Accessorize illustrate quality retailer interest. 

In addition to those operators identified through FOCUS it is noted that Tesco is looking to 

undertake a major redevelopment of its store. As well as substantial increasing its own 

floorspace it would also provide four additional shop units.  

The Retail Property Offer 

The mean floorspace requirement from operators on the FOCUS listings is for 805sqm, 

whereas the mean floorspace of all existing comparison retail units in the town centre is 

197sqm, indicating that there is a significant shortfall in larger units. This assessment may be 

slightly biased, as demand from local operators is unlikely to be registered on the FOCUS 

database thus underestimating the requirements for smaller units. Comments from retail 

agents imply that the centre owners are proactive and that refurbishment and modernisation 

of units is undertaken when necessary to secure the right tenants.  

The average vacant unit size is presently 96sqm; thereby negating interest from many of the 

national comparison retailers identified through the FOCUS listings. Consultations with the 

retail agents confirmed that Yate has a demand for a mix of retailers, from small local 

operators seeking the cheaper and smaller kiosk units to larger fashion and food retailers 

seeking between 1,500 and 20,000sqm of floorspace. Overall it is relatively difficult to satisfy 

new retail requirements as the prime zone A spots tend to be occupied and trade well. There 

are plans for around four large new units to accompany an extension and replacement of the 

Tesco unit, which would relieve some of this latent demand.   



 

   

In addition to the planned retail extension, a new health centre on West Walk is under 

construction and plans have been approved to refit the library.  

Prime Retail Yields 

The retail yields published by the Valuation Office show that yields for Yate shopping centre 

have fallen significantly since 2000 and are the lowest in South Gloucestershire. The retail 

yield has stood at 5.5 per cent for the last two years, indicating strong investor confidence. 

The nearest comparable town centres are Chippenham with a yield of 7 per cent and Frome, 

also 7 per cent.    

Prime Zone A Shopping Rents 

Information from DCT indicates that there are a variety of rental values in the town centre. 

Prime pitch locations on Four Seasons Square typically achieve £90-£100 per Sqm, whilst 

the Walks are circa £60 per Sqm and £20 per Sqm for the Parades. Agent consultations 

further confirmed that rental values have increased with strength over the last few years and 

are currently holding and sustaining their levels during the current financial crisis. 

Proportion of Vacant Street Level Property  

The on-foot survey of Yate town centre in November 2008 revealed 8 vacant units, just 7.7 

per cent of total units in the shopping centre. Given the UK average is 11.4 per cent this 

further illustrates the relative health of Yate town centre. The location of the vacant units is 

shown in figure 2 of Appendix 1, the map illustrates that there are no vacant units in the 

prime zone A spots around Four Season Square and that the majority of vacancies are 

located towards the periphery of the axis. In particular there is a cluster of five vacant units 

along South Parade which is the southern edge of the shopping centre.   

Pedestrian Flows 

Yate town centre was very busy during the time of visit, which was mid-morning on a Friday 

in November (2008). This certainly adds credence to the quantitative indicators which depict 

a healthy and vibrant centre. The key areas are the central square and shops immediately 

adjacent, with footfall gradually reducing as you traverse further outwards along the „Walks‟ 

and edge-of-centre units. The bustle of the town centre is amplified by the concentrated 

nature of a single pedestrianised zone. 

Information from Dominion Corporate Trustees indicates that there is an average of 250,000 

visits to the town centre (pedestrianised shopping area) each week (2009). 

State of Town Centre Environmental Quality  

The shopping centre is architecturally unappealing and a product of 60s low cost concrete 

building materials. The shop frontages feature many of the standard operators‟ brands and 

logos and as such there is no conservation area. Paving and street furniture is also dated 

and lacks quality, however seating provision, maps and direction signage is good and the 

centre is kept clean and tidy.  

Access within centre and from the parking area is simple although the island model 

surrounded by a sea of parking and roads lacks a clear gateway or connection for on-foot 

and cycle users. Yate appears to be a vision of an American out of town shopping centre 



 

   

which just happens to be within a town centre. The car park can be extremely busy and is 

difficult to navigate during peak times. Access by bus is good and a separate mini bus 

terminal is provided, which links shoppers to a variety of rural towns and villages across 

South Gloucestershire and Wiltshire as well as Bristol. It is noted that the layout will be 

remodeled as part of the works taking place for the Tesco scheme, which will affect East 

Walk in particular.    

Full pedestrianisation of the shopping centre is a bonus and certainly negates traffic and 

noise problems. The lack of an „evening economy‟ means that the centre lacks presence at 

night and the presence of fast food chains attracts the youth scene. Locked gates prevent 

access to the „Walks‟ overnight which again reiterate the uni-functional role of the town 

centre.   

Summary: Yate 

In summary Yate has a vibrant town centre with evidence for healthy trading and strong local 

patronage. It is important to note that the form and role of Yate is likely to be influenced by 

the retail offer of nearby Chipping Sodbury, where both centres are within two minutes drive 

of one another. As a result Yate tends to be dominated by low value comparison retailing 

operated by multiples, whereas Chipping Sodbury which is a historic centre comprising a 

traditional market town and High Street, tends to serve the market through smaller outlets run 

by local independents. Local residents are likely to use both centres to serve their shopping 

needs.  

Yate has a low vacancy rate and retail yields indicate investor confidence and profitable 

trading conditions for the town centre. Retail rents in the prime spots are thought to be high 

and compare favourably with other towns such as Chippenham and Weston-super-Mare.  

Part of the reason for Yate‟s successful position as a high ranking district centre is thought to 

be due to its very defined catchment, which isn‟t affected by Bristol so much as other centres 

like Thornbury, which are a 15-20 minute drive from The Mall at Cribbs Causeway. 

Furthermore, there is a prosperous catchment living in rural areas outside the town and on 

the fringe of Wiltshire for which Yate is the nearest shopping centre. 

The expanded Tesco store and associated extension to East Walk will deliver a mass of 

extra shopping space to the town centre. Convenience floorspace in the town centre is going 

to double and comparison floorspace provided by the Tesco store and East Walk units will 

increased the sales area by 80 per cent. The additional comparison floorspace has an 

estimated benchmark turnover of £50m per annum. For context, the existing town centre is 

thought to trade at £60m per annum (for comparison goods retailing). The benchmark 

turnover for the new convenience floorspace is thought to be £77m (current convenience 

turnover £79m including Morrisons).  

The planned enhancements to the retail offer will certainly increase overall trading in Yate 

Town centre and also help to draw increased spend from other zones. Based upon the 

current shopping patterns, it is thought that the town will draw more trade from Chipping 

Sodbury, Wotton-under-Edge, Winterbourne and Frampton Cotterell. In addition it is likely 

that less expenditure will be leaked to other destinations, especially The Mall, Cribbs 

Causeway and to a lesser extent Bristol City Centre. However it is likely that some of the 

existing town centre retailers may lose trade as a result, particularly convenience retailers 



 

   

such as Iceland, Morrisons and smaller independents. Having said this, some customers will 

prefer smaller and quieter stores and will continue to exercise this choice. The enlarged 

Tesco store will also provide electrical and to a lesser extent some white goods, plus media 

goods (computer games, DVDs and CDs), which will boost the offer in the town centre and 

provide competition to Argos. 

To some extent the town centre will be dominated by the Tesco store, however with a willing 

developer (Tesco) this presents the most viable development opportunity to deliver 

enhanced retailing to Yate Town Centre in the current market. Retailing in general will be 

strengthened, however smaller retailers and the other food stores may suffer due to 

polarization of trips to the new outlets. However the potential to expand the town‟s catchment 

will be of benefit to all retailers. If performance continues to increase then other retailers may 

want to take up space, it is likely that these will seek to complement rather than compete with 

Tesco and the new operators on East Walk. 

 



 

   

Kingswood Town Centre 

 

  



 

   

Introduction 

Kingswood is the traditional centre of the east Bristol urban area. The area was prosperous 

in the Victorian age and this is reflected in High Street buildings.  There was further major 

development in the 1960s (Kings Chase centre) and a Somerfield Store developed in the 

1990s. There has been limited development since apart from some turnover within individual 

units. Expansion which might have come to Kingswood has been met at Longwell Green and 

Emersons Green. In recent times the prosperity of the catchment area has changed and jobs 

which were once located close to the town centre have been lost.  Kingswood remains as a 

local service centre and provides convenience and low order comparison shopping, meeting 

the needs of the local area. At the heart of the town centre is the Kings Chase Shopping 

Centre, a 1960s shopping precinct, which is anchored by a range of convenience and 

comparison multiples including Sainsbury‟s, Boots, Wilkinson and WH Smith. In addition to 

Sainsbury‟s, other multiple convenience operators in Kingswood include Iceland and an edge 

of centre Somerfield.  

Retail Rankings 

Kingswood town centre is the fourth highest rated centre in South Gloucestershire in the 

2008 index, behind The Mall (1
st
), Yate (2

nd
) and Cribbs Causeway retail park (3

rd
). 

Kingswood‟s retail ranking is in decline and since the mid nineties has fallen from 415
th

 to 

629
th

 place in the UK index. 

Diversity of Uses 

Table 2 of Appendix 1 shows the diversity of uses for Kingswood town centre. This is based 

upon the Goad plan of July 2007, which has been updated to reflect any changes observed 

during site visits in November 2008. The centre contains a total of 126 units, which includes 

convenience and comparison A1 units, services (A1, A2, A3 and A5 uses) and 

miscellaneous uses such as employment centres, post offices and vacant units.  

Convenience uses account for 13 units within the town centre equating to 10.32 per cent of 

the number of units, which is marginally above the UK average (9.08 per cent) for 

convenience outlets. In terms of floorspace the convenience sector is dominated by the three 

supermarkets, which account for 85 per cent of the convenience floorspace. Gross 

convenience floorspace as a percentage of all floorspace in Kingswood is 23.4 per cent 

which is above the UK average of 16.7 per cent. However some caution has to be applied to 

these comparison as the GOAD floorspace figures are gross and do not include the likely 

split between comparison and convenience within the larger supermarkets. 

The centre contains representation from five of the six convenience goods sub-categories 

(Butchers, Bakers, greengrocers & fishmongers, grocery and frozen foods, off-licenses and 

tobacconists & newsagents), with off-licenses being the one exception, although this need is 

met within the supermarkets.  

Despite the centre‟s close proximity to Bristol City centre and the draw of retail parks such as 

Longwell Green, the comparison sector performs reasonably well in terms of the percentage 

of units. It is only just under the UK average (44.80 per cent) at 43.65 per cent. All the GOAD 

sub categories are represented with the exception of dedicated men‟s and boys‟ wear outlet. 

However, whilst the percentage of units is comparable, the floorspace figures fall short of the 



 

   

UK average. This suggests that unit sizes may be smaller and may explain the lack of 

multiples‟ interest in locating in Kingswood.  

In general there is a lack of quality comparison shopping especially clothing indicated by an 

under-representation of all of the clothing sub-categories. The only multiple operators for 

clothing are New Look, Select and QS which are low-end stores. 

There are a total of 40 services units, equivalent to 31.75 per cent of all units. This is 

marginally below the UK average of 33.4 per cent. However, this seemingly healthy position 

distorts the full picture. The evening economy is served particularly badly, with only 7units 

classed within the restaurants, cafes, coffee bars, fast food and takeaway sub category. This 

represents only 5.56 per cent of the total number of units which is nearly 9 per cent below the 

UK average. Whilst it may not be locally desirable to increase the number of pubs or 

takeaways, there is a need to diversify and improve the offer available to help improve 

vitality. It is of note that there appears to be a high number (17) of banks, financial services, 

accountants and building societies, equating to over 13 per cent of all units, which is over 8 

per cent more than the UK average (5.03 per cent). It is also the case that presence of 

national and multiple retailers is generally low and in the main represent the lower quality 

stores.  

Operator Demand 

FOCUS‟ town centre reports for retailer requirements show retail operator demand since 

2000. During this period interest in locating in Kingswood has been limited with only around 

2-8 operators showing an interest each year. At November 2008 two retail operators, Argos 

and Bon Marche have expressed an interest in locating in Kingswood.  

These operators could both be considered at the lower end of multiple operators and reflect 

the existing provision within Kingswood. This could be considered as a lack of available 

larger retail units.  

Comments from property agents identified a lack of larger available units as to why demand 

is limited in Kingswood. 

The Retail Property Offer 

The FOCUS listing, as noted above has two national comparison multiples interest in trading 

in Kingswood. These stores are seeking minimums of 230m
2
 for Bon Marche and 929 m

2
 for 

Argos. Although there are a number of vacant units within the town centre none are large 

enough to meet either of these operators‟ minimum requirements. Even amongst all the 

occupied units only four would be able to accommodate an Argos store.  

Furthermore we note that the number of vacant units in the centre has increased significantly 

since the Goad survey was undertaken in August 2007. There are now an additional five 

vacant units (an increase from 12 to 17). This may be an indication of declining health of the 

town centre, especially where nine of the twelve units which were vacant in August 2007 

were still vacant during site visits in November 2008. Most of the vacant units are relatively 

small (ranging from 60 m
2
 to 160 m

2
), and in peripheral locations limiting their attractiveness 

to the multiple operators.  However at this time of changing retail patterns it is difficult to 

gauge whether the rising vacancy rate is a result of a long term decline in Kingswood or 

systematic of the current recession. In addition Landowner expectations may be too high and 



 

   

therefore demand high rents in an attempt to encourage national retailers which can be 

frustrating for independents and start ups. 

Prime Retail Yields 

Information is available for the main centre in South Gloucestershire and comparator towns 

within the greater West of England Partnership and Wiltshire area (data and graphs provided 

in Appendix 1)  

Retail yields in Kingswood are typically very high and stood at 9.5 between 2000 and 2006. 

The yield has since dropped to 9.0 (July 2008), illustrating a slight improvement in investor 

confidence and hence a shortening of investor return. Kingswood‟s yield is broadly 

comparable to town centres such as Keynsham, Stroud and Thornbury.  

