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1.0 Introduction 

1.1 This report has been prepared by Nathaniel Lichfield and Partners (NLP) for 

the owners of The Mall and other assets at Cribbs Causeway. Its purpose is 

to provide additional information on the catchment area and role of the 

regional shopping centre to assist South Gloucestershire Council in 

preparing its Core Strategy. As drafted, we consider the Core Strategy is 

unsound.  

1.2 In their representations to the Pre-Submission Publication Draft Core 

Strategy Consultation the owners highlighted that the Town Centres and 

Retail Study (TCRS) prepared by Roger Tym and Partners (RTP) in April 2010 

contains much that is helpful in respect of Cribbs Causeway including The 

Mall. However, RTP acknowledged that their brief did not extend to consider 

the role of Cribbs Causeway including The Mall, given its status as a 

regional shopping centre due to the requirement for such centres to be 

considered at the regional policy level at that time. There are therefore 

significant gaps in the evidence base in this regard. 

1.3 Following the study’s publication, Regional Strategies were ‘revoked’ by the 

Coalition Government. Following the CALA Homes judgement, they have 

been reinstated, but the Government has confirmed its commitment to 

abolish them through the forthcoming Decentralisation and Localism Bill, a 

process which is expected to take around a year. Given the uncertainty this 

creates, it is clear that the Local Development Framework needs to be 

sound with or without the regional policy tier in place. It is therefore 

appropriate that the future of this centre is fully considered within the Core 

Strategy. This report therefore provides the additional information required 

to fill the current gaps in the evidence base. It builds directly on the work of 

RTP.  

1.4 This new information will require the Core Strategy policies on retail and 

town centre issues to be reviewed by the Council if they are to meet the 

requirements of Central Government policy on soundness, as set out in 

PPS12. Paragraph 4.36 of the PPS indicates that for Core Strategy policies 

to be justified they must be founded on a robust and credible evidence 

base. Currently this is not the case. This report is therefore presented to 

help inform the Council’s consideration of the representations previously 

made by the owners and others on retail and town centre policy matters, 

prior to the publication of the Submission of the Core Strategy. 

1.5 This report should be read in conjunction with the RTP report and the 

representations made by the owners to the Pre-Submission Publication Draft 

Core Strategy Consultation. The latter are included in Appendix 1 for ease of 

reference. 
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2.0 Ownership and Background Matters 

2.1 By way of background, it is appropriate to note that there are a number of 

ownerships around Cribbs Causeway. Our client is owner of The Mall, Cribbs 

Causeway Retail Park and The Venue.  

2.2 The Mall is an indoor shopping centre that opened on 31 March 1998 and 

comprises around 135 shops on two levels, although some of the large 

stores including John Lewis and Marks & Spencer occupy more than 1 level. 

There is approximately 92,000 sq m floorspace and 7,000 car parking 

spaces (RTP, para 7.86). 

2.3 Adjoining The Mall are two retail parks with warehouse style shops built 

around car parking areas. The first retail park contains shops such as 

Argos, Currys, Comet and PC World and is owned by the Cribbs Mall 

Nominees. Nearby is a second retail park containing Carpet World, Halfords, 

Hobbycraft, T.K. Maxx, Easy Living Furniture, Maplin Electronics and Tesco 

Homeplus (RTP, para 7.87). 

2.4 The leisure area, known as The Venue, features a VUE cinema, Fitness First 

and a number of restaurants. 

2.5 There are a number of free standing stores at Cribbs Causeway including an 

ASDA-Wal-Mart Supercentre, Morrisons supermarket, Wickes, Toys "R" Us, 

Makro and DFS, also car dealers, warehouses, pubs and hotels. A B&Q 

Warehouse situated near the Morrisons supermarket is now completed on 

the site previously occupied by Tile World and Magnet (RTP, para 7.89). 

2.6 The information available to us has been limited to that for The Mall and as 

such our analysis reflects this. 



 

1369198v3    P3
 

3.0 The South Gloucestershire Retail Evidence 

Base 

Introduction 

3.1 This section seeks to draw out the key conclusions of the South 

Gloucestershire Town Centre and Retail Study and analyse how these 

conclusions subsequently informed the South Gloucestershire Core Strategy 

in relation to general retail policy and specifically to future growth at Cribbs 

Causeway including The Mall. The report then highlights the ‘gaps’ in the 

evidence base and how these gaps can be filled. In doing this, reference is 

made to the representations which were submitted to the Core Strategy on 

behalf of Cribbs Nominee 1 and 2 (Appendix 1).   

The RTP Study 

3.2 The South Gloucestershire emerging Core Strategy has been informed by 

the Town Centres and Retail Study prepared on the Council’s instruction by 

Roger Tym & Partners (RTP) and published in April 2010. This retail study 

therefore forms the evidence base for the retail policies and overall 

strategies included within the Core Strategy.  

3.3 The Brief for the study explicitly excluded any assessment of the role and 

catchment of The Mall/Cribbs Causeway (RTP, para 1.3 and 5.41). This is 

because the centre is identified as a Regional Shopping Centre, and, at the 

time of the RTP study PPS4 required that any expansion of such a centre 

had to be addressed through the Regional Strategy (RS) and not through 

individual applications or local development documents (LDD) (RTP, para 

7.12). Further, RTP noted that there were no plans to see an expansion in 

the quantum of retail floorspace at The Mall/Cribbs Causeway at the time 

the study was produced (RTP, para 5.45). Therefore, the Council effectively 

pre-empted RTP from undertaking any thorough analysis of the role Cribbs 

Causeway and The Mall currently plays or should play in the future.  

3.4 However, RTP later in their study do acknowledge the need to consider the 

role of Cribbs Causeway including The Mall in order to provide guidance for 

future policy discussions (RTP, para 7.19). RTP themselves then go on to 

conclude that some net gain in retail floorspace should be permitted during 

the lifetime of the Plan (Table 7.4 and para 7.39).  

3.5 They separately advise that this does not necessarily require any change to 

The Mall/Cribbs Causeway’s status in PPS4 terms, but consider that further 

work to develop a strategy to “convert Cribbs into a fully functioning town 

centre which is well integrated into the local community and is accessed in a 

sustainable manner with improved public transport” should be progressed at 

the appropriate time in the RS (para 7.22).   
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3.6 Further they recognise that Cribbs Causeway including The Mall provides an 

opportunity to accommodate a large proportion of the identified floorspace 

need in South Gloucestershire. The configuration of The Mall, surrounding 

car parking and the retail warehouses all provide options to enable the 

creation of a town centre which is supported by a public transport system 

and improved linkages between existing office and residential areas and the 

new proposed areas for housing growth (RTP, para 7.93). 

3.7 This approach is based on the results from the RTP study that: 

a 25% of the District’s retail floorspace is provided at Cribbs Causeway 

including The Mall, compared with 30% in the district’s established town 

centres (RTP, para 1.9); 

b Cribbs Causeway including The Mall is the main comparison goods 

destination within South Gloucestershire (para 4.31) and is the only 

destination to attract more than 40% from any individual zone (RTP, page 

43);  

c The centre is currently trading healthily and succeeds in attracting a 

significant trade draw from the South West and Midlands area. (RTP, para 

1.6 and 5.52); 

d Cribbs Causeway including The Mall are likely to remain the dominant 

comparison shopping destinations for residents within the study area 

(RTP, para 5.39); and  

e Cribbs Causeway including The Mall is expected to accommodate 30% of 

the comparison floorspace requirements for the district up to 2026 (RTP, 

Table 7.4 and para 7.39). This equates to between 19,650 sq m and 

23,000 sq m net floorspace. 

The Core Strategy – Proposed Submission 

3.8 The RTP study represents an important evidence base that has informed the 

emerging Core Strategy, the pre-Submission Publication Draft for which has 

been the subject of a public consultation which ended on 6th August 2010. 

This contained two draft policies which are directly related, albeit not 

consistent with, the RTP Retail Study.  

3.9 Policy CS14 proposed: 

a A new retail hierarchy, including Bradley Stoke as a town centre; Patchway 

as a district centre and 49 centres as local centres and parades;  

b Provision to be made for 31,000 sq m net new comparison floorspace in 

town and district centres by 2021;    

c A future development strategy for Cribbs Causeway including The Mall, 

which may include the creation and then designation of a town centre to 

serve the proposed new communities; 

d In the interim any new floorspace at The Mall would be limited to 1,500 

sq m net and development proposals would be treated as ‘out-of-centre’.  
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3.10 Policy CS26 proposed: 

• 1,750 dwellings in new mixed-use neighbourhoods in the vicinity of Filton 

Airfield/Cribbs Causeway;  

• Associated development including new community uses and local food 

and drinks outlets. 

3.11 Whilst not within the policy, the supporting text indicates that this will 

represent a significant opportunity to develop a new community that would 

look towards a ‘re-profiled Cribbs Causeway as a potential town centre’ (para 

12.14), an aspiration also reflected in para 12.6.  

3.12 More recently the Council have published their Core Strategy Submission 

document, which proposes a number of changes in response to the public 

consultation and other events. This includes changes to the above policies 

such that: 

• The floorspace allocation of 1,500 sq m net at The Mall has been 

deleted. Instead, it is proposed that any proposal for additional 

floorspace will be assessed against national policy, the need for 

development to maintain the vitality and viability of The Mall, the needs of 

the growing population and the potential impact of development on other 

centres and policies within the Core Strategy; and  

• The supporting text to Policy CS14 now acknowledges that some new 

floorspace may be required at The Mall to meet the changing needs of 

retailers and to maintain the viability of The Mall, prior to the preparation 

of a development strategy for the area.  

Need for Review 

3.13 The Coalition Government is proposing to revoke the Regional Strategies 

and thus the emerging RS to which RTP gave significant weight, is now 

unlikely to form part of the Development Plan in the longer term, and 

currently is expected to be formally abolished within the next 1-2 years. This 

generates a great deal of uncertainty which could jeopardise investment if 

no clear policy platform is in place.  As such the Core Strategy represents 

the appropriate vehicle by which to consider the long term future of the 

regional shopping centre, and hence consideration must be given to it in the 

evidence base at this juncture.   

3.14 Such work can also help address earlier criticism in the Regional Spatial 

Strategy Panel Report that the town centre and retail policy within the RS 

was deficient and required further work to “provide a more disaggregated 

estimate of future demand; a hierarchy-based distribution; an assessment of 

capacity in centres; and an identification of where growth should be 

encouraged” (RTP, para 7.14). The Panel recognised the need to plan for 

future growth but did not have the evidence base to do so. 

3.15 In doing so it is appropriate, and indeed it is necessary for the Council to 

plan, having regard to the full catchment area of this strategically important 
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regional shopping centre, rather than merely having regard to that portion of 

its trade which originates from within the Council’s administrative boundary. 

It is this constraint which placed a severe limitation on the RTP work - the 

fact that the centre’s catchment extends beyond the RTP study area means 

that any assessment of floorspace based on their study area alone, will 

always under-estimate future needs.   

3.16 This is important because the Core Strategy confirms that the North Fringe 

of Bristol, including Cribbs Causeway (and The Mall) is a ‘major economic 

driver in the sub-region’ (CS, page 107). A 2006 study by NLP confirms this 

and showed that Cribbs Causeway including The Mall generates around 

6,000 direct jobs, and supports around £88 million of expenditure in the 

local area annually. 

3.17 It is therefore essential to the economy of South Gloucestershire that Cribbs 

Causeway including The Mall continues to fulfil its economic potential and a 

key part of this is ensuring that it can evolve and continue to meet the 

needs of its shoppers and retailers.  

3.18 These shoppers and retailers are not limited by administrative boundaries. 

Just as there is a need to plan for in-migration or the inflow of workers from 

a wider area, the Council should plan for the future needs of the centre, 

regardless of the origin of that demand. 

Representations to the Core Strategy   

3.19 It is also important to review the evidence base in terms of how it has been 

used to inform the emerging Core Strategy. In this context, we consider that 

the retail policies as currently drafted in the Strategy, are unsound and NLP 

made representations to that effect to the Core Strategy consultation in 

August 2010 (Appendix 1). These key issues have not been addressed by 

the changes to Submission version.  

3.20 In summary, the key issues raised in the representations relate to: 

a The need to extend the evidence base to consider the future role of The 

Mall/Cribbs Causeway following the revocation of the RS. Until this is 

done the policies relating to this area are considered unsound as they are 

not based on a robust or credible evidence base. This remains the case 

despite the ‘temporary’ reinstatement of regional policy, as outlined 

earlier; and 

b The clear inconsistency between policy CS14 as drafted and the evidence 

base. The evidence base is clear that the overall quantum of floorspace 

required within the District cannot be accommodated within the existing 

centres (RTP, para 7.17) and thus concludes that 30% of the total 

requirement could be met at Cribbs Causeway including The Mall. The 

Core Strategy does not follow this advice, does not identify alternative 

sites to accommodate the need and appears to prejudge the outcome of 

the proposed Sites and Policies DPD and the development framework 

SPD for Patchway/Cribbs new Neighbourhood (pursuant to CS26) by 
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precluding locations outside of town centres. This is inconsistent with 

current PPS4 Policy EC1: Using Evidence to Plan Positively. It is also 

inconsistent with Policy in PPS4 which does not preclude out of centre 

development, if the policy tests are met (i.e. the sequential approach).  

3.21 In the short-term (up to 2016) RTP identify an oversupply of comparison 

floorspace within the catchment area, when allowance is made for existing, 

recent and committed floorspace. However this makes no allowance for the 

demand for floorspace originating outside the South Gloucestershire area.  

Thus, whilst it is considered likely that the major new provision at Cribbs 

Causeway including The Mall will be required to meet the identified local 

need post 2016 (i.e. within the plan period), it is necessary for the Core 

Strategy to set the broad parameters for development now for the whole 

plan period, that can then be developed further through the Sites and 

Policies DPD and an SPD for Cribbs/Patchway which will set it in the wider 

planning context.  

3.22 This is in the context of RTP’s conclusions, based solely on the South 

Gloucestershire study area, that:  

1. Cribbs Causeway including The Mall is an important shopping destination 

which may have the potential to meet local needs in South Gloucestershire 

and assist delivery of a sustainable pattern of development (RTP, para 

7.12); 

2. In considering whether Cribbs including The Mall does have a role within the 

hierarchy of centres, we need to consider whether alternative centres within 

South Gloucestershire can provide the necessary environment and market 

to meet the needs of South Gloucestershire and whether Cribbs is suitable 

and capable for an enhanced role within the retail hierarchy (RTP, para 

7.15); 

3. It is considered that Cribbs Causeway including The Mall could perform the 

role of meeting the deficiency in the network, having regard to the 

objectives in PPS4. This is for several reasons:  

i) Cribbs Causeway and The Mall exist and perform a strategic 

function and are not going to go away;  

ii) Cribbs Causeway including The Mall has become South 

Gloucestershire’s principal strategic centre for retail, commercial 

and leisure;  

iii) Together with the strategic office location at Aztec West and 

proposed residential development at Charlton Hayes there is 

potential to integrate it with existing and new residential areas and 

widen land uses (RTP, para 7.18); and,  

iv) Cribbs Causeway including The Mall has the physical and market 

potential to meet the needs which have been identified in the 

needs assessment.  
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Conclusions 

3.23 To assist with this and address the noted gaps in the RTP study in this 

context, our client has therefore asked NLP to interrogate their own 

research database to provide the Council with the key data missing from the 

RTP study: 

• Information on the extent of The Mall’s catchment area; and,  

• The effect of the opening of Cabot Circus on shopping patterns in the 

area, which opened approximately 5 months before the RTP survey date 

and thus the full effects of the development were still to become 

established (RTP, para 3.6).  