Prime Zone A Shopping Rents 

Rental data for Kingswood has only been published by FOCUS‟ commercial property 

database for the past three years. This shows a marginal increase from £55 to £60psf.  

This tallies with local agent opinion which indicates that until recently retail rents were 

increasing in Kingswood.  These levels represent the second highest within the study area, 

with Yate achieving the highest rents.  

Proportion of Vacant Street Level Property  

Kingswood town centre, at the time of the most recent Goad survey in August 2007, 

contained 12 vacant units, equivalent to 10.17 per cent of the total number of units in the 

centre. This figure was 1.27 per cent below the current UK average of 11.44 per cent. 

However, since our update in November 2008 the number of vacant units has risen to 19 and 

now Kingswood is above the current UK average by 3.64per cent at 15.08 per cent thus 

indicating a potentially declining centre. A plan showing the location of the vacant units within 

Kingswood can be found at Figure 1 of Appendix 1  

A number of these units are clustered on the north side of Regent Street near the junction 

with Downend Road. It is considered that a number of factors may be influencing the 

vacancy rate and location. Footfall is less in this area, possibly because of the junction with 

Downend Road acting as a barrier and the lack of any destination or anchor stores as many 

of the other units in this location are either services or charity shops. Also, as previously 

stated, many of these units are relatively small, thus reducing their attractiveness to the 

multiple operators.  

Pedestrian Flows 

As part of the on-foot survey we considered the pedestrian flows in the town centre. 

Kingswood appeared very busy around the Kings Chase shopping centre during the time of 

visit which was Friday lunchtime. Moving away from the centre and westerly along Regent 

Street, the footfall diminished considerably, especially the north side of Regent Street, which 

is dominated by vacant units, charity shops and services such as accountants. The linkage 

between the edge of centre Somerfield and the main shopping area was also busy. This is 

probably because of the car park located at Somerfield and the potential to link food with 

comparison or service trips. Broader knowledge of the town centre indicates that Kingswood 



 

   

is generally fairly vibrant around the shopping centre area during the day. This is backed by 

property agents who have described the area as a busy and popular area.   

State of Town Centre Environmental Quality  

Kingswood town centre, like many suburban centres of its type suffers from congestion. 

Improvements to Kingswood have been made in the past with a revised traffic layout 

introducing a one way system and expanded pavements. However the volume of traffic is still 

high especially on the periphery, which has a negative effect on the environmental quality. 

While the environmental improvement scheme was well intentioned the surface materials 

and street furniture used are already starting to show signs of stress, which does not help to 

positively contribute to the shopping experience. The shopping centre and associated 

multistory car park, whilst trading successfully, with only limited vacancy and seemingly good 

footfall are looking tired and dated. 

Kingswood as a linear centre lacks open space and a central focal point such as a market or 

town square. The linear nature also means that the distances between the two ends of the 

centre are relatively long and not an attractive route as much of the length is a busy main 

road.  It also limits other potential activities which could attract people to the centre such as 

farmers markets or community events.  

Access to the town centre by car is good with four large free car parks operated by the 

Council in addition to the multistory and Somerfield car parks.  However, as previously stated 

the congestion makes for an unpleasant pedestrian environment.  

The bus routes through the town centre serve much of the east Bristol area and the city 

centre. As many of these routes are to lower order centres, with the exception of the city 

centre, it would appear that Kingswood is the main service centre for the eastern side of the 

greater Bristol urban area. Despite this status and the reasonable service levels the bus 

facilities seem inadequate and poor with only small shelters and three different locations for 

the services, although the latter may be as a result of the one way system.   

Summary: Kingswood 

Kingswood town centre appears to be popular and well supported at its centre but less 

successful on the periphery, with higher vacancy rates. Whilst the convenience and 

comparison sectors are comparable to national averages, albeit lower than average 

comparison floorspace, the night time economy offer is poor. Correspondingly the centre has 

high representation from the other service uses such as accountants. These provide jobs and 

opportunities to encourage people into the centre to make linked trips.   

Demand from national retailers is low, and although this is to be expected to an extent with 

the proximity of Bristol City Centre and to a lesser extent Cribs Causeway. Provision of 

larger, modern units would likely attract more multiple retailers to the centre. Parts of the 

centre appear tired and in need of modernisation and possibly redevelopment, particularly 

around the Kings Chase Shopping Centre.  It is considered that improving the town centre 

environment, possibly though the redevelopment of the shopping centre and the under 

utilised area between Somerfield and the main shopping street will have a positive effect on 

the overall vitality and viability of the centre – at present the centre could suffer from further 

decline without investment and with increasing competition and convenience from other 



 

   

areas. 

 



 

   

Chipping Sodbury Town Centre 

 

  



 

   

Introduction 

In policy terms Chipping Sodbury is characterised as a traditional smaller town centre serving 

mainly local comparison, convenience and service needs of the local community. It is fairly 

typical of Cotswold style town centres with shopping concentrated either side of a wide high 

street. There has been little change in the number of units in recent years. At one time it 

benefited from stronger numbers of tourist visitors, however the attracting antique and book 

shops no longer exists. There is an emerging proposal for a convenience foodstore 

(Waitrose) and allied courtyard units.    

Retail Rankings 

Chipping Sodbury town centre is the lowest rated centre in South Gloucestershire in the 

2008 index and some way behind its close neighbour Yate which is second only to the Mall. 

This is the first time that Chipping Sodbury has been included within the rankings, so it is not 

possible to compare its current ranking of 4226th with past years. This relatively low ranking 

is somewhat surprising given the apparent vitality of the town centre. However, it is notable 

that Chipping Sodbury is the only centre within this study that does not have a significantly 

sized supermarket; in addition there is a lack of national multiples which may explain the 

reason for its low ranking.  

Diversity of Uses 

Table 5 of Appendix 1 illustrates the diversity of uses for Chipping Sodbury town centre. 

There is no Goad plan for Chipping Sodbury, therefore the table is based upon our site visits 

in November 2008 but uses the Goad categories of uses to enable us to compare with the 

other centres in South Gloucestershire. The centre contains a total of 86 units, which 

includes convenience and comparison A1 units, services (A1, A2, A3 and A5 uses) and 

miscellaneous uses such as employment centres, post offices and vacant units.  

Convenience uses account for only 7 units within the town centre equating to 8.14per cent of 

the number of units, which is marginally below the UK average (9.08 per cent). The centre 

contains representation from five of the six convenience goods sub-categories (Butchers, 

Bakers, greengrocers & fishmongers, grocery and frozen foods, off-licences and 

tobacconists & newsagents). There are no supermarkets in Chipping Sodbury; the nearest 

supermarket offer is in Yate about a mile from the town centre.   

Given the centre‟s close proximity to Yate centre the comparison sector performs reasonably 

well in terms of the number of the percentage of units. It is only just under the UK average 

(44.80per cent) at 43.02 per cent. However, it is notable that five of the sub sectors are not 

represented whilst there is a dominance of gift and charity shops. Although the percentage of 

units is comparable, it is likely that the floorspace figures fall short of the UK average. This is 

because the unit sizes are small and may explain the lack of multiples‟ interest in locating in 

Chipping Sodbury.  

In general, most of the convenience and comparison stores are high quality independent 

traders. There are only two comparison multiples present in Chipping Sodbury, namely 

Lloyds pharmacy and M&Co clothing. The number and quality of independent stores present 

in Chipping Sodbury is positive and provides the centre with its own character and attraction.  

There are a total of 36 services units, equivalent to 41.86 per cent of all units. This is nearly 9 

per cent above the UK average of 33.39 per cent. In particular the percentage of 



 

   

hairdresser/beauty, banks/financial services and estate agents are all above the national 

averages. Surprisingly, the percentage of Restaurants, cafes, coffee bars, fast food & 

takeaways (9.30 per cent) is below the UK average of 14.5 per cent. 

It is also of note that there is a farmers' market twice a month, on the second Saturday and 

last Thursday. This brings people into the town and adds to the retail offer and vitality.     

Operator Demand 

FOCUS‟ town centre reports for retailer requirements show retail operator demand since 

2000. During this period interest in locating in Chipping Sodbury has been limited with only 

around 0-5 operators (averaging around 2) expressing an interest each year. At November 

2008 two retail operators, Coffee#1 and Julian Graves have expressed an interest in locating 

in Chipping Sodbury.  

The limited demand for premises in Chipping Sodbury from national multiples is likely to be a 

result of both the lack of suitable units and the relative proximity to Yate, where many of the 

national multiples are already represented.  

Comments from property agents identified a strong level of interest in the town mainly from 

local operatives. Typical interest is high street comparison. For example the large hardware 

shop is up for sale and according to the local agent there is interest in it from several 

retailers, although these were not named. Requirements are generally for smaller units, 

however there is potential for some additional supply as the draft scheme for a Waitrose 

behind the high street has a number of 'courtyard' shops. There is no clear evidence of 

demand; it is assumed that this sort of retail space could be of interest to both independent 

and national retailers. 

The Retail Property Offer 

The FOCUS listing, as noted above has one national convenience and one regional service 

multiples interest in trading in Chipping Sodbury. These stores are seeking minimums of 

40m
2
 for Julian Graves and 70m

2
 for Coffee#1. Given that there are existing vacant units as 

we note under Indicator 8 („Proportion of Vacant Street Level Property‟) within Chipping 

Sodbury town centre, which broadly meet these operator demands it is difficult to identify 

why they have not taken up space.  

Local property agents state that in terms of property offer the size and shape can be an 

issue, and deters multiples. Location along High St and Broad St is good but this is not 

always reflected in the more peripheral areas along Horse St and top of High Street. The 

properties along these streets are generally in good condition. However, due to their age and 

location within a Conservation area their repair and maintenance can be a major hindrance 

to retailers and adds extra cost to local traders. It can make letting difficult at times.  

Prime Retail Yields 

Yield can be considered to be an efficient measure of the confidence of investors in the long 

term profitability of the town centre for retail (and other commercial) developments, however 

regrettably, no information is published for Chipping Sodbury town centre.  

Prime Zone A Shopping Rents 



 

   

Prime rental data is sourced from the commercial property database FOCUS. Unfortunately, 

no published rental data is available for Chipping Sodbury town centre (or any of the smaller 

centres in the South Gloucestershire). 

Discussions with local agents suggest that whilst rents have been increasing in recent years 

they are still relatively low at around £25psf.  

Proportion of Vacant Street Level Property  

There were five vacant units in Chipping Sodbury at the time of our survey in November 

2008. Two of these units were long term vacant in that they were recorded as vacant in the 

Council‟s retail survey undertaken in August 2007. Vacant units accounted for 5.81 per cent 

of all the surveyed units, which is a sign of a healthy town centre given that the national 

average percentage of vacant units is 11.44 per cent.  

The units are not clustered in any one particular location but spread around the centre. Given 

the relative low number, it is likely that the vacancies are as a result of normal market 

turnover e.g. tenancy agreements ending, rather than a decline in the centre‟s fortunes.  

Pedestrian Flows 

As part of the on-foot survey we considered the pedestrian flows in the town centre. Chipping 

Sodbury appeared fairly busy along the High Street and Broad Street, despite it being early 

in the day. The busiest area was around the Clock Tower, which is probably because most of 

the shops and the two bus stops are located in this area. Further away from this central area 

it was quieter.  

The Parish Council would like to see better signage for the town to promote its tourism 

potential, at present the town largely relies on local trade. 

State of Town Centre Environmental Quality  

Chipping Sodbury is a pleasant and inviting town centre. Its long market square (known as a 

Chepynge) which makes up Broad Street is bordered with an assortment of buildings from 

every period, but largely with 17
th

 century facades with Cotswold stone buildings or Georgian 

brick.  

The wide pavements, good quality surface treatment and street furniture create a pleasant 

environment in which to shop. However, improvements could be made with a reduction in the 

amount of roadside car parking (this would need to be replaced with alternative provision). 

Whilst the current level is attractive to the car driver it detracts from the town centre and its 

reduction would create a more pedestrian friendly area. It is thought that many of the vehicles 

belong to business owners who park outside of their premises. The Parish Council would like 

to see a waiting restriction implemented on the High Street whilst maintaining the free car 

park to the rear. The bus facilities are also poor with little shelter and a rather strange 

arrangement with buses pulling onto the other side of the road and having to pick up 

passengers in the road due to parked cars blocking access to the bus stop.    

Access to the town centre by car is good with substantial parking either side of the main 

shopping street. There is also a large 162 bay car park to the north of the centre. Despite the 

substantial roadside parking and the large free car park there were, during our visit, 

numerous instances of double car parking suggesting an unwillingness to walk and 



 

   

confirming the top up „quick shop‟ role of Chipping Sodbury. This may also be in part due to 

the lack of a dedicated pedestrian route from the main car park through to the town centre, 

with pedestrians having to walk along the road. It would also suggest that whilst a reduction 

in car parking would be preferable in terms of the pedestrian environment it would probably 

not be popular with many locals or traders.  

Summary: Chipping Sodbury 

Chipping Sodbury gives an impression of a busy centre with lots of people and parked cars. 

Its main role is to provide services and top up shopping for local residents and more 

specialist independent stores to the wider community and rural catchment area. Research 

from the household survey illustrates that the town centre trading is a little below par, with 

local residents spending roughly equal amounts on retail goods in Yate as they do in 

Chipping Sodbury, with a greater level of leakage to Cribbs Causeway. 

Whilst the provision of larger units might well attract more multiples‟ interest it might also 

threaten the essence of the town centre, which is typified by small independent shops 

offering something different. There is limited opportunity for any major expansion of the 

shopping area. The only identified potential is the area of land to the north of the town centre 

which is currently occupied by open land and the main car park. Any development in this 

area would require new linkages through to Broad Street/High Street to ensure development 

was not isolated from the town centre. If there is further demand for smaller units then 

potential may exist behind some of the current shopping units for courtyard style 

redevelopment.  

In terms of overall strategy it may be preferable for the town to expand with its current 

specialist role and look to perform as a complement, rather than try to compete directly with 

nearby Yate. Provision of a convenience supermarket is likely to enhance trading in the town 

due to increased local shopping trips. 

 



 

   

Filton Town Centre 

Introduction 

The suburban areas of Filton developed in parallel with the aerospace industry.  The town 

centre initially comprised little more than a parade of shops. More recently a new retail park, 

largely completed in 1999 supports a range of retail, leisure and community uses including a 

small Premier Lodge hotel.  

Retail Rankings 

Filton is ranked 2,467
th

 in the 2008 MHE UK Shopping Index, and is thus classed as a ninth 

tier „local centre‟. Similarly Filton is classed as a minor town centre in the 2006 South 

Gloucestershire Local Plan.  

Diversity of Uses  

The newer part of Filton Town Centre is called the Shield Retail Centre and contains 10 of 

the 37 units within the centre. Within the Shield Centre the units are reasonably large; there 

are two restaurants, a Quinceys and KFC. There are two convenience stores; one is a mini 

supermarket (Frozen Farm Foods) and a wine warehouse (Majestic Wines). Comparison 

retailing consists of Snow and Rock outdoor clothing, which has recently been subdivided 

(although not physically) to include Cycle Surgery, a national chain of high end mountain bike 

shops; Dreams bed shop; a motorcycling clothing and accessories shop; and a new (for 

2008) Bathstore shop. 

The older parades occupy a section along Gloucester Road and Church Road. These 

parades generally provide top-up shopping; convenience retailers comprise a newsagent 



 

   

(including Post Office), bakers, sandwich bar; and combined butcher and greengrocers. 

There are a number of low value unattractive units used for take-aways (3 units), betting 

shop (1 unit), hair and beauty (2 units) and some independent comparison shops such as a 

blind shop, reptile shop and florist. There is also a small Specsavers outlet. Filton also 

provides a number of services uses in the form of a NatWest bank, solicitors, estate agents, 

Vets4Pets and chiropractor.  

The Retail Property Offer 

There were no retail requirements on the FOCUS database at the time of survey. No retail 

agents were able to comment about Filton Town Centre. The on-foot survey suggests that 

the property offer is reasonably good in the Shield Centre and that the contemporary units 

are suitable to stimulate interest from multiple retailers. The smaller parades have a lower 

quality of upkeep, but would offer low value space for local independent retail businesses.  

Prime Zone A Shopping Rents 

Retail rents are not known, but it can be assumed that there will be a marked difference 

between the larger units contained in the Shield Centre and the older, smaller units along the 

parades which are likely to under-trade. 

Proportion of Vacant Street Level Property 

There are two vacant units, one is the former Job Centre on Church Road and the other is a 

former travel agent on Gloucester Road.       

Pedestrian Flows 

Pedestrian activity is concentrated around the Shield Centre where there is adequate parking 

and presence of the larger retailers. The car park was full although pedestrian activity 

appeared to be fairly quiet with very little footfall on the Gloucester Road and Church Road 

parades. Access is adequate but it is not possible to enter the Shield Centre parking from the 

south and this means motorists need to do a full u-turn using Filton roundabout which is one 

of the busiest junctions in Bristol. Exit from Church Road is also one way to the left which 

again means negotiating Filton roundabout if shoppers are heading north west along the A38 

out of Bristol. The centre is relatively friendly for pedestrians once inside but due to the 

presence of dual carriageway main roads all around, it has limited ease of access for 

pedestrians. There is a pedestrian crossing across Gloucester Road which also leads to two 

pubs.  

State of Town Centre Environmental Quality 

The environmental character is mixed. The older parades are unattractive 60s developments 

with run-down shop frontages, and as such trading conditions appear to be poor. The Shield 

Centre is of medium quality modern build and the layout shields the shoppers from the traffic 

making its way across Filton roundabout. Signage and shop frontages are significantly 

improved within the Shield Centre, although it varies between retailers. There is public 

seating and cycle parking in the Shield Centre although it is not well used. There is some 

graffiti along Church Road. There is a possible development site at the top of Church Road in 

the form of an empty plot.  

Filton Abbeywood and Stoke Gifford 



 

   

Separate to the Filton local centre is Filton Abbeywood, a medium sized retail park 

approximately one mile east of the Shield Centre at Filton. There are seven larger retails 

units, six of which are low value comparison including a now vacant Woolworths, TJ Hughes, 

Matalan, Pets @ Home, JJB Sports, Brantano Footware, Next Clearance and a McDonalds. 

The units are laid out in parallel with ample parking between.  

A short distance away to the east of Filton Abbeywood in an area known as Stoke Gifford 

there is a Sainsbury supermarket and a B&Q DIY store.  These stores are surrounded by 

large scale office and university development  including AXA, MOD, Hewlett Packard and the 

University of the West of England.  

Summary: Filton 

Overall there is a good variety of retailers and a mix of different unit sizes. The Shield Centre 

offers the best of the comparison shopping and hence attracts the majority of visits to Filton. 

The parades on Gloucester Road and Church Road are mainly focused on provision of local 

convenience and comparison offer.  



 

   

Bradley Stoke Town Centre 

 

Introduction 

Bradley Stoke is effectively a new town developed in the 1980s and 1990s.  Development of the 

Town Centre did not keep pace with that of residential development.  There was an original 

Tesco Store and a more recent Leisure Centre/Library complex, the latter of which incorporates a 

sports hall, gymnasium, café, meeting rooms, exhibition space, skatepark, library and swimming 

pool. There are significant employment areas around Bradley Stoke (Aztec West and Woodlands 

Road) but these are some distance from the town centre.  

 The Town Centre is identified in policy as an emerging centre. Despite a significant residential 

population limited retailing has been provided to date in the centre. In 1991 planning consent was 

provided for a mixed use town centre scheme, however only the Tesco store, parking and petrol 

station were implemented. The emergent centre took shape during 2007/8 when the existing 

Tesco store was demolished, and a new mall style centre was constructed. The main building 

containing the anchor Tesco store is now trading (November 2008), along with some of the other 

units.  

Information presented by the Town Centre Manager reveals that there are 70,000 visits per week 

and that the average household in Bradley Stoke visits around twice per week.  

Retail Rankings 



 

   

Bradley Stoke ranks 1,866
th

 in the MHE UK Shopping Index, classed as a Local centre it is 

therefore of the eight tier out of nine. It is unclear if the 2008 ranking includes the emerging retail 

expansion of the Willow Brook Centre, although it is suspected that this isn‟t included. Bradley 

Stoke ranks above a number of other centres such as Filton, Staple Hill, Hanham, Downend and 

Chipping Sodbury. This seems an oddity on the part of the MHE index, as prior to development of 

the Willow Brook centre there was just the one solitary Tesco store and an out-of-centre Aldi.  

Diversity of Uses  

The finished centre is likely to contain circa 30 retail units. At present there is a mix of 

convenience (Tesco Extra), comparison (Tesco, Shoe Zone, O2, Carphone Warehouse), and 

services operators (Subway, Coast, Greggs, KFC, Nationwide, Reflections hairdressers and NHS 

Dentist). Currently the centre is lacking any high quality stores especially from the food and 

leisure sector, for which space has been sought by national fast food outlets and take-aways. 

Phase two is due to be completed by summer 2009; this will add a number of additional non-food 

retail units.  

The Retail Property Offer 

Although information was not available from FOCUS or from retail agents, the new Willow Brook 

Shopping Centre offers contemporary retail space which complements the requirements of 

modern multiple retailers.  

Prime Retail Yield and Zone A Shopping Rents 

Information was unavailable for retail yields and rental values. 

Pedestrian Flows & State of Town Centre Environmental Quality 

The provision of ample parking is an asset, but there is also a need to maintain and improve 

public transport and pedestrian/cycle links from surrounding neighbourhoods, and as such, traffic 

issues are not likely to affect the town centre. Bar the car park the centre is entirely a pedestrian 

affair. The build style is modern and unusual, which may date and tire rapidly. The entrance/exit 

to the covered mall features an open area with outdoor seating which forms a natural 

congregation and centre point, it is thought that this feature emanated from public consultation 

regarding the town centre‟s design, which revealed a wish for a central space which could provide 

a place for gathering and entertainment.  

Summary: Bradley Stoke 

The emergent town centre will provide a mix of uses in the convenience, comparison and 

food-services sectors although the large store format may not appeal to all consumers and 

some residents are ambivalent about the lack of traditional community functions2 such as a 

post office, police station and health centre etc. The Town Centre manager is however keen 

to coerce more public sector organisations into the town centre and tenant will undoubtedly 

become more balanced over time. 

                                                   

2
 Comments obtained through stakeholder consultation and web-based community forum relating to the new 

Willow Brook Centre http://www.sadlybroke.com/towncentre/. 

http://www.sadlybroke.com/towncentre/


 

   

Emersons Green Town Centre 

Introduction 

Emersons Green developed as a new settlement during the 1990s. The Town Centre is a 

relatively recent addition to the retail offer in South Gloucestershire. It was developed as part of 

the new residential development of Emersons Green and the aim was for a range of locally 

accessible facilities commensurate in scale and function with the nature of the residential 

development. In practice the single Sainsbury‟s store dominates the centre as the main anchor 

store, however there are also numbers of multiples present and some complementary service 

units.  

Retail Rankings 

Emersons Green is ranked 1175
th

 in the 2008 MHE UK Shopping Index, and is thus classed as a 

seventh tier „minor district‟. However, the Structure Plan and Local plan classes it as a major town 

centre, which is a reflection of its local importance and future potential, rather than its current 

ranking.   

Diversity of Uses  

The centre is dominated by its retail park style, with a large car park surrounded by retail 

warehouse style shopping units. Within the retail park area there are 8 units including two 

convenience (Lidl and Sainsbury) with the remaining given over to national comparison multiples, 

namely Boots, Brantano, Argos, QS, Peacocks and Sports Direct. 

The remaining part of the town centre fronts onto an estate distributor road (Emersons Way) and 

is more akin to a smaller traditional town centre scale, with more numerous smaller units either 

side of the road. The majority are occupied by service sectors including two estate agents, two 

banks and five eating establishments and are mainly national or regional operators. Only 4 units 

out of a total of 22 retail units in the town centre could be considered as independent. A library 

and village hall, which along with the dentist and other services such as the gym provide a 

welcome diversity and vitality in what could be an over dominance of retail presence in the 

centre.. 

The Retail Property Offer 



 

   

Emersons Green provides a range of modern retail units from the larger retail park warehouses 

and smaller outlets for local service and convenience needs. Conversations with agents indicate 

that the retail park trades very well and the operators are both content with their lettings and that 

there are requirements for new entrants. It is thought that the owners would like to either 

undertake some re-modeling or expand to create more units in the retail park to satisfy retailer 

demand.   

Prime Retail Yield and Zone A Shopping Rents 

Information was unavailable for retail yields and rental values. 

Proportion of Vacant Street Level Property 

There was only one vacant unit within the town centre, which we note was also shown as vacant 

in South Gloucestershire‟s retail audit undertaken in August 2007. No agent board was present in 

the unit so it is difficult to ascertain why this unit has remained vacant for a long period, with full 

occupancy elsewhere.  

Pedestrian Flows 

Despite the low vacancy rate, it was very noticeable on the site visit the low level of pedestrian 

activity along Emersons Way and through the two pedestrianised linkages to the retail park area. 

The linkage adjacent to Sainsbury‟s was particularly quiet and could explain why the vacant unit 

has remained vacant as it is located in the middle of this pedestrian walkway. This is perhaps not 

helped by the poor urban design with „dead space‟ on one side of the walkway. However the 

situation is very different in the retail park where there was a constant stream of pedestrians 

moving between and to the stores located around the car park. Once the edges of the car park 

are reached then the area is general friendly towards pedestrians, with wide pavements adjacent 

to all the units and traffic calming along Emersons Way. 

State of Town Centre Environmental Quality 

The environmental character is more typical of modern retail parks than of a mixed use town 

centre. The resulting large „sheds‟ with brick facades suggest that function rather than form takes 

precedence regarding the design. However the area is clean and tidy, with no evidence of graffiti 

or vandalism. The public realm is poorly designed with a lack of a town centre focal point such as 

a town square, low quality material and an over dominance of the car. As the photos show the 

development is built around the needs of the car.  This suggests that the primary catchment is 

viewed as serving wider communities in Kingswood and along the Ring Road rather than just the 

Emersons Green development.  In part that may tend to undermine growth potential in the 

traditional centres.   Further residential and employment uses are proposed east of the Ring 

Road and these will look to the town centre as their service centre. 

Summary: Emersons Green 

Overall the low vacancy rate and presence of multiple operators suggest that the town centre is 

performing well in retail terms. There are a range of retail uses and services including some 

limited evening economy potential.  With the high levels of growth anticipated the other side of the 

ring road, which this centre abuts, it is likely to continue to perform well in the future. However, 

potential to expand in size is limited with the ring road and dense housing surrounding the site. If 

an expanded centre was required in this location then consideration would have to be given to 

either allowing the land currently allocated in the Local Plan for indoor and outdoor leisure 

facilities to be used or by intensification of the existing centre though reducing the car park 

footprint and/or increasing the density of the shops by introducing more levels within the 



 

   

development. 

Staple Hill Town Centre  

 

 

 

 

 

Introduction 

Staple Hill is a linear centre, serving the established surrounding suburbs. It is largely composed 

of older buildings in its outer areas with a 1960s development around a square and two newer 

supermarkets at its core. It contains a range of uses to meet the needs of the local population, 

including three supermarkets, banks and a library. 

Retail Rankings 

Staple Hill is ranked 2,247th in the 2008 MHE UK Shopping Index, and is thus classed as a ninth 

tier „local centre‟. However, the Structure Plan and Local plan classes it as a major town centre, 

which is probably a reflection of its local importance.  