3.24 As such the additional data is subject to a number of limitations, namely:  

• The additional Information we can provide relates solely to comparison 

shopping patterns, rather than convenience; and  

• It is based on customer surveys carried out at The Mall, rather than the 

wider retail offer at Cribbs Causeway. 

3.25 However, the first is not a major area of concern, as the key requirement in 

the future is for additional comparison floorspace. With regards the latter, 

whilst the Retail Park attracts a higher proportion of trade from the RTP 

catchment area (£237m compared to £151m; RTP Table 4.11), RTP 

considered the two as a single shopping destination for the purposes of 

their study. 

3.26 NLP therefore aims to undertake a more expansive analysis which is 

informed by new evidence intended to assist in filling the gaps in the RTP 

work. This analysis is presented in the following section.   
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4.0 Additional Retail Information 

Introduction 

4.1 In this section we analyse both the existing evidence presented by RTP 

within their study as well as new evidence provided by the owners of The 

Mall. The aim is to plug the gaps in the Council’s existing evidence base,  

4.2 The RTP study is informed by a household survey of South Gloucestershire 

residents (and beyond – a plan of this area is provided in Appendix 2) which 

was undertaken in February 2009. The additional information that NLP has 

been given access to is the customer exit surveys conducted by Millward 

Associates on behalf of The Mall.  

Customer Exit Surveys 

4.3 Customer exit surveys have been carried out for internal management 

purposes at regular intervals since the opening of The Mall and extracts of 

the survey results and reports have been obtained from Millward Associates 

for 2008, 2009 and 2010.  

4.4 The information collected as part of these exit surveys is largely irrelevant to 

the current purpose and remains confidential to our client. However the 

surveys do provide information on: 

• Home postcode for respondents; 

• Spend at The Mall on that visit; and 

• Information on the frequency of visit.    

4.5 From this we are able to provide information on the extent of The Mall’s 

catchment area, its main catchment area and the share of spend it secures 

within the South Gloucestershire area.  

4.6 In addition, we have been given access to a range of other summary 

research findings which inform our knowledge of the use of other shopping 

centres.  

4.7 For the purposes of this analysis we have primarily used the information 

from two particular customer exit surveys: 

• June 2008, which represents the position prior to the opening of Cabot 

Circus in Bristol. This also provides the largest sample (1,971 

respondents), as well as being the closest to the time of the RTP data 

(which was undertaken 8 months later). It therefore provides the basis for 

our main retail analysis; and,  
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• June 2010, which represents the most recent survey that has been 

conducted at The Mall and represents a sufficient  period of time after 

the opening of Cabot Circus for shopping patterns to have settled. 

However, in this case the survey sample was lower (1,001) and included 

a significantly increased number of respondents who were unwilling to 

provide home postcodes (7.5% from 3.5%).  

Data Analysis 

4.8 The main data analysis has been to combine the information provided by 

the survey on home postcode, spend and frequency of visit to enable 

information on individual shopper spend to be combined to reflect spending 

at The Mall by postcode sector. This has been prepared for both 2008 and 

2010 and allows comparisons to be made over time and with the 

information presented in the RTP study.  

4.9 In addition, using information from our client on the proportion of total 

visitors interviewed, we have been able to estimate total trade draw for the 

centre and from this, market penetration rates for the RTP study zones. This 

was considered an important exercise in order to better gauge the role of 

The Mall in specific zones and also to gain a better understanding of the 

extent of the Mall’s catchment area in relation to the study area used by 

RTP. The full results are presented below.  

Catchment Area 

4.10 In order to try and define The Mall’s catchment area the data from the exit 

surveys has been mapped in order to provide a visual representation of 

trade draw.  

4.11 Figure 4.1 below shows that in 2008, 50% of The Mall’s trade draw came 

from the immediate surrounding area, which constituted a total of 8 ‘BS’ 

postal sectors. Expanding this area of trade draw to 75% brings in a further 

13 postal sectors which included 9 ‘BS’, 3 ‘GL’ and 1 ‘NP’ postal sectors. 

Therefore, in 2008, three quarters of The Mall’s trade draw came from just 

21 postal sectors. Figure 4.1 also clearly shows that, even prior to the 

opening of Cabot Circus, The Mall did not draw a significant amount of trade 

from the area immediately surrounding Bristol city centre. 
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Figure 4.1  The Mall: 50% and 75% Trade Draw in 2008 

 

4.12 Figure 4.2 below provides the same trade draw data for 2010 and shows 

that 50% The Mall’s trade draw came from a total of 9 ‘BS’ postal sectors. 

Expanding this area to 75% trade draw brings in a further 15 postal sector 

of which 9 are ‘BS’, 3 are ‘GL’, 2 are ‘NP’ and 1 is ‘BA’.  

4.13 When comparing this figure to Figure 4.1 above, it is clear that The Mall is 

attracting less expenditure from the immediate surrounding area than in 

2008. Furthermore, the below plan clearly shows the influence of Cabot 

Circus in terms of The Mall’s ability to draw trade from the south of Bristol 

city centre.  A slight anomaly of the 2010 results is the apparent increased 

draw of trade from Bath, however, to put this into perspective, in percentage 

terms this equates to just a 0.25% increase.  
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Figure 4.2  The Mall: 50% and 75% Trade Draw in 2010 

 

4.14 In order to get a better understanding of change with regards to trade draw, 

Figure 4.3 appears to demonstrate that The Mall’s  trade draw has 

decreased in the areas of Bristol, Gloucester, Newport and ‘Elsewhere’ 

between 2008 and 2010, with trade from Bath and Taunton remaining fairly 

constant and a slight increase from the Swindon area. However, it must be 

noted that an increase in those not providing their postcodes in 2010 could 

account for some of this change.   

Figure 4.3  The Mall: % Trade Draw 2008 and 2010  
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4.15 Analysis has also been undertaken for the nearest local authority areas, with a 

summary provided in the table below. This shows a decrease in expenditure to 

The Mall from both South Gloucestershire and Bristol between 2008 and 2010 
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which is likely to be largely attributable to the opening of Cabot Circus. However, 

The Mall appears to be attracting more trade from North East Somerset and the 

trading draw from Bath and North East Somerset and the other Gloucestershire 

authorities has largely remained unchanged.  

Table 4.1  The Mall trade draw by Local Authority area 

Local Authority 2008 2010 % Change

South Gloucestershire 37.80% 33.6% -4.22%

Bristol City 28.40% 24.7% -3.74%

North Somerset 11.70% 15.2% 3.50%

Bath and North East Somerset 2.00% 2.2% 0.18%

Stroud/Gloucester /Cheltenham 6.20% 7.1% 0.95%  

Retention Rates 

4.16 It is not possible to directly compare the exit survey information to the 

catchment area within the South Gloucestershire retail study, as RTP based 

their catchment area on census wards whereas the exit survey data sought 

respondent’s postcodes.   

4.17 However, it can be estimated that in 2008, 47% of The Mall’s trade draw came 

from the RTP catchment area with the distribution as follows:  

 

Figure 4.4  2008 Survey Data for South Gloucestershire Retail Study Zones 

 

4.18 This can be compared to the 2010 data (see Figure 4.5 below) which shows 

that 42% of The Mall’s trade draw came from the RTP catchment area, 

representing a decrease of around 5%. Specifically, when comparing these 
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two data sets, it can be seen that trade draw has fallen within 13 zones, 4 

have seen a slight growth and 1 has remained static.  

Figure 4.5  Comparing 2010 Survey data to South Gloucestershire Retail Study Zones 

  

 

4.19 Overall, the key point to draw from these data maps (2008 and 2010) is that a 

significant proportion (over 50%) of The Mall’s trade draw comes from beyond 

the RTP study area.  

The Effect of Cabot Circus 

4.20 Cabot Circus opened on 25 September 2008 and provides Bristol City Centre 

with an additional 92,900 sq m retail floorspace in 120 stores, a 13-screen 

cinema, food and drink outlets, a 150-bed hotel and office space (RTP, para 

1.8). As such it will have undoubtedly provided a significant increase in the 

attractiveness of Bristol City Centre for residents in South Gloucestershire and 

the wider Bristol area.  

4.21 The household survey that informs the RTP study was completed in February 

2009 and as such reflects shopping patterns in the period immediately after the 

opening of Cabot Circus. However, it would be expected that such a major 

increase in retail provision would take some time to establish itself and for 

people to decide their long term shopping preferences. Therefore, as the RTP 

survey only asked about the last two purchase of certain comparison items 

(RTP, para 4.4), the influence of the centre on shopping patterns in South 

Gloucestershire may have been underestimated.  

4.22 The effect of Cabot Circus opening has therefore been considered further using 

the exit survey from The Mall from 2008 and 2010. Whilst this is necessarily 

restricted to information on those still shopping at The Mall, the change in 
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shopping behaviour and catchment area does indicate a number of changes as 

a result of this development.  

4.23 To consider this further we have compared the inferred market penetration 

change from the customer exit surveys in 2008 and 2010, with the RTP market 

penetration figures, sorted by the degree to which The Mall is a dominant centre 

in a particular zone. The classification of the dominance is based on RTP Table 

4.13 and classifies the zones as follows: 

• A – those where The Mall is the dominant centre; 

• B – those where The Mall shares dominance with a local centre; 

• C – those where The Mall shares dominance with other (non local) 

centre(s); and  

• D - those where The Mall is a not dominant centre. 

4.24 The zones are shown in Figure 4.6 below and Appendix 2: 

Figure 4.6  Dominance of the Mall 

  

4.25 The proportional change in trade draw between 2008 and 2010 has then been 

assessed and the findings are summarised below: 

Table 4.2  Change in attraction of The Mall 2008 - 2010 
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Zone Centre  

Dominance 

Classification 

of The Mall 

(RTP) 

Penetration 

Rates for 

The Mall 

(RTP) 

% Change in Penetration 

Rates Resulting from 

Retail Development 

(NLP) 

1 Thornbury A 17.9% Small decrease 

5 The Mall/Cribbs A 18.2% Increase 

9 Henbury A 16.2% Increase 

10 Filton A 21.3% Increase 

11 Bradley Stoke A 20.1% Increase 

2 

Wotton-under-

Edge B 11.0% Significant Decrease 

3 Yate B 12.4% Significant Decrease 

4 

Chipping 

Sodbury C 9.7% Very Significant decrease 

6 

Winterbourne/ 

Frampton 

Cotterell C 20.8% Medium decrease 

7 Emersons Green C 9.6% Significant Decrease 

8 
Wick/Marshfield

/ Pucklechurch C 5.2% Medium decrease 

12 Downend C 5.8% Significant Decrease 

13 Staple Hill C 9.0% Significant Decrease 

14 Speedwell C 4.6% Very Significant decrease 

16 
Hanham/Longwe

ll Green C 6.1% Very Significant decrease 

17 Bitton C 6.5% Very Significant decrease 

15 Kingswood D 2.8% Very Significant decrease 

18 Keynsham D 1.9% Very Significant decrease 

 

4.26 This clearly shows that the effect of Cabot Circus and potentially Southgate in 

Bath has been to reduce the attraction of The Mall from those areas where it 

was already less attractive. Thus proportionally the amount of trade coming 

from west of the South Gloucestershire area and further afield has increased, 

while that from east of the district and Bristol has declined.   

The Role of The Mall within the Retail Hierarchy 

4.27 All shopping centres, retail parks and standalone units trade alongside each 

other, seeking to win custom from the local residents and attract trade from 

further afield. How successful they are in doing so will depend on a range of 

factors including: 

• The type of retail offer that is provided and how well that meets changing 

shoppers and retailers’ needs;  
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• The ability of a centre to attract new retailers as demands change. This 

can include the ability to provide units of the right size as retailers 

generally seek to open larger stores; and  

• The role of retail centres within the hierarchy. Residents in any area will 

use a range of centres and out-of-centre stores to meet their shopping 

needs, with frequently purchased/needed goods and services more likely 

to be bought locally and less frequently purchased, more expensive items 

likely to generate a trip to a larger centre, often involving a longer journey. 

Thus convenience goods and local service needs are usually met in the 

smaller centres, with specialist and the larger multiples restricted to the 

larger retail centres.  

4.28 The role of a centre and the potential for it to respond to the fast changing 

needs of retailers and shoppers will also vary depending on its history, the size 

and location of units and the potential to alter/expand them to meet the 

demand for larger units. The history of a centre and its hinterland can also 

influence the role of the centre in the future, with areas of growth needing new 

centres, whilst the importance of centres in more historic neighbourhoods can 

decline over time, given changes in travel patterns and the development of 

new centres and stores.  

4.29 This section therefore considers The Mall in the context of the other major 

shopping destinations in the area and the smaller centres within South 

Gloucestershire   

Competition from Other Major Shopping Destinations  

4.30 As a large shopping centre with a significant comparison retail offer, The Mall, 

which is classified as a regional shopping centre within the retail hierarchy (RTP, 

para 3.2), has greatest similarity in offer to that provided in Bristol City Centre 

and also the larger centres in the wider region, including Bath, Taunton and 

Exeter.  

4.31 This is illustrated by the RTP survey which provides an insight into the relative 

attractiveness of the key centres for each zone (RTP, Appendix 2, Spreadsheet 

5a). This is summarised in the table below:  
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Table 4.3  Market Share of Key Centres by Zone 

The Mall 

Bristol City 

Centre & 

Cabot Circus

Longwell 

Green Retail 

Park

Bath City 

Centre

Gloucester 

Town Centre 

Zone 1 17.91 5.36 0.15 0.27 0.46

Zone 2 10.98 5.63 0.65 3 7.22

Zone 3 12.36 7 1.67 1.01 0.41

Zone 4 9.71 9.92 2.51 3.25 0.39

Zone 5 18.22 9.26 0.07 0.54 0.49

Zone 6 20.76 10.63 2.36 1.18 0

Zone 7 9.63 19.09 14.09 3.34 0

Zone 8 5.17 8.26 15.95 17.76 0

Zone 9 16.19 14.82 0.41 0.13 0.37

Zone 10 21.28 10.36 0.08 0 0.33

Zone 11 20.13 7.19 0.07 0.23 0.07

Zone 12 5.76 24.15 6.06 0.24 0

Zone 13 9.02 15.68 17.13 1.58 0

Zone 14 4.64 21.31 15.47 1.52 0

Zone 15 2.8 23.52 22.64 1.05 0

Zone 16 6.09 19.03 18.12 4.93 0

Zone 17 6.49 18.46 25.6 5.09 0

Zone 18 1.87 14.63 21.07 14.62 0

TOTAL 11.56 13.74 8.93 2.66 0.35
Source: RTP  

4.32 As can be seen, whilst The Mall draws the highest percentages from 8 zones, 

Bristol City Centre/Cabot Circus takes the highest proportion of trade from 6 

zones, Longwell Green Retail Park from 3 zones and Gloucester town centre 

from 1 zone. As such, it is considered that location and accessibility 

essentially determines which centre is visited for comparison shopping 

purposes. Specifically, when relating the chosen centre to the road network, to 

the south of the study area there appears to be a clear pattern that residents 

living to the west of the M32 tend to favour The Mall and those living to the 

east favour Bristol City Centre/Cabot Circus and Longwell Green. Bath City 

Centre is also a significant draw from zones in the east.  

4.33 However, it is normal for shoppers to use a range of centres over time, visiting 

some for specific retailers/offer etc. This is illustrated by the findings of The 

Mall within the 2008 and 2010 exit survey, which include questions on the use 

of other major shopping destinations and the key reasons for visiting the Mall. 

This shows that: 

• A visit to The Mall is normally the primary reason for visiting the Cribbs 

Causeway site; 

• Non-food shopping is the main purpose of the trip for over three-quarters 

of all respondents; and 

• John Lewis is a primary motivator of shopping trips to The Mall, with 

Marks & Spencer also being a significant draw.   
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The Role of The Mall within South Gloucestershire 

4.34 The town centres within South Gloucestershire vary significantly in terms of their 

history, size and offer but, as the Town Centre performance analysis and Health 

Checks carried out by RTP confirm (TCRS, Volume 3) there are certain trends 

that can be seen reflecting these factors. 

4.35 In particular, smaller centres are not able to offer the range of comparison 

stores that shoppers now want. Further, restrictions on suitably sized units 

limits the potential to attract these uses and thus smaller centres have 

changed their offer over time to be more orientated towards convenience and 

service uses than comparison goods. This is reflected in the low proportion of 

comparison floorspace noted by RTP in almost all of the South Gloucestershire 

town centres, the major exception being Yate. This is the largest town centre in 

the District and as such has the strongest comparison offer. In addition:   

a Older centres such as Staple Hill and Thornbury are not always able 

to meet modern shoppers and retailers needs, as units are often too 

small for many retailers nowadays. This can increase vacancies as, 

even if retailers wish to locate in a centre, they may be unable to find 

a suitable unit to accommodate them. This is especially true for the 

national multiples and therefore older and smaller centres will often 

be reliant on independent retailers and the service sector;  

b Other centres offer a mix of retail units in both old and more modern 

properties, with the newer space being more likely to have attracted 

the multiple retailers. Depending on the proximity of this new 

development, it means some centres have, in effect expanded to 

include this new floorspace, e.g. Filton, whilst others are in greater 

competition e.g. Kingswood;  

c Only the largest (Yate) and the most recently developed centres 

(Bradley Stoke and Emersons Green) are really able to meet retailer 

requirements for larger retail units, and in the case of the former, 

even this is constrained by the very small size of the current vacant 

units (RTP, Volume 3); 

d However, the primary role of these local centres is to serve the 

immediate residential hinterland in terms of convenience retailing 

(e.g. foodstore/butchers), service provision (bank/hairdressers) and 

everyday comparison shopping (newspapers/cleaning products/pet 

food etc) and as such their inability to attract multiple retailers (e.g. 

clothing and footwear retailers such as Topshop, River Island etc) 

does not necessarily imply that smaller centres cannot develop and 

maintain a specialised/ localised role. Indeed, it is important that 

within the network of centres, complementary roles develop and each 

centre develops a role that reflects its character and catchment area; 

and  

e Chipping Sodbury’s proximity to Yate limits its offer, but it is still a 

healthy centre, with few vacancies because of its higher proportion of 

service and high quality, independent retailers. Hanham also has a 
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low vacancy rate, despite being the smallest of the town centres in 

the District, as it meets local needs.   

4.36 In this context it is clear that the offer at The Mall is significantly different from 

that provided in other South Gloucestershire centres, with only Yate offering 

any significant comparison retailing, but with a different tenant mix. As a result 

The Mall and other major centres such as Bristol are used alongside the local 

centres by residents across the study area. This indicates that these centres 

serve complementary rather than competing roles by meeting important but 

different needs. 

Table 4.4  The Mall in comparison to other shopping destinations 

 

Zone/Centre

Dominance of 

The Mall 

(based on 

RTP, Table 

4.13 and 

Table X (i)

Local Centre 

Retention 

Rate (%) The Mall 

Bristol City 

Centre & 

Cabot Circus

Longwell 

Green Retail 

Park

Bath City 

Centre

Overall 

Catchment 

Retention 

Rate %

Zone 1 - Thornbury A 9.41% 17.91 5.36 0.15 0.27 0.87%

Zone 10 - Filton A 4.82% 21.28 10.36 0.08 0 1.63%

Zone 11 - Bradley Stoke A 0.93% 20.13 7.19 0.07 0.23 0.18%

Zone 5 - The Mall A 18.22% 18.22 9.26 0.07 0.54 11.56%

Zone 9 - No Centre A 0.39% 16.19 14.82 0.41 0.13 0.03%

Zone 2 - Wotton under Edge B 8.52% 10.98 5.63 0.65 3 0.31%

Zone 3 - Yate B 26.55% 12.36 7 1.67 1.01 4.59%

Zone 12 - Downend C 0.39% 5.76 24.15 6.06 0.24 0.13%

Zone 13 - Staple Hill C 6.36% 9.02 15.68 17.13 1.58 0.64%

Zone 14 - No Centre C 0.00% 4.64 21.31 15.47 1.52 0.00%

Zone 16 - Hanham C 0.81% 6.09 19.03 18.12 4.93 0.08%

Zone 17 - No Centre C 6.11% 6.49 18.46 25.6 5.09 1.30%

Zone 4 - Chipping Sodbury C 2.17% 9.71 9.92 2.51 3.25 0.23%

Zone 6 - No Centre C 1.20% 20.76 10.63 2.36 1.18 0.13%

Zone 7 - Emersons Green C 7.17% 9.63 19.09 14.09 3.34 3.02%

Zone 8 - No Centre C 0.00% 5.17 8.26 15.95 17.76 0.00%

Zone 15 - Kingswood D 5.57% 2.8 23.52 22.64 1.05 1.39%

Zone 18 - Keynsham D 14.04% 1.87 14.63 21.07 14.62 0.94%

(i) Based on RTP Table 4.13. A = The Mall is dominant influence; b=shared dominacne with local centre; C=shared dominance with any centre; D= The Mall not dominant 

4.37 In total, the local centres listed above retain in the order of 27% of all 

comparison expenditure within the study area, which, given the quality and 

choice of larger shopping destinations, is considered relatively high. In 

particular, Yate, Thornbury, Keynsham and Emersons Green appear to be 

retaining a high percentage of expenditure within their respective zones as well 

as drawing an element of trade from other surrounding zones e.g. Yate (Zone 3) 

draws approximately 23% of expenditure from Zone 4, 11% from Zone 2 and 

10% from Zone 6. However, the sphere of influence of the individual centres is 

restricted and none of the centres serve the wider South Gloucestershire area. 

Instead they trade alongside each other, meeting the needs of their local 

residents. Even the larger centre of Yate is only used by a small proportion of 

residents within the District overall and its offer complements that of the 

smaller town centre of Chipping Sodbury which is nearby.  

4.38 This is supported by RTP who acknowledge that the town and district centres do 

not operate within the same market as the regional and city centres and note 

that the qualitative need within these centres differs depending on their relative 

size and location (RTP, para 5.53). 

4.39 The importance of The Mall for residents in a particular zone is also highlighted, 

using the dominance classification outlined above. This clearly shows that for 



 

1369198v3    P21
 

many of the RTP zones within South Gloucestershire The Mall is of only limited 

appeal.  

Conclusion 

4.40 The key points from the above analysis can be summarised as follows:  

a Over 50% of The Mall’s trade comes from beyond the RTP study area; 

b New development within the local area (e.g. Cabot Circus) has decreased 

The Mall’s ability to draw trade from the RTP study area. This decrease is 

significant in some zones;  

c Many of the existing local centres within South Gloucestershire are unable 

to attract multiple retailers due to physical constraints and cannot 

accommodate significant growth;  

d The local centres within South Gloucestershire are considered to serve a 

local role which is complementary to The Mall’s role rather than being in 

competition with it.   

4.41 The RTP study also came to similar conclusions citing at paragraph 7.10 that 

the existing town centres do not have the market shares to justify the scale of 

development suggested and may have neither physical nor market capacity to 

enable a high level of town centre development. 

4.42 In acknowledgement that the local centres within South Gloucestershire are 

unable, in isolation, to meet the growing needs of the local population in 

relation to comparison shopping, the section below discusses the potential to 

meet these needs through the expansion of The Mall.  
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5.0 Future Need for Additional Comparison 

Floorspace at The Mall 

Introduction 

5.1 This section of the report aims to outline the necessity for and ability of The 

Mall to accommodate additional comparison floorspace.   

5.2 Notwithstanding the original brief to RTP, the Town Centres and Retail Study 

concludes by allocating 30% of the required new comparison floorspace within 

South Gloucestershire (19,650 – 23,000 sq m net to 2026) to the Cribbs 

Causeway location including The Mall (Table 7.4 and para 7.39). Despite this 

the draft Core Strategy does not allocate any of this floorspace to the Cribbs 

Causeway area (it is directed to existing centres) (Policy CS14).  

5.3 The information from the Customer exit surveys at The Mall has usefully 

confirmed that the results from the RTP study for the South Gloucestershire 

area are generally robust. However this additional information has also 

indicated that the RTP study area represents less than half of the centre’s 

catchment area. Thus, the floorspace allocations above represent potentially 

less than half that required in the period to 2009 and 2026. Further, whilst RTP 

identify an oversupply of comparison floorspace in their study area to 2016, 

demand for additional comparison floorspace elsewhere within The 

Mall’s/Cribbs Causeway catchment area is not considered.  

5.4 If the North Fringe of Bristol urban area is to continue to be a major economic 

driver and a major focus for retail activity (Core Strategy vision, page 107), then 

it is important that the Core Strategy recognises this wider need and seeks to 

plan for the continuing increase in available expenditure expected within the 

wider area.  

5.5 At its simplest, the fact that the RTP study area only accounted for 42% of the 

centre’s turnover in June 2010 could support an argument for more than 

doubling the floorspace requirements identified by RTP. This would result in an 

allocation of 46,000 – 55,000 sq m net by 2026, as the forecast allocation of 

19,650 – 23,000 sq m would represent just 42% of the overall requirement.  

5.6 However there is no certainty that the population and expenditure changes seen 

in the RTP South Gloucestershire area will be similar across the whole of the 

catchment area. Therefore we have sought to carry out a more robust 

assessment of capacity using the exit survey data to understand the wider 

catchment area and then seeking to examine the capacity for growth at The Mall 

assuming it maintains similar levels of market share as now. This is an 

appropriate assumption given that Cribbs Causeway including The Mall is a 

major shopping centre in the South West region and is the focus for the retail 

activities in the Northern Fringe of Bristol.  
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Trade Draw 

5.7 The first stage in carrying out this analysis has been to identify where shoppers 

at The Mall are currently coming from and then to calculate the proportion of 

The Mall’s trade coming from specific local authority areas, using the survey 

information on spend and frequency of visit. The results from this analysis are 

presented in Tables 3.1 and 3.2 for 2008 and 2010 respectively (Appendix 3).  

5.8 Overall it is considered that the results from 2008 are likely to be more reliable 

than 2010 given the larger sample size and better response rate (see para 4.7 

above). However, the latter has also increased the variety of responses 

received, albeit that many of these areas will not really form part of The Mall’s 

catchment area. The two sets of results however, do demonstrate a degree of 

consistency, which is useful to understand (see Table 3.3): 

a The main/primary catchment area for The Mall consists of 5 local 

authority areas: 

- South Gloucestershire 

- Bristol City Council 

- North Somerset 

- Stroud District Council and  

- Monmouthshire County Council  

b These 5 areas accounted for 84% of The Mall’s trade in 2008, falling to 

79% in 2010 following the opening of Cabot Circus; 

c The secondary catchment area is also largely consistent, but the 

identified 8 authorities only contribute 5% - 8% in total of The Mall’s 

trade; 

d The remaining 10% of trade comes from a very wide area. 

5.9 The exit results also demonstrate the reduction in trade draw as a result of 

significant town centre development elsewhere. In addition to the reduction in 

trade already noted from South Gloucestershire itself and the Bristol area, the 

results also show that Cardiff no longer forms part of the secondary catchment 

area, following the opening of the St Davids 2 development.  

Additional Capacity Analysis based on Constant market 

Share 

5.10 The next stage of the analysis is to establish the current level of market 

penetration achieved by The Mall throughout its catchment area. This has been 

done for all areas based on both 2008 and 2010 data, using estimates of 

available comparison expenditure for each local authority area (Tables 3.1 and 

3.2).  

5.11 The available expenditure for each area has then been projected forward to 

2011, 2016, 2021 and 2026 to reflect increases in population and comparison 

expenditure per head. Allowance has also been made for the expected increase 
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in sales carried out online through adjustments to the amount of money spent 

on Special Forms of Trading (SFT). Otherwise however, the analysis assumes 

that The Mall maintains its market share in each area.  

5.12 Given long term rises in both population and comparison expenditure this 

produces a rise in available expenditure to support additional floorspace at The 

Mall over time, with once again, the 2008 and 2010 base data providing similar 

results: 

Table 5.1  Increase in Available Comparison Expenditure based on Exit Survey Market Shares 

Period Increase in Available 

Expenditure based on 

2008 market shares 

Increase in Available 

Expenditure based on 

2010 market shares 

2011 – 2016 £131.85 £134.89 

2016 – 2021 £192.80 £198.50 

2021 – 2026 £252.01 £260.23 

Source: Tables 3.1 - 3.2 

5.13 This additional expenditure can then be converted into a floorspace requirement 

assuming that the centre continues to trade at a similar sales density to now, 

albeit with an allowance made for improved efficiencies in existing floorspace 

over time. The existing sales density has first been estimated (Table 3.4) and 

this has then been projected forward for each of the design years.  

5.14 The result is that the additional comparison floorspace that can be supported at 

The Mall totals between 54,000 sq m net and  56,000 sq m net between 2011 

and 2026, if The Mall maintains the same share of available expenditure as 

currently achieved: 

Table 5.2  Comparison Floorspace Capacity based on Exit Survey Market Shares 

Period Increase in Net 

comparison floorspace 

(based on 2008 survey) 

(sq m) 

Increase in Net 

comparison floorspace 

(based on 2010 survey) 

(sq m) 

2011 – 2016 13,902 14,223 

2016 – 2021 18,413 18,956 

2021 – 2026 21,798 22,509 

Total 2011 - 2026 54,113 
55,688 

Source: Tables 3.5 - 3.6 

5.15 However, it is acknowledged that: 
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• The exit survey data for the more peripheral areas, on which this analysis 

is based, will be less reliable than that for the core areas, reflecting the 

limited number of responses for each such area; and 

• The reasons for such trips being made now may not be continued in the 

future, particularly as many will be linked to leisure activities including 

holidays.  