Diversity of Uses  

There are over 100 units in the Staple Hill town centre, the majority of which are located either 

side of High Street and Broad Street. There is a mix of convenience stores with three 

supermarkets (Somerfield, Coop Pioneer and Iceland) and a number of butchers, greengrocers, 

bakers and smaller mixed convenience stores and newsagents. There are a high proportion of 

service units3, especially hairdressers and barbers which account for 10 per cent (11) of all the 

classified units. Contrary to this the level of comparison units is poor, accounting for only 35 per 

cent (39) of the units, which is around 10 per cent below the UK average.  Very few national 

multiples are represented in Staple Hill. The only regional or national representation found is 

pharmacies (Coop, Alliance), banks etc and convenience sector (Coop, Nisa, Somerfield, Greggs 

and Iceland).  

The Retail Property Offer 

Limited information is available on the demand for retail space and quality of the units in Staple 

Hill. From the on-foot surveys it is thought that there is limited demand from independent and 

multiple retailers in the current climate, especially given the number of vacant units available. 

Prime Retail Yield and Zone A Shopping Rents 

Information was unavailable for retail yields and rental values. 

Proportion of Vacant Street Level Property 

                                                   

3
 Using the GOAD definition, which can be found in Appendix 1 



 

   

There were 15 units vacant at the time of our visits in November 2008. The vacant units are 

scattered around the town centre with no concentration in any particular area. This relatively high 

vacancy rate signals a declining centre and detracts from the centre‟s appeal to both traders and 

customers.  

Pedestrian Flows 

Evidence of a declining appeal is borne out by the lack of shoppers present at the time of the visit. 

The limited level of activity was concentrated around the car parks behind the two supermarkets; 

however neither of these car parks was full at the time of the visit. Beyond this area there were 

few pedestrians and activity was generally limited to people parking on the street and entering 

nearby shops. Although there has been a recent scheme of improvements there are further 

opportunities to maintain and improve the environment and to reduce the dominance of the car. 

Traffic calming is limited, along what is a busy road, especially in the area around the cross road 

with the A4175 and A4017.  

State of Town Centre Environmental Quality 

The environmental character is mixed.  Whilst much of the town centre frontage is Victorian, a 

number of the individual properties would benefit from enhancement to improve their appearance 

and positively contribute to the rest of the town centre. Unfortunately the 60s parade and square 

in the town centre is looking tired and in need of redevelopment. However, despite its general 

rundown nature the area is clean and there isn‟t any evidence of graffiti or vandalism. 

Summary: Staple Hill 

Overall Staple Hill does not appear to be competing very well. This is not helped by its linear 

development, which is not conducive to more modern patterns of shopping.  

However the High Street is generally busy and serves local needs adequately. The town‟s 

catchment is mixed, with both high value housing and priority neighbourhoods due to deprivation. 

It is thought that there is too much leakage from the higher earning residents and that 

enhancement would be necessary to reverse this trend.  

The high level of vacancy and declining environment causes concern and it may be that a 

managed decline, either naturally or through policy intervention may help to consolidate more of a 

quality retail offer, which should focus on being different from the modern retail warehouses.  

Policy intervention could downgrade the centre, potentially reducing its primary and secondary 

frontages and concentrate on protecting the areas around the square and supermarkets. This 

may also allow a concentration of resources to improve the public realm and introduce a traffic 

calming scheme. The Regeneration Partnership is working to improve the town centre. 

Opportunity for further expansion is limited and probably not appropriate given its current trading 

issues. Redevelopment of the central area may be possible and could realise benefits of a more 

concentrated centre as indicated above. 



 

   

Hanham Town Centre 

Introduction 

Hanham is the smallest of the centres in terms of floorspace and like the other older centres is 

fairly linear and serves the established surrounding suburbs. It is largely composed of older 

buildings with food store anchors at either end. It contains a range of uses to meet the needs of 

the local population, including two supermarkets, banks and a library. 

Historically Hanham was a standalone settlement; however coalescence with the other 

surrounding towns on the East Fringe of the Bristol Urban Area has led to a decline of the town 

centre as a local shopping centre for retail goods. This was further exacerbated by the relocation 

of the Kleeneze factory which occupied an edge of centre location. New, contemporary shopping 

destinations at Longwell Green, Emersons Green and Bristol City Centre have altered shopping 

patterns. 

Retail rankings 

Hanham is ranked 3,120
th

 in the 2008 MHE UK Shopping Index, and is thus classed as a ninth 

tier „local centre‟ and is the second lowest ranked centre in South Gloucestershire. Similarly 

Hanham is classed as a minor town centre in the 2006 Local Plan.  

Diversity of Uses 

There are over 65 units in Hanham town centre, the majority of which are located either side of 

the High Street (A431). There is a limited mix of convenience stores with two supermarkets (Coop 

Pioneer and Lidl), a general store and a bakers. There are a high proportion of service units
4
, 

especially hairdressers and barbers which account for 9 per cent (6) of all the classified units. 

Contrary to this the level of comparison units is low, accounting for only 30 per cent (21) of the 

units, which is around 14 per cent below the UK average.  Very few national multiples are 

                                                   

4
 Using the GOAD definition, which can be found in Appendix 1 



 

   

represented in Hanham, with no comparison multiples. The only regional or national 

representation found is convenience (Lidl and Coop) and service such as banks. The town centre 

also hosts a library, youth centre and a community building housing a folk centre.   

The Retail Property Offer 

Limited information is available on the demand for retail space and quality of the units in Hanham.  

The centre is characterised by smaller and older retail property and with the exception of the 

vacant employment site to the south of the town centre there is limited opportunity to modernize. 

Prime Retail Yield and Zone A Shopping Rents 

Information was unavailable for retail yields and rental values. 

Proportion of Vacant Street Level Property and pedestrian flows 

There were only four vacant units at the time of our visits in November 2008. The vacant units are 

scattered around the town centre with no concentration in any particular area. At around 6 per 

cent of all units, this is a relatively low vacancy rate and more than 3 per cent less than the 

national average.  

Pedestrian activity was limited to two areas in Hanham; the Post Office towards and including Lidl 

on the north side of the High Street and from the car park towards Martin‟s Road on the south 

side of the High Street. Elsewhere on the High Street pedestrian activity was sparse. The car 

parks at Laburnam Road and the two supermarkets were not very busy at less than 50 per cent 

capacity. The amount of car parking appears to be sufficient given the relative quietness of the 

car parks however access into the Lidl car park did seem to be problematic causing short term 

congestion, especially when vehicles entering or leaving the site were turning right.  

State of Town Centre Environmental Quality  

The main road through the town centre is one of the key routes into Bristol City Centre from the 

east. As such, it will be challenging to improve the environment for shoppers with limited 

opportunity to widen pavements and introduce traffic calming. The properties along the road were 

generally well maintained and despite the traffic levels the area was fairly clean and tidy. As with 

many other suburban centres the area does lack a central focus such as a market square. There 

could be opportunity to make more of the area around the community buildings, dependent on 

ownership. 

Summary: Hanham 

Overall Hanham does not appear to be trading very well, although vacancy rates are low. Its 

comparison offer could be improved but given its close proximity to the Longwell Green retail park 

area and the lack of larger units it is unlikely to attract any comparison multiples unless major 

redevelopment is considered necessary or desirable.  There is a major opportunity for 

redevelopment to the south of the town centre, along Anstey‟s Road, which is a large brownfield 

site currently identified as safeguarded employment land. It is understood that Tesco is interested 

in developing a store in this location and own the site. However their recent planning application 

for a new store was refused permission in December 2009. The need for a new store will be 

discussed in subsequent sections of this report. 



 

   

Longwell Green 

Longwell Green developed largely in the 1980s. Development in the area made provision for the 

Ring Road and for retail and employment parks. More recently a Leisure Complex has also been 

developed. The retail and leisure parks are located just off the ring road, approximately a mile, 

along the A431 from Hanham town centre. Longwell Green is split into three main areas, the 

leisure park, Asda and the retail park which are separated by the ring road and the A431. These 

areas do not currently appear or function as a town centre.  

Aspects Leisure Park consists of a Vue Cinema, bowling alley, fitness first, laser centre, leisure 

centre (operated by the Local Authority), and a number of restaurants including Pizza 

Hut, McDonalds, Frankie and Benny‟s, Chiquito, Dragon Court and a family pub. The leisure park 

is very car dominated with lots of car parking. It is very popular in the evenings and at the 

weekend, although it is very quiet during weekdays. 

Asda appears to trade successfully. On successive visits the car park and store are always full. 

Car use is dominant. There are current proposals to further expand the store and to provide a 

decked car park. 

The retail park was initially developed for bulky goods sales to provide stores which could not be 

accommodated within the town centres. Representation from DIY operators include Homebase, 

Wickes and B&Q all competing for trade. More recently there has been a change in the character 

of part of the retail park through partial redevelopment, which has also resulted in the addition of 

a number of high street operators, such as Next, now operating within the retail park. Marks and 

Spencer intend to open a store here in 2009. 

Although not functioning as a town centre the Longwell Green area is currently vibrant. Future 

policy will need to decide how it should be viewed in future. 

  



 

   

Downend Town Centre 

Introduction 

Downend is a small centre which provides a range of comparison, convenience and service retail 

functions serving the day to day and top up needs of the local community. It is a fairly compact 

centre unlike the other older centres at Kingswood, Hanham and Staple Hill. The centre is 

composed of a mixture of older buildings and the newer Willow Shopping Centre which is 

anchored by a Somerfield supermarket.   

Retail Rankings 

Downend is ranked 2,467
th

 in the 2008 MHE UK Shopping Index, and is thus classed as a ninth 

tier „local centre‟. Similarly Downend is classed as a minor town centre in the 2006 Local Plan.  

Diversity of Uses  

There are just under 50 units in Downend town centre, the majority of which are located on the 

north side of Downend Road and Badminton Road (A432). There is a limited mix of convenience 

stores with a supermarket (Coop), a general store and a baker. There are a high proportion of 

service units
5
 at over half of all the units (27 units), especially estate agents and financial services 

(banks etc) which account for 27 per cent (13) of all the classified units. Contrary to this the level 

of comparison units is low, accounting for only 27 per cent (13) of the units, which is around 18 

per cent below the UK average.  Very few national multiples are represented in Downend, with 

only the Coop Chemist representing comparison multiples. The only other regional or national 

representation found is convenience (Coop) and service uses such as banks.  

                                                   

5
 Using the GOAD definition, which can be found in Appendix 1 



 

   

The Retail Property Offer 

Limited information is available on the demand for retail space and quality of the units in 

Downend. The retail property comprises a modern but dated shopping parade and supermarket 

and an older high street core.   

Prime Retail Yield and Zone A Shopping Rents 

Information was unavailable for retail yields and rental values. 

Proportion of Vacant Street Level Property 

There were only 3 vacant units at the time of our visits in November 2008. The vacant units are 

scattered around the town centre with no concentration in any particular area. At around 6 per 

cent of all units, this is a relatively low vacancy rate and more than 5 per cent less than the 

national average.  

Pedestrian Flows 

Pedestrian activity along Badminton Road and in particular Downend Road was limited. Most of 

the activity in the town centre was centred on the car park and people entering and leaving the 

Somerfield store. The main car park for the town centre is located to the north of the town centre 

and is fronted by Somerfield but backs onto the rest of the shopping area. This car park was very 

busy during the time of the visit at around 80 per cent full. This is somewhat surprising given the 

main shopping area was very quiet suggesting that most users were shopping at Somerfield and 

not elsewhere in the town centre.  

State of Town Centre Environmental Quality 

The town centre is located at a junction of three major routes through Bristol (A432, A4017 and 

A4174). As such the two main shopping streets suffer from congestion and pollution from the 

traffic. However, to improve the pedestrian environment wide pavements and street furniture have 

been installed, along with tree planting, especially along the Badminton Road. This increases the 

distance between shoppers and traffic and breaks up the impact of the busy road. The area was 

clean and tidy, well maintained and used a reasonable standard of materials. Unfortunately the 

area around the Willow Shopping Centre significantly detracts from the improvements made 

elsewhere in the town centre. The shopping parade fronting Downend Road is dated and 

uninviting. The linkage between the car park and the town centre, which is adjacent to the Willow 

Shopping Centre is unattractive and appears to be more of a back alley rather than the main 

linkage between town and car park. Similarly the boundary treatment on the edge of the car park 

towards this link was equally poor. The poor treatment of this area may explain the reluctance of 

pedestrians to travel between the car park and the main town centre. Improvements to this area 

would increase the attractiveness of the town centre.  

Summary: Downend 

Overall Downend appears to be trading relatively well. However it seems to be dominated by the 

service sector and whilst the low vacancy rate is welcomed, the lack of comparison offer could be 

a cause for concern in terms of choice and vitality. There is little opportunity for expansion without 

major redevelopment of the Willow Shopping Centre and adjacent car park. Improvements to the 

linkage between the car park, Somerfield and the rest of the town centre may realise some 

benefit to the town centre. 

 





 

   

 

APPENDIX 2 

 

Town Centres Performance Analysis and Health 

Checks – Data Indicators 





 

   

DEFINITION OF VITALITY AND VIABILITY 

INDICATORS  

Indicator 1 – Movement in Retail Rankings 

We have charted the movement of each of the centres in the national retail rankings, using time-

series data from Management Horizons Europe‟s (MHE‟s) UK Shopping Index for the years 

1995/96, 1998/99, 2000/01, 2003/04, and 2008.  

Indicator 2 – Diversity of Retail and Service Uses 

We assessed the diversity of retail and service uses in Thornbury, Yate and Kingswood town 

centres using data from Experian‟s latest GOAD surveys.  Experian does not undertake GOAD 

surveys for the remaining centres, so we undertook our own surveys of these centres in 

November 2008 and updated the GOAD surveys where there were changes.  The data on 

diversity of retail uses for the study centres are provided in Tables 2 to 5 of this Appendix.  For all 

centres we compare the representation of convenience, comparison and service uses (and their 

respective sub-sectors) to UK averages, and so it is possible to identify any areas in which a 

centre might have a qualitative shortfall. 

Indicator 3 – Presence of National Multiples and High Profile Retailers 

Our assessment of performance against this indicator is based on the findings from Experian‟s 

GOAD surveys and our own on-foot surveys.  Our assessment is informed by Experian‟s 

definition of a „national multiple‟, which is an operator that is part of a network of nine or more 

outlets. 