5.16 Thus, to test the sensitivity of the results, two further levels of analysis have 

been carried out: 

i The first based solely on the Primary Catchment Area (PCA) for The 

Mall (Table 3.3); and  

ii The second on the expected combined PCA and SCA in the future. 

This excludes Cardiff given the recent expansion of the St David’s 

Centre and the subsequent loss of trade but includes the other 

seven local authority areas.   

5.17 In both cases the 2010 market shares have been used because, as indicated 

by Table 3.3, the differences in trade draw and market share between 2008 and 

2010 in the Core Areas reflect the recent opening of Cabot Circus, whilst the 

other differences are less significant than for the more peripheral areas.  

5.18 The results of this analysis is set out in Tables 3.7 and 3.8 and are 

summarised below: 

Table 5.3  Comparison Floorspace Capacity at The Mall based on PCA and SCA 

 

PCA Floorspace  
Requirement (sq m 

net) 

PCA/SCA Floorspace  
Requirement (sq m 

net) 

2010 - 11 344 348 

2011 - 16 12,589 13,774 

2016 - 21 16,765 18,354 

2021 - 26 19,921 21,804 

     

TOTAL 49,618 54,280 

Source: Source Tables 3.7 and 3.8 

The Effect of other Major Retail Developments on The 

Mall 

5.19 Finally consideration has also been given to the likely effect of future major 

retail proposals on the trade draw pattern for The Mall. This has been done by 

considering the recent and potential town centre development expected in the 

major centres that current serve the combined PCA and SCA. The main retail 

centres in the South West are listed in the emerging Regional Strategy (RS, para 

8.4.4), with the majority within or close to the main catchment area of The Mall. 

Proposals in each of these centres and in the Welsh centres of Newport, Cardiff 

and Swansea have therefore identified and are listed below: 
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Table 5.4  Major Town Centre Proposals in South West 

Scheme name Floorspace 
(sq m gross) 

Timescale 

South Gate - Bath  37,567 Phased openings in November 2009, May 
2010 and September 2010 

Cabot Circus, 
Bristol 

92,900 Opened September 2008 

St Davids 2, Cardiff 89,883 Opened 22nd October 2009 

Gloucester Quays, 
Gloucester 

22,296 Opened 30th May 2009 

Kings Walk, 
Gloucester 

Approximately 
25,000 

LDF Central Area Action Plan Preferred 
Options Consultation paper Aug 2006 
indicates 25,000 sq m additional floorspace 
would be provided. Plan not adopted but 
emerging Joint Core Strategy retains 
revitalisation of King's Square as policy (4.5)  

Friars Walk - 
Newport 

44,100 planning permission granted waiting for a 
developer 

Clarks Village, 
Street 

21,830 Opened in 1993 but is considered a main 
shopping centre equivalent to Cribbs 
Causeway with its last phase completed in 
2003 

Regent Place, 
Swindon 

32,516 Due to open 2013 

The Brunel 
Extension, Swindon 

32,980 Outline planning permission granted 2009 

Taunton Town 
Centre 

up to 50,100 Action Area Plan identifies need up to 2016 

Dolphin Square, 
Weston Super 
Mare 

9,535 McLaren Life Ltd proposing to expand and 
redevelop shopping centre. Plans expected 
early 2011 

5.20 The majority of these schemes have either already opened, or are likely to be 

long term proposals, reflecting development plan allocations or emerging 

development plan aspirations, rather than committed developments. However, 

assuming all proceed and using the experience of the recent openings to inform 

our judgements, it seems likely that the market share currently achieved by The 

Mall will decrease from 2008 levels in Bristol and Cardiff, as reflected in the 

2010 figure, Swindon, Bath Sedgemoor, and Taunton. There may also be a 

small reduction in Gloucester, although the smaller scale of development 

proposed there will result in The Mall continuing to draw a proportion of trade 

from this area. These changes are reflected in Tables 3.3 and 3.9. A number of 

small adjustments have also been made to the expected penetration levels for 

some of the other areas where significant but unexplained differences in 

penetration were noted between 2008 and 2010 (Wiltshire, Forest of Dean and 

South Somerset), given that the 2008 data is considered the more reliable.  

5.21 The effect of the local changes in expected penetration will reduce the overall 

trade draw of The Mall and the subsequent levels of expenditure available to 

support new comparison floorspace. However, there will still remain significant 

potential to support new floorspace at The Mall as demonstrated below: 
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Table 5.5  Expected Capacity to support Comparison Floorspace at The Mall 2010- 2026 

 

Increase in 
Expenditure 

(£/m) 

Floorspace  
Requirement (sq 

m net) 

Floorspace  
Requirement (sq m 

gross) 

2010 - 11 -£18.32 -2,091 -2,788 

2011 - 16 £122.23 12,888 17,184 

2010 -2016 £103.91 10,797 14,396 

2016 - 21 £182.17 17,397 23,196 

2021 - 26 £238.99 20,672 27,562 

    

TOTAL 2010 - 26 £525.07 48,866 65,154 

Source: Table 3.9 

5.22 This level is consistent with the other estimates provided above and thus 

supports a total of around 50,000 sq m net (65,000 sq m gross assuming 75% 

conversion) additional floorspace by 2026. Further around 11,000 sq m net of 

this can be supported by 2016 just by The Mall maintaining its current market 

share within its catchment area.  

5.23 If this is not provided, then the expectation in the short term would be that 

existing outlets would become busier, with the resulting problems of congestion 

and increased customer dissatisfaction. However, longer term this would lead to 

customers looking elsewhere to meet their shopping needs and The Mall would 

start to lose trade to other major centres, or to online shopping. This in turn will 

result in a reduction in turnover and employment at The Mall, adversely affecting 

both the sub-regional centre and the wider area. It will also be contrary to the 

Council’s vision that:  

“The North Fringe of Bristol urban area will continue to be a major economic 

driver in the South West region and the West of England sub region. It will 

continue to maintain its role as a major focus for employment, commercial and 

retail activity, education and learning. (Pre Submission Core Strategy, page 22). 

5.24 As a sub-regional focus for employment and a key driver of investment, it is 

crucial that the role of The Mall is recognised in policy. As an existing facility, 

the Owners have a reasonable expectation that policy should plan for its future 

role and ensure that it does not stagnate or decline. 
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6.0 Implications for the Evidence Base and Core 

Strategy 

Introduction 

6.1 This section seeks to identify the key implications of the above analysis on 

South Gloucestershire’s evidence base as well as the subsequent implications 

for the emerging Core Strategy.  

RTP’s Key Conclusions 

6.2 The need for new comparison floorspace in the area results from the 

anticipated growth in population and comparison expenditure expected within 

South Gloucestershire. However, whilst the need will be generated by existing 

and future population across the district, the ability to meet that need will be 

limited to a number of locations by: 

a Retail planning policy; 

b Retailer requirements for particular types and sizes of unit;  

c The limited availability of new sites for development; and  

d Shoppers wishing to shop in a range of outlets including national multiple 

retailers.  

6.3 The RTP study recognises these constraints and, as a result proposes that 

30% of the District’s future comparison floorspace requirement be met at The 

Mall/Cribbs Causeway (para 7.39), as it is one of the few retail centres within 

the District capable of accommodating the scale of development required and 

could be linked to one of the Council’s key housing growth areas.  

6.4 At the present time this conclusion from the Council’s own evidence base, is 

not reflected in the emerging Core Strategy. However, not providing for 

development at The Mall will not, as is implied in CS14 of the Core Strategy, 

lead to this growth instead occurring in the other town centres within the 

District. Many of these centres are physically unable to accommodate any 

significant new development, and in many cases they will be unsuitable to 

meet the qualitative needs of national multiple retailers. This is supported by 

RTP, who note that, with the exception of Emersons Green and Yate, the 

smaller centres are no longer capable of serving strategic retail function, (RTP, 

para 7.17).    

6.5 Thus, having estimated that these centres (or some of them) could 

accommodate 40% of the required growth (26,200 – 30,800 sq m net) of the 

required floorspace and the district centres 20% (RTP, table 7.4), RTP consider 

the expansion of The Mall. If this is not permitted, then the result is most likely 

to be that the growing needs of South Gloucestershire residents will not be 

met within the District, and leakage to Bristol City Centre (including Cabot 

Circus) and potentially Bath would be expected to increase. This would be 
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detrimental to the Core Strategy vision for the North Fringe as a major 

economic driver for the sub-region. 

Effect on RTP Conclusions and Emerging Core Strategy  

6.6 The key effect of the above analysis is to suggest that the current floorspace 

projections by RTP represent a significant underestimation of the long term 

requirements for the development of retail floorspace at The Mall. The Core 

Strategy should properly consider future growth at The Mall, including that 

generated by trade coming from outside of the South Gloucestershire area.  

6.7 Allocating additional floorspace for development at The Mall would assist in 

enhancing the role of retail as an economic driver in the North fringe area and 

would not have a significant impact on the conclusions and recommendations 

put forward by RTP, nor would it significantly adversely affect retail aspects of 

the draft Core Strategy.  

Effect on other centres 

6.8 In permitting new retail development in the future at The Mall, the effect on 

other centres within South Gloucestershire will be negligible, as these centres 

are already trading alongside The Mall and Cribbs Causeway and have been for 

many years. Indeed, the Bradley Stoke centre has been developed significantly 

more recently and shows how the demand from new residential development 

can be met alongside provision within the existing retail hierarchy.  

6.9 Further, the future of smaller town and district centres within the district will 

reflect on-going changes in retailing, including : 

• On going concentration of comparison spend in larger centres; 

• The greater mix of offer within retail outlets e.g. foodstores selling greater 

comparison goods and comparison units selling elements of food; and 

• Increase in spend for café and restaurant (RTP, Table 6.2). 

6.10 Retailing is always changing as consumer demand changes. In the past this 

has seen a move from specialist foodstores to supermarkets and the growth of 

retail warehouse outlets. Also new types of shops have come in, often with an 

important role in smaller town and district centres e.g. video hire shops and 

now mobile phone operators. Recent years have also seen the introduction of 

family pubs and restaurants and more recently the growth of the café culture.  

6.11 This can be seen in mix in what is being provided at Bradley Stoke, which itself 

is being proposed as a town centre in the Core Strategy:  

• Anchored by a large foodstore; 

• Separate mid-sized units operated by a range of national comparison 

multiples; 

• Smaller retailers operating within the Mall, including A1 service and 

leisure and education; and,  
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• Specific parts of the development to accommodate the café and 

restaurant offer. 

6.12 More specifically, the analysis of the RTP study and The Mall exit surveys, has 

shown that the number of South Gloucestershire centres that have a 

significant overlap of trade area with The Mall is limited. Using the RTP 

information on centre dominance has led us to classify the South 

Gloucestershire centres into four categories (based on RTP Table 4.13):  

• A – those where The Mall is the dominant centre; 

• B – those where The Mall shares dominance with a local centre; 

• C – those where The Mall shares dominance with other (non local) 

centre(s); and  

• D - those where The Mall is a not dominant centre. 

6.13 Based on this designation it can be concluded that the expansion of The Mall 

would not be expected to affect town centres within categories C and D, 

namely Chipping Sodbury, Downend, Emersons Green, Hanham or Staple Hill 

(all Category C) or Kingswood (Category D).  

6.14 The centres in Category A and B areas are considered below, and subject to 

agreement with South Gloucestershire, NLP will develop a methodology to 

indicate how these centres can be developed in a complementary way to 

expansion at The Mall: 

a Thornbury – The historic nature of Thornbury town centre provides both 

opportunities and constraints on its future development. As a historic 

centre, with above average proportions of financial and service sector 

businesses and public houses but few large units to accommodate 

modern multiple retailer requirements, this centre has clearly developed 

its offer to be complementary to that provided by The Mall, Yate and, to a 

lesser extent the emerging town centre of Bradley Stoke. As a historic 

centre, there may be potential to encourage greater service and leisure 

use including cafes and restaurants. It could also be a good location for 

independent, specialist retailers, adopting a similar role to Chipping 

Sodbury. 

b Filton – Filton town centre consists of two distinct elements, the older 

local parades and the newer retail park. It therefore provides a mix of 

independent and multiple retailers, albeit with a degree of physical 

separation, with the latter accommodated in the newer units. Further 

modern retailing is provided in the nearby Abbeywood Retail Park. In this 

context Filton is a smaller town centre and one which is already trading 

successfully alongside The Mall and a major Retail Park. Further, 

development at The Mall therefore would be unlikely to have a major 

effect, given the local provision and the increased attraction of Bristol City 

Centre.   

c Bradley Stoke – as a proposed new town centre, Bradley Stoke provides 

a useful example of how a town centre can be developed to meet modern 
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shopping requirements. As with more established centres, it is anchored 

by its convenience offer (Tesco Extra), with limited range of comparison 

shops. However, unlike older centres, the ability to provide larger 

footplates has meant the centre has been able to attract a number of 

national multiples. The new centre has been designed with an area 

specifically occupied by cafes and restaurants, reflecting the growing 

importance of such destinations for shoppers, either as part of a 

shopping or a separate leisure trip. It is also significant to recognise that 

this development has proceeded since the development of The Mall and 

in the knowledge of the expansion of Bristol City Centre, through the 

development of Cabot Circus. This is despite this ‘town centre’ being one 

of the closest to the Cribbs Causeway area and thus highlights the 

complementary but different roles of this town centre and the regional 

shopping centre.  

d Yate – Yate is the highest ranking and largest town centre within South 

Gloucestershire and, as such, has a relatively good trade draw from both 

the town itself and the wider area. It has relatively low vacancy levels and 

there are proposals to expand it through the redevelopment of the Tesco 

to provide a larger foodstore and a small number of larger non-food units.  
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7.0 Proposed Changes to the Core Strategy 

7.1 As set out in the representations submitted by NLP on behalf of The Mall 

owners, it is our clients’ view that the Core Strategy as currently proposed is 

unsound. There is a need to allocate the growth in comparison floorspace 

required to meet the future needs of the District, in a way that is realistic. Doing 

so will provide certainty and encourage investment in accordance with the wider 

development strategy for the District. It will also provide the appropriate level of 

guidance for the forthcoming SPD or the Cribbs/Patchway neighbourhood.  

7.2 The RTP study provides a detailed assessment of the needs and opportunities 

for future retail development, and their conclusion that 30% of the required 

comparison floorspace to 2026 should be accommodated at The Mall reflects 

recognition of both the quantitative and qualitative needs of South 

Gloucestershire’s resident population.  

7.3 However, as has been shown here, this is based on the needs arising from just 

under half of The Mall’s catchment area and thus even an allocation of this 

amount at The Mall will be insufficient to meet the need for additional 

floorspace generated by expenditure growth in the rest of the catchment area.  

7.4 It is appropriate that the Core Strategy which covers the period to 2026, 

recognises the long term requirements of The Mall and seeks to integrate this 

wider need with the more local needs and aspirations, to provide the new 

communities in the ‘North Fringe’ area with shopping facilities equivalent of 

what existing residents have elsewhere, namely a town centre.  

7.5 NLP’s own capacity assessment has demonstrated a requirement for 

approximately 50,000 sq m net additional comparison floorspace at The Mall in 

the period 2010 – 2026. This is based solely on the centre maintaining its 

current market share within its primary and secondary catchment areas (with 

allowance for recent and emerging major town centre schemes elsewhere). This 

includes a requirement for approximately 10,000 sq m net in the period to 

2016, 17,000 sq m net between 2016 and 2021 and a further 21,000 sq m 

net up to 2026.  

7.6 Significant new retail development would not only meet the identified needs of 

the area, but would provide the impetus and finance to allow the Council’s 

aspirations for the greater integration of the shopping centre with the existing 

and new residential neighbourhoods and the centre’s development as a town 

centre, also expanding the range of uses and services provided.  

7.7 On this basis we remain of the view that the Core Strategy as currently 

proposed is unsound and that it needs to be amended. Further this study has 

shown that the expansion of the retail offer at The Mall during the plan period is 

appropriate and this could assist in bringing forward the strategy to evolve to a 

town centre. We would therefore propose that the Core Strategy is amended to:  
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a Allow for the development of up to 50,000 sq m net of comparison 

floorspace at The Mall between 2009 and 2026 with phasing as follows 

i 10,000 sq m net up to 2016 

ii 18,000 sq m net 2016- 2021 and 

iii 22,000 sq m net 2021 - 2026; and 

b That early progress of the development framework development of a 

masterplan to accommodate this growth, accommodate the other town 

centre uses required and link to the existing and proposed new housing 

areas, be encouraged.  
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Appendix 1 Representations to Core  

   Strategy
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Appendix 2 Plans 
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Appendix 3 NLP Comparison Capacity 

Assessment for The Mall  



Table 3.1: The Mall Draw Draw and market Penetration based on 2008 Exit Survey

Local Authority

Annual 

Spend (a)

% Cribbs 

Trade % cumulative

Cribbs Trade 

£/m

Available 

Expendiure 

Per Person 

(2008) (b)

Available 

Expenditure 

(SFT 

Removed) 

2008 (c)

Population 

(2008) (d)

Available 

Expenditure 

(2008)

Market 

Penetration

Population 

(2011) (d)

Available 

Expenditure 

Per Person 

(c)

Available 

Expenditure 

£m

Increase in 

Available 

Expenditure 

to The Mall

Population 

(2016) (d)

Available 

Expenditure 

Per Person 

(c)

Available 

Expenditure 

£m

Increase in 

Available 

Expenditure to 

The Mall

Population 

(2021) (d)

Available 

Expenditure 

Per Person 

(c)

Available 

Expenditure 

£m

Increase in 

Available 

Expenditure to 

The Mall

Population 

(2026) (d)

Available 

Expenditure 

Per Person 

(c)

Available 

Expenditure 

£m

Increase in 

Available 

Expenditure 

to The Mall

South Gloucestershire £902,507 34.80% 34.8% £176.11 3,093 2,901 259,061 £751.60 23.43% 266,452 2827 £753.30 £0.40 279,527 £3,444 £962.75 £49.08 293,138 4,343 1,273.08 £72.71 306,517 5,476 1678.52 £95.00

Bristol City Council £749,407 28.90% 63.7% £146.23 2,863 2,685 416,222 £1,117.76 13.08% 426,542 2617 £1,116.23 -£0.20 443,861 £3,188 £1,415.07 £39.10 458,711 4,020 1,844.01 £56.12 473,763 5,069 2401.45 £72.93

North Somerset £299,406 11.55% 75.3% £58.42 3,182 2,985 206,047 £614.99 9.50% 213,776 2909 £621.77 £0.64 227,433 £3,543 £805.87 £17.49 241,546 4,468 1,079.20 £25.97 254,727 5,634 1435.05 £33.81

Stroud Council £161,732 6.24% 81.5% £31.56 3,141 2,946 111,104 £327.34 9.64% 113,143 2871 £324.84 -£0.24 116,611 £3,498 £407.87 £8.00 119,547 4,410 527.24 £11.51 122,660 5,561 682.12 £14.93

Monmouthshire £65,570 2.53% 84.0% £12.79 2,790 2,617 88,480 £231.55 5.53% 91,332 2550 £232.91 £0.08 96,028 £3,107 £298.34 £3.62 100,092 3,917 392.11 £5.18 107,091 4,940 528.99 £7.56

Bath & North East Somerset £31,742 1.22% 85.2% £6.19 3,071 2,881 178,243 £513.45 1.21% 182,316 2807 £511.77 -£0.02 189,586 £3,420 £648.33 £1.65 196,515 4,312 847.38 £2.40 204,350 5,437 1111.08 £3.18

Wiltshire Council £29,488 1.14% 86.4% £5.75 3,075 2,884 455,074 £1,312.59 0.44% 465,477 2811 £1,308.32 -£0.02 484,369 £3,424 £1,658.56 £1.54 503,239 4,318 2,172.81 £2.25 522,510 5,444 2844.66 £2.95

Richmond upon Thames £26,000 1.00% 87.4% £5.07 3,484 3,268 182,866 £597.60 0.85% 188,922 3185 £601.63 £0.03 197,394 £3,880 £765.81 £1.39 204,342 4,892 999.63 £1.99 209,264 6,168 1290.81 £2.47

Gloucester Council £21,334 0.82% 88.2% £4.16 2,921 2,740 114,083 £312.58 1.33% 116,377 2670 £310.72 -£0.02 120,866 £3,253 £393.14 £1.10 125,463 4,101 514.58 £1.62 130,028 5,172 672.45 £2.10

Sedgmoor £20,087 0.77% 89.0% £3.92 3,026 2,838 113,105 £321.04 1.22% 115,821 2766 £320.35 -£0.01 121,083 £3,370 £408.00 £1.07 125,790 4,249 534.46 £1.54 130,822 5,357 700.88 £2.03

South Somerset £16,841 0.65% 89.6% £3.29 3,040 2,852 159,003 £453.40 0.72% 162,365 2779 £451.17 -£0.02 168,634 £3,385 £570.86 £0.87 175,264 4,269 748.11 £1.28 181,898 5,382 979.02 £1.67

Forest of Dean £16,381 0.63% 90.3% £3.20 2,957 2,774 82,464 £228.73 1.40% 83,875 2703 £226.70 -£0.03 86,563 £3,293 £285.03 £0.82 88,834 4,152 368.84 £1.17 91,301 5,235 477.99 £1.53

Cardiff £13,398 0.52% 90.8% £2.61 2,640 2,476 320,221 £792.97 0.33% 330,736 2413 £798.10 £0.02 347,237 £2,940 £1,020.80 £0.73 356,579 3,707 1,321.79 £0.99 371,291 4,674 1735.44 £1.36

Swindon £11,233 0.43% 91.2% £2.19 3,018 2,831 188,226 £532.85 0.41% 194,849 2759 £537.51 £0.02 206,630 £3,361 £694.42 £0.65 218,284 4,238 925.00 £0.95 229,386 5,343 1225.68 £1.24

Mendip Council £9,543 0.37% 91.6% £1.86 3,032 2,844 109,802 £312.28 0.60% 112,295 2771 £311.21 -£0.01 116,591 £3,376 £393.64 £0.49 121,178 4,257 515.89 £0.73 125,657 5,368 674.54 £0.95

Taunton Deane £9,138 0.35% 91.9% £1.78 3,039 2,851 109,680 £312.65 0.57% 113,892 2778 £316.37 £0.02 121,269 £3,384 £410.38 £0.54 129,545 4,267 552.78 £0.81 137,382 5,380 739.18 £1.06

Newport £6,910 0.27% 92.2% £1.35 2,520 2,364 140,899 £333.05 0.40% 142,285 2303 £327.74 -£0.02 145,780 £2,806 £409.08 £0.33 150,482 3,538 532.46 £0.50 154,220 4,462 688.07 £0.63

Abroad £6,059 0.23% 92.4% £1.18

West Somerset £5,400 0.21% 92.6% £1.05 3,008 2,822 35,592 £100.42 1.05% 36,284 2749 £99.76 -£0.01 37,196 £3,350 £124.59 £0.26 38,330 4,224 161.89 £0.39 39,734 5,326 211.61 £0.52

Bridgend £4,218 0.16% 92.8% £0.82 2,522 2,366 133,330 £315.41 0.26% 135,573 2305 £312.53 -£0.01 139,685 £2,808 £392.29 £0.21 144,489 3,541 511.66 £0.31 150,018 4,465 669.85 £0.41

Herefordshire £3,960 0.15% 93.0% £0.77 3,182 2,985 179,446 £535.60 0.14% 182,147 2909 £529.78 -£0.01 187,343 £3,543 £663.81 £0.19 192,859 4,468 861.67 £0.29 198,808 5,634 1120.02 £0.37

Cotswold £3,528 0.14% 93.1% £0.69 3,247 3,046 84,489 £257.33 0.27% 86,374 2968 £256.35 £0.00 89,373 £3,616 £323.15 £0.18 92,496 4,559 421.70 £0.26 95,549 5,749 549.29 £0.34

Cheltenham £3,490 0.13% 93.2% £0.68 3,136 2,942 111,689 £328.54 0.21% 113,238 2866 £324.59 -£0.01 116,406 £3,492 £406.50 £0.17 119,645 4,403 526.83 £0.25 123,210 5,552 684.09 £0.33

Cornwall £3,458 0.13% 93.4% £0.67 3,023 2,836 534,756 £1,516.34 0.04% 549,717 2763 £1,518.96 £0.00 576,660 £3,366 £1,941.19 £0.19 603,363 4,245 2,561.05 £0.28 628,942 5,352 3366.20 £0.36

Tewkesbury Council £3,400 0.13% 93.5% £0.66 3,164 2,968 79,817 £236.88 0.28% 82,047 2892 £237.28 £0.00 86,554 £3,523 £304.95 £0.19 91,042 4,443 404.46 £0.28 95,260 5,602 533.63 £0.36

Mid Devon £2,937 0.11% 93.6% £0.57 3,016 2,829 76,387 £216.10 0.27% 78,789 2757 £217.20 £0.00 83,333 £3,358 £279.87 £0.17 87,339 4,235 369.86 £0.24 91,354 5,340 487.81 £0.31

Powys £2,778 0.11% 93.7% £0.54 2,790 2,617 131,464 £344.04 0.16% 131,512 2550 £335.38 -£0.01 131,675 £3,107 £409.09 £0.12 134,545 3,917 527.08 £0.19 136,237 4,940 672.96 £0.23

Plymouth £2,682 0.10% 93.8% £0.52 2,822 2,647 249,541 £660.54 0.08% 253,304 2579 £653.38 -£0.01 260,923 £3,142 £819.93 £0.13 271,259 3,962 1,074.84 £0.20 282,324 4,996 1410.57 £0.27

East Devon £2,382 0.09% 93.9% £0.46 3,024 2,837 133,720 £379.30 0.12% 137,640 2764 £380.45 £0.00 144,353 £3,367 £486.09 £0.13 151,507 4,246 643.30 £0.19 158,943 5,354 850.97 £0.25

South Hams £2,261 0.09% 94.0% £0.44 3,170 2,973 83,717 £248.93 0.18% 86,191 2898 £249.74 £0.00 90,779 £3,530 £320.45 £0.13 94,599 4,451 421.06 £0.18 98,602 5,612 553.40 £0.23

Vale of Glamorgan £1,875 0.07% 94.1% £0.37 2,756 2,585 124,172 £321.00 0.11% 124,519 2519 £313.68 -£0.01 125,916 £3,069 £386.43 £0.08 130,608 3,870 505.42 £0.14 134,681 4,879 657.17 £0.17

Rhondda Cynon Taff £1,805 0.07% 94.1% £0.35 2,388 2,240 235,497 £527.50 0.07% 239,326 2183 £522.39 £0.00 246,990 £2,659 £656.78 £0.09 255,959 3,353 858.24 £0.13 265,612 4,228 1122.98 £0.18

Merthyr Tydfil £1,512 0.06% 94.2% £0.30 2,309 2,166 55,793 £120.84 0.24% 56,333 2111 £118.89 £0.00 57,615 £2,571 £148.14 £0.07 59,510 3,242 192.94 £0.11 61,165 4,088 250.04 £0.14

Bracknell Forest £1,500 0.06% 94.2% £0.29 3,178 2,981 112,503 £335.37 0.09% 115,123 2905 £334.42 £0.00 120,158 £3,539 £425.22 £0.08 125,409 4,462 559.61 £0.12 131,018 5,627 737.18 £0.15

Slough £1,400 0.05% 94.3% £0.27 2,674 2,508 118,717 £297.77 0.09% 119,860 2444 £292.96 £0.00 122,054 £2,978 £363.43 £0.06 124,796 3,755 468.56 £0.10 127,337 4,734 602.85 £0.12

Blaenau Gwent £1,056 0.04% 94.3% £0.21 2,219 2,081 69,768 £145.22 0.14% 70,452 2028 £142.90 £0.00 72,068 £2,471 £178.08 £0.05 74,452 3,116 231.97 £0.08 76,636 3,929 301.08 £0.10

Poole £1,056 0.04% 94.4% £0.21 3,078 2,887 136,386 £393.77 0.05% 138,635 2813 £390.04 £0.00 142,675 £3,428 £489.02 £0.05 145,519 4,322 628.91 £0.07 148,491 5,450 809.21 £0.09

Basingstoke & Deane £1,056 0.04% 94.4% £0.21 3,238 3,037 160,718 £488.14 0.04% 165,920 2960 £491.07 £0.00 174,890 £3,606 £630.60 £0.06 183,867 4,547 835.95 £0.09 192,560 5,733 1103.91 £0.11

Blaby £1,056 0.04% 94.5% £0.21 2,713 2,545 93,389 £237.66 0.09% 95,609 2480 £237.09 £0.00 99,479 £3,021 £300.53 £0.06 103,349 3,809 393.69 £0.08 107,366 4,803 515.71 £0.11

Northamptonshire £954 0.04% 94.5% £0.19 2,622 2,459 200,782 £493.81 0.04% 206,843 2397 £495.73 £0.00 219,404 £2,920 £640.60 £0.05 232,346 3,682 855.40 £0.08 245,543 4,642 1139.86 £0.11

East Lindsey £936 0.04% 94.5% £0.18 2,686 2,519 142,198 £358.26 0.05% 147,135 2455 £361.24 £0.00 155,736 £2,991 £465.81 £0.05 164,478 3,771 620.32 £0.08 173,288 4,756 824.07 £0.10

Torfaen £914 0.04% 94.6% £0.18 2,382 2,234 91,568 £204.59 0.09% 91,414 2177 £199.03 £0.00 91,931 £2,652 £243.84 £0.04 95,033 3,345 317.85 £0.06 96,501 4,217 406.97 £0.08

Caerphilly Council £885 0.03% 94.6% £0.17 2,406 2,257 171,841 £387.82 0.04% 172,002 2199 £378.27 £0.00 173,530 £2,679 £464.92 £0.04 179,276 3,378 605.65 £0.06 182,252 4,260 776.35 £0.08

Barnsley £756 0.03% 94.6% £0.15 2,716 2,548 225,371 £574.16 0.03% 231,603 2483 £574.97 £0.00 241,579 £3,024 £730.63 £0.04 252,067 3,814 961.28 £0.06 262,219 4,809 1260.91 £0.08