Indicator 4 – Assessment of Retail and Leisure Operator Demand 

For this indicator, we have utilised a range of sources, as follows: 

the FOCUS database, which provides twice yearly time series data on the number of retail 

requirements, as set out in Table 6;  

a telephone survey of locally active property agents to obtain anecdotal evidence of operator 

demand. 

It should be noted, however, that the level of potential operator demand for any town centre is 

always influenced by whether or not any major new development is being promoted; thus, if a 

major new development scheme is in the pipeline, the number of requirements would be 

expected to show a noticeable increase. 

Indicator 5 – Assessment of the Retail Property Offer 

For those centres which have an Experian GOAD plan, we looked at the „average‟ size of town 

centre units, which gives a flavour of how the size of typical units relates to the size of property 

that is commonly sought by retail and leisure operators.  Corresponding floorspace data were not 

available for the smaller centres and so, for all centres, we obtained evidence of the property 

stock from our field work and from locally active agents and other stakeholders. 



 

   

Indicators 6 and 7 – Retail Rents and Retail Yields 

Published time-series retail rental data is only available for Yate, Thornbury and Kingswood. For 

the other study centres, we therefore had to source anecdotal evidence of retail rents from locally 

active property agents. 

Similarly, published time-series data on movements in prime retail yield are only available for 

Yate, Thornbury and Kingswood (Figure 8).  For the smaller centres, we have again sourced data 

from locally active property agents.   

Indicator 8 – Analysis of the Proportion of Vacant Street Level Property 

The standard source of vacancy data for larger centres is Experian GOAD, although in South 

Gloucestershire these are only available for Yate, Thornbury and Kingswood town centres.  For 

the remaining study centres, we assessed the number and location of vacant units as part of our 

on-foot survey of the centres in November 2008. 

Indicator 9 – Pedestrian Flow 

We have assessed anecdotally pedestrian flows following our on foot surveys of the centres in 

November 2008.  

Indicator 10 – State of Town Centre Environmental Quality 

We have undertaken a broad assessment of the environmental quality of each of the centres, 

based on field visits in November 2008.  In particular, we comment on the overall quality of the 

public realm, areas that are substandard and in need of environmental or other improvements 

(such as, street lighting or CCTV coverage), and any evidence of litter and graffiti. 

  



 

   

2008
A

2003-

04

2000-

01

1998-

99

1995-

96

2003/04 -

2008

1995/96 - 

2008

Cardiff Major Regional Middle 21 19 14 12 8 -2 -13

Cheltenham Major Regional Middle 25 24 24 22 24 -1 -1

Bristol Major Regional Middle 29 23 18 19 9 -6 -20

Bath Major Regional Middle 35 28 30 30 34 -7 -1

Gloucester Regional Middle 70 89 65 59 73 19 3

Cribbs Causeway, The Mall Sub-Regional Middle 126 100 80 93 ~ -26 ~

Yate District Middle 387 351 363 336 312 -36 -75

Chippenham District Lower 428 351 282 283 379 -77 -49

Cribbs Causeway, Retail Park District Middle 446 773 ~ ~ ~ 327 -

Kingswood Minor District Middle 629 546 484 450 415 -83 -214

Bristol, Fishponds Minor District Middle 797 716 699 587 541 -81 -256

Thornbury Minor District Middle 985 1008 989 1007 832 23 -153

Keynsham Minor District Middle 1,018 685 572 632 565 -333 -453

Longwell Green Retail Park Minor District ~ 1,139 1449 ~ ~ ~ 310 ~

Emersons Green Minor District Middle 1,175 1120 ~ ~ ~ -55 ~

Abbey Wood Retail Park Local Value 1,481 1449 ~ ~ ~ -32 ~

Bradley Stoke Local Middle 1,866 1545 ~ ~ ~ -321 ~

Staple Hill Minor Local Middle 2,247 ~ ~ ~ ~ ~ ~

Dursley, Cam Minor Local Middle 2,356 1449 ~ ~ ~ -907 ~

Downend Minor Local Middle 2,467 ~ ~ ~ ~ ~ ~

Filton Minor Local Lower 2,467 ~ ~ ~ ~ ~ ~

Hanham Minor Local Middle 3,120 ~ ~ ~ ~ ~ ~

Chipping Sodbury Minor Local Lower 4,226 ~ ~ ~ ~ ~ ~

Bristol, St George Minor Local ~ 4,226 ~ ~ ~ ~ ~ ~

Retail rank change

Location Grade 
A

Fashion 

Market 

Position
B

Retail rank
C

Retail Rankings 

Table 1 Retail rankings of centres (including out of centre locations) in South Gloucestershire 

Centres within South Gloucestershire 

Notes 

We have analysed shopping indexes produced by Management Horizons Europe (MHE) in order to assess 

change in retail rankings over time (1995 - 2008).  MHE published a Shopping Index between 1995/06, 2003/04 

and in 2008, but provides no rankings data for the period between 2003/04 and 2008. 

A - The MHE Index allocates each centre within a tier, reflecting the level of retail provision within the town. The 

nine tiers which comprise the Index are (highest to lowest), „Major City‟ (highest ranking centre: London West 

End, 1st); „Major Regional‟ (Reading, 12th); „Regional‟ (Derby, 58th); „Sub-Regional‟ (Aylesbury, 117th); „Major 

District‟ (Cwmbran, 218th); „District‟ (Guernsey St Peter Port, 367th); „Minor District‟ (Enfield Retail Park, 581st); 

„Local‟ (Dover Whitfield, 1,207th) and „Minor Local (Chelmsford Moulsham, 2,247th). 

B - MHE's 2008 'Fashion Market Position'  illustrates the relative attractive of a venue in terms of the quality of its 

fashion offer.  Each retailer present in the fashion sector is assessed across a spectrum running from 'luxury' to 

'value'. 

C - MHEs UK Shopping Index has ranked a greater number of centres (6720) than previously included within its 

index. Whilst this means that all the identified centres within the South Gloucestershire study have been ranked, 

not all will have historic comparative rankings from previous years as 2008 is the first year that they have been 

included within the index.  

~ No data published 



 

   

Diversity of retail and service use 

Figure 1 Location of convenience comparison and vacant units in Kingswood town centre (units 
updated during town centre visit November 2008)  



 

   

 Figure  2 Location of convenience comparison and vacant units in Yate town centre (units updated during town centre visit November 2008) 

 



 

   

Figure 3 Location of convenience comparison and vacant units in Thornbury town centre (units 
updated during town centre visit November 2008) 



 

   

Table 2 Goad diversity of uses, Kingswood (survey date November 2008) 

Goad 

Code
Operator Type

UK 

Average

No. 

(Centre)
% (Centre)

Difference to 

UK Avg

Index

(UK 

100)

G1A Bakers 1.91% 4 3.17% 1.26% 166

G1B Butchers 0.73% 1 0.79% 0.06% 109

G1C Greengrocers & fishmongers 0.64% 1 0.79% 0.15% 124

G1D Grocery and frozen foods 2.85% 5 3.97% 1.12% 139

G1E Off-licences and home brew 0.67% 0 0.00% -0.67% 0

G1F Confectioners, tobacconists, newsagents 2.29% 2 1.59% -0.70% 69

TOTAL 9.08% 13 10.32% 1.24% 114

G2A Footwear & repairs 2.29% 3 2.38% 0.09% 104

G2B Men's & boys‟ wear 1.19% 0 0.00% -1.19% 0

G2C Women's, girls, children's clothing 5.50% 5 3.97% -1.53% 72

G2D Mixed and general clothing 3.39% 1 0.79% -2.60% 23

G2E Furniture, carpets & textiles 3.89% 1 0.79% -3.10% 20

G2F Booksellers, arts/crafts, stationers/copy bureaux 4.08% 9 7.14% 3.06% 175

G2G Electrical, home entertainment, telephones and video 4.47% 4 3.17% -1.30% 71

G2H DIY, hardware & household goods 2.81% 5 3.97% 1.16% 141

G2I Gifts, china, glass and leather goods 1.63% 3 2.38% 0.75% 146

G2J Cars, motorcycles & motor accessories 1.29% 1 0.79% -0.50% 62

G2K Chemists, toiletries & opticians 3.97% 9 7.14% 3.17% 180

G2L Variety, department & catalogue showrooms 0.92% 2 1.59% 0.67% 173

G2M Florists and gardens 0.99% 1 0.79% -0.20% 80

G2N Sports, toys, cycles and hobbies 2.34% 2 1.59% -0.75% 68

G2O Jewellers, clocks & repair 2.32% 2 1.59% -0.73% 68

G2P Charity shops, pets and other comparison 3.72% 7 5.56% 1.84% 149

TOTAL 44.80% 55 43.65% -1.15% 97

G3A Restaurants, cafes, coffee bars, fast food & take-aways 14.50% 7 5.56% -8.94% 38

G3B Hairdressers, beauty parlours & health centres 7.43% 8 6.35% -1.08% 85

G3C Laundries & drycleaners 0.95% 0 0.00% -0.95% 0

G3D Travel agents 1.54% 2 1.59% 0.05% 103

G3E Banks & financial services (incl. accountants) 4.37% 15 11.90% 7.53% 272

G3F Building societies 0.66% 2 1.59% 0.93% 241

G3G Estate agents & auctioneers 3.94% 6 4.76% 0.82% 121

TOTAL 33.39% 40 31.75% -1.64% 95

G4A Employment, careers, Post Offices and information 1.29% 1 0.79% -0.50% 62

G4B Vacant units (all categories) 11.44% 17 13.49% 2.05% 118

TOTAL 12.73% 18 14.29% 1.56% 112

GRAND TOTAL 100.00% 126 100.00%

Number (and %) of Miscellaneous Uses 

Number (and %) of Convenience Goods Outlets

Number (and %) of Convenience Goods Outlets

Number (and %) of Comparison Goods Outlets

Number (and %) of Service Uses

 



 

   

Table 3 Goad diversity of uses, Yate (survey date November 2008) 

Goad 

Code
Operator Type

UK 

Average

No. 

(Centre)
% (Centre)

Difference to 

UK Avg

Index

(UK 

100)

G1A Bakers 1.91% 3 2.97% 1.06% 156

G1B Butchers 0.73% 1 0.99% 0.26% 136

G1C Greengrocers & fishmongers 0.64% 0 0.00% -0.64% 0

G1D Grocery and frozen foods 2.85% 4 3.96% 1.11% 139

G1E Off-licences and home brew 0.67% 0 0.00% -0.67% 0

G1F Confectioners, tobacconists, newsagents 2.29% 1 0.99% -1.30% 43

TOTAL 9.08% 9 8.91% -0.17% 98

Number (and %) of Comparison Goods Outlets

G2A Footwear & repairs 2.29% 4 3.96% 1.67% 173

G2B Men's & boys‟ wear 1.19% 1 0.99% -0.20% 83

G2C Women's, girls, children's clothing 5.50% 9 8.91% 3.41% 162

G2D Mixed and general clothing 3.39% 3 2.97% -0.42% 88

G2E Furniture, carpets & textiles 3.89% 1 0.99% -2.90% 25

G2F Booksellers, arts/crafts, stationers/copy bureaux 4.08% 8 7.92% 3.84% 194

G2G Electrical, home entertainment, telephones and video 4.47% 5 4.95% 0.48% 111

G2H DIY, hardware & household goods 2.81% 4 3.96% 1.15% 141

G2I Gifts, china, glass and leather goods 1.63% 0 0.00% -1.63% 0

G2J Cars, motorcycles & motor accessories 1.29% 3 2.97% 1.68% 230

G2K Chemists, toiletries & opticians 3.97% 7 6.93% 2.96% 175

G2L Variety, department & catalogue showrooms 0.92% 2 1.98% 1.06% 215

G2M Florists and gardens 0.99% 1 0.99% 0.00% 100

G2N Sports, toys, cycles and hobbies 2.34% 3 2.97% 0.63% 127

G2O Jewellers, clocks & repair 2.32% 3 2.97% 0.65% 128

G2P Charity shops, pets and other comparison 3.72% 4 3.96% 0.24% 106

TOTAL 44.80% 58 57.43% 12.63% 128

G3A Restaurants, cafes, coffee bars, fast food & take-aways 14.50% 5 4.95% -9.55% 34

G3B Hairdressers, beauty parlours & health centres 7.43% 7 6.93% -0.50% 93

G3C Laundries & drycleaners 0.95% 1 0.99% 0.04% 104

G3D Travel agents 1.54% 4 3.96% 2.42% 257

G3E Banks & financial services (incl. accountants) 4.37% 6 5.94% 1.57% 136

G3F Building societies 0.66% 1 0.99% 0.33% 150

G3G Estate agents & auctioneers 3.94% 0 0.00% -3.94% 0

TOTAL 33.39% 24 23.76% -9.63% 71

G4A Employment, careers, Post Offices and information 1.29% 2 1.98% 0.69% 154

G4B Vacant units (all categories) 11.44% 8 7.92% -3.52% 69

TOTAL 12.73% 10 9.90% -2.83% 78

GRAND TOTAL 100.00% 101 100.00%

Number (and %) of Convenience Goods Outlets

Number (and %) of Service Uses

Number (and %) of Miscellaneous Uses 

 



 

   

Table 4 Goad diversity of uses, Thornbury (RTP survey date November 2008) 

Goad 

Code
Operator Type

UK 

Average

No. 