Teignbridge £592 0.02% 94.7% £0.12 3,038 2,850 127,572 £363.53 0.03% 130,550 2777 £362.52 £0.00 135,949 £3,383 £459.91 £0.03 141,353 4,266 602.97 £0.05 146,783 5,379 789.50 £0.06

Waverley £546 0.02% 94.7% £0.11 3,411 3,200 116,884 £373.97 0.03% 118,482 3118 £369.41 £0.00 122,465 £3,798 £465.16 £0.03 126,766 4,789 607.14 £0.04 131,140 6,039 791.97 £0.05

Torbay £526 0.02% 94.7% £0.10 2,873 2,695 135,962 £366.40 0.03% 139,613 2626 £366.63 £0.00 145,993 £3,199 £467.06 £0.03 152,593 4,034 615.56 £0.04 159,233 5,087 809.95 £0.05

Swansea £504 0.02% 94.7% £0.10 2,604 2,443 228,236 £557.48 0.02% 231,997 2380 £552.20 £0.00 238,737 £2,900 £692.26 £0.02 244,663 3,656 894.56 £0.04 251,904 4,610 1161.36 £0.05

West Dorset £492 0.02% 94.7% £0.10 3,132 2,938 97,600 £286.73 0.03% 99,824 2863 £285.78 £0.00 104,055 £3,488 £362.91 £0.03 108,545 4,398 477.35 £0.04 113,176 5,545 627.58 £0.05

Birmingham £475 0.02% 94.8% £0.09 2,614 2,452 1,013,519 £2,485.08 0.00% 1,027,613 2389 £2,455.30 £0.00 1,052,754 £2,911 £3,064.37 £0.02 1,079,208 3,670 3,961.07 £0.03 1,107,081 4,628 5123.61 £0.04

Dudley £456 0.02% 94.8% £0.09 2,807 2,633 305,659 £804.79 0.01% 309,042 2566 £792.92 £0.00 315,857 £3,126 £987.28 £0.02 323,302 3,941 1,274.24 £0.03 330,524 4,970 1642.62 £0.04

Sevenoaks £426 0.02% 94.8% £0.08 3,336 3,129 114,533 £358.39 0.02% 116,491 3049 £355.21 £0.00 119,888 £3,715 £445.36 £0.02 123,723 4,684 579.53 £0.03 127,600 5,906 753.65 £0.04

Windsor & Maidenhead £390 0.02% 94.8% £0.08 3,352 3,144 140,096 £440.49 0.02% 142,714 3064 £437.26 £0.00 147,570 £3,733 £550.82 £0.02 153,002 4,707 720.12 £0.03 158,332 5,935 939.64 £0.04

Arun £376 0.01% 94.8% £0.07 3,059 2,869 148,269 £425.43 0.02% 152,289 2796 £425.81 £0.00 159,268 £3,406 £542.52 £0.02 166,768 4,295 716.30 £0.03 174,270 5,416 943.83 £0.04

Hammersmith & Fulham £352 0.01% 94.8% £0.07 3,095 2,903 173,858 £504.73 0.01% 180,153 2829 £509.65 £0.00 189,340 £3,446 £652.55 £0.02 196,320 4,346 853.15 £0.03 201,162 5,480 1102.29 £0.03

Elmbridge £352 0.01% 94.8% £0.07 3,501 3,284 132,850 £436.27 0.02% 137,207 3200 £439.07 £0.00 144,276 £3,899 £562.46 £0.02 151,283 4,916 743.68 £0.03 157,847 6,198 978.41 £0.04

Winchester £350 0.01% 94.9% £0.07 3,278 3,075 111,005 £341.31 0.02% 114,372 2996 £342.69 £0.00 119,947 £3,650 £437.83 £0.02 126,034 4,603 580.09 £0.03 132,673 5,804 769.99 £0.04

South Ribble £260 0.01% 94.9% £0.05 2,947 2,764 107,387 £296.85 0.02% 109,699 2694 £295.50 £0.00 113,341 £3,282 £371.94 £0.01 117,753 4,138 487.25 £0.02 121,629 5,218 634.61 £0.03

Ceredigion £252 0.01% 94.9% £0.05 2,872 2,694 77,580 £209.00 0.02% 79,919 2625 £209.80 £0.00 82,643 £3,198 £264.30 £0.01 84,069 4,033 339.02 £0.02 87,422 5,085 444.53 £0.02

Leicester £252 0.01% 94.9% £0.05 2,238 2,099 290,039 £608.86 0.01% 295,874 2046 £605.25 £0.00 305,861 £2,492 £762.24 £0.01 316,059 3,142 993.19 £0.02 326,744 3,962 1294.67 £0.02

North east Lincolnshire £252 0.01% 94.9% £0.05 2,800 2,626 159,153 £418.00 0.01% 161,399 2559 £413.07 £0.00 165,392 £3,118 £515.68 £0.01 169,772 3,932 667.46 £0.02 174,553 4,957 865.32 £0.02

Fareham £250 0.01% 94.9% £0.05 3,196 2,998 109,297 £327.66 0.01% 111,063 2921 £324.45 £0.00 114,112 £3,559 £406.11 £0.01 117,744 4,488 528.38 £0.02 121,303 5,658 686.39 £0.02

Weymouth & Portland £235 0.01% 94.9% £0.05 2,940 2,758 65,679 £181.12 0.03% 67,297 2687 £180.85 £0.00 69,966 £3,274 £229.06 £0.01 72,844 4,128 300.71 £0.02 75,646 5,205 393.75 £0.02

Wychavon £176 0.01% 94.9% £0.03 3,245 3,044 117,947 £359.01 0.01% 119,825 2966 £355.41 £0.00 122,924 £3,613 £444.18 £0.01 126,161 4,556 574.83 £0.01 129,524 5,745 744.14 £0.02

Sheffield £175 0.01% 94.9% £0.03 2,810 2,636 527,564 £1,390.54 0.00% 538,938 2568 £1,384.25 £0.00 556,549 £3,129 £1,741.48 £0.01 573,622 3,946 2,263.26 £0.01 592,710 4,975 2948.76 £0.02

Edinburgh £175 0.01% 94.9% £0.03 3,324 3,118 473,254 £1,475.56 0.00% 483,764 3038 £1,469.82 £0.00 500,711 £3,701 £1,853.35 £0.01 518,449 4,667 2,419.74 £0.01 538,095 5,885 3166.73 £0.02

Worcester Council £152 0.01% 94.9% £0.03 3,083 2,892 93,534 £270.49 0.01% 94,391 2818 £266.00 £0.00 95,727 £3,433 £328.64 £0.01 97,072 4,329 420.21 £0.01 98,803 5,458 539.31 £0.01

Torridge £152 0.01% 95.0% £0.03 3,052 2,863 66,238 £189.62 0.02% 68,322 2790 £190.60 £0.00 71,837 £3,399 £244.14 £0.01 75,436 4,285 323.27 £0.01 78,801 5,404 425.80 £0.02

Blackburn with Derwen £152 0.01% 95.0% £0.03 2,468 2,315 142,209 £329.21 0.01% 144,781 2256 £326.61 £0.00 149,008 £2,748 £409.51 £0.01 153,304 3,465 531.25 £0.01 156,951 4,370 685.80 £0.01

Rother £152 0.01% 95.0% £0.03 3,143 2,948 88,627 £261.28 0.01% 90,523 2873 £260.06 £0.00 94,051 £3,500 £329.17 £0.01 98,017 4,413 432.56 £0.01 102,294 5,565 569.23 £0.02

Brent £152 0.01% 95.0% £0.03 2,638 2,474 271,787 £672.52 0.00% 278,736 2411 £672.11 £0.00 288,726 £2,938 £848.14 £0.01 296,959 3,704 1,099.95 £0.01 302,859 4,671 1414.51 £0.01

Melton £152 0.01% 95.0% £0.03 2,770 2,598 49,433 £128.44 0.02% 50,373 2532 £127.54 £0.00 52,102 £3,085 £160.71 £0.01 54,214 3,889 210.86 £0.01 56,157 4,904 275.41 £0.01

Bournemouth £151 0.01% 95.0% £0.03 3,003 2,817 161,676 £455.41 0.01% 164,898 2745 £452.63 £0.00 169,651 £3,344 £567.31 £0.01 175,244 4,217 738.93 £0.01 181,321 5,317 964.04 £0.01

Cherwell £126 0.00% 95.0% £0.02 3,139 2,944 140,350 £413.24 0.01% 145,087 2869 £416.28 £0.00 153,094 £3,495 £535.13 £0.01 161,592 4,408 712.22 £0.01 170,131 5,558 945.51 £0.01

Nuneaton & Bedworth £126 0.00% 95.0% £0.02 2,870 2,692 121,274 £326.48 0.01% 122,459 2623 £321.25 £0.00 124,509 £3,196 £397.92 £0.01 127,180 4,030 512.51 £0.01 129,681 5,081 658.95 £0.01

Test Vally £88 0.00% 95.0% £0.02 3,201 3,003 115,508 £346.82 0.00% 118,768 2926 £347.50 £0.00 124,236 £3,564 £442.84 £0.00 129,968 4,495 584.15 £0.01 135,764 5,667 769.42 £0.01

Warwick £88 0.00% 95.0% £0.02 3,301 3,096 136,276 £421.96 0.00% 140,236 3017 £423.13 £0.00 147,105 £3,676 £540.73 £0.00 153,718 4,635 712.48 £0.01 160,338 5,844 937.07 £0.01

Cheshire West & Chester £76 0.00% 95.0% £0.01 3,012 2,825 329,727 £931.56 0.00% 335,481 2753 £923.62 £0.00 345,257 £3,354 £1,158.00 £0.00 354,706 4,229 1,500.12 £0.01 364,248 5,333 1942.42 £0.01

Croydon £76 0.00% 95.0% £0.01 3,098 2,906 338,348 £983.21 0.00% 346,801 2832 £982.05 £0.00 358,279 £3,450 £1,235.98 £0.00 365,290 4,350 1,588.99 £0.01 369,972 5,485 2029.28 £0.01

Runnymede £72 0.00% 95.0% £0.01 3,237 3,036 81,969 £248.88 0.01% 83,682 2959 £247.60 £0.00 86,062 £3,605 £310.22 £0.00 88,651 4,545 402.93 £0.01 91,963 5,731 527.04 £0.01

Chesterfield £63 0.00% 95.0% £0.01 2,507 2,352 100,941 £237.37 0.01% 103,121 2292 £236.30 £0.00 106,408 £2,792 £297.06 £0.00 110,090 3,520 387.53 £0.00 113,729 4,439 504.80 £0.01

Portsmouth £63 0.00% 95.0% £0.01 2,814 2,640 198,738 £524.58 0.00% 203,816 2572 £524.24 £0.00 212,322 £3,134 £665.32 £0.00 220,982 3,951 873.14 £0.00 230,471 4,982 1148.24 £0.01

Vale of White Horse £63 0.00% 95.0% £0.01 3,211 3,012 118,004 £355.42 0.00% 121,263 2935 £355.91 £0.00 127,000 £3,576 £454.10 £0.00 133,536 4,509 602.06 £0.01 140,244 5,685 797.29 £0.01

St Edmundsbury £63 0.00% 95.0% £0.01 2,989 2,804 103,210 £289.37 0.00% 105,833 2732 £289.15 £0.00 110,339 £3,328 £367.25 £0.00 115,269 4,197 483.77 £0.00 120,211 5,292 636.15 £0.01

Exeter £61 0.00% 95.0% £0.01 2,872 2,694 121,706 £327.87 0.00% 124,982 2625 £328.10 £0.00 130,035 £3,198 £415.87 £0.00 134,569 4,033 542.66 £0.00 140,029 5,085 712.02 £0.01

Neath Port Talbot £41 0.00% 95.0% £0.01 2,428 2,277 137,570 £313.31 0.00% 139,777 2219 £310.21 £0.00 143,288 £2,704 £387.41 £0.00 147,017 3,409 501.21 £0.00 151,905 4,299 653.00 £0.00

South Northamptonshire £38 0.00% 95.0% £0.01 2,900 2,720 91,485 £248.86 0.00% 95,157 2651 £252.24 £0.00 101,014 £3,229 £326.20 £0.00 106,572 4,072 433.95 £0.00 111,834 5,134 574.20 £0.00

Southampton £38 0.00% 95.0% £0.01 2,796 2,623 231,079 £606.04 0.00% 236,947 2556 £605.56 £0.00 245,143 £3,113 £763.25 £0.00 254,242 3,926 998.13 £0.00 264,905 4,950 1311.35 £0.00

Derby £38 0.00% 95.0% £0.01 2,436 2,285 237,502 £542.68 0.00% 241,897 2227 £538.61 £0.00 250,116 £2,713 £678.47 £0.00 258,336 3,420 883.62 £0.00 267,152 4,313 1152.20 £0.00

County Durham £38 0.00% 95.0% £0.01 2,712 2,544 501144 £1,274.84 0.00% 505,267 2479 £1,252.51 £0.00 509,285 £3,020 £1,538.01 £0.00 513,000 3,808 1,953.48 £0.00 516,728 4,802 2481.09 £0.00

Huntingtonshire £36 0.00% 95.0% £0.01 3,141 2,946 169,599 £499.68 0.00% 173,343 2871 £497.67 £0.00 179,679 £3,498 £628.46 £0.00 186,214 4,410 821.26 £0.00 192,884 5,561 1072.64 £0.00

Carmarthenshire £21 0.00% 95.0% £0.00 2,627 2,464 178,903 £440.84 0.00% 179,390 2401 £430.75 £0.00 181,023 £2,925 £529.55 £0.00 186,497 3,689 687.91 £0.00 191,076 4,651 888.70 £0.00

North Devon £18 0.00% 95.0% £0.00 2,913 2,732 93,275 £254.86 0.00% 96,028 2663 £255.69 £0.00 100,787 £3,244 £326.93 £0.00 105,916 4,090 433.22 £0.00 110,959 5,157 572.26 £0.00

East Dunbartonshire £18 0.00% 95.0% £0.00 3,343 3,136 104,505 £327.70 0.00% 103,820 3056 £317.24 £0.00 102,294 £3,723 £380.80 £0.00 100,343 4,694 471.00 £0.00 98,536 5,919 583.21 £0.00

Pembrokeshire £15 0.00% 95.0% £0.00 2,672 2,506 117,839 £295.34 0.00% 120,004 2442 £293.09 £0.00 123,666 £2,975 £367.96 £0.00 127,527 3,752 478.45 £0.00 132,668 4,731 627.62 £0.00

Colchester £10 0.00% 95.0% £0.00 2,988 2,803 175,169 £490.95 0.00% 180,537 2731 £493.08 £0.00 189,190 £3,327 £629.49 £0.00 197,997 4,195 830.69 £0.00 207,152 5,290 1095.87 £0.00

Wirral £9 0.00% 95.0% £0.00 2,866 2,688 311,616 £837.72 0.00% 311,440 2620 £815.87 £0.00 311,489 £3,191 £994.10 £0.00 312,632 4,024 1,258.09 £0.00 313,800 5,074 1592.28 £0.00

Isles of Scilly £8 0.00% 95.0% £0.00 3,059 2,869 2,137 £6.13 0.02% 2,206 2796 £6.17 £0.00 2,324 £3,406 £7.92 £0.00 2,418 4,295 10.39 £0.00 2,505 5,416 13.57 £0.00