(Centre)
% (Centre)

Difference to 

UK Avg

Index

(UK 

100)

G1A Bakers 1.91% 2 1.79% -0.12% 93

G1B Butchers 0.73% 1 0.89% 0.16% 122

G1C Greengrocers & fishmongers 0.64% 1 0.89% 0.25% 140

G1D Grocery and frozen foods 2.85% 4 3.57% 0.72% 125

G1E Off-licences and home brew 0.67% 0 0.00% -0.67% 0

G1F Confectioners, tobacconists, newsagents 2.29% 2 1.79% -0.50% 78

TOTAL 9.08% 10 8.93% -0.15% 98

Number (and %) of Comparison Goods Outlets

G2A Footwear & repairs 2.29% 2 1.79% -0.50% 78

G2B Men's & boys‟ wear 1.19% 0 0.00% -1.19% 0

G2C Women's, girls, children's clothing 5.50% 3 2.68% -2.82% 49

G2D Mixed and general clothing 3.39% 3 2.68% -0.71% 79

G2E Furniture, carpets & textiles 3.89% 3 2.68% -1.21% 69

G2F Booksellers, arts/crafts, stationers/copy bureaux 4.08% 6 5.36% 1.28% 131

G2G Electrical, home entertainment, telephones and video 4.47% 0 0.00% -4.47% 0

G2H DIY, hardware & household goods 2.81% 4 3.57% 0.76% 127

G2I Gifts, china, glass and leather goods 1.63% 2 1.79% 0.16% 110

G2J Cars, motorcycles & motor accessories 1.29% 0 0.00% -1.29% 0

G2K Chemists, toiletries & opticians 3.97% 7 6.25% 2.28% 157

G2L Variety, department & catalogue showrooms 0.92% 1 0.89% -0.03% 97

G2M Florists and gardens 0.99% 2 1.79% 0.80% 180

G2N Sports, toys, cycles and hobbies 2.34% 0 0.00% -2.34% 0

G2O Jewellers, clocks & repair 2.32% 2 1.79% -0.53% 77

G2P Charity shops, pets and other comparison 3.72% 5 4.46% 0.74% 120

TOTAL 44.80% 40 35.71% -9.09% 80

G3A Restaurants, cafes, coffee bars, fast food & take-aways 14.50% 10 8.93% -5.57% 62

G3B Hairdressers, beauty parlours & health centres 7.43% 8 7.14% -0.29% 96

G3C Laundries & drycleaners 0.95% 2 1.79% 0.84% 188

G3D Travel agents 1.54% 2 1.79% 0.25% 116

G3E Banks & financial services (incl. accountants) 4.37% 10 8.93% 4.56% 204

G3F Building societies 0.66% 3 2.68% 2.02% 406

G3G Estate agents & auctioneers 3.94% 6 5.36% 1.42% 136

TOTAL 33.39% 41 36.61% 3.22% 110

G4A Employment, careers, Post Offices and information 1.29% 3 2.68% 1.39% 208

G4B Vacant units (all categories) 11.44% 18 16.07% 4.63% 140

TOTAL 12.73% 21 18.75% 6.02% 147

GRAND TOTAL 100.00% 112 100.00%

Number (and %) of Convenience Goods Outlets

Number (and %) of Service Uses

Number (and %) of Miscellaneous Uses 



 

   

Table 5 Goad diversity of uses, Chipping Sodbury (survey date November 2008) 

Goad 

Code
Operator Type

UK 

Average

No. 

(Centre)
% (Centre)

Difference to 

UK Avg

Index

(UK 

100)

G1A Bakers 1 1.16% -0.75% 61 62

G1B Butchers 2 2.33% 1.60% 319 161

G1C Greengrocers & fishmongers 2 2.33% 1.69% 363 368

G1D Grocery and frozen foods 0 0.00% -2.85% 0 0

G1E Off-licences and home brew 1 1.16% 0.49% 174 176

G1F Confectioners, tobacconists, newsagents 1 1.16% -1.13% 51 51

TOTAL 7 8.14% -0.94% 90 78

Number (and %) of Comparison Goods Outlets

G2A Footwear & repairs 2 2.33% 0.04% 102 103

G2B Men's & boys‟ wear 0 0.00% -1.19% 0 0

G2C Women's, girls, children's clothing 2 2.33% -3.17% 42 43

G2D Mixed and general clothing 3 3.49% 0.10% 103 104

G2E Furniture, carpets & textiles 2 2.33% -1.56% 60 60

G2F Booksellers, arts/crafts, stationers/copy bureaux 5 5.81% 1.73% 142 144

G2G Electrical, home entertainment, telephones and video 0 0.00% -4.47% 0 0

G2H DIY, hardware & household goods 0 0.00% -2.81% 0 0

G2I Gifts, china, glass and leather goods 6 6.98% 5.35% 428 433

G2J Cars, motorcycles & motor accessories 2 2.33% 1.04% 180 182

G2K Chemists, toiletries & opticians 2 2.33% -1.64% 59 59

G2L Variety, department & catalogue showrooms 0 0.00% -0.92% 0 0

G2M Florists and gardens 2 2.33% 1.34% 235 238

G2N Sports, toys, cycles and hobbies 5 5.81% 3.47% 248 251

G2O Jewellers, clocks & repair 0 0.00% -2.32% 0 0

G2P Charity shops, pets and other comparison 6 6.98% 3.26% 188 190

TOTAL 37 43.02% -1.78% 96 97

G3A Restaurants, cafes, coffee bars, fast food & take-aways 14.50% 8 9.30% -5.20% 64

G3B Hairdressers, beauty parlours & health centres 7.43% 12 13.95% 6.52% 188

G3C Laundries & drycleaners 0.95% 0 0.00% -0.95% 0

G3D Travel agents 1.54% 0 0.00% -1.54% 0

G3E Banks & financial services (incl. accountants) 4.37% 10 11.63% 7.26% 266

G3F Building societies 0.66% 0 0.00% -0.66% 0

G3G Estate agents & auctioneers 3.94% 6 6.98% 3.04% 177

TOTAL 33.39% 36 41.86% 8.47% 125

G4A Employment, careers, Post Offices and information 1.29% 1 1.16% -0.13% 90

G4B Vacant units (all categories) 11.44% 5 5.81% -5.63% 51

TOTAL 12.73% 6 6.98% -5.75% 55

GRAND TOTAL 100.00% 86 100.00%

Number (and %) of Convenience Goods Outlets

Number (and %) of Service Uses

Number (and %) of Miscellaneous Uses 

 



 

   

Table 10: Summary Floorspace Data for Thornbury  

  

Floorspace (gross) 

sq.ft  sq.m % UK avg % 

Convenience 47,900 4,450 25.8% 16.7% 

Comparison 68,600 6,350 36.8% 51.1% 

Services 43,900 4,070 23.6% 21.8% 

Miscellaneous* 2,200 190 1.1% 1.1% 

Vacant Units 23,700 2,180 12.6% 9.3% 

Units with No Experian 

Goad Trade Type** 60,400 5,590 Not inc Not inc 

Total Floorspace 186,300 17,240 100.0% 100% 

Source:   Experian Goad, 2007 (updated during town centre visit November 2008)  

*   For example: Post Offices, Information Bureaux 

** For example: Public houses, offices, residential, betting offices, solicitors  

Table 11: Summary Floorspace Data for Yate 

  

Floorspace (gross) 

sq.ft  sq.m % UK avg % 

Convenience 53,400 4,960 23.7% 16.7% 

Comparison 122,900 11,420 54.5% 51.1% 

Services 37,300 3,460 16.5% 21.8% 

Miscellaneous* 3,700 350 1.7% 1.1% 

Vacant Units 8,300 770 3.7% 9.3% 

Units with No Experian 

Goad Trade Type** 107,100 9,960 Not inc Not inc 

Total Floorspace 225,600 20,960 100.0% 100% 

Source:   Experian Goad, June 2007 (updated during town centre visit November 2008) 

*   For example: Post Offices, Information Bureaux 

** For example: Public houses, offices, residential, betting offices, solicitors  

  



 

   

Table 12: Summary Floorspace Data for The Mall, Cribbs Causeway (excluding retail warehouses) 

  

Floorspace (gross) 

sq.ft  sq.m % UK avg % 

Convenience 3,500 310 0.5% 16.7% 

Comparison 605,900 56,330 93.4% 51.1% 

Services 30,000 2,810 4.7% 21.8% 

Miscellaneous* 0 0 0.0% 1.1% 

Vacant Units 9,500 870 1.4% 9.3% 

Units with No Experian 

Goad Trade Type** 8,800 820 Not inc Not inc 

Total Floorspace 648,900 60,320 100.0% 100% 

Source:   Experian Goad (August 2006) 

*   For example: Post Offices, Information Bureaux 

** For example: Public houses, offices, residential, betting offices, solicitors  

Table 13: Summary of Floorspace Data for Kingswood 

  

Floorspace (gross) 

sq.ft  sq.m % UK avg % 

Convenience 61,300 5,690 23.4% 16.7% 

Comparison 122,850 11,369 46.7% 51.1% 

Services 54,950 5,111 21.0% 21.8% 

Miscellaneous* 4,000 370 1.5% 1.1% 

Vacant Units 19,400 1,800 7.4% 9.3% 

Units with No Experian 

Goad Trade Type** 116,100 9,960 Not inc Not inc 

Total Floorspace 262,500 24,340 100.0% 100% 

Source:   Experian Goad, June 2007 (updated during town centre visit November 2008) 

*   For example: Post Offices, Information Bureaux 

** For example: Public houses, offices, residential, betting offices, solicitors 
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Table 6 Retailer Requirements for the available study centres and comparator centres  

Centres
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Bath 114 106 120 138 164 168 158 167 162 164 183 186 169 162 161 161

Bristol 141 139 143 139 154 155 159 146 131 145 153 158 165 160 165 156

Cheltenham 94 95 104 113 115 117 127 117 118 126 135 140 142 137 141 139

Gloucester 62 57 60 69 87 83 85 83 85 89 91 90 88 85 83 76

Chippenham 16 18 15 18 16 23 35 32 32 34 33 41 37 32 28 30

Stroud 10 12 13 15 23 27 28 26 23 23 26 33 32 27 29 27

Frome 5 5 8 8 10 13 17 10 13 16 16 21 18 14 12 13

Keynsham 5 5 6 4 5 9 11 5 6 7 7 8 8 7 7 10

Chipping Sodbury 0 1 1 2 3 4 5 2 2 2 1 2 2 2 2 2

Kingswood 2 2 2 3 3 4 7 5 4 4 5 7 8 4 3 3

Yate New Town - - - - - - - - - - - - - - - -

Thornbury - - - - - - - - - - - - - - - -

Filton - - - - - - - - - - - - - - - -

Hanham - - - - - - - - - - - - - - - -

Downend - - - - - - - - - - - - - - - -
Staple Hill - - - - - - - - - - - - - - - -

 Source: Focus, Commercial Property Database, October 07 

No data 

Figure 4 Graph of retailer operator requirements 

Source: Focus, Commercial Property Database, October 07 
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Figure 5 Graph of retailer requirements: comparison stores only 

 

 

 

 

 

 

 

 

 

Source: Focus, Commercial Property Database, November 08 

Note: Excludes requirements by charity shops.  

Additional non-centre specific requirements for location within the former Avon area include: Peacocks, 

Superdrug, Budgens (convenience), Subway (services), Vets4Pets (services).  

Table: 7 Summary of minimum / maximum floorspace requirements 

Centre 
Min 

m
2 
 

Max 

m
2
 

Chipping 

Sodbury 
46 93 

Yate 56 3,716 

Cribbs 

Causeway/Mall 
93 2,323 

Thornbury 139 1,394 

Kingswood 232 1,486 

Source: Focus, Commercial Property Database, November 08 
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Figure 8 Change in retail yields, study centres and comparator centres, 2000-2008 
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Yate New Town 8.5 8.5 8.5 8.5 8.5 8.5 8.5 8.5 8.5 8.5 6.0 5.5 5.5 5.5 5.5 5.5

Bristol -Broadmead 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.5 5.5 5.5

Chippenham 8.0 8.0 8.0 8.5 8.0 8.0 8.0 8.0 8.0 7.5 7.5 7.0 7.0 7.0 7.0 7.0

Frome 9.0 9.8 9.0 9.5 9.0 9.0 9.0 8.3 8.3 7.8 7.0 7.0 7.0 7.0 7.0 7.0

Melksham 10.5 10.5 10.5 10.5 10.5 10.5 10.5 9.0 9.0 9.0 9.0 8.5 8.0 7.8 7.5 7.5

Marlborough 8.5 8.5 8.5 9.0 8.5 8.5 10.5 9.0 9.0 9.0 8.5 8.0 7.5 7.5 7.5 7.5

Weston-Super-Mare 7.0 7.0 7.0 7.0 7.0 7.0 7.0 7.0 7.0 7.0 7.0 7.0 7.0 7.5 7.5 7.5

Thornbury 9.5 9.5 9.5 9.5 9.5 9.5 9.5 9.5 9.5 9.5 9.5 9.0 9.0 8.5 8.5 8.5

Keynsham 9.5 9.5 9.5 9.5 9.5 9.5 9.5 9.5 9.5 9.5 9.5 9.0 8.5 8.5 8.5 8.5

Stroud 9.5 9.5 9.5 9.5 9.5 9.5 9.5 9.5 9.5 9.5 9.5 9.0 8.5 8.5 8.5 8.8

Kingswood 9.5 9.5 9.5 9.5 9.5 9.5 9.5 9.5 9.5 9.5 9.5 9.0 8.5 8.5 8.5 9.0

Bristol - Fishponds 10.5 10.5 10.5 10.5 10.5 10.5 10.5 10.5 10.5 10.5 10.5 10.5 10.5 10.5 10.5 10.5

Filton - - - - - - - - - - - - - - - -

Hanham - - - - - - - - - - - - - - - -

Staple Hill - - - - - - - - - - - - - - - -

Downend - - - - - - - - - - - - - - - -

 Source: Property Market Report, Valuation Office, July 2008 

No data 

Figure 6 Graph of retail yields 

Notes: The yields quoted in the tables are „all risk yields‟ calculated by dividing the annual rent, as though it 

had been received as a single sum at the year end, by the capital value or sale price of the property.  

The „all risks yield‟ is a simple benchmark which the property market uses to assess the comparative 

attractiveness of different shopping centres. It is the ratio of rental income to capital value and is expressed 

in terms of the open market rent of a property as percentage of the capital value. The lower the yield the 

lower the risk and greater return on rental values.  
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The level of yield broadly represents the market‟s evaluation of the risk and returned attached to the income 

stream of shop rents. The market is made up of purchasers of freehold and long leasehold property. 

Table 9 Prime Zone A Retail Rents for the Study Centres and Comparator Centres, 2001-2008 
(£psf) 

 Jun 01  Jun 02  Jun 03  Jun 04  Jun 05  Jun 06  Jun 07  Jun 08

Bath £195 £215 £220 £220 £240 £240 £245 £245

Bristol £175 £180 £182 £185 £185 £190 £200 £200

Cheltenham £150 £165 £175 £175 £190 £190 £200 £200

Gloucester £105 £120 £120 £125 £130 £130 £145 £145

Weston-supre-Mare £70 £75 £80 £80 £90 £90 £90 £90

Chippenham £40 £45 £55 £60 £60 £70 £70 £70

Kingswood - - - - - £55 £60 £60

Keynsham - £35 £40 £40 £40 £40 £45 £45

Frome £30 £35 £35 £35 £35 £35 £40 £40

Stroud £35 £35 £35 £35 £35 £40 £40 £40

Yate - - - - - - - -

Thornbury - - - - - - - -

Chipping Sodbury - - - - - - - -

Source Colliers CRE/Focus Town Centre Report, June 08 

Figure 7 Graph of prime zone A rents for study centres and comparator centres, 2001-2008 

  



 

   

Table 10: High Profile Multiple Representation  

 

Bristol 
City 
Centre 

Cribbs 
Causeway 

Kingswood 
Town 
Centre 

Yate 
Town 
Centre 

Adolfo Dominguez     

Alexon     

Aquascutum     

Armani     

Aspecto     

Austin Reed     

Bally     

Bang & Olufsen     

Betty Barclay     

Blazer     

Boodle and Dunthorpe     

Burberry's     

Calvin Klein     

Carte Blanche     

Carvela     

Christian Lacroix     

Country Casuals     

Crabtree and Evelyn     

Cruise     

Daisy and Tom     

Daks     

David M Robinson     

Diesel     

DKNY     

Droopy and Browns     

Dune     

ELLE     

Emma Somerset/French 
Dressing     

Emporio Armani     

Episode     

Escada     

Fired Earth     

Flannels     

Formes     

Gant     

Geese     

Gieves and Hawkes     

Hermes     

High and Mighty     

Hinds     

Hobbs     

Hope and Glory     



 

   

 

Bristol 
City 
Centre 

Cribbs 
Causeway 

Kingswood 
Town 
Centre 

Yate 
Town 
Centre 

Hugo Boss     

Jacques Vert     

Jaeger     

Jane Norman     

Jane Shilton     

Jigsaw     

Jones Bootmakers     

Joseph     

Karen Millen     

Kurt Geiger     

Lacoste     

Laura Ashley     

Life     

Links of London     

Long Tall Sally     

Mango     

Mappin and Webb     

Mexx     

Molton Brown     

Muji     

Mulberry     

Nine West     

Oilily     

Paul Smith     

Pied-a-terre     

Planet     

Press and Bastyan     

Proibito     

Racing Green     

Ralph Lauren     

Reiss     

Rohan     

Russell and Bromley     

Space NK      

Ted Baker     

The Pier     

Thomas Pink     

Tommy Hilfiger     

Urban Outfitters     

Versace     

Vicky Martin     

Vivienne Westwood     

Viyella     

Wade Smith Jnr     



 

   

 

Bristol 
City 
Centre 

Cribbs 
Causeway 

Kingswood 
Town 
Centre 

Yate 
Town 
Centre 

Watches of Switzerland     

Whistles     

Wolford     

Zara     

Debenhams     

Harvey Nichols     

House of Fraser     

John Lewis     

Selfridges     

Total stores  
(fashion stores &  
department stores) 

17 9 0 0 

Property Agent consultations 

We have consulted with the following property agents during November/December 2008 

regarding the retail property market in towns in South Gloucestershire: 

 

Kings Sturge 

Rapleys 

St Julians 

Hartner Taylor Cook 

Savills 

Davies and Way 

Lambert Smith Hampton 

Hootens 

GVA Grimley 
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Stakeholder Consultation Workshop  

 





Town Centre And Retail Study – 3 June 2009 
Notes from Workshops  

 
 

A. North Fringe of Bristol Urban Area 
 

General comments 

 Issue with signage – lots of town centres are not well sign posted 

 Retail study should include ‘Town Centre’ user surveys to identify who is using the 
town centres and their reasons for doing so.  This must be done to fully understand 
the function of each centre – before hierarchy can be redefined. 

 Hierarchy needs defined hubs and spokes – don’t spread too thinly 

 Centres could specialise, be more distinctive in terms of different and 
complementary uses.  

 The North Fringe is characterised by large ‘zoned individual use areas’ divided by 
roads. This encourages car use. How could these areas be joined up and more 
mixed use promoted? 

 Transport is the key issue – small ‘radial’ bus services are required, better public 
transport and foot & cycle links to destinations like Cribbs. 

 Retail and transport policies should be aligned and investment in infrastructure is 
needed. 

 
Patchway 

 Patchway is isolated by highways acting as barriers.  

 Northfield development will provide a new local centre, but it is perceived that the 
development will also benefit the existing retail area (Town Cllr) due to larger local 
population  

 
 
Bradley Stoke 

 Cribbs Causeway is often perceived by locals to be Bradley Stoke’s town centre. 

 Understood that Bradley Stoke cannot compete with Cribbs – so should focus on 
day-to-day shopping and service needs. 

 Bradley Stoke is characterised by young families. Perhaps the local centre could 
tap into / specialise in demand for ‘child/family/healthy life style’ goods and services, 
such as a Mothercare and a bike shop. 

 the market will lead, therefore is there much the council can do other than have a 
guardianship role? 

 Council should make provision for smaller retail / service provision and promote a 
flexible size and mix of retail units, to complement Tesco’s.  

 
 
Cribbs Causeway / Mall 

 Performs a regional role. 

 Provides huge economic benefits to the locality and wider sub-region 

 Development should be controlled and managed but not stifled 

 Centre should broaden its uses to support proposed neighbouring residential 
development  



 Planning policy shouldn’t stop the centre developing in a sustainable way with 
better public transport and cycle/pedestrian links. 

 Cribbs would ultimately like ‘town centre status’  
 
Filton 

 Stronger than Patchway (shield centre) so should be ranked higher in the hierarchy 
 
 
UWE & surrounding area 

 Area currently doesn’t function well – [c25,000 students] not integrated – no local 
communities – could it develop into a new cultural centre?  

 Would be an ideal location for a new district centre (agent representing Sainsbury’s)  

 Inconclusive what role Abbey Wood should play in the future. 
 
Overall 

 Hierarchy of centres is likely to remain broadly the same 

 Centres could perhaps develop distinctive, specialist, complementary roles 

 UWE could have a ‘cultural/service’ role 

 Traffic is a major issue that divides communities. 
 
 
 
 

 

 

B. East Fringe of Bristol Urban Area 
 
Kingswood 

 Until 4 weeks ago there were no groups set up to represent the interests of 
business owners/retailers on Kingswood High St.. There used to be a chamber of 
business/trade/commerce-type organisation, but it died out due to low levels of buy-
in from local businesses. 

 Through work with the Community Projects Officer (within Communities Support, 
Community Services), local businesses have been consulted and 48 businesses 
have shown an interest in joining a local business partnership – first meeting 
scheduled for 9th July. 

 Thriving evening/night time economy – links to crime and disorder issues and CCTV 

 Mixed views on car parking – most consider there are sufficient car parks and that 
these are not always full. Removal of on-street parking has contributed to vacancy 
and decline down Two Mile Hill Road. 

 Seems as if trade is doing well in Kingswood – even in economic downturn – except 
clothes due to competition from Longwell Green etc. 

 There is an issue with the size of units available – they are too small for many 
modern retailers – can the owners of Kings Chase Shopping Centre influence this? 

 Centre Management aim to improve and strengthen Kings Chase. New Café pod – 
Boswells.Increase dwell time.  Possible future extension of centre to rear. 

 Kingswood town centre suffers from a bad image – does this have a bearing on its 
success as a town centre? Are people not using the centre as a result of its image? 

 Seems to be a feeling that people ‘go’ there, and then leave – how can we change it 
into a place to spend time/hang about? 



 Want more people to shop there 

 People tend to walk to centre. This needs to be encouraged 
 
Staple Hill 

 Long established and active traders organisation 

 A priority neighbourhood 

 Recent redevelopment to provide new Library  

 Centre as big as The Mall at Cribbs Causeway but floorspace less.  

 Need to re-brand Staple Hill to attract quality business.  

 Bid to redevelop Fountain Square was part of re-branding process (but the bid was 
unsuccessful).  

 Mixed community with people shopping on a daily basis – appreciate independent 
traders. 

 Pressure from investors to change floorspace and shops into flats. 

 Concerns at business costs – rates and rents etc 

 Not much incentive for young people to set up new shops/businesses. 

 Concerns expressed over remit and conduct of study to date – needs more local 
input. 

 Traders are concerned that charity shops are now selling new goods. Unfair to 
traders since these shops receive benefits from the Council which are not available 
to them.  Consequently charity shops have been able to install new fronts and 
generally refurbish their premises.  

 
Downend 

 There seems to be a concern surrounding the mix of shops in the town centre. 

 Lots of restaurants, cafés and takeaways (A3 & A5) – is this linked to the speed at 
which the centre has ‘declined’ as a retail centre? Better to have empty units used 
than lying vacant?  

 Too many estate agents etc 

 Parish promoting new retail consortium.  
 
Hanham 

 Many retailers have already left the High St, there is a limited choice now 

 There is limited land to develop for new retail opportunities – only land is Kleeneze 
site 

 There are significant highways related problems – high levels of traffic passing 
through the town centre throughout the day 

 Lack of parking provision in and around the centre 

 Much of convenience shopping has moved to Longwell Green 

 Need for more specialist shops etc – create a uniques selling point (USP) for the 
area (like Clitheroe). 

 Unlikely that the town centre will ever be able to compete with Longwell Green and, 
on this basis, create an identity for the area (increase local distinctiveness) – 
encourage people to come to Hanham 

 There is a small farmers market which attracts a good number of people and is very 
successful, but could do with more support from SGC and partners etc. 

 
 
 



Longwell Green 

 ASDA originally conceived as a local centre to serve convenience needs of new 
households. 

 Retail parks were intended for bulky goods sales. 

 The area now addresses other needs, apart from food and essentials etc. more 
strategic comparison shopping and leisure offer - a result of development by default 

 How do we recognise/categorise Longwell Green in future policy etc? Where does it 
fit into the hierarchy? 

 Lack of facilities in the area, especially those which don’t cost money to partake in 
etc. – is there potential for a new role for Longwell Green? 

 Crime and Disorder issues – hotspot at Leisure Park. 
 
General Points 

 New growth should be looking to the existing centres to provide/support their town 
centre requirements, rather than the creation of new and competing centres – this 
could be achieved through imaginative and innovative linkages between the new 
growth areas and the existing centres.  

 Public transport links into town centres. 

 Need to redefine role of Longwell Green 

 Possibility of providing floorspace targets/limits for each centre.     
 
 

C. Yate, Thornbury & Chipping Sodbury 
 
 
Yate 
 

 Operators (Dominion) of the town centre find that there are few vacancies, so 
companies that want to come in are being turned away.  Units are all the same size 
so those retailers who need bigger units cannot be accommodated.   

 There are whole retail sectors that are not represented in the town centre, e.g. 
menswear. 

 Perhaps B&Q could be located to an out of town location to free up space? 

 Local members stipulated that local people perceive B&Q and Station Road both as 
being part of the town centre.  Members stated that Station Road does not warrant 
primary frontage allocation. 

 Representative of Yate industrial estate stated that the estate would like to refurbish 
and in so doing possibly introduce new uses (including bulky goods retailing) and 
intensify.  There are large areas of space in the estate that could be better used and 
they have long term vacancies.   

 Dominion concurred that bulky goods retailing at the industrial estate would be 
complementary to its investment and that such retailers cannot be accommodated 
in the shopping centre. 

 Members like the current mix of uses along Station Rd, but need to create an 
attractive gateway to the town. 

 Cllr Ruth Davis stated that the town centre needs to be intensified and the night 
time economy encouraged – Dominion agreed. 

 Dominion stated that there are no electrical goods stores in the town centre as the 
units are too small to attract those retailers. 



 Dominion stated that the overflow car park is an opportunity to provide a large 
70,000 sq ft unit. 

 Dominion stated that knocking down existing units is not viable. 

 Dominion stated that Yate has the potential to be much more than it is as Cribbs 
Causeway is not a very easy drive. 

 Emergency services do not have the money to move, so they would need re-
locating by funding from development.  However they would still need to be located 
close to the town centre.   

 
Night time economy in Yate 

 

 The overflow car park could be suitable for a night time attraction. 

 If there is sufficient night time activity then the gates to the town centre can be 
opened. 

 Just one night time attraction will not be enough – there needs to be several. 

 Dominion think that a cinema could lead to a stronger night time economy. 

 Dominion would like the town centre boundary extended to allow for more 
development, as the overflow car park is empty for 11 months of the year. 

 
Overall there was positive encouragement for larger scale development in the town centre. 
 
 
 
Thornbury 
 

 Local members stated that there are plans to sub-divide some of the empty shop 
units to allow for smaller businesses to become established.  Rents are perceived 
as being too high. 

 There is a view that Thornbury should focus on local produce and restaurants.  It is 
an attractive place so this could be capitalised on. 

 Population is too small for big retailers, so making units smaller may help to retain 
the market town feeling. 

 The Peer Group want to offer good deals to small businesses. 

 Thornbury residents are coming to terms with the number of charity shops, but 
concerns remain about the number of estate agents. 

 Local members think that Tesco has been good for Thornbury and some 
participants perceived that the store continues to overtrade despite its expansion.  
Aldi has also been good because more people can walk there. 

 Industrial estate not suitable for restructuring to accommodate housing. 

 Need to attract more visitors. 