Chelmsford £6 0.00% 95.0% £0.00 3,206 3,007 164,870 £495.80 0.00% 169,155 2930 £495.70 £0.00 176,706 £3,570 £630.85 £0.00 184,558 4,502 830.80 £0.00 192,373 5,676 1091.94 £0.00

Oxford £3 0.00% 95.0% £0.00 2,618 2,456 152,595 £374.73 0.00% 156,627 2393 £374.81 £0.00 161,724 £2,915 £471.47 £0.00 166,361 3,676 611.54 £0.00 173,052 4,635 802.12 £0.00

Cheshire East £3 0.00% 95.0% £0.00 3,147 2,952 361,752 £1,067.85 0.00% 368,259 2877 £1,059.30 £0.00 378,230 £3,504 £1,325.45 £0.00 388,624 4,419 1,717.23 £0.00 398,908 5,572 2222.60 £0.00

Lewisham £1 0.00% 95.0% £0.00 2,839 2,663 255,548 £680.52 0.00% 261,996 2595 £679.88 £0.00 271,667 £3,161 £858.84 £0.00 278,018 3,986 1,108.26 £0.00 282,446 5,026 1419.68 £0.00

No/Incorrect Postcode £128,835 4.97% 100.0% £25.14

TOTAL £2,593,095 100.00% £506.00 £0.54 £131.85 £192.80 £252.01

Cribbs Turnover £2,593,095 100.00% £506.00

(a) 2008 Exit Survey Data for annual spend

(b) Experian MMG3 - 2008 based data 

c) NLP deducted allowance for SFT 

20262008 2011 2016 2021

(d) 2001 Population obtained from 2001 Census/ONS using Experian MMG3. Census output is crown copyright and is reproduced with the permission of HMSO and the Queen's printer for Scotland.Population projections from Experian, based on 

ONS projections



Table 3.2: The Mall Draw Draw and market Penetration based on 2010 Exit Survey
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South Gloucestershire £509,214 32.62% 32.62% £165.04 2,987 2,763 265,127 732.54 22.53% 267,974 2,746 £735.99 £0.78 282,078 3,346 £943.90 £46.84 297,094 4,219 £1,253.53 £69.76 312,409 5,320 £1,662.15 £92.06

Bristol City Council £385,439 24.69% 57.31% £124.93 2,782 2,573 441,266 1,135.53 11.00% 449,351 2,558 £1,149.44 £1.53 485,715 3,117 £1,513.77 £40.08 517,458 3,930 £2,033.47 £57.17 546,751 4,955 £2,709.30 £74.35

North Somerset £238,194 15.26% 72.56% £77.20 3,066 2,836 212,361 602.27 12.82% 215,800 2,819 £608.37 £0.78 232,441 3,435 £798.38 £24.36 250,035 4,331 £1,082.87 £36.47 267,154 5,461 £1,458.96 £48.21

Stroud Council £64,631 4.14% 76.70% £20.95 3,049 2,820 111,513 314.50 6.66% 111,911 2,803 £313.74 -£0.05 114,526 3,416 £391.19 £5.16 118,142 4,307 £508.82 £7.84 121,986 5,431 £662.49 £10.23

Monmouthshire £38,122 2.44% 79.14% £12.36 2,768 2,560 88,296 226.07 5.47% 88,629 2,545 £225.57 -£0.03 90,177 3,101 £279.63 £2.95 91,687 3,910 £358.49 £4.31 92,941 4,930 £458.23 £5.45

Wiltshire Council £37,437 2.40% 81.54% £12.13 2,999 2,774 458,936 1,273.12 0.95% 461,709 2,758 £1,273.17 £0.00 476,382 3,360 £1,600.49 £3.12 493,394 4,236 £2,090.14 £4.67 510,806 5,342 £2,728.62 £6.09

Forest of Dean £29,754 1.91% 83.45% £9.64 2,896 2,679 83,266 223.05 4.32% 83,659 2,663 £222.77 -£0.01 85,671 3,244 £277.94 £2.39 87,857 4,091 £359.40 £3.52 90,354 5,158 £466.08 £4.61

Bath & North East Somerset £22,458 1.44% 84.89% £7.28 2,973 2,750 179,296 493.07 1.48% 180,678 2,734 £493.90 £0.01 186,236 3,331 £620.27 £1.87 191,693 4,200 £805.02 £2.73 198,637 5,295 £1,051.88 £3.64

Sedgmoor £15,398 0.99% 85.87% £4.99 2,935 2,715 113,000 306.78 1.63% 113,798 2,699 £307.10 £0.01 118,345 3,288 £389.12 £1.33 123,613 4,146 £512.48 £2.01 128,744 5,228 £673.05 £2.61

Gloucester Council £13,710 0.88% 86.75% £4.44 2,819 2,608 118,400 308.74 1.44% 119,389 2,592 £309.46 £0.01 124,562 3,158 £393.37 £1.21 129,648 3,982 £516.26 £1.77 134,426 5,021 £674.98 £2.28

Wrexham £13,000 0.83% 87.58% £4.21 2,514 2,325 133,929 311.45 1.35% 134,797 2,312 £311.59 £0.00 138,996 2,816 £391.46 £1.08 143,035 3,551 £507.94 £1.58 146,678 4,478 £656.81 £2.01

Swindon £10,194 0.65% 88.24% £3.30 2,901 2,683 201,523 540.77 0.61% 204,204 2,667 £544.70 £0.02 218,025 3,250 £708.56 £1.00 231,420 4,098 £948.32 £1.46 243,712 5,167 £1,259.32 £1.90

Taunton Deane £10,082 0.65% 88.88% £3.27 2,973 2,750 109,302 300.58 1.09% 109,994 2,734 £300.68 £0.00 113,663 3,331 £378.56 £0.85 117,944 4,200 £495.31 £1.27 122,219 5,295 £647.21 £1.65

South Somerset £3,858 0.25% 89.13% £1.25 2,978 2,755 159,735 440.01 0.28% 160,832 2,738 £440.39 £0.00 166,583 3,336 £555.75 £0.33 172,751 4,207 £726.69 £0.49 178,893 5,304 £948.92 £0.63

Tewkesbury Council £3,352 0.21% 89.34% £1.09 3,104 2,871 81,057 232.73 0.47% 81,545 2,854 £232.73 £0.00 84,469 3,477 £293.73 £0.28 87,694 4,385 £384.50 £0.42 90,791 5,529 £501.97 £0.55

Caerphilly Council £3,268 0.21% 89.55% £1.06 2,345 2,169 172,870 374.98 0.28% 173,445 2,156 £373.98 £0.00 176,189 2,627 £462.85 £0.25 178,791 3,312 £592.23 £0.37 180,415 4,177 £753.57 £0.46

Mendip Council £2,823 0.18% 89.73% £0.91 2,954 2,732 109,120 298.16 0.31% 109,505 2,716 £297.43 £0.00 112,376 3,309 £371.88 £0.23 116,365 4,173 £485.55 £0.35 120,646 5,262 £634.80 £0.46

Cornwall £2,823 0.18% 89.92% £0.91 2,940 2,720 535,249 1,455.61 0.06% 539,543 2,703 £1,458.53 £0.00 561,747 3,294 £1,850.16 £0.25 585,676 4,153 £2,432.26 £0.37 609,869 5,237 £3,193.70 £0.48

Cotswold £1,974 0.13% 90.04% £0.64 3,193 2,954 84,012 248.13 0.26% 84,504 2,936 £248.10 £0.00 86,789 3,577 £310.45 £0.16 89,474 4,510 £403.55 £0.24 92,634 5,687 £526.84 £0.32

Newport £1,607 0.10% 90.15% £0.52 2,465 2,280 140,966 321.42 0.16% 141,440 2,267 £320.58 £0.00 144,247 2,761 £398.33 £0.13 147,584 3,482 £513.88 £0.19 150,575 4,391 £661.12 £0.24

South Hams £1,400 0.09% 90.23% £0.45 3,064 2,834 83,813 237.54 0.19% 84,112 2,817 £236.97 £0.00 86,294 3,433 £296.20 £0.11 89,165 4,328 £385.91 £0.17 92,267 5,458 £503.55 £0.22

Vale of Glamorgan £1,388 0.09% 90.32% £0.45 2,697 2,495 125,460 312.99 0.14% 126,178 2,480 £312.90 £0.00 130,606 3,021 £394.61 £0.12 135,137 3,810 £514.83 £0.17 139,336 4,804 £669.35 £0.22

Cheltenham £1,128 0.07% 90.40% £0.37 3,049 2,820 114,816 323.82 0.11% 115,616 2,803 £324.13 £0.00 119,245 3,416 £407.31 £0.09 123,030 4,307 £529.88 £0.14 127,160 5,431 £690.59 £0.18

Exeter £1,050 0.07% 90.46% £0.34 2,756 2,549 119,895 305.65 0.11% 120,793 2,534 £306.10 £0.00 123,980 3,087 £382.78 £0.09 126,960 3,893 £494.26 £0.12 130,917 4,909 £642.67 £0.17

Torridge £1,000 0.06% 90.53% £0.32 3,013 2,787 66,109 184.25 0.18% 66,895 2,770 £185.33 £0.00 70,846 3,375 £239.13 £0.09 75,016 4,256 £319.27 £0.14 78,863 5,367 £423.24 £0.18

Watford £780 0.05% 90.58% £0.25 2,879 2,663 84,614 225.33 0.11% 85,524 2,647 £226.40 £0.00 89,733 3,225 £289.41 £0.07 93,963 4,067 £382.12 £0.10 97,567 5,128 £500.33 £0.13

East Devon £697 0.04% 90.62% £0.23 2,957 2,735 133,886 366.21 0.06% 135,073 2,719 £367.25 £0.00 141,218 3,313 £467.80 £0.06 148,023 4,177 £618.28 £0.09 154,966 5,267 £816.20 £0.12

Torfaen £652 0.04% 90.66% £0.21 2,341 2,165 90,630 196.25 0.11% 90,638 2,153 £195.10 £0.00 90,723 2,623 £237.93 £0.05 90,764 3,307 £300.14 £0.07 90,375 4,170 £376.84 £0.08

Abroad £502 0.03% 90.70% £0.16 0 0 £0.00 £0.00 £0.00 £0.00 0 £0.00 £0.00 0 £0.00 £0.00

North Dorset £500 0.03% 90.73% £0.16 2,967 2,744 64,303 176.48 0.09% 64,502 2,728 £175.97 £0.00 65,567 3,324 £217.93 £0.04 67,721 4,191 £283.82 £0.06 69,871 5,285 £369.25 £0.08

Malvern Hills £500 0.03% 90.76% £0.16 3,280 3,034 75,390 228.73 0.07% 75,537 3,016 £227.81 £0.00 77,035 3,674 £283.06 £0.04 78,945 4,633 £365.77 £0.06 81,198 5,842 £474.38 £0.08

Torbay £402 0.03% 90.79% £0.13 2,801 2,591 134,741 349.10 0.04% 135,441 2,575 £348.82 £0.00 139,610 3,138 £438.08 £0.03 144,486 3,957 £571.67 £0.05 149,546 4,989 £746.10 £0.07

North Devon £390 0.02% 90.81% £0.13 2,880 2,664 92,013 245.12 0.05% 92,414 2,648 £244.72 £0.00 95,005 3,226 £306.52 £0.03 98,291 4,068 £399.86 £0.05 101,567 5,130 £521.02 £0.06

Bassetlaw £352 0.02% 90.83% £0.11 2,550 2,359 112,094 264.40 0.04% 112,497 2,345 £263.77 £0.00 115,005 2,857 £328.53 £0.03 118,192 3,602 £425.73 £0.04 121,188 4,542 £550.44 £0.05

Blaenau Gwent £350 0.02% 90.86% £0.11 2,169 2,006 68,716 137.87 0.08% 68,865 1,994 £137.34 £0.00 69,715 2,430 £169.40 £0.03 70,590 3,064 £216.28 £0.04 71,062 3,863 £274.54 £0.05

Kirklees £252 0.02% 90.87% £0.08 2,618 2,422 409,637 992.00 0.01% 412,456 2,407 £992.86 £0.00 428,363 2,933 £1,256.33 £0.02 445,020 3,698 £1,645.71 £0.03 461,116 4,663 £2,150.26 £0.04

South Ribble £252 0.02% 90.89% £0.08 2,785 2,576 108,908 280.56 0.03% 109,350 2,561 £280.02 £0.00 112,137 3,120 £349.86 £0.02 115,253 3,934 £453.40 £0.03 117,948 4,961 £585.09 £0.04

Teignbridge £250 0.02% 90.90% £0.08 2,979 2,756 127,679 351.83 0.02% 128,485 2,739 £351.94 £0.00 132,884 3,337 £443.47 £0.02 137,994 4,208 £580.68 £0.03 143,336 5,306 £760.56 £0.04

Knowsley £175 0.01% 90.92% £0.06 2,404 2,224 149,463 332.36 0.02% 149,573 2,210 £330.62 £0.00 150,574 2,693 £405.51 £0.01 151,955 3,396 £516.01 £0.02 153,171 4,282 £655.88 £0.02

Wychavon £175 0.01% 90.93% £0.06 3,265 3,020 117,219 354.02 0.02% 117,630 3,002 £353.14 £0.00 119,994 3,658 £438.90 £0.01 122,700 4,612 £565.89 £0.02 125,478 5,816 £729.73 £0.03

Rushcliffe £152 0.01% 90.94% £0.05 2,854 2,640 112,470 296.92 0.02% 113,318 2,624 £297.37 £0.00 118,010 3,197 £377.31 £0.01 123,106 4,031 £496.29 £0.02 128,512 5,084 £653.29 £0.03

Bournemouth £126 0.01% 90.94% £0.04 2,923 2,704 165,299 446.93 0.01% 165,762 2,688 £445.51 £0.00 167,232 3,275 £547.61 £0.01 169,363 4,129 £699.28 £0.01 173,137 5,206 £901.42 £0.02

Mid Devon £94 0.01% 90.95% £0.03 2,978 2,755 76,747 211.41 0.01% 77,547 2,738 £212.34 £0.00 81,213 3,336 £270.94 £0.01 85,099 4,207 £357.98 £0.01 88,889 5,304 £471.50 £0.02

Shropshire £83 0.01% 90.96% £0.03 3,147 2,911 292,949 852.77 0.00% 294,243 2,894 £851.42 £0.00 300,912 3,525 £1,060.86 £0.01 308,598 4,445 £1,371.81 £0.01 316,264 5,605 £1,772.79 £0.01

South Northamptonshire £72 0.00% 90.96% £0.02 2,899 2,682 89,609 240.29 0.01% 90,707 2,666 £241.79 £0.00 96,056 3,248 £311.96 £0.01 101,590 4,095 £416.01 £0.01 106,753 5,164 £551.24 £0.01

Southwark £72 0.00% 90.96% £0.02 2,631 2,434 290,369 706.66 0.00% 294,941 2,419 £713.51 £0.00 314,725 2,947 £927.63 £0.01 330,515 3,716 £1,228.34 £0.01 343,541 4,686 £1,609.94 £0.01