 Housing growth should be used to attract more people to the town centre.  Strong 
thought needs to be given to how this might be done and where development could 
go. 

 
Overall, there was a feeling that Thornbury should build on its role as a market town, 
targeting a range of independent operators rather than multiples and building on its 
strengths in local produce and its food and drink offer.  
 
 



Chipping Sodbury 
 

 Residents of CS want to keep CS as it is, but they also want more shops. 

 CS should not look to compete with Yate. 

 Only estate agents seem to want to come to CS. 

 CS has a thriving night time economy; Yate needs pubs so it can take its share as 
there is too much in CS. 

 Developers stated that they want to strengthen the core of CS and Waitrose should 
help with that. 

 Local people, and Dominion, feel that Waitrose will be complementary.  It will help 
CS residents to shop locally without having to travel into Yate. 
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Introduction 

There have been important changes in the UK economy over the past year.  Indeed, it is now 

known that the UK‟s economy contracted by 2.1 per cent in the second half of 2008 and the 

2009 budget forecast anticipates a fall in GDP in 2009 of around 3.5 per cent, but with some 

growth anticipated in 2010, at 1.25 per cent.  As a consequence of the recession, the two 

major providers of data on retail spending have both published new forecasts for future 

growth in comparison goods spending per head in the period up to 2016, as follows: 

Table 1: Comparison Goods Retail Spending Forecasts – Per Cent, Per Capita, Per Annum 

 MapInfo/Oxford Economics Experian 

Date of Forecast October 2008 March 2009 September 

2008 

February 

2009 

Period of Forecast 2006-18 2008-2016 2008-2016 2008-2016 

Rate of Forecast: 

Comparison 
4.0% pc, pa 2.31% pc, pa 3.2% pc, pa 1.3% pc, pa 

Rate of Forecast: 

Convenience 
1.5% pc, pa 0.26% pc, pa 0.2% pc, pa 0.2% pc, pa 

 

Thus, it can be seen that both organisations have substantially reduced their forecast growth 

rates for comparison goods spending in the period 2008 to 2016; the current range for 

comparison goods is from 1.3 per cent, per capita, per annum (Experian) to 2.31 per cent, 

per capita, per annum (MapInfo). For convenience goods the range is 0.2 per cent, per 

capita, per annum (Experian) to 1.5 per cent, per capita, per annum. 

However, neither of the year 2009 forecasts goes beyond 2016, so we have to apply 

judgment in establishing the most appropriate growth rates for the periods 2016 to 2021 and 

from 2021 to 2026, as discussed later. 

In addition to the changes to forecasts of growth in comparison and convenience goods 

spending, there have been other recent changes which affect the assessment of floorspace 

requirements and the trajectory of potential demand; these are: 

More recent information from Experian in relation to the projected future change in floorspace 

efficiency, as published in Retail Planner Briefing Note 6.1 

More recent information from Experian in relation to projected change in the proportion of 

comparison goods expenditure accounted for by Special Forms of Trading (SFT). 

We discuss each of these data input changes in turn. 

Comparison goods expenditure growth per capita 

The comparison and convenience goods per capita expenditure growth rates utilised are as 

set out in Table2 below. 



 

   

The per capita expenditure growth rates utilised for the two year period from 2006 to 2008 

are the actual comparison and convenience goods growth rates as provided by MapInfo in 

March 2009; 4.91 and 2.2 per cent per capita per annum respectively.  For the eight year 

period from 2008 to 2016, the midpoints of the recent forecasts as provided Experian in 

February 2009 and by MapInfo in March 2009 are adopted; 1.805 per cent per capita per 

annum for comparison goods and 0.23 per cent per capita per annum for convenience 

goods. 

However, neither forecaster appears to be willing to go beyond 2016.  Thus, in making 

judgments of the likely comparison goods growth rates in the five year period from 2016 to 

2021, and from 2021 to 2026, we have looked back at previous trends, as set out in Table 1 

of MapInfo Brief 08/02 and reproduced in Table 1 below.  

Table 1 of MapInfo Brief 08/02 sets out the comparison goods per capita expenditure growth 

rate for every year going back to 1981 and so includes the two previous recessions of the 

early 1980s and the early 1990s.  MapInfo‟s Table 1 shows that there have only been two 

years out of the past 27 years where the comparison goods per capita expenditure change 

figure has been negative, these being 1981 and 1991.  Furthermore, in only two further years 

has the comparison goods per capita growth rate dropped below 2 per cent, these being 

1982 and 1990.  Thus, both of the past two recessions have been followed by fairly rapid 

recovery in comparison goods retail spending, with the early 1980s recession followed by 

comparison goods growth rates which reached 7.9 per cent in 1986 and 8.3 per cent in 1998.  

Similarly, the early 1990s recession was followed by comparison goods growth rates which 

reached 6.8 per cent in 1984 and 7.3 per cent in 1999.   

Thus, the pattern of the two previous recessions has been for two years of low growth (one of 

which is negative), followed in succeeding years by a return to short, medium and long term 

past trends.  On the basis of this evidence, we consider that the latest projections from 

MapInfo and Experian for the eight year period 2008 to 2016 are cautious, even allowing for 

the apparent severity of the current recession. 

  



 

   

Table 2:  Expenditure Growth Per Capita (2006-2026) 

Year  
No of 

Years 

Forecast Rate Per Annum 

Source 
Comparison 

Goods 

Convenienc

e Goods 

2006-

2008 
2 4.91% 2.20% 

MapInfo Retail Spending Outlook, 

Revised Version Mar 2009
6
 

2008-

2016 
8 1.805% 0.23% 

Midpoint of forecast from MapInfo Retail 

Spending Outlook, Revised Version Mar 

2009
7
 and Experian Retail Planner 

Briefing Note 6.1 Note, Feb 2009
8
 

2016-

2021 
5 5.85% 0.85% 

Midpoint of medium term past trend from 

MapInfo Information Brief 08/02, Sept 

2009
9
 and medium term past trend from 

Experian Retail Planner Briefing Note 6.1, 

Jan 2009
10

 

2021-

2026 
5 4.25% 0.45% 

Midpoint of ultra long term past trend from 

MapInfo Information Brief 08/02, Sept 

2009
11

 and ultra long term past trend from 

Experian Retail Planner Briefing Note 6.1, 

Jan 2009
12

 

Thus, we consider it reasonable to assume that comparison goods expenditure growth in the 

period 2016 to 2021 will be strong.  We have therefore chosen to adopt the midpoint of the 

medium term past trends based estimates provided by MapInfo in Table 3 of its Information 

Brief 08/02 and by Experian, as provided in Table 3.2 of its Retail Planner Briefing Note 6.1; 

5.85 per cent per capita per annum for comparison goods and 0.85 per cent per capita per 

annum for convenience goods. 

However, for the period 2021 to 2026 we feel it more appropriate to be cautious and we have 

therefore used the ultra-long term past trends which go back to 1964.  Adopting the 

midpoints of ultra-long term past trends from Table 3 of MapInfo Information Brief 08/02 and 

Table 3.2 of Experian Retail Planner Briefing Note 6.1, this provides a comparison goods 

expenditure growth rate of 4.25 per cent per capita per annum, and 0.45 per cent per capita 

per annum for convenience goods. 

                                                   

6
 Retail Spending Outlook, Oxford Economics Retail Briefings Update, p4, Pitney Bowes MapInfo, Revised 

Version March 2009 
7
 Ibid. 

8
 Retail Planner Briefing Note 6.1, Note Re. Important Changes to the Projections, Table 3, Experian,  

February 2009 
9
 Goods Based Retail Expenditure Estimates and Price Indices Information Brief 08/02, Table 3, Pitney 

Bowes MapInfo/Oxford Economics, September 2008 
10

 Retail Planner Briefing Note 6.1, Table 3.2, Experian, January 2009  
11

 Ibid. 4 
12

 Ibid. 5 



 

   

Change in Floorspace Efficiency 

MapInfo provides no information on anticipated change in floorspace efficiency (change in 

retail sales per unit sales area).  Experian‟s Retail Planner Briefing Note of October 2008, 

puts forward a central case for a change in comparison goods floorspace efficiency of 2.2 per 

cent, per annum (Page 29 of the Briefing Note).  However, this was based on a past trends 

change in comparison goods sales turnover of 5.8 per cent per annum in the period 1987 to 

1999.  In our assessment, the significantly lower expenditure growth rates now projected for 

the period 2008 to 2016 and from 2021 to 2026 are not sufficient to support this 2.2 per cent 

rate of floorspace efficiency change in the future.  Thus, for the purposes of this further 

update, we have adopted the floorspace efficiency changes set out in Table 2, which ties the 

rate of floorspace efficiency change to the medium expenditure projections for the various 

forecast periods used. 

Table 2:  Improvements in Comparison Goods Floorspace Efficiency from 2006 Level 

Year 
No of 

Years 

Rate 

Per Annum 

 2006-2008 2 1.85% 

 2008-2016 8 0.68% 

 2016-2021 5 2.20% Experian 

2021-2026 5 1.60% 

 

Special Forms of Trading 

This report utilises an RTP medium forecasts for the proportion of comparison and 

convenience goods expenditure accounted for by Special Forms of Trading (SFT), as set out 

in Table 3.  The scenario is derived from the Experian forecast set out in Table 5.1 of its 

Retail Planner Briefing Note 6.1, which anticipates a growth in SFT to 13.9 per cent of 

comparison goods sales in 2013 and remaining constant thereafter.  MapInfo again fails to 

provide any advice on projected change in SFT, but its 2006 base position suggests that SFT 

accounted for only 5.4 per cent of comparison goods expenditure at that date, compared to 

the corresponding figure produced by Experian for 2006 of 8.3 per cent.  Thus, under the 

medium scenario, we allow for a lower increase in the share accounted for by SFT, which 

peaks under this scenario at 12.5 per cent in 2016, remaining constant thereafter.   

  



 

   

Table 3:  Projected Growth in Special Forms of Trading (SFT) 

Year 
Comparison Goods Convenience Goods 

% Source % Source 

2009 11.67 NEMS Survey 1.47 NEMS Survey 

2011 11.80 RTP Estimate 2.00 RTP Estimate 

2016 12.50 RTP Estimate 2.5 RTP Estimate 

2021 12.50 RTP Estimate 3.68 RTP Estimate 

2026 12.50 RTP Estimate 3.68 RTP Estimate 

 

We acknowledge that there continues to be uncertainty with respect to future change in SFT.  

Indeed, the very definition of non-store retail sales is fraught with difficulty, so that data from 

organisations such as the Interactive Media in Retail Group (IMRG) bear no resemblance to 

estimates of e-commerce provided by ONS.  A further difficulty arises in that many goods 

sold over the internet may still come from the shelves of conventional retail outlets, so that 

there is an additional uncertainty over e-tailing‟s precise impact on current and future retail 

space requirements.   
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Glossary of frequently used terms in this report 

 

Aggregate Retention Rate 

Expenditure of residents of the catchment area which is spent in town, district and local 

centres, in retail parks and in freestanding stores which are located within the catchment 

area. 

COICOP (Classification of Individual Consumption by Purpose) 

A classification used to classify both individual consumption expenditure and actual 

individual consumption. 

Comparison Goods 

Durable goods such as clothing, household goods, furniture, DIY and electrical goods. 

Convenience Goods 

Consumer goods purchased on a regular basis, including food, groceries toiletries and 

cleaning materials. 

Expenditure 

The expenditure in the study area which is available for retail purchases. The expenditure 

is a product of the population within the defined study area and the per capita, per annum 

expenditure estimates derived from MapInfo/Oxford Economics 

Expenditure Retention Rate 

Is the amount of retail goods purchases by residents of a defined area expressed as a 

percentage of how much expenditure is actually available. For example some residents 

may chose to purchase items from other more distant locations and therefore the 

retention rate will be reduced.  

FOCUS 

Is a data provider used by the commercial sector. It provides up to date information 

regarding retailer requirements, recent property deals, town centre reports and general 

market information  

Goad Plans  

Centre plans prepared by Experian, which are based on occupier surveys of UK town 

centres and retail parks across the country. Provides information on retailer name, 

floorspace and location. 

Leakage 

Expenditure which is generated in one area (e.g. the study area or specific zone) which is 

spent outside of that area (e.g outside the study area or in a different zone). 

Local Development Framework 

The local development framework is a collection of documents that will guide future 

development in the local area 

Localised Retention Rate 

The proportion of expenditure on retail goods in a specific study zone which is spent in 

town centres and stores located within that zone. 



 

   

Management Horizons Europe (MHE) 

MHE publish a UK Shopping Index which ranks retail venues in the UK, including town 

centres, stand alone malls, retail parks according the strength of multiples and anchor 

stores based in each location 

Market Share 

Market shares derived from the household survey results, which are based on on the 

proportion of expenditure attracted to a particular centre or operator. 

Multiple 

National or regional “chain store” retailers. They are retailers that have a number of stores 

located in various towns and cities across the UK. 

Net Floorspace 

Retail floorspace devoted to the sale of goods, excluding storage space etc. 

Prime/Zone A Rents 

Prime/Zone A rents indicate the rental value of the first six metres depth of floorspace in 

retail outlets from the shop window. It provides a comparable indicator of the strength of 

individual outlets within and between towns. 

Regional Spatial Strategy (RSS) 

The regional level planning framework for the regions of England. The RSS is the 

strategic level plan charged with informing Local Development Frameworks. 

Sales density 

The term „sales density‟ refers to centre/store turnover expressed as a proportion of sales 

area and is presented as a monetary value per square metre figure. The higher the sales 

density the more efficient the floorspace is operating. 

Special Forms of Trading (SFT) 

Defined as expenditure not directed to traditional floorspace and includes internet, mail 

order, party plan, vending machines, market and road side stalls. 

Study Area 

This represents the household survey area, which is based on electoral wards 

Yield 

The yield is a simple benchmark which the property market uses to assess the 

comparative attractiveness of different shopping centres. It is the ratio of rental income to 

capital value and is expressed in terms of the open market rent of a property as 

percentage of the capital value. 

 