Huntingtonshire £63 0.00% 90.97% £0.02 3,125 2,891 166,620 481.64 0.00% 167,619 2,873 £481.63 £0.00 173,110 3,501 £606.03 £0.01 179,195 4,414 £791.01 £0.01 185,167 5,566 £1,030.68 £0.01

Broxtowe £30 0.00% 90.97% £0.01 2,653 2,454 112,385 275.80 0.00% 113,283 2,439 £276.34 £0.00 117,883 2,972 £350.36 £0.00 123,024 3,748 £461.03 £0.00 127,908 4,725 £604.43 £0.01

North Down £10 0.00% 90.97% £0.00 3,548 3,282 79,761 261.77 0.00% 79,918 3,262 £260.72 £0.00 80,365 3,975 £319.43 £0.00 80,503 5,012 £403.46 £0.00 80,682 6,320 £509.88 £0.00

No/Incorrect Postcode £140,956 9.03% 100.00% £45.69

TOTAL £1,561,191 100.00% £506.00 £3.05 £134.89 £198.50 £260.23

Cribbs Turnover £506,000,000

(a) 2010 Exit Survey Data for annual spend

(b) Experian MMG3 - 2010 based data 

c) NLP deducted allowance for SFT 

2010 20262011 2016 2021

(d) 2001 Population obtained from 2001 Census/ONS using Experian MMG3. Census output is crown copyright and is reproduced with the permission of HMSO and the Queen's printer for Scotland.Population projections from Experian, based on ONS projections



2008 2010

Local Authority % Cribbs 

Trade

% 

Cumulative 

trade

% Cribbs 

Trade

% 

Cumulative 

trade

% Market 

Penetration 

(survey)

% Market 

Penetration 

(survey)

NLP stimated 

Market 

Penetration 

for 2010

South Gloucestershire 34.80% 34.80% 32.62% 32.62% 23.43% 22.53% 22.5%

Bristol City Council 28.90% 63.70% 24.69% 57.31% 13.08% 11.00% 10.0%

North Somerset 11.55% 75.25% 15.26% 72.56% 9.50% 12.82% 12.0%

Stroud Council 6.24% 81.49% 4.14% 76.70% 9.64% 6.66% 6.7%

Monmouthshire 2.53% 84.02% 2.44% 79.14% 5.53% 5.47% 5.5%

Bath & North East Somerset 1.22% 85.24% 1.44% 80.58% 1.21% 1.48% 1.4%

Wiltshire Council 1.14% 86.38% 2.40% 82.98% 0.44% 0.95% 0.8%

Gloucester Council 0.82% 87.20% 0.88% 83.86% 1.33% 1.44% 1.4%

Sedgmoor 0.77% 87.97% 0.99% 84.85% 1.22% 1.63% 1.4%

South Somerset 0.65% 88.62% 0.25% 85.09% 0.72% 0.28% 0.7%

Forest of Dean 0.63% 89.26% 1.91% 87.00% 1.40% 4.32% 3.0%

Cardiff 0.52% 89.77% 0.00% 87.00% 0.33% 0.00% 0.0%

Swindon 0.43% 90.21% 0.65% 87.65% 0.41% 0.61% 0.5%

Table 3.3: 2008 and 2010 Survey Results and expected market Penetration

Source: Tables 3.1 and 3.2

2008 2010

Primary 

Catchment 

Area

Secondary 

Catchment 

Area



Table 3.4: Actual Sales Densities at The Mall (£ per sq m)

2008 2011 2016 2021 2026

Gross Retail (sq m) 77,000

Net (sq m) at 75% 57,750

Actual/Projected Sales density £8,762 £8,762 £9,484 £10,471 £11,561

2008 Sales density based on estiamted turnover of £506m

Efficiency changes assumed at 0% pa 2008 -2012, then 2% pa

Table 3.5 Comparison Floorspace Requirement based on 2008 Exit Survey

Expenditure

Floorspace  

Requirement 

(sq m net)

Floorspace  

Requirement 

(sq m gross)

2008 - 11 £0.54 61 82

2011- 16 £131.85 13,902 18,537

2016 - 21 £192.80 18,413 24,550

2021 -26 £252.01 21,798 29,065

TOTAL £577.21 54,175 72,233



Table 3.6 Comparison Floorspace Requirement based on 2010 Exit Survey

Increase in 

Expenditure 

(£/m)

Floorspace  

Requirement (sq 

m net)

Floorspace  

Requirement 

(sq m gross)

2010 - 11 £3.05 348 464

2011 - 16 £134.89 14,223 18,964

2016 - 21 £198.50 18,956 25,275

2021 - 26 £260.23 22,509 30,012

TOTAL £596.66 56,036 74,714



Table 3.7: Increase in Comparison Expenditure based on Primary Catchment Area

Local Authority Annual Spend

% Cribbs 

Trade

% 

cumulative

Cribbs Trade 

£/m

Available 

Expendiure  

Per Person 

(2009 Prices)

Available 

Expendiure Per 

Person (2009 

Prices) SFT 

Removed Population (2010)

Available 

Expenditure

Market 

Penetration Population

Available 

Expenditure 

Per Person

Available 

Expenditure 

£m

Increase in 

Available 

Expenditure 

to The Mall Population

Available 

Expenditure

Available 

Expenditure 

£m

Increase in 

Available 

Expenditure 

to The Mall Population

Available 

Expenditure

Available 

Expenditure 

£m

Increase in 

Available 

Expenditure 

to The Mall Population

Available 

Expenditure

Available 

Expenditure 

£m

Increase in 

Available 

Expenditure 

to The Mall

South Gloucestershire £509,214 32.62% 32.62% £165.04 2987 2762.975 265127 732.54 22.53% 267974 2,746 £735.99 £0.78 282078 3,346 £943.90 £46.84 297094 4,219 £1,253.53 £69.76 312409 5,320 £1,662.15 £92.06

Bristol City Council £385,439 24.69% 57.31% £124.93 2782 2573.35 441266 1,135.53 11.00% 449351 2,558 £1,149.44 £1.53 485715 3,117 £1,513.77 £40.08 517458 3,930 £2,033.47 £57.17 546751 4,955 £2,709.30 £74.35

North Somerset £238,194 15.26% 72.56% £77.20 3066 2836.05 212361 602.27 12.82% 215800 2,819 £608.37 £0.78 232441 3,435 £798.38 £24.36 250035 4,331 £1,082.87 £36.47 267154 5,461 £1,458.96 £48.21

Stroud Council £64,631 4.14% 76.70% £20.95 3049 2820.325 111513 314.50 6.66% 111911 2,803 £313.74 -£0.05 114526 3,416 £391.19 £5.16 118142 4,307 £508.82 £7.84 121986 5,431 £662.49 £10.23

Monmouthshire £38,122 2.44% 79.14% £12.36 2768 2560.4 88296 226.07 5.47% 88629 2,545 £225.57 -£0.03 90177 3,101 £279.63 £2.95 91687 3,910 £358.49 £4.31 92941 4,930 £458.23 £5.45

Total £400.47 £3,033.10 £3.01 £3,926.87 £119.39 £5,237.18 £175.55 £6,951.12 £230.31

Increase in 

Expenditure 

(£/m)

Floorspace  

Requirement (sq 

m net)

Floorspace  

Requirement 

(sq m gross)

2010 - 11 £3.01 344 458

2011 - 16 £119.39 12,589 16,785

2016 - 21 £175.55 16,765 22,353

2021 - 26 £230.31 19,921 26,561

TOTAL £528.26 49,618 66,157

2011 2016 2021 2026



Table 3.8: Increase in Comparison Expenditure based on Primary and Secondary Catchment Area

Local Authority Annual Spend

% Cribbs 

Trade

% 

cumulative

Cribbs Trade 

£/m

Available 

Expendiure  Per 

Person (2009 

Prices)

Available 

Expendiure Per 

Person (2009 

Prices) SFT 

Removed Population (2010)

Available 

Expenditure

Market 

Penetration Population

Available 

Expenditure 

Per Person

Available 

Expenditure 

£m

Increase in 

Available 

Expenditure 

to The Mall Population

Available 

Expenditure

Available 

Expenditure 

£m

Increase in 

Available 

Expenditure 

to The Mall Population

Available 

Expenditure

Available 

Expenditure 

£m

Increase in 

Available 

Expenditure 

to The Mall Population

Available 

Expenditure

Available 

Expenditure 

£m

Increase in 

Available 

Expenditure 

to The Mall

South Gloucestershire £509,214 32.62% 32.62% £165.04 2,987 2,763 265,127 £732.54 22.53% 267,974 2,746 £735.99 £0.78 282,078 3,346 £943.90 £46.84 297,094 4,219 £1,253.53 £69.76 312,409 5,320 £1,662.15 £92.06

Bristol City Council £385,439 24.69% 57.31% £124.93 2,782 2,573 441,266 £1,135.53 11.00% 449,351 2,558 £1,149.44 £1.53 485,715 3,117 £1,513.77 £40.08 517,458 3,930 £2,033.47 £57.17 546,751 4,955 £2,709.30 £74.35

North Somerset £238,194 15.26% 72.56% £77.20 3,066 2,836 212,361 £602.27 12.82% 215,800 2,819 £608.37 £0.78 232,441 3,435 £798.38 £24.36 250,035 4,331 £1,082.87 £36.47 267,154 5,461 £1,458.96 £48.21

Stroud Council £64,631 4.14% 76.70% £20.95 3,049 2,820 111,513 £314.50 6.66% 111,911 2,803 £313.74 -£0.05 114,526 3,416 £391.19 £5.16 118,142 4,307 £508.82 £7.84 121,986 5,431 £662.49 £10.23

Monmouthshire £38,122 2.44% 79.14% £12.36 2,768 2,560 88,296 £226.07 5.47% 88,629 2,545 £225.57 -£0.03 90,177 3,101 £279.63 £2.95 91,687 3,910 £358.49 £4.31 92,941 4,930 £458.23 £5.45

Wiltshire Council £37,437 2.40% 81.54% £12.13 2,999 2,774 458,936 £1,273.12 0.95% 461,709 2,758 £1,273.17 £0.00 476,382 3,360 £1,600.49 £3.12 493,394 4,236 £2,090.14 £4.67 510,806 5,342 £2,728.62 £6.09

Forest of Dean £29,754 1.91% 83.45% £9.64 2,896 2,679 83,266 £223.05 4.32% 83,659 2,663 £222.77 -£0.01 85,671 3,244 £277.94 £2.39 87,857 4,091 £359.40 £3.52 90,354 5,158 £466.08 £4.61

Bath & North East Somerset £22,458 1.44% 84.89% £7.28 2,973 2,750 179,296 £493.07 1.48% 180,678 2,734 £493.90 £0.01 186,236 3,331 £620.27 £1.87 191,693 4,200 £805.02 £2.73 198,637 5,295 £1,051.88 £3.64

Sedgmoor £15,398 0.99% 85.87% £4.99 2,935 2,715 113,000 £306.78 1.63% 113,798 2,699 £307.10 £0.01 118,345 3,288 £389.12 £1.33 123,613 4,146 £512.48 £2.01 128,744 5,228 £673.05 £2.61

Gloucester Council £13,710 0.88% 86.75% £4.44 2,819 2,608 118,400 £308.74 1.44% 119,389 2,592 £309.46 £0.01 124,562 3,158 £393.37 £1.21 129,648 3,982 £516.26 £1.77 134,426 5,021 £674.98 £2.28

South Somerset £3,858 0.25% 89.13% £1.25 2,978 2,755 159,735 £440.01 0.28% 160,832 2,738 £440.39 £0.00 166,583 3,336 £555.75 £0.33 172,751 4,207 £726.69 £0.49 178,893 5,304 £948.92 £0.63

Swindon £10,194 0.65% 88.24% £3.30 2,901 2,683 201,523 £540.77 0.61% 204,204 2,667 £544.70 £0.02 218,025 3,250 £708.56 £1.00 231,420 4,098 £948.32 £1.46 243,712 5,167 £1,259.32 £1.90

Total £443.52 £6,624.60 £3.05 £8,472.37 £130.64 £11,195.49 £192.19 £14,753.95 £252.08

Increase in 

Expenditure 

(£/m)

Floorspace  

Requirement (sq 

m net)

Floorspace  

Requirement 

(sq m gross)

2010 - 11 £3.05 348 464

2011 - 16 £130.64 13,774 18,366

2016 - 21 £192.19 18,354 24,472

2021 - 26 £252.08 21,804 29,072

TOTAL £577.95 54,280 72,374

20262010 2011 2016 2021



Table 3.9; Increase in Comparison Expenditure with adjustments for Major Retail Proposals in PCA and SCA

Local Authority

% Cribbs 

Market 

Penetration 

2010

% Cribbs 

Market 

Penetration 

2011

% Cribbs 

Market 

Penetration 

2016

% Cribbs 

Market 

Penetration 

2021

% Cribbs Market 

Penetration 2026

Increase in 

Available 

Expenditure to 

The Mall 2010 -

11 (£m)

Increase in 

Available 

Expenditure to 

The Mall 2011 -16

Increase in 

Available 

Expenditure to 

The Mall 2016 - 

21

Increase in 

Available 

Expenditure to 

The Mall 2021 - 

26

South Gloucestershire 22.5% 22.5% 22.5% 22.5% 22.5% £0.55 £46.78 £69.67 £91.94

Bristol City Council 11.0% 10.0% 10.0% 10.0% 10.0% -£9.98 £36.43 £51.97 £67.58

North Somerset 12.8% 12.0% 12.0% 12.0% 12.0% -£4.20 £22.80 £34.14 £45.13

Stroud Council 6.7% 6.7% 6.7% 6.7% 6.7% £0.07 £5.19 £7.88 £10.30

Monmouthshire 5.5% 5.5% 5.4% 5.4% 5.4% £0.05 £2.69 £4.26 £5.39

Wiltshire Council 1.0% 0.8% 0.8% 0.8% 0.8% -£1.95 £2.62 £3.92 £5.11

Forest of Dean 4.3% 3.0% 3.0% 3.0% 3.0% -£2.96 £1.66 £2.44 £3.20

Bath & North East Somerset 1.5% 1.4% 1.4% 1.4% 1.4% -£0.36 £1.77 £2.59 £3.46

Sedgmoor 1.6% 1.4% 1.4% 1.4% 1.4% -£0.69 £1.15 £1.73 £2.25

Gloucester Council 1.4% 1.4% 1.3% 1.3% 1.3% -£0.11 £0.78 £1.60 £2.06

South Somerset 0.3% 0.7% 0.6% 0.6% 0.6% £1.83 £0.25 £1.03 £1.33

Swindon 0.6% 0.5% 0.4% 0.4% 0.4% -£0.58 £0.11 £0.96 £1.24

Total £0.66 -£18.32 £122.23 £182.17 £238.99

Increase in 

Expenditure 

(£/m)

Floorspace  

Requirement (sq 

m net)

Floorspace  

Requirement 

(sq m gross)

2010 - 11 -£18.32 -2,091 -2,788

2011 - 16 £122.23 12,888 17,184

2010 -2016 £103.91 10,797 14,396

2016 - 21 £182.17 17,397 23,196

2021 - 26 £238.99 20,672 27,562

TOTAL 2010 - 26 £525.07 48,866 65,154




